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1.0 Introduction

MHBC has been retained by 1000027909 Ontario Ltd. to complete the Official Plan Amendment,
Zoning By-law Amendment and Draft Plan of Subdivision for Blocks 1 and 2 of the Guelph Innovation
District (GID). The Block Plan has been approved by Council and established the detailed planning
framework for the GID Block 1 and 2 lands to guide the pattern, nature and phasing of development
for Block 1 and 2.

The Official Plan Amendment will implement the Block Plan as approved by Council and will recognize
mapping changes made to the City of Guelph Official Plan schedules through Bill 162, establishing
appropriate land use designations for the subject lands and introducing new Secondary Plan Policies.
The zoning by-law amendment seeks to establish a zoning framework to implement the Block Plan
and Official Plan Amendment. The draft plan of Subdivision seeks to implement the above noted
approvals by establishing the street network and identifying blocks for residential, commercial, school,
employment, parks, open spaces and stormwater management facilities. Further details of
development for blocks within the Draft Plan of Subdivision will be subject to Part Lot Control, Site
Plan Control and Plan of Condominium application(s). These applications will be submitted following
draft plan approval of the Subdivision.

The GID lands are located at the east end of the City of Guelph, abutting the Eramosa River. The GID
Block 1 and 2 lands are the northeast section of the GID lands, and abut the GID Block 4 lands and
Natural Areas to the east, and the GID Block 3 lands to the south. The Block 1 and 2 lands are located
at the corner of Victoria Road South and Stone Road East, across from the GID Block 3 lands (Figure
1).

This report is structured as follows:

e This report provides a description of the location and characteristics of the GID Block 1 and 2
lands and describes uses in the surrounding area.

e The Vision for Block 1 and 2 of the GID is outlined and the proposed layout of development is
presented.
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¢ A summary of the subdivision application
e A summary of the Official Plan Amendment
e A summary of the Zoning By-law Amendment

e A review and analysis of the planning framework in place for the GID Block 1 and 2 Lands,
including the Provincial, City and Area planning policy framework is undertaken to demonstrate
the proposed land use and concept implement the policy direction.

e A summary of other reports prepared in support of the applications.

The Official Plan Amendment, Zoning By-law Amendment and Draft Plan of Subdivision are supported
by technical background work which has been conducted by the project team. The technical reports
are summarized in Section 6.
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2.0 Description of Subject
Lands and Surrounding
Uses

The GID Block 1 and 2 lands are located at the northeast 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
northwest blocks of the Guelph Innovation District. The GID Block 1 and 2 lands are made up of two
properties and have a total area of approximately 116.6 hectares, with a net developable area of
approximately 90.4 hectares. The location of the subject lands is shown on Figure 1.

The Block 1 and 2 lands are currently farmed and largely vacant. Two buildings exist on the Block 1
lands in close proximity to each other, including the former G.M. Frost Building and a shop building.
The River Valley portion of the subject lands is undeveloped and treed and includes a portion of the
Guelph Radial Line Trail. The subject lands have large variations in elevation across the site, with
higher elevations in the central area of the site, and a significant elevation drop at the edge of the
valley lands. The southeast end of the site generally slopes towards Stone Road East, and the
southwest portion of the site generally slopes towards Victoria Road South. The rest of the site slopes
towards the Eramosa River valley to the north and west.

The GID Block 1 and 2 lands are located at the edge of the City’s Urban Boundary and are
immediately surrounded by the treed Eramosa River Valley. The University of Guelph Arboretum is
located on the west side of Victoria Road South, opposite the subject lands and the GID Block 3 lands
are located on the south side of Stone Road East. The GID Block 3 lands are planned for
redevelopment and are currently occupied by commercial and industrial buildings, single detached
dwellings and an aggregate extraction operation. An industrial use is located north of the subject
lands on the opposite side of the Eramosa River Valley, and further north is a commercial Plaza at the
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corner of Victoria Road South and York Road. On the east side of the Eramosa River Valley are the
GID Block 4 lands, which are currently occupied by the historic Guelph Reformatory Complex and an
Industrial operation. The GID Secondary Plan identifies that the Block 4 lands are planned to be
utilized for industrial uses and Adaptive Re-use in the longer term.

The immediate surrounding area is characterized by rural residential, vacant lands, institutional,
commercial and industrial uses. Immediately southeast of the Block 1 and 2 lands, on the south side
of Stone Road East is Block 3 of GID, which is planned to be developed with a mix of residential and
commercial land uses in accordance with the City's approved Secondary Plan. The surrounding
context is described in detail below and illustrated on Figure 2 of this report.

NORTH: Immediately north of the subject lands is the Eramosa River Valley and the existing
Guelph Radial Line Trail. Further north is an existing industrial operation and a commercial
plaza at the corner of Victoria Road South and York Road.

EAST: Land to the east are vacant and treed around the Eramosa river valley. The Guelph
Radial Trail extends through the river valley and crosses Stone Road East to the south. Further
east of the subject lands is the historic Guelph Reformatory Complex which is no longer
operational, and active industrial operations. The historic Guelph Reformatory lands are
identified as Block 4 in the Guelph Innovation District Secondary Plan and are planned for
adaptive re-use.

SOUTH: Adjacent to the subject lands on the south side of Stone Road East are the GID Block
3 lands. The lands are occupied by commercial and industrial buildings, single detached
dwellings and an aggregate extraction operation. The east edge of the Block 3 lands are treed
and form part of the City’s natural heritage system and the Eramosa River is located further
east. Further south of the subject lands is the Corporate Boundary of the City of Guelph and
the Township of Puslinch. Land uses include rural residential properties, agricultural operations
and the Victoria Park East Golf Club.

WEST: Immediately west of the Block 1 and 2 lands, on the west side of Victoria Road South
is the University of Guelph Arboretum and the Cutten Fields Golf Course. These lands form
part of the City’s Natural Areas and open space system and are not planned for development.
Further west at and beyond Gordon Street is a low-rise residential subdivision, the south
extent of the University of Guelph Campus, and a mix of commercial uses including a grocery
store and hotels.

A portion of the GID Block 1 and 2 lands are regulated by the Grand River Conservation Authority and
permits will be secured for works within the regulated area. The GRCA mapping identifies that the
north and west edges of the GID Block 1 and 2 lands contain steep slope erosion, oversteep slope
erosion, steep slope valley, overstep slope valley, engineered floodplain and a wetland (Figure 3).

The Block 1 and 2 lands have access to existing transportation networks including:

e Stone Road East, Victoria Road South and College Avenue West, which are all existing Arterial
Roads.

e On-Street Bicycle lanes are planned along Victoria Road South and Stone Road East, as well as
an extension of the City Trail Network.
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e Transit stops exist at the corner of Stone Road East and Victoria Road South, and northwest of
the subject lands at the corner of Victoria Road South and York Road. Multiple transit stops are
also planned at the Victoria Road South frontage of the subject lands, along the proposed

Primary Road (New Street ‘A’) and at the corner of Stone Road East and the proposed Primary
Road (New Street ‘A’).
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3.0 Overview of
Applications

The GID Block 1 and 2 subdivision is a master plan community planned for innovative, sustainable
employment uses, integrated with residential neighbourhoods and an urban village mixed use centre.

The goals of the applications are to:

e 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 1 and 2 Block Plan envisions
the Block 1 and 2 lands to be planned as a home for innovative, sustainable employment uses
adjacent to an urban village composed of a mixed use heart and residential uses.

o 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 1 and 2 plan area will be oriented towards the street with
sustainable building design and high quality urban design elements, and will take various
forms with a range of densities. The GID Block 1 and 2 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. Employment opportunities will be provided for GID residents and
residents of Guelph at large, drawing in talent from beyond the City limits and increasing the
range of employment opportunities in the City.

e Protect the natural and cultural heritage 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. Views of the surrounding cultural
heritage environment will also be maintained and showcased to anchor the innovative GID
community within the broader City context.

Transportation connections are envisioned between the GID Blocks 1 and 2 and other areas of the
City through active transportation connections, transit connections and road connections. The GID
Block 1 and 2 lands are anchored by four nodes which act as gathering spaces and important aspects
of the public realm, creating a clear identity for Block 1 and 2 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.
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The vision and goals support the Secondary Plan vision, which is a compact, mixed-use community
that serves as a hub for innovative, sustainable employment uses.

The Block Plan for the GID Block 1 and 2 lands was approved by City of Guelph Council on September
10, 2025 through Clause 3 of the Main Motion at the Special Council Meeting. Clause 2 of the main
motion of council directed the City’s General Manager of Planning and Building Services to issue final
Block Plan endorsement once minor amendments were made to the Block Plan. These amendments
included providing an elementary school directly adjacent to a park and in a non-employment mixed-
use block, identifying the former G.M. Frost Building in a non-park block, providing a single-loaded
road on the eastern edge of the development area, and implementation of revisions necessary to
provide adequate stormwater management facility design and sizing.

The conceptual development plan implements the direction provided by the GID Secondary Plan as
illustrated on the council approved Block Plan (Figure 4). The GID Block 1 and 2 Block Plan reflects
the modifications required by City Council. The Block Plan implements the Vision, Principles and
Objectives of the GID Secondary Plan through the following development approach:

e The Block Plan provides for a range of land uses and densities to facilitate innovative,
sustainable design, including a range of employment and residential forms of development.

e The Block Plan focuses height and density around the mixed-use corridor and nodes to create
a walkable commercial heart with transit supportive densities and opportunities for residents to
live, work and play in their community.

e The Block Plan protects the natural and cultural heritage environment, through the
preservation of natural heritage features and creation of visual and physical links to the natural
heritage system. Visual links to cultural heritage features are also provided.

e The Block Plan provides a range of residential densities and neighbourhood scales, to allow
people to live in the GID at various life stages. The development also contributes to the City’s
density targets.

e A variety of forms of employment are permitted through the Block Plan. The development will
contribute to the City’'s employment targets and will provide opportunities for residents of the
GID to live and work in the same area.

e The GID has designated the site’s natural heritage features for their long-term preservation.
The Block Plan provides for trail connections through the Natural Heritage system to create
visual and physical links to the natural heritage system.

e Parks are provided throughout the Block Plan area in various forms to meet the outdoor
recreation needs of future residents. The various forms of parks proposed will provide
opportunities for outdoor recreation throughout the various life stages of future residents and
will provide important visual and physical links to the surrounding natural heritage system and
active transportation network.

e The Block Plan has been designed to allow for commemoration of the G. M. Frost Building on
the building’s original site, which is proposed to be designated and developed with medium
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The proposed amendments to the City of Guelph Official Plan and the GID Secondary Plan are
summarized as follows:

e Schedule la: Urban Structure
o Expand the strategic growth areas to reflect the additional residential designated lands
on Schedule B of the GID Secondary Plan Land Use plan. Please see attached the
proposed amendments to Schedule 1a as Figure 7. The draft Official Plan Amendment
schedule is included in Appendix C.
e Schedule 1b: Structure Employment Areas — Employment Areas
o Reduce the employment areas to reflect the employment designated lands on Schedule
B of the GID Secondary Plan Land Use plan. Please see attached the proposed
amendments to Schedule 1b as Figure 8 The draft Official Plan Amendment schedule
is included in Appendix C.

e Schedule A: Guelph Innovation District Secondary Plan Mobility Plan — Main Street, Proposed
Collector Roads, Proposed On-street Bicycle Lanes, Proposed Local Roads, Proposed Transit
Stops, Active Transportation Link, Proposed City Trail Network and Existing City Trail Network.

o Amend the road locations and classifications based on the OPA 80 approved Schedule B
of the GID Secondary Plan and the council approved Block Plan. Please see attached the
proposed amendments to Schedule A as Figure 9. The draft Official Plan Amendment
schedule is included in Appendix C.

e Schedule B: Guelph Innovation District Secondary Plan Land Use — Mixed-Use Corridor (GID),
Residential, Open Space and Park, Proposed Park, Future City Streets, Employment Mixed-Use
1, Employment Mixed-Use 2 and Significant Natural Areas and Natural Areas.

o Amend the location of the designations for Open Space and Park, Residential, Mixed-
Use Corridor (GID), Employment Mixed-use 1, Employment Mixed-use 2, Future City
Streets and amend the location of Proposed Parks. Please see attached the proposed
amendments to Schedule B as Figure 10. The draft Official Plan Amendment schedule
is included in Appendix C.

e Schedule C: Guelph Innovation District Secondary Plan Built Form Elements — Nodes, Future
Streets, Building Heights of 2 to 6 storeys, 2 to 10 storeys, 4 to 10 storeys, 9 metres to 6
storeys, 3 to 12 storeys and 3 to 18 storeys.

o Amend the location of the 2 — 6 storey, 2 — 10 storey, 4 — 10 storey, 9 — 6 storey, 3 —
12 storey, 3 — 18 storey designations, revise the Future City Streets and amend the
location of the Nodes. Please see attached the proposed amendments to Schedule C as
Figure 11. The draft Official Plan Amendment schedule is included in Appendix C.

In addition to the amendments to the Official Plan Schedules, amendments are proposed to the
Secondary Plan Text to align with the schedule changes made through OPA 80 and the approved
Block Plan. The Draft Official Plan Amendment is included as Appendix C. Minor revisions to the
Secondary Plan wording are proposed to clarify policy implementation through the draft plan of
subdivision and future site plan applications. These amendments are detailed below.
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infrastructure is important to incorporate in the design of the Main Street, the width of the
infrastructure is more appropriately confirmed through detailed design since the main street
may include other approaches to active transportation infrastructure such as a multi-use path.

Section 11.2.5.3 ¢) is proposed to be amended to permit site specific size requirements for the
neighbourhood parks in accordance with council approved Block Plan. The amendment would allow
neighbourhood parks smaller than 1.0 hectare where the GID Block 1 and 2 lands contain multiple
neighbourhood parks. The policy will still require at least one of the neighbourhood parks to meet the
minimum 1.0 hectare requirement. The amendment is required to permit the neighbourhood parks
which were approved through the council approved Block Plan.

Section 11.2.5.3.d) is proposed to be amended to permit site specific size requirements for the
community park. Section 7.3.2.7 of the Official Plan requires a minimum community park size of 10-20
hectares and the proposed amendment will allow a community park with a size of 3.6 hectares. The
proposed amendment is consistent with the size of the community park on the council approved block
plan.

Section 11.2.6.1.8 of the Secondary Plan is proposed to be amended to update the wording relating to
the land use designation adjacent to the single loaded road. OPA 80 amended the land use
designations on Schedule B of the Secondary Plan, including the table lands which were planned to be
developed with a single loaded road in the employment designation. The amended schedule B
identifies the table lands adjacent to the Natural heritage System as Residential instead of
Employment. To reflect the revised land use designation on the eastern edge of the development
area, the Secondary Plan is proposed to be amended to reflect that the single loaded road will be
located in the residential area. This amendment will align the Secondary Plan policy language with
Schedule B of the Secondary Plan approved through OPA 80, and the council approved block plan.

Section 11.2.6.2.1.c) is proposed to be amended to remove reference to specific maximum block
lengths for the Residential and Mixed-Use Corridor (GID) areas. The amendment policy continues to
require visual breaks in building facades to achieve a pedestrian-oriented development, but the
amended policy will allow further flexibility in building design. The exact length of each building will be
reviewed in detail through future site plan applications and detailed design.

Section 11.2.6.2.7.f) is proposed to be amended to remove the requirement to provide vehicle access
to low density residential built forms from rear laneways. The amended policy would allow for vehicle
access from local streets in accordance with the direct access policies of Section 5.7 of the Official
Plan. The amended policy will facilitate a more efficient built form, and will help minimize long-term
maintenance costs associated with road construction and maintenance for the City. Rear laneways
would duplicate the function of required local roads, and Section 5.7 of the Official Plan identifies that
local roads are intended to provide access to abutting private property.

Section 11.2.6.2.10 is proposed to be amend to remove the requirement for single detached dwellings
and street townhouse dwellings to have their garage located in the rear yard. The amended policy will
require that garages are setback from the street to minimize the garage as the dominant feature, but
will only require that the garage is located in the rear yard through cluster development where
internal private road access will be able to provide access to a garage in the rear yard. The amended
policy will allow more flexibility in the building design for public street fronting low density residential
development.
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The City of Guelph Zoning By-law (2023)-20790 zones the GID Block 1 and 2 lands as Urban Reserve 1
(UR.1) and Natural Heritage System (NHS) (Figure 13). The NHS zone is intended to protect natural
heritage features, provide open space for leisure, and to prohibit development in the floodway. The
UR.1 zone identifies lands which are subject to development constraints or require further study. A
zoning by-law amendment is required for the GID Block 1 and 2 lands to establish a zoning framework
on the lands, which will implement the permitted uses of the GID Secondary Plan and the council
approved Block Plan for GID 1 and 2. The proposed zoning by-law amendment seeks to rezone the
subject lands from UR.1 to various residential, mixed-use, park, employment, open space and natural
heritage zones. The proposed zoning by-law amendment is illustrated on Figure 14 and he draft zoning
by-law amendment text and schedule is included as Appendix D.

The zoning by-law amendment seeks to rezone the subject lands from UR.1 to the following zones:

Low Density Residential 2 (RL.2) zone,

Medium Density Residential 6 (RM.6) zone,
Medium Density Residential 6 — Exception XX1 (RM.6-XX1) zone,
Mixed-use Corridor — Exception XX1 (MUC-XX1)
Mixed-use Corridor — Exception XX2 (MUC-XX2)
Mixed-use Corridor — Exception XX3 (MUC-XX3)
Mixed-Use Corridor — Exception XX4 (MUC-XX4)
Community Park (CP)

Neighbourhood Park (NP)

Neighbourhood Park — Exception XX1 (NP-XX1)
Neighbourhood Park — Exception XX2 (NP-XX2)
Urban Square (US)

Employment Mixed-use 1 (EMU.1)

Employment Mixed-use 2 (EMU.2)

Open Space (0OS) zone, and

Natural Heritage System (NHS) zone.

O 0O 0 0O 0O 0O oo 0o O o o o o o

The zoning by-law amendment also proposes to modify the limits of the NHS zone to reflect the findings
of the Environmental Impact Study prepared for the proposed development and detailed in Section 6
of this report.

Where the Concept plan identifies lands for single detached dwellings, the Low Density Residential 2
(RL.2) zone is proposed. The lands planned for employment uses are proposed to be zoned
Employment Mixed-use 1 (EMU.1) and Employment Mixed-use 2 (EMU.2), to permit a range of
employment uses consistent with the policies of the GID Secondary Plan. Lands which are outside of
the development area, but do not contain significant natural heritage features as determined through
the site specific Environmental Impact Study, are planned to be zoned Open Space (OS). Where lands
contain significant natural heritage resources, the Natural Heritage System (NHS) zone is proposed.
There are no site-specific amendments proposed to the RL.2, EMU.1, EMU.2, OS or NHS zones.
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e Mixed-use Corridor — Exception XX2 (MUC-XX2)

o Allow stacked townhouse and stacked back-to-back townhouse. 7he addition of
medium density residential unit types in the MUC zone is consistent with the
permissions for medium and high density residential development in the Mixed-Use
Corridor (GID) designation.

o Permit Dwelling units in the basement or first storey of a building, provided the
commercial regulations are met or exceeded on-site as per mixed-use policies of
secondary plan. The Secondary plan permits stand alone residential development in the
Mixed-Use Corridor (GID).

o Table 7.9 regarding angular plane regulations shall not apply. 7he Secondary Plan does
not include any policy related to angular plane, and the proposed building setback
provisions will ensure that the proposed buildings will be designed appropriately to
provide a transition from adjacent sites.

o Maximum Density — units per hectare (uph): 250 uph. The increased maximum density
s proposed to allow high-density buildings when measured against an individual
development parcel. The Official Plan measures residential density across the
designated residential area and as such, a higher site-specific density is required to
achieve the overall residential density of 200 units per net hectare across the mixed-
use corridor lands. A density heat map is provided as Figure 12 and identifies the
proposed densities for each land use designation.

o An increased maximum building height of 12 storeys is proposed. 7he increased
building height is consistent with the permissions of Schedule C of the Secondary Plan.

o The site-specific zone has added Tower Separation and stepback minimums to the MUC
zone. The addition of tower stepback and separation requirements will ensure that tall
buildings are appropriately setback from adjacent sites in accordance with the guidance
provided by the secondary Plan.

e Mixed-use Corridor — Exception XX3 (MUC-XX3)

o Permit a stand-alone school in accordance with Neighbourhood Institutional Zone
requirements. Section 11.2.6.3.2 of the Secondary Plan permits institutional and
educational uses in the Mixed-Use Corridor (GID) land use designation. In accordance
with this policy and the Council approved Block Plan, a school is proposed on the
Mixed-Use Corridor lands as identified in the concept plan.

o Mixed-Use Corridor Exception XX4 (MUC-XX4)

o Allow cluster townhouse, stacked townhouse and stacked back-to-back townhouse. 7he
addition of medium density residential unit types in the MUC zone is consistent with the
permissions for medium and high density residential development in the Mixed-Use
Corridor (GID) designation.

o Permit Dwelling units in the basement or first storey of a building, provided the
commercial regulations are met or exceeded on-site as per mixed-use policies of
secondary plan. The Secondary plan permits stand alone residential development in the
Mixed-Use Corridor (GID).

o Minimum Density — units per hectare (uph): 80 uph. 7he reduced minimum density is
proposed to allow lower density residential uses when measured against an individual
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development parcel. The Official Plan measures residential density across the
designated residential area and as such, a lower site-specific density is required to
achieve the overall residential density of 200 units per net hectare across the mixed-
use corridor lands when balanced against the higher density blocks on the Site’'s Main
Street. A density heat map is provided as Figure 12 and identifies the proposed
densities for each land use designation.

o Increase the minimum building height to 3 storeys. An increased minimum building
height is required to align the proposed zoning with Schedule C of the Secondary Plan.
Schedule C of the Secondary Plan identifies a height range of 3 storeys to 12 storeys for
the subject lands.

The lands which are planned for parks are proposed to be zoned as Community Park (CP),
Neighbourhood Park (NP) and Urban Square (US). There are no site-specific provisions proposed for
the CP and US zones. The Council Approved Block Plan included two parks which don’'t meet the City’s
Neighbourhood Park zone requirements. The site-specific provisions are required to permit reduced lot
frontage for the proposed parks. Both parks will have sufficient frontage to allow public access and
visibility into the proposed parks and the site specific zones will implement City Council direction. The
site specific provisions are noted below:

¢ Neighbourhood Park — Exception XX1 (NP-XX1)

o Permit lot frontage of 50 metres. The site-specific provision is required to remove the
requirement to calculate minimum lot frontage based on 1 metre per 100 n¥ of park
area. Block 62 on the Draft Plan of subdivision provides 50m of lot frontage, but would
require 54.5 metres of frtonage based on the overall park area. The proposed zoning by-
law amendment is minor and only represents a 4.5 metre reduction in park frontage.

o Neighbourhood Park — Exception XX2 (NP-XX2)

o Permit lot frontage of 38 metres. 7he site-specific provision is required to remove the
requirement to calculate minimum lot frontage based on 1 metre per 100 n¥ of park area
and a minimum of 50 metres. Block 64 on the Draft Plan of subdivision provides 39.3 m
of lot frontage, but would require 64 metres of frontage based on the overall park area.
The council approved block plan identified the location and size of the proposed park and
the proposed site-specific zone will allow for the development of park block 64 in
accordance with Council Direction. The proposed park is longer than a standard park and
provides sufficient frontage to allow safe access and visual links between the park and
surrounding land uses. The park is also accessible from multiple walkway blocks which
provide additional access points which are not calculated as part of the site’s minimum
lot frontage.

The proposed zoning by-law amendments will establish a comprehensive zoning framework for the
proposed development. The proposed amendments will facilitate the proposed draft plan of subdivision
and are consistent with the City’s Official Plan, GID Secondary Plan and council approved Block Plan.
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4.0 Planning Framework
and Analysis

This section provides the planning analysis and justification for the proposed applications.

36

Section 51(24), of the Planning Act and Section 2 regarding matters of provincial interest direct that in
considering a draft plan of subdivision, regard shall be had, among other matters, to the health,
safety, convenience and welfare of the present and future inhabitants of the municipality and to a
number of specific criteria/considerations. The proposed subdivision is assessed relative to criteria
outlined in Section 51(24) of the Planning Act below:

a) the effect of development of the proposed subdivision on matters of provincial
interest.

e An overview of matters of provincial interest is included as Section 6.2 of this report.

e |t is concluded that there has been adequate regard to matters of provincial interest as
outlined in this report.

b) whether the proposed subdivision is premature or in the public interest.

e The proposed subdivision will result in development within the ‘Settlement Area Boundary’
and on lands designated ‘Greenfield Area’ and ‘Strategic Growth Areas’ in the City of
Guelph OP.

e The subject lands will be serviced by municipal water and sanitary services. The proposed
development provides for growth aligned with the City policy directives.

e The development of the subject lands is required to accommodate growth forecasts.
e Itis concluded the subdivision is not premature and is in the public interest.

¢) whether the plan conforms to the Official Plan and adjacent plans of subdivision, if
any.

e The proposed subdivision conforms to the policy framework of the City Official Plan and
the GID Secondary Plan as outlined in Section 6.3 and 6.4 of this report.
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e The subject lands are adjacent to the Built-Up Area and the proposed development
represents the logical extension of the existing pattern of development.

e The proposed subdivision considers the adjacent neighbourhood and represents the
logical extension of existing development and roads.

d) the suitability of the land for the purposes which it is to be subdivided.

e Background studies and analysis confirm the subject lands are suitable for the purposes
and intended land uses.

e) the number, width, location and proposed grades and elevations of highways, and
the adequacy of them, and the highways linking the highways in the proposed
subdivision with the established highway system in the vicinity and the adequacy
of them.

e The street network is based (in part) on traffic and engineering input.
e Street widths comply with City road standards.

e The proposed modified grid network of streets is designed to connect with existing arterial
and collector roads and provides a logical extension of the existing street network.

) the dimensions and shapes of the proposed lots.

e The proposed blocks have been sized for the intended land uses and reflect contemporary
design standards.

g) the restrictions or proposed restrictions, if any, on the land to be subdivided or the
buildings and structures proposed to be erected on it and the restrictions, if any, on
adjoining land.

e Appropriate zoning regulations are proposed which together with draft plan and/or site
plan conditions provide appropriate regulations and prohibit development within the
required buffers to designated natural heritage features.

h) conservation of natural resources and flood control.

e Adjacent natural heritage features have been inventoried, surveyed and shown on the
proposed plan of subdivision. Naturalized buffers will provide for the long-term protection
of adjacent features.
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e Mitigation measures recommended in the EIS can be implemented through conditions of
draft plan approval.

e The stormwater management strategy is proposed to manage the overall stormwater
flows and ensure the development will have no negative impacts on downstream
receivers.

i) the adequacy of utilities and municipal services.

e The subject lands will be serviced by municipal water and sanitary services. The proposed
development will be fully serviced in accordance with City policy directives. Utilities and
municipal services will be provided to the subdivision and represent the logical extension
of services and utilities.

j) the adequacy of school sites.

e The Upper Grand District School Board has identified the need for one (1) school site
within the limits of the subdivision. A school site has been provided in accordance with
school board requirements.

k) the area of land, if any, within the proposed subdivision that, exclusive of
highways, is to be conveyed or dedicated for public purposes.

e Public lands including parks and stormwater management facilities have been planned for
and identified on the proposed plan of subdivision.

e Servicing easements that may be required to service the subdivision will be confirmed at
the detailed engineering design stage and secured through draft plan conditions and
granted immediately following registration/final approval.

) the extent to which the plan’s design optimizes the available supply, means of
supplying, and efficient use and conservation of energy.

e The subdivision desigh and proposed density provide for compact development and
passive solar opportunities.

e A Sustainability Report has been prepared and addresses (among other matters) the
efficient use and conservation of energy.

e The design of the subdivision and the recommended stormwater management strategy
considers the impacts of a changing climate and the principles of sustainable
development.
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m) the interrelationship between the design of the proposed subdivision and site plan
control matters relating to any development of the land, if the land is also located
within a site plan control area designated under subsection 41 (2) of the Planning
Act.

e Site plan control applies to multiple residential blocks over 10 units within the City of
Guelph.

e Multiple residential blocks over 10 units will be subject to site plan control and will address
detailed site plan design matters and site plan conditions.

e It is proposed that chloride/salt management be addressed as a condition of site plan
approval.

e The interplay between the design of the subdivision and site plan design has been
addressed by the proposed urban design guidelines and can be further addressed through
draft plan conditions.

In summary, the proposed applications reflect the comprehensive and integrated consideration of the
land use planning framework. The proposal effectively coordinates land use and infrastructure and when
implemented will achieve a well-designed community. The draft plan of subdivision has been designed
to achieve a coordinated approach to the design and development of the community. It is concluded
that the proposed draft plan of subdivision has considered and had appropriate regard for Section 51
(24) of the Planning Act.

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.

Policy 2.2 of the PPS relates to housing and directs planning authorities to provide for a range and mix
of housing options and densities to meet the needs of current and future residents. A full range of
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housing options is to be provided including affordable housing. 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.

The PPS identifies that 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 development of vacant 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.

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 1 and 2 lands are located in the City’s settlement area and a portion
of the lands are within a strategic growth area. The proposed draft plan of subdivision 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.

Section 2.4 identifies that development in strategic growth areas should include a mix of housing
options, intensification and mixed-use development, and be planned to accommodate significant
population and employment growth; act as centres for education, commercial, recreational and
cultural uses; accommodate and support transit; and support affordable, accessible and equitable
housing. The proposed development includes a range of commercial, office and recreational uses, and
has been planned at transit supportive densities with multiple transit stops throughout the site. Within
the draft plan of subdivision, a variety of housing forms are proposed to meet the diverse needs of
the community, including a range of unit sizes and types.

Section 2.8 of the PPS directs planning authorities to provide for an appropriate mix and range of
employment, institutional, and broader mixed use to meet long term economic needs. Employment
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Areas are to be protected and preserved for current and future uses and shall be protected where
they are located in proximity to major goods movement facilities and corridors. Employment areas are
to be designated and protected by planning for employment area uses including manufacturing,
research and development in connection with manufacturing, warehousing and goods movement, and
associated retail and office uses and ancillary facilities; prohibiting residential uses, commercial uses,
public service facilities and other institutional uses; prohibiting retail and office uses that are not
associated with a primary employment use; prohibiting other sensitive lands uses; and planning for an
appropriate transition to adjacent non-employment areas. Planning authorities may only remove lands
from employment areas, where the criteria of section 2.8.5 is met.

Employment area is defined in the PPS as follows:

“means those areas designated in an official plan for clusters of business and economic activities
including manufacturing, research and development in connection with manufacturing, warehousing,
goods movement, associated retail and office, and ancillary facilities. An employment area also
includes areas of land described by subsection 1(1.1) of the Planning Act. Uses that are excluded from
employment areas are institutional and commercial, including retail and office not associated with the
primary employment use listed above.”

The Block 1 and 2 areas of the GID includes lands which are designated Employment Mixed-Use 1 and
Employment Mixed-Use 2 on Schedule B of the GID Secondary Plan (Figure 15). Based on the
permitted uses for these designations in the City’s Official Plan and the PPS definition above, Guelph
Innovation District does not include any Employment Areas as defined in the PPS. The proposed
development will include sources of employment through the provision of commercial uses including
offices, research and development, retail, cultural and education uses, assembly and manufacturing
requiring on-going research and development support, and institutional uses; but these uses do not
constitute an Employment Area. The subject lands are not located in a major transit station area, or
strategic growth area with frequent transit. The subject lands are not located on a major goods
movement facility or corridor and are not subject to the provincial protections for Employment Areas.
Within the City of Guelph, other lands are designated Industrial, and the Industrial designation does
constitute an Employment Area in accordance with the PPS definition. In accordance with the PPS
policies, the City’s employment growth should be focused on the Industrial designation, rather than
the Employment Mixed-Use 1 or Mixed-Use 2 lands.

The proposed development is planned to include land uses which will generate jobs, but the area of
land dedicated to employment in the GID was reduced through OPA 80 and the GID employment
targets are proposed to be reduced proportionally with the reduced employment land area. Section
2.2.1 of the PPS permits the development of underutilized commercial and institutional sites for
residential uses, and Block Plan development is proposed to align with this policy by prioritizing the
creation of new housing units on the subject lands.
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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 draft plan of subdivision has been designed as a compact mixed-use development, comprised of
various residential, commercial and employment uses at transit-supportive densities. A Sustainability
Report and addendum have been prepared to guide and assess the sustainability measures
implemented through the proposed development. The draft plan of subdivision has been designed
with consideration for energy efficient building practices and overall community sustainability
measures including low impact development and enhanced tree canopy cover.

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. The proposed development will be
appropriately connected to the existing road network. The number of new entrances off Stone Road
East is limited to one, and three accesses are proposed from Victoria Road South. The three collector
roads will connect to an internal local road network. The proposed zoning by-law amendment includes
minimum electric vehicle parking standards and will support the use of zero- emissions vehicles by
providing appropriate charging infrastructure.

The PPS notes that land use patterns, density and mix of uses should be promoted that minimize the
length of vehicle trips and support current and future use of transit and active transportation. The
site’'s proposed range of uses will help limit total vehicle trips. The proposed development contains
sidewalks and bike lanes to incorporate active transportation connectivity to the future pedestrian and
cycling network on Victoria Road South and Stone Road East. The subject lands are well served by
and integrated with the existing and planned transportation network.

Section 3.5.1 of the PPS directs major facilities and sensitive lands uses to be planned and developed
to avoid, or if avoidance is not possible, minimize and mitigate any potential adverse effects from
odour, noise and other contaminants, minimize risk to public health and safety, and to ensure the
long-term operational and economic viability of major facilities.
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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 north and east portions of the subject lands are 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 6 of this report.

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. The subject lands are not a protected
heritage property (designated under Part 1V, 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
16). A Heritage Impact Assessment has been prepared for the subject lands and concluded that Block
1 meets criteria under Ontario Regulation 9/06, but Block 2 does not include any built heritage
resources or meet any criteria under Ontario regulation 9/06. Block 1 includes landscape features as
well as the former G.M. Frost building which meet criteria under Ontario Regulation 9/06. A summary
of the Heritage Impact Assessment is included in section 6 of this report.

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 were determined to have
archaeological potential, and a Stage 1 and 2 Archaeological Assessment was conducted to determine
if the site contains archaeological resources and requires further investigation. A summary of the
Archaeological Assessment is included in Section 6 of this report.

The applications are consistent with the PPS, as follows:
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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. Official Plan Amendment (OPA) 80 implemented changes to the Official
Plan Schedules B and C for the GID Secondary Plan. The GID Schedules were approved through OPA
80 by the Minister of Municipal Affairs and Housing, endorsed by City of Guelph Council on December
5, 2023, and finally approved by the Ministry of Municipal Affairs and Housing through the ‘Get It
Done Act’ (Bill 162) which received Royal Assent on May 16, 2024.

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, and the logical and planned expansion and
provision of municipal services and community infrastructure. The Official Plan implements the
framework for growth identified in the Provincial Planning Statement and aims to create a healthy and
livable complete community. The subject lands are identified as Greenfield area and Strategic Growth
Areas on Schedule 1a of the City’s Official Plan (Figure 17). The applications support the Official
Plan’s objectives, as follows:

e Provide residential and employment lands to accommodate projected growth to the year 2051.

e Provide for development on lands where capacity exists to accommodate the expected
population and employment growth.

e Provide for a diverse mix of land uses at transit-supportive densities.

¢ Maintain a healthy mix of residential and employment land uses at densities which exceed the
City’s targets.

¢ Maintain sufficient employment lands to meet the City’s employment targets.

e Provide for a multi-modal transportation network including public transit, walking and cycling,
with connections to everyday activities.

e Establish an energy efficient community by considering sustainability strategies at every stage
of the development process.

e Establish a compact and efficient bult form through the proposed draft plan of subdivision and
incorporate sustainable energy, water and wastewater services in the subdivision design.

e Provide environmental protection blocks and buffers to protect the City’s Natural Heritage
System.
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e Support the protection and commemoration of the site’s cultural heritage resources.

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 public service facilities, high
quality open space and parkland, access to healthy, local and affordable food, and convenient access
to transportation options including public transit and active transportation.

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, community mixed-
use nodes and identified intensification corridors. Greenfield areas are directed to accommodate a
minimum density of 68 residents and jobs per hectare. Portions of the Guelph Innovation District are
included in the designated greenfield area and the GID designated greenfield area is directed to
accommodate a minimum density of 90 residents and jobs combined per hectare. The GID Block 1
lands are designated strategic growth area and are directed to accommodate a minimum density of
100 residents and jobs per hectare.

The draft plan of subdivision will assist the City in meeting their growth management forecasts and
associated objectives for the greenfield area and strategic growth areas.

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, and on lands designated and available for
residential development. The City is also directed to maintain land with servicing capacity to provide a
minimum of 3 years supply of residential units. The draft plan of subdivision seeks to facilitate
development that will support the City’s Housing supply.

The City’s Official Plan identifies strategic growth areas, which includes the downtown, community
mixed-use nodes and intensification corridors. Strategic growth areas are planned to provide for
higher density mixed-use development in proximity to transit services. Strategic growth areas are
directed to achieve increased residential and employment densities that are transit supportive; are
designed to be well served by transit and facilitate pedestrian and cycling traffic; provide mixed-use
development in higher density, compact form that supports walkable communities and live/work
opportunities; and provide for a range of housing options and services. Guelph Innovation District is
identified as a community mixed-use node and is directed to achieve a density target of 100 residents
and jobs combined per hectare. The draft plan of subdivision is designed to achieve a maximum
density of 124 persons and jobs per hectare across the entirety of the developable lands. The draft
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plan of subdivision includes bicycle, pedestrian and transit infrastructure, with a high-density mixed-
use corridor.

Community mixed-use nodes are intended to function as an urban village with a mix of uses and
compact urban form with a Main Street area and attractive private and public open spaces, such as
urban squares. Concept plans are required for major development proposals within strategic growth
areas. The draft plan of subdivision exceeds the minimum density target for the community mixed-use
node and a concept plan has been developed for the proposed development (Figure 5). The draft
plan of subdivision and concept plan illustrate that the proposed development will include a mixed-use
corridor along the site’s Main Street, and an urban square is proposed at the street’'s terminus. The
proposed zoning by-law amendment is consistent with the concept plan.

The subject lands are within the City’s 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 designated 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 the designated greenfield area of the GID is directed
to achieve a minimum density target of 90 residents and jobs combined per hectare. The draft plan of
subdivision will achieve a maximum density of 124 persons and jobs per hectare across the entirety of
the developable lands. The draft plan of subdivision establishes new development that meets the
policy direction of the designated greenfield area.

Within the designated greenfield area, development 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. The creation of urban
villages is promoted through the use of medium and high density, street-related built form that
contains a mix of commercial, residential and employment uses, and support live/work opportunities.
Urban villages are to be designed around active public spaces and streets and pedestrian access that
is well-linked to the surrounding neighbourhood through walking, cycling and public transit.
Development is directed to be phased to ensure alignment with growth targets and infrastructure. The
design of the subdivision is envisioned to create ‘urban villages’ through medium and high density,
street-related built form that contains a mix of commercial, residential and employment uses designed
around active public spaces and streets. The proposed development is planned as one subdivision,
which will be developed in multiple phases. The subdivision’s phasing will be confirmed through the
conditions of approval based on infrastructure needs and capacity.
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The Official Plan identifies that employment areas and provincially significant employment zones are
to be protected for the long-term. Employment areas are directed to achieve a minimum density
target of 40 jobs per hectare, but each employment type has a separate minimum density target.
Industrial employment has a minimum density target of 35 jobs per hectare, Corporate Business Park
has a minimum density of 70 jobs per hectare and Institutional/Research park has a minimum density
of 50 jobs per hectare. The Official Plan only permits the conversion of lands within employment areas
to non-employment uses through a municipal comprehensive review where it is demonstrated that
specific criteria has been met including that:

. The conversion is necessary in the proposed location because there is no alternative
locations within the City which could accommodate the use in conformity with the Official
Plan;

. The lands are not required for employment purposes over the plan’s horizon;

. Sufficient employment lands are maintained to accommodate forecasted growth to the
horizon of the Official Plan;

. The uses would not adversely affect the overall viability of the employment area or the

achievement of the minimum intensification or density targets of the Official Plan, or other
policies of the Plan; and,

. There are existing or planned infrastructure and public service facilities to accommodate
the proposed uses.

The subject lands are identified as employment areas on Schedule 1b (Figure 18) of the Official Plan,
but are not an employment area, as defined by the PPS. The PPS definition of employment area was
revised through the 2024 PPS. Under the 2024 PPS, the subject lands are not an employment area,
and a comprehensive review is not required for their conversion to non-employment uses. Section
3.8.7 of the Official Plan permits that outside employment areas, redevelopment of employment lands
is considered through development applications where space is retained for a similar number of jobs
on the subject lands. The proposed official plan amendment and draft plan of subdivision seek to
reduce the total land area designated Employment Mixed-Use 1 and Employment Mixed-Use 2, to
align with the approved Block Plan and Schedule B of the City’s Official Plan as amended by OPA 80.

The draft plan of subdivision is anticipated to generate 4,635 jobs from commercial and institutional
development. Additional jobs will also be generated through work from home and population
generated employment, but these jobs have not been included for the purpose of calculating the
development’s minimum jobs. Although lands are proposed to be redesignated from employment
designations to non-employment designations, the draft plan of subdivision is planned to exceed the
Official Plan’s job targets for GID Blocks 1 and 2.
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The Official Plan emphasizes the protection, maintenance and 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. The north and east
edges of the GID Block 1 and 2 lands are identified as Significant Natural Areas and Natural Areas on
Schedule 2 of the City’s Official Plan (Figure 19), and Significant Valleylands on Schedule 4D (Figure
20). A limited area of the site’s natural heritage system is designated Cultural Woodlands on Schedule
4C of the Official Plan (Figure 21) and small portions of the site’s north boundary are also identified
as falling within the One Zone Floodway on Schedule 3 of the Official Plan (Figure 22).

Section 4.1 of the Official Plan identifies the importance of maintaining and protecting the city’s
natural heritage features and areas to maintain local biological, hydrological and geological diversity,
ecological functions, connectivity, support viable populations of indigenous species, and sustain local
biodiversity. The natural heritage area of the subject lands are designated significant valleylands, and
a stormwater management pond is proposed within this area. Where stormwater management
facilities are permitted in the natural heritage area, the area of construction disturbance is to be
minimized and disturbed areas are to be re-vegetated or restored with site-appropriate indigenous
plants where possible. Section 4.1.3.7.4 of the Official Plan permits stormwater management facilities
and structures where it has been demonstrated through an EIS or EA that there will be no negative
impacts on the natural characteristics of the valley features or its ecological or hydrologic functions, or
increased susceptibility to natural hazards. The submitted EIS has concluded that the SWM facility can
be located in the Valleylands, subject to mitigation and enhancement measures which will be further
detailed in a future EIR.

Section 4.4.1 of the Official Plan provides policy for the City’s floodplains and prohibits development in
the One Zone Floodway. The proposed draft plan of subdivision does not propose any development in
the One Zone Floodway and the lands are proposed to be designed Significant Natural Areas and
Natural Areas.

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 identifies the City's source water protection areas and the GID Block 1 and 2
lands are located in Wellhead Protection Area B and Issue Contributing Areas (Figure 23 and 24).
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 draft plan of subdivision to assess and
mitigate the potential impacts of the 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 Heritage
Impact Assessment has been prepared for the GID Block 1 and 2 lands and includes an analysis of
anticipated impacts on cultural heritage resources as a result of the proposed development. The
Heritage Impact Assessment provides mitigation recommendations and a summary of the Heritage
Impact Assessment is included in section 6 of this report.
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Section 4.7 of the Official Plan, in conjunction with the City’'s Community Energy Initiative (CEl), sets
out specific energy sustainability policies for the City. The plan uses an integrated systems approach
which includes low carbon energy opportunities, viable and sustainable transportation routes and
nodes, potential expansion of open space and employment areas, and appropriate housing densities.
To achieve the CEI goals, the City has identified four areas of focus: local renewable and alternative
energy generation, local sustainable transmission (district energy), building end-use efficiency, and
transportation (urban form/density). A sustainability report and addendum has been prepared for the
draft plan of subdivision to provide a green vision and metrics for sustainable development through
site plan and subdivision design.

Section 6 of the Official Plan identifies 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 were feasible
before constructing new infrastructure and locating infrastructure in strategic locations to support
effective and efficient delivery of emergency management services. The servicing reports have
assessed the infrastructure needs of the subdivision and concluded that the draft plan of subdivision
can be ad