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TO City Council

SERVICE AREA Planning, Building, Engineering and Environment

DATE December 2, 2013

SUBJECT Statutory Public Meeting for Proposed Official Plan
Amendment 54: Guelph Innovation District Secondary
Plan

REPORT NUMBER 13-62

EXECUTIVE SUMMARY

PURPOSE OF REPORT
Statutory Public Meeting - To provide information about proposed Official Plan
Amendment 54 for the Guelph Innovation District Secondary Plan.

KEY FINDINGS

The public release and circulation of the Draft Guelph Innovation District
Secondary Plan in October 2012 resulted in over 40 responses that helped shape
Official Plan Amendment 54. OPA 54 reflects much of this input and continues to
support the City’s updated Official Plan policies and builds on the Local Growth
Management Strategy, Community Energy Initiative, and recent economic
development strategies including Prosperity 2020 and the Agri-Innovation
Cluster Strategy. The natural heritage system and cultural heritage resources
remain foundational to the future development of the lands through the
inclusion of policies that address the protection, conservation and enhancement
of these resources and reinvigorating the historic reformatory. Land use
designations supporting employment and residential uses have been adjusted
and additional flexibility has been added to the built form policies to respond to
input while maintaining the ability to meet population and employment targets
for the secondary plan area.

FINANCIAL IMPLICATIONS

Capital Budget approval has been given by Council for completion of the
Secondary Plan at $340,000. An FCM Green Municipal Fund grant will contribute
$142,252 towards the budget. The first FCM instalment of $75,188.79 has been
received.

ACTION REQUIRED

Council will hear public delegations on the proposed amendment, ask questions
of clarification and identify issues. The report is to be received and no decisions
are to be made at this time.
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RECOMMENDATION

1. That Report 13-62 regarding proposed Official Plan Amendment 54 (OPA 54) for
the Guelph Innovation District Secondary Plan from Planning, Building,
Engineering and Environment dated December 2, 2013 be received.

BACKGROUND

The City of Guelph initiated the preparation of a Secondary Plan for the Guelph
Innovation District (GID) in early 2005. The draft Secondary Plan implements the
City’s Official Plan policies and builds on the Local Growth Management Strategy,
Community Energy Initiative, and recent economic development strategies
including Prosperity 2020 and the Agri-Innovation Cluster Strategy. The work has
encompassed extensive public consultation and coordination efforts with the
Province of Ontario who is the primary landowner within the GID, owning roughly
half of the lands. Key project milestones have been the subject of various
Committee and Council reports to receive Council support of foundational pieces
leading to the development of the draft Secondary Plan. In addition, a number of
community engagement opportunities have been provided to stakeholders
throughout the development of the GID Secondary Plan policies (see Attachment 1
for GID Project Milestones).

An analysis of design precedents, public feedback on potential design elements, and
a design charrette were instrumental in the development of the preferred design,
vision, principles and objectives. A design booklet entitled “"Guelph Innovation
District Recommended Option Booklet”, was produced and included as an
attachment to PBEE Committee Report No. 11-104 dated December 12, 2011. The
preferred vision, principles, objectives and design developed for the GID was
supported by Council on January 30, 2012 (Council Report 12-18). The draft
Secondary Plan was presented to PBEE on October 15, 2012 which was followed by
a public open house on November 28, 2012.

Location

The GID Secondary Plan area consists of a land area of approximately 436 ha
located south of York Road, east of Victoria Road South, west of Watson Parkway
South, and includes lands south of Stone Road (See Attachment 2 for GID Location
map).

Existing Official Plan Land Use Designation and Policies

The majority of the lands are currently designated as “Special Study Area” by the
City’s Official Plan, requiring the completion of a planning study to “examine future
land uses, servicing, phasing of development, transportation and impact
assessment on natural heritage features and cultural heritage resources.” The draft
Secondary Plan implements the City’s Official Plan policies by providing a
comprehensive land use plan for the GID area in conformity with new policy
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directions incorporated through the update of the City’s Official Plan, including
growth plan targets. There are also a number of other land use designations within
the GID Secondary Plan area which are proposed to be carried forward (i.e. existing
service commercial and industrial designations) or are proposed to be redesignated
(i.e. major institutional).

REPORT

Purpose and Effect of OPA 54

The Guelph Innovation District (GID) Secondary Plan is based on extensive
planning work completed during 2005-2013 to determine a new use and
appropriate land use policies for the former Guelph Correctional Centre and other
lands, while ensuring growth management targets for the area are met. The GID
Secondary Plan policies amend the current 2001 Official Plan and build on the Local
Growth Management Strategy and associated OPA 39 and policy directions of the
Official Plan Update (OPA 42 and OPA 48) with linkages to the Community Energy
Plan and Economic Development Strategies (Prosperity 2020 and Agri-Innovation
Cluster Strategy). The Secondary Plan references and enhances the policies
introduced through the Official Plan Update. The GID Secondary Plan presents a
vision, principles, land use designhations and policies to guide development within
the GID Plan area to the year 2031.

Attachment 3 provides the draft Official Plan Amendment 54 for the GID Secondary
Plan.

Overview of Amendment

OPA 54 replaces the existing land use designations and policies of the 2001 Official
Plan (as amended) as they relate to the GID with new land use designations and
policies by inserting a new subsection to Chapter 11 Secondary Plans entitled
‘Guelph Innovation District Secondary Plan.” The subsection contains a detailed set
of land use and development policies to guide all future development within the
plan area; support conservation, protection and enhancement of the natural
heritage system and cultural heritage resources; promote best practices for
sustainable infrastructure and community design to contribute towards the
achievement of carbon neutrality; identify collector road alignments and active
transportation opportunities; and provide a high level urban design direction to
guide the creation of a unique and memorable place. The Secondary Plan includes
four Schedules related to mobility, land use, built form elements and block plan
areas.

The Secondary Plan consists of the following sections:
= Vision, Principles and Objectives;
= Natural and Cultural Heritage;
* Energy, Servicing and Stormwater;
* Mobility;
= The Public Realm;
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* Land Use and Built Form; and

» Interpretation and Implementation.
The policies generally follow the structure of the Official Plan Update (OPA 42 and
48) and make references to and/or enhance the policies of the Official Plan.
Definitions and policies may be repeated where they directly relate to the GID,
given the status of OPA 42 which is currently under appeal and OPA 48 which is
awaiting provincial approval are not in full force and effect.

Description of Secondary Plan Sections
Each Section of the GID Secondary Plan is described below followed by a summary
of revisions made since the release of the draft in October 2012.

Section 11.2.2 Vision, Principles and Objectives

The GID Secondary Plan policies begin with the guiding vision, principles and
objectives for the GID, formulated as part of an extensive public engagement
process as outlined in Attachment 1. The vision focuses on the creation of a
compact, mixed use community providing meaningful places to live, work, shop,
play and learn. The employment area is intended to be innovative and supportive
of an urban village connecting residential areas with compatible employment uses.
The area respects and supports the rich natural and cultural heritage resources of
the area including the stunning Eramosa River Valley and the historic Reformatory
Complex. The mix of uses, prioritization of active transportation modes (pedestrian
and cyclist), and protection of natural and cultural heritage features, all contribute
to the achievement of carbon neutrality targets for the GID.

The following six (6) principles provide the foundation for the policies of the
Secondary Plan and are the basis of the objectives:

= Protect What is Valuable;

» Create Sustainable and Energy Efficient Infrastructure;

» Establish a Multi-modal Pedestrian-focused Mobility System;

= Create an Attractive and Memorable Place;

* Promote a Diversity of Land Uses and Densities; and

» Grow Innovative Employment Opportunities.

Section 11.2.3 Natural and Cultural Heritage

The Natural Heritage System and cultural heritage resources are important
identifiable elements within the GID that are to be conserved, protected and
enhanced as the area develops. The importance of the Eramosa River Valley and
its associated natural heritage elements, including the topography of the site, are
key policy drivers. Recognition is also given to the Provincially Significant Earth
Science ANSI (Area of Natural and Scientific Interest) located east of the Eramosa
River. The cultural heritage policies cover cultural heritage resources, cultural
heritage landscapes and public views and public vistas. Specific references are
made to both the historic Reformatory Complex and the Turfgrass Institute Building
(G.M Frost Centre). The protection of the Turfgrass Institute Building is
encouraged; the policies contained within the Official Plan further support the
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conservation and protection of this resource. The natural heritage system and
cultural heritage resource policies build upon and/or rely upon the Official Plan
policies introduced by OPA 42 and 48, respectively.

Appendix A identifies cultural heritage resources along with the cultural heritage
landscape within the GID. The Appendix also includes the Natural Heritage System
(for context), existing and proposed roads, the Eramosa River and other
waterbodies, site contours, proposed river crossing and existing built forms as
reference elements to provide context. The Natural Heritage System is shown for
contextual reasons given the connections between natural and cultural heritage
elements and their importance to shaping future development within the GID.

Section 11.2.4 Energy, Servicing and Stormwater

Innovative and integrated approaches to land use planning, urban design, energy
planning, sustainable servicing and stormwater design are essential to work
towards the achievement of carbon neutrality. In particular, policies that address
the mixing of uses, close proximity of residential land uses with compatible
employment opportunities, density of development, prioritization of an active
transportation network, and the layout of road networks to support solar
orientation, provide the foundation for the use of renewable energy sources, district
energy systems and reduced energy demand. Development within the GID will rely
to a large extent on the policies contained within the City’s Official Plan, as
amended by OPA 48 in terms of Community Energy. Connections to the City’s
Community Energy Plan are made along with support of water conservation efforts
and stormwater management initiatives including Low Impact Development (LID).

Section 11.2.5 Mobility

A multi-modal pedestrian-focused mobility system is supported to prioritize active
transportation (walking and cycling) and public transit forms. The use of
transportation demand management is essential to support the carbon neutral
vision of the GID. The transportation system is designed to be continuous and
connected; providing essential and effective linkages between land uses and
activities. Parking policies reinforce the carbon neutral vision of the GID by
encouraging shared parking arrangements, supporting on-site parking reductions
and priority parking for carpool vehicles, alternative energy vehicles, car-shares,
scooters and motorcycles; where appropriate.

Schedule A: Mobility displays the existing arterial roads along the perimeter of the
site, rail line, trail network, proposed active transportation links (including a new
river crossing), proposed transit stops and two proposed collector roads (College
Avenue East extension and New Street ‘A’ linking Victoria Road South with Stone
Road East). Existing local roads are shown along with two proposed local roads (one
connecting Victoria Road South with New Street ‘A’, and another one south of Stone
Road East).
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The layout for the majority of anticipated local roads will be established through the
development approval process. The policies address the desire for a single loaded
perimeter local road along the west side of the Eramosa River Valley that would
follow the Natural Heritage System and maintain public access and open views of
the river corridor. Consideration of the potential for a local road connection from
York Road to Dunlop Drive through the historic Reformatory Complex is also
referenced in the policies.

Section 11.2.6 The Public Realm

The public realm policies address the design and development of publicly owned
spaces and the relationship of the built and natural environment to these spaces.
Policies for streets are supportive of active transportation modes (walking and
cycling) by ensuring the design of safe, accessible, functional and attractive
pedestrian-oriented environments that balance the motor vehicular needs of the
road network. Mid-block pedestrian and bicyclist connections are supported as a
means to interconnect all modes of travel including the City’s trail network.

Parks and open space policies support the creation of two new parks (a
neighbourhood park and a community park), shown symbolically on Schedule B:
Land Use to meet the active and passive recreational needs of the residents and
employees of the GID. The neighbourhood park will be located within the residential
lands north of College Avenue E. and the community park will be located within the
Employment Mixed-use 1 lands to the south. Parks and open space are to occupy
prominent locations within the GID, recognizing their ability to serve as gathering
places for the immediate and surrounding area. Final locations, size and design
considerations will be determined in accordance with the policies of the Official Plan
and through the development approvals process.

Additional public realm considerations include: tree canopy coverage; linkages
between parks and open spaces, the trail network and stormwater management
facilities; public art; and community engagement opportunities such as community
gardens.

Section 11.2.7 Land Use and Built Form

The land use and built form policies of the Secondary Plan along with Schedule B:
Land Use, provide the framework for the pattern of development including land
uses and built form (e.g. building type, density and height). This layout of land uses
is informed by the Vision, Principles and Objectives of the Secondary Plan and
supported by the other policies of the Secondary Plan and Official Plan. The land
use policies support the Official Plan targets for population and jobs, minimum
separation distances between sensitive land uses and existing industrial uses, and
the conservation of natural and cultural heritage resources.

The population and employment target ranges of 3,000 - 5,000 people and 8,000 -
10,000 jobs provided in the draft GID Secondary Plan were determined through the
City’s growth plan strategy work. The background work to the GID Secondary Plan
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refined the target range through detailed design and built form objectives. OPA 54
policies present a target of 4,400 people and 9,100 jobs which contributes to the
City’s overall population target of 175,000. The refined target is based on the vision
and built form objectives and policies for the GID which are focused on the
development of a compact, mixed use community that will predominately serve as
the home of innovative, sustainable employment uses with an adjacent urban
village connecting residential and compatible employment uses. These policies
guide the location, amount, type and form of residential and employment
development permitted within the GID. The residential and employment lands
within the greenfield area of the GID are required to be planned and designed to
contribute toward the achievement of the overall greenfield area density target for
the City. As such, the GID is planned to achieve an overall minimum density target
that is not less than 90 persons and jobs combined per hectare. In comparison the
City’s urban growth centre is planned to achieve an overall minimum density target
that is not less than 150 persons and jobs combined per hectare.

The land use structure works with the topography of the site and includes collector
roads, a proposed river crossing, nodes at intersections of arterial and collector
roads, and flexible land use permissions to support a mix of employment,
residential and commercial uses. The natural heritage system designation is
included for context as per OPA 42 which is currently under appeal but does not
form part of the GID Secondary Plan OPA.

The layout of land uses on Schedule B is supported by a modified grid and block
pattern that facilitates a compact, transit-oriented community while ensuring
flexibility within the road network to accommodate a range of traffic volumes and
types, and providing greater efficiency with respect to the provision of municipal
services. The transit-oriented design locates density at nodes at the intersection of
arterial and collector roads and promotes connections between residential and
employment uses thereby reducing trip generation and parking requirements.

The policies and land use schedule include land use categories specific to the GID
and existing land use designations, reflecting new designation terminology
introduced by Council adopted OPA 48. The existing land use designations include
Open Space and Park, Major Utility, Industrial, Service Commercial, and
Neighbourhood Commercial Centre.

The following new land use categories are introduced for the GID area: Adaptive
Re-use, Mixed-use Corridor (GID), Employment Mixed-use 1, Employment Mixed-
use 2, Residential and Glenholme Estate Residential Area.

Adaptive Re-use:

The cultural heritage landscape and built heritage resources of the historic
reformatory complex, located in the northeast portion of the site, are designated as
Adaptive Re-use. The Adaptive Re-use designation is intended to support a wide
range of uses to bring a new purpose to the cultural heritage resources that is
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respectful of the existing built heritage form and cultural heritage landscape
features. Permitted uses include institutional, educational, commercial, office, light
industrial, residential, live/work and open space and park.

Mixed-use Corridor (GID):

Lands designated Mixed-use Corridor (GID) are located at nodes and along arterial
and collector roads. The designation permits medium and high density residential
development and other uses that would support the GID’s residential and
employment population including commercial, entertainment, institutional,
educational, and live/work. Schedule C: Built Form Elements reflects the
establishment of a minimum height of four storeys and a maximum height of 6
storeys which is increased to 10 storeys within the identified nodes. Free-standing
residential development is permitted with a minimum density of 100 units/ha and a
maximum density of 150 units/ha. Development within the nodes and along the
identified Main Street will be compact with retail and other service uses animating
the ground floors of all buildings at the street edge.

Employment Mixed-use 1:

The majority of employment land, outside of the Industrial and Major Utility
designations, occurs within the Employment Mixed-use 1 designation primarily
located north of Stone Road East, west of the Eramosa River with a smaller pocket
south of Stone Road. The designation permits a mix of office, research and
development, commercial and institutional uses along with live/work. The permitted
uses are intended to be higher density and supportive of the area’s role as a
knowledge-based innovation centre.

Within the Employment Mixed-use 1 designation a specific area, south of the
College Ave. E. extension, has been identified on Schedule B as subject to a special
policy that may permit residential uses. The ability to permit residential uses would
be subject to the satisfaction of criteria specifically related to the achievement of
population and employment targets, density targets, compatibility with adjacent
employment uses and demonstration that the lands are not required for
employment uses over the long term.

Employment Mixed-use 2:

The Employment Mixed-use 2 designation located at the southeast corner of the
GID, permits the same uses as Employment Mixed-use 1 with the exception of
residential uses (i.e. live/work). The built form policies are structured to provide a
buffer for the residential areas south of Stone Road East from the Major Utility and
Industrial uses north of Stone Road East.

Residential:

Residential lands are designated north of the College Avenue East extension in the
vicinity of the Turfgrass Institute. The predominant land use is medium density
housing forms (apartments and townhouses) with a limited supply of low density
housing forms (single and semi-detached dwellings). Additional uses include
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live/work, community services, schools, child care centres, convenience commercial
and parks. The maximum net density is 150 units per ha with a minimum net
density of 35 units per ha. Heights set in Schedule C: Built Form Elements range
from 2 to 5 storeys.

Glenholme Estate Residential Area:

The Glenholme Estate Residential Area designation applies to the majority of the
existing estate rural residential development located at the southeast corner of the
GID along Glenholme Drive. The designation would recognize existing estate
residential uses and allow limited infill residential development on interim private
services. The policies only permit the following uses: single detached dwelling,
accessory apartment and home occupation. Minimum lot size requirements are set
and only existing lots that are 1.0 ha in size or greater may be considered for
severance. The new policy also specifies that the City may impose conditions such
as requiring proponents to enter into an agreement with the City related to ongoing
operation and maintenance of interim private services and the requirement for the
property owner to connect to full services when they become available at their own
expense. (See page 11 of this report for further information about the policies for
Glenholme Drive.)

Proposed Park:

Schedule B identifies the proposed general location of two new parks with a symbol.
Specific policies regarding park space are included in the Public Realm section of
the GID Secondary Plan and open space and park policies of the Official Plan. In
general the City’s Official Plan does not designate all municipal park spaces since
they are permitted in all designations. The conceptual location of the future
neighbourhood and community parks will be finalized through the development
approvals and park planning process and will be further refined with consideration
to the City’s recreational needs at the time of development. The conceptual design
of future parks and the enhancement of existing parks will involve community
consultation.

Built Form Elements

Schedule C: Built Form Elements, provides a height schedule in the Secondary Plan
which is supplemented by the height and density policies contained within the Plan.
Height regulations within the GID are based on protecting public views, making use
of existing grades, and to allow for transit supportive development, and recognizing
transportation capacity. Key public views are illustrated in Appendix A and include
western views towards the downtown and north-eastern views towards the historic
reformatory complex and Eramosa River Valley. These views are planned to be
protected through the development approvals process.

Section 11.2.8 Interpretation and Implementation
The Secondary Plan concludes with policies for the actions and tools that will be
used to implement the plan. The GID Secondary Plan is also subject to the
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interpretation and implementation policies of the Official Plan and the Zoning By-
law will implement the policies and schedules of the GID Secondary Plan.

Future development within the GID will be coordinated through Block Plans. The
block plan approach ensures that lands are developed comprehensively in an
orderly, cost efficient and timely manner, and that the development of each block
plan area contributes to achieving the overall GID population, employment and
density targets. Schedule D: Block Plan Areas illustrates four block plan areas. Each
Block Plan Area has a population target, employment target, residential density and
employment density to achieve. The residential density target is set at 75 units per
net hectare for three of the Block Plan Areas. Employment density targets for each
Block Plan Area range from 85 jobs per net hectare for Block Plan Area 3 up to 135
jobs per net hectare for Block Plan Area 1. Block Plan Area 4, which includes the
area designated as Adaptive Re-use, has an employment target of 500 jobs and no
set residential or employment densities, to ensure maximum flexibility given
anticipated development challenges in repurposing the extensive cultural heritage
resources on site. The Zoning By-law will regulate the mix of uses within each block
plan area. The completion and approval of a block plan will be required prior to the
approval of any development application within the block plan area.

The GID Secondary Plan includes policies for the establishment of a design review
committee and the use of height and density bonusing within the nodes identified
within the Mixed-use Corridor (GID) designation, in exchange for priority
community benefits, including benefits from carbon neutrality.

The Secondary Plan policies will be further supported by a GID Implementation
Strategy, alternative development standards and additional studies that may be
required prior to block plan approval. The GID Implementation Strategy will be
critical to further articulate, coordinate and activate the implementation of the
Secondary Plan, specifically components of the Plan related to achieving carbon
neutral development. The implementation strategy will identify carbon neutrality
targets and describe a range of mechanisms, tools and initiatives that may be used
to achieve the identified targets. The additional studies that may be required
include a stormwater management assessment analysis and district energy
feasibility study.

The policies direct the City to take a partnership approach with the Province and
other key stakeholders to work towards the effective and efficient development of
the lands which encompasses assessing: site/servicing development models for
priority areas including the extension of College Avenue East; development of
research and development clusters with post-secondary institutions; redevelopment
of the historic reformatory complex; and coordination of marketing and business
development efforts targeting knowledge based innovation sector businesses.

The Secondary Plan also includes key definitions to support the policies.
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Summary of Public Input and Refinements made to Draft Secondary Plan
The GID Draft Secondary Plan was presented to PBEE Committee on October 15,
2012 and circulated for comments. A public open house was held on November 28,
2012 which included display panels, a staff presentation and opportunities to ask
guestions of project team members. Attachment 4 contains the comments received
from the public, stakeholders and agencies. Staff’s response to comments is
included as Attachment 5. The policies presented in the previous section reflect
staff responses to comments received as well as changes made as a result of an
internal review of the draft Secondary Plan.

The following general themes emerged from the comments and are discussed
below:
= Support for the Natural Heritage System, Cultural Heritage Resources and
Energy Policies;
= Glenholme Drive Development;
= Land Use Mix and Built Form Flexibility; and
» Implementation.

Support for the Natural Heritage System, Cultural Heritage Resources and
Energy Policies

Comment Summary

A number of comments were received in support of the vision and general policy
direction of the GID Secondary Plan. The Ministry of Tourism, Culture and Sport
wanted to ensure the former use of the lands were recognized and that new
development would be integrated within the existing natural and cultural heritage
resources and not the other way around. Support was also given to energy
initiatives including water conservation and solar collection opportunities that will
be managed by the development approval process and the City’s Water
Conservation Strategy. A specific request was made to mandate rainwater
collection and reuse.

Staff Response

Policies have been reworded to clarify and reinforce the intent to work with existing
site conditions, including the Natural Heritage System and cultural heritage
resources and connect new development with these resources. The Secondary Plan
policies provide guidance and support to existing tools and processes including the
City’s Water Conservation Strategy and development approval process. The
request to mandate rainwater collection and reuse could not be accommodated
since it falls outside of the City’s legislative authority although it is encouraged in
ICI development. The policies also support implementation of the City’s Water
Conservation and Efficiency Strategy.

Glenholme Drive Development

Comment Summary

Residents of Glenholme Drive have requested that new policies be included in the
Secondary Plan to allow infill development on private water and wastewater
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services. In addition they requested to be removed from Phase 4 of the phasing
strategy and placed in Phase 1 so development could occur immediately.

Staff Response

A number of residents have been requesting the right to intensify the development
of their lands since they were annexed into the City in 1993. The draft Secondary
Plan released in October 2012 continued to require new development to be on full
municipal services as per the Official Plan and Provincial Policy Statement. In
response to staff’'s presentation of the draft Secondary Plan, Council passed the
following resolution on October 22, 2012:

“THAT Committee Report No. 12-89, dated October 15, 2012 from Planning,
Building, Engineering and Environment, regarding the Guelph Innovation District
Draft Secondary Plan be received;

AND THAT the correspondence regarding the Special Residential Area received by the
Planning & Building, Engineering and Environment Committee be referred to staff to
explore alternative servicing prior to the scheduled January, 2013 Statutory Public
Meeting for the Guelph Innovation District Secondary Plan;

AND THAT staff consider how flexibility can be incorporated into the Guelph
Innovation District Secondary Plan regarding the development of the Specialized
Residential Area.”

Numerous meetings have been held with the residents along with Planning,
Engineering, and Water Services staff to find an appropriate response to the
residents’ concerns and to Council’s direction. The area along Glenholme Drive is
an isolated small cluster of existing low density residential estate lots on private
individual services. It is essentially rural style development at the edge of the City
annexed into the City over 20 years ago. There are no short or medium term plans
to service the area and the residents are looking for a minor infill opportunity that
they would have been provided prior to the annexation. In the latest meeting with
the residents, staff discussed a policy approach that appeared to satisfy residents’
concerns and also minimized staff concerns with allowing an interim change in
servicing direction for the Glenholme Drive area.

The revised policy would permit limited infill development on interim private
services subject to specific criteria to minimize the amount of additional residential
growth and respect the existing character of development in the area. The
development criteria allow the residents to meet their needs while minimizing the
City’s increased risk due to the allowance of interim private services which is not
permitted or supported elsewhere in the City.

Land Use Mix and Built Form Flexibility

Comment Summary

The majority of comments received on the draft GID Secondary Plan dealt with
proposed land uses and the perceived flexibility of built form policies. Specifically,
Infrastructure Ontario expressed concerns with the limited range and balance of
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residential development and the amount of lands designated for employment
purposes. As part of their comments they submitted a revised land use schedule
(accompanied by an employment land analysis) and proposed:

1) increase in area of the residential designation to extend south of the
proposed extension of College Avenue E., reducing the amount of lands
designated Employment Mixed-use 1 almost in half;

2) revisions to the location, size and configuration of the proposed two new park
spaces and;

3) reductions in the amount of Mixed-use Corridor(GID) lands.

In regards to built form policies, comments suggested increases to the maximum
heights particularly within identified nodes to a maximum of 12-15 storeys. One
respondent suggested heights similar to those permitted within the Downtown, i.e.
18 storeys. Additional flexibility was also requested with planned setbacks on public
streets. The feasibility and likely uptake of floor space index (FSI) bonusing in
areas designated Mixed-use Corridor (GID) was also questioned given the
requirement to incorporate a vertical mix of uses where any single use would not
occupy more than 60% of the building. A request was made to expand the
functionality of the proposed new bridge crossing over the Eramosa River so that it
would also provide a single vehicle lane to accommodate transit buses in addition to
active transportation modes (pedestrians and bicyclists). The need for a strong
commitment to develop good transit service early in the development of the
community was also stressed.

In subsequent discussions with Infrastructure Ontario the inclusion of a heritage
schedule was also questioned given the status of cultural heritage resources (i.e.
the determination of Provincial heritage resources have yet to be finalized).

Staff Response

Schedule B: Land Use has been revised in response to Infrastructure Ontario’s
concerns. A limited amount of additional residential lands have been included north
of the College Ave. E. extension and a new policy has been added that may permit
additional residential development within the Employment Mixed-use 1 area south
of the College Ave. E. extension and north of the local road shown as "New Street
B”. These additional residential uses may be permitted subject to the satisfaction
of criteria specifically related to the achievement of development targets,
compatibility with adjacent employment uses and an assessment of the availability
of employment lands.

The proposed land use schedule, density and height policies have been assessed to
ensure that the growth plan target range for the GID (8,000 - 10,000 jobs and
3,000 - 5,000 people) can be accommodated. In addition, the City’s employment
lands strategy and local growth management strategy assumed both corporate
business park and prestige employment development west of the Eramosa River,
not only employment development at a higher job density as shown in the
employment land analysis submitted by Infrastructure Ontario, which did not
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provide an analysis of both employment and population targets.

Additional flexibility has been included in the built form policies by increasing
heights to 10 storeys for nodes within the Mixed-use Corridor (GID) designation, in
line with the maximum heights of the Official Plan, and maximum setbacks for
public streets have been increased. In addition the FSI bonusing policies have been
removed and replaced with a policy requiring a mix of uses at the ground floor with
increased height requirements for the first storey to provide flexibility for various
uses at street level.

The need and justification for a pedestrian/bicyclist crossing of the Eramosa River is
essential to achieve the vision, principles, objectives, land use and transportation
policies of the GID Secondary Plan which prioritize active transportation and
connecting the “urban village” with development on the east side of the Eramosa
River. However establishing a link for transit use will require further study and
justification involving ridership targets and transit operation alternatives. The
differences in cost and river system impacts between a pedestrian/bicyclist crossing
and a vehicular bridge will also need to be considered. The potential for a vehicular
bridge will be assessed as part of the block planning for the area.

In response to comments about the status of cultural heritage resources, the
resources have been removed from the Schedules and are identified in Appendix A
to the Secondary Plan. Appendix materials serve as a reference document and not
as Official Plan policy. This allows discussions to continue regarding protection of
the cultural heritage resources which are subject to existing Official Plan policies.

Implementation

Comment Summary

Concerns were expressed with the phasing policies, in particular Infrastructure
Ontario wanted the policies deleted altogether given the challenges of a long-term
development view needed for the limited and specialized employment market in
comparison to the relatively short term uptake of the residential market. Concerns
were expressed that the marketplace would be unduly constrained, frustrating
development interests.

The City’s Environmental Advisory Committee (EAC) expressed concerns on the lack
of management guidance for the Natural Heritage System due to the absence of a
current subwatershed study for the lands.

The Ministry of Tourism, Culture and Sport suggested a definition for “adaptive reuse”.

Staff Response

The phasing policies and Schedule were removed and replaced with a block plan
approach. A block plan approach better suits the implementation of the Secondary
Plan policies, especially since phasing policies were not needed to deal with
servicing issues but rather to ensure the development of a mix of uses and the
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achievement of overall GID residential and employment targets. The block plan
approach will serve to provide additional detail between the Secondary Plan policies
and the submission of development applications and would allow for monitoring of
development targets within the GID. The block plan requirements are similar to the
City’s Official Plan policies which require urban design master plans prior to
development within nodes.

A block plan approach will help ensure lands are developed comprehensively in an
orderly, cost efficient and timely manner, given the innovative and flexible nature
of the proposed policies combined with not knowing how many and what form of
future development applications may be submitted. The Zoning By-law will
establish the required mix of uses within each block plan area. The completion and
approval of a block plan will be needed prior to the approval of any development
application. The block plan will demonstrate conformity with the policies and
schedules of the GID Secondary Plan and will include items such as: detailed road
pattern; parks, open space and urban square details; conformity with employment
and population growth targets; and conformity with built form and site
development policies. An Environmental Impact Study (EIS) will also be prepared
as part of the block plan which is intended to address EAC’s concerns.

Schedule D: Block Plan Areas establishes four distinct block plan areas within the
Secondary Plan. Provincial lands would fall into three of the four proposed block
plan areas. One area would encompass lands owned by the Province east of Victoria
Road S, north of the proposed extension of College Avenue east (including mixed-
use corridor lands on the south side of the College Avenue extension) and west of
the Eramosa River(including Turfgrass Institute lands). The second block plan area
would encompass lands owned by the Province east of Victoria Road S, south of the
mixed-use corridor along the proposed extension of College Avenue east and west
of the Eramosa River (including former detention centre site). The two block plan
areas essentially separate the residential and mixed-use corridor lands along and
north of the College Ave. E. from the employment lands south of College Ave. E.
This allows the residential and mixed-use corridor lands to be comprehensively
planned and developed at a separate time from the employment lands. The third
block plan area includes Provincial lands east of the Eramosa River (including the
historic Reformatory Complex). The fourth block plan area encompasses lands
owned by a number of private landowners located south of Stone Road, east of
Victoria Road S.

A definition for “adaptive reuse” was added to the GID Secondary Plan OPA.

Summary of Revisions by Section

As noted previously, revisions have been made to the draft Secondary Plan in
response to comments received from the public, stakeholders and agencies. In
addition an internal review of the draft Secondary Plan was undertaken. Many of
the changes from the internal review provide greater clarity and consistency
between existing City and Provincial policies and initiatives including the City’s
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Official Plan Update. A summary of revisions by section, which have not already
been outlined in this report, are presented below.

Section 11.2.2 Vision, Principles and Objectives

Revisions

Revisions were made to the Vision, Principles and Objectives to improve alignment
with terminology within the Secondary Plan policies and with the Official Plan
Update. Some revisions also improve clarity and remove unnecessary duplication.
The revisions do not constitute substantive changes to the context or essence of
the principles or objectives.

Section 11.2.3 Natural and Cultural Heritage

Revisions

The draft Secondary Plan’s Heritage Schedule was removed and replaced by a
simplified Appendix A, which is not part of the Secondary Plan policies, in response
to comments received. Cultural heritage policies are subject to the City’s Official
Plan policies and procedures in terms of conservation and protection.

The policies have also been streamlined to remove specific policies regarding
Significant Natural Areas and Natural Areas, species at risk, and surface water
features and fish habitat since OPA 42, the City’s Natural Heritage System remains
under appeal.

Minor revisions have been made to improve alignment with terminology between
the Secondary Plan policies and the Official Plan Update, for clarity, and to remove
unnecessary duplication with Official Plan policies.

Section 11.2.4 Energy, Servicing and Stormwater

Revisions

Revisions were made to improve alignment with policies in the Official Plan Update
(OPA 48) and Downtown Secondary Plan (OPA 43). The policies continue to strongly
support energy planning and water and wastewater servicing initiatives.

Stormwater policies beyond those contained in OPA 48 have been minimized. The
GID Secondary Plan Implementation policies in section 11.2.8 recognize the
development of a stormwater management assessment analysis that establishes
water quality, water quantity and natural environment objectives and stormwater
management design requirements for development in the GID as part of the block
plan process.

Section 11.2.5 Mobility

Revisions

Policies have been revised and reordered to improve alignment with terminology
used in the Secondary Plan and Official Plan Update, improve clarity and remove
unnecessary duplication. In particular Main Street references were clarified to
recognize it as an identified design treatment of the new collector road extending
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College Avenue E. into the GID. Policies were also modified to make connections to
the block planning process. Table 1 changes reflect the treatment of Main Street as
a type of collector, increased flexibility for planned setbacks and alignment of right-
of-way widths with the current Official Plan. Schedule A: Mobility has been
simplified by the removal of existing built form, cultural heritage resources, and
nodes. The Schedule includes an additional active transportation link near New
Street ‘A’, north of Main Street and adds a new proposed local road south of Stone
Road.

Section 11.2.6 The Public Realm

Revisions

The key revision to public realm policies is the inclusion of specific policies dealing
with two new park spaces and their symbolic identification as proposed parks on
Schedule B: Land Use. The parks were previously identified as a land use designation
in the draft GID Secondary Plan. The parks have been shown symbolically with
accompanying policies to provide greater flexibility to determine their location and
configuration in the development approvals process. The importance of the Trail
Network as both a recreational and active transportation resource was also
reinforced, recognizing the trail system’s support of a carbon neutral vision and
public realm facility for communicating and celebrating the GID’s natural and cultural
heritage resources. Other changes involved improving alignment and clarity with
other policies in the GID Secondary Plan and the Official Plan.

Section 11.2.7 Land Use and Built Form

Revisions

Schedule B: Land Use has been revised to make minor refinements to lands
designated Residential, Mixed-use Corridor (GID), and Employment Mixed-use 1 in
response to comments from Infrastructure Ontario. In addition greater flexibility
has been added to many of the land use designations. The area of the Residential
designation north of the College Ave. E. extension has been expanded and the area
of Mixed-use Corridor (GID) and area of Employment Mixed-use 1 have been
reduced. The Mixed-use Corridor (GID) lands have been realigned in a more linear
fashion along the College Ave. E. extension. A new policy has been added that may
permit residential uses within the Employment Mixed-use 1 area south of the
College Ave. E. extension and north of the local road shown as "New Street B” on
Schedule A: Mobility.

As previously stated, rather than designating lands Open Space and Park, on
Schedule B: Land Use, the two new proposed park locations have been identified
with a symbol.

Additional flexibility has been included in the built form policies by increasing
maximum heights to 10 storeys for nodes within the Mixed-use Corridor (GID)
designation, in line with the Official Plan. The maximum FSI and FSI bonusing
policies for the Mixed-use Corridor (GID) designation have been removed and
replaced with a policy requiring a mix of uses at the ground floor.
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Cultural heritage resources have been removed from Schedule B: Land Use
Schedule and are now only identified in Appendix A.

The Special Residential Area (GID) policies for the Glenholme Drive area have been
replaced with a new designation entitled Glenholme Estate Residential Area that
allows limited new development on interim private services.

Section 11.2.8 Interpretation and Implementation

Revisions

The most significant change is the removal of the phasing policies and schedule and
the introduction of block plan policies accompanied with a new schedule in their place.

Policies related to architectural technical guidelines and site plan requirements, for
low rise development have been removed.

Next Steps
Following the Statutory Public meeting, staff will review all comments received and
prepare a final GID Secondary Plan OPA for Council’s consideration.

CORPORATE STRATEGIC PLAN

City Building - Strategic Direction 3.1: Ensure a well designed, safe, inclusive,
appealing and sustainable City.

City Building - Strategic Direction 3.2: Be economically viable, resilient, diverse
and attractive for business.

DEPARTMENTAL CONSULTATION

Community and Social Services (Culture and Tourism; and Parks and Recreation)
Corporate and Human Resources (Legal and Realty Services)

Finance and Enterprise Services ( Community Energy; and Economic Development)
Operations, Transit and Emergency Services (Guelph Transit; and Public Works)
Planning, Building, Engineering and Environment (Building Services; Engineering
Services; Solid Waste Resources; Wastewater Services; and Water Services)

FINANCIAL IMPLICATIONS

Capital Budget approval has been given by Council for completion of the Secondary
Plan at $340,000. An FCM Green Municipal Fund grant will contribute $142,252
towards the budget. The first FCM instalment of $75,188.79 has been received.

COMMUNICATIONS

A comprehensive public consultation process has been followed throughout the
development of the Secondary Plan including a public design workshop to explore
design options and preferences for the lands. An informal open house on the draft
Secondary Plan was held on November 28, 2012, shortly after its release in October
2012. Infrastructure Ontario continues to be an active participant along with the
Grand River Conservation Authority who have both agreed to provide in-kind
support as part of the FCM Green Municipal Fund Grant. Heritage Guelph, the City’s
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Municipal Heritage Committee, will continue to be consulted on heritage matters.
The City’s River Systems Advisory Committee and Environmental Advisory
Committee were also consulted for comment.

Public and stakeholder consultation will continue throughout the Secondary Plan
process.

The Notice of Public Meeting was advertised in the Guelph Tribune on November 7
and 14, 2013 and mailed out to our project contact list. Information on this project
continues to be updated on the City’s website, www.guelph.ca/innovation district.

ATTACHMENTS

Attachment 1: Guelph Innovation District Project Milestones

Attachment 2: GID Location Map

Attachment 3: Proposed Official Plan Amendment 54: Guelph Innovation
District Secondary Plan Amendment

Attachment 4: Comments submitted by the public, stakeholders and agencies

Attachment 5: Comments and Response Table

Attachments 3-5 are available on the City of Guelph website at
http://quelph.ca/plans-and-strategies/guelph-innovation-district-york-district-lands.
Click on the link for the December 2, 2013 OPA 54 Public Meeting Report with
attachments.

Report Author Approved By

Joan Jylanne Melissa Aldunate

Senior Policy Planner Manager of Policy Planning and Urban Design
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: Guelph Innovation District Project Milestones

PHASE ONE - BACKGROUND REPORT

2005

First Public Consultation
Meeting - Royal Canadian
Legion

Introduce Project

January 25, 2005

Phase I Consultant
Background Report

Background Report Produced

March 17, 2005

PHASE TWO - LAND USE CONCEPTS 2005-2007
Community Workshop - Review and assist in development of land April 6, 2005
Turf Grass Institute use concepts

Phase II Consultant Preferred Land Use Scenario Report Nov. 24, 2005

Report

Produced - 7 land use options presented
with 12 evaluation criteria

Presentation of Preferred
Scenario to Committee

PET Report 10-128 York District Study
Phase 2 - Preferred Land Use Scenario
Report released publicly but no action taken

Dec. 12, 2005

Council Information
Report

York District Study Update

January 18, 2007

Public Information Session
- Royal Canadian Legion

Review Phase II

February 1, 2007

Special Committee
Meeting

CDES Report 07-25 York District Land Use
Study Process

March 23, 2007

Council Resolution

THAT the “York District Preferred Land Use
Scenario” be received and used as the basis
for the development of a final land use
strategy for the York District lands; AND
THAT the York District Study Phase 3
workplan be endorsed as presented in
Schedule 3 of Community Development &
Environmental Services Report No. 07-25.
AND THAT the area defined as “lands south
of Stone Road” be recognized as a
“Specialized Area”.

April 2, 2007

PROVINCIAL AUTHENTICITY WORK

Apr.—Nov. 2007

Special Information
Session: York District
Lands

Introduce Provincial work to public

April 12, 2007

Roundtable Meetings

Four roundtable groups gather to develop
ideas for York District lands

A - Research, Development and Innovation
B - Light Manufacturing, Office & Retail

C - Residential and Mixed-Use

D - Culture, Design and Creative Enterprise

Spring — Summer
2007

Public Town Hall 1

Public review of roundtable ideas for York
District

June 18, 2007

Public Town Hall 2

York District ideas presented based on
roundtable work and public input from
Public Town Hall 1 Meeting

August 7, 2007

Authenticity Report Final Report and Appendices released Nov. 19, 2007
Released

PHASE THREE - LAND USE AND SERVICING FINAL REPORT 2007 +
Information Session for Update landowners south of Stone Rd. on Dec. 10, 2007

Landowners South of
Stone Rd. - Waste

the process and allow opportunity to share

views
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Innovation Centre Meeting
Room

Urban Design Charrette Input into the development of land use April 5, 2008
concepts for the area, including range of
land uses
Committee Information CDES Information Report 08-84 presented July 11, 2008
Report Hybrid Land Use Plans and Phase III update
ECONOMIC DEVELOPMENT PAUSE - STRATEGIC PLAN FOR THE 2009 - 2010

GUELPH AGRI-INNOVATION CLUSTER

Community Workshop

Presented work completed and introduced
key connections between the Secondary
Plan, Local Growth Management Strategy,
Community Energy Initiative, Natural
Heritage Strategy, Prosperity 2020, and
Strategic Plan for the Guelph Agri-
Innovation Cluster

June 18, 2009

Council Workshop

Discussed draft vision, planning and design
principles, and governance issues for the
lands

February 8, 2010

Council Information

Council Information Report 11-61 Guelph

July 7, 2011

Report Innovation District Secondary Plan Update
Community Design Two design scenarios presented which were | Sept. 15, 2011
Workshop a composite of potential design elements to

reflect in the development of the lands

Design Charrette

Design session held for city and consultants
to consider feedback from public design
workshop and forge a consensus on design
elements to carry forward in the preferred
design.

Oct. 18, 2011

Committee Report

PBEE Report 11-104 Presented vision,
principles, preferred design and
implementation strategy.

Dec. 12, 2011

Council Report

Council Report 12-18 Supplementary report
updating design

Jan. 30, 2012

Committee Report

Release of draft Secondary Plan

October 15, 2012

Public Open House

Open house on draft Secondary Plan.

November 28,
2012
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Attachment 2: GID Location Map
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ATTACHMENT 3: Proposed Official Plan Amendment No. 54

AMENDMENT NUMBER 54 TO THE OFFICIAL PLAN
FOR THE CORPORATION OF THE CITY OF GUELPH:

GUELPH INNOVATION DISTRICT SECONDARY PLAN AMENDMENT
INDEX

PART A - THE PREAMBLE

The Preamble provides an explanation of the amendment including the purpose, background,
location, basis and summary of the policies and public participation, but does not form part of
this amendment.
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PART B - THE AMENDMENT

The Amendment describes the additions, deletions and/or modifications to the Official Plan of
the City of Guelph, which constitute Official Plan Amendment Number 54.
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PART A - THE PREAMBLE

TITLE AND COMPONENTS

This document is entitled ‘Guelph Innovation District Secondary Plan Amendment’ and will
be referred to as ‘Amendment 54’'. Part A - The Preamble provides an explanation of the
amendment including the purpose, background, location, basis of the amendment,
summary of changes to the Official Plan and public participation, but does not form part of
this amendment. Part B - The Amendment forms Amendment 54 to the Official Plan for the
City of Guelph and contains a comprehensive expression of the new, deleted and amended
policy and includes revised Official Plan Schedules and new Schedules within the Guelph
Innovation District Secondary Plan policy section.



PURPOSE

The purpose of Amendment 54 is to incorporate the GID Secondary Plan into the City’s
Official Plan by deleting the existing land use policies that apply to the GID lands and
adding a new Section to the Official Plan that includes the new policies, schedules and
corresponding definitions for the GID Secondary Plan.

Specifically, Amendment 54:

e Incorporates the Guelph Innovation District Secondary Plan into the Official Plan by
adding a new subsection to the Secondary Plan Chapter including policies and
Schedules;

¢ Removes Official Plan policies that refer to the need for a planning study for the
former Guelph Correction centre lands; and

e Revises existing Schedules to incorporate the new Guelph Innovation District
Secondary Plan policies and associated Schedules into the Official Plan.

BACKGROUND

The City of Guelph initiated the preparation of a Secondary Plan for the Guelph Innovation
District (GID) in early 2005. The majority of the lands are currently designated as “Special
Study Area” by the City’s Official Plan, requiring the completion of a planning study to
“examine future land uses, servicing, phasing of development, transportation and impact
assessment on natural heritage features and cultural heritage resources.” There are also a
number of other land use designations within the GID Secondary Plan area which are
proposed to be carried forward (i.e. existing service commercial and industrial designations)
or are proposed to be redesignated (i.e. major institutional). The Secondary Plan
implements the City’s Official Plan policies.

The Secondary Plan was completed in three phases.

Phase I and II

The Phase I Background Report and Phase II Land Use Concepts Report were completed in
2005, through the consulting services of planningAlliance. In April 2007 Council directed
staff to use the “York District Preferred Land Use Scenario” contained in the Phase II report
as the basis for the development of a final land use strategy for the GID. The preferred land
use concept recognizes the existing employment uses at the City’s Waste Resource
Innovation Centre, Cargill Meat Solutions, PDI (Polymer Distribution Inc.) and a variety of
existing commercial uses along York Road, Victoria Road S. and Watson Parkway S. In
addition, the residential uses south of Stone Road East, west of Watson Road South are
recognized. The land use scenario focuses on additional employment lands, with
institutional uses recommended for the former Guelph Correction Centre lands.

The Province is the major landowner within the GID and has been working with the City in
coordinating work to reposition the lands since the closure of the former institutional uses.
In 2007, the City paused work on the GID to provide the Province with an opportunity to
conduct its own research and public consultation process. This work culminated in the
release of a report completed by Authenticity for the Province which presents a mixed use
business park, live/work development scenario for the lands.

Phase II1

In April 2008, two hybrid land use concepts for the area were presented to the public at an
urban design charrette which drew upon elements from both the Phase II Land Use Concept
Report and Authenticity Report. The hybrid introduced the concept of an urban village on
the west side of the Eramosa River in the vicinity of the Turfgrass Institute building, with



the majority of future development still focused on employment uses. Employment mixed-
use was recognized on the west side of the Eramosa River, east of the proposed urban
village, while industrial uses were located on the east side of the Eramosa River,
recognizing Cargill Meat Solutions and the Waste Resource Innovation Centre.
Neighbourhood commercial centres and service commercial uses were identified at the
northern corners of the site recognizing existing land uses. The lands of the former Guelph
Correction Centre continued to be shown as institutional. Two options were proposed on the
southeast corner - residential and industrial employment. An information session was held
with landowners south of Stone Road on the process and provided an opportunity to share
views regarding the future development of the area.

Work was paused during 2009-2010 to allow the City’s Economic Development Department
to complete a strategic plan for the Guelph Agri-Innovation Cluster and to consider
governance models for the development of the lands.

Since the initiation of the Secondary Plan a number of strategic municipal documents have
been completed including the Community Energy Initiative, Prosperity 2020, Strategic Plan
for the Guelph Agri-Innovation Cluster, and the City of Guelph Local Growth Management
Strategy. In addition, the City has revised its Official Plan in response to the Provincial
Growth Plan for the Greater Golden Horseshoe and has adopted a |Natural Heritage System|
as part of the City’s Official Plan. The strategic importance of these lands has grown as a
vital means to enable the City to meet its sustainability goals and objectives included in the
above strategic initiatives.

A community workshop was held on June 18, 2009 to present the work completed along
with connections to the above initiatives.

A Council Information Session on July 19, 2011 was held to discuss alternative designs for
the Guelph Innovation District and the potential use of a Development Permit System (DPS)
as the planning implementation mechanism for the final design.

The Council session was followed by a public design workshop on September 15, 2011 that
presented two design scenarios for the lands which were a composite of potential design
elements.

On October 18, 2011 an all day design charrette was held by invitation for city and
consultant experts to consider feedback from the public design workshop and forge a
consensus on what design elements should be carried forward in a preferred design
scenario.

In December 2011 the preferred design vision, principles and implementation strategy was
released and subsequently approved by Council with a few changes on January 30, 2012.
The work included an analysis of design precedents, public feedback on potential design
elements, and a design charrette. A design booklet entitled “"Guelph Innovation District
Recommended Option Booklet”, was produced. This work was approved as support for the
development of the Secondary Plan.

The draft Secondary Plan was released on October 15, 2012, followed by a public open
house on November 28, 2012.

A Public meeting of Council was held on December 2, 2013.



The GID Secondary Plan policies amend the current 2001 Official Plan and build on the Local
Growth Management Strategy and Official Plan Update (OPA 39, OPA 42 and OPA 48). The
Secondary Plan references and enhances the policies introduced through the Official Plan
Update, including directions from OPA 42, the City’s |[Natural Heritage System..

LOCATION

The lands subject to Amendment 54 are shown on Figure 1 below:
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BASIS OF THE AMENDMENT

Amendment 54 amends the existing 2001 Official Plan and sets out policies for the Guelph
Innovation District. It addresses the necessary changes to ensure that the City’s policies
and mapping, related to the Guelph Innovation District, conform with recent amendments
to the City’s Official Plan as a result of the City’s Official Plan update process, including
growth plan needs and other matters of provincial interest.

The basis for the policy and mapping amendments come from the draft Guelph Innovation
District Secondary Plan along with a number of policy documents and initiatives as
summarized in the Background Section and consideration of public stakeholder input.
SUMMARY OF CHANGES TO THE OFFICIAL PLAN

The following is a summary of OPA 54:

Guelph Innovation District Secondary Plan Policies

The purpose of Amendment 54 is to incorporate the GID Secondary Plan into the City’s
Official Plan by deleting the existing land use policies that apply to the GID lands and
adding a new Section to the Official Plan that includes the new policies, schedules and
corresponding definitions for the GID Secondary Plan. The policies of this new section begin
with the guiding vision, principles and objectives for the GID, formulated as part of an
extensive public engagement process. Other policies address: natural and cultural heritage;
energy, servicing and stormwater; mobility; the public realm; land use and built form; and
interpretation and implementation. The policies generally follow the structure of the Official
Plan Update (OPA 42 and 48) and make references to and enhance the policies of the
Official Plan. Definitions and policies are on occasion repeated, given the status of OPA 42
which is under appeal to the OMB and OPA 48 which still requires final approval from the
Ministry of Municipal Affairs and Housing. The section contains a detailed set of land use
and development policies that guide all future development within the GID plan area;
support conservation, protection and enhancement of the natural heritage system and
cultural heritage resources; promote best practises for sustainable infrastructure and
community design working towards carbon neutrality; identify collector road alignments and
active transportation opportunities; and provide a high level urban design direction to guide
the creation of a unique and memorable place. The policies conclude with a description of
the actions and tools required to implement the plan.

Schedules

New Schedules have been included as part of the Guelph Innovation District Secondary Plan
regarding mobility, land use, built form elements, and block plan areas. A number of
amendments are made to the existing Official Plan schedules to recognize the completion
and integration of the Guelph Innovation District Secondary Plan.

General Modifications

In order to integrate the GID Secondary Plan into the Official Plan a number of changes are
required to the general Official Plan schedules. In addition, policies that currently apply to the
GID lands in the Official Plan are deleted because they are replaced by the GID Secondary Plan.
Instead of revising the Official Plan Glossary, definitions are included within the GID Secondary
Plan to add clarity to terms used in the policies that will eventually come into full force and
effect with the approval of OPA 48.




PUBLIC PARTICIPATION

The development of proposed Official Plan Amendment 54 has involved significant

community stakeholder engagement that included public meetings, stakeholder meetings,

open houses and workshops.

Background Studies

As outlined in the background section of the Official Plan Amendment, numerous studies

and initiatives have been completed with public input in support of the preparation of

Official Plan Amendment 54.

The background studies include:

PHASE ONE - BACKGROUND REPORT

2005

Consultant Report
York District Land Use + Servicing Study: Background Report

March 17, 2005

PHASE TWO - LAND USE CONCEPTS

2005-2007

Consultant Report
York District Land Use + Servicing Study: Phase II Report - Preferred
Land Use Scenario

November 24,
2005

PET Report 10-128
York District Study Phase 2 - Preferred Land Use Scenario

December 12,
2005

Council Information Report
York District Study Update

January 18, 2007

CDES Report 07-25
York District Land Use Study Process

March 23, 2007

PROVINCIAL WORK

2007

Authenticity Report and Appendices
York District Lands - Guelph, Ontario

November 19,
2007

Guelph Innovation District Secondary Plan Update

PHASE THREE - LAND USE AND SERVICING FINAL REPORT 2007 +
CDES Information Report 08-84 July 11, 2008
Hybrid Land Use Plans and Phase III Update

Council Information Report 11-61 July 7, 2011

PBEE Committee Report 11-104
GID Secondary Plan - Preferred Design

December 12,
2011

Consultant Booklet
GID Recommended Option Booklet

December 12,
2011

Council Report 12-18
Supplementary Report: Stakeholder Feedback — GID Secondary Plan -
Preferred Design

January 30, 2012

PBEE Committee Report 12-89
GID: Release of Draft Secondary Plan

October 15, 2012

Public Engagement

In December 2011/January 2012 the preferred design, vision, principles and implementation
approach for the draft GID Secondary Plan was made public and presented at PBEE Committee
and Council. Council supported the foundational material as the basis for completion of the GID
Secondary Plan.

On October 15, 2012 the GID Draft Secondary Plan was presented to PBEE Committee and
circulated for comments. A public open house was held on November 28, 2012 which included
display panels, a staff presentation and opportunities to ask questions of project team
members.



The GID Draft Secondary Plan underwent a circulation period with agencies, landowners and
other stakeholders which included presentations to interested groups including GWDA, RSAC,
and EAC to present the draft Plan and solicit feedback. A series of meetings were also held with
Infrastructure Ontario, as the primary landowner.

A draft Official Plan Amendment was released on November 7, 2013. Council held a statutory
public meeting in accordance with the Planning Act on December 2, 2013 to hear public input
and comments regarding the draft Official Plan Amendment.

[results of OPA 54 public consultation to be inserted in final OPA]
Explanatory Note:

OPA 42, OPA 48 and OPA 54

OPA 54 is designed to integrate with the City’s five year Official Plan update.The Official
Plan update was conducted in three phases; each of which amends the 2001 Official Plan.
Phase 3 of the Update, OPA 48, represents the overall policy update to the Official Plan,
which includes restructuring the Plan and the introduction of new policy terms and
designations. OPA 48 was adopted by Council in June 2012 and is awaiting provincial
approval.

Phase 2 of the Update, OPA 42, introduced the Natural Heritage System and associated land
use designations and schedules to the Official Plan and at the same time deleted and
replaced terminology related to the Greenlands System in all sections and schedules of the
Official Plan with the new Natural Heritage System. OPA 42 was appealed to the Ontario
Municipal Board and remains under appeal at the anticipated time of adoption of OPA 54.

OPA 54 anticipates OPA 42 and 48 being in full force and effect and includes policies, land
use designations and definitions from these amendments as follows:

a) OPA 54 reflects changes to terminology that were introduced by OPA 42 (such as
using the term ‘natural heritage strategy’ or ‘natural heritage system’ rather than
‘greenlands system’, and Significant Natural Area or Natural Area instead of Core
Greenlands and Non-Core Greenlands). For transition purposes, where there are
references to defined terms introduced by OPA 42, or to the related policies
introduced by OPA 42, the existing Official Plan terms and their related policies will
be deemed to apply until such time as OPA 42 is in effect. References to terms
currently used in the Official Plan as undefined terms (such as reference to “natural
heritage system” as an undefined term) shall continue unaffected.

b) Certain schedules included in OPA 54 display land use designation and mapping
changes introduced through OPA 42. These are displayed for context and illustrative
purposes only. For transition purposes, the existing land use designations and
policies of the 2001 Official Plan will continue to apply until such time as OPA 42 is in
effect.

c) OPA 54 reflects changes to terminology that were introduced by OPA 48 (such as
using the term ‘renewable energy systems’ rather than ‘renewable energy’).For
transition purposes, where there are references to defined terms introduced by OPA
48, or to the related policies introduced by OPA 48, the existing Official Plan terms
and their related policies will be deemed to apply until such time as OPA 48 is in
effect.

d) OPA 54 designates land with the “Major Utility” designation that was introduced by
OPA 48. For transition purposes, the polices for the “Special Study Area” land use



designation in the existing Official Plan are deemed to apply to lands designated as
“Major Utility” by OPA 54 until such time as OPA 48 comes into full force and effect.

e) The intention is that the policies for the GID in Section 9.9.1 introduced through OPA
48 would be deleted and no longer relevant.

PART B - THE AMENDMENT
Format of the Amendment

This section (Part B) of Amendment 54 sets out additions and changes to the text and
mapping in the Official Plan. Sections of the Official Plan that are being added or changed
are referred to as "ITEMs" in the following description. Entire sections to be deleted are
described, however, the text is not shown in strike-out. Entire sections to be added are
described and the new text is shown in regular font type (i.e. as it would appear in the
Official Plan with titles appearing in bold). Text to be amended is illustrated by various font
types (e.g. struek-out is to be deleted and bold text is to be added). Italicized font
indicates defined terms. Terms that are displayed in a are subject to OPA 42 and
are currently under appeal to the Ontario Municipal Board or OPA 48 and are currently
awaiting provincial approval.

Implementation and Interpretation

The implementation of this amendment shall be in accordance with the provisions of the
Planning Act. The further implementation and associated interpretation of this amendment
shall be in accordance with the relevant text and mapping schedules of the existing Official
Plan of the City of Guelph and applicable legislation.

Amendment 54 should be read in conjunction with the existing 2001 Official Plan as
amended by the OPAs that have come into force since 2001 and Amendment 42 (currently
under appeal to the OMB) and Amendment 48 (currently awaiting provincial approval)
which are available on the City’s website at Guelph.ca or at the Planning Services office
located at City Hall, 1 Carden Street, Guelph, ON.

Details of the Amendment

ITEM 1: The purpose of ‘ITEM 1’ is to delete policies 7.17.1, 7.17.1.1 a) tog), 7.17.1.2
and 7.17.1.3 within Section 7.17 Special Study Area, General Policies and to
renumber 7.17.2. The policies are no longer required and the policies of the
Guelph Innovation District Secondary Plan will provide direction to the
development of the lands.

Section 7.17 Special Study Area is hereby amended to delete sub-
section 7.17.1 and renumbering sub-section 7.17.2 as follows:
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7.17.21

7.17.21.1

A ‘Special Study Area’ designation applies to lands known municipally as 200
Beverley Street. This ‘Special Study Area’ designation is outlined on Schedule
1.

The City has initiated a review of land use options for this property. The future
use of this property will be determined through a public consultation process.
To implement the preferred land use, changes to the Official Plan designation
and Zoning By-law may be initiated by the City at a later date. The Official



Plan and Zoning By-law amendments will require a public consultation process
in accordance with the Planning Act.

7.17.2-1.2 The completion of the land use review for this property is a high priority for the
City.

ITEM 2: The purpose of ‘ITEM 2’ is to delete policy 4.2.5.5 f). The policy is no longer
required and the policies of the Guelph Innovation District Secondary Plan will
provide direction to the development of the lands.

Policy 4.2.5.5 f) is hereby deleted as follows:

ITEM 3: The purpose of ‘ITEM 3’ is to add a new Section 11.2 entitled ‘Guelph Innovation
District Secondary Plan’.

Chapter 11 is hereby amended by adding the following new section
“11.2 Guelph Innovation District Secondary Plan”:
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11.2 GUELPH INNOVATION
DISTRICT

SECONDARY PLAN
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11.2>
INTRODUCTION

The Guelph Innovation District (GID) Secondary Plan establishes a detailed planning
framework consisting of a Vision, Principles and Objectives and Policies and Schedules to
guide and regulate future development of the GID Planning Area. Users of this Secondary

Plan should refer to the comprehensive Official Plan for general city-wide policies applicable
to the GID.

The GID Planning Area comprises lands bounded by York Road to the north, Victoria Road
South to the west and Watson Parkway South to the east and extending south to Stone
Road East, also inclusive of lands south of, and immediately adjacent to, Stone Road East.

12



11.2.1>
VISION, PRINCIPLES AND
OBJECTIVES

11.2.1.1 A Vision for Guelph’s Innovation District

The Guelph Innovation District (GID) is a compact, mixed use community that straddles the
Eramosa River in the City’s east end. The GID will serve predominately as the home of
innovative, sustainable employment uses with an adjacent urban village connecting
residential and compatible employment uses. The urban village is meant to be an
identifiable, pedestrian oriented space, with street-related built form that supports a mix of
medium and high density commercial, residential and employment uses. Important land use
connections are also envisioned between the GID, as an innovation centre, the University of
Guelph, as a knowledge-based research centre and the Downtown, as the City’s civic hub
and cultural centre, supporting the emergence of a University-Downtown-GID trinity of
innovation spaces.

The GID is at once highly energetic and intimately familiar, because it showcases an
entirely new approach to planning, designing, and developing urban places, and at the
same time, reflects Guelph’s history and celebrates the rich heritage resources of the
district, including the stunning river valley, dramatic topography and views, and historic
Reformatory Complex.

The GID is attractive, pedestrian-focused and human-scaled. It provides a mix of land uses
at transit-supportive densities, offers meaningful places to live, work, shop, play and learn,
and supports a wide range of employment and residential land uses. It protects valuable
natural and cultural heritage resources while fully integrating them with the new
community, features sustainable buildings and infrastructure, and works towards carbon
neutrality. It makes needed connections between all modes of transportation, but in a
manner that prioritizes pedestrians, cyclists and transit users over drivers, and stitches the
GID into the overall fabric of the City. It is exciting and new and feels like it has been part
of the City for a long time.

11.2.1.2 Principles and Objectives
Principle 1: Protect what is Valuable

Creating a place that respects the |Natural Heritage System| and cultural heritage resources,
making citizens stewards of the resources for current and future generations.

Objectives

a) Preserve and enhance the extensive |Natural Heritage System), including the
Eramosa River Valley which is designated as a Canadian Heritage River.

b) Respect the existing topography and sightlines, including public views and public
vistas of the Eramosa River, Downtown and the historic Reformatory Complex.

c) Ensure compatible public access opportunities to the [Natural Heritage System|
and cultural heritage resources and promote their celebration, especially river

13



d)

e)

vistas and edges, the Provincially Significant Earth Science Area of Natural and
Scientific Interest (ANSI), and the historic Reformatory Complex.

Connect surrounding land uses with the |Natural Heritage System| and cultural
heritage resources and provide opportunities for compatible research,
educational, recreational and urban agricultural uses.

Ensure that significant built heritage resources and significant cultural heritage
landscapes are conserved.

Principle 2: Create Sustainable and Energy Efficient Infrastructure
Building infrastructure that is efficient, focuses on renewable energy sources, and supports
an integrated energy distribution system that enables a carbon free lifestyle.

Objectives

a)

b)

c)
d)
e)
f)

9)

Create a framework for the GID to work toward carbon neutrality and exceed the
City’s Community Energy Plan targets, building infrastructure that is efficient that
focuses on [renewable energy systems|, and supports an integrated distribution
system that enables a carbon free lifestyle.

Support development of an integrated energy distribution system, which
maximizes connections between energy generation opportunities (producers) and
end users (provides opportunities for local energy generation, maximizes
connections between generation opportunities and end users, and minimizes
overall energy use).

Support processes where the waste by-products/surpluses of one activity are
used as resources by another (e.g. industrial ecology).

Include efficient, long-term and community based strategies to conserve and
manage energy, water, wastewater, stormwater and solid waste.

Develop a model community that showcases sustainable, green,
[development.

Embrace innovation, establish best practices, and serve as a learning
environment for other communities across Guelph and Southern Ontario.
Support the reduction of waste from construction debris as a result of the
demolition of buildings by promoting and encouraging the adaptive reuse of
existing building stock.

Principle 3: Establish a Multi-modal Pedestrian-focused Mobility System
Making connections that serve the community, allow current and future generations to walk
or cycle to daily needs, and provide convenient transit services to access broader activities.

Objectives

a)
b)

c)

d)

Integrate the GID with the City as a whole, with clear connections to Downtown,
the University of Guelph campus, and nearby neighbourhoods.

Provide a transportation system (streets, sidewalks, cycle paths, trails, and rail)
that serves the GID, provides rational and efficient connections for all modes of
transportation, and provides compatible public access to the |Natural Heritage
where appropriate.

Provide a land use pattern, urban design policies and standards and supportive
transportation system that connect us with our daily needs, including transit
stops, within a 5-10 minute walk of most residents.

Provide a transportation system that is designed to prioritize pedestrians, cyclists
and transit users over drivers by incorporating alternative development
standards (e.g. larger right-of-ways for pedestrians and cyclists) and providing
an extensive pedestrian and cycling network with direct, safe travel routes, and
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e)

f)

9)

convenient, affordable transit service which is integrated with the rest of the
City.

Create and enhance connections for pedestrians, cyclists and potentially transit
users across the Eramosa River Valley to better connect uses and activities.
Integrate the current commercial rail line within the new community by including
a potential transportation hub and commuting centre for the movement of people
and goods.

Ensure that the capacity of existing and new streets is sufficient to support the
GID, while managing traffic impacts on adjacent road networks and
neighbourhoods.

Principle 4: Create an Attractive and Memorable Place
Creating meaningful places to bring people, activities, environment(s) and ideas together,
creating a sense of arrival and inclusion.

Objectives

a)
b)

c)

d)

e)

f)

9)

h)

j)

Create a district of landmark quality with a strong and recognizable identity on
par with the Downtown and the University of Guelph.

Define gateways and community focal points on both sides of the Eramosa River
to support the development of mixed use areas that are safe, coherent, vibrant,
and comfortable.

Create a cohesive, efficient and vibrant transition area that will provide common
supportive uses and built form to connect the urban village and employment area
while still maintaining the unique function and identity of each area.

Respect the southeast residential neighbourhood through the design and
inclusion of an appropriate transition area between the residential uses and the
industrial and major utility uses to the north.

Define a block and parcel fabric that knits uses together and encourages new
buildings to define the edges of streets, parks, trails and open spaces to provide
a friendly face to encourage social interaction, safety, and a human scale.
Create an accessible network of public facilities, parks, and open spaces which
serves the new community and surrounding neighbourhoods, and is integrated
with the [Natural Heritage System| and cultural heritage resources.

Encourage high quality urban and architectural design that responds to and
respects the GID’s unique setting, natural and cultural heritage, edges and
adjacent uses.

Create a memorable landmark for the GID that establishes its identity, including
potential connections to landmarks within the Downtown and the University of
Guelph campus.

Increase the overall tree canopy cover, and encourage the use of native species
and edible landscapes, where appropriate, in restoration areas, parks, and open
spaces and along streets throughout the new community.

Respect (and emulate where appropriate) the Beaux-Arts design of the cultural
heritage landscape component of the historic Reformatory Complex.

Principle 5: Promote a Diversity of Land Uses and Densities
Mixing it up to create vibrant, resilient, and efficient spaces that make it possible,
practicable, and beneficial to reduce our ecological footprint.

Objectives

a)
b)

Create an integrated, compact, mixed use district that provides an opportunity
for people to live close to job opportunities and supportive daily services.
Achieve transit-supportive densities with human-scaled built form.
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)
d)

f)

9)
h)

Establish a mix of land uses, building types and tenures in the new community,
providing accessible choices for living, working, shopping, playing and learning.
Promote mixed use developments in appropriate locations that provide three or
more significant uses, ideally in the same building, or if in separate buildings,
within a walkable environment.

Provide for a diverse cross section of residents with a mix of residential uses,
building types and tenures in an urban village-type setting that is affordable,
accessible and allows people to remain within the same neighbourhood as their
needs change.

Provide for a significant number and variety of jobs with a range of employment
uses, building types, including those related to the development of a knowledge-
based innovation cluster.

Define a flexible block and parcel fabric that encourages evolution over time.
Plan for a land use mix and densities which contribute to achieving the City’s
overall population, employment and density targets and the specific targets for
the GID.

Principle 6: Grow Innovative Employment Opportunities
Grow innovative employment opportunities that support the knowledge-based innovation
sector, within a compact, mixed use community.

Objectives

a)
b)

c)
d)

e)
f)
9)
h)

Accommodate a significant share of Guelph’s employment growth to 2031.
Target the GID as a key area supporting the growth of a knowledge-based
innovation cluster, which may include the agriculture, environment, information
technology, advanced manufacturing, health and related science sectors, making
connections to the Downtown and the University of Guelph campus.

Nurture and capitalize on the GID as a recreational and tourist destination.
Create a setting that reinforces the GID as a high density employment area that
attracts provincially, nationally and/or internationally significant employment
uses.

Encourage employment uses within the historic Reformatory Complex that can
showcase the site’s cultural heritage resources.

Support strategic and collaborative economic development partnerships within
the GID, and local and regional community.

Encourage a business environment by fostering learning and innovation within
the GID.

Encourage economic opportunities for the GID that contribute to innovative and
sustainable employment uses that are compatible with a mixed use environment,
including residential uses.

Support existing industrial uses, recognizing their contribution to the City’s
overall employment, waste management services, and carbon footprint
reduction.
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11.2.2>
NATURAL AND CULTURAL
HERITAGE

The natural and cultural heritage policies shape and regulate the conservation, protection
and enhancement of the |Natural Heritage System| and cultural heritage resources found
within the Guelph Innovation District (GID). The policies below are informed by the Vision
and supporting Principles which seek to reflect Guelph’s history and celebrate the rich
heritage resources of the district, including the Eramosa River Valley, dramatic topography
and views, and historic Reformatory Complex.

11.2.2.1

Natural Heritage

As identified on Schedule B, a significant portion of the GID is within the
IWatural Heritage System| and is subject to the |Natural Heritage System|
policies of the Official Plan.

The [Natural Heritage System| within the site area includes features such as
the Eramosa River Valley that are important for their environmental and social
values. The GID works in harmony with the |Natural Heritage System| which
forms the basis of the Secondary Plan through its integration by the provision
of natural breaks, transitional areas and scenic public views and public vistas
within the site.

Roads and trails will be designed along the edge of the Eramosa River Valley
to provide opportunities for a public edge, public views and greater protection
opportunities. The [Natural Heritage System| shall be protected, maintained,
restored and enhanced so that it may fill its role as the centerpiece of the
GID.

The City will identify and support opportunities to provide greater public
access to the |Natural Heritage System| including examining potential for an
active transportation link located central to the site, providing a direct
connection between the western development and the Reformatory Complex
to the east and linking trail systems subject to an Environmental Assessment
or EIS.

The City shall control access to the |Natural Heritage System| through
wayfinding and signage along public trails to minimize impacts on flora and
fauna.

The Provincially Significant Earth Science ANSI, shown on |Natural Heritage]
Schedules of the Official Plan, within the GID presents opportunities
for scientific and educational activities. These activities will be supported and
showcased in conjunction with the adjacent trail network shown on Schedule
A.
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11.2.2.2

10.

11.2.2.3

Cultural Heritage

Appendix A shows cultural heritage resources for illustrative purposes only,
along with the |Natural Heritage System| as designated in the Official Plan to
highlight the interconnections between the [Natural Heritage System|, cultural
heritage resources and public views referred to in the Secondary Plan policies.
Appendix A does not constitute part of the Secondary Plan policies.

As identified on Schedule B, the eastern portion of the GID is predominantly
designated as Adaptive Re-use within a cultural heritage landscape with built
heritage resources in the historic Reformatory Complex. Land uses within the
cultural heritage landscape boundary are subject to the provisions of the
Cultural Heritage Resource policies of the Official Plan. Policies related to the
Adaptive Re-use land use designation can be found in Section 11.2.6.3 of this
Secondary Plan.

Development within the GID, on lands designated as Adaptive Re-use and/or
adjacent to cultural heritage resources, should adopt an architectural
vocabulary and design elements that are compatible with and respectful of the
cultural heritage value and heritage attributes of the cultural heritage
resources on site.

Cultural heritage resources including all features identified as provincially
significant shall be conserved through long term protection mechanisms (e.g.
heritage conservation easements).

A Cultural Heritage Resource Impact Assessment and/or Conservation Plan
will be required to ensure that the cultural heritage resources within the site
will be conserved.

All land uses within the GID are subject to the provisions of the Cultural
Heritage Resource policies of the Official Plan.

It is the intent of this Secondary Plan to conserve cultural heritage
landscapes, such as the area delineated as the historic Reformatory Complex
on Appendix A that have been modified by human activities and are valued by
the community.

Cultural heritage landscapes and visual relationships to built heritage
resources shall be conserved and monitored to allow for meaningful
interpretation.

Development will respect the existing cultural heritage resources and
important public views and public vistas in site design.

The retention and integration of the Turfgrass Institute Building (G.M. Frost
Centre) into the GID community is encouraged.

Topography

The topography associated with the Eramosa River Valley within the GID
offers appealing vistas towards the historic Reformatory Complex as well as
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11.2.2.4

the Downtown, providing a distinctive character to the area. Future
development shall take advantage of favourable topography and public views
and public vistas and minimize the need for re-grading on site, where
possible.

Urban Forest

The GID includes hedgerows, smaller wooded areas and individual trees that
are part of the City’s urban forest. Development and site alteration will
identify opportunities for:

a) Protection, enhancement, compensation and/or restoration of the urban
forest; and

b) Contributing to maintaining and increasing canopy cover in a manner
that respects the cultural heritage landscape and associated public views
and public vistas.
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11.2.3>
ENERGY, SERVICING AND
STORMWATER

The energy, infrastructure and sustainability policies below contribute to the development of
sustainable, green, low impact urban development within the GID. These policies are
informed by the Vision and supporting Principles which seek to exceed Community Energy
Plan targets, develop an integrated renewable and alternative energy generation and
distribution system, and implement efficient, long-term, community-based strategies to
conserve and manage energy, water, wastewater, stormwater and solid waste. These
policies together with the mixed-use, active transportation and transit-oriented design
policies for the GID will minimize the carbon footprint in the GID and increase the overall
sustainability of development in the City.

11.2.3.1 General Policies

1. Development in the GID shall contribute to the City’s overall carbon reduction
targets as set out in the climate change policies of the Official Plan and the
City’s Community Energy Plan.

2. The City will encourage decreased energy usage and emissions from
transportation through the provision of infrastructure that encourages
walking, cycling, use of public transit and the use of low-energy vehicles.
Reductions in vehicular trips will also result through the mixed use form of the
GID which supports a live/work community.

11.2.3.2 Energy

1. Development within the GID shall be in accordance with the Energy
Sustainability and Community Energy policies of the Official Plan and the
following:

a) All development in the GID shall have regard for the goals and
strategies of the City’s Community Energy Plan;

b)  Should the City, Guelph Hydro, and appropriate partners identify parts
of the GID as potential district energy areas, new development shall be
district energy ready subject to the City establishing District Energy
Ready Guidelines;

c) The City shall work with Guelph Hydro and appropriate partners on the
development of a district energy system for the GID if such a system is
feasible for the GID; and

d) Where a district energy system has been established or is planned, new
development will be encouraged and may be required to connect to the
district energy system and new municipal buildings will connect to the
district energy system.

2. Development in the GID will be encouraged to approach carbon neutrality in a
cost-effective manner through gains in energy efficiency in built form and by
sourcing additional needs from renewable energy sources such as wind, solar,
and biomass energy.
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11.2.3.3

11.2.3.4

Developers and owners of all new and existing buildings shall be encouraged
to determine and label building energy performance subject to standards as
may be adopted by the City.

Within the GID, a majority of the available roof area of new development will
be encouraged to be dedicated to roof top solar technologies such as
photovoltaic or solar thermal.

Retrofits for achieving energy efficiency will only be undertaken to a built
heritage resource where it is demonstrated that retrofitting can be
accomplished without compromising the heritage integrity of the building.

Water and Wastewater Servicing

Development within the GID shall be in accordance with the Water and
Wastewater Systems policies of the Official Plan.

Development within the GID will implement water and wastewater master
plans and the City of Guelph Water Conservation and Efficiency Strategy as
updated from time-to-time. Given the importance of “"Innovation” for the GID,
development is encouraged to demonstrate water efficiency measures.

Industrial, Commercial and Institutional (ICI) development shall be
encouraged to decrease water use through the reuse and/or substitution of
water demands via greywater reuse or rainwater harvesting. Developers shall
be required to demonstrate the efficient use of potable water with any
development application. A target of 250 litres per day, per employee, is
proposed for the new ICI development.

Stormwater
Development within the GID shall be in accordance with the watershed

planning and water resources policies, and stormwater management policies
of the Official Plan and the following:

a) |Low Impact Development] (LID|) measures intended to minimize
stormwater run-off and recharge groundwater, including but not limited
to rainwater harvesting and reuse systems, bio-swales or water
features, infiltration facilities, permeable pavement and green roofs,
shall be encouraged; and

b) The City will explore opportunities to integrate measures into the
public realm areas such as open space, amenity areas and right-of-
ways, where feasible and appropriate.

Development within the GID shall address how pre-development standards
may be achieved to maintain the hydrological cycle of the area under post
development conditions. This will be achieved through the completion of a
stormwater management assessment and/or analysis that includes, but is not
limited to, the establishment of water quality, water quantity, water balance,
erosion control and natural environment objectives and criteria. These
analyses may be used in establishing stormwater management design
requirements for development in the GID.
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11.2.4>
MOBILITY

The mobility policies strive to establish a multi-modal pedestrian-focused mobility system
inclusive of an integrated network with roads, cycling facilities, sidewalks and paths
designed, built and maintained with consideration for all users. The GID has been planned
to encourage residents and employees to use active transportation and transit modes to
support overall sustainability and carbon neutral objectives of this Secondary Plan. The
mobility system must be comprised of: a network fully integrated with adjacent systems
and destinations; sufficient transportation capacity within the network to absorb growth;
and a long term plan for integration with the Guelph Junction Railway (GJR). The use of
Transportation Demand Management (TDM) will assist the system in achieving the carbon
neutral vision of the GID while offering an effective and efficient integrated transportation
and recreational trail system.

11.2.4.1 General Mobility Policies

1. A legible network of public roads in a modified grid format will be established.
This hierarchy of arterial, collector and local roads provide the general urban
structure of the GID and the scale of future development blocks.

2. Wherever possible, public roads shall be aligned to respect the existing
topography of the GID and minimize the need for site alteration.

3. All streets shall exhibit a high quality of streetscaping, landscaping, signage
and amenities.

4, Consideration and provisions will be made for a future Active Transportation
Link crossing over the Eramosa River as shown in Schedule A. If future
development necessitates, controlled motorized vehicle access to this crossing
may be considered for public transit. Any bridge crossing the Eramosa River
will use the existing slopes and maintain, to the greatest extent possible, the
topography of the Eramosa River Valley while ensuring that existing Natural
Hazards are appropriately addressed and not further aggravated.

11.2.4.2 Transportation Demand Management (TDM)

1. All roads shall provide for the safe and efficient movement of people and
goods. In areas planned for both high levels of truck traffic and high levels of
pedestrian and cyclist activity, special attention will be paid to the design of
the roadways to enhance pedestrian and cyclist safety and comfort (e.g.
consolidated truck loading/unloading areas). Where necessary, traffic calming
measures shall be incorporated into the street design of the local street
network.

2. The City shall work with transit providers, developers and businesses within
the University-Downtown-GID trinity area to develop and implement TDM
measures that aim to reduce motorized vehicular trips and promote the use of
active transportation modes, public transit, car-sharing and/or carpooling.
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11.2.4.3

11.2.4.4

11.2.4.5

Active Transportation - Walking and Cycling

Active Transportation Links identified on Schedule A are paths, outside of the
roadways, that provide a high level of service for Active Transportation as a
component of the transportation network. Active Transportation Links connect
cycling and transit systems enabling access to important destinations within
and outside of the GID.

Active transportation shall be encouraged as a primary, safe, appealing and
convenient mode of transportation to, from and within the GID. Pedestrian
infrastructure shall be developed with sidewalks provided on both sides of all
local streets in accordance with the policies of the Official Plan. A cycling
network shall be incorporated into both the street network and city-wide trail
system.

An Active Transportation network shall ensure access and integration of all
transportation modes within the network inclusive of:

a) New pedestrian linkages to the river valley trail network, where feasible;

b) Dedicated bicycle lanes on both sides of collector and arterial roads or
separated bicycle facilities on one or both sides of arterial roads, where
possible; and

C) Bicycle rack and/or storage facilities conveniently located to facilitate
access to a range of uses, transit stop locations and trail canoe launch
and node locations.

Construction of cycling facilities, such as bicycle lanes, routes and/or cycle
tracks shall align with the City’s Cycling Master Plan guidelines for details
regarding design standards.

Public Transit

Proposed Transit Stops are shown on Schedule A. To maximize accessibility
and transit capture potential, the GID has been planned to have transit stops
and amenities within a 5 to 10 minute walk of all development.

Public transit and its related infrastructure and amenities, including bicycle
rack and/or bicycle storage facilities, shall form an integral component of the
mobility network.

Where appropriate, special paving treatments - including distinct visual and
tactile materials — are to be incorporated at Proposed Transit Stops. These
raised, visually contrasting surfaces should clearly delineate pedestrian
connections between street corners, street edges and transit stops.

The future Active Transportation Link crossing the Eramosa River shall be
designed to provide access to the Proposed Transit Stop along the existing
GJR corridor.

The Road Network

The road network serving the GID shall generally be designed in accordance
with the road classifications and alignments identified in Schedule A.
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11.2.4.6

11.2.4.7

11.2.4.8

11.2.4.9

Arterial Roads

Arterial roads shall generally be designed and built in accordance with the
standards outlined in Table 1 and the policies of the Official Plan.

Victoria Road South, York Road, Watson Parkway South and Stone Road East
are arterial roads that provide access to and through the GID.

The City will improve York Road, Victoria Road South and Stone Road East
according to relevant approved Environmental Assessments accommodating
traffic generated by development of the GID.

Improvements to York Road will include an Environmental Assessment to
determine the realignment of Clythe Creek.

Collector Roads

Collector roads shall generally be designed and built in accordance with the
standards outlined in Table 1 and the policies of the Official Plan.

A new collector road (New Street ‘A’) will provide a north-south link through
the west side of the GID as shown on Schedule A and the following:

a) North of College Avenue East this collector road shall provide the
primary connection to the GID’s residential community. This segment of
the collector road shall intersect with local roads, with the number and
location of intersections to be determined through the Block Planning
process; and

b) South of College Avenue East the collector road establishes the main
spine for the GID’s Employment Mixed-use 1 area.

Main Street

A Main Street has been identified on the extension of College Avenue East into
the site. The Main Street will function as a transition area between the lands
designated Residential to the north and the Employment Mixed Use 1 lands
designated to the south. The Main Street area will accommodate a range of
transportation options but should be considered a “pedestrian and transit
priority street” and shall generally be designed and built in accordance with
the standards outlined in Table 1 and in accordance with the Main Street
policies of the Official Plan.

Local Roads

Local roads shall generally be designed and built in accordance with the
standards outlined in Table 1 and the policies of the Official Plan. Local road
alignments shall be determined through the Block Planning process.

An east-west local road (New Street '‘B’) is shown on Schedule A to provide

mid-block access to the employment mixed use area by connecting Victoria
Road South with the GID’s new north-south collector road (New Street ‘A’).
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11.2.4.10

1.

A single loaded perimeter local road along the western edge of the Eramosa
River Valley shall be considered to provide a public edge, opportunities for
separated active transportation infrastructure, public view and public vista
opportunities and greater protection opportunities of the Eramosa River Valley
given single public ownership of the adjacent land.

Consideration shall be given to a potential connection from York Road to
Dunlop Drive through the adaptive reuse area identified on Schedule B to
increase public connectivity and access to the cultural heritage landscape and
built heritage resources where appropriate and feasible.

A potential extension of New Street ‘A’ south of Stone Road East as shown on
Schedule A will be determined through the Block Planning process.

Parking

Wherever feasible, landowners are encouraged to enter into shared parking
arrangements with adjacent uses and/or landowners. The shared parking
approach takes advantage of different peak periods and reduces the overall
additive peak hour use supply while also meeting the peak demands of
individual uses. Occupancy Rates may be included as part of a shared parking
table in the implementing Zoning By-Law and will be determined through the
development approvals process.

The City may grant, on a site-by-site basis, suitable reductions in on-site
parking requirements where off-site parking can be provided in proximity to
principal building entrances, or car-share / carpooling, or transit pass
arrangements are made, high levels of transit exist, or are planned, or
affordable housing is proposed as per the parking policies of the Official Plan.
A Parking Study and/or TDM Plan, prepared by a qualified professional, and
provision of a binding parking lease agreement, shall be required by the
municipality in order to evaluate and determine an appropriate reduction.

The provision of centralized shared parking opportunities will be considered as
part of the Block Planning process.

Where parking is provided, priority spots for carpool vehicles, alternative
energy vehicles (such as hybrids and electric cars), car-shares, scooters and
motorcycles shall be allocated. Such provisions shall be determined through
site plan approval.

Parking areas for non-residential uses shall generally be located at the rear or
side of buildings. All parking areas shall incorporate landscaping features to
screen views of parking areas to the street.

The City may consider cash-in-lieu parking strategy as part of the
implementing Zoning By-Law which shall consider the following:

a) Cash-in-lieu options for mixed use areas with large institutional anchors;

b)  Provision of underground, semi-underground or parking structures to
facilitate shared parking demands; and

C) Shared parking standards considering anticipated land use mix.
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Table 1. Public Street Classifications and Characteristics

Street Type

Arterial Roads

Collector Roads

Local Roads

Main Street Other

Street Victoria Road South, Stone College New Street A New Street B

Names Road East, York Road, Avenue East All others
Watson Parkway South

Right-of- 26m to 36m (As per OP) 26m 26 - 30m 18 - 20m

way widths

Planned Varies Varies (1m to | Varies Varies

setbacks (Up to 3m in Mixed-use 3m for (1m to 3m for
Corridor areas) commercial commercial

displays and displays and
café seating) café seating)

Travel Victoria Road South, York 2 lanes 2 lanes (up to | 2 lanes

Lanes Road, Stone Road East, 4 |lanes at
Watson Parkway South Lane peak hours)
requirements defined by EA
process

Proposed Yes (Victoria Road South Yes (College Yes (College None

Transit and New Street A; Victoria Avenue East Avenue East

Stops Road South and College and Victoria and New
Avenue East; Victoria Road Road South; Street A; New
South and New Street B; College Street A and
Victoria Road South and Avenue East Victoria Road
Stone Road East; New and New South; New
Street A and Stone Road Street A) Street A and
East) Stone Road

East)

Parking None (Except as may be Yes (both Yes Yes (where
permitted in accordance sides) appropriate)
with the Official Plan)

Pedestrian | Minimum 1.8m sidewalks; Minimum Minimum 1.5m

Amenities 1.8m planting, lighting and 2.0m 2.0m sidewalks on
furnishing zone sidewalks; sidewalks; both sides

1.8m planting, | 1.8m planting,
3.0 m multi-use pathway on | lighting and lighting and
east side of Victoria Road furnishing furnishing
South zone zone

Dedicated Min 1.8m dedicated bicycle Min 1.5m Min 1.5m None

Bicycling lanes, where possible. dedicated dedicated

Facilities bicycle lanes bicycle lanes

3.0 multi-use path on east
side of Victoria Road South
and bike lane on west side
of Victoria Road South to be
refined during detailed
design
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11.2.5>
THE PUBLIC REALM

The public realm policies shape and regulate two critical and inter-related elements:
publicly owned spaces within the GID (including all roads, sidewalks, and trails, parks and
open spaces), and the relationship of the built environment (including all buildings and hard
infrastructure) to these public spaces. Many of the components of the Vision and supporting
Principles for the Guelph Innovation District are related to and supported by these public
realm policies, including: the creation of a pedestrian-focused and human-scaled
environment; and the creation of a landmark quality community with defined gateways and

focal points.
11.2.5.1

1.

11.2.5.2

General

In addition to the policies of this Section, the public realm within the GID is
subject to the general Urban Design policies of the Official Plan.

Streets

Public streets are the backbone of a strong public realm. All streets will be
designed to function as attractive and accessible public spaces in their own
right. Road design will balance the provisions of a safe, accessible, functional
and attractive pedestrian-oriented environment with an acceptable level of
motor vehicle traffic and the movement of goods along arterial and collector
roads.

In general, streets shall incorporate a high degree of landscaping within the
public right-of-way allowance, inclusive of: landscaped boulevards separating
sidewalks from traffic including on-street parking lanes. Where landscaped
boulevards are not feasible, street trees shall be provided and their design
and placement shall sustain a healthy urban tree canopy.

New tree rooting technologies should be used within higher density areas such
as the Mixed-use Corridor (GID) areas.

Opportunities for landscaping within the public right-of-way will be explored
and implemented as a means to increase the area’s tree canopy and
contribute to stormwater management.

The design and placement of street lighting and signage standards will be
coordinated to establish a consistent and cohesive identity for the GID.
Pedestrian scaled lighting should also be incorporated, where appropriate, into
the design of lighting standards within the District.

Wherever possible, driveway access to parking areas will be shared between
adjacent properties in order to maximize landscaping opportunities within
medians; and to minimize the potential for pedestrian and vehicular conflict
where driveways and sidewalks intersect.
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11.2.5.3

In consultation with landowners, the City may seek to establish conveyances,
or alternatively the creation of public easements, for the creation of
appropriately sized mid-block pedestrian and bicyclist connections,
interconnecting arterial, collector and local roads, the trail network and active
transportation links.

The design and layout of the street network shall generally be consistent with
Schedule A.

Parks, Public Open Spaces and Trail Networks

Development within the GID will include the creation of two new public park
spaces, each with distinct roles and functions. The general location of new
public parks are identified on Schedule B. City staff will secure and develop
the new parkland through the development approvals process, making use of
the provisions under the Planning Act to provide these park spaces over time.

The exact location and configuration of the new public parks will be
determined through the development approvals process.

The public park spaces will be developed in accordance with the Open Space
System: Trails and Parks policies of the Official Plan and the following specific
policies:

a) A new neighbourhood park will be developed in a central location within
the designated Residential lands north of the identified Main Street; and
will serve as a focal point for active and passive recreation. Frontage
along a local road is preferred with strong active transportation linkages
and facilities included within/adjacent to the park space to make
connections to the trail system.

b) A new community park that also includes neighbourhood park
components will be developed in a central location within the designated
Employment Mixed-use 1 lands south of the identified Main Street; and
will serve as a focal point for active and passive recreation. Frontage
along a collector road is preferred with strong active transportation
linkages and facilities included within/adjacent to the park space to
make connections to the trail system.

Buildings adjacent to park spaces will be designed to enliven and animate the
edges of parks. Consideration shall be given to principal building entrances
that front onto park spaces, where appropriate, while surface parking areas
should not be situated flanking parks.

Parks and open spaces will support both active and passive activities.

Subject to additional detailed design, park spaces shall incorporate a suitable
balance of hard landscaped, soft landscaped and designated open and
playground areas to accommodate a range of active, passive, programmed
and aesthetic functions.

Parks and open spaces will be designed as community and cultural hubs
accommodating programmed and non-programmed activities and reflect
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10.

11.

12.

13.

14.

11.2.5.4

11.2.5.5

multi-generational and multi-use needs, providing spaces for both residential
and employment populations.

Schedule A displays the existing and planned trail network. A Trail Network
will be established for the GID, in accordance with the policies of the Official
Plan, to serve as both a recreational and active transportation resource. The
multi-purpose function of the trail system will support a carbon neutral vision
and provide a public realm facility for messaging and celebrating the GID's
natural and cultural heritage resources.

The City will increase the urban forest canopy coverage in parks and open
space areas, where feasible and appropriate.

The City shall encourage linking parks and open space with the trail network
and stormwater management facilities.

The City shall encourage and support community engagement opportunities
through the design of parks and open space including community gardens,
market opportunities, public art, etc.

Public art, along with interpretive signage, way-finding strategies and other
techniques will serve as unifying elements for the GID.

The City shall encourage an integrated public art approach that ties together
the natural and cultural significance of the District, with its future vision. The
integration of public art in parks and open spaces shall be encouraged.
Opportunities presented within the historic Reformatory Complex, trail
network, parks and open space designations, and public lookout points and
vistas should be considered as potential public art locations.

Public lookout points and vistas shall be accessible by multiple transportation
modes.

Mixed-use Corridor Policies

Through implementation of the built form policies within this Secondary Plan
(Section 11.2.6.2), buildings within the mixed-use areas may be setback to
preserve opportunities for the placement of small outdoor café and
commercial display spaces.

Commercial and mixed-use buildings will be encouraged to incorporate
sheltering elements for the comfort and amenity of pedestrians.

Transit Stops

Transit Stops shall be designed to promote a sense of place and provide a
high degree of user amenities which may include bicycle parking and/or
bicycle storage facilities where appropriate.

Additional building setbacks and/or increased right-of-ways may be required
through a draft plan of subdivision or site plan control for the provision of
public benches, sheltered waiting areas, information displays, and landscaping
treatments in the public right-of-way.
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11.2.5.6

1.

Nodes

Nodes are identified at the intersection of collectors and arterial roads within
the mixed-use designations in the GID. Nodes represent the confluence of
many activities and uses. They are important gathering and meeting places,
and the public realm should be designed to reflect their importance.

The design of buildings within and immediately adjacent to designated Nodes
shall exhibit a high standard of architectural design.

The City will encourage and may require a high degree of transparency within
the ground floors of all commercial and mixed-use buildings within the Nodes.
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11.2.6>
LAND USE AND BUILT FORM

The land use and built form policies shape and regulate the general pattern of development
including permitted uses within the GID and the structuring of these uses within the built
form (including building types, massing and height). The policies are informed by the Vision
and supporting Principles.

11.2.6.1

1.

General Land Use Policies

Schedule B establishes the pattern of land use within the GID. Where land use
designations are the same as those in the Official Plan, the policies of the
Official Plan shall apply.

Development within the GID will offer opportunities for people to live and
work in close proximity which has the potential to reduce vehicular trips and
the GID’s overall carbon footprint. A balance of live and work opportunities
that provide for day and night activities shall be encouraged to ensure a
vibrant destination community where people can live, work, play and learn.

The GID will be developed to support and accommodate emerging innovation
businesses and other “green” energy industries that will contribute to the
emergence of the GID as an innovation centre together with the knowledge-
based research centre located within the University of Guelph and with the
civic hub and cultural centre of Downtown. Large tracts of undeveloped land,
proximity to the University and Downtown, scenic viewsheds, the cultural
heritage resources of the area and strategic marketing to attract new
businesses will advance this third cluster within the University-Downtown-GID
trinity.

The GID will be comprised of a mix of land uses, housing and building types at
a sufficient density to support active transportation and transit. The GID will
be defined by the public realm including roads, sidewalks, and parks, open
spaces and trails as established by the policies and Schedules contained
within this Secondary Plan. Employment, residential and commercial will be
the predominant land uses to the west of the Eramosa River, with residential
uses concentrated within neighbourhoods north of College Avenue East.

Large-format, stand-alone retail commercial uses are not permitted within the
GID. Small- and medium-scale retail commercial uses are encouraged within
the mixed-use designations of the site to contribute to a Main Street type
environment.

In order to contribute to achieving the City-wide population and employment
projections and density targets, the GID is planned to achieve the following by
the year 2031:

a) 9,100 jobs

b) 4,400 people
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10.

11.

11.2.6.2

Residential and employment lands within the greenfield area of the GID will
be planned to contribute toward the overall density targets for the greenfield
area of the City over the long term. The greenfield area of the GID will be
planned and designed to achieve an overall minimum density target that is
not less than 90 persons and jobs combined per hectare.

The topography, landscape and natural and cultural heritage features
associated with the Eramosa River are unique to the GID within the City of
Guelph. Future road alignment, siting and massing of buildings, and design of
development should enhance scenic views of the Eramosa River valley and
cultural heritage landscape features associated with the historic Reformatory
Complex, as well as views of Downtown, by:

a) Introducing a modified grid pattern of streets and designing future
streets to respond to the natural open space and topographic conditions
found on the site;

b) Generally providing a single loaded local road on the table lands
adjacent to the natural heritage system in the Mixed-use Employment
area on the west side of the River to allow public access to views of the
Eramosa River;

C) Maintaining public views and vistas of the Eramosa River and cultural
heritage landscape features from the Main Street area and residential
areas to the north of College Avenue East; and

d) Maintaining public views of the Church of our Lady Immaculate in
Downtown.

The predominant character of built form within the GID will be established by
mid-rise residential and employment buildings with a limited number of taller
buildings at strategic locations marking the Nodes. A range of building types
and uses are encouraged, including residential and mixed-use buildings,
townhouses, research, design and office complexes, manufacturing and
live/work units.

A series of nodes will be developed within the GID, as identified on Schedule C
and according to policies contained within Section 11.2.5.6. Higher density
development within the site shall be organized at these nodes and associated
transit stops.

Stormwater management facilities shall use land in a compact way, promote
connectivity and be integrated within development as a component of the
publicly accessible open space and park network by ensuring that:

a) Fencing around ponds is minimized in favour of shallow slope grading
adjacent to pooled areas;

b) Where feasible, stormwater management facilities are integrated within
connections between parks and natural heritage features; and

a) Open spaces and/or public right-of-ways are provided adjacent to the
perimeters of stormwater management ponds.

General Built Form and Site Development Policies

Development shall be planned and designed to:
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a) Consider future intensification opportunities within the site;

b) Enhance connectivity by incorporating multi-modal transportation
systems;

C) Use sufficient block sizes in Residential and Mixed-use Corridor (GID)
areas to achieve pedestrian-oriented development by generally
establishing a maximum block length of 100-150 meters measured
along the long axis of a street; and

d) Balance the needs of the businesses and residents through the use of
public laneways, parking and open space within transitional areas.

Minimum and maximum building heights are indicated on Schedule C. It is
planned that the tallest buildings will be located within nodes located at key
intersections to provide focal points for the GID. Where heights have not been
indicated on Schedule C, they will be established through the development
approvals process.

Where public views and vistas are identified, heights lower than the maximum
building heights on Schedule C may be established through the development
approvals process to maintain public views and vistas of the Eramosa River
and the Downtown.

Development will be of high quality architecture, landscape, and urban design
and will make a significant contribution to creating a distinct character and
identify for the residential and mixed-use neighbourhoods contained within
the GID and will showcase the area’s unique natural and cultural history.

Definition of street edge is a priority; development within the GID shall create
a rhythm and spacing of building entrances and appropriately sized
storefronts to encourage pedestrian activity.

Maximum building setbacks from the property line on public streets are
included in Section 11.2.4, Table 1. Exceptions to setbacks established in
Table 1 may be granted, through the development approvals process in the
case of signature sites and public buildings that incorporate highly visible and
accessible landscaped open space within the divergent setback.

In addition to other policies of this Secondary Plan, blocks, buildings and
structures will be organized to define a public realm including public streets
and laneways, driveways and sidewalks that contribute positively to the
character and identity of neighbourhoods, including:

a) Arranging blocks that maximize street frontage with buildings massed
and articulated appropriately to minimize the scale of larger buildings
and to add visual interest;

b) Arranging blocks to maximize solar gain along the long axis while
minimizing shadowing of adjacent properties and buildings;

C) Providing visual overlook from new development to public spaces and
including building entrances, active ground floor frontages and
transparent building materials along the edge of public space;

d) Ensuring main building entrances are directly accessible from a public
street, or a publicly-accessible courtyard physically and visually
connected to the street;
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10.

e) Minimizing impacts on vehicular, bike and pedestrian traffic on Arterial
and Collector streets by providing vehicular access, ramps, servicing and
loading access from local streets or laneways whenever possible and
minimizing the number of driveway access points;

f) Providing vehicular access from rear laneways to detached, semi-
detached and duplex houses, townhouses and live/work units to reduce
the number of curb cuts and protect opportunities for soft landscaping
and active uses at grade along street edges;

g) Defining transitional areas between uses in development blocks through
provision of landscaped courtyards and other outdoor amenity space;

h)  Visually enhancing surrounding public streets, parks and other public
spaces through landscaped open space;

i) Designing sites, buildings and landscaping to encourage informal
surveillance through strategies such as: clear sightlines into building
entrances, parking areas, amenity spaces and site servicing areas;
locating open spaces adjacent to public roads to improve the safety of
parks through passive surveillance; providing low growing plant material
along pedestrian walkways; and providing pedestrian-scale lighting in
areas of pedestrian activity; and

1) Providing traffic calming features, including but not limited to, curb
extensions, raised surface treatments, chicanes, and textured paving.

The GID shall be designed to accommodate the needs of persons with
disabilities. Urban design considerations for a barrier-free environment should
meet the Accessible Design policies of the Official Plan, at minimum,
addressing the following:

a) Pathways free of obstructions, including street furniture, signs, trees,
shop awnings and advertising signs, etc. Obstructions should be placed
outside the path of travel wherever possible;

b) Signage that is clear, glare-free, simple, easy to read and understand,
and properly lit at night. The colour of signs should contrast with the
surrounding surface, and the colour combinations red/green and
yellow/blue should not be used to avoid confusing colour-blind persons;

C) Provide tactile cues such as guide strips to help a person with sight
problems identify travel routes. Guide strips should be laid in a simple
and logical manner, and should have a contrasting colour with the
surrounding surface. The strips should be flush with the road surface so
as not to hinder people with mobility problems; and

d) Outdoor accessible parking spaces should be located near accessible
building entrances. Indoor accessible parking spaces should be located
near accessible elevators, or as close as possible to exits.

To ensure an attractive streetscape and maximize opportunities for passive
energy efficiency/carbon neutrality, architectural controls may be required to
be developed through the Block Plan process to address detailed building
design aspects such as: massing; passive energy efficiency matters; siting;
grading; elevation articulation; garage articulation; materials colour,
sustainability and quality; and roof design.

Residential dwellings shall be designed such that garages are not the
dominant feature in the streetscape. Garages for all ground-related dwellings
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11.2.6.3

11.2.6.3.1

1.

11.2.6.3.2

1.

shall generally be in the rear yard accessed by laneway or front driveway.
This will allow for:

a) Ground floor front porches, windows and front facing rooms to create a
more attractive housing form and to enhance neighbourhood safety
through casual surveillance;

b) The creation of an attractive streetscape;

C) Adequate space for street trees and front yard landscaping; and

d) Additional opportunities for on-street parking in front of the units.

Land Use Designations
Adaptive Re-use (GID)

The Adaptive Re-use area is designated on Schedule B. The Adaptive Re-use
designation includes provincially significant cultural heritage resources where
the conservation, rehabilitation, restoration, maintenance and re-use of built
heritage resources and cultural heritage landscapes will serve as the focal
point of new development. This designation permits a mix of uses including
institutional, educational, commercial, office, light industrial, residential,
live/work and open space and park in a form that respects the existing built
heritage form, cultural heritage landscape features, as well as the
relationships between cultural heritage resources considered for adaptive re-
use and redevelopment.

Development shall be physically and visually compatible with and respectful of
the cultural heritage value and heritage attributes of the cultural heritage
resources on site. New additions or new construction to a built heritage
resource, where permitted to facilitate adaptive reuse, shall conserve the
cultural heritage value and heritage attributes.

Through the Block Plan process and/or the development approvals process,
the mix of uses, zoning categories and appropriate regulations will be
established to permit and control uses within the Adaptive Re-use
designation.

Mixed-use Corridor (GID)

Mixed-use Corridor (GID) areas are designated on Schedule B and include
areas comprised primarily of vacant or under-used lands that are targeted for
significant growth. These areas will consist of a mix of residential,
commercial, live/work, institutional, office and educational uses within a
highly compact form of development that will contribute to the creation of
focal points and transition areas. High quality urban and architectural design
and a well-connected, pedestrian-oriented, public realm in accordance with
the policies of this Section and Section 11.2.5.4 of this Secondary Plan will
define these areas.

The following uses may be permitted within the Mixed-use Corridor (GID)
designation:

a) Commercial, retail and service uses;
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b)  Office;

C) Entertainment and recreational commercial uses;

d)  Cultural and educational uses;

e) Institutional uses;

f) Hotels;

g) Live/work; and

h)  Medium and high density multiple unit residential buildings and
apartments.

A consistent built form edge shall be established through maximum setbacks
established in the implementing Zoning By-law in accordance with Table 1.

Development within the nodes identified on Schedule C and along College
Avenue East within the identified Main Street area will be compact and mixed-
use with a continuous built form edge containing the following:

a) Retail and service uses, including restaurants and personal service uses,
entertainment uses or professional offices and community or social
services shall generally be required on the ground floors of all buildings
at the street edge;

b) Building facades facing a public street shall be considered a primary
facade. A minimum of one pedestrian entrance shall be provided for any
primary facade;

C) Buildings on corner lots should be designed to have primary facades on
both the front and side street;

d) Ground floor heights will generally be a minimum of approximately 4.5
metres floor to floor; windows shall correspond appropriately to the
height of ground floors. Generally, a large proportion of the street-facing
ground floor wall of new mixed-use buildings shall be glazed; and

e) Building heights shall contribute to a continuous street wall that has a
minimum height of 4 storeys as shown on Schedule C.

The GID will be anchored by a mixed-use urban village at the intersection of
the eastern extension of College Avenue East and an interior north-south
collector that will offer a wide range of urban amenities and services. A
signature site will be located at the intersection of College Avenue East and
the proposed north-south Collector. A landmark building of high quality urban
design and architectural detail located within the signature site will provide an
anchor to the urban village. At grade, pedestrian-oriented, commercial
amenities will be provided.

The following shall apply to all development located within the Mixed-use
Corridor (GID) designation:

a) Buildings with long fagades shall be designed with architectural
articulation and changes in material to create interesting building forms,
compatible development which breaks up the visual impact of the
massing. Articulated massing may include: building stepping/facade
step-backs, layered massing (horizontal or vertical) and modulation and
change in materials and colour;

b) The massing and articulation of buildings taller than five storeys shall
provide appropriate transitions to areas with lower permitted heights,
minimizing impact on the street level as well as shadow impacts. A
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minimum step-back of 3m-6m shall be implemented at the 5th storey.
The floorplates of floors above the fifth storey generally shall be a
maximum of 1000 square metres. Figure 1 indicates the general built
form that is to be achieved; and

C) All buildings should be finished with high quality, enduring materials,
such as stone, brick and glass.

For free-standing residential development, the maximum net density is 150
units per hectare and the minimum net density is 100 units per hectare.

Figure 1. Mixed-use Corridor (GID) development

3m - 6m stepback
at 5th storey

floors 6 & above max.
1,000sm floor plate

property line /\

11.2.6.3.3 Employment Mixed-use 1

1.

The Employment Mixed-use 1 designation on Schedule B includes areas
targeted for significant growth as a landmark area in the University-
Downtown-GID trinity. These areas will permit a mix of uses focusing on
higher density, innovation and sustainability which includes uses such as
research and development, commercial, educational, institutional, limited
residential uses (in the form of /ive/work) and entertainment uses that will
serve to support the role of the business area as a knowledge-based
innovation centre.

The following uses may be permitted within the Employment Mixed-use 1
designation:

a) Office and administrative facilities;
b) Research and development facilities;
C) Live/work uses;
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d) Cultural and educational uses;

e) Institutional uses;

f) Hotel and convention facilities;

g) Entertainment and recreational commercial uses;

h)  Assembly and manufacturing of product lines requiring on-going
research and development support;

i) Associated ancillary retail uses that are an integral component of the
primary uses; and

i) Complementary or accessory uses may also be permitted. Such uses
may include restaurants, financial institutions, medical services, fitness
centres, open space and recreation facilities and child care centres.

Low density employment uses such as logistics and warehousing are not
permitted.

Where land use transitions from Residential and/or Mixed-use Corridor (GID)
to Employment Mixed-use 1 areas, the following uses shall be priorities to
ensure a compatible mix of uses: offices, live/work uses and entertainment
and recreational commercial.

Development in the Employment Mixed-use 1 designation will comprise a mix
of street-related and campus form development. Campus form development is
to consist primarily of prestige employment/research park uses and is to be
concentrated north of Stone Road within Block Plan Area 2.

Campus form development in the employment area is appropriate near open
space and natural heritage elements (Eramosa River Valley) where a balance
of site and building design can integrate landscape, topography, and other
special features with site access requirements including roads, driveways,
parking, and service and loading areas. Campus form development shall
comply with the following:

a) Buildings should be oriented to maximize open space opportunities,
providing a scale and pattern of development that supports pedestrian
activities at grade between buildings while maximising solar gain; and

b) Where appropriate, building heights and massing should optimize views
at-grade to the open space and natural heritage elements.

Street related design consists of buildings that define street edges through
established maximum setbacks and consistent landscape edge treatment and
include:

a) Maximum setbacks as established in Table 1; and

b) Active at-grade uses with street access which could include retail, cafes
and restaurants to connect public activity within the building, street and
open space.

Residential development may be permitted south of College Avenue East
within the area identified on Schedule C subject to the following:

a) Demonstration of the achievement (or planned achievement) of the
population, employment and density targets for Block Plan Areas 1 and
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11.2.6.3.4

1.

2 established in policy 11.2.7.3.3 and Table 2 to the satisfaction of the
City;

b) Demonstration of the achievement (or planned achievement) of the
greenfield area density target for the greenfield area of the GID
established in policy 11.2.6.1.7 to the satisfaction of the City;

c) Compatibility with adjacent employment uses; and

d) Demonstration that the lands are not required for employment purposes
over the long-term.

Where residential development is permitted within the Employment Mixed-use
1 designation in accordance with policy 11.2.6.3.3.8, development will be in
accordance with the provisions of the Residential designation.

Through the Block Plan process and/or the development approvals process,
zoning categories and appropriate regulations will be established to permit
and control uses within the Employment Mixed-use 1 designation including
locations for street edge and campus form development.

Employment Mixed-use 2

Employment Mixed-use 2 areas are designated on Schedule B. These areas
will have a mix of uses including: office, commercial, educational and
institutional, and, to a lesser extent, entertainment uses that will serve to
support the role of the employment area as an important component of the
Guelph Agri-Innovation Cluster.

The following uses may be permitted within the Employment Mixed-use 2
designation subject to the applicable provisions of this Secondary Plan:

a) Research and development facilities;

b) Office and administrative facilities;

C) Cultural and education uses;

d) Institutional uses;

e) Entertainment and recreational commercial uses;

f) Associated ancillary retail uses that are an integral component of the
primary uses; and

g) Complementary or accessory uses may be permitted. Such uses may
include convenience commercial uses and community facility uses.

The following uses are not permitted within the Employment Mixed-use 2
designation:

a) Residential;
b) Live/work; and
C) Logistics and warehousing.

The areas designated Employment Mixed-use 2 adjacent to Stone Road East
between the Eramosa River and Watson Parkway South will serve as a
transitional area to buffer the residential lands south of Stone Road East from
the Major Utility and Industrial designated lands north of Stone Road East.
Within the Employment Mixed-use 2 designation the following shall apply:
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11.2.6.3.5

1.

11.2.6.3.6

a) Buildings will be oriented towards Stone Road East with sufficient front
setbacks with landscaped open space;

b) Heights that provide sufficient screening of industrial uses from
residential development south of Stone Road East will be established
within the implementing Zoning By-law; and

c) Parking, loading and access will comply with policies established in this
Secondary Plan and the general urban design policies of the Official Plan.

Through the Block Plan process and/or the development approvals process,
zoning categories and appropriate regulations will be established to permit
and control uses within the Employment Mixed-use 2 designation.

Residential

Residential areas are designated on Schedule B. The predominant land use in
this designation shall be medium density housing forms such as townhouses
and apartments with a limited supply of low density housing forms such as
single and semi-detached dwellings. The final range and distribution of these
housing forms will be determined through the Block Plan and/or development
approvals process and regulated through the implementing Zoning By-Law.

The following uses may be permitted within the Residential designation:

a) Multiple unit residential buildings, such as townhouses and apartments;
b) Detached, semi-detached and duplex dwellings;

C) Convenience commercial uses;

d) Live/work units;

e) Community services and facilities;

f) Child care centres;

g) Schools; and

h) Park space including urban squares.

Multiple unit residential buildings and live/work units shall be oriented towards
a street with the main entrance to the building/dwelling unit accessible
directly from a right-of-way.

The layout of local roads within residential areas shall consider orientation
that facilitates maximum solar gain along the long axis of buildings.

The maximum net density is 150 units per hectare and not less than a
minimum net density of 35 units per hectare. Minimum and maximum heights
are indicated on Schedule C.

Glenholme Estate Residential

The Glenholme Estate Residential area is designhated on Schedule B. This
designation includes lands containing existing low density estate residential
uses on large lots that are currently serviced by private individual on-site
water and wastewater services. Due to the unique characteristics of the area,
it is anticipated that the existing residential uses will continue in their current
form during the Secondary Plan period, with opportunities for minor limited
additional estate residential infill development which is consistent with the

40



11.2.6.3.7

1.

character of existing development. Existing and new development within this
land use designation are subject to the following policies:

Notwithstanding any other provision of this Secondary Plan, only the following
uses shall be permitted:

a) Single detached dwelling;
b)  Accessory apartment; and
c) Home occupation.

Limited additional low density estate residential infill development may be
permitted on existing lots that are 1.0 ha in size or greater, subject to
meeting the following size criteria, and all other applicable policies of this
Secondary Plan:

a) Minimum lot size of 0.4 ha for new and retained residential lots and an
average lot size (of new lots and retained residential lots) of 0.7 ha.

New residential lots shall be configured and sized to maintain the character of
the lot fabric of the area including frontage, setbacks, landscaped space and
amenity areas and to ensure flexibility for the proper ongoing operation of
private individual on-site services.

Notwithstanding the servicing policies of the Official Plan, new estate
residential development within the Glenholme Estate Residential designation
may be permitted with private individual on-site water and wastewater
services as an interim measure until full municipal services are available.

As part of a development application the City may impose such conditions as
are deemed appropriate to protect City and public interest, particularly with
respect to protecting City drinking water supplies. The City may require
proponents to enter into an agreement related to the ongoing operation and
maintenance of interim private services, the requirement for the property
owner to connect to full municipal services when they become available at
their own expense, and other relevant matters.

Development within the Glenholme Estate Residential designation will be

regulated through a site specific Zoning By-law amendment and shall be
subject to site plan control.

Open Space and Parks

Open Space and Parks areas are designated on Schedule B and are subject to
the Open Space and Parks policies of the Official Plan and the applicable
provisions of the GID Secondary Plan.

In accordance with the policies of the Official Plan, municipal parks and
municipal recreation facilities are permitted in all land use designations.
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11.2.6.3.8
1.
11.2.6.3.9
1.
11.2.6.3.10
1.
11.2.6.3.11
1.
11.2.6.4
1.
2.
3.

Neighbourhood Commercial Centre

As identified on Schedule B, a small portion of the GID, located at the
southeast corner of York Road and Victoria Road South, is designated as
Neighbourhood Commercial Centre and is subject to the Neighbourhood
Commercial Centre policies of the Official Plan.

Service Commercial

As identified on Schedule B, a small portion of the GID, located at the
southwest corner of York Road and Watson Parkway South, is designated as
Service Commercial and is subject to the Service Commercial policies of the
Official Plan.

Industrial

As identified on Schedule B, portions of the GID are designated as Industrial
and are subject to the Industrial policies of the Official Plan.

Major Utility

As identified on Schedule B, a significant portion of the east side of the GID is
designated Major Utility and is subject to the Major Utility policies of the
Official Plan.

Compatibility: Major Utility and Industrial Uses

When considering development applications and public realm projects, there
shall be regard to all applicable provincial and municipal policies, regulations
and guidelines to ensure that compatibility will be achieved and maintained
with regard to noise, vibration, dust, odour, air quality and illumination so as
to achieve the goals of:

a) Preventing undue adverse impacts from proposed development on the
City’s Waste Resource Innovation Centre, designated Major Utility and
the Cargill plant designated Industrial; and

b) Preventing undue adverse impacts on the proposed development from
the City’s Waste Resource Innovation Centre, designated Major Utility
and the Cargill plant designated Industrial.

Sensitive land uses may be prohibited in the Zoning By-law or limited
(through massing and siting, buffering and design mitigation measures) in
areas in proximity to the Major Utility and Industrial designations to ensure
compatibility. In addition, noise and air emissions reports shall be required
and vibration and illumination reports may be required, in support of
development approval requests. Such environmental reports are to specify
how compatibility will be achieved and maintained between the Waste
Resource Innovation Centre and Cargill and the proposed development, and
may include measures aimed at minimizing impacts.

The City shall consult with the Ministry of the Environment, Cargill and the
City’s Waste Resource Innovation Centre during the development approvals
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process and during the design process for public spaces in the vicinity of the
Cargill plant and the City’s Waste Resource Innovation Centre property to
ensure compatibility.
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11.2.7>
INTERPRETATION AND
IMPLEMENTATION

The implementation of this Secondary Plan will require a variety of tools and many actions
on the part of the City, private landowners, institutions and others. This Section describes
important tools and strategies to be used by the City in addition to the tools and strategies
identified in the Official Plan. It also identifies initiatives and partnerships intended to
implement key elements of this Secondary Plan and, in the process, encourage private
development and investment in the GID. Many of the strategies build upon previous
initiatives and current investments by the City.

11.2.7.1

1.

11.2.7.2

Interpretation and Implementation Policies

Lands within the GID Secondary Plan area are subject to the interpretation
and implementation policies of the Official Plan and the following specific
policies.

Where the policies of this Secondary Plan conflict with those in the Official
Plan, the policies of the GID Secondary Plan shall prevail.

The built form policies of the GID Secondary Plan respond sensitively to the
topography and adjacent land uses. The primary intent is to ensure
compatibility among buildings of different types and forms, the minimization
and mitigation of adverse shadow and view impacts, and the creation and
maintenance of an inviting and comfortable public realm. Nevertheless, the
City recognizes the need to be somewhat flexible and allow for well-designed
buildings that respond appropriately to the conditions of their site and
surroundings and are consistent with the principles of this Secondary Plan.
Where “generally” is used to qualify a built form policy found in Section
11.2.6.2 of this Secondary Plan, it is the intent that the policy requirement
shall be met except where an applicant has demonstrated to the City’s
satisfaction that site-specific conditions warrant considerations of alternatives,
and that the proposed alternative built form parameters meet the general
intent of the policy. Such exceptions shall not require an amendment to this
Secondary Plan.

Design Review

The City may establish a design review committee, comprised of professionals
with expertise in planning and urban design, architecture, engineering,
landscape architecture and/or environmental design, or other advisory
process, such as an architectural or urban design peer review process at the
applicant’s expense, to assist in the review of significant development
proposals and capital projects in the GID. In reviewing significant
development projects within the GID, such a committee or process shall be
guided by the policies of the GID Secondary Plan and applicable Official Plan
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11.2.7.3

policies and shall consider the urban design, architectural, engineering,
landscape and environmental design aspects of the proposal.

Block Plans

Block Plan areas are identified on Schedule D. These areas have been
delineated based on existing boundaries such as roads and the Eramosa
River, land ownership patterns and land use designations.

Block Plans will be developed for each of the identified Block Plan areas to
specifically implement the policies of the GID Secondary Plan. The Block Plan
process will establish a pattern of development which ensures that
development will occur in an orderly, cost effective and timely manner. Actual
timing of development will be managed through the City’s annual
Development Priorities Plan in accordance with the managing growth policies
of the Official Plan.

The Block Plan areas will be used for the purposes of monitoring and ensuring
achievement of population, employment and density targets as well as capital
programming and land assembly. The targets for the Block Plan areas are
established in Table 2:

Table 2: Block Plan Area Targets

Population Employment | Residential Employment
Target Target Density Density
(units/net ha) | (jobs/net ha)
Block Plan
Area 1: 3,200 1,350 75 135
Block Plan
Area 2: 300 3,600 75 90
Block Plan
Area 3: 800 1,000 75 85
Block Plan
Area 4: N/A 500 N/A N/A

Block Plans are required to be developed to the satisfaction of the City and
approved by the City for each of the identified Block Plan areas prior to
approval of any development application within the corresponding Block Plan
area.

Block Plans will be prepared in accordance with a Terms of Reference
approved by the City. Block Plans will demonstrate conformity with the
policies and schedules of the GID Secondary Plan and will include, but not
necessarily be limited to, the following:

a) Road pattern (including location of new public and/or private streets and
laneways and alternative street cross-sections where required);
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10.

11.2.7.4

b) Layout of development blocks and stormwater management ponds and
facilities;

C) Location, size and configuration of parks, open space and urban
squares;

d) Density and distribution of housing types;

e) Architectural design controls;

f) Achievement of the population, employment and density targets
established in Table 2;

g) Provision of municipal services;

h) Refinement of trail network and active transportation links;

i) River crossings (need and feasibility analysis);

i) General location of public views and vistas;

k) Evaluation of cultural heritage resources and methods of conservation;
and

1) Conformity with the built form and site development policies of the GID
Secondary Plan and the urban design policies of the Official Plan through
the development of design guidelines for the area.

Draft plan of subdivision, Zoning By-law amendment and site plan
applications, or any phases thereof, for properties subject to Block Plans shall
demonstrate to the City’s satisfaction that the proposed development is
generally consistent with the applicable Block Plan and will contribute to
meeting the principles, objectives and applicable policies and targets of the
GID Secondary Plan. Block Plans may be amended through the development
approvals process, provided the relevant policies of the GID Secondary Plan
continue to be satisfied.

An Environmental Impact Study will be prepared in accordance with a Terms
of Reference approved by the City as part of the Block Plan process and will
meet the Environmental Study Requirements of the City’s Official Plan to the
satisfaction of the City in consultation with the GRCA.

The EIS will include the enhancement and restoration of existing surface
water features and their riparian areas in order to support fish habitat and the
improvement of water quality and quantity.

The EIS will establish management objectives and stewardship and/or
restoration recommendations for the respective block plan areas for the City’'s
Natural Heritage System that is within the GID.

The City may require the preparation of detailed Environmental Impact
Studies in support of development applications. The need for additional
environmental studies will be determined through the preconsultation process
prior to the submission of development applications.

Height and Density Bonusing
Development within the nodes identified on Schedule C may be permitted
additional height and density to a maximum of 12 storeys in accordance with

the Height and Density Bonus Provision policies of the Official Plan.

In addition to the community benefits outlined in the Official Plan, design
elements that significantly contribute to the achievement of carbon neutrality
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11.2.7.5

11.2.7.6

11.2.7.7

shall be considered community benefits when the City considers authorizing
increases in height and density within the identified nodes in the GID.

Special Studies and Future Initiatives

The City will prepare an Implementation Strategy for the GID to coordinate
and manage the implementation of the policy directions related to the
achievement of carbon neutral development. The Implementation Strategy
will identify targets for carbon neutrality and describe a range of mechanisms,
tools and initiatives that may be used by the City, landowners and developers
to achieve the identified targets. The GID Implementation Strategy shall be
incorporated into and refined through the Block Plan process.

Alternative development standards may be developed where appropriate to
meet the objectives and policies of this Secondary Plan.

Additional studies may be required prior to or as part of Block Plan approval to
implement development within the GID. These studies include but are not
limited to the following:

a) A stormwater management assessment and/or analysis that includes,
but is not limited to, the establishment of water quality, water quantity,
water balance, erosion control and natural environment objectives and
criteria. These analyses may be used in establishing stormwater
management design requirements for development in the GID;

b) A Water and Wastewater Master Plan that establishes conceptual design
and development standards for development in the GID; and

C) A District Energy Feasibility Study with Guelph Hydro and landowners to
guide implementation and development of a District Energy System in
the GID.

Finance

The implementation of the policies of the GID Secondary Plan will be subject
to the capital budget and financial policies and procedures approved by City
Council, as well as the availability of funding or service provision from other
levels of government.

Partnerships

The City will work in partnership with the Province and other stakeholders
towards the effective and efficient development of lands in accordance with
the policies of this Secondary Plan, including assessing the following:

a) Site/servicing development models for priority areas including the
extension of College Avenue East;

b) Development of Research and Development Clusters in partnership with
the Post-Secondary Institutions;

C) Redevelopment of the Guelph Correctional Facility for uses permitted by
the Adaptive Re-use designation, including assessing the feasibility for
the possible extension of College Avenue East over the Eramosa River to
provide pedestrian and transit connections to such development; and
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11.2.7.8

d) Coordination of marketing and business development efforts targeting
knowledge-based innovation sector businesses and other related users
within mixed-use employment areas.

Definitions

In addition to definitions of the Official Plan, the following definitions are
applicable in the Guelph Innovation District Secondary Plan:

Active Transportation means:

Modes of transportation, such as walking and cycling that: provide the
personal benefits of fitness and recreation; are environmentally friendly;
contribute to the personal and social health of neighbourhoods; and are
readily available to a wide range of age groups within the community.

Adaptive Reuse means:
The alteration of built heritage resources to fit new uses or circumstances
while retaining their heritage value and attributes.

Available Roof Area means:
The total roof area minus the area for mechanical equipment, roof top
terraces and perimeter access restrictions.

Carbon Neutral means:

For the purpose of the GID, carbon neutrality refers to the indirect and direct
carbon emissions emitted from the new buildings that will be developed within
the GID boundary. Net zero carbon emissions will be achieved by balancing
the annual amount of carbon released (by burning fossil fuels) with the
equivalent amount that is sequestered and/or offset from on-site or off-site
renewable energy.

The carbon emissions associated with transportation, waste, water and food
generation/production will be addressed and reduced as a result of the
“complete community” design of the GID. That said, these related emissions
will not be included in the carbon neutral definition for the GID.

Compatibility means:

Development or redevelopment which may not necessarily be the same as, or
similar to, the existing development, but can co-exist with the surrounding
area without unacceptable adverse impact.

District Energy means:
A system that ties together distributed thermal energy generation and users
through a local supply loop.

Guelph Agri-Innovation Cluster means:

The Guelph Agri-Innovation Cluster consists of two main subsectors, food and
wellness and agri-business, which afford many niche opportunities for value
creation that align strongly with the infrastructural strengths of the region.
The report “Strategic Plan for the Guelph Agri-Innovation Cluster”, dated
March 3, 2010, completed by Hickling Arthur Low and Urban Strategies Inc.
further defines the Guelph Agri-Innovation Cluster.
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Public Realm means:

Public spaces such as public streets and rights of way, urban squares, parks,

community trails, and open spaces.

Public View means:

A view toward important public and historic buildings, natural heritage and
open space features, landmarks and skylines when viewed from the public
realm.

Public Vista means:
Views that are framed through built form or between rows of trees when
viewed from the public realm.

Redevelopment means:
The creation of new units, uses or lots on previously developed land in
existing communities, including brownfield and greyfield sites.

In spite of the above definition, for the lands within the Special Policy Area
Floodplain of this Plan, redevelopment shall include an addition which is
larger than 50% of the total ground floor area of the original or existing
building or structure.
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11.2.8>
SCHEDULES

Schedule A
Schedule B
Schedule C
Schedule D

Appendix A

Mobility Plan

Land Use

Built Form Elements
Block Plan Areas

Heritage
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ITEM 4:

The purpose of ITEM ‘4’ is to reflect and refer to the completion of the Guelph
Innovation District Secondary Plan.

Official Plan Schedule 1, entitled ‘Land Use Plan’ is hereby amended by

“greying out” the lands subject to the Guelph Innovation District
Secondary Plan as depicted on the attached Schedule 1:
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ITEM 5: The purpose of ITEM ‘5’ is to add the boundary of the Guelph Innovation District
Secondary Plan and revise the South Guelph Secondary Plan boundary to

exclude the Guelph Innovation District Secondary Plan Area on Schedule 1A
(Secondary Plans & Water Features).

Official Plan Schedule 1A, entitled ‘Secondary Plans & Water Features' is

hereby amended by adding the lands subject to the Guelph Innovation
District Secondary Plan as depicted on the following mapping:
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ITEM 6:

The purpose of ITEM ‘6’ is to reflect and refer to the completion of the Guelph
Innovation District Secondary Plan on Schedule 2 (Development Constraints).

Official Plan Schedule 2, entitled ‘Development Constraints’ is hereby

amended by “greying out” the lands subject to the Guelph Innovation
District Secondary Plan as depicted on the following mapping:
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ITEM 7: The purpose of ITEM ‘7’ is to remove the lands south of Stone Road East, east of
Victoria Road from the Proposed Secondary Plan Phasing, including the 2.b text
as it relates to those lands on Schedule 4B (South Guelph Secondary Plan Area

Phasing of Development) to reflect the Guelph Innovation District Secondary
Plan completion.

Official Plan Schedule 4B, entitled ‘South Guelph Secondary Plan Area
Phasing of Development’ is hereby amended by removing the lands,
from the Proposed Secondary Plan Phasing, including the 2.b text as it
relates to those lands, subject to the Guelph Innovation District
Secondary Plan as depicted on the following mapping:
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ITEM 8:

The purpose of ITEM '8’ is to revise Schedule 9A (Existing Road Network) to
reflect completion of the Guelph Innovation District Secondary Plan.

Official Plan Schedule 9A, entitled ‘Existing Road Network’ is hereby

amended by “hatching out” the lands subject to the Guelph Innovation
District Secondary Plan as depicted on the following mapping:
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Item 9:

The purpose of ITEM ‘9’ is to revise Schedule 9B (Recommended Road Plan for
Further Study and Environmental Assessment) to reflect completion of the
Guelph Innovation District Secondary Plan.

Official Plan Schedule 9B, entitled ‘Recommended Road Plan for Further
Study and Environmental Assessment’ is hereby amended by “hatching
out” the lands subject to the Guelph Innovation District Secondary Plan
as depicted on the following mapping:
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Item 10: The purpose of ITEM ‘10’ is to revise Schedule 9C (Bicycle Network Plan) to
reflect completion of the Guelph Innovation District Secondary Plan.

Official Plan Schedule 9C, entitled 'Bicycle Network Plan’ is hereby
amended by “hatching out” the lands subject to the Guelph Innovation
District Secondary Plan as depicted on the following mapping:
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Attachment 4: Comments Submitted by the Public,
Stakeholders and Agencies
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Labreche Patterson & Associates Inc.

Professional Planners, Development Consultants, Project Managers

Our File: P:375-09 K

October 31, 2012

Mr. Blair Labelle
City Clerk

City of Guelph

1 Carden Street
Guelph, Ontario
N1H 3A1

Dear Mr, Blair Labslle:

Re: Proposed.Guslph Innovation District Secondary Pian
City of Guelph

We represent ABW Food Services of Canada Inc., McDonald's Restaurants of Canada Ltd., the
TDL Group Corp. (opefators and licensors of Tim Hortons Restaurants), and Wendy's
Restaurants of Canada Inc. as well as their industry association, the Onfario Restaurant Hots!
and Motel Association (ORHMA).

The ORHMA is Canada's largest provinctal hospitality industry association. Representing over
11,000 business establishiments throughout Ontario, its members cover the full spectrunt of food
service and accommodation establishments and they work closely with its members in the quick
service restaurant industry' on matters related to drive-through raview, regulations, and
guidelines.

Wae are providing this written submission to you on behait of our clients after having reviewed
the proposed draft Innovation District Secondary Plan. to determine if the proposed policies
contained within the Secondary Plan would apply to our clients’ current and future operating
interests. Please accept this as our written submission on the subject matter,

Based on our review we have. not identified any concerns with the “Draft Innovation District
Secondary Plan”, However, we ressrve the right to provide further commerits on subsequent
drafts of the document in advance of Council's final decision on this matter.

Please also consider this letter ouf formal request to be provided with copies of all future

notices, reports, and resolutions relating to the proposed draft Secondary Plan for the City of
Guelph,

330-A1 Trillium Drive, Kitchener, Ontario. NZE 3J2 - Tel: 519-896-5955 « Fax:519-896-5355



Yours fruly, ‘
Labreche Patterson & Assotiates Inc.

Victor Labreche, MCIP, RPP'
Senlor Principal
Copy: Joan Jylanns, Senfor Policy Planner, City of Guelph
(via e-mail. joan.[ylanne@guelph.ca)
Marco Monaco, ORHMA
{via-e-mail: mmonaco@orhma.com)
Leo Palozzi, The TDL Group Corp.
(via e«mail: palozzi leo@timhorions.com)
Leslte Smajkal, The. TDL Group-Corp.

{via e-mail: smejkal_leslie@timhortons.com)

Paul Hewer, McDonald's Restaurants of Canada Limited
(via e-mail: paul.hewer@ca,.mcd.com

Susan Towle, Wendy's Restaurants of Cshadd, inc.
(Vig g-rirail; sussh fowlo@wi GO

Darren Sim, AW Food Services of Canada. Ine.
(via e-mail: dsim@aw.ca)



Guelph, Ontario.
December 17, 2012

Mayor Karen Farbridge,

Dear Karen, ‘

I'have read and reread the Guelph Innovation District Draft Secondary Plan and
while it contains a broad blueprint of what the district might be and, some of the vision
statements are laudable, it lacks the futuristic thrust that I had hoped for. This draft plan
does not reflect the unique opportunity this site provides and instead could apply to
almost atiy tract of land anywhere. It does not eapitalize on the many natura] features
found there nor does it build on the environmental strength of the University of Guelph.
While it is true that several other Ontario universities (e.g. Ottawa, Waterloo, Western )
are developing significant environmental programs, none attain the level or diversity
found in Guelph. We have an opportunity to give leadership to sustainable development
and that opportunity should not be dismissed. The demands of climate change and its
impact on life forms, the economy and our social wellbeing make urgent the need to ‘
rethink current practices. Consetvation and resource utilization constitute a debt we awe
to future generations. The critical time to act is now,

 As youare aware, some years ago, Jack Milne, aware of the opportunities the
York lands and buildings presented for the province and the city to take a leadership role
in environmental stewardship, proposed the establishment of an Ontario Environmental
Exhibition. The primary purpose was to focus on attractitg industries, institutions and
services in the broad environimental field. The “Exhibition” would be a catalyst, with
permanent and rotating features which would make Guelph the epicenter of
environmental activity. This would be a leaming center where people from all walks of
life, especially students, would learn and see firsthand the tactics, developments and
procedures that could be employed to reduce our negative impact on the world around us.
His thesis was that once aware of this they would respond in a positive way. This
proposl has been supported by the Guelph Wellington Men’s Club and in public meeting
throughout the city. At the meeting held by Glen Murray, this environmental emphasis
for the lands received the strongest support of the various emphases explored.

The Guelph Wellington Men’s Club supports that part of the Draft Secondary
Plan congerned with employment and education but we would like to see more emphasis
oni environment. Any seenario that looks to future prosperity must have major
environimental considerations, The Draft Plan mentions etiergy and carbon neutrality but
the site offers opportunities for a much greater range of improvements. Certainly on that
side we could demonstrate solar, geothermal and wind turbine energy sources but we
could also inform and demonstrate to the public such things as the potential for advances
in fuel generating sources and how the emerging field of nanotechnology could
revolutionize food production and medicine.

When the call for expressions of interest in two sites in the innovation district
was sent out by the Ontario Government, the Men’s Club was the first to bring this fo the
attention of Conestoga College and urge them to submit a proposal, They have and we



support it strongly. While this compliments the University of Guelph in many ways. It
does not fulfill the need to educate the public: on the urgent need for action to restore the
integrity of our ecosystem.

We encourage the ity to take a bolder, more forward looking approach that takes
advantage of the resources available at this site and in our university so that it can
become 4 leader, not a bystander, in sustainable community building.

I wish you a Merry Christmas and a rewarding New Year.

Freeman McEwen

Ce

Bill Winegard
Ken Hammill
Jack Milne
George Hughes
Joan Jylanne
Peter Cartwright
Donald McKay
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Joan Jylanne

From: Peter Cartwright

Sent: November 15, 2012 10:20 AM

To: Joan Jylanne; 'Mark Goldberg'

Cc: Wayne Galliher

Subject: RE: Comments on Draft Guelph Innovation District Secondary Plan

Good morning Mark.

Parallel to the Secondary Planning process, Economic Development is working with the Province to develop an
implementation plan, which in part will address the points that you have made about the attraction/retention of
innovation and green industries. We have not yet addressed the potential for a screening process; however, in my

opinion this is worthy of consideration, Thank you for this input.

For your information, the need for an implementation plan has been identified by Guelph City Council in the 2012 ~
2016 Corporate Strategic Plan, and | anticipate it will be presented to Council within the first half of 2013.

Should you wish to discuss this initiative further please feel free to contact me.
Regards!

Peter Cartwright

From: Joan Jylanne

Sent: November 12, 2012 11:41 AM

To: 'Mark Goldberg’

Cc: Wayne Galliher; Peter Cartwright

Subject: RE: Comments on Draft Guelph Innovation District Secondary Plan

Hi Mark,

Thank you for your comments. | have forwarded them to our Economic Development staff who are dealing with the
attraction of emerging innovation and green energy industries.

The Secondary Plan will eventually be incorporated into the City’s Official Plan via an Official Plan Amendment. Official
Plan policies and schedules provide the foundational land use policies that zoning, consents and subdivision plans
ultimately implement. At the Official Plan level generally only arterial and collector roads are shown on schedules. Local
roads will be created through either a subdivision plan and/or consent. The local road network will ultimately create
the block fabric in conformity with the policies of the Official Plan, i.e. GID draft Secondary Plan policy 6.3.7 b.

As for water conservation and industry attraction activities, the City’s Official Plan is directional and is limited by
planning legislation regarding what can be mandated. The City is strongly committed to its energy and water
conservation strategies, and economic development strategies which will be instrumental in implementing the vision,
principles and objectives for the Guelph Innovation District. In addition, Chapter 7 of the draft Secondary Plan presents
implementation policies which include the development of a GID Implementation Strategy among other tools.

Please find attached a notice regarding the open house on the GID Draft Secondary Plan scheduled for November 28,
2012 at City Hall. Hope to see you there. ...Joan



Joan Jylanne | Senicr Policy Planner
Policy Planning and Urban Design | Planning, Building, Engineering and Environment

City of Guelph

T 519-822-1260 x 2519 | F 519-822-4632
E joan.ijylannelqguelph.ca

guelph.ca

From: ] On Behalf Of Mark Goldberg

Sent: October 15, 2012 2:33 PM
To: Joan Jylanne

Cc: Wayne Galliher
Subject: Comments on Draft Guelph Innovation District Secondary Plan

Dear Joan,

Thank you for your letter of Oct. 10th, inviting comment on the Draft Guelph Innovation District Secondary
Plan. I am sending you my comments by email, as I was unable to attend the PBEE Committee meeting earlier
today. I've copied Wayne Galliher on this as some of the comments are related to water conservation strategies.

Here are my comments:

» P. 10 Sormwater Management: Collection and reuse of rainwater that falls on buildings in the GID
should be required as part of the City's water conservation strategy. 50% of residential water use is for
flushing toilets and washing laundry. Accordingly, a 50% reduction in residential municipal water
demand could be achieved by this design feature. It should also apply to commercial and industrial
buildings in the GID. Rainwater collection and treatment systems are now commercially available, so
that is not an impediment. In addition, mandating rainwater harvesting and reuse as a design feature
will act to stimulate local growth of that green industry. It will also help to qualify the GID buildings
for LEED certification.

e P. 21 General Land Use Policies, 6.2.3. It would be useful to have some discussion in this section
around how emerging innovation and green energy industries will be attracted and retained. Also will
there be a screening process to determine eligibility of businesses to be GID tenants? If so, what would

it look like?

e P, 23-24 General Built Form and Site Development Policies. As mentioned above, rainwater collection

and reuse should be mandated.
» In the same section, point b on page 24 suggests that blocks will be oriented to take full advantage of
solar collection. However, it is not apparent from Sch. D, which shows some arteriole roads, that this

policy will be reflected in planned subdivisions.
Thank you for the opportunity to comment on the Draft Plan.

Regards,



Mark Goldberg

Mark Goldberg Ph.D., DABT, C. Dir.
Chairman of the Board of Directors
PlantForm Corporation



December 17, 2012

Joan Jylanne

Senior Policy Planner
City of Guelph

1 Carden Street
Guelph, Ontario

N1H 3Al

Re: Property at 728 Victoria Road South
10.3085 HA - 25.471 Acres
Pidel Homes - Carm Piccoli
881350 Ontario Inc.
Operating as Cedar Towers

The purpose of this submission is further to cur submissions dated January 10, 2012,
and August 18, 2011, attached.

These submissions have clearly requested - Retail - Cammercial, and High Density
Residential as shown on the attached Plan.
The current concerns that we have are as follows.

1. Node
Section 5.3.6 Nodes are not defined.
Nodes are not a designation.

We are requesting clarification with respect to the Node and it's application
to this property since it is not a designation in Schedule C, Land Use.

2. Corridor Mixed Use

The Corridor Mixed Use as shown in Schedule C has to be defined more precisely
with respect to property fabric since this is a Secondary Plan which must
reflect a more precise delineation of the designation.

3. Employment Mixed Use 1.

Section 6.4.12 provides for a range of Employment Uses, and a range of
Residential Uses.
Does this permit Higher Density Residential Uses in the form of Condominiums

and'Apartments ?
4. Residential

Section 6.4.26 Residential areas permit a Wide Range of housing.
Does this designation permit Higher Density Residential in the form of
Condomininiums and Apartments. ?

5. Schedule E Phasing

Proposed phasing for this property is Phase 2.



We are requesting to be in Phase 1 since we are prepared to submit applications
and plans when the Secondary Plan is approved.

In closing, we are prepared to attend further meetings with staff to discuss
and resolve issues as outlined in this submission, and the 2 previous
submissions.

Mario Venditti HBA MA

Dsin Vor

c.c Todd Salter
Jim Furfaro
Mario Venditti

City Administrator



January 10, 2012

Joan Jylanne

Senior Policy Planner
City Hall

City of Guelph

1 Carden Street

Guelph, Ontario
N1H 3Aa1 Re: Property at 728 Victoria Road South

10.3085 HA - 25.471 Acres
Pidel Homes ~ Carm Piccoli
881350 Ontarioc Inc.
Operating as Cedar Towers

The purpose of this submission letter is further to our meeting of Wednesday
December 21, 2011 where I discussed the designation of these lands for
Commercial - Retail ( 10 acres ) and the 15 Acres for High Density Residential

Development
I am attaching the detailed submission that I and the owner { dated August
18, 2011 ) have made to you with our request for the designation of these lands.

At this meeting it was clarified that Commercial and Residential Uses are
permitted on these lands.

At that meeting it also appered that Jim Riddell was receptive to these
land uses at this prime corner. . .

I advised that this corner was specifically planned for these land uses
in the 1993 Annexation of these lands as a Nodal Area with these ‘higher

Land Uses.

It appeared to me and the land owners present that Jim Riddell was open for
further discussion and input with respect to these land uses.

I am therefore requesting that the Commercial - Retail and Residential
Land Uses as outlined in my submission of August 18, 2011 de designated
in the York District Secondary Plan.

We are also open for further meetings and discussion on this matter.

Carm Piccoli

Mario Venditti HBA MA



August 18, 2011

Joan Jylanne .
Senior Policy Planner
City Hall
City of Guelph
1 Carden Street
Guelph, Ontario
NIH 321 Re: Property at 728 Victoria Road South Guelph
10.3085 HA - 25.471 Acres
Pidel Homes - Carm Piccoli
881350 Ontario Inc.
Operating as Cedar Towers

The purpose of this submission letter is to request that the above noted lands
be designated as follows in the York District Secondary Plan.

The 10 acres ( the Corner ) fronting on Victoria Road and Stone Road East be
designated for- Commercial and Retail Land Uses. ‘

The 15 acres on the reéar of the property be designated for High Density
Residential in the form of High Rise Condominiums, and Apartments.

The attached Diagram and Survey Plan is for your information, and outlines
the 2 Land Uses as shown on the plans.

The Planning Rationale for the Commercial ~ Retail is that this is a Prime . .
Nodal Corner located at the two-Major Roads, Stone Road East, and Victoria Réad.

There is sufficient land area to accamodate the Commercial - Retail Land Uses
that would serve this area when the Residential Land Uses on the rear part of
the property, and the Residential developments on the lands on Stone Road East '
to Watson Parkway are developed for Residential development .,

Further, these land uses are desirable and compatible for for this location.

With respect to the Residential component, again this is desirable and
compatible since the predominant land uses south on Stone Road from Victoria
Road to Watson Parkway are all Residential with a range of Residential

developments.

I would therefore request that the noted lands be designated for High Density
Residential Development. i

I am also enclosing a letter dated August 27, 2008 to Katie Nasswetter from

my Planner Mario Venditti with respect to the noted land uses with respect
to input to your Development Priorities Plan ( DPP ) for your information.

In closing, it is my FIRM POSITION that the LAND USES as put forward have
been recommended since the 1993 Annexation of these lands, and that the
LAND USES as I have requested be DESIGNATED in The York District Secondary

Plan.



Mario Venditti HRA MA

c.c Jim Riddell %W V

Jim Furfaro
Mario Venditti

City Administrator
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HAND DELIVERED August 27, 2008

Katie Nasswetter
Senior Development Planner
City Hall

1 Carden st.

Guelph, Ontario

N1H 3Aa1
Re: Development Priorities Plan {(DPP)

Re: Property at 728 Victoria Road South
Pidel Homes Carm Piccoli

Further to our meeting of Monday August 18, 2008 where I discussed
4 properties with yourself, this submission will deal with the property
at the south east corner of Victoria Road and Stone Road.

* 728 Victoria Road South =~ 25 acres

Pidel Homes Carm Piccoli

As discussed with you the 1993 Annexation of this property was specifically
done in order to plan this corner for a mix of Land Uses.

These are Retail, Commercial, Office, Institution, and Residential.

The size of this property is 25 acres, and we are persuing a Mixed Land
Use Designation in the York District Secondary Study and Process.

In several meetings with Joan Jylanne has assured me that the Residential
camponent will be part of the recommended Land Use Designation for this
property.

I am enclosing a plan that shows the size and the dimensions of the property,
and a aerial photo that outlines the property with purple coloured lines.

With respect to the Residential aspect of this submission, the rear part of
the property is about 10 acres in size,

We propse to develop this part of the property with High Density Residential
Condominium Development . ‘

The Development will be in High Rise Form.

This area would yield approximately 400 plus units when the coneept - plan
is done for this area of the property.

We intend to prepare a development plan for the whole property in the near
future, and we propose to develop the property in the near future as well.

In closing, this submission is made inorder to have input to your
Development Priorities Plan.

I would ask that you keep me informed on the DPP process, and that you
add me to your mailing list, and any future Committee Meetings that deal
with the DPpP. :



Mario Venditti HBA MAa

cc Carm Piccoli Pidel Homes

Joan Jylanne City Planning
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GUELPH INNOVATION DISTRICT DRAET SZCONDARY PLAN

PUBLIC OPEN HOUSE—Novembei 28, 2012

Thank you for attending the Public Open House. Please provide your comments here and

drop them off before you go, or send to Joan Jylanne: Joan Jylanne@guelph.ca
City Hall, 1 Carden Street, Guelph, ON, N1H 3A1.

Information regarding the Guelph Innovation District Secondary Plan process, including a
copy of the draft Secondary Plan, is available at guelph.ca/innovationdistrict.

Name:_Q/‘J/] A anﬂj’ﬂ/
Email:_
Addres: .
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***Please provide any comments by December 14, 2012%**



Making a Differsnae

GUELPH INNOVATION DISTRICT DRAFT SECONDARY PLAN

PUBLIC OPEN HOUSE—~November 28, 2012

Thank you for attending the Public Open House. Please provide your comments here and
drop them off before you go, or send to Joan Jylanne: Joan.Jylanne@guelph.ca
City Hall, 1 Carden Street, Guelph, ON, N1H 3A1.

Information regarding the Guelph Innovation District Secondary Pian process, including a
copy of the draft Secondary Plan, is available at guelph.ca/innovationdistrict.

Name: L2 GHQ.AV

Email: , -
Address:__

1. Which ideas and policies presented tonight did you like most?
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***Please provide any comments by December 14, 2012***

DEE-§ 4 (02




Guélph

GUELPH INNOVATION DISTRICT DRAFT SECONDARY PLAN

PUBLIC OPEN HOUSE—November 28, 2012

Thank you for attending the Public Open House. Please provide your comments here and

drop them off before you go, or send to Joan Jylanne: Joan.Jylanne@guelph.ca
City Hall, 1 Carden Street, Guelph, ON, N1H 3A1. '

information regarding the Guelph Innovation District Secondary Plan process, including a
copy of the draft Secondary Plan, is available at guelph.ca/innovationdistrict.

Name:__SUSam Ml 87 -

Email:____
Address:

1. Which ideas and pohcxes presented tonight did you like most?
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***please provide any comments by December 14, 2012*%*



Joan Jylanne

From: TaraKelly ..., _ =
Sent: December 4, 2012 11:41 AM
To: Joan Jyfanne

Subject: Glenholm Drive

I ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph Innovation District Secondary
Plan to include the wording: “without the requirement to comply with the official plan policies for water and
wastewater systems” and move the Special Residential Area from phase 4 to phase 1.

Sincerely,
Tara Kelly



Joan Jylanne

From: Randy Shaw .

Sent: December 4, 2012 9:31 AM
To: Joan Jylanne

Subject: Request

l ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph Innovation District Secondary
Plan to include the wording: “without the requirement to comply with the official plan policies for water and
wastewater systems” and move the Special Residential Area from phase 4 to phase 1.

Randy Shaw Technical Sales



Joan Jylanne

10

From: Hattiefamily _

Sent: December 1, 2012 11:43 Am
To: Joan Jylanne
Subject: Draft Guelph Innovation District Secondary Plan

I ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph
Innovation District Secondary Plan to include the wording: “without the requirement to comply
with the official plan policies for water and wastewater systems” and move the Special
Residential Area from phase 4 to phase 1.

Thank you,

Carole Ann Hattle



i

Joan Jylanne

From: Vic Walser |

Sent: November 30, 2012 11:02 AM
To: Joan Jylanne
Sublect: Guelph Innovation District Secondary Plan

Hi Joan. | am writing to you to request that you change the “Special Residential Area” wording (6.4.32) in the Draft

Guelph Innovation District Secondary Plan to include the wording “ without the requirement to comply with the official plan
policies for water and wastewater systems” and move the Special Residential Area to phase 1.

Thank you

Vic Walser



12

Joan Jylanne

From: Samm Shaw
Sent: November 30, 2012 9:28 AM
To: Joan Jylanne

I ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph
Innovation District Secondary Plan to include the wording: "without the requirement to comply
with the official plan policies for water and wastewater systems” and move the Special
Residential Area from phase 4 to phase 1.
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Joan Jylanne

From: Ron Van Hulst _

Sent: November 30, 2012 12:15 AM

To: Joan Jylanne

Subject: Change To Guelph Innovation District Secondary Plan
Dear Joan

I am writing you regarding the change in the Guelph Innovation District Secondary Plan. The Special
Residential Area wording (6.4.32), will require full municipal services to be required when residents who
would like to develop their properties. I understand that the landowners in this area and Council support a self
sustaining development and in order to promote a green living environment, I think the wording for the Special
Residential Area should be changed to reflect that and that the area be moved into Phase 1 without the
requirement to comply with the official plan policies for water and wastewater systems.

Sincerely,

Ron Van Hulst



Joan Jylanne

14

From: Nancy Gaunt i

Sent: November 29, 2012 7:25 PM

To: Joan Jylanne

Subject: Land at the end of Glenholm Drive re: Guelph innovation district sacondary plan
Hello

[ ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph
Innovation District Secondary Plan to include the wording: “without the requirement to comply
with the official plan policies for water and wastewater systems” and move the Special
Residential Area from phase 4 to phase 1.

Thank you,

Nancy gaunt



Joan Jylanne

From: S e, s
Sent: Novembei ¢, 2012 5:37 PM

To: Joan Jylanne

Subject: Guelph Innovation District Secondary Plan
Dear Joan,

In review of the draft Guelph Innovation District Secondary Plan, it looks like the Special Residential Area will require
full municipal services. | thought this was a self sustaining development on private services? | would suggest that the
wording for this area be changed to reflect private services being acceptable and see no reason why it should not be

moved into Phase 1.

Regards,

Steve Henry



Joan Jylanne

From: Kathy Free

Sent: November 28, 2012 5:23 PM

To: Joan Jylanne

Subject: assigning a land designation to land at the end of Glenholm Drive

I'ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph Innovation District
Secondary Plan to include the wording: “without the requirement to comply with the official plan policies for
water and wastewater systems” and move the Special Residential Area from phase 4 to phase 1.



Joan Jylanne
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From: Bacon, Janice _ B
Sent: November 29, 2012 3:39 PM
To: Joan Jylanne

[ ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph Innovation District
Secondary Plan to include the wording: “without the requirement to comply with the official plan policies for
water and wastewater systems” and move the Special Residential Area from phase 4 to phase 1.

Janice L. Bacon



Joan Jylanne
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From: Rick LeGault _ )

Sent: November 29, 2012 3:13 PM

To: Joan Jylanne

Subject: Guelph Innovation District Secondary Pian - Changes
Joan,

fask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph Innovation District Secondary
Plan to include the wording: “without the requirement to comply with the official plan policies for water and waste
water systems” and move the Special Residential Area from phase 4 to phase 1.

Ri~k LeGault, PMP
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Joan Jylanne

From: nick szijgyarto

Sent: November 29, zu12 £:24 Pni

To: Joan Jylanne

Subject: City of Guelph Land designation change in the Guelph Innovation District Secondary Plan
Joan

I'm suprised that the City of Guelph, which promotes the enviroment and "green" living is making a change to
the Guelph Innovation District Secondary Plan requiring the residents who would like to develop their
properties to use city water and wastewater systems. When there is so much development currently in the south
end of town where the city is allowing homes to be jammed together and overtaxing the cities water and
wastewater systems, it is refreshing to see properties using well systems for water and septic systems for
wastewater. How more enviromentally friendly can you get than that.

Therefore I would like that you change the Special Rsidential Area wording (6.4.32) in the Draft Guelph
Innovation District Secondary Plan to INCLUDE the wording " without the requirement to comply with the
official plan policies for water and wastewater systems" and move the Special Residential Area to Phase 1.

Sincerely,
Nick Szijgyarto



Joan Jylanne

20

From: Jeff Crichton

Sent: November 29, 2012 12:58 Pm

To: Joan Jylanne

Subject: Re: Spira Property on Glenhoim Drive, Guelph

Hi Joan - [ ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph Innovation
District Secondary Plan to include the wording: “without the requirement to comply with the official plan
policies for water and wastewater systems” and move the Special Residential Area from phase 4 to phase 1.

Regards, Jeff Crichton



Joan Jylanne

21

From: Matthew Hooker

Sent: November 29, 2012 11:47 AM

To: Joan Jylanne

Subject: Special Residential Area Draft Change
Dear Joan,

in review of the draft Guelph Innovation District Secondary Plan, it looks like the Special Residential Area wording
(6.4.32), will require full municipal services. | understand that the landowners in this area and Council support a self
sustaining development and would suggest that the wording for the Special Residential Area be changed to reflect that
and that the area be moved into Phase 1 without the requirement to comply with the official plan policies for water and

wastewater systems.

Sincerely,

Matthew Hooker OALA, CSLA
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Joan Jylanne

From: Barbara Piccoli

Sent: November 29, 2012 11:2‘6'AN‘|49
To: Joan Jylanne

Subject: Ken Spira

Hi Joan,

I ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph Innovation District
Secondary Plan to include the wording: “without the requirement to comply with the official plan policies for water
and wastewater systems” and move the Special Residential Area from phase 4 to phase 1.

Thank you

—

Barbara Piccoli
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Joan Jylanne

From: Ron Asselstine | .

Sent: November 29, 2012 10:41 AM

To: Joan Jylanne

Subject: Word Change in Draft (Guelph Innovation Secondary Plan)

Dear Joan Jylanne: | ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph innovation
Secondary Plan to include the wording: “without the requirement to comply with the official plan policies for water and
wastewater systems”, and move the Special Residential Area from Phase 4 to Phase 1. Thanking you in advance, Ron

Asselstine/Guelph.



Joan Jylanne

From: John Endicott -
Sent: November 23, 2012 10:25 AM
To: Joan Jylanne

Subject: Wording change

Joan,

I ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph
Innovation District Secondary Plan to include the wording: “without the requirement to comply
with the official plan policies for water and wastewater systems” and move the Special
Residential Area from phase 4 to phase 1.

Sincerely,
John Endicott



Joan Jylanne

25

From: Hoffman, Nanc,
Sent: November 29, 2012 9:48 AN,
To; Joan Jylanne

I ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph Innovation District
Secondary Plan to include the wording: “without the requirement to comply with the official plan policies for
water and wastewater systems” and move the Special Residential Area from phase 4 to phase 1.

Thank you,

Nancy M. Hoffman



Joan Jylanne

From: Marta Redmond _
Sent: November 29, 2012 8:46 AM
To: Joan Jylanne

I ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph innovation District
Secondary Plan to include the wording: “without the requirement to comply with the official plan policies for
water and wastewater systems” and move the Special Residential Area from phase 4 to phase 1.

Thanks Marta Redmond



Joan Jylanne
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From: Alex Drolc .
Sent: November 29, 2012 8:43 AM
To: Joan Jylanne

Subject: GID feedback

Attachments: PhaseMapeGID.jpg

Hello Joan,

Open house went well last night. Just wanted to send a few points of feedback:

1. Change the Special Residential Area land designation wording (6.4.32) in the Draft Guelph Innovation District
Secondary Plan to include the wording: “without the requirement to comply with the official plan policies for
water and wastewater systems”

2. Move the Special Residential Area from Phase 4 into Phase 1.

3. Modify the Existing Privately Serviced Area to include the ‘red area’ | have identified on the attached image.
Only the strip south of Stone that is mixed use should be municipally serviced.

Thank you.

Alex Drolc






Joan Jylanne
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From: Ken Spira

Sent: November 25, 2u12 3:50 +m
To: Joan Jylanne

Ce: Jim Furfaro; Bob Bell
Subject: GID Open House

Joan,

{ am unable to attend tonight’s Public Open House at City Hall, however | did want to confirm my concerns with
the Special Residential Area in the Draft Guelph Innovation District Secondary Plan.

I would ask that you change the Special Residential Area wording of 6.4.32 to include the wording: without the
requirement to comply with the official plan policies for water and wastewater systems. } would also request that the

Special Residential Area be moved into phase 1 from phase 4.

Ken Spira



Joan Jylanne
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From: The Dennis's | . -
Sent: November 28, 2012 5:26 PM
To: Joan Jylanne

I ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph Innovation District
Secondary Plan to include the wording: “without the requirement to comply with the official plan policies for
water and wastewater systems” and move the Special Residential Area from phase 4 to phase 1.

Mark Dennis



Joan Jylanne
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From: Patrick Morris _

Sent: November 28, 2012 5:30 PM

To: Joan Jylanne

Subject: Glenholm Drive Re Guelph Innovation District Secondary Plan
Hello Joan

We are the solicitors for Ken Spira, a resident on Glenholm Drive. In respect to the above draft plan, we suggest the

following change:

That the wording of the plan include “ without the requirement to comply with the official plan policies for water and
wastewater systems” and move the Special Residential Area from phase 4 to phase 1.

Thank you for your consideration.



Joan Jylanne
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From: Wendy LEWIS

Sent: November 28, U1 5:31 PM
To: Joan Jylanne

Subject: Innovation District Plan

I ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph Innovation District Secondary

Plan to include the wording:
‘without the requirement to comply with the official plan policies for water and wastewater systems” and move the

Special Residential Area from phase 4 to phase 1.

Wendy Lewis



Joan Jylanne B
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From: Ed Newton ] e e e ey
Sent: November 78, 2012 5:48 PM

To: Joan Jylanne

Subject: Change request

I ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph Innovation District Secondary
Plan to include the wording: “without the requirement to comply with the official plan policies for water and
wastewater systems” and move the Special Residential Area from phase 4 to phase 1. :

Edwin (Ed) Newton



Joan Jylanne
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From: Brian McCutloc!

Sent: November 28, 2012 6:03 PM
To: Joan Jylanne

Subject: Fwd: | Could Use Your Help

Would you be so kind as to give consideration to this request.
Brian

—————— - Qriginal Message ~-wm----
Subject:! Could Use Your Help
Date:Wed, 28 Nov 2012 22:12:04 +0000
From:Ken Spir
To:Ken Spir.

The City of Guelph is assigning a land designation to my land at the end of Glenholm Drive in the Guelph Innovation
District Secondary Plan and | would like to get them to make a change to the current wording in the draft. | would
appreciate it if you could take a minute and email Joan Jylanne (Joan.Jylanne @guelph.ca) at the City with the following

request.

f ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph Innovation District Secondary
Plan to inciude the wording: “without the requirement to comply with the official plan policies for water and
wastewater systems” and move the Special Residential Area from phase 4 to phase 1.
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Joan Jylanne

From: SUSAN SHAW - .
Sent: November 28, 2012 6:48 PM

To: Joan Jylanne

Subject: Special Residential Area wording (6.4.32)

I ask that you change the Special Residential Area wording (6.4.32) in the Draft
Guelph Innovation District Secondary Plan to include the wording: “without the
requirement to comply with the official plan policies for water and wastewater systems”

and move the Special Residential Area from phase 4 to phase 1.
Susan Shaw



35

Joan Jylanne

From:

Sent: November 28, 2012 7:30 PM
To: Joan Jylanne

Subject: Land Designation

Dear Joan,

I ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph
Innovation District Secondary Plan to include the wording: “without the requirement to comply
with the official plan policies for water and wastewater systems” and move the Special
Residential Area from phase 4 to phase 1.

Thank you,
Billy Schwartzenburg



Joan Jylanne

From: Bill Spira, -
Sent: November 28, 2012 9:38 P
To: Joan Jylanne

Subject: Land designation re-wording
Hi Joan,

Please receive the following request.
I ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph Innovation District

Secondary Plan to include the wording: “without the requirement to comply with the official plan policies for
water and wastewater systems” and move the Special Residential Area from phase 4 to phase 1.

Thank You.

Bill Spira.



Joan Jylanne
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From: David Spira [._. __ _, .

Sent: November 29, 2012 8:19 AM

To: Joan Jylanne

Subject: Draft Guelph Innovation District Secondary Plan

I ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph Innovation District Secondary
Plan to include the wording: “without the requirement to comply with the official plan policies for water and wastewater
systems” and move the Special Residential Area from phase 4 to phase 1.

David Spira



Joan Jylanne
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From: Earl Martin
Sent: November 29, 2012 7:11 AM
To: Joan Jylanne

I ask that you change the Special Residential Area wording (6.4.32) in the Draft Guelph Innovation District Secondary
Plan to include the wording: “without the requirement to comply with the official plan policies for water and
wastewater systems” and move the Special Residential Area from phase 4 to phase 1.

Earl Martin



400 Clyde Road, P.O. Box 729 Cambridge, ON N1R 5W6

Phone: 519.621.2761 Toll free: 866.900.4722 Fax: 519.621.4844 Online: www.grandriver.ca

December 4™, 2012
Joan Jylanne, MCIP, RPP
Senior Policy Plariner
- Cityof Guelph - -
City Hall, | Carden Street
Guelph, Ontario
N1H 3A]

Dear Ms. Jylanne:

RE: City of Guelph— Innovation District Draft Secondary Plan

Thank-you for opportunity to.comment on the City of Guelph Innovation District (GID) Secondary Plan.
Comments provided by Grand River Conservation Authority (GRCA) staff are reflective of the -
information that was circulated fo our office as part of the October 2012 release with focus on the
“Recommended Option”,

" GRCA staff are supportive of the documentation and information provided. Comments with regards to the
Octobet 2012 documentation and implementation policies with respect to the Natural Hazard and Natural
Heritage are included below. Please note that some of the comrhetits are intended for further consideration
and may only need to be addressed during the implementation and design stage.

Comments:

Page. 6 — Natural Heritage

2.2.3 ~ In general we support the development of trails and walkways adjacent to river corridors and
significant valley lands. The cutrent trail system shown as part of the preferred option is mainly located
within the flood plain area and slope hazard associated with the significant river valley and the Eramosa
River. As part of the EIS completion, additional supporting information will be required in terms of
addressing the Natural Hazard ini relation to the trails system. Specific emphasis and supporting
documentation may be required for the pedestrian foot bridge. GRCA staff would provide further
comments and review of any proposed Tetms of Reference (ToR) in support of the EIS.

Page 8 ~ Topography

Under Seetion 2.2.17 “dny proposed bridge crossing of the Eramosa River will utilize the existing slopes
and maintain the topography of the Significant Valleyland”; we recommend adding “while ensuring that
existing Natural Hazards are appropriately addressed and not further aggravated.”

SAeprhor o
N
S IS0 14007 Registered Groman
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System
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Like Recpmmendations:

Page 8 - Significant Natural Areas .
2.2.20 We recommend the use of Native Species of plants as part of atty landscaping criteria to be used as
part of the site plan process.

Page 8 — Significant Natural Areas
We recommend that emphasis be placed on the inclusion of native plants to be incorporated into
landscaping and any natural area enhancement, '

Page 23,24 —6.3 General Built Form ard Site Developrient Policies

GRCA staff recommiend. that the sub-section or amendment to existing sub-sections be included to
emplhiasis and encourage the-use of Native (Local) species of landscaping. Specific eniphasis may be
suggested in areas adjacent to the Natural areas/River Valley Corridor'to fiirther promote enhancement,

If you have any questions, please contact me,
Yours truly; - e L
Fred Natolochny “

Supervisor Resource’Planning
Grand River Conservation Authority

(4

FN/ng;

Enel. - GRCA Regutation Map



Jennifer Passy BES, MCIP, RPP

UPPER GRAND o+, Manager of Flanning
¢ * Board Office: 500 Victoria Road N. Guelph, ON N1E 62

Emall: Jennifer passy@ugdsh ori.ca

Tei 519@22442{)@ 520 or Toll Free: 1-800:321-4025

December24,2012 e  PLN: 1249
, - . ‘ v , File Code: R14

City of Guelph

Piannmg, Building, Emgineermg & Enwmnment

Planning Serwces ‘ ‘

T'Carden Street

Guelph, ON. N1H 3A1

Attention: . Josn Jyfanne, MCIP, RPP, Senwr Policy Pianner

‘Re:  Draft Guelph Innovation msma Secondary Plan
Dear Joan,

On behalf of the Upper Gmnd District ] Ec;ard thank vou for the oppartumty {0 review the Draft Gue?ph
mnovatmn District Secondary Plan (O ' 2012) .

eship and other apxpi-ieﬁ needs of
L in this area is tied more closely to a

We have ‘r"év‘iewec{; the draft si'é:"sl‘icié :
 possible future school sites can be

"R B Boen iy ; Ve STy " Ty Topping
mgaiey,‘v’“m% athiyn C o eDaidGom o «Brre Sl i e Jennifer Waterston




Joan Jylanne
City of Guelph
December 24, 2012

it would be preferable to locate the secondary site within the Phase 1. Locating in Phase 1 is intended to
ensure availability of the facility to meet the accommodation needs of the broader community when needed
and when funding may be available. An elementary school site would be best accommodated within the
residential area. Potentially locating an elementary school site site in tandem with the Open Space and Park
designations identified around the Guelph Turfgrass Institute building may allow the Board and City to share
play fields, and cooperatively program these community elements.

Thank you for your cansideration of these comments. We look forward to continued dialogue with the City on
this exciting project and involvement as this project advances beyond the Secondary Planning stage.

Sincerely,
Upper Grand Distrigt School Board

g

cc:  Ms. Janice Wright, UGDSB
Mr. Peter Cartwright, City of Guelph



From: Adele Labbe

Sent: December 13, 2012 4:01 PM
To: April Nix

Cc: Joan Jylanne; Vaille Laur
Subject: EAC and GID

Hi April,

in November 2012 EAC received an information presentation from Joan regarding the GID
Secondary Plan. Last night, the Committee deliberated about the Draft Secondary Plan. There
was much discussion but a final motion was not put forth. The discussions included the
following:

e The geology of the river valley in this area is significant and unique. This should be
highlighted and celebrated in the GID Secondary Plan.

* The trail information does not reflect the informal trails which exist on the site today.

e The active transportation link is supported as it connects both sides of the river and
promotes low impact mobility.

= Stewardship should be highlighted in the GID Secondary Plan. Interpretative signage,
brochures and materials should be a priority.

e 3 big areas of concern from an environmental perspective (water quality and quantity
and hence ecological function) are: Cargill, point source pollution from the Ward coming
through Clythe Creek and the dam.

¢ ASubwatershed study wasn’t undertaken and EAC hasn’t reviewed any Natural Heritage
information for the area.

The minutes, which won’t be finalized until January 8™, 2013 will reflect the following general
message:

Given the lack a Subwatershed Study, there is a lack of management guidance for the
Natural Heritage System in this area. EAC strongly recommends that the Natural
Heritage System (i.e., non-developable portion of the lands) of the GID lands be subject
to a comprehensive Master Plan exercise. EAC requests to review the Natural Heritage
Study which was prepared in support of the Secondary Plan. From this review, EAC
could formulate a Terms of Reference for a Master Plan.

I am providing this information to you for discussion. Once you’ve had a chance to digest, let's
talk further about how to best handle these comments. They are open to hearing staff’s
suggestions on how to best move this forward. | haven’t quite wrapped my mind around how a
master plan would be triggered... Just a reminder that the information I've provided is draft until
EAC's minutes are finalized by the members in January.

Thanks,

Adéle Labbé | Environmental Planner

Planning Services

Planning, Building, Engineering and Environment
City of Guelph

T (519) 822-1260 x 2563 | F (519) 822-4632

E adele.labbe@guelph.ca
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\’ #
Ministry of Ministére des J &
Municipal Affalis Affaires municipales wa
and Housing &t du Logement

Muricipal Services Offfcs - Bureau des sayvices sux municipaiifés -
Wastarn région de 'Ousst

659 Exslei’Road, 2™ Flgor 659, rug Exster, 2° &lage

Loridor ON: NBEAL3 London ON NBE iL3

Tel.(518) Br34090 Tél. (819) B73-4020

Toll Free. 1-800-265-4736 Sans frals. 1 800 265-4736

Fax {519) 8734018 Télgs (518) 873-4018

Jaruary 7, 2013

Ms. Joan Jylarine

Senior Policy Planner

Planning; Building, Engineering and Environment
Planning Services

City of Guelph, 1 Carden Street

Guelph, ON N1H 3A1

Daar Ms. Jylanneg,

Re:  Draft Guelph Innovation District Secondary Plan
City of Gueiph

Thank you for your recent circulation of the above-noted matter.

ftis understood the purpase of the Guelph Innovation District (GID) Secondary Plan is to
establish a detailed planning framewark cansisting of & vision, principles, objectives, policies
and schedules to guide and regulate future development of the GID Planning Area. The Vision
forthe GID Is to create a.compact mixed-use-community in the City's east end'to facilitate
innovative, sustainable -employment uses with an-adjacent urban village connecting residential
and compatible employment uses. The GID lands straddle the Eramosa River and are bounded
by York Road t6 the horth, Victoria:Road South to the west, Watson Parkway South to the east
and extending south to Stone' Road East, Including lands south and immediately adjacent to
Storie Road East.

As discussed, the draft secondary plan was circulated to the Ministries of the Environment,
Natural Resourees, Infrastriicture, Tourism, Culture and Sport and Agriculture, Food and Rural
Affairs. Comments have been received from the Ministries of the Environment, Tourism,
Cuilture and Sport and Agriculture, Food and Rural Affairs. Iwhen comments are recelved from
the other partner ministries they will be shared under separate céver.

Ministry of the Environiment (MOE)

MOE staff have reviewed the draft:secondary plan and offer the following commenis for the
City's consideration.

Section 6.4 Land Use Designations , ‘

As drafted, the Adaptive Reuse polisies for Employment Mixed Use 1 and Employment Mixed
Use 2 encourage and permit a mix of land uses that include certain industrial uses. Specifics
have not been provided as to how the City will ensure the uses will be compatible. itis
suggested the City ensure adequate provisions exist within the City's Official Plan to ensure
ensure land use compatibility within the GID is not compromised.




Section 6.5 Special Policies

Section 6.5 provides policy direction for those lands that will serve-as a transitional buffer area
between residential uses and the-utility and industrial areas norih of Stone Road East. MOE
notes Section 6.5.3 suggests; restrictive zoning be implemented to prohibit new sensitive land
uses north of Stone Road Eastand further, Section 6.5.4 proposes to require the City to consult
with the Minigtry of the Enviranment and Cargill and the Waste Resource Innovation Centre
during the development -appraval process of these fands and during the design process for
public spaces in the vicinity of the Cargill plant and the Wasté Innovation Centre property to
ensure-compatibility. The Ministry of the Environment has guidelines regarding land use
compatibility. It is suggested the City utilize the guidelines and consult with MOE staff o an as
needed basis..

In addition, MMAH staff note Section 6.5.3 states roise and air emissions reports shall be
required.and vibration-and tlutnination reports may be required in support of development
approval reguests, Itis the suggested the Gity ensure these reports are identified in the City's
complete application policies,

‘Section 7.5 Special Studies and Future Initiatives

Section 7.5.4 appéars to state that the City will conduct master plans to assess stormwater and
‘water and wastewater requirements for the subject lands. While 1t is not mentioned, MOE
assumes that the above-mentionad master plans will be Undertaken and completed in
aecordance.with the provigions: of the MEA Class EA.

In summiary-and taking into consideration the nature of the policies contained in the Secondary
Plan, the:provisions that have been made to address the petential for land use compatibility, the
vision of mixed use developmerit, and the intent to undertake master planning (and presumably
project-specific EA studies), MOE has ho-concerns with the draft Guealph Innovation District
Secondary Plan,

Ontario Minfstry of Agriculture, Food and Rural Affairs [OMAFRA] v

OMAFRA staff have completed a review of the above noted matter prepared

by planiingAlliance dated Odteber 2012, Asthe sibject lands are within the City of Guelph
urban boundary OMAFRA has no comments or concems from a Provincial Palicy Statement
and Growth Plan perspective regarding the proposed use of these urban lands as outlined in the
draft Guelph Innovation District (GID) Secondary Plan.

However, itis.important tonote the lands subject to the draft secondary plan include:the Gueaiph
Research Station and these:are provincially owned lands by the Agricultural Research Institute
of Ontario (ARIO), anagency of OMAFRA. The Guelph Research Station lands are
approximately 267 acres located west of the Eramosa River and include the Guelph Turfgrass
Institute (GTI), turf research plots and agroforestry research. Research programs undertaken at
the station are:operated by the Univetsity of Guelph (U of GY under the OMAFRA - U of @
Partnership Agreement. Other provincially held lands in the GID Include the former Guelph
Correctional Facility and the former Wellington Detention Centre, These lands are not owned by
TARIOD,

In:2010 the Province (as repregented by the Ministry of Infrastructure and s agent,
Infrastructure Ontario) and the Clty of Guelph signed a Memorandum of Understanding (MOU)
reflecting.a commitrent to work collaboratively towards implementing a Jong:tarm vision for
these lands and to aflow for future implementation of the GID, Staff from OMAFRA’s Research
and Innovation Branch are working closely with Infrastructure Ontario (10), the. Turfgrass
Institute-and the. University of Guelphito develop astrategy for the futtire relocation of the.
turfgrass and agroforestry research from the Guelph Research Station. It is important to note
this is an on-going protess separats from OMAERA's review of the GID Draft Secondary Plan
under the province's one-window protocaol.



Ministry of Tourigm, Culture-and Sport {MTCS)

.MTCS' interest in the draft Secondary Plan relates tots mandate of conserving, protecting and
presetving Onitario’s cultural hetitage, including archaeological resources, built heritage
resources and cultural heritage landscapes.

Pursuarit-to Part 111.1 of the Ontario Heritage Act, MTCS developed Standards and Guidslines
for Conservation of Provincial Heritage Properties (Standards & Guidelines), which came Into
force on July 1, 2010. The Standards & Guidelines apply to property ownad by the Crown in
right of Ontario and by prescribed public bodies. The Standaids & Giridelines provide for the
identification of properties that have cultural heritage value or interest; and set standards for
their protection, maintenance; use and disposal. All Ontario government ministries and
prescribed public-bodies are required to-comply with the Standards & Guidelines in the
managermient of propetties in their ownership or under their confrol. Both Infrastructure Ontario
and Agricultural Research Institute-of Ontatio-are prescribed public bodies,

Of particular interest is provision. F.5 of the Starndards & Guidelines which stipulates that “in the
case-of a provincial heritage property of provincial significance, [ministries and preséribed public
bodies shall] obtain the consent of the Minister of Tourism and Culture before removing or
demolishing buildings or structures on the property, or before transferring the property from
provincial ‘control.”

MTCS staff reviewsd the draft Secondary Plan for the GID dated October 2012 and, given the
above context; more detailed comments are attached which will help improve the document and
support fulfilment of and cbligatiors undér the Staridards & Guidelines.

Ministry of Municipal Affalrs and Housing (MAH!

Section 3.4.3 Water-and Wastewater Servicing

Section 3.4. 3 of the draft secondary plari requires developers to demonstrate the efficient use of
potable water with any development application. As drafted, Section 3.4.3 appears to exceed
the-policy requirement of Section 2.2 (N-of the PPS, Section 2.2 (f) speaks to promoting
(emphasis: added) efficient and sustainable Use of water resources, including practices for water
conservation. Section 4.6 of the PPS allows planning-authorities to go beyond the minimum
standards established in specific policies, unless doing so would conflict with any policy of the
PPS. TheCity is encouraged to ensure Section 3.4.3 doss not conflict with the PPS or any
other policy in'the City's Offigial Plan.

Section 3.5 Stormwater

Section 3.5.4 requires developrment in the GID to comply with the recommendations and
requirements of the City of Guelph Source Water Protection Plan and Sestion 3.5.6 speaks to
the City minimizing the-amount of chioride (salt infiltration into groundwater through best
management practices when applying salt to streets during winter ronths.

The application of salt is a pres’c'ribed threat underthe Clean Water Act-and most; if hot all,
source proteciion plans deal with this:threat. The Cityis encouraged fo ensure Section 3.5.6 is
consistent with the source protection plan policies, Further, it is important to note the City's
Source Water Protection Plan utilizes sévers! tools to implemen“t the.tecommendations and
requirements of the Source Water Protection Plan. Prior to implementation, the Source Water
Protection Plan needs to be approved by the Ministry of the Environment. As drafted, Section
3.5:4 requires development within the GID to comply with the recommendations and
requirements of the Sourca Water Protsction Plan regardless of whether the Source Water
Protection Plan is:in effect and force.



Further, Section 3.5.5 states infiltration stormwater best management practices that are to be.
located on private lands are to be listed on land title agreements. The City miay wish to
investigate whether best management practices can be registered on title.

Section 6.2 Parks and Public Open Spaces (General Public Realm Poticies)

Section 5.2.10 states the secondary plan identifies two existing public park spaces and the
creation of two niew public park spaces, each with distinct roles and functions within the
community. City staff are to secure and develop the new parkland through the development
application process. Sectlon 5.2.11 states the final park locations:will be determined in
accordance with the development process.and if alternative park locations are-deemed more
appropriate then changes. to the location can be made without an arendment to the secordary
plan.

As drafted, Sections 5.2.10 and 5.2,11 appear to conflict. Section 5.2,10 appears to-suggest
public park spaces have been identified and the identification is baged on distinct roles and
functions the respective parks. play within the comminity, Section 5.2.11 allows ths park
locations to be changed. It is unclear how this conflict will be resolved through the Official Plan
Amendment process.

Section 6.3 General Built Form and Site Development Policies '
Section 6.3.3 allows the imiplementing Zohing By-law to establish heights lower than the
resommended heights in Schedule D to maintain viewsheds of the Eramosa River and the
Downtown. Settion 6.2.6 states the GID is planned to- achieve:8,000-12,000 jobs and 3,000-
5,000 people. I Scheddle D is based.orithe jobs and people contairied in Section 6.2.6, it Is
unclear how the City will ensure Section 8.2.6 Is achieved.

Further, Section 6.3 contains-general bullt form and site-development policies. 1t is important to
hote there are certain requirements in the Building code that do‘apply to some of the proposed
pelicy approachies that need to be into consideration whils implemeriting this:secondary plan.
For example; Section 6.3.5 discusses setbacks of a building from the property line. The
Building Code has setbacks forproperty lines that must not be exceeded. Further, the policies
outlined i Section 8.3.7 need to-consider that the distances from fire hydrants to building
entrances may be-of concern to the local fire depariment. It is recommended the City ensure
established distances do nat conflict with-the Ontario Fire Code. A third example deals with
Section 6.3.8(d). Itis important for the City to keep in mind that the Building Code has
requiremants for access to bartier free parking from barrler free entrances. Finally and with
respect to Section 6.3.9, the City should ensure that roof designs are'in compliance with
Building ‘Code requirements as there certain energy efficiency and fire-related matters regarding
this topic:

Thank you for the opportunity to review and comment on the Draft Guelph Innovation District
Secondary Plan, We would be pleased to discuss any of these comments. If you have any
questions; please telephone me at (518) 873-4895 or contact me by email at:
Dwayne.eévans@ontario.ca.. S

Sincerely,

Dwayne Evans ‘
Planner, MSO-Western



c.c

Barb Slattery, MOE (Hamilton)

Carol Neumann, OMAFRA (Elora)
Penny Young, MTCS (Teronto)

David Marriott, MNR (Glielph)

Maya Harris, MOI (Toronto)
Stephanie Costantino, MAH (Toronto)
Jeremy-Warson, 1O (Teronto).



140§ abey

V- 3jnpayds

ut ease feareu jueayubis, Se awes aiy 81
Jseselu JYIURS PuB feInjeN JO easy Juesyiufis
Aperoumnond e Jo uogeoor sy ey

Y pue 1S2IBIUT RRUBIOE pUR feineN j0esly

“B0USS ypes WedIBIS Alleuinesd su "ssbpe

pue SEISIA Jam Afeioedse "HoaBIGaIes HEY
ajouwseud pure “Ug|d {eraue) su Ul paeubissp
asoy) Buspnpur ‘seainesay sbejuay inns pue

7 obed ]

sigeniea s

JeYM J08)0Id - Bidioll

W.E.é Em

 SNOILYONIWHOIY [SINZNOD STLI

£31 G

IS

AONTuay

BNPALOS wayshg sbeyusi reamen: 8y o] segiunoddo sargoalgn
© UI-SMBLA PUE SEISIA JO UOGED0)BYY AjureD ss9008-9lignd ajqnedwioo-ainsug o B SaldpUg T ) ¥
¢ sbeg
‘ " SIOETBA 5!
wewey | o
Hioreusioien ouckSHy oy puE Uniojamog g | T2 PP °L A
“BNPAYIS 10 'S pue SEISIA Jonu Bujpniou; ‘selgubis 58A509180
B UISMOIA PUR SEISIA J0 UbREOS) Sur AlliRtD pue-Aydeitiadoy Busisixe s oadsay (g P EojdDUId T} %
UBWNOOD S LM JUBISISUCD 7 aBes
Sie S131 “$8%inoss) [eabojoar e pue . d:@gcmw Eae‘ucm_wcmua 10} 5320881 By gtk
sedeospue) abejuay jenyino SepNpUroSEe §i Se “So0In0sal o0RIOY | JoSpieamals susznm Blbeil “sedinbssl abeyisy seAgRRla0)
SAISTIGU] B10L 21 5301n0sa) aBEIURY JeIming | jRInno, W Seainosa) obeluay Jing, 0RidSy | NG PuB iney sivedsal ey soeid & Bugesrs) - ® S3jdipug 71 T
, B mEa mé wm mmcg TR mucmw 0 z:a.mi.
e : ! “ealy Buiuweld gjo s jo slidojarsp
ST SPUE BT J6 z:%s mﬁ A "} Aq pépunog ; aae%s%e P 5%.% o 59 wwcﬁw
spue}sa5udieo spaie BBl Q15 8l jod pue seagosiaq pue sedoutid
‘ . . cowm £ 10 Bs oD spomauiel) Bujuted a6
“BiS 9y} Jo 88N :8sodind sy ueylpue 0gUL Ve | PRlIEJeDR USHGRISE 0} 5) LBl ARpUcDss, (9} kA0S
_meé m£ m%m_%cﬁm Bl :Em 88%85 8l | e pels ‘SydesBered ay) jo pio eulebusy) ﬁ&go 10} >o§ ﬁm:@ mE Jossitind syl e episanlt)

(019} 1ousiq uolesouy| Ydiens aul.I0} URld a%coﬁm%ﬁﬁ%&E&S Buimoyio} su}-JapISucD o8|y

Jousiq uoheaouu ydiens) - ueld Kiepuodsg Jeip au) uo HyWW 0} oBessawi g9 1| 10j xipuaddy



£110 z.ofey

M3U U] B3] Pewl 34 Pays )| BI6jaIeyL
‘poUIEIR I v samnosa) alejusy 1Rinng

a2l 20 s90pUg au ‘BDe|dsl OF SUCEIBULID
MBY SIR- B0 JSRM BB IOU SLY Jsre

S $351 135400 8118 O] A|jeh Janty eSO

8} 550:08 Slasnysued) Allenusiod pus sisinko

$aAgaslao

2430 'jfedou ff Jsouseyy pooisispun sty | Apeaife saBpiig 10-uu0) uy U 8BS0 SWoE ‘suetjsapad o) sUoRIUL0s Mel piing (8 gsedoiugzL | g
"posna; Ajpigdepe
aie3ey) sbuipiing uet sisooAfteus:paipogiua APAGSELUL
J84by yonweney sbuping man * ABtaty Jpols Bupiing EHE pue wﬁmﬂﬂﬁ%
peipogle, sBwbind puBioay; jouoquaial | Bugsia Jo-osnas dandepe ay) msmﬁzoocm pue m,,mu_wv«m_uwmgc Jq
aurstsBuipnng Buisnau jo-swaey LIUSWUaNAS Bugotuoid £q sBuimiing Jo bongouiag 0 iinsss ! R
Uiptlag) Joaug) S)yausq [eSMUoIAUR SY pue. | e'Se.SUgap: HononisuoD Woy ajsem jo-uoidnps) wméommmo. )
asnaranydepe aBeysy jo UOIUSK OU 'S S8 ayj paddns yeys ungD;: .m:.;g.e Big uu«. . PSRl 73 L
gs U0 Az aly s insuos M Ol « (osnal eagdepe) sainqgune efiewey i
‘pUe O JoL SpUBISISPUA OSSO UonES | 0} mmcmﬁ OU 10 fewiuit Saunbe Jeu $a0in0sal
yoiessey 4disno ey “Ausdo:d poumo-(Ongy) | sBelisy uing alh o -a8n sjBuial Ue jo) sbuele
CUEIIO JU SYMIsU; Ydesey fInjinouby- syt Jo) ) spayejseq Addy, Supiom paisabbng
suop.alaM spodar iaussasse jeoifoiodeyie ‘pappe o4 osle piney Usisixald ety
Pus sbepay jeyy spuBlsiopun SOLW “Rusdoid uofels Wirssay .aw,sw agyui
Snenabeiusy | seounosal mmww:oc RN dLi0s- 8 ARa 015y |
sy Buomaud Fiym Jusbiddwon RAPIABUL 1oy sBeipio
Jo goeid ayolsiy verjo-Aubaibi pue euew UeipEUE) pajeuBiSep B "DaSISIEN, JOAY pUEIS
‘iaoy Bunsixa sy Buy taEIs: pue e ,
818 ed se rady eSOUIT U jo abetuay
‘Bunosjond soAjoalll (SBUIFEGING ¥ SprRpUEIS 1R 341 SBPSIMOUSEE Ot bESY E4l
epeve”) sied) UCHEAIRSRIY 10 UORIua( felming-auj:ebpajmousde 0. pasy est a1Bu)
BSSISIE , ) an.am..ﬁmm.a
oeduy sbeyal Jo upid UOJEAIISUCS. 3D PERISL UORRAISSUOS L3} ol 980
eryfinolyy possaippe aq A8l iy, pouEjes "Sdd a4 v se 9fenfiuel swes Z 9y
2se Aubayut pue sayngume ‘senes-abejuey | aUl{0-aSN BY) SPUBLILIOO SO , BANISSUCS -adeospuy aBejsy —
Jeuytew Kew e yons ) sadinosas jeoifojoeeyoe | aq Bys sadedspue; abejuay Eaming jueswubis RIS pleIo0SSE pUE XaduIoS Eﬁéemm Bl BEOLS ﬁ a._ ~
pue abiejsay puning jojuswsbeuew pue seoinoses abejuay Jing weninbis, alojsiy oy Buipmioul ‘seamossaberney TeUM 108104d °1, SdRUlg
Jojpue sen ‘wogosjoid ‘vogeayguapt 1By LIS 60T "Sdd BUL 'S BidIsea) pue fenina o asnad saydepe pue Uoeaiesesd saagaofag
-yl sueaw (5onz ‘Sad) parssuoy) Jo uoniuls(g siepdosdde, jo Bujueaw gyl Jeym el Jou st i a1 ‘srasea) pue ayeudaidde SI5yM 'Baisug (8 ig.saidbung N;, 9
z 8bey
S)51X8 “sasn jeinynoube vequn pue uojeyodsuer sigEne
Teum yim pojeIBauL 3G 18T Juawdojasp , ‘jeliogeaal ‘uoneanpa ‘yosessa sigRediueo U
MU 010j3iBy | “PouBISap St uawdoASp MaY | “punai Kem Jatso auy 1ou pu uBisep Bugssca 10} sapiunoddo spunosd puie sasn pugy | 1o 1oorid AU
MOY 03D M PUB SWISY 2JFRIA0W S8 pawsap B Ui pairiBalul ag. fim JUSLdoRASD Bupunasng Ly seoinosay by RImno s3ARIBIG0
Jou 3Je saaunosal abeyay [T S35 | -mall tey) ajeapuroy yde Beied siy piomay v sadiound Z'p G

pue Wayshs sbejuay elneN mﬁ%a%:n

STUNIVH

NOILYONUINODN (SLNANNO0Z SO LI

XA NS

xmaﬁou Aiojeusioey JUOJSHY

A0NZHaITY




fLiogabey

—— - Seanosay euAojdusz
Hl ) igaspuerabejua . , X . Ug SS2UISNE- SAlIEAGHY
g meso e  eormss | SIS o Sy ot s g | P T o)
roibojossypie pue sadeospuel abesy ) SRR TR pue sovinosey aBejuey ing S8 Yy SseOMOUS R
jRanyng tsaninosal abelusy ying oy ssojei ise “{esnoy sagdepy - suogeubissg esh pue) 120 Jeut ¥apduion Asojeliopaxs suoisiy m%ﬁmﬁo .
"ansnoL) asou s saoInosalebzjusy Ennn, '8 uoRoes oy sy oidouud s moy ey QY U sasn Juswkodws sBenoous (8 | 2 s91dpULGZL L1
X0se'sotuoy
-spIepueyssabed/us/ea saoeidouoiSay mmmdy
8
£10z ¢ Kienuer uo passendy “epeue) uf Sadely
SUOSIH- JO UOREAISSUD)) aY).40) SBULEDING
pue SprepuRls a8y "DL0Z "epeuRD Siled,
“sog)d ouoisy oYy winy sigeysinBusip yadosd B | v ofEy -
pue AffeaisAyd yom mel By SR UONaNIISLeR . : Ta | i
e NI Im AqEECLIOS ssejey) sjusweie ubisap pue - Lo 1 puBrio Aissonp sl
Mau. pajesas Aue 4o aaeid JuvIsIY UE Oy Suoippe AUejngeaoh esmose Ve Jdope pnoysays: “yejduio] Aojeunojey B O0W0l -oidioulg
it Aug Dugeoso uayn oo BUMBDD | o' oivoudopnap ma, Buipsom parseiong. QoY 91 40)UBUOCkl00 SABOSDUE) | .
~oyeel) pue anen sbeay oy swasuogy | O Forop IAEN. SUPIOR PASSEONS efejuioy jeamyio e 1o ubisop SUv-xneeg saAposlp
- [LprepuRls ~ {,85%85 epeuss Suiegd) | *arsigoe o) axy pinom Ao auyieum sesplousty | o (sreudodde s1aipw eyeihiue’pue) padsey geadound 7L | B8
¢uBisap s1f epinG-oy soeid
Ut ale sedpund jeum puy £88010088)BYL; .
uodn yoedun jt pinos moy *os i, ‘Ausdad
uoneis yiressay ydishs s i ssainosar
afeloy jpinyng swos og kew alpyl o
‘aupz ;ebejin ueqin, sy
U1Bq DINOM JELY STIRDIPUL 6Yg LOSINGI]. #
Slsumuou 0 Fupingeu sy e yabeg
E8ua) [BUOgIBY0Y). SSISLAP. pue 5980
, JBHLI0) Y WO S} DNy aylse puej o Aussenp yijeay
[ "UMCIUMOP WOYRIGISIA BG {IIM: 24} BIONLS: e B:8J0Wod ygidioliig
L e Bupuounsodss ey Alepucoagaursl = - ,,gﬁgom. u &ﬂ&m&é »vm 1900 S
"SBNPSYDS " 40°YoInYZ Bt 0} JoupiedjucoEsq B S8 BAISS O) SaNoRlan .
BU U0 WMOYS JO™In0 PONIOM AJfy JOU'SI Eap) S “JEaluNSLUoIIADId S | auranLseRIe Wellipie) Sjqeioliaw B BRI (Y | 3 seidpold 7] ®
¢-abey
wajsks
. v N Agow peoveleg
"SISpE JeyMm 0) pie i isuidoprop | ‘sBusses jeuogippe 89 "SSAIOR | B USIGEIST ¢ Bjdbulg
TIYNOLYY SHOILYONIWINGOZM [SINBNNOS 8O 1IN 131 oniisNg ERIERERE)



£1 foy abeg

uoniugag www_w {esifiojoseyole pue sainjes). zsn
BpRpULose ved Sdeospuel aBEIBY [eINNG

" Seosngsarabeliay iy, srapd |

"Ayadosd uogels ynessay ydisnsy s U
sevunosas sbejuel feimno Suivs:aq ABW B8y

KetienJonirain patiopusw |

SEISIA PUE SR SUT SR [[9M S8 “orik-obeiLiaH
uepeuesy pateudisen.e ‘poystalem JSKtY puBin)
3t jo Hed Se AR BSOWR)T A0 abejiay

el AI2pUicoog 110 13 UORRS i pucy
aq ued yoeubisep. osn pue; esn-ay aAgdepy
3410} pojeii saiolod “UBld BRYIG 8L Jo

§ 1 U0ZBS U PUNGY seibliod soinose) mm&:mc
1BImyno 84 o susisimod 8 gy efnsale

Aiepunog sdeaspuei abeiuey Eanno sl UK Labed
fesnyno-iy sBpamouyoe o) pasy g's 35 98N pueT “eidtuos AiGTiLojEY MaSI 8 UL SBes RIS,
 “eoueoyubis | sacinosal eBelay Jing Uk sdesspuel Beyay R
reunasd jo-Aadesd-obejay femouoid | fesnynd e Uit 8sT-aY ealidepy se pajeublsab: | SR04
E Se payfuoplsemagualy puolsato ydiend | Apveuiuopaidistjouisiqy i jo-bomod Usslses | abejus g N
Jauuo) eyt et :abpaimouyIe 0] pRel BSTaiBlL 3y ‘O puB Y SSNPILDS L0 PAIMUSISY BIZ°T | PuUB [RuMieN jRIsuan 7 Z vl
. .m‘ afegd
saligoe mcopmo:nm pue-ayguss SOCSH N
eduy mbyiepadin 1o senungioddo sjuasesd SAN0
"UORED0L AL AR | PLGSIC AU UL i BNPELOS LD UMOYS IS \ abejust feaming
9523 POUDRNE vy JNPSUSG OUSeM aJ) | 30URIS WieT Emouamﬁ Ajeoukoldayl 477 | pue pIneN [BSUAY 77 '€k
dud 87 4-PUBIO/PURID SIS I MR
1993 [welshy teand abeyey epeuen
“Si} UO AT U1 LM JINSUOD JIk Ry
PUe Of JBU} SPURISISPUN OSje SDLA “UORRIS
yoIeasay ydiens o ‘Auadad paume-{Oixy):
OLEILG Jo-aimisu) yoseasay feinynolbly agj fof
BUOD aubm shicda Juswssasse leniBoposeiie
pue abeyuay jeyr spuBlSIpUR SO LIN
"BAUDD IS0IL WD By SE b)Y Ruadoid Uonels uieaseN Ldians aw ut
pazralay 9 pinoys Buping vl sy ‘yosessal soou 8@ Mwmmm cwm_ﬁyﬂwﬁﬂ ow M%W:MMM& xoydwon. Koypuio ey sy Pue SHals
Knseuojosbe sopnjour ose tonels yieasaray] i R S R pue AydesBodo] agewseip ‘Aslie Joni esowreiy,
“uogEs akyuc Qagoe ay joped Ajuo si sy oy ebejnany 3y Bupnpu Jo1gSt 843 Jo s904n0se) obiejiay
sseabyn | yoeng ‘wogeig yosessey ydens mﬁ ueipeuey paeubisap’e ‘potsIsiem JaAR pueio Yo aulsieigsian pue Aojsiy m.:&m:@.ﬁmmm_ g.85kg
SE 0} PaLI04a! 3q PiHoys ALadeid paumo (OfY 3 jo.ed se Jarny esowelT o o aBaay | of yeses yoiym saidiBuy Bupioddns pue uoisiA _
OUBIUQ) O SyrygsyY LIBesay eiminoLby mﬁ feanina oy} aBpamousioe oy pooy ' 3isy) Ay Aq pauiiojur ale mojaq sawyod oy () WALz
g abey
safuroddp

CTYNOUYH

SNOUYONIRHOIIY (S ING

WHOI SOLN

X3 1 ONLISIT

INIEEay




£1 0.6 abed

 Auswidoeadp & J00d pajonpuod

Apris & supsw Jusssassy wediu

Boshosay obelusly ling Juouissessy
Joeduwi; aginossy sfiepayjing

} {UOREPHOSUOD Z10¢
Jequisides — veld RO, 54 WoY SUoRULSQ

{ug)g Aepunang Yerp) ewssassy

peduy saamosay afeusi Bmng

snsson (Ueld o) Juewssessy Joediu)
20In0ssy sBepep NG ‘suus) o Aueyrasesid

"8t ueid

lenjdaouos g jo-ssoding-au) 1eym Jesio Jou St

Justy ubisep aunyy Averoy pejsodioow

DU POAIISUCDBY JIM SHS L] WA SS0IN0SE)
aBejuay fean)ino 2U) Jey) RINSUS B} JUBISSESSY
Joedwy sainossy efeyust) fargng e jo ved
S paunbay-eq eys ueld Erydeoued ¥ LT E

1 8bed

ofipjuel iy
SRR

sbeysyy jpanynyy

U JRIMEN [2IBUSE TF

gy |

“Ruedord snus) puotosnan udiang

J8ULI0) BUJOFBSEYBY SR “JeAUDD jenUAcKd
wody Apadod oy Buwsisues a:0jeq 10 *Ayadord
o\ vo spingonas Jo sBuiping Buwsiowsp
Jo-Bumowar siofeq Lodg Pue-aIANg “Wsuno,
10 JA)SIUIY BL) JOWBSVEO DY) LRIgD eys Saipoy
Jighd pequosad pue seusuil ‘souedyubis
ebunoid jo Ausdoid ebejusy Erumad

E §0 8520 91 Ul Jeip SR} 5 o UOISIADIY

uswsaibe esedsip Jeule

Jo-ojes Aueu sneh abejuay eamino §ipadoid
; ‘) Jo, uonosiosd Buipuig AyeBa) ‘BuioBiio
S -aInsUR.0) MB| U} 21GiSsod JWeiXs 31,0} SUoge

: 105G BSA|jRIS SIp0g oﬁa paquosard pue
SAUSIUIL "0UG0 1BRUIAGID BARS|: 0) st Ryradoid
abeiliay RIOUIACIA € J1JBU) SSIEIS 74 UOISIAO
‘seiyodony %mme JBIgUIACId JO LORAGSUE)
Pl mmsmusm pue mﬁmﬁ%ﬁ syl avsz

52010833 %ﬁ:% iy BuIpioMm mmmmnw.

“auay .
sroloR 6 Suem Al oy Bum esp o §1 )

Juesunbis Aieiinosd sz, peynuen: .
SRInes) [y, ﬁw%&mmmm LONBAIESUOD
sbEay pioy oy paisenbayaq jim Auoyne |
geidoidde sy Joyenils mmscm: OUBRIOB LT

] ebeyd
obejual Ny

SPI0d
‘abepioH iRy
PUE JRIFEN BIBUSE T Z

ey |

"angen abejuey jeifyno: J0-sexeduion BLtsnpy
pue &gab ssusalued ‘spoohiogubisy

pue mwwbm:_ma ‘spioyaneq ‘suopih ‘eyed
“sebejin pue oy sBejUBH oLRIUD SU Jepun
Ema@m@u Seinsip Uogeasssucd abliiay *o)
paylwl Jou-eJe g ‘sprjout el sajdurexs “sued
10 SjUBWRIS JUBnISU0e S J0 18k wol saougsip
o). wmﬁ%z 40 '3dA) jUedyuBis & uuo) Jayjabio)
oM "sjuswee jeiteu pue sayis fesibojoeeyoe

mmﬂtmz ﬁ%sﬁs E @mcasoa BSBAOML

amﬂcmz 108 gnam&owm 8&% 1K mme
{5002, ‘Sdd) edeospue sbejusH jex ao 0

‘sedkds ‘sainjonis shions sermps w

o IX3L OMISIKT

o EowmiEE




¢1 1o obey

UBHSSS GBI JOU S80P (7107 JAGUBI08S UCIBIoR

palepioseo) ueld elawn ydisng Jo Aug ayl |

3B feIrijr 2} J0 SUORIAGI B) 01 Palans
B2 0UASIC) B4 WL S9SN PUBY 1Y 4177

FheiiaH EmnD
PUg [IDJEN [eI8USD 7T

Fa

‘sgdesutie)
pue sadeosumel *spootpnoqybisu se
saunyeay jo sdnosb-yans apnious sadeospue
dBeyay fimynzy “esn pug) jo sitieyed
ysed oy sabueyo pue sbuges TEOUO)SIY-
émtoaé 1o-bupuBIsIspUn BY). BOI0JMISY J0
j8itiays ‘aniassd 0}:A1BS8500U BRI
{eneds pue [EMXE}LOY BLY Bpnoid Ueo:
£ay Juswaimie Bupunauns 3y pue
sidoad uaamag sdiysuones: Et@smﬁc
SapRaSny salryea; jojtswsfveuray|
“gidosd Aq apew seites), iosdnoib sueaw
‘vanosay edeaspur’t abeey lmng e
{poppe-siseydwg)
"OYOV1 ydieng sy Ag asimisgo
85928 igun $95N069) mmmEm:
ling-aq.op nm‘.mgmzou o4 JlBys'0gaL
&1 Joud psiongsuss ssouy o pajinl jou Ing
‘06183 Jord DRONNSUCH Steiwes Bjasia
io suofe|esul suswntow: SHIESHUB]
‘sesmpnas sBuipjng I “papusiiie aq
Aedl 1 52 pue paisiduco sty se sanpngg
sbejuay o Kiowsau} ydiene jo: Ao au u
PRpNjoUl st Ypium pue {9y 9y esliuos
bomsn,q ueliBAISs e RIIeIYNY
1367 ydiang) sy Aq paydope ey
usieubisap si)sjosus ydyM. ‘sulels)
B 10 {waig 30 dneuf 8 Jo) uonepesur
uswnucly *adesspue) ‘aInjangs:

‘Buiping e sueauy ;gamoseyr abejan g e

“seiis paibojoseyore

1o sdesspue) abejuay unjino

$82IpPE JoL S30p §f ‘saanosa abejuay Jing
uo Jordu sieApe: sz 0} pasinba)

28 S2UNSesll Jo SUORSEJeLMm pue peasiod
‘Pireysuswidotaaep JEnoed & Moy
BURLIRYRD Yim Apms jo odAy sy seonoses
abejuay jing vojuswidoreasp J0 Joeduy
ﬁ?&& auy mﬁmﬁgs o ! Emsaoﬁm%n&

NOILYH

" JuBill uBisap Ay Kub
Oyt pajeliodioout pue, BUAOWA] pUSLILICaY

"B8JSA 300U 'SISIXS TEuM punose:

SHOM 1sHW Wwawdoanap mal g JUBUIICYY Ll s
() asnsuz o pasnbas

80 jim Ueld UOGRAIBSH0D J0/pUR JURUISSISEy

wedw) abesi y :Bispiom uogseBbing
SNOILVANZWNQDZY [SINTANDD SLI

X3 | ONISIXE:

FINIHIITY




€1 40 2 3bey

‘sajadad vogelg
Yaeassy ydeng au pue i) vopuaeQ
uoyBugopm Jowuoy. o "aiuan {BUOROBLIOD

U88q pAeY susuIssesse jeoifojoripy

sibojoseyoe JUEYNSUOD BY) O) J9Ya) E pUss M
Agsiojw o 'poday ﬁo&o_ommzoé 40 1015165y
214nd-OUBIG AR Gju] paiojua uBsq sey Loda)

B8IUQ JBW 105G 100 BABY SpURpUR)S Terliaosd

duodal o1 o) SUGBIAG) JOJPUR JURUISSESSE
1By mé&:ae.ﬁmgommﬁﬁ JuENnsuo

B humsinol Usup “asuedl el jo vonipucde
§8:90 14 01 Spoda) Juswssasse [eaiboioaeipie

ydipng seuwio)alg ey sounald ayAg-pejonpuos |

&0y (s)ian9) MoiAaL pUSS Kew S5 I ‘Lods

Jieyy Juqns sisiBojoegyoie Juegiisuc)

‘uogeotdde Bujuierd £ue Jo uojsSILGNS oyl 6y
1opd painbsai aq i Jusussssse eabooseysy
Yy ebejar oURUG S Yim SouepIooe

U1 usyeUBpUR JoMprRY Baificoeryole

vodn peseq 9Je $3011053) LONS JO UORER[RAS

- PUB UORBIYBUSP] BY ] *Samnosa) eoiBojooryase

B0 pinoa ey Sease:ale _macmwoa
1eoiBojoRRIAIE O SERly X BRPSLDS Ul pauysp
sg:[eluajod jeajfiojoaeydse jo seale awos el
ERle UBld A1BpUOoag Bif) {Buipiom paisalitng

O () "euoh useqjon SBY jUBLISSISSe
jeafioipagijole us aeliy, <Buiom pajsabbng

ToUsp-au) U [eguslod paBojoseyore
jo:seae Qledpu) o) dew &-epnjou;

*PAROWIRI 8 PINOYS.
Agus sy eiojpiey Susiussasse EaBojpaeydse.

an0idde jou saop antinoid sy ‘AjjBuetippy
“Jewnoop-al ybyBnaie Jusjsisuto

3G piNoys 1y} “alfoue 100 Inq "eauEisty.

BaR

1o8kqns 2y ungm seasnosal eaifoioseyore

0] SWIBOLOD Je Uy ou-are-siay Bueopy) bwu
8L} PUB GURIQ 40 80uIneld ou). Ag panosdde

24 jeysiususssesse [eofbojoseyaie pasnbes

Kue "joy jedidny sy Jepun uogesydde

usgesally IS8 .0 uonesydde jov Suuely.
2oy Bunejel SOUBQIMSIP HOS IO Saﬁmﬁv

1 9bey
sbeiwey pamng

o selyeg
sBejuenpanyng

QU0 U0 PASIIEY S $80IRBSS} EMBo0sRYNY QY8 0} Joud *saamosas poibojoselose JodpL 7'y | DUE jRIneN RIS TT | DL -
: £ obey
, “ubisap Bjis U SMaIN .
Juepiodul pue sluBWRle 2dESPUR] ‘SAAINDSA sbauek e
‘seanoses | abejusy rinino Bugesbau yBnouy sepoeseys SO0
abejuay fesmyno-Sugsps-agyyum-aresBaiy edesspueysBejusy femmno ol soueyus | eBejua eIng
i JusiudofeAp Mau 1B Aes o) piomay pug-an9sesd jleys JUaldOASD MIN £12°7 | PURJRINBN JRIBUSH 72 | 6 |
, Y:INpAYDS Ul st 3BYM uel) Aintiuos ayy 2By |
196181 9 fewu sopepunog deospu { eBejiey A panjeA ase pue seiAToeR teiing Ag palpoil sbewsy i
IO 83 "UOHIDPES Uy uoisiaoid S 8pnpu | 080 9ARY 18U} ¥ SINPSLDS Lo Xajduion) VERIBH [BIIND
0] psau-Cu.st Auay) val [Stusiieysew wondRioud | Kidietiiopey olicisiy-eU) Se Paesulieh eie ol 555104
uusy-Buol YBNOA PoresUCY o] jieys SSANsal | SB Uons “sedeospus) sBeliaY el SAIBSUCD | abejwel fesryyin .
#bejuey fesning) pabueyss 522 voisiaoid 4 Q el AiEpuooes iyl 10 NSNS SIIZLTZ | PuRIEN BRUSDZZ | gl
J ofey
G toiiseg "URig OO SDAUH iy
4l purnio} 88 sepjjog sbeey IR gy | 540 w y USROS Ul puncy sepjod sainosel . sapdd
3TYNOUYY SNOILYONZNWOIM [SIENACI SO LI X1 ONISIXT | EONIMIIEM




gl jogabey

ABisus Buikaiyde 10} sjjoney huipiom jsebbng

10 2fERA0ouY s ons saifiojouyos).sejos doy

SIYNOILYY

SHOUYANTWINOOZM fSINN &OU wu.:.a

AX3LONISIXT

PUE [RIMEN E13US9) 7
FUERErEY

10/"2de0spue] pueSBUPING | J001 OF PRISOIPIP Q 0} PaBeINCOU B4 ik Eele 0L abed
abieyiay o sjoedulinoge SLBRSIPR SPNOUT | JOOL BIGBIEAE U 10 %00} IO 3 UM ¥'E'E Bruzee | ¥z
“1okoo Adoues Buigessot) pe Buitieyuew
O} BINGERNCY pUB 1510} UBGIN 3l {0 Uoeit|Ses g abey
eI pUB SMBIN
DAIBII0SSE pUE Sdeospue aBeLISy M w pue JusLizolielue ‘uogoayeid Joj: wgaéo&o 158104 UBqIn
Ay vo sylediur inoge FIRRSID B BPE ) paaN Aiguapt lj boesce 3y pUz Watidojereq s
34} 1o Sjaedinoge sweps! TR ysei0) ueqin au) 4o ued aie Yeu) sedd Enpiapus S313liod
“ajeudeidde | pue Seaigpepoom sSiEws smolabiay sapngw eBeuisy feining
pUE Bjqiged) slaum aseaintl g1 2'; bsie 893 05[e JaHSI UoRBAGUYL Ydney Bl PEZZ | pue RINEN Risues) 277 T
‘Byjissor 823 alis
A Bupeb-an-10]. pesy sy sziuLL P! SEISIA
pue KydesBoday sigeihone; jo:sbejueape:ayg)
Yleys Jualudojsnap aimynd "sate Al ) Jeforieyo 1.8bey
sip & BUDIADID “UmOoIUMOT 81 58 [faM .
M%wwano Riopernojey] o:oﬁmzaos mEmMQ AudesBodoy
seisix fueadde Sisgo Jousq uojeAouly sapiod
“QInpEydy 4diang auy uiim AsieA Joaly esoluery afieyioy piryny
€ Ul SMBIA PUBR-SEISIA 1O LORRIOT YL AjlielD AU m%sgmw AydeiBodar: uﬁ gf° N 7| buejeinjeN elUR9 27 | 7T |
‘adesspuefay jo m:@ abgiey
{jeroan Bl Bindiap v juepodwy s BT Brsieil
Jejd Buidy Jauo pue sasseib ‘sqniys 'se8y
"0} PreBaraney ey, Jaltoy el VB 1$a) | se uong — vogeiabion Buiaissald ‘papipe oq o8fe
Sy sieyy "§00% Sl UL LM USISISUOY | pinoo Sdebspuetabeiey 1 RINING 8y Jorsasnyea
8q jigys, sienews Bumuerd asn puey Sugdaye jesged auy. (s lows pajerosse usgnaid |
SUCISIR B 18l) Sanbal Py Bustiuelq ayl GoRIBSU05 5 [BYS S30INbB3]
ey abpepoinpe oy peau Aewl uelg Alepucoss | sBeusy BINYND 18Ky YOROBIP Sdd Sy $SaIppe Supyg
s Mﬂomww mm..w mcmmammuwwowﬁ&emwwmwawmnmwwwh o uaisiroid sug ui Bupiom pasodaud Ausmey . 8} 0 IR0S pue juaselpe Wed puesdeds usdo
T - 906 | ouand pauveid ays inyiim pejesodiosi 49 .} o
Y 1804 WO o seoy | vonenby ouElug sieawl Aiadaid sy Joidim Sinnsuf sseibun ay) g pefeiiosse saimesy
pausaraq pinoys Bupnng tew sy yolessas Ye-paNGol sey sapwod. abeyey jEdDiunu adeospue). ‘aiqiss) BIstipm amgsly sseibin | 2 ebed
- Ansasoj0iBe sspniou; osfe ucges yaessas sy Sl sayiaym Ae aseaid “anjes ofiewey | 8yl splemo) smau Buisa pug feusiet ‘i) SeloL 1
“UOES Y Uo-AAROR Al Jo- Wed Ajuo si aimgsyy [eaming;aneyf 0} eguaiod sty sey e’ Saybos Buippng ayys0) prebay sagy fieys wawdopisp FOEBH [2ANAY
sselfpny ydpne uagels yosessey ydens =y {edpiunureyy uo pajsy ueeq sey {Buping | MEN-AUNUILO0 JOkISIg uoneaouy] ydians S8R0
'S80} paiajal ag piroys Auadaid pauso- (Dfyy) 8[uaY S04 WD) 84 Jo) Burpiing nyasiy ou ot Bupyng symgsy; ssesng oy jo abeyey feiming
OUBUQ JO-BINIASL YOIEBSSY RImRouby ayt ssesfiuny oy} jeu) Duipueyssepun o'y | uogesBatul pue uoguala: ay) abenoous 6172 ¥4




€140 gabey

"PBISPISLOD
2q Aeus sanbibyss) Jeyio pue saibejens
Suipuy Aem pie-signd ‘sBeubis eAnaidio .«

Riqissod 4 (z061-4481 ‘Tuspuajupadns)

|xong pleydiy X7 JSYR peweu By

pinoys Auadosd 81 Gitgim 1eals Jusuiwoid v

3 yBnouy arow

sdoad se adeospue)-onnadesey) a4 jo.uonaun

sl uieidxa Due-oYs By O A10)s BLf 18] pinom

_iam e aagaidiolul ve JO onee By »

“Buiping Aseudigyy: ay) Jo:Buim sagensiumupe sig

S1'8SA B 1ons Joj Uoieog ejgissod v "gpeUe) W

BJeT Ry [ejuou: JO PUB SIS Sy Jo AI0JS By} |8}

1 cpafuso eagesdiqyl UB Jo JBLYsHgEISa By .

‘Bys-ou 40 Uoherardia SiENEoR) 0) USNEY G

freys semnseow Bumwoiiof aU | “seaunosas sBejliay

1 jeamind sy jo cousmé&c_ rybuuesws 10y mope.

01 PRIDHUOW PUB PAAIBSIOD-2] Jfeys sBuiping

DLOISIY 9 0) SAIUSUOREIRI ensIA pue jeoiskid
s pue Buges-adenspue; spnodesay sy (p

sgjes:

(I "g5°y°0z honod) ueld Arepucosg Tejidson
2UeiaRS Y YOpUTT o). oy Bjdwexs Ly

éo:&eam pve Bupuejsiepun

21qnd soueyus o pug Bunsesty s sieanWLG)

o} pejussasd pue-petesdse: Arsretidoudde

81 Ausdod sberoy eouimoid 2 )0 15aia 0
sneA:abejuay [pInying ey} Sinsus jeys §a1pog
diand peguosaid pue seisiuur ey soE8 g

uoiswoud ‘sauyspms % mEmbcmﬁ au Japury

seipsdond

fediounui pue i6ieg “volieis: (ameasey ydjens
) AG pasn suk JBu| SPUE)SepnpLLRSIdUIn?)
Kialeuiiopey Jetio) Bty Teu S10u o5edly

“DRIBPISULS B At senbiiye)

_ Jaiio pug seibarens Buipudenm “peaiignd
‘sbeubis-ennaudisgy “uanesidseiu niBuEsi
J0):majie O] PRIOJUCE PUR PEAISSUOY o (ietis:

§90.n0831 abEjUAY YIng O SANSUOREIRS RNSIA |

pue sdesspuey abeyuey ning a4 Uosiasd
pasodaid-ay) of uonppe u Buipiom pa1selbng.

"BY15-3Y) JO HONRIOUIBLIED
pue vonerdieyy so) @céo&o ue shasil

“suoean)
Yie aighd Jeiiumiod &8 seyshy puesuod
' Inoy00] pue - sucneutisel Sopds-ueds pue-siied

“HOMIBY fle) Hejthiosy: AID1RUI0j8Y OIS |

B UM pR1ussA SafIihpodde Szies Ugisi
UNA) S YIM J0uSIg Bk jo-soueDyiubls JBating
pue eimieu oy sautebo) Buk) Aojs dnewsyy
‘asodind-pinw e'sife) Jeyy yoraidde pe syqnd
peieiaurue abeinoals eus kD 8y zz e

613024

suenelapIsuor)
Jeudnippy

TR0 Wiedy
dland [eseusg g

£y

- IYNOILYY

sBujpling:
abejizay Jo esnas sapdepe Buimpiebo; 7| Uoges
“vo {7 ueuiwoen) Sustutics snowed osposg

“Buipying 4y 30 Ajubsjur o6t
oy Bussnucidiues 505_3 pausidwonse-aq
By ,

L Ceudsy iejos |
AR ONIEBIN

I0NFuIIY




g1400} abed

Wi uSIsisu0d osfe §1 1) “sabpuq ‘Bs seimongs
pug; mmcﬁ.:n apnjour sedinbserabejued g

“Ueld [P SAUD 94 Ul boiyep oy :

sesn pue| pasodosd o c%m@ auy Ay gsealy
* Sadesspuz
8be)uey RINN.pue $3UN0sat abeeying,

;ﬁ; mmawumucm_ pug wmcﬁ ing: Semﬁ.. soeiday

piie SBUIpIInG UGISIY 16 35h-5] PUfE oUB LB UIELL
‘uonelojsas udgeiGeys) ‘UoRABSUOS B0

Sipigwseninesa) aBequay. w%o%:mm Aerouiaoid.

Buie o sede apnpuLesaly, *o-ainpeling
4IPBYNUSD BB SB B asn-ey sAadepy 1y'g

sueneubisag

S pUeT Yy

Bls

BLiiping Jo 204 yoes J0p0ude spew 2q ey
3 TELY papUBlLWEaRl §1 )1 "s10ipunly ‘sEgincsa
sBeusy fesnyino aig Toeduy AeursBuping

-mau Jo yBleybueustiessid sl sBuipiny
8st-UBIy puB Pl J0y DaysHgRISS UBdg aAeY

0} deadde Jou'sabp papiacsd sBuei 1yBiey By

“spyn

NOMBAY pUR mc_..au&:cme ‘saxeidwen solfo
pue cm,m% yhessal ‘sasnoyumol sbuiping
88N paxiw pue [euapisal asu-ybiy pue -piy
Buipdipii‘psbeinatud-aq of st sadiy Buipiing

pabuery ‘skemaied puesapon oip Bubysiu
$Uogeoo} obajels 18 sBuippng asu-ubity jo

bwaezc pel e i sBuiping uwkodus pue

asU-plui A pRUSIQRISS BT it JOLISIG 94 il
ey ing josepereyy juetIORRIY: 84l 87’9 .

zzobed

s3010g

a5 pue RIU9 7'

g4

"2J8 IO BSOWRIT BUl ik pefeisoste
saimes abejgay 1RaMIN oK) Jeum Ajueiy

() Aa” UMOIUMOQ 1O
SMBIA. 52 [fom 5B xgaeoo bsm::oﬁm oubisyy

Bujgin pojeloosse saifjea) adeosplie) mmﬂ%c,

RINND pue Asfien JeAnq Bsolery Su) JG.SMaA

O{UB0S BIUBYUS PMOYS’ EmE%.@,% j0 ubissp

pue ‘Buissew pue Bugis- Juowiubie peas sinmy
PUsia sy o) %gg Big JeAN BSOWBIT S
i pBiegosse 3188y abeusy el pue
ﬁhamc plie m%omu:ﬁ *fydeiBodoj YL LT

2-98ey
$8040d

380 pUET RIBIRY TG

"z

‘samnosas eniboioseyae pue
sadeaspuey ebauay reinyno sepnpu; oseyse
BuSNOW Blous ale satinosa-aBelpay einging

FWNOLLYH

" Baje-ayl jo-seaunosal abejuay riminy
3y, i xmano Kioleusiojes sUoISIA U0
sadeaspue| pue sBUiping JeInyno s, soeiday

: wzo.»«mzmﬁ&ommm ISINNROD wuﬁa

Ky m

-UMOIUMOC-AIISIaNIUR 31 WM 18P P I
BOUBADR: 0] DAIRS i SaSsaliSng mau Joeile

oy Bunssieiu yBajess pue FEPNGT oAb,
UGS 3 16 S0BTSpUe] D
B pue SPaUSMBI IS ‘UMOIUMO(] puB
Kisianupy oy of b.&npa ‘puey padojanapun
jo-swes obie umolumog (o L0 BN pue
gy 20,84} L PUB Ydiang) Jo Ausanry ay
uitim paleoo; siusd Pieasdl paseq-sbpamouy
a4y wew Jorpabio) ague LogRAHU UE se ousig
BY) 40 sauabiewe syjoddits . oues M jey
samsnpurAfisua usalb, seijo pye sassauisng
uogeaotus Butbsaws ajepowncose pug

vioddns 0} padojanap aq | 1oUAsIq Y1 €79

1X3L NS

Iping [eInyng |

1z oey
saijod
35} puET [RIAUB0. 79

{4




£iiot1ebey

{1y sbeiusn cuRUD “wopiuya()
“Bues Guipuodsanos e sey wogessjly
"GMSIP0 'neda "aYeADYR! ‘SISl o sapnpuL

pue JauueuAue ui-oBURYD O) Susaw Ja)py

'saingue abausy
2oy} Buiiera) afiym eouRISHINORD J0. 395N MBU 1

6} sauronis pue sbuipyng sbewssy o uogeiaye:

"y AIBPUODIS TSI UoHBACUY] GHNg B

Y suesul Bsnaraagdepy, (Buipiom Eﬁmmsw upsigesydde are-subpugsp Buimoyo) Bif ‘uely §6-5¢ 9bed
"8snas anjdepe, 10] USRUYpepNoL [0 AU S0 SUORILYSD O3 uoHIPPR U1 L suegiuysa gL Fis
{00z
Buuds) sepsdaud obeuay Wing 30 uojealasue) - Ruoton abejusy
oy ur sajdiouud Buiping WBIE SOLW | S woy mﬁwﬁ_&cﬁb w% Q%M%_S% “Hm
! Banedwoo Aensia pue Aeoisiyd siom meu-sy
e QLAY By EEW sigeysinbunsip SYEP "UORONISTOO MU poleiR; Aup hoaumaaa
PUE O} SIBUIDIOGNS "yt 3(qTeduIoo abeyo & o) suopippe Meuue Bujesso "
Aensin pue Ajieojskyd yuom msu ay) axep usupw seanque 2Beyay pue anfeh abeey *Buipjing Biigsxa &7 sbey
"UORONASU0T MBY. Pajeial AUeJg-90Rjd-ouDIsIY Eﬁ -ou SNBSS, ~BUlpIoN 86 SN ustisiowos W suoRIpDe Mol Aueeq) pue ]
“UB: 0} SUcHippe ma Aue Bugeess usym SJUBLISG oo 100, DUIpIoM PRSabbAg, ‘PRUETR) ase saunea) fRanjoape pueoLge;
Bumyap-sepoeseyn pueranes abeysy ol ‘serspug] s INoge uoisod-awos ppe- | Buippng reuiBuo-oujiey aunsua feys Seainoss stiogeubisay 1
BNASUCY - | PIEOUBIS ~ (SOTSRPRUBD SHied) | puB ‘£ pue 2y g suoisoid omg aup sy 9Beiey 1N JO-95na1 aNdepE o4y §v'9 S PUETYY | ‘i
“sjeugiews pue-ubiey ‘ssewr Slppng
pue syoeqies Buipiing ‘suianedisens msg_os ;
“IXaIUC0 SHOISHY U J0 SeygE QBRI fesrind 5z ofiey
Buinsike 0) Aieyuauisidiiios pus sgeieduiAs
BB JUsUIdOfOASD PUB 881-a) ajdepe | |
[ way~ ooy "HORIASU02 MO JEU) BINSUB 0) PRISPISUGD supneubisaq
— 7'} bosingid U0 (0} W0 SUsuIoD BaS 84 1 ﬁ m&sga_ ‘OB WM Z Y'Y BSNPUET G | 0L

IWHOIYY

-{asnmy.ohndeps) sajnoiie
aBejperisi 03 aBupyD U0 RN SEINbSY

Teu Kuodosd au) jorasn-ajewsse ve.ioysbueie
OF5HOYe 1594 Aiddy “Bupiom paisebing

IXTLONUSIXT

IONYIARY




ghjogyefey

“sapadosd ebejuay se paiiiuapt aq seipadord
4l Jew spusLiLInoa) S5 LN sBUpng

Ko jou (saysyoes Kewiies saoue) 's86plig
63} seunionijs epnpl sa0inosel sbejisy
11nq ‘Uontppe Uy, “seaufosaresiBojossyome

pue sededspue) abejusy RInlinG epnizul 0S8 |

saungsas abeway jeshing WISy Ul Jety S10u
ase0]d “seoinosal obejyay jeuminy seisadinosal
‘sbeyuay g ol b&ﬁ%v%&mﬁ

adeaspue abejusy BNy

sotunosey-abejlusy jedming

pusbay

¢ abfiey

50 PUETIY INPRLS

GE

SPIOAR 10/ dicour 5q
i seynalne aBejusy mﬁ moipIo “ms ww&&a
O} 15pJ0 Ul SI0§8K BUOD 3G PiROM JUBLW ¢
Joeduul e J 189l J0U'SLY ‘PauLioase
$BOINGESL 11 4| ", V. 199198 pas0doid s puhoie

Aeibadss “UdgRs ipresses ydiengaq

$e0indsa; aberissy rmino:ewos 9q Asw ey ).

‘iom se-anpayss

Aol 9t Uooediul Ue ey U0 SEIsiA plie
SMalk ayy se-yiam 38 adedspue; aBeyuay iy
YL “utof Jng auy sebpapousoe Ao dew
3yj "seomosar abepay - pue abejusy
Hing-opnpur sacInosa. abejuay [LInyno ey

saninosay-abesy leming

Ly-abed
sinpelps Agon
Aao g npates

"SEISIA pUB SMBIA 81} JiE:aBpapouie 10u:580p
dew sy “anjes abejlisy NS jo Blisd se
paypuspr useq-asey sBuipiing e joN “dew sip
urjon aseey {safipuq Bra} aguan jeucnaguoy
Ydjang. Jauuoy syt urssaimos<s abgiay’ [eanynG
10 J3qUINU 23131 “UORIPPE B “g JUSLILIOD
a5 ~ Kuedod vonels yotesssy ydisng) at ul
sa01in0sas abejuay feinyno suwos aq Aeur sy |

w.mﬁ,ﬁ?«m .

“AB0j098 Y3y U0 SIUAILICD SNoMEId 365

“(SMals 01U80%-HI0L WIRUSYID) BtjeA

abelday jeimno a1 (s pajerosse el
SelsiA pue sMa-aL Spriol; o) pIoY e s BBy L

, Jeapou st

(paisiAfleouinald “BRISIFUGH) aimiBOURWIGY BY|

‘payfuap: sse seindiiye

YoM duojur pim Yety {Uoneubisap jedioiini

B U1 J0JuBiLesSks UBRenIasI0S abejuey THE ue
ut IaurauM) anen-eBeiusk |mIming J0 uBtuslElg
SU1 2 M ) HONEXS yaIBRseY ydiens sy ul
seunosas sbejay eI swassq Abw asayl
‘saguadaid abeyuey se (3gus)) puogoalo]
ydsans) Jawiioy) sensadaid sy Antept

0} pasinas aq dew S1 Jeyr SPUBWIWOsal S

- SHOLLYONWOOTY ISINSINOD SO LN

eady
jeinjen uediuBis weysAs obeiualy rimeN

adeospuery sbejal feInin)
HHO pajeufisaq pue

HHO PASTTARRUAOL] *HHD, paysh Aedomunyy

"4HO palsi-uoN isaunosay bl pamny
-pugba
G X3 oNIswE

65 abey
sinpayog sfequsy

aBeiper [Emymy
pUe [BMIEN. 7Y SiNpaLos

>

3ONYI3Y




£140¢) ebey

“UMOIUMOp

pUe BOJR 1DLISIP UORBAOUY! 2l WO pUe

O} SEISIA PUe St 40 uolosiosd et Dmpsefia)
SUOISIACID BUIOS UM IOIUTD KBty SRS

DU SMajA 3 U0 sedI feguajod auRlep 0
SI0J5G UBNELIPUIT SEM JUBWSSasse Pedwi Ue i

Jeapj0u sy “Kuadoid uogeis woresssy ydiens -

a4 uy seonase, sbelsy [ESMINO BW0S oG ABW
a8y, eame ueid aLL ULSUOTRAS|D 15aYbiy A1 Ue
pasodosd Bureq ose (Aadosd vogeis yueasay

ydjang-ay) 1) sBupiniq saie) Mau a4 o30S

"SEISIA PUB SMAIA-3U) JNOTE LORRULOJUL SpTIGY

| dew Aigoly sy -
O} Jepuuis “jom Se et sip ul ebeyay eIy -

PUR JRIRBU B INOTE USKBULOI SPAIU]
{0 pue-y apnpayos)

SeSNy JRINRN pue BNy EIrjEN JUBOUIUBIS, -

SNSIoA Sealy jRInen mcamﬁm\wcm%mm

pue soedg-usd(), Ueamyaq sauasapp ) Kueys .

Jey; 1oep 1ou ssop dew a1y Hed pyueisceds

uatojnoge uopewoul sey puab) sy ybnowy

¢y abey
Jubiey :q sinpeyas: |

FINOULYY

‘08| "Ruedosd uoners yoressay ydieng
‘saanesas aBewey panino swos s Aeul

U L¥3 ONILSIXT

S G aonawaiaw




)'\ =

Minlstry of Minls tre:deg ) - &
MurileTpal Affalis. Aftalves manitcipsles b & . g : : ;
and Houslhg ‘at du Logsmint . ’ &

Municipat Services Office - Bureay deg esrvites aux munlcipafitds «

Weslorn églie di FOUest:

868 Exgier Road, 2" Fldor B5Y, TusExe; 2 Stage

London OGN N&E ‘IL5 Lcndon QN : 3

Tel. {518) §73+ : Tél. {518) 87

Toll Frea 1-800:285-4736" Satistrals ] aad 2654736

Fax(510) 8734018 Télse (619) 8734018

January 17, 2013

Ms. Joan Jylanne
Senior Policy Planner

Planning, Bullding, Engineering and Environment
Planmng Sarvrces

Dear Ws. Jdylanne,

Re: Draft:Guelph Innovation District Secondary Plan
_ Gity of Guelph

Furthier fo our comments dated January 7, 2043, we wish to offer the follewing
additional comments for the Gity's consideration.

I Plah Amendment 39-(OPA.38) for conformity with
IMAH n: 2009 and is in effect.  MO! staff reviewed
'»fexi of the Grewﬁ't Pian ahd @F’A 3’9 MG! 13

he Growth Plan was app .
the dra seeondary,:;fanw in

MO! commendsthe Clty of Guelph onifs draft secondary plan-as it reflects the overall
vision.g tha, srowth Plan. tn particular; MO} ssupportxve of the following policy

: ».mg' requ:rements and prsomy sp@ts for oarpooi
alternative ehergy vahscfes car-shares, scooters and motorcyctes
Policy 2.2. 5 1(3} of the Grewth Plan requires that major transit statior ateas and

‘ in official plans and plarined to achieve

ht d mﬂes that support and ansure the: viability of

43



10-of the Growth Plan requires that, in planning lands for employment,
I tigs will facilitate that develdpment of transit-suppoftive, campact built-form
and minimize surface parkmg

In the-draft secondary plan, the: obiect{ves of Prsncfpie 5 propose “to create an
integrated; cor id s ; vides i [
close to Job-op y | pos
“achleve transits ppart ive densities wit “h-uman-ssate buut form" Scheduie Bin the
draft:secondary plan proposes transit steps along Victoria Road South, the western
boundary-of the plan area. In addition, S8chedule C proposes to deszgnate nds
adjacent to Victoria Road South as “Employ nént Mixed Lisé 1°. Draftpi
the secondary plan proposes that the maximum floor space tndsx (FS ) in the
Employment Mixed Use 1 Designation shall generally be 0.6

draf, isecan. ary plan area will contnbute towards the aehievement ef the Csty s ovaral[
intensification and density targets.

Further, please firnd attached same suggesﬂans from whxeh the: Qﬂy s draﬁ secondary

plan tould bensfit (see. Append'i"';\- ‘
the attachedsest:ons remisant

If-you have-any qlestions regarding these comments, pleasetelephone me at (518)
873-4695 or contact me by email at; Dwayne.evans@ontario.ca.

Singeraly,

Doppa Lom

Dwayne Evans
Planner, MSO-Western

c.c  Barb Slattery, MOE (Hamilton)
Carol-Neurmnann, O AFRA (Elora) ‘
Penny Young, M e}
David Marriott, MNR (Guelph)
Maya. Hatris, MOI (Toranto)
Stephanie Cestantino, MAH. (Toronto)
Jersmy Warspn, 10 {Toronta)




} k‘) One Dundas Street West, Suite 2000, Toronto, ON M5G 2Ls

D Onta r io 1, rue Dundas Ouest, bureau 2000, Toronto, ON M5G 2L5

infrastructure Ontario

April 11, 2013

The City of Guelph
Planning Services Division
City Hall

1 Carden Street

Guelph, ON

N1H 3A1

Attention:  Ms. Joan Jylanne
Senior Policy Planner

s MNW,“..W.N,.H,..,,De“é.,r,,vMus ; J y' a fi ne ;

Re: Guelph Innovation District o
Comments to Draft Se"c’:o’ndal_y Plan, dated October 2012
Infrastructure Ontario (I0) and its planning consultant (GSP Group Inc.) have

reviewed the October 2012 version of the draft Secondary Plan for the Guelph
Innovation District (GID) and offer comments in the sections below.

We support the general policy directions and principles created for the GID
community, however there are some concems with respect to the proposed

policies and draft land use schedule.

We have found the ongoing working relationship with City staff through this
Secondary Plan exercise to be very helpful as it relates to future land use for the
-provincial land holding within the GID. You will find that most of our comments
below were previously raised by GSP Group at one of our recent working
mestings.

Comments on Proposed Policies
1. Section 3.3 Energy

The City wishes to implement a District Energy (DE) System for the GID if
such a system is feasible for the community. Moreover, all new buildings
within the GID are required to connect to the DE System if it is available.
However, Section 3.3.1d) indicates that “buildings can be excluded from
mandatory connections should they exceed the energy efficiency of the
DE plant and have a lower carbon intensity.”



My
> ® ‘ One Dundas Street West, Suite 2000, Toronto, ON M5G 215
Z/ * Onta rlo 1, rue Dundas Ouest, bureau 2000, Toronto, ON M5G 215

Infrastructure Ontario

Comment:

We ask that the City explain the intent of this proposed policy, particularly
when it is our understanding that exceeding the energy efficiency of the
DE plant could be relatively easily obtained.

2. Section 4 Mobility

Table 1, Public Street Classifications and Standards, identifies road widths
and building setbacks.

Comments:

Itis our opinion that the setbacks contained in Table 1 are foo restrictive
and that setbacks in the order of 1 to 3 metres are more appropriate along
the major roadway, providing some variation in the streetscape and
flexibility for such uses as restaurants and cafes which may desire outdoor
seating space.

Table 1 ailso contains direction on parking along the major roadways. We
note that the Arterial Road Category (Victoria Road and Stone Road) will
have no parking along the edge of the roadway. While we understand the
desire to move through traffic along these roadways, the Secondary Plan's
objectives to create vibrant communities and promote a mix of uses within
the mixed use corridors, does require on-street parking to support grade
related commercial activity. It is possible to create parking lay-bys along
the two travel lanes in order to support the adjacent development.

It is our opinion there are two areas in which the transportation or mobility
section requires strengthening. An important component of the GID is a
creation of linkages between development on the east and west sides of
the river. While the Land Use Plan illustrates an “Active Transportation
Link” across the river linking the former Guelph Correction Centre (GCC)
on the east side of the river with the end of the College Avenue extension,
there is no commitment in the Secondary Plan that this bridge crossing be
built early in the development process in order to integrate the various
neighbourhoods in the GID. Further, we encourage the City to consider
upgrading this bridge from a simple pedestrian crossing to provide a single
vehicle lane so as to accommodate transit buses. The provision of good
public transit throughout this community will be necessary to achieve this
sustainability objective and support the proposed densities.
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Similarly, it is our submission that the Secondary Plan must provide a
strong commitment to develop good transit service to the GID early in the
development of the community. The City promotes the linkage and
synergies possible between the University of Guelph, Downtown and the
new GID. Those synergies and linkages will be more easily achieved with
good transit service that connects the major nodes in the central and east
sides of the City, including a connection to the multi modal transit hub in
Downtown Guelph.

3. Section 6.3 General Built Form and Site Development Policies

a) Section 6.3.2 indicates that building heights are guided by Schedule D
of the Secondary Plan with a maximum building height of 8 storeys at
major intersections or nodal locations. The policy adds that “additional
height will be located within nodes located at key intersections and at
the urban village to provide focal points for the District".

Comment:

It is requested that the maximum heights be specified in the Secondary
Plan and that at these nodal locations building heights in the 12 to 15
storey range are appropniate.

b) Section 6.3.10 indicates that garages shall generally be in the rear
yard accessed by a laneway or front driveway.

Comment:

We request clarification as to whether the City is accepting and
promoting public rear lanes and further that the City make a firm
commitment to creating alternative development standards to minimize
land consumption and cost of municipal infrastructure.

4, Section 6.4 Land Use Designations

a) Section 6.4.6 provides minimum and maximumn FS!I for a comidor
mixed used area. The FSI can be increased to 4.0 from 3.0 if it can be
demonstrated that buildings incorporate a vertical mix of uses where
any one use does not occupy more than 60% of the building.

Comment:

Within the context of the GID, it is extremely difficult to create viable
development with this particular mix of uses. Ground floor commercial
activity with residential above is likely the predominate form and
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b)

composition that can be expected in this location and as such Section
6.4.6a) should be deleted.

Section 6.4.8 indicates that along College Avenue East, retail and
service uses “shall generally be required on the ground floors of alf
buildings at the street edge.”

Comment:

While this is a desirable objective, it will not be possible to have ground

floor commercial uses in every building along this street given that

there is over 1,000 metres of street frontage. As such, this policy

should be deleted or altered to encourage ground floor commercial______

c)

d)

Uses.

Section 6.4.10 contains text and a graphic promoting a built form with a
minimum building step back of 3 metres at the 5" floor.

Comment:

It is our opinion that a step back at the 5 floor on buildings with a
maximum height of 8 storeys is not necessary nor creates attractive
and implementable built form. Stepping back from a podium is
appropriate with tower forms of development but is not required for
mid-rise building forms that are promoted in the Secondary Plan. As
such, this Policy and accompanying graphics should be deleted from
the Secondary Plan. Built form and other design guidance should be
contained in design guidelines prepared for the community if they are
not presently covered by the City's general design documents.

Section 6.4.25 indicates that the residential areas are to be medium
density housing forms such as townhouse apartments and “a limited
supply of low-medium housing forms such as single and semi-
detached dwellings.” It further notes that the final distribution of
building type policies will be determined through a development
process and regulated through the implementing zoning by-law.

Comment:

The Secondary Plan is based on the principle that multipie unit or
attached building forms are more energy efficient than detached and
therefore, more supportive of the carbon neutral thrust of the
Community Plan. However, without a more appropriate balance of
housing, the housing desires of the community are not being met and
that a “complete community” with a range of housing types and
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therefore households cannot be achieved. The focus on multi-unit
housing forms creates a particularly narrow community demographic.

5. Section 7.3 Phasing

a) The policies of Section 7.3.2 indicate that the Zoning By-law will

establish a required mix of uses to be incorporated into the community
on a phased basis to achieve the overall GID residential employment
targets and further that targets are met within each phase prior to the
release of additional lands for development.

Comment:

The two principal uses on the west side of the GID, residential and
employment, will be absorbed at different rates and are dependent on
a number of factors that are different for each of the principal uses.
Tying the development to the phasing of each component will unduly
constrain the workings of the marketplace and frustrate development
interest. We strongly believe the market for the type of employment
envisioned for the GID is much more limited and specialized than the
residential market and will require a long-term development view. As
such, this policy should be deleted.

Section 7.4.1 with respect to height in nodal areas.

Comment:

This policy does not correspond to the Height Map of Schedule D and
should be clarified. It would be more appropriate if the number of
storeys were identifled rather than absolute height fimits in metres to
provide some flexibility at the design stage.

6. Schedules

The various schedules in the Secondary Plan show a watercourse on the
north side of the GCC building complex. We believe this illustration
should be modified as there is a large storm sewer conveying flows in this
area. :

Moreover, Schedule A incorrectly identifies the gymnasium of the GCC, a
relatively new structure, as a cultural heritage resource of provincial
significance.
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7. Land Use

10 is recommending that the mix between Residential and Employment on
lands west of the Eramosa be re-balanced.

We have had a number of discussions with City staff with respect to the
appropriate mix and location of the principle land uses for the community.,

After much consideration and review of market conditions and forecasts,
we are suggesting the following modifications be made to the Land Use
Schedule on lands west of the Eramosa River to Victoria Street.

a) Convert the small employment area north of the College Avenue to
residential (with the caveat that appropriate studies to be completed
demonstrating compatibility with surrounding uses);

b) Convert part of the employment lands south of College Avenue to
residential; and,

¢} Limit the corridor mixed use areas to Victoria Road, Stone Road and
College Ave.

We believe these suggested changes will continue to support the City's
vision for land use in this area, as described in the Secondary Plan, and in
several municipal strategic documents, including:

» City of Guelph Employment Lands Strategy 2, April 2010 — Watson &
Associates Economists Ltd.
City of Guelph Growth Management Strategy, 2009 - City of Guelph
Strategic Plan for the Guelph Agri-Innovation Cluster, March 2010 —
Hickling Arthurs Low Corporation.

¢ City of Guelph - Prosperity 2020 - Strategic Directions for Economic
Development and‘To:urism, March 2010 - Malone, Given Parsons Ltd

As we had previously indicated at several of our working meetings, we
believe the proposed land area allocated for residential use will be
insufficient to meet a critical mass needed to support a complete
neighbourhood community.

We believe our recommendation to increase land area for residential use
and decrease land area for employment use will not impact the City’s
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planned target of between 8,000 to 10,000 jobs and 3,000 to 5,000 people
for the GID.

GSP Group has determined that the City can meet these employment and
residential targets under our proposed modifications to the land use
schedule, and would be in keeping with the vision for a higher density,
innovation-oriented form of development in the Employment Mixed Use 1
land use area.

Please find attached our suggested modification to land use schedule,
along with supporting analysis by GSP's Group.

Thank you for the opportunity to review the draft Secondary Plan and
provide comments. We would be pleased to meet to discuss these
matters at your convenience.

Yours truly,

Jeremy Warson, MCIP, RPP
Senior Project Manager, Development Planning
Infrastructure Ontario

Cc:  Christina Beja, Senior Vice President, Infrastructure Ontario
Anil Wijesooriya, Vice President, Infrastructure Ontario
Michael Coakley, Senior Planner, Infrastructure Ontario
Glenn Scheels, Principal, GSP Group Inc.
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April 11, 2013

The City of Guelph
Planning Services Division
City Hall

1 Carden Street

Guelph, ON

N1H 3A1

Attention:  Ms. Joan Jylanne
Senior Policy Planner

H

“DearMs Jylanne:

Re: Guelph Innovation District v
Comments to Draft Secondary Plan, dated October 2012

Infrastructure Ontario (10) and its planning consultant (GSP Group Inc.) have
reviewed the October 2012 version of the draft Secondary Plan for the Guelph
Innovation District (GID) and offer comments in the sections below.

We support the general policy directions and principles created fdr the GID
community, however there are some concems with respect to the proposed
policies and draft land use schedule.

We have found the ongoing working relationship with City staff through this
Secondary Plan exercise to be very helpful as it relates to future land use for the
-provingial land holding within the GID. You will find that most of our comments
below were previously raised by GSP Group at onie of our recent working
meetings.

Comments on Proposed Policies
1. Section 3.3 Energy

The City wishes to implement a District Energy (DE) System for the GID if
such a system is feasible for the community. Moreover, all new buildings
within the GID are required to connect to the DE System if it is available.
However, Section 3.3.1d) indicates that “buildings can be excluded from
mandatory connections should they exceed the energy efficiency of the
DE plant and have a lower carbon intensity.”
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Comment:

We ask that the City explain the intent of this proposed policy, particularly
when it is our understanding that exceeding the energy efficiency of the
DE plant could be relatively easily obtained.

2. Section 4 Mobility

Table 1, Public Street Classifications and Standards, identifies road widths
and building setbacks.

Comments:

It is our opinion that the setbacks contained in Tabie 1 are too restrictive
and that setbacks in the order of 1 to 3 metres are more appropriate along
the major roadway, providing some variation in the streetscape and
flexibility for such uses as restaurants and cafes which may desire outdoor
seating space.

Table 1 also contains direction on parking along the major roadways. We
note that the Arterial Road Category (Victoria Road and Stone Road) will
have no parking along the edge of the roadway. While we understand the
desire to move through traffic along these roadways, the Secondary Plan's
objectives to create vibrant communities and promote a mix of uses within
the mixed use corridors, does require on-street parking to support grade
related commercial activity. It is possible to create parking lay-bys along
the two travel lanes in order to support the adjacent development.

It is our opinion there are two areas in which the transportation or mobility
section requires strengthening. An important component of the GID is a
creation of linkages between development on the east and west sides of
the river. ‘While the Land Use Plan illustrates an “Active Transportation
Link™ across the river linking the former Guelph Correction Centre (GCC)
on the east side of the river with the end of the College Avenue extension,
there is no commitment in the Secondary Plan that this bridge crossing be
built early in the development process in order to integrate the various
neighbourhoods in the GID. Further, we encourage the City to consider
upgrading this bridge from a simple pedestrian crossing to provide a single
vehicle fane so as to accommodate transit buses. The provision of good
public transit throughout this community will be necessary to achieve this
sustainability objective and support the proposed densities.
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Similarly, it is our submission that the Secondary Plan must provide a
strong commitment to develop good transit service to the GID early in the
development of the community. The City promotes the linkage and
synergies possible between the University of Guelph, Downtown and the
new GID. Those synergies and linkages will be more easily achieved with
good transit service that connects the major nodes in the central and east
sides of the City, including a connection to the multi modal transit hub in
Downtown Guelph.

3. Section 6.3 General Built Form and Site Development Policies

a) Section 6.3.2 indicates that building heights are guided by Schedule D
of the Secondary Plan with a maximum building height of 8 storeys at
major intersections or nodal locations. The policy adds that “additional
height will be located within nodes located at key intersections and at
the urban village to provide focal points for the District”.

Comment;

It is requested that the maximum heights be specified in the Secondary
Plan and that at these nodal locations building heights in the 12 to 15
storey range are appropriate.

b) Section 6.3.10 indicates that garages shall generally be in the rear
yard accessed by a laneway or front driveway.

Comment:

We request clarification as to whether the City is accepting and
promoting public rear lanes and further that the City make a firm
commitment to creating alternative development standards to minimize
land consumption and cost of municipal infrastructure.

4, Section 6.4 Land Use Designations

a) Section 6.4.6 provides minimum and maximum FS! for a corridor
mixed used area. The FSI can be increased to 4.0 from 3.0 if it can be
demonstrated that buildings incorporate a vertical mix of uses where
any one use does not occupy more than 60% of the building.

Comment:

Within the context of the GID, it is extremely difficult to create viable
development with this particular mix of uses. Ground floor commercial
activity with residential above is likely the predominate form and
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composition that can be expected in this location and as such Section
6.4.6a) should be deleted.

b) Section 6.4.8 indicates that along College Avenue East, retail and
service uses “shall generally be required on the ground floors of all
buildings at the street edge.”

Comment:

While this is a desirable objective, it will not be possible to have ground

floor commercial uses in every building along this street given that

there is over 1,000 metres of street frontage. As such, this policy

should be deleted or altered fo encourage ground fioor commercial

uses.

c) Section 6.4.10 contains text and a graphic promoting a built form with a
minimum building step back of 3 metres at the 5™ fioor.

Comment;

It is our opinion that a step back at the 5% floor on buildings with a
maximum height of 8 storeys is not necessary nor creates attractive
and implementable built form. Stepping back from a podium is
appropriate with tower forms of development but is not required for
mid-rise building forms that are promoted in the Secondary Plan. As
such, this Policy and accompanying graphics should be deleted from
the Secondary Plan. Built form and other design guidance should be
contained in design guidelines prepared for the community if they are
not presently covered by the City's general design documents.

d) Section 6.4.25 indicates that the residential areas are to be medium
density housing forms such as townhouse apartments and “a limited
supply of low-medium housing forms such as single and semi-
detached dwellings.” It further notes that the final distribution of
building type policies will be determined through a development
process and regulated through the implementing zoning by-law.

Comment:

The Secondary Plan is based on the principle that multiple unit or
attached building forms are more energy efficient than detached and
therefore, more supportive of the carbon neutral thrust of the
Community Plan. However, without a more appropriate balance of
housing, the housing desires of the community are not being met and
that a “complete community” with a range of housing types and
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therefore households cannot be achieved. The focus on multi-unit
housing forms creates a particularly narrow community demographic.

5. Section 7.3 Phasing

a) The policies of Section 7.3.2 indicate that the Zoning By-law will
establish a required mix of uses to be incorporated into the community
on a phased basis to achieve the overall GID residential employment
targets and further that targets are met within each phase prior to the
release of additional lands for development.

Comment;

The two principal uses on the west side of the GID, residential and
employment, will be absorbed at different rates and are dependent on
a number of factors that are different for each of the principal uses.
Tying the development to the phasing of each component will unduly
constrain the workings of the marketplace and frustrate development
interest. We strongly believe the market for the type of employment
envisioned for the GID is much more limited and specialized than the
residentiai market and will require a long-term development view. As
such, this policy should be deleted.

b) Section 7.4.1 with respect to height in nodal areas.

Comment:

This policy does not correspond to the Height Map of Schedule D and
should be clarified. It would be more appropriate if the number of
storeys were identified rather than absolute height limits in metres to
provide some flexibility at the design stage.

6. Schedules

The various schedules in the Secondary Plan show a watercourse on the
north side of the GCC building complex. We believe this illustration
should be modified as there is a large storm sewer conveying flows in this
area. :

Moreover, Schedule A incorrectly identifies the gymnasium of the GCC, a
relatively new structure, as a cultural heritage resource of provincial
significance.
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7. Land Use

10 is recommending that the mix between Residential and Employment on
lands west of the Eramosa be re-balanced.

We have had a number of discussions with City staff with respect to the
appropriate mix and location of the principle land uses for the community.

After much consideration and review of market conditions and forecasts,
we are suggesting the following modifications be made to the Land Use
Schedule on lands west of the Eramosa River to Victoria Street.

a) Convert the small employment area north of the College Avenue to
residential (with the caveat that appropriate studies to be completed
demonstrating compatibility with surrounding uses);

b) Convert part of the employment lands south of College Avenue to
residential; and,

¢) Limit the corridor mixed use areas to Victoria Road, Stone Road and
College Ave.

We believe these suggested changes will continue to support the City's
vision for land use in this area, as described in the Secondary Plan, and in
several municipal strategic documents, including:

e City of Guaelph Employment Lands Strategy 2, April 2010 - Watson &
Associates Econornists Lid.

o City of Guelph Growth Management Strategy, 2009 - City of Guelph

e Strategic Plan for the Guelph Agri-Innovation Cluster, March 2010 -
Hickling Arthurs Low Corporation.

» City of Guelph - Prosperity 2020 - -~ Strategic Directions for Economic
Development and Tourism, March 2010 — Malone, Given Parsons Ltd

As we had previously indicated at several of our working meetings, we
believe the proposed land area allocated for residential use will be
insufficient to meet a critical mass needed to support a complete
neighbourhood community.

We believe our recommendation to increase land area for residential use
and decrease land area for employment use will not impact the City's
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planned target of between 8,000 to 10,000 jobs and 3,000 to 5,000 people
for the GID.

GSP Group has determined that the City can meet these employment and
residential targets under our proposed modifications to the land use
schedule, and would be in keeping with the vision for a higher density,
innovation-oriented form of development in the Employment Mixed Use 1
land use area.

Please find attached our suggested modification to land use schedule,
along with supporting analysis by GSP's Group.

Thank you for the opportunity to review the draft Secondary Plan and
provide comments. We would be pleased to meet to discuss these
matters at your convenience.

Yours trq /

Jeremy Warson, MCIP, RPP
Senior Project Manager, Development Planning
Infrastructure Ontario

Cc:  Christina Beja, Senior Vice President, Infrastructure Ontario
Anil Wijesooriya, Vice President, Infrastructure Ontario
Michael Coakley, Senior Planner, Infrastructure Ontario
Glenn Scheels, Principal, GSP Group Inc.



River System Advisory committee

Submission — August 8, 2013

Guelph Innovation District (York District Lands)

Recommendations for consideration in the development of the Secondary Plan
Background

Planning for the development of the innovation district provides an exceptional opportunity to consider
and apply the goals and objectives of the River Systems Management Plan. The area under
consideration is of a level of complexity simifar to that which the River Systems Study addressed when it
considered the future of the city’s river system. The site is of significant environmental importance, is
located such as to have a significant potential as a connectivity hub, has a rich history that relates
strongly to the character of the city, has an informally developed range of uses that has great potential
to be expanded to the benefit of the entire community.

The River System Management Plan is applicable to the city’s river system including the main rivers,
adjacent lands and tributaries. These are all represented in the innovation District.

The River Systems Advisory Committee (RSAC) encourages the City to look at environmental impacts and
opportunities, in addition to the built environment. The focus of the planning to date appears to be on
the built, rather than the natural environment. Finding an appropriate balance between these site
aspects is especially important on York District Lands.

The following goals are part of the River System Management Plan:
1. Environmental integrity

2. Continuity of Connection

3. Compatible Riverside Development

4. Use

This report was prepared on the basis of site visits and a thorough review of the documents available on
the development of the secondary plan as well as a presentation made to the committee by City staff.

The River System Advisory Committee has prepared the following suggestions, and has categorized
them based on the Goals and Objectives from the River System Management Plan.

We strongly recommend that the secondary plan for this site include and address the following:

Goal 1 - Environmental Integrity

45



a. Need for more information

The mapped locations of streams and water bodies on the site does not appear to be accurate,
especially as it relates to the network of small buried creeks and minor tributaries to Clythe Creek. We
have attached another map of Guelph'’s natural heritage systems for your reference. It includes mapping
of surface water systems on site. This attached map shows some locations of surface water flow on site
but it is not comprehensive and should be relied on as one source only.

Given the complexity of the site hydrology (and possibly hydro geology), we suggest that existing
conditions be well understood to help in planning for ecological restoration and enhancement
opportunities and improvement in fish and wildlife habitat (with the exception of the Canada Goose).
We note the seasonal flooding of the baseball diamond and the effect of high creek flows on
recreational use.

There may be opportunities for the creation or improvement of wetlands on site. Understanding the
magnitude, frequency, timing and duration of stream baseflows and associated shallow groundwater
levels is recommended to understand the complexity of the site, as well as such opportunities for
restoration. There exists great potential to improve aquatic habitat at this site, including increasing
water flow and removing impoundments so that groundwater inputs can help mitigate any thermal
warming.

Have locations of landfill sites in the area been identified and will they have an impact on secondary
plan elements? We note that there seems to be historic landfill use along the lower reaches of Clythe
and Stevenson Creeks.

The major ponds on site do not appear to be addressed. Information on depth, water quality, water
sources and flow, fishery status and possible enhancement, suitability for swimming and boating would
greatly benefit planning for the site.

Will a tree cover inventory be completed? We recommend that redevelopment reduces impacts on
existing trees and forested areas.

b. Issues and opportunities that should be addressed

We note that there are numerous opportunities to on the site to improve the ecological integrity of the
Eramosa River system by improving water quality flowing off the site, through possible creation of
wetland habitat, through day lighting some reaches of the small tributaries on site, through planting of
riparian vegetation and the reduction of grassed fields adjacent to water course.

¢. Base Flow Much of the site is currently old field and there are several areas where agro forestry is
practiced. We encourage the identification of opportunities to restore forests (to improve natural
infiltration will help maintain creek and river base flow) and to build on the existence of cultural forests
on site.



d. Water Quality and Stormwater Management

We note that there are numerous opportunities to improve water quality in the Eramosa River
tributaries through enhanced stream bank vegetation.

Low impact development (LID) procedures should be applied across the site for storm water
management, as identified within the secondary pian document. In addition, the role of existing swales,
headwater drainage features (0 or 1* order), and shallow topographic depressions within the landscape
should be considered and, where feasible, replicated in proposed designs (e.g., through rough grading or
micro-grading, bioswales etc.) as such features promote infiltration and/or attenuate the downstream
hydrograph.

The large ponds seem to have been used for garbage disposal by people for decades. Physical clean up
of the ponds may be required, especially given the potential for re-use.

Reducing the volume of additional runoff of a site due to increasing impervious cover is important to
minimize impacts to receiving watercourses. The City’s focus on promoting LID to minimize the volume
of stormwater runoff is fully supported by RSAC. RSAC also encourages the City to maximize water
quality treatment at the source and through a ‘treatment train’, to reduce ‘end-of-pipe’ treatments.

Restore Natural Channels

The complexity of the surface water systems on the site creates challenges, especially given the historic
cultural adaptations of these watercourses. There are numerous water control structures - weirs , dams
and bridges. Removal of some of these structures should be considered while balancing the need for
cultural and heritage preservation.

Restoring natural channels would enhance fish passage and improve water quality for downstream
reaches and may also improve natural channel functions and processes. Although the quality of the fish
habitat on site is not clear, it appears to be an important element to the site.

There are several locations where stream are buried or channelized on the site. The redevelopment of
the site provides excellent opportunities to day light {open and restore) some reaches of these streams.
These streams could be integrated within any proposed development plan and enhance the aesthetics
of the property.

Historically the wetlands along Watson Road were used for manually filling fire trucks. One of these
wetlands seems to be in a state of rapid transformation. Another one seems to be highly managed.
Opportunities for enhancement or improvement of these wetlands could be considered once the site
hydrology is better understood.

f. Connecting Links

We encourage the increase, across the site, of ecological connectivity through riparian and forested
linkages.



g. Additional Issues Related to Environmental Integrity

Invasive Species, such as European Buckthorn are widely present on sections of the site. The assessment
and management of invasive species across the site would be appropriate.

Goal 2 Continuity of Connection
a. Continuous Public Access

We are encouraged to see the potential for a pedestrian bridge across the Eramosa River and an
integration of City and area trail systems. A crossing of the Stevenson/Clythe Creeks immediately
upstream of the Eramosa could also be built into long-term plans to provide access to the north side of
the Eramosa River, west of the site. There are trails running east from Victoria road, on the north side of
the Eramosa River to the Stevenson/Clythe Creek outlet. These trails, though informal, do not seem to
be identified in existing plans. Long-term trail connectivity should be addressed.

b. Protect and Enhance Views

There are a number of areas of significant limestone cliffs on both sides of the Eramosa River. RSAC
suggests that these interesting local geological features be highlighted and preserved and built into
plans wherever possible.

¢. Provide a series of Destinations

RSAC sees this site as presenting tremendous opportunity for a community destination and we would
like to see this opportunity maximized. We wonder about opportunities for swimming — there are very
few places for people to swim in Guelph in surface water systems. This has the potential to be an
excellent location. There are a number of other recreational opportunities for the site, several of which
are already being done ~ fishing, dog walking, picnicing, organized sports, boating, winter activities and
sports, other cultural amenities.

Areas along the river are currently used for picnicing. These should be maintained and enhanced.

We note that waste management is a problem on the site currently, much of it related to the use of the
site by people fishing and walking dogs. Pet waste is a problem in addition to garbage.

We expect that the use of this site by the public is significant. We wonder if surveys on the use of the
site have been conducted to date, and if they could be used to assist in plans for the future of the site.

Goal 3 — Compatibility of River Site Development

As a general comment, the Eramosa River flow through the middle of York District Lands and mulitiple
tributaries of the river flow through the site as well. The compatibility of development and re-
development of the site on both sides of the Eramosa River should be considered. We see this as an
excellent opportunity to incorporate best practices in the integration of the built and natural



environment, and encourage thoughtful, creative and innovative use of the site that consciously
addresses the rivers and natural features of the site.

Goal 4 Use
a. Variety of Uses

We understand that the approximate location of the Turf Grass Institute building was historically used
by First Nations people, probably as a camp site. These may have been the Neutral People. We are
unaware of any similar sites in the City of Guelph. This site provides an excelient opportunity to address
this neglected component of our cultural history as well as providing a way to integrate the ideas of
Guelph’s diverse First Nations population into planning processes and decisions. We suggest involving
local First Nations people in developing ideas for this site - perhaps to recognize past uses or to provide
an area for First Nations cultural practices today and into the future. More research into the
archaeological and cuitural history of this site would be appropriate.

There is a sizeable Canada goose population on the site, especially near Clythe Creek. The cut grass
adjacent to the creek provides excellent habitat for geese. Human wildlife conflicts with respect to geese
will only increase as the site gets more use and attention and needs to be addressed —~ through policy,
habitat management or other means.

The cultural heritage of the site is unique and important to Guelph’s history — the buildings, the land
uses, the stone walls and structures. We encourage interpretative signage, or other means to maintain
linkages and understanding about the history of the site with modern site users.
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Attachment 5: Comments and Response Table

Comments on Guelph Innovation District Draft Secondary Plan (October 2012)

The comments received on the Guelph Innovation District Secondary Plan following its public release and circulation in October 2012 are summarized in the following table. Comments
are organized by Chapter/Policy of the Draft Secondary Plan starting with the Chapter 1: Introduction, and ending with General Comments. This provides the reader with the
opportunity to see what comments were received for each component of the GID Draft Secondary Plan and make the connection to the proposed Official Plan Amendment which
incorporates the Secondary Plan into the City’s Official Plan. The comment number references the number assigned to the piece of correspondence received which is included in
Attachment 4: Comments submitted by the public, stakeholders and agencies, in PBEE Report 13-62. The date, source and comment summary is presented next, followed by a staff
response to the comment. The proposed Official Plan Amendment 54: Guelph Innovation District Secondary Plan presented in PBEE Report 13-62 reflects the staff response.

Draft Secondary Plan Policy Comment | Date Source Comment Summary Staff Response
Number
Chapter 1: Introduction
1 Principle 1: Protect What is Valuable 42 Jan. 7 Ministry of Replace “built heritage resources” with Principle revised to replace “built heritage
Creating a place that respects natural 2013 Tourism, “cultural heritage resources”. resources” with “cultural heritage resources”.
and built heritage resources, making Culture and
citizens stewards of the resources for Sport
current and future generations.
2 Principle 1: Objectives 42 Jan. 7 Ministry of Clarify the location of vistas and views in a | Appendix A has been added to the Secondary
b) Respect the existing topography 2013 Tourism, Schedule. Plan which shows the location of public views
and sightlines, including river Culture and for potential protection during the
vistas and views of both Downtown Sport development of the lands. Appendix A is for
and the historic Reformatory illustrative purposes only and does not
Complex. constitute part of the Secondary Plan policies.
3 Principle 1: Objectives 42 Jan. 7 Ministry of Clarify the location of vistas and views in a See response in row 2 for vistas and views
c) Ensure compatible public access 2013 Tourism, Schedule. comment.
opportunities to the Natural Culture and Clarify if the location of provincially The provincially significant ANSI is within the
Heritage System and cultural Sport significant ANSI is the same as ‘significant area designated ‘significant natural area’.
heritage resources, including those natural area’ in Schedule A.
designated in the Official Plan, and
promote their celebration,
especially river vistas and edges,
the Provincially Significant Earth
Science Area of Natural and
Scientific Interest, and the historic
Reformatory Complex.
4 Principle 1: Objectives 42 Jan. 7 Ministry of Reword to indicate that new development Principle revised to read “Connect surrounding
d) Integrate the Natural Heritage 2013 Tourism, will be integrated within the existing design | land uses with the Natural Heritage System”.
System and cultural heritage Culture and and not the other way round.

1




Draft Secondary Plan Policy Comment | Date Source Comment Summary Staff Response
Number
resources with surrounding land Sport
uses and provide opportunities for
compatible research, educational,
recreational, transportation and
urban agricultural uses.
Principle 1: Objectives 42 Jan. 7 Ministry of The meaning of “appropriate and feasible” Reworded objective to align with the PPS.
e) Ensure, where appropriate and 2013 Tourism, is unclear. Recommend the same language | References added to include the Guelph
feasible, the preservation and Culture and as in the PPS, i.e. “significant built heritage | Research Station property.
adaptive reuse of cultural heritage Sport resources and significant cultural heritage The City acknowledges the cultural heritage
resources, including the historic landscapes shall be conserved”. Use the value of the Eramosa River and feel that the
Reformatory Complex and term conservation instead of preservation. Natural Heritage System policies of OPA 42
associated cultural heritage Need to acknowledge the cultural heritage afford significant protection of this resource. A
landscape. of the Eramosa River as part of the Grand reference has been added to Principle 1:
River Watershed, a designated Canadian Objective a) recognizing the designation of
Heritage River. There may be some cultural | the Eramosa River Valley as a Canadian
heritage resources in the Guelph Research Heritage River. The Cultural heritage resource
Station property. Another provision could policies in the City’s Official Plan Update and
be added, i.e. “"Apply best efforts to arrange | included within the GID Secondary Plan will
for an alternate use of the built heritage address cultural heritage resources in the
resources that requires minimal or no Guelph Research Station property and others
change to its heritage attributes (adaptive within the GID lands. An Appendix is included,
reuse).” for illustrative purposes only, that shows the
location and status of cultural heritage
resources within the GID. The City does
recognize cultural heritage resources in the
Guelph Research Station property including
the Turfgrass Institute Building (G.M. Frost
Centre), and remnant elements of the
Correctional Centre (e.g. a remnant orchard,
some stone walls and a metal staircase).
Principle 2: Create Sustainable and 42 Jan. 7 Ministry of Add “Council shall support the reduction of | New objective 2 g) added in response to this
Energy Efficient Infrastructure 2013 Tourism, waste from construction debris as a result comment.
Building infrastructure that is efficient, Culture and of the demolition of buildings by promoting
focuses on renewable energy sources, Sport and encouraging the adaptive reuse of
and supports an integrated energy existing building stock.”
distribution system that enables a
carbon free lifestyle.
Principle 3: Establish a Balanced 42 Jan. 7 Ministry of Unclear if new connections to replace Principle revised to change “Build new” to

2




Draft Secondary Plan Policy Comment | Date Source Comment Summary Staff Response
Number

Mobility System 2013 Tourism, existing bridges or if there will be additional | "Create and enhance”. The intent is for
Making connections that serve the Culture and crossings. additional crossings and to maintain existing
community, allow current and future Sport ones.
generations to walk or cycle to daily
needs, and provide convenient transit
services to access broader activities.
Objectives
e) Build new connections for

pedestrians, cyclists and potentially

transit users across the Eramosa

River valley to better connect uses

and activities.

8 Principle 4: Promote a healthy diversity | 42 Jan. 7 Ministry of Provision unclear. Is Plan recommending a Objective clarified. Intent is to tie together
of land uses and densities 2013 Tourism, structure visible from downtown? Is it a public views and identities between GID and
Creating meaningful places to bring Culture and building or monument? How would this Church of Our Lady Immaculate in Downtown.
people, activities, environment(s) and Sport impact upon cultural heritage resources Block Plan and development approvals process
ideas together, creating a sense of that may be at the Guelph Research Station | will address this objective through detailed
arrival and inclusion. property? What principles are in place to planning and design. The City’s cultural
Objectives guide its design? heritage policies would protect cultural
h) Create a memorable landmark heritage resources.

area/structure to serve as a
beacon/partner to the Church of
Our Lady Immaculate in
Downtown.

9 j) Respect (and emulate where 42 Jan. 7 Ministry of Unclear what City wants to achieve. No change to this objective. Suggested
appropriate) the Beaux-Arts design 2013 Tourism, Suggested wording “New developments on wording has been added as per comment in
of the cultural heritage landscape Culture and the site should adopt an architectural policy 6.4.2. Policy 11.2.6.3.1.2 also clarified
component of the historic Sport vocabulary and design elements that are to include need for development to be
Reformatory Complex. compatible with, subordinate to and compatible with and respectful of cultural

distinguishable from the heritage property.” | heritage resources.

10 Principle 6: Grow Innovative Business 42 Jan. 7 Ministry of Clarify how this fits with Section 6.4 (Land The Adaptive Re-use designation provides
and Employment Opportunities 2013 Tourism, Use Designations — Adaptive Reuse). flexibility to re-purpose the historic
Grow Innovative Business opportunities Culture and Replace “built heritage resources and reformatory complex and to support
that support the knowledge-based Sport cultural heritage landscapes” with “cultural development that is compatible with and

innovation sector, green jobs and
knowledge-based industries, within a
compact, mixed use community.
Objectives

heritage resources”.

respectful of cultural heritage resources. The
re-use of the structures and respectful
changes should lead to showcasing the
resources.




Draft Secondary Plan Policy Comment | Date Source Comment Summary Staff Response
Number

e) Encourage employment uses within Replaced “built heritage resources and cultural
the historic Reformatory Complex heritage landscapes” with “cultural heritage
that can showcase the site’s built resources” throughout the GID Secondary
heritage resources and cultural Plan.
heritage landscape.

Chapter 2: Natural and Cultural Heritage

11 2.1 Intent 42 Jan. 7 Ministry of Need to acknowledge the cultural heritage See row 5.

The natural and cultural heritage 2013 Tourism, of the Eramosa River as part of the Grand

policies below are provided to shape Culture and River Watershed, a designated Canadian

and regulate the preservation and Sport Heritage River. There may be some cultural

enhancement of the Natural Heritage heritage resources in the Guelph Research

System and cultural heritage resources Station property. The Agricultural Research

found within the Guelph Innovation Institute of Ontario (ARIO) owned property

District. The policies below are should be referred to as the Guelph

informed by the Vision and supporting Research Station which incorporates the

Principles which seek to reflect Guelph’s Guelph Turfgrass Institute and agroforestry

history and celebrate the rich heritage research. The main building should be

resources of the District, including the referred to as the G.M. Frost Centre.

Eramosa River valley, dramatic

topography and views, and historic

Reformatory Complex.

12 2.2.3 The City will identify and support 39 Dec. 4, | GRCA In general support development of trails Policy changes not required since concerns will
opportunities to provide greater public 2012 and walkways adjacent to river corridors be addressed through the development
access to the Natural Heritage System and significant valley lands. As part of the approvals process and environmental study
including examining potential for a !EIS completiqn, additional sgpporting requirements.
pedestrian footbridge located central to information will be required in terms of
the site, providing a direct connection addres_smg the Natural_l-_|azard in r_elatlon to

/ the trails system. Specific emphasis and
between the western development and supporting documentation may be required
the Reformatory complex to the east and for the pedestrian foot bridge. GRCA staff
linking trail systems subject to an would provide further comments and review
environmental assessment or EIS. of any proposed Terms of Reference in

support of the EIS.

13 2.2.4 The City will control access to the | 41 Dec. 12, | Environmental | Stewardship should be highlighted in the No change. Policies are included in the GID
Natural Heritage System through 2012 Advisory GID Secondary Plan. Interpretative Secondary Plan in support of the
wayfinding and signage along public Committee signage, brochures and materials should be | interpretative signage comment.
trails to minimize impacts on flora and (EAC) a priority.

fauna.

4




Draft Secondary Plan Policy Comment | Date Source Comment Summary Staff Response
Number

14 2.2.7 The Provincially Significant Earth | 42 Jan. 7 Ministry of There was no Schedule 4A attached. Clarify | Schedule 4A is a Schedule to the Official Plan.
Science ANSI shown on Schedule 4A 2013 Tourism, the location References have been changed to refer to
within the District presents Culture and general schedule names of the City’s Official
opportunities for important low impact Sport Plan and to clarify that they are OP Schedules.
scientific and educational activities.
These activities will be supported and
showcased in conjunction with the
adjacent trail network shown on
Schedule B.

15 2.2.7 45 Aug. 8, River Systems | There are a number of areas of significant No change. The cliffs along the Eramosa River

2013 Advisory limestone cliffs on both sides of the include those within the Provincially
Committee Eramosa River. RSAC suggests that these Significant Earth Science ANSI which are to be
(RSAQ) interesting local geological features be preserved.
highlighted and preserved and built into
plans wherever possible.

16 2.2.8 As identified on Schedules A and 42 Jan. 7 Ministry of Need to acknowledge the cultural heritage See response in row 5.
C, the eastern portion of the District is 2013 Tourism, of the Eramosa River as part of the Grand
predominantly designated as Adaptive Culture and River Watershed, a designated Canadian Section 4.8 is the Cultural Heritage Resources
Re-use within a cultural heritage Sport Heritage River, as well as the views and section of the City’s Official Plan Update (OPA
landscape with built heritage resources vistas mentioned in the river valley. There 48). References have been changed to general
in the historic Reformatory Complex. may be some cultural heritage resources in | sections of the City’s Official Plan and not
Land uses within the cultural heritage the Guelph Research Station property. specific policy numbers.
landscape boundary are subject to the Delete “built heritage resources”. The
provisions of the cultural heritage Guelph OP (Sept 2012 consolidation) does
resource policies found in Section 4.8 of not have Section 4.8.
the Official Plan. Policies related to the
Adaptive Re-use land use designation
can be found in Section 6.4 of this
Secondary Plan.

17 2.2.9 Ontario Heritage Trust or the 42 Jan. 7 Ministry of Not sure what the City wants to achieve. Policy revised for clarity and generalized. (See
appropriate authority will be requested 2013 Tourism, Suggested wording “Cultural heritage policy 11.2.2.2.4) When provincially
to hold heritage conservation Culture and resources shall be conserved through long- | significant cultural heritage resources are
easement(s) for all features identified Sport term protection mechanisms. leaving Provincial ownership it is common for
as provincially significant heritage these resources to be protected by a heritage
resources. conservation easement. Policy recognizes this

process to ensure protection of provincially
significant resources.
18 2.2.10 A conceptual plan shall be 42 Jan. 7 Ministry of Unclear what the purpose of a conceptual Policy reworded for clarity and to align with

5




Draft Secondary Plan Policy Comment | Date Source Comment Summary Staff Response
Number

required as part of a Cultural Heritage 2013 Tourism, plan is. Please clarify terms: Built Heritage the Ontario Heritage Toolkit. What the Ontario
Resource Impact Assessment to ensure Culture and Resource Impact Assessment vs. Cultural Heritage Toolkit refers to as a Heritage Impact
that the cultural heritage resources Sport Heritage Resources Impact Assessment. Assessment is called a Cultural Heritage
within the site will be conserved and Suggested wording “A Heritage Impact Resource Impact Assessment, a defined term
incorporated into any future design Assessment and/or Conservation Plan will in the City’s Official Plan (OPA 48).
intent. be required to ensure....” As in Comment

for Principle 3e) new development must

work around what exists, not vice versa.

Recommend removing “and incorporated

into any future design intent”.

19 2.2.11 All land uses within the District 42 Jan. 7 Ministry of The Guelph OP (Sept 2012 consolidation) See response in row 16.
are subject to the provisions of the 2013 Tourism, does not have Section 4.8.
cultural heritage resource policies found Culture and
in Section 4.8 of the Official Plan. Sport

20 2.2.12 It is the intent of this Secondary | 42 Jan. 7 Ministry of If provision 2.2.9 is reworded as suggested | “Schedule A” changed to “"Appendix A”. The
Plan to conserve cultural heritage 2013 Tourism, there is no need to include this provision. Natural and Cultural Heritage Schedule A
landscapes, such as the area delineated Culture and The cultural heritage landscape boundaries | included in the draft Secondary Plan has been
as the historic Reformatory Complex on Sport may be larger than what is in Schedule A. changed to an Appendix in the draft Official
Schedule A that have been modified by Plan Amendment.
human activities and are valued by the
community.

21 2.2.13 New development shall preserve | 42 Jan. 7 Ministry of Reword to say that new development will Policy reworded to state that new
and enhance the cultural heritage 2013 Tourism, integrate with the existing cultural heritage | development will respect cultural heritage
landscape character through Culture and resources. resources and important public views and
integrating cultural heritage resources, Sport public vistas. (See policy 11.2.2.2.9)
landscape elements and important
views in site design.

22 2.2.14 For archaeological resources, 42 Jan. 7 Ministry of Consistently use italics, e.g. “archaeological | Policy deleted. The GID Secondary Plan will
prior to site alteration or soil 2013 Tourism, resources”. Remove reference to Province rely on the City’s Official Plan policies for
disturbance relating to a Planning Act Culture and approving archaeological assessments. archaeological resources. As per OPA 48,
application or a Site Alteration Sport Include map to indicate areas of mapping for archaeological potential is not

application under the Municipal Act, any
required archaeological assessment
shall be approved by the Province of
Ontario and the City, indicating there
are no further concerns for
archaeological resources within the
subject area.

archaeological potential. Suggested wording
“Where an archaeological assessment has
not been done... OR “The Secondary Plan
area has some areas of archaeological
potential as defined in Schedule x. Areas of
archaeological potential are areas that
could contain archaeological resources. The

included in the Official Plan because the
source data is out of date and there are no
recent or planned updates. The Official Plan
policies for archaeological resources will guide
the need for studies related to archaeological
potential.
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Draft Secondary Plan Policy Comment | Date Source Comment Summary Staff Response
Number

identification and evaluation of such

resources are based upon archaeological
fieldwork undertaken in accordance with
the Ontario Heritage Act. Archaeological
assessment will be required prior to the
submission of any planning application.”

23 2.2.15 Encourage the retention and 42 Jan. 7 Ministry of Understand that the Turfgrass Institute No change. The Turfgrass Institute Building
integration of the Turfgrass Institute 2013 Tourism, Building has been listed on the municipal (G.M. Frost Centre) has not yet been listed on
Building into the Guelph Innovation Culture and register. Please clarify whether the the Municipal Register but is recognized by
District community. New development Sport municipal heritage committee has looked at | Heritage Guelph and staff as a built heritage
shall have regard for the building form, whether this property meets Ontario resource. Heritage Guelph has passed a
material and existing views towards the Regulation 9/06. Revisit proposed wording motion requesting that staff include the
Turfgrass Institute. Where feasible, to address the PPS direction that cultural Turfgrass Institute Building (G.M. Frost
landscape features associated with the heritage resources shall be conserved. A Centre) as a property to be listed when a
Turfgrass Institute are to be provision associated more with the natural future report recommends expansion of the
incorporated within the planned public features of the cultural heritage landscape current Municipal Heritage Register.
open space and park adjacent and could also be added “Preserving vegetation
south of the building. - such as trees, shrubs, grasses and other

living plant material that is important in
defining the overall heritage value of the
landscape.”

24 2.2.16 The topography associated with | 42 Jan. 7 Ministry of Clarify the location of vistas and views in a See response in row 2.
the Eramosa River Valley within the 2013 Tourism, Schedule.
Guelph Innovation District offers Culture and
appealing vistas towards the historic Sport
Reformatory Complex as well as the
Downtown, providing a distinctive
character to the area. Future
development shall take advantage of
favourable topography and vistas and
minimize the need for re-grading on
site, where possible.

25 2.2.17 Any proposed bridge crossing of | 39 Dec. 4, GRCA Suggest adding “while ensuring that Policy integrated with general mobility policies
the Eramosa River will utilize the 2012 existing Natural Hazards are appropriately of the GID Secondary Plan with suggested
existing slopes and maintain the addressed and not further aggravated”. wording concerning natural hazards added.
topography of the Significant (See policy 11.2.4.1.4)

Valleyland.
26 Significant Natural Areas 39 Dec. 4, GRCA Recommend that emphasis be placed on Policies have been deleted. The GID

7




Draft Secondary Plan Policy Comment | Date Source Comment Summary Staff Response
Number
2.2.18 - 2.2.20 2012 the inclusion of native plants to be Secondary Plan will rely on the City’s Official
incorporated into landscaping and any Plan policies through OPA 42 which promote
natural area enhancement. the inclusion of native plants.

27 2.2.20 All development on adjacent 39 Dec. 4, GRCA Recommend use of Native Species of plants | The policy has been deleted.
lands to the Significant Valleylands as 2012 as part of any landscaping criteria to be The GID Secondary Plan will rely on the City’'s
shown on Schedule 4D of the Official used as part of the site plan process. Official Plan policies through OPA 42 which
Plan shall be subject to site plan control promote the inclusion of native plants through
where design issues such as the development process.
compatibility with adjacent and nearby
development, sensitivity to local
topography and natural features will be
reviewed.

28 2.2.23 Enhancement and restoration of | 41 Dec. 12, | Environmental | Three big areas of concern from an The Surface Water Features and Fish Habitat
existing surface water features and 2012 Advisory environmental perspective (water quality policy referenced by EAC has been deleted.
their riparian areas will be encouraged Committee and quantity and hence ecological function) | The policies for Block Plans in section 11.2.7.3
to support fish habitat and the (EAC) are: Cargill, point source pollution from the | include EIS requirements that will deal with
improvement of water quality and Ward coming through Clythe Creek and the | EAC concerns.
quantity. dam.

29 2.2.23 45 Aug. 8 River Systems | The major ponds on site do not appear to No change. The major ponds are included

2013 Advisory be addressed. Information on depth, water | within the Significant Natural Areas of the GID
Committee quality, water sources and flow, fishery as per OPA 42, as shown on Schedule B: Land
(RSAQ) status and possible enhancement, Use.

suitability for swimming and boating would | Policy 2.2.23 has been deleted. The policies
greatly benefit planning for the site. for Block Plans in section 11.2.7.3 require an
We note that there are numerous EIS in accordance with a Terms of Reference
opportunities on the site to improve the approved by the City. The EIS will include the
ecological integrity of the Eramosa River establishment of natural heritage

system by improving water quality flowing management objectives and

off the site, through possible creation of stewardship/restoration recommendations for
wetland habitat, through day lighting some | the City’s Natural Heritage System within the
reaches of the small tributaries on site, GID, including enhancement and restoration
through planting of riparian vegetation and | of existing surface water features and riparian
the reduction of grassed fields adjacent to areas to support fish habitat and improvement
water course. of water quality and quantity.

30 2.2.24 The Guelph Innovation District 42 Jan. 7 Ministry of See 5.2.18 also - increase, where feasible Policy revised to add “in a manner that
also includes hedgerows, smaller 2013 Tourism, and appropriate. Need to add a disclaimer respects the cultural heritage landscape and
wooded areas and individual trees that Culture and about impact on the cultural heritage associated public views and public vistas”.
are part of the urban forest. Sport landscape and associated views and vistas. | The policy refers to identifying opportunities

8




Draft Secondary Plan Policy Comment | Date Source Comment Summary Staff Response
Number
Development and site alteration will therefore the inclusion of feasible and
identify opportunities for protection, appropriate in the policy is unnecessary.
enhancement and restoration of the
urban forest and contribute to
maintaining and increasing canopy
cover.
31 2.2.24 45 Aug. 8 River Systems | Will a tree cover inventory be completed? The City will complete a tree inventory for
2013 Advisory We recommend that redevelopment municipal street trees and park trees as per
Committee reduces impacts on existing trees and the Urban Forest Management Plan.
(RSAQ) forested areas. Developer(s) will be required to complete a
Much of the site is currently old field and tree inventory and tree preservation plan to
there are several areas where agro forestry | meet EIS requirements and the City’s Private
is practiced. We encourage the Tree By-law, as part of a development
identification of opportunities to restore application(s).
forests (to improve natural infiltration will The urban forest policies of OPA 42 and
help maintain creek and river base flow) proposed urban forest policy in the GID
and to build on the existence of cultural Secondary Plan (OPA 54 - 11.2.2.4) address
forests on site. impacts on existing trees and forested areas.
The improvement of infiltration is supported
by the Stormwater management, Low Impact
Development policies in the City’s OP and
proposed in the GID Secondary Plan (OPA 54
-11.2.3.4).
Chapter 3: Energy, Servicing and Stormwater
32 3.3.1d) All new buildings within the 44 April 11, | Infrastructure | Request explanation of proposed policy, Policies revised to encourage and/or
GID shall connect to a district energy 2013 Ontario particularly when it is our understanding potentially require development to connect to
system, if available. Buildings can be that exceeding the energy efficiency of the | a district energy system where it has been
excluded from mandatory connections DE plant could be relatively easily obtained. | established or is planned. Policy consistent
should they exceed the energy with Downtown Secondary Plan and Official
efficiency of the district energy plan Plan (OPA 48) policies.
and have a lower carbon intensity.
33 3.3.4 Within the GID, 100% of the 42 Jan. 7 Ministry of Include a disclaimer about impacts on New policy added. (See policy 11.2.3.2.5)
available roof area will be encouraged 2013 Tourism, heritage buildings and landscape or
to be dedicated to roof top solar Culture and suggested wording “Retrofits for achieving
technologies such as photovoltaic or Sport energy efficiency will only be undertaken to
solar thermal. a heritage building where it is
demonstrated that retrofitting can be
accomplished without compromising the

9




Draft Secondary Plan Policy Comment | Date Source Comment Summary Staff Response
Number
heritage integrity of the building”. Also see
previous comment on Principle 2 regarding
adaptive reuse of heritage buildings.

34 3.4.3 Industrial, Commercial and 42 Jan. 7 Ministry of The City should ensure policy does not No change. Conformity with PPS and City's
Institutional (ICI) development shall be 2013 Municipal conflict with PPS or any other policy in Official Plan considered and ensured as part of
encouraged to decrease water use Affairs and City’s Official Plan. policy development.
through the reuse and/or substitution Housing
of water demands via greywater reuse
or rainwater harvesting. Developers
shall be required to demonstrate the
efficient use of potable water with any
development application. A target of
250 litres per day, per employee, is
proposed for the new ICI development.

35 3.5 Stormwater 3 Nov. 12, | Mark Goldberg | Collection and reuse of rainwater that falls No change. Outside City’s jurisdiction to make

2012 on buildings in the GID should be required this mandatory, however policies 11.2.3.3.2
as part of the City’s water conservation and 11.2.3.3.3 indicate that development will
strategy. Could experience a 50% reduction | implement the City’s Water Conservation and
in residential municipal water demand since | Efficiency Strategy and that rainwater
50% of use is for flushing toilets and harvesting will be encouraged for ICI
washing laundry. development.

36 | 3.5.4 GID development shall comply 42 Jan. 7 Ministry of The Source Water Protection Plan needs to Policy deleted.
with the recommendations and 2013 Municipal be approved by MOE prior to The City’s Official Plan policies related to
requirements of the City of Guelph Affairs and implementation. As drafted this policy source water protection will be updated for
Source Water Protection Plan. Housing requires development within the GID to the entire City following approval of the Grand
comply with the recommendations and River Source Protection Plan. The City will
requirements of the Source Water ensure development applications consider
Protection Plan regardless of whether the proposed source water protection plan policies
Source Water Protection Plan is in effect through the development approvals process.
and force.
37 | 3.5.5 Infiltration stormwater best 42 Jan. 7 Ministry of The City may wish to investigate whether Policy deleted.
management practices (BMPs) (other 2013 Municipal best management practices can be
than increased topsoil depth) that are Affairs and registered on title.
to be located on private lands are to be Housing

listed on land title agreements. The
City should have easements for rights
to access and maintenance over BMPs
located on private lands.
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Draft Secondary Plan Policy Comment | Date Source Comment Summary Staff Response
Number
38 | 3.5.6 The City shall minimize the 42 Jan. 7 Ministry of The City should ensure that policy is Policy deleted. Stormwater policies (policy
amount of chloride (salt) infiltration 2013 Municipal consistent with source protection plan 11.2.3.4) revised through staff review.
into groundwater through best Affairs and policies. The City’s Official Plan will be updated based
management practices when applying Housing on the Grand River Source Protection Plan
salt to streets during winter months. In once it is approved. The City will ensure
addition, the City may secure the use development applications consider proposed
of stormwater winter by-pass systems source water protection plan policies through
(bypassing the infiltration best the development approval process.
management systems that receive
treated runoff from roadways and
parking areas) so long as it is
demonstrated in technical studies
submitted in support of the
development process that a balanced
annual water budget (surface runoff,
groundwater recharge,
evapotranspiration) can still be
obtained.
Chapter 4: Mobility
39 Table 1. Public Street Classifications 44 April 11, | Infrastructure | Setbacks too restrictive. 1 to 3 m more Setbacks changed to 1 to 3m. Policy is
and Standards 2013 Ontario appropriate along major roadway consistent with the City’s Official Plan.
Concerned that parking not permitted along | Parking not permitted on arterials except as
arterials may be permitted in accordance with the
Official Plan.
40 Table 1 43 Jan. 17 Ministry of The City may wish to provide a range of Right-of-way width for Arterial Roads changed
2013 Infrastructure | possible right-of-way widths including to “"26m to 36m (As per OP)” to align with the
narrower street widths to help achieve a City’s Official Plan and to “26m” for Main
more compact built-form and to shorten Street and Collector Roads, including the
pedestrian crossings. identified Main St. Policy 4.3.13 deleted and
added to Block Plan requirements as policy
11.2.7.5.2 which references the development
of alternative development standards for the
road network. The City will consider reduced
road widths through the development process.
41 44 April 11, | Infrastructure | Concerned no commitment to build bridge The need and justification for a pedestrian
2013 Ontario crossing early in development process. Also | crossing is essential to achieve the Vision,

request that bridge also provide a single
vehicle lane to accommodate transit buses

Principles, Objectives, land use and
transportation policies of the GID Secondary
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Number

and that a strong commitment be made to Plan which prioritize active transportation and

develop good transit service early in the connecting the “urban village” with

development of the community. development on the east side of the Eramosa
River. However establishing a link for transit
use will involve ridership targets and transit
operational alternatives. The differences in
cost and river system impacts between a
pedestrian crossing and a vehicular bridge will
also be significant. The potential for a
vehicular bridge will be considered through
the Block Plan process.

42 4.3.6d) 41 Dec. 12, | Environmental | The active transportation link is supported No changes required.

If future development necessitates 2012 Advisory as it connects both sides of the river and
extension of College Ave. East over the Committee promotes low impact mobility.

Eramosa River Valley, consideration (EAC)

shall be given to controlled access for

transit and pedestrian traffic.

Chapter 5: The Public Realm

43 5.2.3 Streets shall incorporate a high 43 Jan. 17 Ministry of The City may wish to revisit wording of the | Policy 11.2.5.2.2 modified slightly. It is
degree of landscaping within the public 2013 Infrastructure | policy to clarify that street trees may be understood that a healthy tree canopy would
right-of-way allowance, inclusive of: provided on all streets for shading and provide shade.
landscaped boulevards separating pedestrian comfort, and not just where
sidewalks from all through traffic landscaped boulevards are not feasible.
including on-street parking lanes. This suggested revision may help to further
Where landscaped boulevards are not achieve a pedestrian-focused and human-
feasible, the design and placement of scaled environment.
street trees to sustain a healthy urban
tree canopy shall be provided.

44 5.2.10 This Secondary Plan identifies 42 Jan. 7 Ministry of Appears to conflict with section 5.2.11. Policies revised to improve clarity and note
two existing public park spaces and the 2013 Municipal Unclear how conflict will be resolved. that two new parks are required which would
creation of two new public park spaces, Affairs and be secured at the development stage. (See
each with distinct roles and functions Housing policies in section 11.2.5.3)

within the community. City staff will
secure and develop the new parkland
through the development application
process, making use of the provisions
under the Planning Act to provide these
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Number
park spaces over time.

45 5.2.11 Final park locations will be 42 Jan. 7 Ministry of Appears to conflict with section 5.2.10. Reworded to improve clarity. Policy provides
determined in accordance with the 2013 Municipal Unclear how conflict will be resolved. flexibility to potential park location. Schedule
development process. If alternative Affairs and B changed to show two new park locations
park locations are deemed more Housing with a symbol to emphasize the conceptual
appropriate then changes to the nature of the park space locations. (See
location can be made without an policies in section 11.2.5.3)
amendment to this Plan.

46 5.2.22 The City shall encourage an 42 Jan. 7 Ministry of There is an opportunity for interpretation Policy suggestion incorporated into policy
integrated public art approach that tells 2013 Tourism, and commemoration of the site. Suggested | 11.2.2.2.8.

a multi-purpose thematic story tying Culture and wording in addition to the proposed
together the natural and cultural Sport provision: “The cultural heritage landscape
significance of the District, with its and visual relationships to built heritage
future vision. Seize opportunities resources shall be conserved and monitored
presented within the historic to allow for meaningful interpretation.
Reformatory Complex, trail network, Interpretive signage, public art, way-finding
parks and open space designations, strategies and other techniques may be
and lookout points and vistas as considered. Please note that the former
potential public art locations. Reformatory Complex includes lands that
are used by the Guelph Research Station,
Cargill and municipal properties.

47 5.3.6 Nodes represent the confluence 4 Dec. 17, | Carm Nodes are not defined. Nodes are not a Nodes are identified at the intersection of
of many activities and uses within the 2012 Piccoli/Mario designation. Request clarification with arterial and collector roads within the Mixed-
District. They are important gathering Venditti respect to the Node and it’s application to use Corridor (GID) designation now shown
and meeting places, and the public this property since it is not a designation in | only on Schedule C: Built Form Elements to
realm should be designed to reflect Schedule C, Land Use. show relationship with permitted heights and
their importance. identify locations to clarify policy directions.
Chapter 6: Land Use and Built Form

48 6.2.3 The District will be developed to 42 Jan. 7 Ministry of Replace “the cultural buildings and Policy 11.2.6.1.3 revised to refer to the
support and accommodate emerging 2013 Tourism, landscapes of the historic Reformatory “cultural heritage resources of the area.”
innovation businesses and other Culture and Complex” with “the cultural heritage
“green” energy industries that will Sport resources of the area.”

serve to support the emergence of the
District as an innovation centre
together with the knowledge-based
research centre located within the
University of Guelph and with the civic
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hub and cultural centre of Downtown.

Large tracts of undeveloped land,

proximity to the University and

Downtown, scenic viewsheds and the

cultural buildings and landscapes of the

historic Reformatory Complex and

strategic marketing to attract new

businesses will serve to advance this

third cluster within the University-

Downtown-GID trinity.

49 6.2.3 3 Nov. 12, | Mark Goldberg | Helpful to have discussion around how The Secondary Plan implementation section
2012 emerging innovation and green energy includes the preparation of an Implementation
industries will be attracted and retained. Strategy that will address these comments.
Also will there be a screening process to (See policy 11.2.7.5.1) In addition policy
determine eligibility of businesses to be GID | 11.2.7.7 directs the City to work in
tenants? If so, what would it look like? partnership with the Province and other
stakeholders towards the effective and
efficient development of the lands.

50 6.2.6 In order to contribute to 42 Jan. 7 Ministry of It is unclear how the City will ensure Policy revised to set a specific employment
achieving the City-wide Population and 2013 Municipal targets met if section 6.3.3 allows zoning and population target. In addition policies
Employment and density targets for Affairs and by-law to establish heights lower than the revised to implement a Block Plan approach
2031, the GID is planned to achieve: Housing recommended heights in Schedule D. which will be used to ensure targets are met.
a) 8,000 - 10,000 jobs Targets are established in policy 11.2.7.3.3
b) 3,000 - 5,000 people for each Block Plan area. Development

approvals and zoning regulations will support
achievement of the targets.

51 6.2.7 The topography, landscape and 42 Jan. 7 Ministry of Clarify what the cultural heritage features No change based on comment. Cultural
natural and cultural heritage features 2013 Tourism, associated with the Eramosa River are. heritage features include a portion of the
associated with the Eramosa River are Culture and cultural landscape already identified by the
unique to the District. Future road Sport Province that fronts onto the Eramosa River.

alignment, siting and massing, and
design of development should enhance
scenic views of the Eramosa River
valley and cultural heritage landscape
features associated with the historic
Reformatory Complex, as well as views
of Downtown, by:

Appendix A identifies cultural heritage
resources.
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a) Maintaining the modified grid
pattern of streets identified in Schedule
B and Schedule C and design future
streets to respond to the natural open
space and topographic conditions found
on the site;

b) Enhancing the view corridor of
the Eramosa River by providing single
loaded local roads where feasible on
the table lands in the mixed use
employment area to allow public access
to views of the Eramosa River;

C) Maintaining views of the
Eramosa River and cultural heritage
landscape features from the urban
village and other residential areas to
the north of College Avenue East; and
d) Maintaining view corridors of
Church of our Lady Immaculate in
Downtown from College Avenue East
and prominent nodes in the District.

52

6.2.8 The predominant character of
built form within the District will be
established by mid-rise and
employment buildings with a limited
number of high-rise buildings at
strategic locations marking the Nodes
and gateways. A range of building
types is to be encouraged, including
mid- and high-rise residential and
mixed use buildings, townhouses,
research, design and office complexes,
manufacturing and live/work units.

42

Jan. 7
2013

Ministry of
Tourism,
Culture and
Sport

The height range provided does not appear
to have been established for mid- and high-
rise buildings. The placement and height of

new buildings may impact the cultural
heritage resources: therefore, it is
recommended that the height be made
explicit for each type of building style.

No change based on comment. Heights are
not specifically controlled for the Adaptive Re-
use area to ensure maximum flexibility in
supporting a new use for the cultural heritage
resources. A maximum height of 10 storeys,
as per the Official Plan is set. Building heights
within the Adaptive Re-use area will be
determined as part of the development
approval process which includes the
establishment of appropriate zoning
regulations. There are also specific policies
within the Secondary Plan for the Adaptive
Re-use area that deal with compatibility of
new uses. In addition, the development will be
subject to general Official Plan policies that
deal with development of and adjacent to
cultural heritage resources. A separate height
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Number
schedule is included in the Secondary Plan
that deals mainly with lands west of the
Eramosa River.

53 6.2.11 Stormwater management 43 Jan. 17 Ministry of Supportive of the policy. City may wish to Policy revised to incorporate reference to
facilities shall be integrated within 2013 Infrastructure | also consider stormwater management facilities using land in a compact way that
development as a component of the facilities that use land in a compact way promotes connectivity. (See policy
publicly accessible open space and park and promote pedestrian connectivity such 11.2.6.1.11)
network including the following: as under-park filtration systems.

a) Fencing around ponds shall be
minimized in favour of shallow
slope grading adjacent to pooled
areas;

b) Where feasible integrate
stormwater management facilities
within connections between parks
and natural heritage features;
and

c) Providing open spaces, public
rights-of-way to perimeters of
stormwater management ponds.

54 6.3 General Built Form and Site 39 Dec. 4, GRCA Recommend that the sub-section or No change. The GID Secondary Plan will rely
Development Policies 2012 amendment to existing sub-sections be on the City’s Official Plan policies through OPA

included to emphasize and encourage the 42 and OPA 48 which promote the inclusion of
use of Native (Local) species of native plants.
landscaping. Specific emphasis may be
suggested in areas adjacent to the Natural
areas/River Valley Corridor to further
promote enhancement.
55 6.3 3 Nov. 12, | Mark Goldberg | Rainwater collection and reuse should be No change.
2012 mandated. See response in row 35.

56 6.3 General Built Form and Site 42 Jan. 7 Ministry of Need to consider Building Code No change. Conformity with Building Code will
Development Policies (e.g. 6.3.5, 6.3.7, 2013 Municipal requirements that apply to some of the be ensured at the time of development.
6.3.8 (d) and 6.3.9) Affairs and proposed policy approaches while

Housing implementing the secondary plan.

57 6.3.2 Heights within the District are to 44 April 11, | Infrastructure | Request that maximum heights be specified | Maximum heights increased to 10 storeys to

be consistent with the vision, principles 2013 Ontario in Plan and that at these nodal locations be consistent with the maximum heights of
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Number
and policies of this Plan. Maximum building heights in the 12 to 15 storey the City’s Official Plan (OPA 48). Heights
building heights within the District are range are appropriate. sufficient to meet population and employment
indicated in Schedule D. Additional targets. An additional two storeys is permitted
height will be located within nodes through bonusing in nodal areas within the
located at key intersections and at the Mixed-use Corridor (GID) designation.
urban village to provide focal points for
the District in accordance with the
policies of this Plan. Minimum building
heights and maximum number of floors
are indicated in Schedule D.

58 6.3.3 The implementing Zoning By-law | 42 Jan. 7 Ministry of It is unclear how the City will ensure Meeting targets not directly dependent on
may establish heights lower than the 2013 Municipal targets in section 6.2.6 are met if zoning height; density is also considered. Targets
recommended heights in Schedule D to Affairs and by-law allowed to establish heights lower established in policy 11.2.7.3.3 and will be
maintain viewsheds of the Eramosa Housing than the recommended heights in Schedule | monitored and planned through the Block Plan
River and the Downtown. D. process. Policy 11.2.6.2.3 maintained.

59 6.3.5 Definition of street edge is a 42 Jan. 7 Ministry of Need to consider Building Code No change.
priority within the District to create a 2013 Municipal requirements that apply to some of the Conformity with the Building Code will be
rhythm and spacing of building Affairs and proposed policy approaches while ensured at the time of development.
entrances and appropriately sized Housing implementing the secondary plan. Building
storefronts to encourage pedestrian Code has setbacks for property lines that
activity. The implementing Zoning By- must not be exceeded.
law may establish building frontages
along all public streets. Maximum
building setbacks from the property line
on public streets are included in Section
4, Table 1.

60 6.3.7 In addition to other policies of 42 Jan. 7, Ministry of Need to consider Building Code No change.
this Plan, blocks, buildings and 2013 Municipal requirements that apply to some of the Conformity with the Building Code will be
structures will be organized to define a Affairs and proposed policy approaches while ensured through the development approvals
public realm including, public streets Housing implementing the secondary plan. process.

and laneways, driveways and sidewalks
that contribute positively to the
character and identity of
neighbourhoods in the District,
including:

a) -j) (complete policy not
repeated here)

Distances from fire hydrants to building
entrances may be of concern to local fire
department. Need to ensure established
distances do not conflict with Fire Code.
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61 6.3.7 b) 3 Nov. 12, | Mark Goldberg | Not apparent from Schedule D, which No change.

2012 shows some arterial roads, that orientation | Development blocks and their orientation will
of blocks to take full advantage of solar be determined through the Block Plan process
collection will be reflected in planned and subsequent development approvals
subdivisions. process that will also create the local road

structure. This policy direction will be
addressed as part of the Block Plan process as
set out in the Implementation section of the
Secondary Plan.

62 6.3.8 The District shall be designed to 42 Jan. 7 Ministry of Need to consider Building Code Comment noted. Barrier-free requirements
accommodate the needs of persons 2013 Municipal requirements that apply to some of the are addressed through the site plan approval
with disabilities. Urban design Affairs and proposed policy approaches while process.
considerations for a barrier-free Housing implementing the secondary plan. Building
environment should include, at Code has requirements for access to barrier
minimum, the following: free parking from barrier free entrances.

(d) Outdoor accessible parking spaces
should be located near accessible
building entrances. Indoor accessible
parking spaces should be located near
accessible elevators, or as close as
possible to exits.

63 6.3.9 To ensure an attractive 42 Jan. 7 Ministry of Need to consider Building Code No change. Conformity with the Building Code
streetscape and maximize opportunities 2013 Municipal requirements that apply to some of the will be ensured at the time of implementation.
for passive energy efficiency/carbon Affairs and proposed policy approaches while Minor revision to policy 11.2.6.2.9;
neutrality architectural controls shall be Housing implementing the secondary plan. City architectural controls may be required through
developed to address detailed building should ensure roof designs in compliance Block Plan process.
design aspects such as: massing, with Building Code as there are certain
passive energy efficiency matters, energy efficiency and fire-related matters
siting, grading, elevation articulation, regarding this topic.
garage articulation, materials colour,
sustainability and quality, and roof
design.

64 6.3.10 Garages shall be designed so 44 April 11, | Infrastructure | Request clarification as to whether the City | Yes the City is accepting of public rear lanes.
that they are not the dominant feature 2013 Ontario is accepting and promoting public rear Yes the City is committed to creating

in the streetscape. Garages for all
ground-related dwelling shall generally
be in the rear yard garage accessed by
laneway or front driveway. This will

lanes and further that the City make a firm
commitment to creating alternative
development standards to minimize land
consumption and cost of municipal

alternative development standards in
accordance with Official Plan policy and is
already implementing alternative standards
where appropriate.
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allow for: infrastructure.

a) Ground floor front porches,

windows and front facing rooms to

create a more attractive housing and

neighbourhood safety through casual

surveillance;

b) The creation of an attractive

streetscapes;

C) Adequate space for street trees

and front yard landscaping; and

d) Additional opportunities for

sufficient on-street parking in front of

the units.

65 6.4 Adaptive Reuse, Employment Mixed | 42 Jan. 7, Ministry of the | These policies encourage a mix of land uses | Industrial uses deleted, only manufacturing
Use 1 and Employment Mixed Use 2 2013 Environment that include certain industrial uses. No related to research and development
policies specifics provided to ensure the uses will be | permitted. Regulations related to compatibility

compatible. Adequate provisions needed in | are contained within policy 11.2.6.4 of OPA

Official Plan to ensure land use 54. Land use policies, permitted uses and

compatibility within GID not compromised. locations have taken compatibility into
account. In addition, the development
approvals process and zoning regulations will
support the achievement of land use
compatibility.

66 6.4.1 Adaptive Re-use areas are 42 Jan. 7 Ministry of Replace “historic buildings and landscapes” | Replaced “historic buildings and landscapes”
identified in Schedule C. These include 2013 Tourism, with “built heritage resources and cultural with “built heritage resources and cultural
areas containing provincially significant Culture and heritage landscapes”. Please clarify the heritage landscapes.” (See policy
heritage resources where the Sport relation of the proposed land uses between | 11.2.6.3.1.1)

conservation, rehabilitation,
restoration, maintenance and re-use of
historic buildings and landscapes will
serve as the focal point of new
development. They shall have a mix of
compatible uses including institutional,
educational, commercial, office, light
industrial, residential, live/work and
open space and park in a form that
respects the existing built heritage
form, cultural heritage landscape

provision 6.4.1 and provision 1.2 Principle 6
— Item e. Suggested wording “Apply best
efforts to arrange for an alternative use of
the property that requires minimal or no
change to its heritage attributes (adaptive
reuse).

Changes made to policy 11.2.6.3.1.2 to
address “best efforts” comment. Want to allow
sufficient flexibility for adaptive re-use of the
resources and consistent with the City’s
Official Plan treatment of cultural heritage
resources.
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features, as well as the relationships
between cultural heritage resources
considered for adaptive re-use and
redevelopment.
67 6.4.2 Within the GID, initiatives shall 42 Jan. 7 Ministry of See comments for Principle 4 - item j on Policy clarified to address need for
be considered to ensure that new 2013 Tourism, page 3. development to be compatible with and
construction, adaptive re-use and Culture and (Unclear what City wants to achieve. respectful of cultural heritage resources (See
development are sympathetic and Sport Suggested wording "New developments on policy 11.2.6.3.1.2).
complementary to existing cultural the site should adopt an architectural Wording suggested by Ministry modified to
heritage attributes of the historic vocabulary and design elements that are refer to defined term in the Official Plan, i.e.
context, including street patterns, compatible with, subordinate to and cultural heritage resource. Replaced
building setbacks and building mass, distinguishable from the heritage “subordinate and distinguishable” with
height, and materials. property.”) “respectful” to fit with the Standards and
Guidelines for the Conservation of Historic
Places in Canada, the City’s Official Plan (OPA
48) terminology and to allow sufficient
flexibility for adaptive re-use of the resources.
68 6.4.3 The adaptive reuse of built 42 Jan. 7 Ministry of Merge the two provisions 6.4.2 and 6.4.3 New policy added to cultural heritage section.
heritage resources shall ensure that the 2013 Tourism, and add some provision about the (See policy 11.2.2.2.3)
original building fabric and architectural Culture and landscape.
features are retained and that any new Sport Suggested wording “Conserve the cultural
additions will complement the existing heritage value and heritage attributes when
building. creating any new additions to a heritage
property or any related new construction.
Make the new work physically and visually
compatible with, subordinate to and
distinguishable from the heritage property”.
69 6.4.6 The minimum floor space index 44 April 11, | Infrastructure | Delete section 6.4.6 a). Within the context Policy deleted. Policies for Mixed-Use Corridor
(FSI) in the Corridor Mixed Use 2013 Ontario of the GID, it is extremely difficult to create | (GID) revised to require development within

designation shall be 1.0 and generally
be a maximum of 3.0 except within
Nodal areas where the maximum FSI
shall generally be 4.0 if it can be
demonstrated that:

a) Buildings incorporate a vertical
mix of uses where any one use does
not occupy more than 60% of the
building; and

viable development with this particular mix
of uses. Ground floor commercial activity
with residential above is likely the
predominate form and composition that can
be expected in this location.

the identified nodes on Schedule C and within
the identified Main Street area to have retail
and service uses on the ground floor, to
animate the street level, with a minimum
height of approximately 4.5 m to allow
flexibility in use. (See policy 11.2.6.3.2.4)
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b) Buildings meet the green design
requirements of Section 3.4 and the
GID Implementation Strategy.

70

6.4.10 In addition to policies 6.3.7 and
6.3.8, the following additional built
form policies shall apply to all
development located within a Node:

a) Buildings with long facades shall
be designed with architectural
articulation and changes in material to
create interesting building forms,
compatible development which breaks
up the visual impact of the massing.
Articulated massing may include:
building stepping/facade step-backs,
layered massing (horizontal or vertical)
and modulation and change in
materials and colour.

b) The massing and articulation of
buildings taller than five storeys shall
provide appropriate transitions to areas
with lower permitted heights,
minimizing impact on the street level
as well as shadow impacts. A minimum
step-back of 3m-6m shall be
implemented at the 5th storey. The
floorplates of floors above the fifth
storey generally shall be a maximum of
1000 square metres. Figure 3 indicates
the general built form that is to be
achieved.

c) All buildings should be finished
with high quality, enduring materials,
such as stone, brick and glass.

44

April 11,
2013

Infrastructure
Ontario

Step back at the 5 floor of buildings with a
max. 8 storey height not necessary and
does not create an attractive or
implementable building form. Should delete
policy and graphic. Built form and other
design guidance should be contained in
design guidelines for the community if not
covered by City’s general design
documents.

No change to policy. Consistent with
Downtown Secondary Plan. Flexibility to built
form policies is provided in the
Implementation section (See policy
11.2.7.1.3).

(See policy 11.2.6.3.2.6)

71

6.4.12 As indicated in policy 6.4.12,
Employment Mixed Use 1 areas provide
for a range of employment uses as well
as residential uses. The following uses

Dec. 17,
2012

Carm
Piccoli/Mario
Venditti

Section provides for a range of Employment
Uses and Residential Uses. Does this permit
Higher Density Residential Uses in the form
of Condominiums and Apartments?

No change to permitted residential uses.

Policy would only permit live/work uses.

Freestanding residential buildings are not
permitted.
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may be permitted:
a) Manufacturing uses;
b) Research and development
facilities;
c) Live/work uses;
d) Office and administrative facilities;
e) Cultural, education and institutional
uses;
f) Hotel and convention facilities;
g) Entertainment and commercial
recreation uses; and
h) Associated accessory retail uses
that are an integral component of
the primary uses.

72 6.4.14 The maximum floor space index | 43 Jan. 17 Ministry of City should ensure that the proposed floor Policies related to maximum FSI have been
(FSI) in the Employment Mixed Use 1 2013 Infrastructure | maximum space index of 0.6 in the draft deleted. Staff conclude that there is no need
designation shall generally be 0.6. policy would not limit the City’s ability to to limit the FSI in this designation.

achieve transit supportive densities and a
more compact built-form given this land
use designation’s proximity to proposed
major transit stops and nodes which is in
keeping with Principle 5 objectives.

73 6.4.25 Residential areas are identified 44 April 11, | Infrastructure | The focus on multi-unit housing forms Limited supply of single and semi-detached
in Schedule C and include lands 2013 Ontario creates a particularly narrow community residential housing forms have been added to
containing medium density housing demographic. Need a more appropriate the policies to allow a wider range of housing
forms such as townhouses and balance of housing to meet housing desires | forms. The City’s growth management
apartments and a limited supply of low- of the community and to achieve a strategy plans for a shift to more medium and
medium density housing forms such as “complete community” with a range of high density residential housing forms and the
single and semi-detached dwellings. housing types. GID area is anticipated to contribute to that
The final distribution of these shift. (See policy section 11.2.6.3.5) The GID
typologies will be determined through will contribute to the planning of the overall
the subsequent development process City being a “complete community”.
and regulated through the
implementing Zoning By-Law.

74 6.4.25 6 Dec. 4, Liz Gray Are you not concerned that residential area | No change based on comment. Ministry of

2012 will complain about smells from Cargill Environment (MOE) minimum separation
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plant? distance guidelines between industrial and
sensitive land uses ( e.g. residential) have
been reviewed in determining the appropriate
location of residential lands. In addition
policies within the Secondary Plan, the City’s
Official Plan and use of the MOE guidelines in
the processing of development applications
will address land use compatibility issues such
as noise, dust, odour and vibration concerns.
75 6.4.26 As indicated in policy 6.4.26, 4 Dec. 17, | Carm Section provides for a range of housing. No change.
Residential areas permit a wide range 2012 Piccoli/Mario Does this designation permit Higher Density | Yes apartments are permitted and addressed
of housing. The following uses may be Venditti Residential Uses in the form of through Secondary Plan policies therefore
permitted: Condominiums and Apartments? condominiums are an option. (See policy
11.2.6.3.5.2)
a) Multiple unit residential buildings
such as townhouses and
apartments;
b) Detached, semi-detached and
duplex dwellings;
¢) Convenience commercial uses;
d) Live/work units;
e) Community services and facilities
f) Home businesses; and
g) Park space including urban
squares.
76 Special Residential Area (GID) policies 5, Nov. 28, | Donna Sunter, | Move from Phase 4 to Phase 1 and allow to | Section revised and designation name
6.4.30 - 6.4.32 8-38 2013 - Tara Kelly, develop on private water and wastewater changed to “Glenholme Estate Residential”.
Dec. 10, | Randy Shaw, services. New policies added to permit limited, infill
2013 Carole Ann residential development on private services in
Hattle, Vic the interim until full municipal servicing is
Walser, Samm available within Glenholme Estate Residential
Shaw, Ron Area to address comments. Also phasing
Van Hulst, policies have been deleted. (See policy

Nancy Gaunt,
Steve Henry,
Kathy Free,

Janice Bacon,

11.2.6.3.6)
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Rick LeGault,
Nick
Szijgyarto,
Jeff Crichton,
Matthew
Hooker,
Barbara
Piccoli, Ron
Asselstine,
John Endicott,
Nancy
Hoffman,
Marta
Redmond,
Alex Drolc,
Ken Spira,
Mark Dennis,
Patrick Morris,
Wendy Lewis,
Ed Newton,
Brian
McCulloch,
Susan Shaw,
Billy
Schwartzenbu
rg, Bill Spira,
David Spira,
Earl Martin

77

6.5 Special Policies

42

Jan. 7,
2013

Ministry of the
Environment

MOE has guidelines regarding land use
compatibility. It is suggested that the City
use these guidelines and consult with MOE
staff on an as needed basis.

No change.
Guidelines will be used and MOE staff
consulted as needed.

78

6.5.3 Sensitive land uses may be
prohibited in the Zoning Bylaw or
limited (through massing and siting,
buffering and design mitigation
measures) in areas in proximity to the
Major Utility and Industrial designations

42

Jan. 7
2013

Ministry of
Municipal
Affairs and
Housing

The City should ensure these reports are
identified in the City’s complete application
policies.

The pre-consultation and complete application
requirements section of the current Official
Plan, specifically policy 9.3.4, includes these
requirements.

(See policy 11.2.6.4.2)
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Draft Secondary Plan Policy Comment | Date Source Comment Summary Staff Response
Number
to ensure compatibility. In addition,
noise and air emissions reports shall be
required and vibration and illumination
reports may be required, in support of
development approval requests. Such
environmental reports are to specify
how compatibility will be achieved and
maintained between the Waste
Resource Innovation Centre and Cargill
and the proposed development, and
may include measures aimed at
minimizing impacts.
Chapter 7: Interpretation and Implementation
79 41 Dec. 13, | EAC There is a lack of management guidance for | EIS and stormwater study requirements have
2012 the Natural Heritage System in this area been added to Secondary Plan and will be
due to the lack of a subwatershed study. further addressed through the Block Planning
Recommend that the Natural Heritage process. (See policies 11.2.7.3.7, 11.2.7.3.8,
System of the GID lands be subject to a 11.2.7.3.9 and 11.2.7.5.3)
comprehensive Master Plan exercise. EAC
requests to review the Natural Heritage
Study prepared in support of the Secondary
Plan to help formulate a Terms of Reference
for a Master Plan.
80 7.3.2 The implementing Zoning By-law | 44 April 11, | Infrastructure | Want policy deleted since market for Phasing policies have been deleted and a
will establish a required mix of uses to 2013 Ontario employment envisioned for the GID is much | Block Plan approach proposed. Development
be incorporated within new more limited and specialized than the of Block Plans (see section 11.2.7.3) and the
development to ensure each phase of residential market and will require a long- setting of sub-targets and other controls
development contributes to achieving term development view. Tying the provide greater certainty to the development
the overall GID residential and development of the phasing of each process.
employment targets established in component will unduly constrain the
Section 4. Demonstrating that the workings of the marketplace and frustrate
residential and employment targets are development interest in light of residential
met within existing and approved and employment uses being absorbed at
development will be one of the different rates and dependent on a number
conditions for release of additional of factors that are different for each land
lands through subsequent phases of use.
development.
81 7.4.1Nodal areas located within 44 April 11, | Infrastructure | Policy does not correspond to Schedule D Policy and Schedule revised to indicate height
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Comment
Number

Date

Source

Comment Summary

Staff Response

Corridor Mixed Use designations
containing recommended height
limitations identified in Schedule D of
between 25 and 34 m, will be
permitted an additional two stories,
subject to the bonusing policies of the
Official Plan.

2013

Ontario

height map and requires clarification. More
appropriate to identify number of storeys
rather than absolute height limits in m to
provide some flexibility at design stage.

in storeys. (See section 11.2.7.4 and Schedule
C.)

82

7.5.4 Additional implementation tools
the City will utilize to activate
implementation of the Secondary Plan,
include:

a) A Stormwater Management Master
Plan that establishes water quality,
water quantity and natural
environment objectives and
stormwater management design
requirements for development in
the GID;

b) A Water and Wastewater Master
Plan that establishes conceptual
design and development standards
for development in the GID; and

c) A District Energy Feasibility Study
with Guelph Hydro and landowners
to guide implementation and
development of a District Energy
System in the GID.

42

Jan. 7,
2013

Ministry of the
Environment

Assume that master plans mentioned will
be undertaken and completed in
accordance with the provisions of the MEA
Class EA.

No change. Yes future studies and plans will
be undertaken and completed in accordance
with the provisions of the MEA Class EA as
applicable. (See policy 11.2.7.5.3)

83

7.8.1 In addition to definitions of the
Official Plan, the following definitions
are applicable in the Guelph Innovation
District Secondary Plan:

42

Jan. 7
2013

Ministry of
Tourism,
Culture and
Sport

Include definition for “adaptive reuse”.
Suggested wording “means the alteration of
heritage buildings and structures to fit new
uses or circumstances while retaining their
heritage attributes. Alter means to change
in any manner and includes to restore,
renovate, repair, or disturb. Alteration has
a corresponding meaning. (Definition,
Ontario Heritage Act)

Definition for “adaptive re-use” added as
follows: “"means the alteration of built heritage
resources to fit new uses or circumstances
while retaining their heritage value and
attributes.”

Suggested wording modified to refer to
defined term in OPA 48, i.e. built heritage
resource.

OPA 48 adds the following definition to the
City’s Official Plan for “alter (and alteration)
means: A change in any manner, and includes
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Draft Secondary Plan Policy Comment | Date Source Comment Summary Staff Response
Number
to restore, renovate, repair or disturb.”
Schedules
84 Various 44 April 11, | Infrastructure | Watercourse shown on north side. should Watercourses are shown to be consistent with
2013 Ontario be modified as there is a large storm sewer | the Official Plan schedules. A watercourse is
conveying flows into this area. not a designation and is shown as a reference
feature only.
85 Schedule A 44 April 11, | Infrastructure | Gymnasium of GCC shown incorrectly as a New Appendix A does not show the
2013 Ontario cultural heritage resource of provincial gymnasium of the GCC as a cultural heritage
significance. resource.
86 Schedule A 42 Jan. 7 Ministry of Recommend map be revised to identify the | Schedule A deleted. Cultural heritage
2013 Tourism, properties (former Guelph Correctional resources know shown on Appendix A.
Culture and Centre) as heritage properties. There may Appendix A uses terminology consistent with
Sport be some cultural heritage resources in the the City’s Official Plan and operational
Guelph Research Station. It will be the practices.
Statement of Cultural Heritage Value Appendix A also shows public views.
(whether in an OHT heritage conservation
easement or in a municipal designation)
that will inform which attributes are
identified. The nomenclature (non-listed,
provincially listed) is not clear. There is a
need to include the views and vistas that
are associated with the cultural heritage
value (different from scenic views). See
previous comments on Archaeology.
87 Schedule B 42 Jan. 7 Ministry of The cultural heritage resources include built | Deleted cultural heritage resources from
2013 Tourism, heritage and cultural heritage resources. Schedules within the Secondary Plan. Cultural
Culture and The map only acknowledges the built form. | heritage resources now shown on Appendix A.
Sport The cultural heritage landscape as well as

the views and vistas can have an impact on
the mobility schedule as well. There may be
some cultural heritage resources in the
Guelph Research Station, especially around
the proposed street “A”. If the resources
are confirmed, it is not clear if an impact
assessment would be done before in order
to propose that or how the heritage
attributes will be incorporated and/or
avoided.
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Draft Secondary Plan Policy Comment | Date Source Comment Summary Staff Response
Number
88 Schedule B 43 Jan. 17 Ministry of Supportive of the proposed pedestrian MMAH has clarified that MOI's comments are a
2013 Infrastructure | crossing near to the proposed transit stop friendly suggestion without any specific area
along the rail corridor. The City may also in mind.
wish to consider an additional pedestrian At this time only one new river crossing is
crossing across the rail corridor and the shown to provide a pedestrian/bicyclist
Eramosa River to increase direct pedestrian | crossing to increase active transportation
and cycling connectivity, and proximity to connectivity and enhance the City’'s trail
any intensification corridors identified in the | system. Future additional crossings could still
City’s Official Plan. occur to respond to transit and recreational
needs and demand provided impacts on the
Natural Heritage System are considered.
89 Schedule C 5 Dec. 10, | Donna Sunter | Change Employment Mixed Use 2 along No change. Lands along Stone Rd. E.
2012 Stone Rd. E. to Employment Mixed Use 1 designated Employment Mixed-use 2 does not
and include a provision that it comply with permit residential uses to help minimize
the values of “Glenholme”. impacts between industrial uses north of
Stone Road and sensitive uses south of Stone
Road.
90 Schedule C 44 April 11, | Infrastructure | Remove cultural heritage resource and Cultural heritage resources have been deleted
2013 Ontario landscape notations. from Schedule C. The Land Use Schedule has
Suggest alternative land use schedule re- been developed with consideration of the
balancing mix of residential and MDS from major industrial (Cargill) and is
employment on west side by: extending based on the vision, principles, growth plan
residential designation south of College needs, etc. The GID is predominately an
Ave.; converting small employment area employment area under the Vision and growth
north of College Ave to residential; and plan needs. An “Area subject to special policy”
limiting corridor mixed use areas to Victoria | has been added to provide the opportunity for
Rd., Stone Rd., and College Ave. (See additional residential uses.
Attached Schedule and Table)
91 Schedule C 42 Jan. 7 Ministry of The map depicts only the built heritage Cultural heritage resources have been deleted
2013 Tourism, resources as cultural heritage resources. from Schedule C. Cultural heritage resources
Culture and Please note that the term cultural heritage now shown on Appendix A. Current Official
Sport resources also include cultural heritage Plan policies address the protection of cultural

landscapes and archaeological resources. In
addition, built heritage resources include
structures (e.g. bridges, fences, railway
tracks/ties) not only buildings. MTCS
recommends that the properties be
identified as heritage properties. There may

heritage resources.
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Draft Secondary Plan Policy Comment | Date Source Comment Summary Staff Response
Number
be some cultural heritage resources in the
Guelph Research Station property. If so,
please clarify whether some proposed
residential use in property may impact on
the resource(s).
92 Schedule C 4 Dec. 17, | Carm The Corridor Mixed Use as shown in No change. Consistent with City’s Official Plan
2012 Piccoli/Mario Schedule C has to be defined more which shows both property based designations
Venditti precisely with respect to property fabric and more general designations that will be
since this is a Secondary Plan which must further refined through Block Plans and the
reflect a more precise delineation of the development approval process.
designation.
93 Schedule C 41 Dec. 12, | Environmental | The trail information does not reflect the The GID Secondary Plan and the City’s Official
2012 Advisory informal trails which exist on the site today. | Plan are aligned with the Guelph Trail Master
Committee Plan. In addition the City’s Official Plan
(EAC) includes policy related to the improvement
and expansion of the Trail Network including
adding missing links and overcoming physical
barriers.
94 Schedule C 45 Aug. 8 River Systems | We are encouraged to see the potential for | The GID Secondary Plan and the City’s Official
2013 Advisory a pedestrian bridge across the Eramosa Plan are aligned with the Guelph Trail Master
Committee River and an integration of City and area Plan. In addition the City’s Official Plan
(RSAQ) trail systems. A crossing of the includes policy related to the improvement
Stevenson/Clythe Creeks immediately and expansion of the Trail Network including
upstream of the Eramosa could also be built | adding missing links and overcoming physical
into long-term plans to provide access to barriers.
the north side of the Eramosa River, west
of the site. There are trails running east
from Victoria Road, on the north side of the
Eramosa River to the Stevenson/Clythe
Creek outlet. These trails, though informal,
do not seem to be identified in existing
plans. Long-term trail connectivity should
be addressed.
95 Schedule D 42 Jan. 7 Ministry of Although the legend has information about | “Significant Natural Area and Natural Areas”
2013 Tourism, open space and park, the map does not are part of the City’s Natural Heritage System.
Culture and depict that. Clarify the difference between (OPA 42) “Open Space and Park” is an
Sport “Open Space and Park and existing Natural | existing OP designation. Cultural heritage

Areas” versus “Significant Natural Area and

resources have been deleted from all
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Draft Secondary Plan Policy Comment | Date Source Comment Summary Staff Response
Number
Natural Areas” (Schedule A and C) Include Schedules within the Secondary Plan and
information about the natural and cultural placed in Appendix A along with public views.
heritage in this map as well, similar to the
Mobility map. Include information about the
views and vistas. Some of the new tallest
buildings (in the Guelph research Station
property) are being proposed on the
highest elevations in the plan area. There
may be some cultural heritage resources in
the Guelph Research Station property. It is
not clear if an impact assessment was
undertaken before to determine potential
impacts on the views and vistas. It may
conflict with some provisions regarding the
protection of views and vistas to and from
the innovation district area and downtown.
96 Schedule D 6 Dec. 4, Liz Gray Don’t see why height limit is 8 storeys here | Heights increased to 10 storeys to be
2012 and not Downtown. This area could support | consistent with the maximum heights of the
18 storeys. City’s Official Plan (OPA 48). Heights sufficient
to meet population and employment targets.
An additional two storeys is permitted through
bonusing in nodal areas within the Mixed-use
Corridor (GID) designation.
97 Schedule E 4 Dec. 17, | Carm Request that property (728 Victoria Rd. S.) | Phasing deleted and a Block Plan approach
2012 Piccoli/Mario be moved to Phase 1 since owner prepared | proposed which includes a number of
Venditti to submit applications and plans when the requirements such as demonstrating how
Secondary Plan is approved. population and employment sub-targets will
be met.
98 Schedule E 5 Dec. 10, | Donna Sunter | Change Special Residential Area phasing to | Special Residential Area, now Glenholme
2012 Phase 1. Estate Residential is not subject to phasing
nor new Block Plan area policies.
General Comments
99 Overall 2 Dec. 17, | Freeman Plan lacks futuristic thrust and does not No changes required.
2012 McEwen reflect the unique opportunity site provides | Policies are land use based and would not

and instead could apply to anywhere. Does
not capitalize on many natural features nor
build on the environmental strength of the
University of Guelph. Support part of the

necessarily prohibit the proposed use.
Comment shared with the Province who is the
current land owner. The proposed permitted
uses would support the types of development
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Draft Secondary Plan Policy Comment | Date Source Comment Summary Staff Response
Number
plan concerned with employment and suggested.
education but would like to see more
emphasis on environment, e.g.
establishment of an Ontario Environmental
Exhibition, demonstrate solar, geothermal
and wind turbine energy sources, inform
and demonstrate potential advances in fuel
generating sources, and emerging field of
nanotechnology in revolutionizing food
production and medicine. Does not fulfill
need to educate the public on the urgent
need for action to restore the integrity of
our ecosystem.
100 | Overall 41 Dec. 13, | Environmental | The geology of the river valley in this area No change. Principle 1c) as well as sections
2012 Advisory is significant and unique and should be 11.2.2.1 and 11.2.2.3 celebrate the City’s
Committee highlighted and celebrated in the GID natural heritage system including the Eramosa
(EAC) Secondary Plan. River Valley.
101 | Overall 41 Dec. 12, | Environmental | A Subwatershed study wasn’t undertaken A subwatershed study and natural heritage
2012 Advisory and EAC hasn’t reviewed any Natural study were not completed as part of the
Committee Heritage information for the area. Secondary Plan process. The basis for the
(EAQC) It was noted that given the lack a Secondary Plan is the area related natural
Subwatershed Study, there is a lack of heritage information from the City’s Natural
management guidance for the Natural Heritage Strategy (the background study to
Heritage System in this area. EAC strongly OPA 42).
recommends that the Natural Heritage See response to comment 29 on page 9 that
System (i.e., non-developable portion of discusses requirement for an EIS as part of
the lands) of the GID lands be subject to a the Block Plan policies in section 11.2.7.3.
comprehensive Master Plan exercise. EAC
requests to review the Natural Heritage
Study which was prepared in support of the
Secondary Plan. From this review, EAC can
formulate a Terms of Reference for a
Master Plan.
102 | Overall 45 Aug. 8 River Systems | Given the complexity of the site hydrology See response to row 29 that discusses
2013 Advisory (and possibly hydro geology), we suggest requirement for an EIS as part of the Block
Committee that existing conditions be well understood Plan policies in section 11.2.7.3. In addition
(RSAQ) to help in planning for ecological restoration | stormwater management studies may be

and enhancement opportunities and

required prior to or as part of Block Plan
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Draft Secondary Plan Policy Comment | Date Source Comment Summary Staff Response
Number
improvement in fish and wildlife habitat approval.
(with the exception of the Canada Goose).
We note the seasonal flooding of the
baseball diamond and the effect of high
creek flows on recreational use.
103 | Overall 45 August 8 | River Systems | The removal of some of surface water See response in row 29 that discusses
2013 Advisory control structures —weirs, dams and bridges | requirement for an EIS as part of the Block
Committee - should be considered while balancing the Plan policies in section 11.2.7.3.
(RSAQ) need for cultural and heritage preservation. | In relation to potential
There are several locations where streams improvements/restoration of natural channels
are buried or channelized on the site. There | for Clythe Creek, a policy has been added
are opportunities to day light (open and indicating that an EA will be completed to
restore) some reaches of these streams and | determine the realignment of Clythe Creek, as
integrate them within any proposed part of the reconstruction/widening of York
development plan. Rd.
Restoring natural channels would enhance No change. The area of wetland along Watson
fish passage and improve water quality for Rd includes areas of provincially significant
downstream reaches and may also improve | wetland, as well as an existing storm water
natural channel functions and processes. management facility.
Opportunities for enhancement or
improvement of these wetlands could be
considered once the site hydrology is better
understood.
104 | Overall 45 Aug. 8 River Systems | As a general comment, the Eramosa River No change. The policies of the Secondary Plan
2013 Advisory flows through the middle of York District area intended to celebrate the rich heritage
Committee Lands and multiple tributaries of the river resources of the GID including the Eramosa
(RSAQ) flow through the site as well. The River Valley.
compatibility of development and re-
development of the site on both sides of the
Eramosa River should be considered. We
see this as an excellent opportunity to
incorporate best practices in the integration
of the built and natural
environment, and encourage thoughtful,
creative and innovative use of the site that
consciously addresses the rivers and
natural features of the site.
105 | Overall 45 Aug. 8 River Systems | The mapped locations of streams and water | No change. The mapping of waterbodies and
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Number
2013 Advisory bodies on the site does not appear to be surface water features is based on the
Committee accurate, especially as it relates to the features as identified through OPA 42.
(RSAQ) network of small buried creeks and minor
tributaries to Clythe Creek. We have
attached another map of Guelph’s natural
heritage systems for your reference. It
includes mapping of surface water systems
on site. This attached map shows some
locations of surface water flow on site but it
is not comprehensive and should be relied
on as one source only.
106 | Overall 45 Aug. 8 River Systems | Have locations of landfill sites in the area Yes, Engineering Services has identified
2013 Advisory been identified and will they have an impact | historical landfill sites and one exists along on
Committee on secondary plan elements? We note that | the east side of Victoria Rd. S., north of the
(RSAQ) there seems to be historic landfill use along | Eramosa River. Engineering Services will
the lower reaches of Clythe and Stevenson perform the necessary monitoring,
Creeks. investigative and other remedial work as
required.
107 | Overall 45 Aug. 8 River Systems | The City’s focus on promoting LID to Official Plan policies and proposed GID
2013 Advisory minimize the volume of stormwater runoff Secondary Plan policies support this approach
Committee is fully supported by RSAC. RSAC also (See section 11.2.3.4). In addition stormwater
(RSAQ) encourages the City to maximize water management studies may be required prior to
quality treatment at the source. In addition, | or as part of Block Plan approval (see policy
the role of existing swales, headwater 11.2.7.5.3).
drainage features (0 or 1st order), and
shallow topographic depressions should be
considered and, where feasible, replicated
in proposed designs as such features
promote infiltration and/or attenuate the
downstream hydrograph.
108 | Overall 45 Aug. 8 River Systems | Connecting Links A large portion of the GID lands will be
2013 Advisory We encourage the increase, across the site, | protected as part of the Natural Heritage
Committee of ecological connectivity through riparian System (OPA 42) which includes policies
(RSAQ) and forested linkages. supporting ecological connectivity and the

protection of significant woodlands,
valleylands, surface water features and fish
habitat which support the protection of
riparian and forested areas and their
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Number
functions. (See OPA 54 - policy section
11.2.2.1) In addition the urban forest policies
of OPA 42 and proposed urban forest policy in
the GID Secondary Plan (OPA 54 - policy
11.2.2.4.1) address impacts on existing trees
and forested areas along with the City’s Urban
Forest Management Plan and the City’s Private
Tree By-law.
109 | Overall 45 Aug. 8 River Systems | Invasive Species, such as European The City’s Urban Forest Management Plan
2013 Advisory Buckthorn are widely present on sections of | identifies the need for invasive species
Committee the site. The assessment and management | management plan for the City.
(RSAQ) of invasive species across the site would be | The policies for Block Plans in section 11.2.7.3
appropriate. require the preparation of an EIS which could
result in environmental management
recommendations addressing invasive species.
110 | Overall 45 Aug. 8 River Systems | RSAC sees this site as presenting The GID Secondary Plan includes policies
2013 Advisory tremendous opportunity for a community within its public realm section that deal with
Committee destination and we would like to see this the planning of parks, public open spaces and
(RSAQ) opportunity maximized. A number of trail networks (See policy section 11.2.5.3).
existing and potential recreational activities | The design and specific activities included
should be explored, supported and within parks and open spaces, and trail
enhanced including: swimming; fishing; networks will be determined through the
picnicking; sports; boating; and other development approvals process and the City’s
cultural amenities. park and trail network implementation
We expect significant use of this site by the | processes.
public. We wonder if surveys on the use of
the site have been conducted to date, and if
they could be used to assist in future plans
for the site.
111 45 Aug. 8 River Systems | We understand that lands near the Turf The GID Secondary Plan includes policies
2013 Advisory Grass Institute building were historically regarding messaging, community
Committee used by First Nations people. The site engagement, and public art opportunities
(RSAQ) provides an excellent opportunity to within the public realm section (See section

address our cultural history and to provide
a way to integrate the ideas of Guelph’s
diverse First Nations population into
planning processes and decisions. Suggest
involving local First Nations in developing

11.2.5.3). In addition, the City’s Official Plan
includes policies regarding archaeological
resources (3.5.9. 3.5.10). First Nations will be
circulated notice of the public meeting and
invited to be part of the public consultation
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Number
site ideas - perhaps to recognize past uses process.
or to provide an area for First Nations
cultural practices today and into the future.
More research into the archaeological and
cultural history of this site would be
appropriate.
112 | Overall 45 Aug. 8 River Systems | Human wildlife conflicts with respect to See response to row 29 that discusses
2013 Advisory geese will only increase as the site gets requirement for an EIS as part of the Block
Committee more use and attention and needs to be Plan policies in section 11.2.7.3.
(RSAQ) addressed - through policy, habitat
management or other means.
113 | Overall 45 Aug. 8 River Systems | We encourage interpretative signage, or Policies already included in GID Secondary
2013 Advisory other means to maintain linkages and Plan in support of the interpretative signage
Committee understanding about the history of the site | comment in natural and cultural heritage, and
(RSAQ) with modern site users. public realm sections.
114 | Overall 7 Nov. 28, | Susan Mason Mixed income accommodation/mixed Policies are land use based and provide the
2012 age/ability needs further consideration foundation for a mix of income, age and
along with keeping costs down in balance ability by planning for a range and mix of
with carbon neutral goals. housing and employment types. The overall
layout of land uses and transportation
systems also support carbon neutral
development, including the use of renewal
energy, energy efficiency and district energy
systems.
115 | Overall 43 Jan. 17 Ministry of Pleased to see City reflected the growth No changes required.
2013 Infrastructure | plan related policies in OPA 39 in the draft

secondary plan. In particular MOI is

supportive of the following policy

objectives:

e Creating a pedestrian-friendly and
transit-supportive environment;

e Establishing provisions for natural and
cultural heritage resources including
adaptive re-use;

¢ Directing the preparation of a carbon
neutral strategy for the GID; and

e Encouraging parking strategies such as
shared parking arrangements,
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reductions in on-site parking
requirements, and priority spots for
carpool, alternative energy vehicles, car-
shares, scooters and motorcycles.

116

Overall

40

Dec 24,
2012

uUGDSB

Interested in Secondary School site within
GID within Phase 1 lands. Potentially
interested in locating elementary school site
within GID residential area in tandem with
the Open Space and Park designations.
Largely satisfied that possible future school
sites can be accommodated within most
designations.

No changes required.

117

Overall

42

Jan. 7,
2013

Ministry of the
Environment

No concerns with the draft GID Secondary
Plan

No changes required.

118

Overall

42

Jan. 7,
2013

OMAFRA

No comments or concerns from a Provincial
Policy Statement and Growth Plan
perspective given lands are within the City
of Guelph urban boundary

No changes required.
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