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Council Chambers, City Hall, 1 Carden Street 

DATE July 8, 7:00 p.m.  
 

Please turn off or place on non-audible all cell phones, PDAs, Blackberrys and 
pagers during the meeting. 

 
O Canada 
Silent Prayer 

Disclosure of Pecuniary Interest and General Nature Thereof 
 

PUBLIC MEETING TO HEAR APPLICATIONS UNDER  
SECTIONS 17, 34 AND 51 OF THE PLANNING ACT 

 
Application Staff 

Presentation 

Applicant or 

Designate 

Delegations 
(maximum of 10 

minutes) 

Staff 
Summary 

5 Arthur Street 
South - Proposed 
Official Plan and 

Zoning By-law 
Amendments (File 

OP1302/ZC1305) - 
Ward 1 

• Katie 
Nasswetter, 

Senior 

Development 

Planner 

• Lee Piccoli 
• Joe Lobko & 
Megan Torza 

• Dan Leeming 

• Maria Pezzano, 
the Ward 

Residents’ 

Association 

• Marty Williams, 

Downtown 

Guelph Business 

Association 

Correspondence: 

• Allan Dyer & 
Linda Reith 

 

 
SPECIAL RESOLUTIONS 
 

BY-LAWS 
Resolution – Adoption of By-laws (Councillor Hofland) 
 

MAYOR’S ANNOUNCEMENTS 
Please provide any announcements, to the Mayor in writing, by 12 noon on 

the day of the Council meeting. 

NOTICE OF MOTION 

ADJOURNMENT 
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TO   City Council 

 
SERVICE AREA Planning, Building, Engineering and Environment 

 
DATE   July 8, 2013 

 
SUBJECT 5 Arthur Street South - Proposed Official Plan and Zoning 

By-law Amendments (File OP1302/ZC1305)  

Ward 1 
 

REPORT NUMBER 13-35 
 
 

EXECUTIVE SUMMARY 

PURPOSE OF REPORT 
To provide planning information on applications for Official Plan and Zoning By-
law Amendments to permit a mixed use development at 5 Arthur Street South 
proposing 650–750 dwelling units and a range of commercial uses.  

 

KEY FINDINGS 
Key findings will be reported in future, following staff review of the application 
and receipt of comments from agencies and the public.  
 

FINANCIAL IMPLICATIONS 
Financial implications will be reported in the future Planning, Building, 

Engineering and Environment recommendation report to Council. 
  

ACTION REQUIRED 
Council will hear public delegations regarding the application, ask questions of 

clarification and identify planning issues. The report is to be received and no 
decisions are to be made at this time. 

 

RECOMMENDATION 
1. That Report 13-35 regarding Official Plan and Zoning By-law Amendment 

applications by 5 Arthur Street Developments, to permit a mixed use, 

commercial and high density residential development at 5 Arthur Street 
South from Planning, Building, Engineering and Environment dated July 8, 

2013, be received. 
 

BACKGROUND 
Applications for an Official Plan and a Zoning By-law Amendment have been 
received for the property municipally known as 5 Arthur Street South from 5 Arthur 

Street Developments, 2278560 Ontario Inc. The applications would permit the 
development of a mixed use high density residential development, with 650-750 
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dwelling units together with a range of potential commercial uses. The application 

was deemed complete on May 29, 2013.  
 

Location  
The subject site is 3.26 hectares in size and is located on the west side of Arthur 

Street South, between Macdonnell Street and Cross Street, and bounded by the 
Speed River to the west (See location map in Attachment 1). The site is vacant; 
most of the former buildings used for manufacturing have been removed with the 

exception of the oldest buildings close to the river on the northern half of the site. 
Adjacent uses include a variety of single detached dwellings to the east, a low-rise 

apartment building and single detached residential to the south, the Speed River to 
the West and the CN rail line to the North. The Guelph Junction rail line also runs 
through the northern half of the site.  

 
Official Plan  

At the time of application, the subject site was designated as ‘Core Greenlands’ and 
‘Special Policy Area/Floodplain’ in the City’s Official Plan. The Special Policy 
Area/Floodplain designation further specified the site as High Density Residential in 

the Schedule 8 Map of the Official Plan. The Special Policy Area illustrates a built-up 
portion of Guelph which is within the regulatory flood plain of the Speed and 

Eramosa Rivers. The Special Policy Area permits residential intensification within 
the flood plain provided that new buildings or structures meet certain design and 
floodproofing requirements. The policies of the “High Density Residential” land use 

designation and the Special Policy Area are included in Attachment 2. 
 

OPA#43, The Downtown Secondary Plan 
The site is also within the Downtown Secondary Plan (OPA #43) which has been 
appealed to the Ontario Municipal Board. However, on June 18, 2013, the Ontario 

Municipal Board ruled that the Downtown Secondary Plan is in force and in effect as 
of the date of Council adoption (May 28, 2012) with the exception of specific 

portions which have been identified as being under appeal.  The applications for 5 
Arthur Street South are affected by this decision. Some of the Official Plan 
amendments proposed by the applications are no longer necessary because they 

are supported by policies within the Downtown Secondary Plan which have now 
been determined to be in effect. Review of the application’s compliance with the 

policies within the Downtown Secondary Plan to affirm the necessary Official Plan 
amendments will form part of planning staff’s analysis of the application.  

 
Within the Downtown Secondary Plan, the northerly portion of the site is designated 
as Mixed Use 1 and the southerly portion of the site is designated as Residential 2, 

the mapping and policies associated with these designations are included in 
Attachment 2 of this report. In addition to these standard policies, the Downtown 

Secondary Plan also contains specific policies for the redevelopment of 5 Arthur 
Street which are also included in Attachment 2. All of these policies are in full force 
and effect will be the basis for the review of this application.  
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Zoning 
The majority of the subject site is zoned R.4B (H2), a high density apartment Zone 

with holding provisions, while the area immediately adjacent to the river on the 
easterly side of the site is zoned FL (Floodplain) and a small portion at the southerly 

end of the site is zoned P.2 (H2) Neighbourhood Park with the same holding 
conditions as the R.4B portion of the site. The R.4B Zone permits only apartment 
buildings with associated accessory uses and home occupations. The holding 

provisions are a series of conditions related to the development of the site in 
keeping with an earlier development proposal.  

 
A zoning map of the site together with the R.4B, P.2 and FL standard zoning 
regulations, as well as the (H2) holding conditions are included in Attachment 3.  

 

REPORT 
Proposed Development  
The applicant’s proposed development concept is shown in Attachment 4. The 

applicant is proposing a mixed use development that includes high density 
residential uses (a total of 650-750 dwelling units) with a range of commercial 
uses. The applicant proposes five buildings across the length of the site consisting 

of residential apartment units with parking underneath, both underground and at 
grade. The most northerly building, at Macdonnell Street and Arthur Street, and the 

most southerly building fronting on Cross Street are also proposed to have a retail 
commercial component. The applicants have currently proposed two options, that 
either all five buildings are 12 storeys in height or that the two end buildings are 14 

storeys high with the three interior buildings being 10 storeys high. Both of these 
options are expected to have the same range of residential units within.   

 
Along the Arthur Street frontage south of the Guelph Junction rail line, townhouse 
units are proposed up to four storeys high, with units fronting both onto Arthur 

Street South and onto an interior private road facing the three interior apartment 
buildings.  

 
The existing heritage buildings close to the river and south of the Guelph Junction 
rail line are proposed to be retained and redeveloped to permit a mix of uses 

together with an open plaza and surface parking from the east of the heritage 
building to Arthur Street South. Immediately along the river, a public walkway is 

proposed that would lead from Neeve Street to the retained heritage buildings.  
 
Description of Proposed Official Plan Amendment 

The applicant is requesting the following site specific amendments to Official Plan 
policies, as shown in Attachment 5:  

• Amend Policy 6.9.1.2 of the Official Plan to permit development to be set 
back a distance of 15 metres from the Speed River instead of the 30 metre 
requirement;  
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• Amend Policy 7.2.26 of the Official Plan to remove the limit on the gross 

leasable area for commercial uses of 300 m2 on the property, provided that 
individual commercial units south of the existing heritage building do not 

exceed a gross floor area of greater than 500 m2 each; and,  
• Amend Policy 7.2.41 and 7.2.43 of the Official Plan to permit a mixed use 

development in the form of Apartment Dwellings and other multiple unit 
residential buildings as well as commercial and other non-residential uses at 
an overall FSI of 2.0, exclusive of any bonusing provisions available to 

property under the Downtown Secondary Plan.  
• Amend Policy 7.12.16 of the Official Plan to specify that up to 5% of the 

Subject Lands are to be dedicated for parkland purposes. 
As noted, in light of the recent decision on OPA 43, the application will be reviewed 
and may be revised to reflect the in force Official Plan policies.  

 
Description of Proposed Zoning Bylaw Amendment 

The applicant is requesting to rezone the R.4B (H2) and P.2 (H2) portions of the 
subject property to a specialized R.4B Zone which would permit both the standard 
high density apartment buildings and a mix of other housing types and commercial 

uses on the site. This zone is proposed to be further divided into Area A, which 
includes the existing heritage buildings and the northerly apartment building and 

Area B, which includes all the lands south of the existing heritage buildings. The 
site specific zoning proposed is shown in Attachment 6 and includes the following 
key specialized provisions:  

• Additional permitted uses, including residential uses such as stacked and 
cluster townhouses and live/work units and a range of commercial, retail, 

service commercial and community uses (see Attachment 6 for the full list of 
uses proposed) 

• Density measured at a maximum of 2.0 FSI 

• Reduced Common Amenity Area and Minimum Landscaped Open Space 
Requirements 

• Maximum Building Floorplate Sizes 
• Reduced Minimum Building and Underground Parking Setbacks from streets 

and the river, together with additional building setbacks after the sixth storey 

• Building heights ranging 4-14 storeys, as shown in Attachment 6   
• Redefined regulations for distance between buildings 

• Reduced off-street parking requirements and additional bicycle parking 
requirements 

• Addition of a bonusing provision in accordance with the Downtown Secondary 
Plan and a severability provision which enables the site to continued to be 
zoned as whole if it is severed in the future.  

 
Supporting Documents 
The following information was submitted in support of the application:  

• Planning Rationale Report, prepared by The Planning Partnership, dated 
May 17, 2013.  

• Urban Design Master Plan, prepared by DTAH, dated April 15, 2013.   
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• Functional Service Report, prepared by Braun Consulting Engineers Ltd, 
dated April 12, 2013. 

• Transportation Impact Study, prepared by Paradigm Traffic Solutions 
Limited, dated May, 2013. 

• Scoped Environmental Impact Study, prepared by Stantec Consulting 
Ltd., dated April 2013. 

• Updated Railway Safety Review, prepared by McCormick Rankin, dated 
April 12, 2013. 

• Guelph Junction Railway/Arthur Street South Safety Crossing 
Assessment, prepared by McCormick Rankin, April 12, 2013. 

• Environmental Noise Feasibility Assessment, prepared by Novus 
Environmental Inc, dated April 12, 2013. 

• Railway Vibration Analysis, prepared by Novus Environmental Inc, dated 
April 12, 2013. 

• Stage 1 Archeological Background Study, prepared by AMEC Earth & 
Environmental, dated September 28, 2011.  

• Heritage Impact Study, prepared by ERA Architects Inc., dated May 24, 
2013.  

• Geotechnical Review, prepared by LVM, dated May 6, 2011.  
 

Staff Review 
The review of these applications will address the following issues: 

• Evaluation of the proposal’s conformity to the Provincial Policy Statement; 

• Evaluation of the proposal’s conformity with Provincial Places to Grow Act 
• Evaluation of the proposal’s conformity with the Official Plan, including the 

Downtown Secondary Plan (OPA #43) and the applicant’s proposed 
amendments to the Official Plan, along with any revisions to the application 
in light of the June 2013 OMB decision on OPA #43; 

• Review of the proposed zoning, including all specialized regulations 
requested 

• Review of all technical studies submitted 
• Review of the proposed site design and building elevations;  
• Review of how the development would be phased and constructed; 

• Review of appropriate parkland dedication requirements 
• Compatibility with surrounding lands; and 

• Community Energy Initiative considerations. 
 
Once the application is reviewed and all issues are addressed, a report from 

Planning, Building, Engineering and Environment with a recommendation will be 
considered at a future meeting of Council. 
 

CORPORATE STRATEGIC PLAN 
Strategic Direction 3.1: Ensure a well designed, safe, inclusive, appealing and 

sustainable City. 
 

FINANCIAL IMPLICATIONS 
Financial implications will be reported in the future staff recommendation report to 
Council. 
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COMMUNICATIONS 
A notice was mailed to agencies and property owners within 120 metres on June 3, 

2013 and included in the June 6th, 2013 edition of the Guelph Tribune. Any public 
comments received will be provided to Council at this meeting and be responded to 
in the future report recommending a decision on the applications.  
 

ATTACHMENTS 
Attachment 1 – Location Map 

Attachment 2 – Existing Official Plan Designations, Related Official Plan and 
OPA#43, Downtown Secondary Plan Policies 

Attachment 3 – Existing Zoning Map and Regulations 
Attachment 4 – Site Concept 

Attachment 5 – Proposed Official Plan Amendment 
Attachment 6 – Proposed Zoning By-law Amendment 
 
 
 
 

Report Author  Approved By 
Katie Nasswetter Sylvia Kirkwood 
Senior Development Planner Manager of Development Planning 
 
 
 
Original Signed by: Original Signed by: 
______________________ ________________________ 
Approved By Recommended By 
Todd Salter Janet L. Laird, Ph.D.  
General Manager Executive Director 
Planning Services Planning, Building, Engineering 
519-822-1260, ext 2395 and Environment 
todd.salter@guelph.ca 519-822-1260, ext 2237 
 janet.laird@guelph.ca 
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Attachment 1  

Location Map 
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Attachment 2: Existing Official Plan  

Designations  
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Attachment 2: Existing Official Plan Designations continued  

Land Use within the Special Policy Area Flood Plain 
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Attachment 2 (continued): Existing Official Plan  

Related Policies 

Special Policy Area (S.P.A.) Flood Plain 

The "Provincial Policy Statement" generally prohibits development or redevelopment within the 
regulatory flood plain due to inherent dangers, such as loss of life, property damage and social 
disruption, should flooding occur. The “Policy Statement” does however, recognize there are 
special circumstances in historic communities where the general prohibition of new 
development/redevelopment is so onerous that it would degrade the community's vitality. 
Therefore, the “Provincial Policy” also makes provision for the designation of lands within the 
flood plain as a ‘Special Policy Area.’ 

The ‘Special Policy Area Flood Plain’ area as generally designated on Schedule 1 and in more 
defined fashion denoted on Schedule 8 of this Plan illustrates a currently built-up portion of 
Guelph which is within the regulatory flood plain of the Speed and Eramosa Rivers. 
Development, redevelopment and rehabilitation of buildings and structures in this area is 
considered vital to the continued economic and social viability of the City. In addition, major 
relocation or complete acquisition by public authorities is not feasible. Strict enforcement of the 
“Provincial Policy Statement’s” One Zone and Two Zone Flood Plain concepts in these areas 
would lead to the physical deterioration of the infrastructure and unnecessary hardship to the 
City.  

7.14.4 Within the ‘Special Policy Area (S.P.A.) Flood Plain’, as generally designated on 
Schedule 1 and in more detailed fashion on Schedule 8 of this Plan, the City, the Grand River 
Conservation Authority and the Province of Ontario have agreed to accept a higher flood risk 
than would normally be acceptable. This higher flood risk permits the development of a limited 
amount of new buildings and structures on these lands in accordance with the following: 

1. The permitted uses within the ‘S.P.A. Flood Plain’ are established by the land use 
designations shown on Schedule 8. In addition, policy 7.14.1 is applicable within the 
‘S.P.A. Flood Plain’. 

2. Development/redevelopment is not permitted within the floodway. 

3. Hotels and motels may be permitted in the applicable Schedule 8 land use 
designations of this Plan if the use can be floodproofed to the regulatory flood level and 
safe access can be provided. 

4. Within the ‘S.P.A. Flood Plain’ land use designation, service stations, gas bars and 
other uses involving the manufacture, disposal, consumption or storage of chemical, 
flammable, explosive, toxic, corrosive or other dangerous materials shall not be 
permitted. 

5. Within the ‘S.P.A. Flood Plain’ land use designation, parking facilities shall be 
designed to the satisfaction of the City and the Grand River Conservation Authority so as 
to minimize flood damage and potential flood flow interference. 
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Attachment 2 (continued): Existing Official Plan  

Related Policies 

6. The City's implementing Zoning By-law will outline specific use and building 
regulations for lands within the ‘S.P.A. Flood Plain’ land use designation. 

7.14.5 Floodproofing shall be required for all forms of building activity within the ‘S.P.A. Flood 
Plain’ land use designation to the satisfaction of the City and the Grand River Conservation 
Authority. The following sub-policies will give guidance to the floodproofing requirements: 

1. Any new building or structure shall be designed such that its structural integrity is 
maintained during a regulatory flood. In spite of the lower minimum levels specified by 
the policies of this subsection, every attempt should be made to floodproof buildings and 
structures to the regulatory flood level. 

2. The various forms of floodproofing, as outlined in the "Implementation Guidelines of 
the Provincial Policy Statement on Flood Plain Planning" (October, 1988) may be used 
to achieve the necessary floodproofing requirements of this Plan. 

3. The replacement of a building or structure on the footprint of a previous structure 
which has been destroyed or demolished by fire or natural causes will be permitted, 
provided the building or structure is not located within the floodway. 

 
'High Density Residential' Land Use Designation 
 
7.2.41  The predominant use of land within areas designated as 'High Density Residential' on 

Schedule 1 shall be for multiple unit residential buildings, generally in the form of 
apartments. 

 
7.2.42  The 'High Density Residential designation has been outlined on Schedule 1 in instances 

where there is a clear planning intent to provide for the following: 
 

a)  High density housing forms in new growth areas to assist in providing opportunities 
for affordable housing; 

b)  Greater housing densities that are supportive of transit usage adjacent to major 
roads forming the existing and future transit network; 

c)  A variety of housing types and forms to be situated throughout all areas of the 
community; and 

d)  Supportive of urban form objectives and policies to establishing or maintaining 
mixed-use nodes. 

 
7.2.43  The net density of development shall not occur at less than 100 units per hectare (40 

units/acre) and shall not exceed 150 units per hectare (61 units/acre), except as 
provided for in policy 7.2.10. 

 
7.2.44  High density residential development proposals shall comply with the development 

criteria established for multiple unit residential buildings as outlined in policies 7.2.7 and 
7.2.45 and shall be regulated by the Zoning By-law. 
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Attachment 2 (continued): Existing Official Plan  

Related Policies 
 
7.2.45  The establishment of a new high density residential use, not within a 'High Density 

Residential' designation on Schedule 1, will require an amendment to this Plan. When 
considering such amendments to this Plan, the criteria of policy 7.2.7 will be considered, 
as well as the following: 

 
a)  That the proposal is located in proximity to major employment, commercial and 

institutional activities; and  
b) That the proposal is located on an arterial or collector road. 

Core Greenlands 
7.13.1  The ‘Core Greenlands’ land use designation recognizes areas of the Greenlands System 

which have greater sensitivity or significance. The following natural heritage feature 
areas have been included in the ‘Core Greenlands’ designation of Schedule 1: 
provincially significant wetlands, the significant portion of habitat of threatened and 
endangered species, and the significant areas of natural and scientific interest (ANSI). 
Natural hazard lands including steep slopes, erosion hazard lands and unstable soils 
may also be associated with the ‘Core Greenlands’ areas. In addition, the floodways of 
rivers, streams and creeks are found within the ‘Core Greenlands’ designation. 

 
1. Policies relating to natural heritage features are contained in Section 6 of this Plan. 

 
2. Policies relating to natural hazard lands are contained in Section 5 of this Plan. 

 
7.13.2  The natural heritage features contained within the ‘Core Greenlands’ designation are to 

be protected for the ecological value and function.Development is not permitted within 
this designation. Uses that are permitted include conservation activities, open space and 
passive recreational pursuits that do not negatively impact on the natural heritage 
features or their associated ecological functions. 

 
7.13.3  The natural heritage features contained within the ‘Core Greenlands’ designation are 

outlined on Schedule 2 of this Plan. Where a development proposal is made on adjacent 
lands to these natural heritage features, the proponent is responsible for completing an 
environmental impact study in accordance with the provisions of subsection 6.3 of this 
Plan. Where appropriate and reasonable, consideration will be given to measures to 
provide for the enhancement of natural heritage features within the ‘Core Greenlands’ 
designation as part of such an environmental impact study. 

 
7.13.4  In implementing the Greenlands System provisions of this Plan, ‘Core Greenland’ areas 

shall be placed in a restrictive land use category of the implementing Zoning By-law, 
which prohibits development except as may be necessary for the on-going management 
or maintenance of the natural environment. 
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Attachment 2 (continued): OPA #43,  

Downtown Secondary Plan, Mixed Use 1 Areas  
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Attachment 2 (continued): OPA #43,  

Downtown Secondary Plan, Mixed Use 1 Areas  
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Attachment 2 (continued): OPA #43,  

Downtown Secondary Plan, Mixed Use 1 Areas  
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Attachment 2 (continued): OPA #43,  

Downtown Secondary Plan, Residential 2 Areas  

 

  



STAFF 

REPORT 

 PAGE 17 

 

Attachment 2 (continued): OPA #43,  

Downtown Secondary Plan, Site Specific Policies  
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Attachment 2 (continued): OPA #43,  

Downtown Secondary Plan, Site Specific Policies  
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 Attachment 2 (continued): OPA #43,  

Downtown Secondary Plan, Site Specific Policies   
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Attachment 2 (continued): OPA #43,  

Downtown Secondary Plan, Site Specific Policies   
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Attachment 2 (continued): OPA #43,  

Downtown Secondary Plan, Land Use Designations 
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Attachment 3 

Existing Zoning Map 
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ATTACHMENT 3(continued) 

Existing Zoning Regulations – R.4B 
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ATTACHMENT 3(continued) 

Existing Zoning Regulations – R.4B 
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ATTACHMENT 3(continued) 

Existing Zoning Regulations – R.4B 
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ATTACHMENT 3(continued) 

Existing Zoning Regulations – R.4B 
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ATTACHMENT 3(continued) 

Existing Zoning Regulations – P.2 

Permitted Uses:  
9.1.2  Neighbourhood Park (P.2) Zone 

Conservation Area 
Informal Play Area 
Municipal Parkland or recreation area 
Outdoor skating rink 
Outdoor Sportsfield Facilities 
Picnic areas (consisting of a maximum of 4 tables) 
Play Equipment 
Public washroom 
Recreation Trail 
Wading pool and/or water spray area 
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ATTACHMENT 3(continued) 

Existing Zoning Regulations – FL Excerpts 
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ATTACHMENT 3(continued) 

Existing Zoning Regulations – FL Excerpts 
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ATTACHMENT 3(continued) 

Existing Zoning Regulations – FL Excerpts 
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ATTACHMENT 3(continued) 

Existing Zoning Regulations – FL Excerpts 
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ATTACHMENT 3(continued) 

Existing Zoning Regulations – (H2) Conditions 

  



STAFF 

REPORT 

 PAGE 33 

 

ATTACHMENT 3(continued) 

Existing Zoning Regulations – (H2) Conditions 
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ATTACHMENT 3(continued) 

Existing Zoning Regulations – (H2) Conditions 
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ATTACHMENT 3(continued) 

Existing Zoning Regulations – (H2) Conditions 
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ATTACHMENT 3(continued) 

Existing Zoning Regulations – (H2) Conditions  
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Attachment 4 

Site Concept  
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Attachment 4 continued 

Site Concept – 3D Views   

 
 

Option A: 12 Storeys 

Option B: 14 Storeys on the ends and 10 Storeys in the middle 
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Attachment 5 

Proposed Official Plan Amendment 
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Attachment 6 

Proposed Zoning By-law Amendment 
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Attachment 6 continued 

Proposed Zoning By-law Amendment  
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Attachment 6 continued 

Proposed Zoning By-law Amendment 
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Attachment 6 continued 

Proposed Zoning By-law Amendment 
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Attachment 6 continued 

Proposed Zoning By-law Amendment 
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Attachment 6 continued 

Proposed Zoning By-law Amendment 
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Attachment 6 continued 

Proposed Zoning By-law Amendment 
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Attachment 6 continued 

Proposed Zoning By-law Amendment 
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5 Arthur Street Master Plan

July 8, 2013 2

Downtown Secondary Plan 

• Provides key principles and guidelines for 
development on the 5 Arthur Street site 

• Highlight’s St. Patrick’s Ward unique, diverse and 
eclectic qualities and its mixed-use character.  

• Development of formerly industrial lands within 
the Ward are seen to both support the growth 
objectives of the Downtown and enhance the 
Ward as a neighbourhood.  

   

Guelph Downtown Secondary Plan (2012):   
minimum and maximum building height diagram 

 
84 of 232
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Vision: 5 Arthur Street 

Celebrate the Site’s Rich History

Create a Vibrant New Community

Reconnect with the River

Make it Easy to Move Around

Embody Guelph’s Green Ambitions

Build Beautifully

Guelph Tribune
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Master Plan Strategies
 
1.  Public Realm Framework 

2.  Views through and around the Site

3.  Adjacent Streets

4.  Internal Street and Pedestrian Connectivity 

5.  Built Form Framework

6.  Character

7.  Frontages

8.  Parking / Loading 

9.  Heritage Conservation and Interpretation

10.  Sustainability
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Strategy 1:  Public Realm Framework
Open Spaces  

from Secondary Plan:

• Urban Design Master Plan to consider 
the arrangements of parks, open spaces, 
trails and publically accessible routes.

• Establish a fine-grained network of 
publicly accessible open spaces.

• Residential buildings should support 
the animation of surrounding streets 
and publicly-accessible open space by, 
for example, providing grade-related 
relationships where feasible. 

Park/Open Space diagrams: Secondary Plan 
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Strategy 1:  Public Realm Framework
Pedestrian Bridges

from Secondary Plan: 

• Plan should create connections to the 
surrounding trails and open space system 
including anticipating a future pedestrian 
bridge adjacent to the Guelph Junction 
Railway bridge and another bridge 
across the river, generally aligned with 
the crossing of Wellington Street and 
connected to Arthur Street. 
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5 Arthur Street Master Plan
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Strategy 2:  Public Views 

from Secondary Plan:

• Provide views through the site toward 
the river corridor and maintain key 
public views, including the view south 
along Arthur Street toward the Mill Lofts 
building. 

• Take advantage of other desirable views, 
for example, views of the CN train bridge.  
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Strategy 3:  Adjacent Streets
Arthur Street

the future Arthur Street should provide: 

• a pedestrian-friendly edge to the 5 Arthur 
Street site, reflecting the change of the 
site’s use from industrial to mixed-use

• sidewalks and planted boulevards on both 
sides of the street 

• limited on-street parking on the west side 
where appropriate
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Strategy 3:  Adjacent Streets
Cross Street / Neeve Street

the future Cross Street should provide: 

• a pedestrian-friendly edge to the 5 Arthur 
Street site, reflecting the change of the 
site’s use from industrial to mixed-use

• sidewalks and planted boulevards on both 
sides of the street
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Strategy 4:  Internal Street and Pedestrian 
Connectivity Streets, Mews, Rail Trail

from Secondary Plan:

• Establish a fine-grained network 
of publicly accessible open spaces 
and routes through the site, provide 
connections to the river, and allow for 
efficient pedestrian, bicycle and vehicular 
circulation.  

• Secondary Plan states that a minimum 
of two publicly accessible east-west 
connections will be provided between 
Arthur Street and the River, not including 
the Guelph Junction Railway.
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Strategy 4:  Internal Street and Pedestrian Connectivity          
Grading / Bedrock / Groundwater / Environmental

• Surface elevations (red) slope to the south by approximately 3.0m. along the 
length of the property

• Bedrock elevations (brown) shallowest at north end, drops with grade to the south

• Recommended minimum floor slab elevations (blue) located above groundwater

• Environmental constraints south of heritage building (green dashed line)
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Strategy 4:  Internal Street and Pedestrian Connectivity         
Flooding Restrictions / Requirements
 

• “Safe access” to be provided to all buildings on site.  Defined as: “unobstructed 
direct, or elevated access for pedestrians or vehicles”

• Safe access elevation approximately 314.30m 

• Lower portion of site currently below safe access elevation - connection needs to 
be provided at the safe access elevation to access these buildings

• Residential occupancy must be located at 315.10m or above
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Strategy 5:  Built Form Framework  

from Secondary Plan:

• buildings should be massed and spaced 
to avoid a wall effect along the river and 
to maintain sky views 

• buildings should vary in character, 
provide appropriate building breaks 
and articulation,  step down to be 
compatible with existing nearby buildings 
and provide transition to the existing 
neighbourhood 

• buildings should minimize shadow 
impacts on neighbouring properties  

• floor plate restrictions including scale and 
proportion controls above 6 storeys as 
well as facing distance minimums for all 
new buildings

• ground floor height minimum of 4.5m to 
accommodate a variety of uses over time.  
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Strategy 6:  Character
Architectural Character 
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Strategy 7:  Frontages  

from Secondary Plan:

• Residential buildings should support the 
animation of surrounding streets and 
publicly-accessible open space.

A
rt

h
u
r 

S
tr

e
e
t 

S
.

Cross Street

Macdonell Street

N
e
e
v
e
 S

tre
e
t

Active Frontages

Residential Frontages



5 Arthur Street Master Plan

July 8, 2013 16

Strategy 8:  Parking / Loading  
 

from Secondary Plan:

• Above-grade parking should be 
screened or concealed within the 
residential development. 

• Surface parking should be limited and 
strategically located to minimize its 
visual impact. 

• Waste, recycling and loading areas should 
also be internal to the site.  
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Strategy 9:  Heritage Conservation and 
Interpretation

from Secondary Plan:

• Reflect and respect the historic context 
of the neighbourhood. 

• Conserve the historic stone building and 
other heritage resources on the site. 

• Interpret and respond to the previous 
industrial uses, for example, through 
public art or other interpretive elements. 
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Strategy 10:  Sustainability 
Concepts to consider at 5 Arthur

Social/Cultural: Enhance Guelph’s River-
front Character 

• Provide a diversity of uses, new 
destinations and public spaces with direct 
access to the Speed River

Economic: Intensification 
• Provide a range of housing and mixed-

use options that support a diverse mix of 
year round uses and local retail   

Environmental: Green building and    
environmentally sustainable design

• Improve water quality through sustainable 
drainage and storm-water management 
strategies 

• Consider greening and opportunities for 
increased plantings at grade as well as on 
rooftops throughout development 
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Demonstration Plan 
Site Plan  
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Demonstration Plan
Ground Floor Plan 
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Demonstration Plan
Lower Parking Level Plan 
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Demonstration Plan
Overview - Option B: 10 storeys in centre, 14 storeys at ends

Wood Co. #2

Tri-Car 
Phase 2

Go Station
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Demonstration Plan
Overview - Option B: 10-storeys in centre, 14 storeys at ends

Wood Co. #2

Tri-Car 
Phase 2
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Demonstration Plan
View from Arthur Street - Option B: 10 / 14 storeys
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Demonstration Plan
View from Arthur Street - Option B: 10 / 14 storeys
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Demonstration Plan
View from new Internal Street looking South - Option B: 10 / 14 storeys
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Demonstration Plan
View of River Walk - Option B: 10 / 14 storeys
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Demonstration Plan
View along River Walk looking North - Option B: 10 / 14 storeys
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Demonstration Plan:  Phasing Strategy 
Phase 1
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Demonstration Plan:  Phasing Strategy 
Phase 2
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Demonstration Plan:  Phasing Strategy 
Phase 3
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Demonstration Plan:  Phasing Strategy 
Phase 4
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Demonstration Plan:  Phasing Strategy 
Phase 5
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Demonstration Plan 
Statistics  

Option B: 10 /14 storeys  

Phase 1: 120-130 units / 150-163 parking 
Phase 2: 115-130 units / 144-163 parking 
Phase 3: 115-130 units / 144-163 parking 
Phase 4: 145-165 units / 181-206 parking 
Phase 4 Retail: 23,500 SF / 71 parking 
Phase 5: 165-185 units / 206-231 parking
Phase 5 Retail: 8,514 SF / 26 parking
TOTAL  660-740 units / 922-1023 parking 

FSI = 2.0
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From: Allan Dyer  

Sent: June 17, 2013 10:09 AM 
To: Mayors Office; Jim Furfaro; Bob Bell; Ian Findlay 

Cc: lreith 
Subject: FW: 5 Arthur Street South (File:OP1302/ZC1305) 

 

Mayor Karen Farbridge,  Councillor Jim J. Furfaro, Councillor Bob Bell,  Councillor Ian 
Findlay   

I have reviewed the proposal for the above site and am in agreement with the overall 
proposal.    

I have some concerns with the following areas: 

•         One of the Zoning By-Law amendments focuses on reduced parking requirements.  I 
do not agree with any reduction in parking.  Insufficient parking for visitor parking is the 
norm with these large developments.  They generally provide parking for their tenants 
(i.e. chargeable parking) and limited parking to visitors and guests. I regularly visit a 
friend in an apartment on Neeve St. and have to park on the Cross Street.  With 700 units 
in the new development, that will mean a lot of people will be like me and it will put a lot 
of pressure on the surrounding area streets.  With 2 events centres in the area, the 
pressure for parking during these times will be very high. 

• How many parking places are being provide for visitor parking? 
• How is this number calculated? 
• Will overnight parking for visitors be provided? 

•         With the development, traffic will increase at the Macdonell St., Elizabeth St.  and 
Arthur St. N. corner and the Macdonell St. and Wellington St corner.  The current level 
of traffic leads to frustration during the rush hours.  This frustration is reflected in 
increased horn usage, loud motors sounds,  loud music, tire noise and poor driving 
habits.  Although the study indicates that the intersection will physically handle the 
traffic, the frustration and noise levels are not addressed.  It is clear that traffic noise will 
increase with the increased traffic.  We live on  the Macdonell St., Elizabeth St.  and 
Arthur St. N. corner and this is a major concern to our enjoyment of the area.  This is an 
greater concern in the summer when we spend more time outside. 
 
The River House development and the proposed development on the Marsh Tire site will 
also increase traffic pressure on the area.  These developments were not included in the 
study.  A wider study of traffic flow is important to the area. 

• What work has been done with the proposed development to move 
traffic flow away from these busy intersections? 

o To reduce traffic on the two busy intersections, the city should 
install “No Left Turn” signs (during morning and evening rush 
hour) on Arthur St. S. at Elizabeth St. corner.   

mailto:lreith@on.aibn.com
http://guelph.ca/person/mayor-karen-farbridge/
http://guelph.ca/person/councillor-jim-j-furfaro/
http://guelph.ca/person/councillor-bob-bell/
http://guelph.ca/person/councillor-ian-findlay/
http://guelph.ca/person/councillor-ian-findlay/


• What can be done to reduce traffic noise? 

•         I noticed in the traffic study that traffic flow in and out of phase 5 will be limited 
(Only right hand entry and right exit from that phase.) 

• Due to this concern, the size of the phase 5 area should be reduced.  
Other areas of the proposal may be increased to balance this 
reduction. 

•         The yellow brick wall does not inhence the area.  I would highly recommend that the 
wall be removed or the size of it be reduced to a mininum.  

 Thank you for your consideration of these concerns 

Allan Dyer and Linda Reith  
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