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1.0 Introduction 

1.1 Project Overview 
 

MHBC has been retained by the Guelph Innovation District Block 3 Land Owner Group to complete the 
Block Plan for Block 3 of the Guelph Innovation District (GID). The Block Plan will establish the 
detailed planning framework for the GID Block 3 lands, and will guide the pattern, nature and phasing 
of development for Block 3. The GID lands are located at the east end of the City of Guelph, abutting 
the natural heritage system. The GID Block 3 lands are the southernmost section of the GID lands, 
and abut the City’s Urban Boundary to the south. The Block 3 lands are located at the corner of 
Victoria Road South and Stone Road East, across from the GID Block 1 and 2 lands (Figure 1).   

 

1.2 Approach to Block Plan 
 

The Block Plan has been developed to implement the policies of the GID Secondary Plan and to 
establish the detailed land use framework for a pattern of development which will support orderly, 
financially sustainable and timely development. The Block Plan identifies the distribution of land uses, 
including residential uses and densities, locations for mixed-use development and the location of the 
open space network. In addition to establishing the distribution of land uses, the Block Plan identifies 
the necessary infrastructure, including road network, stormwater infrastructure, and waste and 
sanitary infrastructure. The development of the Block Plan is based on considerable design visioning. 
An iterative approach was taken with the design by the landowner project team, which included 
technical experts from planning, engineering, heritage, traffic, environmental, landscape and urban 
design.   

 

1.3 Landownership 
 

The majority of the GID Block 3 lands are managed by a Land Owner Group. The Land Owner Group 
includes two majority land owners who own 555 Stone Road East, 728 Victoria Road South and 760 
Victoria Road South. The third land owner in the land owner group owns 579 Stone Road East. Non-
participating land owners in the Block 3 area own 527, 707 and 717 Stone Road East. A Land 
Ownership Map is included as Figure 2 below. The land owned by non-participating land owners has 
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been assessed to ensure that the entire Block 3 area is developed in a coordinated manner in 
accordance with the Goals of the Block Plan.   

 

1.4 Overview of Report  
 

This report is structured as follows:  

• This report provides a description of the location and ownership of the GID Block 3 lands, 
outlines the land use permissions on the Block 3 lands, and describes uses in the 
surrounding area of the Block 3 Lands.  

• The Vision for Block 3 of the GID is outlined and the proposed layout of development is 
presented. A Land use plan and development concept are provided as the proposed 
development plan.  

• A review and analysis of the planning framework in place for the GID Block 3 Lands, 
including the Provincial, City and Area planning policy framework is undertaken to 
demonstrate the proposed land use and concept implement the policy direction.   

• An overview is provided of the development application process which will be followed to 
secure approvals for construction to bring the Block Plan to fruition.  

• A Consultation Plan is provided that outlines the process for completion of the Block Plan 
and feedback from various public organizations and individuals to help inform the final 
Block Plan.  

The Block Plan is supported by a variety of background work which has been conducted by the project 
team. The Block Plan is prepared in accordance with Section 11.2 of the City of Guelph Official Plan 
and Terms of Reference for Block 3 of the GID. 
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2.0 GID Block 3 Area 
Description and 
Surrounding Uses
 

2.1 Location and Characteristics of Block Plan 
Area 
 

The GID Block 3 lands are located at the southeast corner of Victoria Road South and Stone Road East 
in the City of Guelph. The Lands are located on the east side of Guelph and are the southernmost 
block of the Guelph Innovation District. The City’s Settlement Area Boundary is located immediately 
south of the subject lands, and the lands to the east are predominantly natural area and are not 
planned for development. The Block 3 lands are made up of multiple properties and have a total area 
of approximately 22 hectares, with a net developable area of approximately 16 hectares. The location 
of the subject lands is shown on Figure 1. 

The Block 3 lands are occupied by commercial and industrial buildings, single detached dwellings and 
an aggregate extraction operation. Large portions of the Block 3 lands are undeveloped and treed. 
The subject lands have large variations in elevation across the site, primarily on the north-west end of 
the site where the aggregate operation is located. The north-west end of the site generally slopes 
towards Stone Road East, and the remaining area of the site generally slopes towards the east. 

 

2.2 Surrounding Area  
 

The GID Block 3 lands are located at the edge of the City’s Urban Boundary and are primarily 
surrounded by vacant treed lands and agricultural fields. The University of Guelph Arboretum Nature 
Reserve is located on the west side of Victoria Road South, opposite the subject lands. The GID Block 
1 and 2 lands are located on the north side of Stone Road East and are planned for redevelopment. 
The GID Block 1 and 2 lands are currently farmed and largely vacant. A commercial Plaza is located 
further north of the subject lands at the corner of Victoria Road South and York Road, approximately 
1.6 kilometers from the subject lands.  
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The immediate surrounding area is characterized by agricultural, rural residential and vacant lands. 
Immediately north-west of the Block 3 lands, on the north side of Stone Road East are Blocks 1 and 2 
of GID, which is planned to be developed with a mix of residential, commercial and employment land 
uses in accordance with the City’s approved Secondary Plan. Residential, employment and commercial 
uses are located further to the north and west, as the lands approach the City’s Urban Growth Centre. 
The surrounding context is described in detail below and illustrated on Figure 3 of this report. 

NORTH: Adjacent to the subject lands are the GID Block 1 and 2 lands. The lands are vacant 
and farmed. The North end of the Block 1 lands contain the former University of Guelph 
Turfgrass Institute building. The Eramosa River roughly follows the north and east boundary of 
the GID Block 1 and 2 lands, and an existing hiking trail follows the river. A commercial plaza 
is located further north at the corner of Victoria Road South and York Road. 

EAST: Land uses to the east are primarily agricultural and rural residential lots, with large 
areas of treed open space. The Guelph Junction Railway runs north-south across the lands to 
the east through the Natural Heritage System and an extension of the city’s trail network is 
planned to follow a similar route. The Eramosa River runs north-south across the lands and 
further south is the planned Glenholme Estate Residential area and employment uses are 
planned along Stone Road East. Further east is the City’s urban boundary, which roughly 
follows Watson Parkway South, and Lands to the east of the Urban Boundary are located in 
the Township of Puslinch. 

SOUTH: The south end of the Block 3 lands form the Corporate Boundary of the City of 
Guelph and the Township of Puslinch. Immediately south of the subject lands in the Township 
of Puslinch is a single detached dwelling and open space. Further south are additional rural 
residential properties, agricultural operations and the Victoria Park East Golf Club.   

WEST: Immediately west of the Block 3 lands, on the west side of Victoria Road South is the 
University of Guelph Arboretum Nature Reserve. These lands form part of the City’s Natural 
Areas and are not planned for development. Further west is a low rise residential subdivision, 
including the Village of Arbour Trails retirement community. Further west at the intersection of 
Gordon Street and Stone Road East is the south extent of the University of Guelph Campus, 
two hotels and commercial uses including a grocery store on Gordon Street. 

The GID Block 3 lands are zoned Urban Reserve 1 (UR.1) Zone and Natural Heritage System (NHS). 
The UR.1 zone identifies lands which are subject to some form of development constraint or require 
further study. The zone is intended to protect natural heritage features and limit development until 
further study is complete. As such, the only permitted uses in the UR.1 zone are conservation and 
legally existing uses, buildings and structures.    

The UR.1 zone does not permit urban forms of development as contemplated in the GID Secondary 
Plan. To establish an appropriate range of land use permissions on the Block 3 Lands, planning 
approvals will be required to permit an appropriate range of urban uses on the lands to achieve the 
goals of the GID Secondary Plan. The GID Block 3 lands are also regulated by the Grand River 
Conservation Authority and the required permits for works which affect the regulated area will be 
determined through the development approvals process.  
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The south-east portion of the subject lands are zoned NHS. The NHS zone applies to lands which are 
designated natural areas, significant natural areas and floodway in the City’s Official Plan. The NHS 
zone is intended to protect natural heritage features and areas, provide natural spaces for leisure, and 
prohibit new development in the floodway. The only permitted uses in the NHS zone are conservation 
and legally existing uses, buildings and structures. The GRCA mapping identifies that the south-east 
portion of the GID Block 3 lands contain GRCA regulated area and wetland (GRCA) (Figure 4).   

The Block 3 lands have access to existing transportation networks including: 

• Stone Road East and Victoria Road South, which are both existing Arterial Roads.  
• On-Street Bicycle lanes are planned along Victoria Road South and Stone Road East.  
• Transit stops exist at the corner of Stone Road East and Victoria Road South, and west of 

the subject lands on Victoria Road South. Transit stops are also planned at the corner of 
Stone Road East and the proposed local Road (New Street ‘A’), which will cross Block 3.  

 

  



Figure 3
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3.0 Proposed Block Plan 
& Concept Development 
Plan 
 

3.1 Vision and Goals  
 

The GID Block 3 Block Plan is a master plan community planned as an urban village, which facilitates 
a more sustainable lifestyle and environment.  

The goals of the Block Plan are to: 

• Create a landmark community in Guelph that will act as a hub for innovation, exemplary 
urban design and sustainable mixed-use development. The GID Block 3 Block Plan 
envisions the Block 3 lands to be planned as a urban village composed of a mixed use 
node and residential uses. 

• Create a healthy community, which will allow future residents to live, work and play in 
their community with access to innovative jobs and sustainable transportation and housing 
options. Buildings in the GID Block 3 plan area will be oriented towards the street with 
sustainable building design and high-quality urban design elements where possible/ 
feasible and will take various forms with a range of densities. The GID Block 3 lands are 
proposed to provide a range of housing options to provide a variety of levels of 
affordability and unit sizes for future residents. The Block Plan will provide opportunities 
for individuals and families to call GID their home at various life stages.  

• Protect the natural and cultural environment. The development will integrate urban living 
and preservation of the natural environment by creating strong visual and physical links to 
the woodlands and Eramosa River Valley to the east. 

Transportation connections are envisioned between the GID Block 3 and other areas of the City 
though active transportation connections, transit connections and road connections. The GID Block 3 
lands are anchored by a node which acts as a gathering space and an important aspect of the public 
realm, creating a clear identity for Block 3 of the GID through innovative urban design.  Buildings are 
oriented towards the street, integrate sustainable building design and high quality urban design 
elements, and take various forms with a range of densities.   

The vision and goals support the Secondary Plan vision, which is a compact, mixed-use urban village. 
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3.2 Design Considerations and Direction 
 

The Block Plan for GID 3 implements the direction provided by the GID Secondary Plan as illustrated 
on the Block Plan and Concept Plan (Figure 5 and 6). The following provides an overview of key 
design considerations. 

• Mixed-use buildings are oriented towards Stone Road East and Victoria Road South.  
• The tallest building is 10 storeys tall and is located at the site’s Node, which is the 

intersection of Stone Road East and Victoria Road South. Following the site’s frontage on 
Stone Road East and Victoria Road South away from the Node, the building heights are 
reduced to 3 to 8 storeys.  

• Taller higher density buildings are directed to the site’s frontages on arterial roads to 
create a continuous street wall and to define the site as a landmark community.  

• Lower density buildings are directed to the interior of the GID Block 3 lands to maintain 
views of the Natural Heritage System lands to the east, and to enhance the human scale of 
the pedestrian environment.  

• Two new internal public streets are proposed to provide internal Block connections and 
connections to the existing public road network.  

 

3.2.1 Residential Land Uses and Density  
 

The proposed residential density for the GID Block 3 Block Plan is 113 units per net hectare. The 
residential density is generated by medium density residential units which are planned at a density of 
63 units per hectare, high density residential units at a density of 166 units per hectare and mixed-use 
corridor units at 208 units per hectare. The site’s overall residential density respects the maximum 
density for the land use designations and provides a range of housing forms and types for future 
residents. 

The GID Secondary Plan identifies a minimum population target for the GID Block 3 lands of 2,000 
people and an employment target of 1,300 jobs. The Residential Density Target is 75 units per net 
hectare and the employment density target is 135 jobs per net hectare. The maximum density of the 
residential and mixed-use corridor designations is identified as 150 units per hectare in the GID 
Secondary Plan.  

The City of Guelph 2023 Development Charges Background Study informed the City’s Official Plan 
Amendment 80 and identified Persons Per Unit (PPU) and Floor Space Per Worker calculations for the 
City. Based on these PPU calculations, the GID Block 3 is anticipated to have a population of 
approximately 3,592 which exceeds 2,000 persons target identified in Table 2 of the GID Secondary 
Plan.  
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3.2.2 Review of Employment Target 
 

The GID Secondary Plan identifies an employment target of 1,300 jobs for the Block 3 land and an 
employment density of 135 jobs per net hectare. The GID Secondary Plan does not identify 
employment lands within the Block 3 area and no dedicated employment area is proposed (Figure 7).  
The lands will generate employment through commercial uses in the mixed-use corridor area and 
through work from home and population generated employment as a result of the new residential 
units. The City’s 2023 Development Charges Background study identified that commercial floor area 
generates jobs at a rate of one job per 400 square feet of commercial floor area. Based on the 
proposed commercial floor area contained in Block 3 of the GID, the commercial space is anticipated 
to generate 175 jobs at a density of 50 jobs per net hectare measured across the mixed-use corridor 
lands. The City’s Growth Management Strategy also identified that 6% of the City’s population works 
from home, which equates to an additional 215 jobs on the GID Block 3 lands. In total, Block 3 of the 
GID is anticipated to generate about 390 jobs. 

According to the City’s Employment Land Strategy (Watson & Associates; Dillon Consulting, 2020), the 
employment generated by the GID did not include lands designated Mixed-use Corridor as 
employment lands. As such, the Block 3 lands of the GID do not need to generate any employment in 
order for the City to meet their 2051 employment target. The City’s 2020 Employment Land Strategy 
also noted that by 2051, the City is expected to have a surplus of 35 hectares of employment area.   

Although the subject lands are not anticipated to generate the targeted 1,300 jobs set out in the GID 
Secondary Plan, they will generate 390 jobs which will assist the City in meeting its 2051 employment 
targets. It is also important to note, that the City’s Employment Land Strategy did not identify any 
jobs generated by Block 3 of the Guelph Innovation District and Schedule 1b of the City’s Official Plan 
does not identify any Employment Area on the Block 3 lands (Figure 8). 

 

3.2.3 Commercial Land Uses  
 

The subject lands are designated as Mixed-Use Corridor along Stone Road East and Victoria Road South. 
These lands are planned to accommodate a mix of residential and commercial uses. Many of the 
buildings along Stone Road East are planned to include ground floor commercial units which will activate 
the public street and provide services and jobs to residents of the GID lands and the surrounding area. 
Commercial uses in mixed-use buildings are directed to the site’s node and these buildings will include 
a high degree of transparency within the ground floor of the commercial units. The commercial areas 
have also been located at the site’s proposed transit stops, which will provide transit users with 
convenient access to the GID Block 3 commercial area. Immediate proximity to transit will allow 
residents from across the City to easily access the site’s commercial uses and will also help generate 
traffic and improve the viability of the commercial businesses. Moving away from the site’s node and 
transit stops, free-standing residential buildings are proposed on the Victoria Road South and Stone 
Road East frontages. High density residential uses near the commercial uses will help generate 
additional foot traffic for the commercial uses.  
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3.2.4 Natural Heritage System 
 

A south-east portion of the Block 3 lands in the GID are designated Significant Natural Areas and Natural 
Areas. Through on-site environmental assessment, the site’s natural features have been evaluated, and 
no development is proposed on lands identified as Significant Natural Areas or Natural Areas. As a result 
of the on-site environmental assessments, it has been determined that 6.2 hectares of the subject lands 
will be maintained in a natural state and excluded from development. The GID Secondary Plan 
contemplates the provision of trails through the Natural Heritage System, and the GID Block 3 plan 
makes provisions for potential trail connections through the Natural Area buffers, with connections to 
the site’s pedestrian network (Figure 9). The site has also been designed to integrate the stormwater 
management pond into the public realm and next to the Natural Heritage System to maintain views of 
the natural heritage lands. Trails and seating areas can be provided around the stormwater management 
pond to create an outdoor space for public enjoyment, and trails through the Natural Heritage System 
could be integrated with the stormwater management pond trail system through detailed design. 

 

3.2.5 Public Spaces, Parks & Trails System 
 

The GID Secondary Plan does not identify any parks on the subject lands, but two parks are proposed 
to provide spaces for active and passive recreation for Block 3 residents and users. The park spaces will 
act as an important part of the site’s public realm and are located in central locations with views and 
access to the adjacent natural heritage lands. Pedestrian access is proposed from both parks to the 
adjacent natural heritage system lands by way of a direct connection through the northern park to the 
abutting natural heritage lands, and a pedestrian connection from the southern park to the northern 
park (Figure 9). Through detailed design, an additional pedestrian/trail connection could be provided 
from the southern park through the stormwater management block to the proposed trail in the buffer 
of the natural heritage lands. Both parks are planned to have frontage on public roads with sidewalks 
and are large enough to allow a variety of active and passive uses. Specific programming for each park 
will be determined through discussions with the City’s Parks staff during detailed design. The Block Plan 
proposes 0.88 hectares of parkland which exceeds 5% of the development area in accordance with the 
Planning Act.   

3.2.6 Cultural Heritage Resources  
 

The GID Block 3 lands include one municipally listed Cultural Heritage Resource and there are no 
identified public views as shown on Figure 10. A Cultural Heritage Evaluation Report (CHER) has been 
prepared for the subject lands and summarized in section 5.4 of this report. The CHER concluded that 
the resource on the Block 3 lands is not a candidate for designation and does not warrant protection. 
As such, the GID Block 3 lands have not been planned to maintain the non-listed heritage resource on 
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the subject lands. As noted above, the GID Block 3 lands include a large area of natural heritage lands. 
Public views of the Natural Heritage System to the east have been maximized through the provision of 
stormwater management infrastructure, lower building heights, street locations, and parks adjacent to 
the Natural Heritage System. 

 

3.2.7 Municipal Servicing to the Block Plan 
 

The GID Block 3 lands are planned to be serviced through extensions to municipal infrastructure and 
an on-site stormwater management pond and sanitary pumping station. An Engineering Master 
Servicing Plan was prepared as part of this submission and is summarized in section 5.2 of this report. 
The GID Block 3 lands are proposed to be serviced with municipal water by connecting new watermains 
within Street A and Street B to the existing watermain on Stone Road East and Victoria Road South. 
Sanitary service for the Block 3 lands will be provided by sanitary sewers in Street A and Street B, which 
will connect to the propose sanitary pumping station and will convey flows to the existing sanitary sewer 
on Victoria Road South. The Block 3 stormwater will be collected in catchbasins and conveyed through 
an internal storm sewer system for storm events up to and including the 5-year storm event. Storm 
events larger than the 5-year storm event will be conveyed to the proposed stormwater management 
pond through the municipal right-of-way. Stormwater from catchbasin 203 and 204 will be conveyed to 
the Stone Road East storm sewer and environmental features/Torrance Creek. Low impact development 
strategies will also be implemented within each residential block to capture and infiltrate rainfall.  The 
Engineering Master Servicing Plan has concluded that the GID Block 3 lands can be adequately serviced 
with municipal infrastructures and the proposed stormwater management pond and sanitary pumping 
station. 

 

3.2.8 Roads and Active transportation  
 

Schedule A of the GID Secondary Plan identifies a proposed local road on the GID Block 3 lands. Section 
11.2.4.9. of the GID Secondary Plan notes that the potential extension of the New Street ‘A’ south of 
Stone Road East and that local road alignments will be determined through the Block Plan process.  
Through development of the Block Plan for GID Block 3, it has been determined that two new local 
roads including the extension of New Street ‘A’ are needed to create an efficient and human scale 
development. The proposed local roads will create an active transportation and vehicle connection from 
the GID Block 1 and 2 lands on the north side of Stone Road. The roads will also act as servicing 
connections for the provision of municipal services like watermains, sanitary sewers and storm sewers. 
Local roads will be designed to include sidewalks on both sides of the street. The GID Block 3 area has 
a developable area of approximately 17 hectares, and the proposed roads will break up this large area 
into smaller sections to create walkable blocks with public road frontages for parks. The Engineering 
Master Servicing Plan for the subject lands has also confirmed that the proposed roads have been 
designed in accordance with the City’s Development Engineering Manual. 
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3.2.9 Public Views and Vistas  
 

As noted previously in this report, the GID Block 3 lands do not have any identified public views or 
vistas. Although there are no specific view points identified on Appendix A of the GID Secondary Plan, 
the Secondary Plan does identify the importance maintaining views of the GID’s natural heritage and 
open space elements.  

The GID Block 3 lands have been designed with higher building heights along Stone Road East and 
Victoria Road south, with lower building heights internal to the site, near the Natural Heritage System 
to the south-east. The lower building heights and smaller block sizes, maintain views of the Natural 
Heritage System from the public realm within the site, and breaks between the taller building along the 
edges of the site create view corridors to the Natural Heritage System. The proposed south-west extent 
of New Street ‘A’ will also provide a clear view corridor to the natural heritage lands beyond the 
stormwater management pond. The proposed parks and stormwater management pond have been 
strategically located adjacent to and along the view corridors to the Natural Heritage System to maintain 
views of the area from the proposed buildings, the surrounding public street network, and the internal 
public realm. 

 

3.2.10 Schools  
 

The GID Secondary Plan does not identify any schools on the Block 3 lands. A new elementary school 
is proposed on the GID Block 2 lands for the Upper Grand District School Board. The GID Block 2 lands 
are located on the north side of Stone Road East, and will be within walking distance for future residents 
of the GID Block 3 lands. No additional schools have been requested to date within the GID Secondary 
Plan area.   
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4.0 Planning Framework 
and Analysis  
 

4.1 Provincial Planning Statement  
 

The Provincial Planning Statement (2024) (The “PPS”) applies to planning decisions made on or after 
October 20, 2024 and planning decisions “Shall be consistent with” the PPS. 

The PPS outlines policy for Ontario’s long term prosperity, economic, health, and social well-being. 
These directives depend on the efficient use of land and development patterns that support strong, 
sustainable, and resilient communities that protect the environment and public health and safety, and 
facilitate economic growth. 

 

4.1.1 Housing  
 

Policy 2.2 of the PPS relates to housing and directs planning authorities to provide for a range and mixof 
housing options and densities to meet the needs of current and future residents. A full range of housing 
options is to be provided including affordable housing. New housing is to be developed at densities 
which efficiently use land, resources, infrastructure and public service facilities, and support the use of 
active transportation. 

The proposed development represents redevelopment of underutilized lands in a compact form of 
development which will utilize existing and planned infrastructure. The proposal will result in the 
development of lands on the edge of the built-up area where infrastructure and public services are 
available as well as where active transportation and transit systems exist. The proposed development 
includes a range of housing types which will contribute to the provision of housing options in the 
community and will help meet the social, health, economic and well-being requirements of current and 
future residents. Matters related to public health and safety have been considered in the design of the 
proposed development. 
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4.1.2 Settlement Areas and Strategic Growth Areas  
 

Settlement areas are directed to be the focus for growth and development (Section 2.3). Within 
settlement areas, growth should be focused towards strategic growth areas and major transit station 
areas. Development in settlement areas should efficiently use land and resources, optimize existing and 
planned infrastructure and public service facilities, support active transportation, be transit supportive 
and be freight supportive. The PPS seeks to create complete communities by planning for a range and 
mix of housing options. Large and Fast Growing Municipalities, including Guelph, should plan for a target 
of 50 residents and jobs per hectare in designed growth areas. Development in designated growth areas 
should be orderly and align with the provision of infrastructure and public service facilities.  

The GID Block 3 lands are located in the City’s settlement area and are part of the City’s Designated 
Greenfield Area, but are not within a strategic growth area. The proposed development is planned to 
exceed the minimum density target for designated growth areas, and has been designed with a compact 
built form to efficiently use existing and planned infrastructure and public service facilities. The proposed 
development has been planned at transit supportive densities with multiple transit stops. Within the 
Block Plan, a variety of housing forms are proposed to meet the diverse needs of the community, 
including a range of unit sizes and types. 

 

4.1.3 Energy Conservation, Air Quality and Climate Change 
 

Section 2.9 directs planning authorities to plan to reduce greenhouse gas emissions and prepare for the 
impacts of a changing climate by supporting compact, transit-supportive, and complete communities; 
incorporating climate change considerations in planning for and development of infrastructure including 
stormwater management systems and public service facilities; supporting energy efficiency and 
conservation; promotion of green infrastructure, low impact development and active transportation, 
protect the environment and improve air quality; and consider other approaches to help reduce 
greenhouse gas emissions and build community resilience to the impacts of a changing climate. 

The GID Block 3 Block Plan has been designed as a compact mixed-use development, comprised of 
various residential unit types at transit-supportive densities. A Sustainability Report has been prepared 
to guide future development applications in order to achieve a more energy efficient and sustainable 
built form including, which may include green infrastructure and low impact development. 

 

4.1.4 Transportation 
 

Policy 3.2.1 of the PPS provides that transportation systems should be provided which are safe, energy 
efficient, facilitate the movement of people and goods, are appropriate to address projected needs, and 
support the use of zero- and low- emissions vehicles. Land use patterns, density and mix of uses should 
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be promoted that minimize the length of vehicle trips and support current and future use of transit and 
active transportation. 

The proposed development will be appropriately connected to the existing road network. The number 
of new entrances off Stone Road East and Victoria Road South is limited to one on each street. The two 
local roads will provide connections to the site’s internal development blocks. The proposed development 
contains sidewalks and trails to provide active transportation connections to the future pedestrian and 
cycling network on Victoria Road South and Stone Road East. The site’s proposed range of uses will 
help limit total vehicle trips. The subject lands are well served by and integrated with the existing and 
planned transportation network. 

 

4.1.5 Sewage, Water and Stormwater 
 

As per policy 3.6.2 of the PPS, municipal sewage services and municipal water services are the preferred 
form of servicing for settlement areas. The Master Servicing Report prepared in support of the proposed 
development assessed the feasibility of servicing the subject lands and concluded that the proposed 
development can be adequately serviced through connections to existing infrastructure and the 
provision of an onsite stormwater management pond. 

 

4.1.6 Public Spaces, Recreation, Parks, Trails and Open Space 
 

Policy 3.9.1 of the PPS states that healthy, active communities should be promoted by: planning public 
streets, spaces and facilities to be safe, meet the needs of persons of all ages and abilities, foster social 
interaction and facilitate active transportation and community connectivity. The needs of persons of all 
ages and abilities should also be provided for through the distribution of a full range of publicly-
accessible built and natural settings for recreation, including facilities, parklands, public spaces, open 
space areas, trails and linkages, and, where practical, water-based resources. 

The Block Plan for GID Block 3 is proposed to include an internal pedestrian network, with sidewalks 
proposed on all streets and a new trail within the buffer area of the natural heritage lands. This sidewalk 
and trail network will provide active transportation connections to the planned cycling and pedestrian 
infrastructure on Victoria Road South and Stone Road East. The development is also planned to include 
two parks to provide for a range of facilities for persons of all ages and abilities. The design of the 
proposed parks will be confirmed through future development applications, but potential facilities may 
include playgrounds, smaller scale sport facilities, walking trails, picnic areas, and areas for passive 
recreation. 
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4.1.7 Natural Heritage 
 

Section 4.1.1 of the PPS identifies that natural features and areas shall be protected for the long term. 
Section 4.1.8 further states that development and site alteration shall not be permitted on adjacent 
lands to natural heritage features unless the ecological function of the adjacent lands has been 
evaluated and it has been demonstrated that there will be no negative impacts on the natural features 
or their ecological function. 

The south-east portion of the subject lands is identified as Significant Natural Features and Natural 
Areas on Schedule B of the GID Secondary Plan. As such, an Environmental Impact Study was 
undertaken on the subject lands to identify an appropriate limit of development. Based on the findings 
of the Environmental Impact Study, the proposed development will not have any negative impacts on 
the adjacent natural features or their ecological function. Further information about the Environmental 
Impact Study is included in Section 5 of this report. 

 

4.1.8 Cultural Heritage and Archaeology 
 

Section 4.6.1 of the PPS states that protected heritage properties, which may contain built heritage 
resources or cultural heritage landscapes, shall be conserved. Section 4.6.2 states that planning 
authorities shall not permit development and site alteration on lands containing archaeological resources 
and areas of archaeological potential, unless the significant archaeological resources have been 
conserved. 

The subject lands are not a protected heritage property (designated under Part IV, V or VI of the Ontario 
Heritage Act). The subject lands do contain a listed cultural heritage resource as identified on Appendix 
A of the Official Plan (Figure 11). A Cultural Heritage Resource Evaluation Report has been prepared 
for the GID Block 3 lands and concluded that Block 3 meets 1 criteria under Ontario Regulation 9/06; 
however, alterations to the building have removed its features and it is no longer considered 
representative. Block 3 does not include any features which are considered good candidates for long-
term conservation. A summary of the Cultural Heritage Resource Evaluation Report is included in section 
5 of this report. An archaeological assessment for each property forming part of the GID Block 3 lands 
will be conducted as part of future development applications. 

 

4.1.9 Summary of Proposed Development and Provincial Planning 
Statement Direction 
 

The Block Plan has been designed to be consistent with the PPS. In accordance with provincial policy, 
the Block Plan has had regard for: 
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• The provision of a range of housing options at densities which efficiently use land, resources, 
infrastructure and public service facilities. 

• The provision of development which exceeds the minimum density targets for designated growth 
areas and the provision of orderly development at densities which efficiently use existing and 
planned infrastructure, public service facilities, and support transit. 

• The creation of a compact, transit-supportive and complete community that incorporates green 
infrastructure and low impact development. 

• The provision of an efficient road network, which provides for safe, energy efficient movement 
of people and goods through vehicular transportation, transit and active transportation. 

• The provision of municipal sewage, water and stormwater servicing for the entirety of the 
development through extension of existing municipal services and the provision of a new 
stormwater management pond. 

• The provision of safe public streets and a variety of publicly accessible built and natural outdoor 
recreation spaces, to meet the needs of future residents at various life stages. 

• Protection of natural features and areas, as well as cultural heritage and archaeological 
resources. 

Based on the above, the proposed Block Plan is consistent with the policies of the Provincial Planning 
Statement. 

 

4.2 City of Guelph Official Plan 
 

The City of Guelph Official Plan (the “Official Plan”) was adopted by Council on November 1, 1994 and 
approved by the Minister of Municipal Affairs on December 20, 1995.  It has since been 
comprehensively amended.   

 

4.2.1 Growth Management Forecasts 
 

The Official Plan seeks to plan development in a logical and economical manner to achieve the City’s 
growth management objectives. The City’s Official Plan establishes growth targets, population and 
employment projections, municipal fiscal sustainability, the logical and planned expansion and 
provision of municipal services and community infrastructure. The Official Plan seeks to implement the 
Provincial Planning Statement and aims to create a healthy and livable complete community.  The 
subject lands are identified as Greenfield area on Schedule 1a of the City’s Official Plan (Figure 12).  
The Official Plan’s objectives include: 

• Provide a sufficient supply of land to accommodate projected growth to the year 2051. 
• Direct growth to locations where the capacity exists to accommodate expected population 

and employment growth. 
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• Plan greenfield areas to provide for a diverse mix of land uses at transit-supportive 
densities. 

• Maintain a healthy mix of residential and employment land uses at approximately 57 jobs 
per 100 residents.  

• Preserve existing employment areas and identify areas for future employment uses. 
• Support a multi-modal transportation network and efficient public transit that provides 

links within the city and to surrounding municipalities.    
• Reduce overall energy demand with an integrated approach to planning.  
• Plan community infrastructure to support growth in a compact and efficient form.  
• Ensure that sustainable energy, water and wastewater services are available to support 

existing development and future growth  
• Promote protection and enhancement of the City’s Natural Heritage System. 
• Support the protection and/or conservation of water, energy, air quality and cultural 

heritage resources, as well as innovative approaches to waste management. 
• Support transit, walking and cycling for everyday activities. 
• Promote opportunities to increase movement of goods by rail. 
• Increase resiliency to climate change and address the impacts of a changing climate. 

The Official Plan seeks to create complete communities, which provide access to an appropriate mix of 
employment opportunities, a range of housing options, local service and community infrastructure, 
and public transportation and active transportation options.  

By the year 2051, Guelph is forecasted to have a population of 208,000 people and is planned to 
accommodate 116,000 jobs. Intensification is primarily directed to the downtown and strategic growth 
areas.  Designated greenfield areas are directed to accommodate a minimum density of 68 residents 
and jobs per hectare.  

The Block Plan supports the future planning applications that will assist with achieving the City’s 
policies. 

 

4.2.2 Housing Supply 
 

The Official Plan policies provide direction to meet the projected requirements of current and future 
residents. The City is to maintain the ability to accommodate residential growth for a minimum of 15 
years through residential intensification and redevelopment. The City is also directed to maintain land 
with servicing capacity to provide a minimum of 3 years supply of residential units. The Block Plan will 
facilitate future planning approvals to support the City’s Housing supply. 

 

 

 



32   MHBC  |  Planning Rationale Report 

 

 

4.2.3 Designated Greenfield Area 
 

The Block Plan area is within the Designated Greenfield Area. The City’s Greenfield area is to be 
planned and designed as a complete community in a compact form with densities that support a 
multi-modal transportation system and promote live/work opportunities. The greenfield area is 
directed to achieve a minimum density target of 68 residents and jobs combined per hectare over the 
entire designated greenfield area and GID has a specific density target of 90 residents and jobs per 
hectare. New development in the Designated Greenfield Area should be designed to promote energy 
conservation, alternative and/or renewable energy systems and water conservation. The urban form, 
densities and street network should support a multi-modal transportation system including walking, 
cycling and transit service. Development should be planned to include a diverse mix of land uses to 
support vibrant neighbourhoods and to create high quality public open spaces. Secondary planning in 
the Designated Greenfield Area should promote pedestrian oriented ‘urban villages’ with a mix of 
commercial, residential and employment uses.  

The Block Plan will achieve a density of 242 residents and jobs per hectare and exceeds the minimum 
density target for the Designated Greenfield Area of the GID (Appendix A and B). The Block Plan 
establishes new development that meets the policy direction of the Designated Greenfield Area. The 
design of the Block Plan is envisioned to create an ‘urban village’ through medium and high density, 
street-related built form that contains a mix of commercial and residential uses designed around 
active public spaces and streets. 

 

4.2.4 Employment Areas 
 

Employment lands within the greenfield area are planned to contribute to the achievement of the 
overall density target for the greenfield area and are to be protected for employment uses over the 
long-term. Employment areas and provincially significant employment zones are identified on 
Schedule 1b of the City’s Official Plana and the GID Block 3 lands are not identifies as an employment 
area or zone (Figure 8). By the year 2051, the City’s employment areas are planned to achieve an 
overall density of 40 jobs per hectare. 

The GID Block 3 Block Plan is anticipated to generate 390 jobs from commercial uses, and work from 
home and population generated employment. GID Block 3 is not subject to the employment areas 
density target, and the proposed development exceeds the minimum population and jobs target for 
the Designated Greenfield Area of the GID. 
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4.2.5 Natural and Cultural Heritage  
 

The official plan emphasizes the protection, maintenance, enhancement of the Natural Heritage 
System. Development is prohibited within defined natural heritage features within the city over the 
long term and water quality and quantity is to be protected, improved or restored. Schedule 2 of the 
City’s official Plan identifies the south-eastern portion of the GID Block 3 lands as Significant Natural 
Areas and Natural Areas (Figure 13).  

Section 4.1 of the Official Plan identifies the importance of maintaining and protecting the city’s 
natural heritage features and areas in order to maintain local biological, hydrological and geological 
diversity, ecological functions, connectivity, support viable populations of indigenous species, and 
sustain local biodiversity.  

Section 3.11 of the Official plan outlines the City’s conservation objectives which include water 
demand management, sustainable groundwater supply and waste water systems. Schedule 7a and 7b 
of the City’s Official Plan identify that the GID Block 3 lands are located in Wellhead Protection Area B 
and within a Source Water Protection Issue Contributing Area (Figure 14 and 15). Section 4.2.4 of 
the Official Plan provides source protection policies and identifies that the City may require additional 
technical studies when development is proposed in a wellhead protection area. A Hydrogeological 
Investigation was prepared in support of the Block Plan to assess and mitigate the potential impacts 
of the GID 3 Block Plan development.  

The City’s conservation objectives also include energy conservation, protection of air quality and the 
reduction of emissions, integrated waste management including source reduction, reuse and 
diversion, and conservation of cultural heritage and archaeological resources where feasible. Section 
4.8 of the Official Plan requires that new development is contextually appropriate and maintains the 
integrity of all in situ cultural heritage resources or adjacent protected heritage properties. A 
Sustainability Strategy has been prepared for the GID Block Plan to provide a Green Vision and 
Principles of sustainable development for the Block Plan. A Cultural Heritage Resource Evaluation 
Report has also been prepared to assess the heritage resources on the GID Block 3 lands and 
resourced on adjacent properties.  

 

4.2.6 Infrastructure 
 

Section 6 of the Official Plan identified that development is required to be planned and coordinated 
relative to the orderly extension and maintenance of municipal infrastructure including drinking water, 
wastewater, stormwater and waste management, electrical, and telecommunication services. 
Infrastructure is required to be provided in a coordinated, efficient, integrated and cost-effective 
manner to meet current and projected needs including optimizing existing infrastructure where 
feasible before constructing new infrastructure and locating infrastructure in strategic locations to 
support effective and efficient delivery of emergency management services.  Priority for servicing 
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development applications shall generally be given to applications which provide the type, size and 
tenure of housing required to meet City needs.  

Section 5 of the Official Plan provides that the City’s transportation system will be designed to serve 
the existing and proposed land use pattern and facilitate efficient, safe, convenient and energy 
efficient movement throughout the City.  The Official Plan encourages the creation of a multi-modal 
transportation system that creates vibrant streets which ensures the safe integration of various forms 
of transportation including non-auto travel modes.  

The Block Plan Master Servicing Plan and Traffic Impact Study have assessed the infrastructure needs 
of the Block Plan. The Block Plan has been designed to meet City infrastructure standards and will be 
serviced through extensions to municipal infrastructure and an on-site stormwater management pond 
and sanitary pumping station. New internal sanitary and water infrastructure will be extended 
throughout the subject lands and a stormwater management facility and sanitary pumping station are 
proposed. New internal streets are proposed to provide neighbourhood connections and to act as a 
corridor for servicing. The Master Servicing Plan and Traffic Impact Study have concluded that the 
GID Block 3 lands can be adequately serviced with municipal infrastructure and the proposed 
stormwater management pond and sanitary pumping station. 

 

4.2.7 Urban Design  
 

Section 8 of the Official Plan contains detailed Urban Design policies which apply to all development in 
the City. Key urban design objectives set out in the Official Plan include encouraging diverse 
opportunities for living, working, learning and playing, and building compact neighbourhoods that 
efficiently utilize existing infrastructure and encourage active transportation. Additionally, it is an 
objective of the Official Plan to ensure that the built environment respects the character of existing 
neighbourhoods and achieves compatibility, accessibility and encourages personal security and 
sustainability. An Urban Design Guidelines document has been prepared for the proposed 
development and provides a direction for development on the GID Block 3 Lands in accordance with 
the City’s urban design policies. The Urban design Guidelines are summarized in section 5.6 of this 
report.  

 

4.2.8 Summary of Block Plan and Official Plan Policies  
 

The Block Plan has been designed to meet and exceed the City of Guelph Official Plan targets. The 
Block Plan exceeds the population and jobs target for the Designated Greenfield Area of the GID, and 
provides a mix of land uses and housing types. The proposed Block Plan achieves the Official Plan’s 
housing supply policies and integrates high quality open spaces in vibrant neighbourhoods. The design 
of the Block Plan has been shaped by the area’s natural heritage features, and a Sustainability 
Strategy has been prepared to ensure that the Block Plan meets the City’s energy sustainability goals. 
Infrastructure in the Block Plan will be designed to service the subject lands from the existing 
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infrastructure in the surrounding area and will be provided in a coordinated, efficient, integrated and 
cost-effective manner. The Block Plan’s built environment will be safe, accessible and sustainable in 
accordance with the Official Plan’s Urban Design policies, and will be compatible with the surrounding 
area. 
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4.3 Guelph Innovation District Secondary Plan  
 

The Guelph Innovation District Secondary Plan was adopted by Guelph City Council on May 12, 2014 
and came into full-force and effect once all appeals were withdrawn on August 10, 2017. The 
Secondary Plan was adopted as Official Plan Amendment 54 to the City of Guelph Official Plan. In 
2024, Bill 162 approved OPA 80, which amended land use designation areas on the Secondary Plan 
Schedules, but did not amend the population/employment or density targets.  

The Secondary Plan establishes the detailed planning framework including a vision, principles and 
objectives, policies, and schedules to guide development of the GID area. The GID is divided into 4 
Block areas, each of which requires a Block Plan (Figure 16). GID is envisioned to include innovative, 
sustainable employment uses and an urban village. The urban village is intended to be a distinct, 
pedestrian oriented area with street related built forms which support a mix of medium and high 
density residential, commercial and employment uses. The lands are envisioned to include 
connections to the University of Guelph and the Downtown, creating a trinity of innovative spaces. 
The GID is directed to be designed in a manner that will showcase the district’s heritage resources 
including the river valley, topography and views and the reformatory complex. The GID is directed to 
work towards carbon neutrality, and to feature sustainable buildings and infrastructure, a mix of land 
uses at transit-supportive densities and a human-scale environment. 

The Secondary Plan for GID outlines 6 key principles and objectives which include: 

• Protection of Natural and Cultural Heritage  
• Creation of Sustainable and Energy Efficient Infrastructure  
• Establish a multi-modal pedestrian focused mobility system 
• Creation of an attractive and memorable public realm  
• Promote diverse land uses and densities  
• Accommodate innovative employment growth  

 

4.3.1 Natural and Cultural Heritage  
 

The GID is to be planned to celebrate Guelph’s heritage resources including the Eramosa River Valley, 
the GID site’s topography and views, and the historic reformatory Complex. The areas of the GID 
which form part of the Natural Heritage System are subject to the Natural Heritage System Policies of 
the Official Plan found in section 4.1 of the Official Plan. The land use designations of the GID are 
identified on Schedule B of the GID Secondary Plan (Figure 7).  

The GID Block 3 lands include natural heritage lands which are planned to remain undeveloped and 
the GID Block 3 Block Plan has been designed to maintain public views of the Natural Heritage 
System. A new trail is proposed in the natural heritage area buffer, and a pedestrian connection to the 
trail is proposed through the northern park.  The proposed parks and stormwater management 
infrastructure on the subject lands has been located to maximize public views of the Natural Heritage 
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System which is primarily located at the south-east end of the GID Block 3 area. The GID Block 3 
lands also include a provincially significant wetland as identified on Schedule 4A of the City’s Official 
Plan, but no development is proposed within this feature or it’s buffers. Detailed assessment of the 
natural, heritage feature on the GID Block 3 lands is included in the Environmental Impact Study and 
summarized in section 5.3 of this report.   

The GID Block 3 lands include a non-listed cultural heritage resource as identified on Appendix A of 
the Official Plan (Figure 11). Adjacent lands to cultural heritage resources are to be developed in a 
manner which is compatible with the cultural heritage value and attributes of the resources on the 
site. A Cultural Heritage Resource Evaluation Report has been prepared for the GID Block 3 lands and 
concluded that the cultural heritage resource identified on the Block 3 lands is not significant and does 
not warrant designation. A summary of the Cultural Heritage Resource Evaluation Report is included in 
section 5.4 of this report.  

The GID Block 3 lands are characterized by a varied terrain and large elevation changes. The Block 
Plan has been designed to minimize regrading as much as feasibly possible. The Block Plan has been 
designed to preserve the site’s significant wooded areas as part of the natural heritage and park 
blocks. The forested areas of the site are evaluated in more detail through the site’s Environmental 
Impact Study, as summarized in section 5.3 of this report.  

The Block Plan for GID Blocks 3 has been designed in accordance with the natural heritage and 
cultural heritage policies of the Secondary Plan. The Block Plan will preserve existing natural heritage 
areas and the proposed street network creates public views of the Natural Heritage System and 
surrounding cultural heritage features. Active transportation, stormwater management and park 
spaces have been designed and located to maximize physical and visual connections to the Natural 
Heritage System throughout the site, and the Block Plan has been designed to minimize regrading as 
much as feasibly possible. 

 

4.3.2 Energy, Servicing & Stormwater  
 

The GID Secondary Plan encourages the GID Blocks to be designed as low impact urban development. 
The plan seeks to implement efficient, long-term, community-based, strategies to conserve and manage 
energy, water, wastewater, stormwater and solid waste. The plan also acknowledges that the mixed-
use, active transportation and transit-oriented design policies of the GID will minimize the carbon 
footprint of the GID. The GID lands are planned to contribute to the City’s carbon reduction targets as 
identified in section 4.6 of the Official Plan related to Climate Change and the City’s Community Energy 
Plan. The Block Plan for the GID Block 3 lands has had regard for the goals and strategies of the City’s 
Community Energy Plan through the preparation of a Sustainability Report, as summarized in Section 
5.7 of this report. The Block Plan for the GID Block 3 lands has been designed to decrease energy usage 
and emissions from transportation through the provision of a multi-modal transportation system 
including pedestrian, bicycle and public transit infrastructure. The Block Plan also includes a mixed-use 
component, which will support a live/work community and reduce vehicle trips.  
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The GID Block 3 lands have been designed in accordance with the Water and Wastewater System 
policies of Section 6.2 and 6.3 of the Official Plan. Detailed analysis of the site’s water and wastewater 
management is provided through the Master Servicing Plan prepared in support of the Block Plan and 
summarized in Section 5.2 of this report. Water efficiently measures are also discussed in the 
Sustainability Report, summarized in section 5.7 of this report. The Block Plan must also be developed 
in accordance with the watershed planning and water resource policies, and stormwater management 
policies of the Official Plan, included in section 4.2 and 6.4 of the Official Plan. These policies have been 
addressed in detail through the Master Servicing Plan, summarized in section 5.2 of this report. Low 
Impact Development (LID) measures are also discussed in the Sustainability Report. Details of the 
design would be addressed through the future submission of technical reports for planning applications 
and future conditions of approval related to any applications. 

The Block Plan for the GID Block 3 lands has been designed to achieve the energy, servicing and 
stormwater policies of the Secondary Plan by providing recommendations and design to support 
decreasing energy usage and emissions from transportation, such as the provision of a multi-modal 
transportation system including pedestrian, bicycle and public transit infrastructure. The Block Plan also 
includes a mixed-use component, which will support a live/work community and reduce vehicle trips. A 
Sustainability Strategy has been prepared to evaluate the site’s sustainability measures, which includes 
water efficiency measures and LIDs. 

 

4.3.3 Mobility 
 

Section 11.2.4 of the GID Secondary Plan identifies the goal of creating a multi-modal pedestrian-
focused mobility system. The transportation system should be planned to encourage active 
transportation and transit to support the secondary plan’s overall sustainability through Transportation 
Demand Management. The transportation network must be integrated with adjacent systems and 
destinations, sufficient capacity to absorb growth and a long term plan for integration with the Guelph 
Junction Railway. The road network should be established as a modified grid format and roads should 
be aligned to respect the existing topography where possible. Streets should be designed with a high 
quality streetscape and consideration should be made for a future active transportation link over the 
Eramosa River.  

The Secondary Plan provides guidance for Transportation Demand Management in section 11.2.4.2 of 
the Secondary Plan. Roads are directed to provide for safe and efficient movement of goods and in 
areas where high levels of vehicle traffic and active transportation are planned, particular attention 
should be paid to pedestrian and cyclist safety and comfort. The Secondary Plan also notes that the City 
will work with transit providers, developers and businesses within the University-Downtown-GID trinity 
area to develop and implement TDM measures. TDM measures should seek to reduce motorized vehicle 
trips and promote active transportation, public transit, car-sharing and/or carpooling.  Specific active 
transportation policies are identified in section 11.2.4.3 of the Secondary Plan. The Secondary Plan 
identifies active transportation links on Schedule A (Figure 10), which are envisioned as paths to 
provide high level of service active transportation connections to cycling and transit systems.  Active 
transportation is planned to be an important component of the GID transportation system, with a design 
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that identifies it as a primary, safe, appealing and convenient mode of transportation. The active 
transportation network should include connections within GID and to the surrounding community. The 
cycling network is directed to be incorporated in the street network and city-wide trail system.  

Public transit stops are identified on Schedule A (Figure 10) of the secondary Plan and are located to 
provide transit stops within a 5 to 10 minute walk of all development. The GID Block 3 lands include 
New Street ‘A’, which is identified as a Proposed Local Road. Victoria Road South runs along the west 
property line which is identified as an Existing Arterial Road with Proposed On-Street Bicycle lanes while 
Stone Road East runs along the north property line and is identified as an Existing Arterial Road on 
Schedule A (Figure 10) of the Secondary Plan. The City of Guelph Transportation Master Plan also 
identifies that the future widening of Stone Road will include installation of bike lanes. The extension of 
New Street ‘A’ south of Stone Road East on the GID Block 3 lands is to be determine through the Block 
Planning Process. The Secondary plan outlines the required right-of-way widths for Victoria Road South, 
Stone Road East, and New Street ‘A’ in Table 1. Other street requirements including planned setbacks, 
transit stops, number of travel lanes, parking, pedestrian amenities and bicycle facilities are also 
identified in Table 1. The proposed active transportation network for the GID Block 3 lands is illustrated 
in Figure 9. 

Section 11.2.4.10 of the Secondary Plan identifies strategies for parking in the GID. Shared parking is 
encouraged in the GID Secondary Plan area to utilize the different peak periods of uses. Parking 
reductions to on-site parking will also be considered where off-site parking is provided in proximity to 
the use, car-share/carpooling is provided, transit pass arrangements are made, high levels of transit 
exist or are planned, or affordable housing is proposed. Parking reductions must be supported by a 
Parking Study and/or TDM Plan. The Block Plan process can also include consideration of centralized 
shared parking and a cash-in-lieu parking strategy can be considered as part of the implementing Zoning 
By-law.  

The Block Plan has been designed with a fine grained active transportation network. Local roads are 
proposed to include sidewalks on both sides of the street and landscape boulevards will be provided to 
enhance the pedestrian experience and provide shade and separation from traffic. The proposed local 
street network creates walkable block sizes and connections to the surrounding collector road system. 
Transit stops will be provided at walkable distances to provide convenient access for future site users. 
The detailed design for transit stops will be determined through future planning applications, but these 
stops are envisioned to be well lit with structures to protect users from the elements and seating areas. 
The proposed parking strategy for the site will be determined though future planning applications. 

 

4.3.4 The Public Realm 
 

Section 11.2.5 of the GID Secondary Plan provides the basis for the development of the GIDs public 
realm. The GID public realm is composed of the publicly owned spaces and the relationship of the built 
environment to public spaces.  

Streets in the GID are directed to function as attractive and accessible public spaces, balancing safety, 
accessibility and function. Road design should balance the safety and comfort of pedestrians with an 
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acceptable level of motor vehicle traffic and the movement of goods. Streets should also include a high 
degree of landscaping including landscape boulevards and street trees. Street lighting and signage 
standards should be coordinated to create a cohesive identity for the GID. Driveway access to parking 
areas is encouraged to be shared to minimize points for potential pedestrian and vehicular conflicts and 
to maximum landscaping opportunities. To create an accessible active transportation system, mid-block 
pedestrian and bicycle connections to roads, the trail network and active transportation links may be 
pursued by the City through conveyances or easements.  

Within the mixed-use corridor, buildings can be setback to provide opportunities for outdoor cafes or 
commercial display space with sheltering for pedestrians. Transit stops are intended to help promote a 
sense of place and provide user amenities such as bicycle parking or storage, shelters, seating, 
information displays and landscaping.  Nodes are identified on Schedule C of the GID Secondary Plan 
(Figure 17) and are intended to accommodate many activities and uses. Nodes should act as gathering 
and meeting spaces, with surrounding buildings designed to a high standard of architectural design and 
potentially including a high degree of transparency within the ground floors of commercial and mixed-
use buildings. 

The GID is required to include two new public parks, but the exact location and configuration of the 
parks should be determined through the development approvals process. The GID Secondary Plan 
envisions that the two required parks will be located on the Block 1 lands and composed of one 
neighborhood park within the residential lands north of the main street, and one community park within 
the residential and/or employment Mixed-use 1 lands south of the main street. Park spaces are 
encouraged to include connections to the trail system and serve as focal points for active and passive 
recreation.  

Transit stops will be located at the site’s node and other key intersections. Commercial and mixed-use 
buildings adjacent to transit stops will include a high degree of transparency within the ground floors. 
The detailed design of transit stops will be determined through future planning applications, but stops 
are envisioned to include bicycle parking or storage, shelters, seating, and landscaping.  

The Block Plan is proposed to include two neighbourhood parks. Section 11.2.6.3.7 of the GID Secondary 
Plan permits municipal parks in all land use designations. The proposed parks provide spaces for active 
and passive recreation for the community. The neighbourhood parks are located in central locations 
with views and access to the adjacent natural heritage lands. A new trail is proposed through the 
adjacent natural heritage lands, and a trail connection is proposed in the northern park. A connection 
from the southern park is proposed through the provision of a sidewalk connection between the two 
parks, and a future connection from the southern park across the stormwater management pond could 
be considered through future development applications and detailed design. The integration of parks 
and trails will allow for different uses in the park spaces across the site and will create an integrated 
open space system. Specific programming for each park will be determined through discussions with 
the City’s Parks staff during detailed design. 
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4.3.5 Land Use & Built Form 
 

Section 11.2.6 of the GID Secondary Plan identifies the land use and built form policies for the GID. The 
GIDs development pattern will allow people to live and work in close proximity with a variety of live and 
work opportunities. Densities in the GID should be high enough to support active transportation and 
transit. Large-format stand-alone retail commercial uses are not permitted, but small and medium-scale 
retail commercial is encouraged within the mixed-use designations to create a main street environment. 
The road network, sitting and massing of buildings, and design of development is encouraged to 
enhance views of cultural heritage features, the Eramosa river valley and downtown. Buildings will 
generally be mid-rise, with a limited number of taller buildings at nodes. Stormwater Management ponds 
should be integrated into the open space network and located adjacent to open spaces or public right-
of-ways. General built form and site development policies are provided in Section 11.2.6.2 of the 
Secondary Plan, and these policies provide detail on maximum block length, design, building heights, 
accessibility and other site design considerations which are explored in more detail through the Urban 
Design Guidelines.  

The GID Block 3 lands are designated Mixed-use Corridor (GID) and Residential on Schedule B of the 
Secondary Plan (Figure 7). Section 11.2.6.3.2 of the Secondary Plan provides policy for the mixed-use 
corridor (GID) designation and permits a range of uses including commercial, retail and service uses, 
office, entertainment and recreational commercial uses, cultural and education uses, hotels, live/work, 
and medium density multiple residential buildings and apartments. Schedule C of the Secondary Plan 
identifies a node on the GID Block 3 lands at the corner of Victoria Road South and Stone Road East 
(Figure 17). Development in nodes is intended to be compact with a continuous built form edge. Uses 
in the ground floors of buildings in the node should animate the streetscape and include a range of 
retail and service uses. In accordance with these policies, the Block Plan has been designed to include 
stand-alone high-density residential and mixed-use buildings in the Mixed-Use Corridor (GID) 
designation. The mixed-use buildings are anticipated to include ground floor commercial uses, with 
residential units in the upper stories. The Block Plan proposes that the mixed-use buildings will be 
concentrated around the site’s node and proposed transit stops.  

Section 11.2.6.3.5 of the GID Secondary Plan outlines the policies for the Residential designation. The 
primary land use in the Residential designation is medium density housing. Permitted housing forms are 
multiple unit residential buildings such as townhouses and apartments, and a limited amount of low 
density housing is also permitted which includes detached, semi-detached and duplex dwellings. 
Permitted uses also include convenience commercial uses with a maximum gross floor area of 400 
square metres on a property, live/work units, commercial services and facilities, child care centres, 
schools, and parks including urban squares. The Block Plan proposes medium density residential built 
forms and parks in the residential designation. The concept plan contemplates a mix of street 
townhouses and stacked townhouses on the medium density residential blocks.  

Section 11.2.7.4 of the GID Secondary Plan identifies provisions for height and density bonusing, which 
was a tool of Section 37 of the Planning Act. In the years since the GID Secondary Plan was approved, 
Section 37 of the Planning Act has been replaced with a new Section 37, which allows Municipalities to 
collect community benefits charges instead of height and density bonusing. Community benefits charges 
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are only permitted to be collected where a community benefits charge by-law is in place and Guelph 
does not currently have such a by-law.  

The Block Plan has been designed to include a mix of land uses including mixed-use areas, residential 
neighbourhoods, and open space. The Block Plan will include a fine grained road network that creates 
view corridors to the surrounding Natural Heritage System and cultural heritage features. The proposed 
stormwater facilities have been located in strategic locations to act as a key components of the open 
space network, and these facilities will be designed to include trails and seating areas. The proposed 
parks have been designed as a network of park spaces with a range of purposes and programming. 
Parks will include connections to the adjacent Natural Heritage System and the site’s active 
transportation network. Building heights in the Block Plan will be staggered across the site, with higher 
buildings on the site’s node and along collector roads. Building heights will be reduced moving away 
from the site’s node and collector roads, with the lowest building heights generally located adjacent to 
the Natural Heritage System. The Block Plan’s residential neighbourhoods are proposed to include a mix 
of residential unit types and densities to provide a range of housing options for future residents. 

 

4.3.6 Growth Targets 
 

Section 11.2.6.1.6 of the GID Secondary Plan identifies that the GID is planned to achieve a density 
target of 8,650 jobs and 6,650 people. The GID lands are located in the City’s greenfield area and are 
directed to be planned and designed to achieve a minimum density target of 90 persons and jobs 
combined per hectare. On the GID Block 3 lands specifically, the majority of density will be generated 
by residential development including work from home employment, but the commercial and service 
uses in the mixed use area will also generate jobs. Section 11.2.6.3.2.7. of the GID Secondary Plan 
identifies that within the mixed-use corridor (GID) designation, free standing residential development 
shall have a maximum net density of 150 units per hectare and a minimum net density of 100 units per 
hectare. Section 11.2.6.3.5.5. of the GID Secondary Plan provides the density requirements for the 
Residential designation and permits a maximum density of 150 units per hectare and a minimum density 
of 35 units per hectare. 

Table 2 of the GID Block Plan sets out the targets for each Block Plan Area and identifies that the 
population target for Block 3 is 2,000 and the residential density target is 75 units per hectare. The 
proposed Block Plan is designed to achieve a density of 113 units per net hectare across the entirety of 
the developable lands. The medium density residential units are planned at a density of 63 units per 
hectare, high density residential units are planned at a density of 166 units per net hectare and mixed-
use corridor units up to 208 units per hectare.  

Table 2 of the GID Block Plan identifies an employment target of 1,300 and the employment density 
target is 135 jobs per net hectare. The GID Block 3 lands will generate jobs through commercial uses 
in the mixed-use corridor area and through work from home and population generated employment as 
a result of the new residential units. The proposed Block Plan is designed to generate about 390 jobs 
at a density of 40 jobs per net hectare measured across the developable area. The Block Plan is 
anticipated to contribute to the employment targets identified in the GID Secondary Plan by creating 
jobs in the mixed use area and residential areas. 
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4.4 Comprehensive Zoning By-law (2023)-20790 
 

City of Guelph Council approved a new zoning by-law (2023)-20790 on April 18, 2023. As of February 
6, 2024, the zoning by-law is in full force and effect, save and except for the lands, areas, and sections 
associated with the appeals of the by-law. The subject lands are not subject to an appeal, thus the new 
zoning by-law applies to the GID Block 3 lands. The new zoning by-law zones the GID Block 3 lands as 
Urban Reserve 1 (UR.1) and Natural Heritage System (NHS) (Figure 18). The NHS zone is intended to 
protect natural heritage features, provide open space for leisure, and to prohibit development in the 
floodway. The NHS zone does not allow new development and permits conservation use. The UR.1 zone 
identifies lands which are subject to development constraints or require further study. Minor additions 
to existing buildings are permitted in the UR.1 zone, and the only additional permitted use is 
conservation. Under the City’s new zoning by-law, a zoning by-law amendment continues to be required 
for the GID Block 3 lands to establish a zoning framework on the lands, which will implement the 
permitted uses of the GID Secondary Plan and the Block Plan for GID 3.  
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5.0 Background Review   
 

5.1 Connectivity 
 

The Traffic Impact Study was prepared by GHD Limited. The report assessed the site’s traffic 
generation and traffic related impacts on the adjacent road network. Access to the subject lands is 
proposed from a proposed new street with full moves connections to Stone Road and Victoria Road 
South. The development is expected to generate 350 new two-way vehicle trips during the a.m. peak 
hour and 459 new two-way vehicle trips during the p.m. peak hour.  

Under existing traffic conditions, all study area intersections are operating at satisfactory levels, but 
some individual movements at certain intersections are operating with capacity constraints and high 
levels of delay while remaining below capacity. To accommodate future background traffic volumes 
Victoria Road is required to be widened to four-lanes, and the intersection of Watson Parkway and 
Dunlop Drive/Watson requires the installation of an auxiliary left-tun lanes in the eastbound direction.  

Additional geometric improvements will be required to accommodate the neighbouring GID Block 
Plans 1&2. At the intersection of Victoria Road and College Avenue/Main Street, the GID Block Plans 
1&2 will require the construction of the fourth leg of the intersection (east leg) and a corresponding 
eastbound through, southbound left-turn, and northbound right-tun lane.  

The report concludes that with the implementation of the planned and recommended road and 
intersection improvements, the proposed residential mixed-use development can be accommodated 
on the adjacent road network. 

 

5.2 Servicing 
 

The Engineering Master Servicing Plan (EMSP) dated December 2025, was prepared by C.F. Crozier & 
Associates Inc. The report evaluated the technical studies prepared for Block Plan 3 to determine the 
servicing needs for the proposed development based on the requirements of the City of Guelph and 
the Grand River Conservation Authority. The relevant background studies and reports referenced are 
included in the EMSP. The proposed development can be serviced for water, sanitary, and stormwater 
in accordance with the City and Conservation Authority requirements and standards.  

The water servicing for the proposed development will consist of connecting a 300mm diameter PVC 
watermain to the existing 400mm diameter watermain on Stone Road East and Victoria Road South. 
The proposed 300mm diameter watermain will run through the proposed municipal right-of-way and 
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will provide municipal water servicing to each residential block through individual water service 
connections.  

The proposed development will be serviced by using 200-375mm diameter gravity sanitary sewers 
which will collect and convey flows from each residential block towards a proposed sanitary pumping 
station. The sanitary pumping station will hold a peak flow of 59.8 L/s and will convey the flows via a 
sanitary forcemain to the existing 750mm diameter sanitary sewer line on Victoria Road South.   

Stormwater runoff will be collected in catchbasins and conveyed through a municipal storm sewer 
system for events up to and including the 5-year storm event. A proposed stormwater management 
pond will be constructed to withstand events greater than the 5-year storm. Stormwater runoff from 
catchments 203 and 204 will flow to the existing Stone Road East storm sewer and the existing 
environmental features/Torrance Creek. Stormwater quality controls are provided through the 
stormwater management pond and LIDs will be implemented through each development block to 
capture and infiltrate rainfall events. An extended detention will be provided to meet sediment and 
erosion control requirements for the 25mm storm event. 

 

5.3 Environmental Impact Study  
 

The Environmental Impact Study (EIS) was prepared by Natural Resource Solutions Inc. The report 
evaluated the ecologically significant features within the study area, assessed impacts of the proposed 
development on natural features, and provided recommendations for mitigation and enhancement 
measures. The study area includes multiple Significant Natural Areas including significant Valleylands, 
Significant Woodlands, significant wetlands, candidate significant wildlife habitat, and 
candidate/confirmed habitats for Species at Risk. The Grand River Conservation Authority regulates a 
portion of the subject lands.  

The layout of the proposed development was determined based on the delineation of the site’s natural 
features. The majority of the site’s natural features are located within the woodlands, wetlands and 
valleylands, which will be retained and buffered from development. A narrow northward extension of 
the surveyed woodland boundary was excluded from the significant woodland based on the principles 
of woodland delineation defined in the Oak Rides Moraine Conservation Plan. This portion of the 
woodland feature is comprised of Manitoba Maple and does not contain other significant habitats or 
features. This portion of the woodland is proposed to be removed and is included in the development 
area. Trees removed will be compensated according to the City of Guelph tree technical manual. 

The EIS includes recommended buffer widths, which are 30 metres for Provincially Significant Wetlands, 
15 metres for Other Wetlands, and 10 metres with a variable width from 5 metres to 20 metres for 
Significant Woodlands. There is no required or recommended buffer proposed for the Significant 
Valleylands, and no additional buffer is recommended for the significant habitat for provincially 
endangered and threatened species, significant wildlife habitat, or habitat for significant species. A few 
of the site’s habitats have the potential to be impacted by the proposed development and in these cases 
mitigation, enhancement and monitoring are recommended where possible to ensure impacts are 
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minimized. Mitigation measures are identified for Species at Risk (SAR), Significant Wildlife 
Habitat/Species of Conservation Concern, Locally Significant Species, and Other Wildlife Species.  

A detailed monthly feature specific water balance is required to be completed at the draft plan of 
subdivision stage to assess the potential impacts to wetlands. A TIPP will also be prepared to confirm 
the extent of tree removal, tree protection, and compensation. An addendum to the EIS will be prepared 
following completion of the additional studies. Further, the recommendation of the EIS will form the 
basis for an Environmental Implementation Report (EIR) which will be completed for detailed design.  
The EIR will provide a summary of how the conditions and requirements to protect the natural 
environment of the area have been met. The report concludes that through implementation of the 
recommendations, significant negative impacts to the Natural Heritage System will be negligible. 

 

5.4 Cultural Heritage Resources  
 

MHBC was retained by Fusion Homes to undertake a Cultural Heritage Resource Evaluation Report 
(CHRER) for the Guelph Innovation District Lands (GID). The GID lands are separated into four distinct 
areas, known as Block Plan Areas 1, 2, 3, and 4. This CHRER pertains to Block Plan Areas 1, 2, and 3. 

Section 54.2 of the GID Guidance document identifies that Block Plan Areas 1, 3, and 4 require the 
submission of a cultural heritage report in order to provide input into the planning process and re-
development concept. Assessment of Block 2 was identified by City staff and has been added to the 
Terms of Reference for this CHRER. The cultural heritage assessment for Block 4 is being undertaken 
by City staff.  

The CHER has demonstrated that Block 3 meets 1 criteria under Ontario Regulation 9/06 given that it 
includes an early example of a stone dwelling, likely constructed in the 1840s. However, alterations to 
the building have removed its features and it is no longer considered representative. Block 3 does not 
include any features which are considered good candidates for long-term conservation. 

 

5.5 Land Use Compatibility 
 

A Noise Feasibility Study was prepared by HGC Engineering. The study found that the primary sources 
of noise for the GID Block 3 lands are road traffic on Victoria Road and Stone Road. Rail traffic on the 
Guelph Junction Railway located east of the subject lands was identified as a secondary source.  

The assessment found that future traffic sound levels will exceed MECP guidelines at the proposed high-
density residential and mixed-use corridor blocks. Common and private amenity areas for the high and 
medium density residential buildings are directed to the shielded side of the buildings to reduce the 
need for noise barriers. Detailed noise studies are also recommended to be completed for individual 
blocks with exposure to the roadways and railway to determine required noise mitigation measures 
once detailed lot development information is available. The high-density residential and mixed-use 



55   MHBC  |  Planning Rationale Report 

 

 

corridor blocks will require central air conditioning and upgraded building construction, including glazing, 
where sensitive uses are proposed.  

The medium density blocks will require that a forced air ventilation system is installed with ductwork 
which can accommodate future installation of central air conditioning by the occupant. Warning clauses 
are also required to be included in the property and tenancy agreements and offers of purchase and 
sale to inform future residents of the sound level excesses and proximity to commercial uses. In cases 
where outdoor air conditioning devices are installed, the location, installation and sound ratings of the 
devices should minimize noise impacts and comply with the MECP criteria. This will ensure that noise 
from the development is insignificant at existing sensitive uses on the surrounding lands.  

The assessment evaluated the sound emissions from the potential rooftop mechanical equipment 
associated with the proposed uses. The sound emissions from the commercial noise sources are within 
the MECP limits at the proposed residential buildings. Physical mitigation measures are not required to 
account for the proposed commercial uses.  

In order to implement the conclusions of the Noise report, it is recommended that prior to the issuance 
of occupancy permits, a Professional Engineer qualified to provide acoustical engineering should certify 
that the suggested noise control measures have been properly incorporated, installed and constructed. 
Further, a detailed noise study should be conducted when detailed site development information is 
available to refine ventilation requirements and building construction. The study concludes that the 
proposed development is feasible from a noise impact perspective, provided the upgraded acoustical 
features are implemented. The study recommends that warning clauses be included in property and 
tenancy agreements and offers of purchase or sale to advise future residents of the local noise sources 
and proximity to commercial uses.  

 

5.6 Urban Design Guidelines 
 

An Urban Design Guidelines document was prepared by MHBC Planning Ltd. The Urban Design 
Guidelines provide a series of guidelines to ensure the proposed neighbourhood meets the high standard 
of urban design required by the City of Guelph Official Plan, Guelph Innovation District Secondary Plan, 
and applicable municipal urban design guidelines. Subsequent applications to the City for Official Plan 
Amendment, Zoning By-law Amendment, and/or Site Plan Approval will be required to demonstrate 
conformity with the guidelines in this report, as well as the applicable City urban design policies and 
guidelines mentioned above.  

The guidelines are intended to be flexible and encourage best practices for the Block Plan’s 
implementation. Future applications may deviate from these guidelines so long as the vision and general 
intent of the guidelines and a high standard of urban design is maintained. The guidelines will form the 
basis of the review process for subsequent Official Plan Amendment, Zoning By-law Amendment, Draft 
Plan of Subdivision, and/or Site Plan Approval applications. 
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5.7 Sustainability & Energy Conservation 
 

A Sustainability Report was prepared by MHBC Planning Ltd. The Report provides the Green Vision for 
the GID Blocks 1, 2 and 3, and outlines the green development standards (GDS) for the GID Blocks. 
The Report also provides an overview of the City’s existing sustainability landscape and identifies an 
implementation framework for the GID GDS. The report identifies that the key sustainability goals of 
the GID are to prioritize green building and infrastructure design, human health and safety, and natural 
resource protection and restoration.   

The GDS identifies sustainability actions and at which stage in the development process these matters 
are recommended to be addressed. Recommendations are varied and include a variety of considerations 
including site grading and design, design measures for active transportation and electric vehicles, 
landscape design, building design, streetscape design, and energy conservation, among other 
strategies. The GDS consider the sustainability of both the interior building environment and the external 
built environment. The recommendations of the GDS will occur through future development 
applications.   

 

5.8 Environmental Site Assessment  
 

Phase One Environmental Site Assessments (ESA) were conducted by XCG Consulting Limited on the 
lands subject to Block Plan 3. The purpose of the Phase One ESAs was to identify the existence of any 
actual or potential sources of significant contamination associated with the subject properties. The 
Phase One Environmental Site Assessments provide the following comments and recommendations: 

• One Actual Contaminating Activity has been identified on a portion of the subject lands, an 
area that houses a bus maintenance facility. Impacted soil, located nearby to an oil-water 
separator and wash water discharger on the lands has previously been identified as 
containing concentrations of mercury, zinc, and petroleum hydrocarbons. Additionally, 
impacted soil has also been identified near an underground storage tank on the property. 
A Phase Two ESA was previously done on the portion of the lands containing the bus 
maintenance facility in 2007. Impacted soil was removed from the site, but upon further 
sampling, impacted soil was still present. The lateral and vertical extent of this 
contamination is unknown. 

• Four Potential Contaminating Activities were identified on the lands including the evidence 
found from the nearby bus maintenance facility that houses an underground storage tank 
and fuel pumps located up-grade from the sites. Additionally, the structural integrity of the 
catch basins used on-site to discharge to the oil-water separator is unknown. This 
evidence, plus the long history of operation of private refueling activities, could be a 
potential source of significant contamination. The unknown quality and quantity of fill 
material throughout the sites is another potential contaminating source.  
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• Other considerations on the subject lands include the removal of residential structures 
dated older than 2016, which may contain asbestos and lead building materials, and the 
removal of algae and mold growth seen in the basement of one of the dwellings on the 
property.  

Based on the findings of the Phase One ESAs, additional investigation is recommended to evaluate the 
current soil and groundwater quality at the Site. 

 

5.9 Geotechnical  
 

The Geotechnical Investigation was prepared by Chung and Vander Doelen Engineering Ltd. (CVD). The 
purpose of the investigation was to determine the subsurface conditions and relevant soil properties on 
the subject lands in order to provide geotechnical comments and recommendations for the design and 
construction of the proposed development. A total of eight boreholes formed the basis of the 
investigation.  

Surficial native topsoil was encountered at five of the eight borehole locations and varied in thickness 
between 50 and 300mm. Unsuitable and/or mixed topsoil fill materials were encountered at Boreholes 
1,2, and 5, which extended to depths between 2.9-3.8 m below the existing grade. The unsuitable 
organic soil will need to be removed and is recommended to be replaced with engineered fill.  

No major problems from groundwater are expected within the anticipated servicing excavations, 
although it should be noted that the groundwater table can fluctuate seasonally and with major weather 
events. Comments and recommendations with respect to the design and construction of the proposed 
development are further discussed in the Geotechnical Investigation. 

 

5.10 Hydrogeological 
 

A Hydrogeological Investigation was conducted by C.F. Crozier and Associates to characterize the 
existing hydrogeologic system and to provide a preliminary analysis to support the engineering design 
for the proposed development. The subject lands are located within the Torrance Creek sub-watershed, 
with Torrance Creek running adjacent to the south and southeast corner of the Site. The Site is identified 
as being part of the Grand River Source Protection Area and the site’s source protection approach should 
follow best management practices.  

The geologic materials found on the Site were cream/buff dolostone bedrock overlain by sand and silt 
to a sandy silt layer with gravel. Granular deposits were found throughout the site varying in composition 
from sand and gravel to silty sand. Seasonally high groundwater conditions on the site range from 331 
metres to 322 meters above sea level. 
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The groundwater sampling results revealed exceedances of the Guelph Sewer Use By-Law for lead, and 
manganese, and exceedances of sanitary and storm parameters for iron, TSS and zinc. Based on 
groundwater quality results, short- and long-term groundwater discharge to the city’s sanitary and storm 
sewers is not permitted without prior treatment and/or filtration. 

The proposed redevelopment was found to have the potential to decrease infiltration under post-
development conditions by 46 mm per year. The site contains a wetland feature, and a feature-based 
water balance will likely be required as part of a future submission. Temporary dewatering is expected 
to be required on the site for the installation of inground services and the Stormwater Management 
Pond. Construction dewatering volumes will need to be reevaluated following the determination of 
excavation depths for the proposed buildings and pond. Long-term dewatering may be required if 
footings or foundation depths are to extend below the high groundwater conditions onsite. Long-term 
dewatering is recommended to be reevaluated following the determination of final footing and 
foundation depths. 

To address the above, further evaluations are to be undertaken during detailed design, once final 
construction details are determined. The assessment concluded that the impacts on groundwater 
resources in the area due to dewatering from the proposed development are predicted to be negligible. 
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6.0 Consultation Plan & 
Summary 
6.1 Consultation Plan 
 

The goal of the consultation plan is to provide the public and stakeholders with information and an 
opportunity to review and provide comment on the Block Plan. The City staff will confirm the 
consultation strategy for the Block Plan in accordance with City standards. The Block Plan will be 
presented for feedback as part of the consultation program. Consultation will be led by the project 
team and the process will be documented. A summary of the consultation program will be provided to 
City staff prior to endorsing the Block Plan. 

The Consultation Plan proposes to include the following:  

• All adjacent land owners (within 120 metres of the boundary of the Block Plan area) will be 
sent a notice of the initiation of the Block Plan through standard mail service.  

• Stakeholder Groups will be sent a notice of the initiation of the Block Plan through standard 
mail service. The stakeholder groups will be confirmed with City staff, but we expect the 
circulation will include groups associated with trails/hiking, public arts, environmental and 
housing. 

o Anticipated stakeholder groups include the Guelph Hiking Trail Club, Rare, Habitat for 
Humanity, Guelph Coalition for Active Transportation, University of Guelph Arboretum 
and the University of Guelph.  

o Stakeholder groups will provide a variety of perspectives on the proposed development 
for the GID lands and can identify opportunities for partnerships to expand the scope 
of uses on the GID lands.  

• External agencies will be sent a notice of the submission of the initiation of the study through 
standard mail service or email. These agencies may include the following, but the list will be 
confirmed with City staff prior to providing notice: 

o Grand River Conservation Authority; 
o Ministry of the Environment, Conservation and Parks;  
o Ministry of Natural Resources and Forestry;  
o Township of Guelph Eramosa; 
o CP Rail; 
o Guelph Junction Railway; 
o Ministry of Transportation; 
o Upper Grand District School Board; and,  
o Wellington Catholic District School Board.  

• Indigenous Groups consultation will be conducted throughout the process. 
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• The public through notice on the City’s website. 
• A privacy and data protection policy as included in Appendix C.  
• The approach to public consultation will include:  
• Notice of the initiation of the Block Plan will be posted on the City website on a project specific 

website associated with the GID Secondary Plan, and on the “current development 
applications” page if required by City Staff; 

• Notice of the initiation of the Block Plan will be sent by standard mail to adjacent land owners 
and external agencies. Further notice of meetings may include other electronic notices (ie. 
email). 

• Consultation will take place in a variety of ways, but could include the following: 
o Community information meetings (in person and/or virtual); 
o Online and print surveys; 
o Stakeholder sessions (in person and/or virtual). 

• Information will be recorded through online tools including online survey platforms and written 
meeting minutes. All comments will be consolidated into a comment matrix. Contact 
information from the meetings will build a stakeholder list for future meetings and notice. 

o Stakeholder groups’ perspectives and issues will be included in the comment matrix, 
alongside all other perspectives. 

o The comment matrix will clearly identify and address all consultation comments, and 
the Block Plan submission will clearly identify how comments have been addressed. 

• Information gathered through the consultation process will be applied in the development of 
the Block Plan by helping to inform the design of the Block Plan and Block Plan policy. Specific 
topics which are anticipated to be major focuses of the strategy may include: 

o Land use types and location; 
o Density and built form; 
o Sustainability; 
o Cultural Heritage;  
o Approaches to alternative transportation; and,   
o Accessibility.  

The public consultation events will be in an Open House format. The meetings will be scheduled for 1-
2 hours, depending on the nature of information to be presented. Members of the project team will 
attend and members of City staff will be invited. 

Any individuals who would like to receive project updates will be given the option to sign up to an 
email list to receive updates related to the project and webpage updates. The project webpage will be 
updated regularly as project updates occur and consultation events are scheduled. 

The Consultation Plan will be prepared and submitted to the City for comment and approval as part of 
the Block Plan submission. Following approval and completion of the Consultation Plan, the 
Consultation Report will be submitted to City staff for Block Plan endorsement to summarize key 
themes of the consultation process and how the public input has informed the final Block Plan. 
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6.2 Summary of Consultation 
 

A summary of consultation will be provided to City staff once the consultation program has come to 
fruition. The summary of consultation will be provided to City staff in advance of council making a 
decision on the Block Plan, and Council will be given the opportunity to consider the findings of the 
consultation program as part of their decision on the approval of the Block Plan for GID Block 3. 
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7.0 Summary & 
Conclusion 
7.1 Summary 
 

This planning report has evaluated the proposed Block Plan for the GID Block 3 lands. The GID 
Secondary Plan identifies that Block Plans are required to be approved by the City, prior to the approval 
of development applications in the corresponding Block Plan area. Future development applications to 
facilitate development of the GID Block 3 lands may include applications for Official Plan Amendment, 
Zoning By-law Amendment, Draft Plan of Subdivision/Condominium and Site Plan approval. The 
development applications will be submitted following Block Plan endorsement. 

 

7.2 Conclusions 
 

The proposed Block Plan comprehensively considers the City of Gulph’s land use planning framework 
and implements the direction of the GID Secondary Plan. The Block Plan as proposed should be 
endorsed for the following reasons: 

• The proposed Block Plan is consistent with the Provincial Planning Statement. 
• The proposed Block Plan conforms to the City of Guelph Official Plan. 
• The proposed Block Plan implements the intent of the GID Secondary Plan. 
• The proposed Block Plan contributes to the City’s population and jobs targets and represents a 

significant growth opportunity for the City of Guelph. 
• The proposed Block Plan is located within the City’s settlement area and is planned to 

accommodate a significant portion of the City’s growth, as part of the Strategic Growth Areas. 
• The proposed Block Plan and supporting reports have concluded that the subject lands can be 

adequately serviced with existing and planned transportation and servicing infrastructure.  

Based on these conclusions, it is out opinion that the Block Plan application is appropriate to guide 
future development of the GID Block 3 lands.  
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Appendix A: Population Density  
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Population Density Calculations – GID Block 3 

Use Area (ha) Units Population  
Medium Density Residential 3.677 234 573 
High Density Residential  5.463 907 1,687 
Mixed Use  3.449 716 1,332 
Total 12.589 1,857 3,592 

 

Notes: 

• Persons per unit (PPU) – City of Guelph 2023 Development Charges Background Study. 
o Low Density: 3.40 PPU 
o Medium Density: 2.45 PPU 
o High Density: 1.86 PPU 
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Appendix B: Employment Density 
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Employment Density Calculations – GID Block 3 

Use Floor Area (m2) assuming 
0.15 commercial FSI 

Population Jobs  

Mixed Use  6,510 N/A 175 
Population Related 
Employment (6%) 

N/A 3,592 215 

Total   390 
 

Notes: 

• Jobs per square foot – City of Guelph 2023 Development Charges Background Study. 
o Industrial: 1,100 sq.ft. per employee  
o Commercial/population-related: 400 sq.ft. per employee  
o Institutional: 675 sq.ft. per employee  

• Work at Home Employment – City of Guelph 2023 Development Charges Background Study. 
o 6% of population  
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Appendix C: Privacy & Data Protection Policy 
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PRIVACY AND DATA PROTECTION POLICY: 

The protection of individual privacy is a concern to the Project Team and this policy has been 
designed to protect the privacy of individuals with respect to personal information about themselves 
collected as part of the Public Consultation for the Block Plan Application regarding Block 3 of the 
Guelph Innovation District. 

Personal information: 

No personally identifiable information is automatically collected about individuals who participate in 
the Block Plan consultation process. Personal information is gathered only when a participant 
knowingly provides such specific information on a voluntary basis. Personal information will not be 
disclosed to outside parties unless participants were advised otherwise at the point and time of 
collection or the City is required to under legislation or by the Government of Canada or the Province 
of Ontario. 

Photos and Video: 

Should a person attend an in-person or video based public consultation event, the event may be 
captured in photos or videos. These photos and videos may be shared with the public as part of a 
summary of consultation; however, names will not be associated with the photo or video, unless the 
participant provided this information on a voluntary basis.  

Written comments: 

Should a person submit written comments, they knowingly consent to publicly sharing their opinions 
or views on the Block Plan project. All identifying personal information will be removed from written 
comments prior to publishing for public review. For the purpose of the Block Plan Consultation 
process, the following personal information will be removed from public comments: 

• information relating to race, national or ethnic origin, colour, religion, age, sex, sexual 
orientation or marital or family status of the individual, 

• information relating to the education or the medical, psychiatric, psychological, criminal or 
employment history of the individual or information relating to financial transactions in which 
the individual has been involved, 

• any identifying number, symbol or other particular assigned to the individual, 
• the address of the individual, 
• the telephone number of the individual, 

the email of the individual,  
• the individual’s name. 

All information collected through the Block Plan consultation process is subject to the City of Guelph 
Access and Privacy Policy and the Municipal Freedom of Information and Protection of Privacy Act.   

 


	1.0 Introduction
	1.1 Project Overview
	1.2 Approach to Block Plan
	1.3 Landownership
	1.4 Overview of Report

	2.0 GID Block 3 Area Description and Surrounding Uses
	2.1 Location and Characteristics of Block Plan Area
	2.2 Surrounding Area

	3.0 Proposed Block Plan & Concept Development Plan
	3.1 Vision and Goals
	3.2 Design Considerations and Direction
	3.2.1 Residential Land Uses and Density
	3.2.2 Review of Employment Target
	3.2.3 Commercial Land Uses
	3.2.4 Natural Heritage System
	3.2.5 Public Spaces, Parks & Trails System
	3.2.6 Cultural Heritage Resources
	3.2.7 Municipal Servicing to the Block Plan
	3.2.8 Roads and Active transportation
	3.2.9 Public Views and Vistas
	3.2.10 Schools


	4.0 Planning Framework and Analysis
	4.1 Provincial Planning Statement
	4.1.1 Housing
	4.1.2 Settlement Areas and Strategic Growth Areas
	4.1.3 Energy Conservation, Air Quality and Climate Change
	4.1.4 Transportation
	4.1.5 Sewage, Water and Stormwater
	4.1.6 Public Spaces, Recreation, Parks, Trails and Open Space
	4.1.7 Natural Heritage
	4.1.8 Cultural Heritage and Archaeology
	4.1.9 Summary of Proposed Development and Provincial Planning Statement Direction

	4.2 City of Guelph Official Plan
	4.2.1 Growth Management Forecasts
	4.2.2 Housing Supply
	4.2.3 Designated Greenfield Area
	4.2.4 Employment Areas
	4.2.5 Natural and Cultural Heritage
	4.2.6 Infrastructure
	4.2.7 Urban Design
	4.2.8 Summary of Block Plan and Official Plan Policies

	4.3 Guelph Innovation District Secondary Plan
	4.3.1 Natural and Cultural Heritage
	4.3.2 Energy, Servicing & Stormwater
	4.3.3 Mobility
	4.3.4 The Public Realm
	4.3.5 Land Use & Built Form
	4.3.6 Growth Targets

	4.4 Comprehensive Zoning By-law (2023)-20790

	5.0 Background Review
	5.1 Connectivity
	5.2 Servicing
	5.3 Environmental Impact Study
	5.4 Cultural Heritage Resources
	5.5 Land Use Compatibility
	5.6 Urban Design Guidelines
	5.7 Sustainability & Energy Conservation
	5.8 Environmental Site Assessment
	5.9 Geotechnical
	5.10 Hydrogeological

	6.0 Consultation Plan & Summary
	6.1 Consultation Plan
	6.2 Summary of Consultation

	7.0 Summary & Conclusion
	7.1 Summary
	7.2 Conclusions




