
 

March 14, 2025 
 
Lindsay Sulatycki, Senior Development Planner 
Planning and Building Services 
Infrastructure, Development and Enterprise  
City of Guelph 
 
Dear Lindsay Sulatycki: 
 
RE: Application for Block Plan Endorsement, Official Plan Amendment, Zoning By-law Amendment and 
Draft Plan of Subdivision – Guelph Innovation District Blocks 1 & 2  
OUR FILE: 1405G 
 
On behalf of 1000027909 Ontario Ltd, we are pleased to submit a revised Block Plan, and 
implementing Official Plan Amendment (OPA), Zoning Bylaw Amendment (ZBA), and Draft Plan of 
Subdivision application for Blocks 1 and 2 of the Guelph Innovation District (the subject lands).  
 
The subject lands are designated Block Plan Area 1 and 2 in the Guelph Innovation District Secondary 
Plan. A Terms of Reference for the Block Plan was Approved by the City on April 30, 2024. The Block 
Plan is required in accordance with Official Plan (OP) policies 11.2.7.3.1 through 11.2.7.3.11, to 
specifically implement the policies of the Guelph Innovation District Secondary Plan (OP Section 11.2). 
The Block 1 and 2 lands are approximately 116 hectares, and are bound by Victoria Road South to 
the west, Stone Road East to the south, and valley lands to the south and east.  
 
Block Plan  
 
A Block Plan was submitted in April 2024. The Block Plan establishes the detailed planning framework 
for the GID Block 1 and 2 lands, and will guide the pattern, nature and phasing of development for 
Block 1 and 2 through the implementing planning applications (ie. official plan amendment, zoning 
by-law amendment and draft plan of subdivision). The GID lands are located at the east end of the 
City of Guelph, abutting the Eramosa River.  
 
The updated Block Plan identifies the distribution of land uses, including residential uses and densities, 
locations for mixed-use development, location of the open space network, location of a future school 
block, and locations for employment uses. In addition to establishing the distribution of land uses, 
the Block Plan identifies primary infrastructure for development, including road fabric, stormwater 
infrastructure, and waste and sanitary infrastructure. 
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The level of detail requested by staff to address comments on the Block Plan led to completion of 
detailed studies that support a concurrent Official Plan Amendment, Zoning By-law Amendment and 
Draft Plan of Subdivision application process. Based on the proposed land use framework of the Block 
Plan, the Official Plan Amendment must be reviewed concurrently to understand the integration of 
the amended secondary plan schedules and policy framework.  
 
Official Plan Amendment  
 
The subject lands are designated Mixed-Use Corridor (GID), Residential, Open Space and Park, 
Proposed Park, Future City Streets, Employment Mixed-Use 1, Employment Mixed-Use 2 and 
Significant Natural Areas and Natural Areas on Schedule B of the Guelph Innovation District Secondary 
Plan Land Use schedule. Amendments are needed to the Guelph Innovation District Secondary Plan 
Text and Schedules to align with the schedule changes made through OPA 80 and the proposed Block 
Plan. In addition to the administrative amendments required to bring the Secondary Plan into 
alignment with OPA 80, amendments are also proposed to the Secondary Plan to align the policy of 
the Secondary Plan with the proposed Block Plan. Amendments to the open space policies of the 
Official Plan are also proposed.  
 
The Official Plan Amendment proposes revisions to the following Official Plan Schedules and 
Appendices: 

• Schedule 1b: Structure Employment Areas – Employment Areas  
o Reduce the employment areas to reflect the employment designated lands on Schedule 

B of the GID Secondary Plan Land Use plan.  
• Schedule A: Guelph Innovation District Secondary Plan mobility Plan Main Street, Proposed 

Collector Roads Proposed On-street Bicycle Lanes, Proposed Transit Stops, Active 
Transportation Link, Proposed City Trail Network and Existing City Trail Network. 

o Amend the road locations and classifications based on the OPA 80 approved Schedule 
B of the GID Secondary plan and the proposed Block Plan.  

• Schedule B: Guelph Innovation District Secondary Plan and Land Use – GID, Residential, Open 
Space and Park, Proposed Park Future City Streets, Employment Mixed-use 1, Employment 
Mixed-Use 2 and Significant Natural Areas and Natural Areas.   

o Amend the location of the designations for Open Space and Park, Residential, Mixed-
Use Corridor (GID), Employment Mixed-use 1, Employment Mixed-use 2, Future City 
Streets and amend the location and number of Proposed Parks.  

• Schedule C: Guelph Innovation District Secondary Plan Built Form Elements – Nodes, Future 
Streets, Building Heights of 2 o 6 Storeys, 4 to 1 storey, 9 metres to 6 storeys, 3 to 12 storeys 
and 2 to 18 storeys.  

o Amend the location of the  2 – 6 storey, 2 – 10 storey, 4 – 10 storey, 9 – 6 storey, 3 – 
12 storey, 3 – 18 storey designations, revise the Future City Streets and amend the 
location of  the Nodes. 

 
The Official Plan Amendment is assessed in detail through the submitted Planning Justification Report 
and accompanying Secondary Plan Redline and Draft Official Plan Amendment By-law.  
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Zoning Bylaw Amendment  
 
The City of Guelph Zoning Bylaw (2023)-20790 zones the GID Block 1 and 2 lands as Urban Reserve 
1 (UR.1) and Natural Heritage System (NHS). An amendment to the Zoning By-law is required to 
implement the proposed Official Plan Amendment and Rezone the subject lands to the following 
zones:  

• Low Density Residential 2 – Exception XX1 (RL.2-XX1) 
• Medium Density Residential 6 – Exception XX1 (RM.6-XX1) 
• Medium Density Residential 6 – Exception XX2 (RM.6-XX2) 
• Medium Density Residential 6 – Exception XX3 (RM.6-XX3) 
• Guelph Innovation District 1 (GID.1) 
• Guelph Innovation District 2 (GID.2)  
• Innovation District Park 1 (IDP.1) 
• Innovation District Park 2 (IDP.2) 
• Employment Mixed-use 1 (EMU.1) 
• Employment Mixed-use 2 (EMU.2) 
• Open Space (OS) 
• Natural Heritage System – Exception XX1 (NHS-XX1) 

 
Two new zone categories are proposed to recognize the unique built form proposed in the GID Mixed-
use core (GID.1 and GID.2) and the innovative parks approach (IDP.1 and IDP.2). Site specific 
provisions are also proposed for the RL.2 zone, RM.6 zone, IDP.1 zone, IDP.2 zone, EMU.1 zone, 
EMU.2 zone, and NHS zone.  
 
Draft Plan of Subdivision  
 
The Draft Plan of Subdivision proposes to create 40 low density residential blocks, 11 multiple 
residential blocks, six (6) mixed use blocks, one (1) school block, two (2) employment blocks, six (6) 
public park blocks, three (3) stormwater management ponds blocks, 13 open space blocks, and public 
roads. Access to the subdivision is proposed from three (3) new collector Road connections to Victoria 
Road South and one (1) new collector road connection to Stone Road East. The Draft Plan of 
Subdivision has been designed to meet City infrastructure standards and will be serviced through 
extensions to municipal infrastructure and on-site stormwater management facilities. 
 
A total of 3,989 (minimum) to 4,649 (maximum) dwelling units and 3,538 jobs are proposed.   
 
The project team has prepared plans and reports to evaluate the servicing and infrastructure needs 
of the proposed Draft Plan of Subdivision. Detailed consultation has not yet taken place with the local 
utility providers. It is understood that the City of Guelph will circulate the materials to Alectra Utilities, 
Hydro One, Enbridge Gas, Bell, Rogers, and all other relevant commenting agencies through the Draft 
Plan of Subdivision circulation and review process. The Draft Plan of Subdivision approval will 
ultimately include conditions of approval to address various city and agency design details.   
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Enclosed Materials 
 
A pre-consultation request for the Official Plan Amendment and Zoning By-law Amendment 
applications was submitted in August 2024, but a pre-consultation meeting has not been scheduled 
to date. A submission list was submitted to City of Guelph planning staff in November 2024 to confirm 
submission requirements for an Official Plan Amendment, Zoning By-law Amendment and Draft Plan 
of Subdivision submission. The list of submission requirements was endorsed by City staff in principle. 
This submission has been prepared in accordance with the endorsed submission list.  
 
In support of our application, please find enclosed the following materials:  

• Application Form for Official Plan and Zoning By-law Amendment  
• Application Form for Draft Plan of Subdivision 
• Block Plan 1st Submission Comment Matrix 
• Block Plan  
• Environmental Impact Study  
• Tree Inventory Report & Compensation Plan  
• Functional Servicing Report  
• Master Servicing Plan 
• Stormwater Management Report, including Water Conservation Efficiency Study and Feature 

Based Water Balance Assessment  
• Erosion and Sediment Control Plans (Included in Functional Servicing Report) 
• Grading Plans (Included in Functional Servicing Report)  
• Noise Study  
• Phase One ESA  
• Interim Phase Two ESA 
• Hydrogeological Assessment 
• Hydrogeological Characterization Report 
• Geotechnical Investigation 
• Transportation Impact Study and Parking Analysis  
• Planning Rationale Report and Land Use Compatibility Study  
• Draft Official Plan Amendment (Included in Planning Report) 
• Redline GID Secondary Plan Text 
• Draft Zoning By-law Amendment (Included in Planning Report) 
• Draft Plan of Subdivision  
• Sustainability Report  
• Sustainability Checklist  
• Conceptual Site Plan  
• Topographic Survey  
• Archaeological Assessment 
• Urban Design Guidelines and Architectural Guidelines, including Park Facility Fit Plans, 

Renderings and Massing Model   
• Heritage Impact Assessment  
• Preliminary Construction Cost Estimate 
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We look forward to continuing to work with staff on the review of this application. Should you have 
any questions pertaining to these submissions, please do not hesitate to contact the undersigned.  
 
Yours truly, 
 
MHBC 
 

    
Dave Aston, MSc, MCIP, RPP   Aleah Clarke, BES, MCIP, RPP 
Partner      Senior Planner  
 
cc. Krista Walkey, City of Guelph 

Jayne Holmes, City of GUelph 
Ryan Scott, Fusion Homes  
Blake Toncic, Fusion Homes 
Josh Shilling, Fusion Homes 
Scott Loudon, Fusion Homes  

  
 
 


