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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



Wwzoe, 0641 E
~
& 8 08z
< =
B 3
N jespapssag Aysvaq B
. Wi 861/,089
]
WZ9e.061 1 :
BUL 04
/sele gl gz £
%y
g
11042y, &
gee . N&NLMQ&EQ.U.. %
1%L :
LiL
Lo 625 .28
*
30N INOLS A




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: .

1. Which ideas and policies presented tonight did you like most?
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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***
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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?

ﬂf,f’}’?‘l/(
End o et /5/)@/79/,57 Panca
b(\(?t")c*i [‘{"7/} o IMOL);\}SPL’, .

2. What issues need further consideration? Do you have ideas o address;them?

‘ved lnceme ﬁtwmmada:h Sp M(Xf’ /%O[I‘ILZJ

Reepire costs down tn belarnce WFH/\ @u’b&\v\
vV ) W eoetml Caals.

3. Please provide any other thoughts you have:

Wﬁu(ﬂ{ /m)@ 47‘ S€p. mole \/l(ua(i //Jo@g:%{/rﬁc’g

Otg0r0l  \isop STodemerts . -
Commumicath en Yot crnwads  Jhe ¢ onc egts
£oa " lay ”be Csers | v

***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

17

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
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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
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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
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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
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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
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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
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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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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).
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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)
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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

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.”
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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:

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.”



ﬁ.—? & ‘ One Dundas Street West, Suite 2000, Toronto, ON M5G 2L5
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:

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
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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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