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1.0   INTRODUCTION  
MacNaughton Hermsen Britton Clarkson Planning Limited (MHBC Planning) has been retained by D & A 

Limited Partnership to assist with the planning applications for their properties located at 26-28 Dorset Street 

and 7 Princess  Street West (the subject lands), which are located in the City of Waterloo. To permit the 

proposed development, an amendment to the City of Waterloo Zoning By-law 1108 is required to: 

 Change the measurement of density from units per hectare to bedrooms per hectare; 

 Reduce the required amount of parking; 

 Reduce the street line setback for Princess Street; and 

 Increase the maximum Floor Area Ratio 

This Planning Report has been prepared for submission to the City of Waterloo and includes the following: 

 An introduction and general description of the subject lands and surrounding uses to provide an 
understanding of the locational context; 

 A description of the overall concept and design highlights of the proposed development; 

 A review of the existing Provincial and Municipal policy framework in relation to the proposed 
development and an assessment of consistency and conformity with Provincial Policy, the 
Regional and City Official Plans and Zoning By-law; and, 

 A justification for the proposed amendments to the performance standards of the Commercial 
Eight (C8) zone. 
 

The subject lands comprise a total of 0.1664 hectares, and currently contain two detached dwellings, and 

an existing 5 storey apartment building. The subject lands are located within Uptown Waterloo, one block 

to the west of King Street North and one block south of Bridgeport Road West. 

Specifically, the proposal is to intensify the subject lands by constructing a new 11 storey mixed-use building, 

adjacent and physically attached to the existing 5 storey building at 26 Dorset Street. The proposed new 

building will provide a mix of one, two and three bedroom dwelling units for a total of 59 units and 89 

bedrooms (the existing building has 11 units and 16 bedrooms). The proposed development will include 

ground floor commercial at the corner of Dorset and Princess Streets to assist in addressing the two streets 

and to continue the activation of this part of Uptown Waterloo. 
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2.0 SITE DESCRIPTION 

AND SURROUNDING LAND 

USES   

2.1 Site Description 
The subject property is located on the southwest corner of Princess Street West and Dorset Street, just across 

the street from the historic Carnegie Library in the heart of Uptown Waterloo. The lands are municipally 

addressed as 26 and 28 Dorset Street and 7 Princess Street West. The location of the subject lands is 

illustrated on Figure 1. 

The entire site is comprised of approximately 0.1664 hectares and has approximately 40.8 metres of frontage 

on Dorset Street, and approximately 40.4 metres of frontage on Princess Street West.  

The subject lands are located within Uptown Waterloo, where the broadest range of land uses are permitted 

and where the City plans to accommodate the greatest share of population and employment growth. The 

lands are well situated within the Uptown area, with King Street only one block to the east, Bridgeport Road 

only one block to the north and both Erb Street and Caroline Street within a short walk. 

Princess Street provides access to King Street and Regina Street, while Dorset Street provides access to 

Bridgeport Road West and Albert Street. The site is ideally suited to alternative transportation, with several 

nearby transit options, including the ION stations at the Waterloo Public Square and Willis Way/Caroline St, 

as well as a broad range of commercial and employment uses within the Uptown. 

More specifically, although the city did not identify a station area boundary for the Uptown, the lands are 

located within 500 metres of the ION stations at the Public Square and Willis Way. Furthermore, there are 

several nearby bus routes that provide access to other parts of Waterloo and Kitchener.  
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Figure 1: Location of Subject Lands 
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2.2 Surrounding Land Uses  

The subject lands are located within the Uptown Waterloo Urban Growth Centre.  Uptown Waterloo 

generally encompasses the lands surrounding King Street between Elgin Street to the north and the 

municipal boundary of the City of Kitchener to the south.  Uptown Waterloo is the core area of the City and 

contains a wide variety of commercial businesses, a number of institutional uses, a range of residential 

building types and numerous public spaces. The location of the subject lands within the Uptown Waterloo 

Urban Growth Centre is illustrated in Figure 2 on the following page. 

Figure 2: Urban Growth Centre 

 

The subject lands are bounded by Princess Street West to the north, Dorset Street to the west and existing 

commercial development to the south and east. This part of Uptown is generally characterized by 

commercial uses (including retail, office, restaurants and service commercial) and some residential uses 

above the first floor along the King Street North corridor to the east of the site as well as a recent 

redevelopment at 14 Princess Street West. More specifically, existing land uses within the vicinity of the 

subject lands:  

North:  Immediately to the north of the site is a recently constructed 8 storey mixed-use 

building at the opposite corner of Princess and Dorset Streets. Other land uses on 

, the Princess Cinema 

and the Huether Hotel. 
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West:  Immediately to the west, on the opposite side of Dorset Street is the Carnegie 

Library, a city owned building currently used as part of a city initiated project. 

 

and the Marsland Centre, a high-rise office building.   

South:  To the south is a mixture of buildings, many of which are used for commercial and 

residential purposes, including the former police station at 14 Erb Street West, 

which was converted into a Communitech facility. 

East:  To the east along Princess Street are additional commercial buildings on small 

individual lots, with significant commercial uses located along the King Street 

corridor through the heart of Uptown. 

 

The following photos illustrate the surrounding buildings and streetscape. 

  
Photo 1: View of Princess Street Looking towards King 
Street  buildings are located very close to the street 

Photo 2: View of the Northeast corner of Princess and 
Dorset Streets and the recently constructed 8-storey 
building at 14 Princess St 
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Photo 3: View of Dorset Street looking north  east side 
of street is characterized by hardscape and curbed face 
sidewalk 

Photo 4: View of Dorset Street looking south and 
Marsland Centre in the background. On street public 
parking is also located on west side of Dorset St across 
from proposed development 

  
Photo 5: View of 28 Dorset Street  currently vacant Photo 6: View of 7 Princess Street  currently vacant 
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The following bus routes, operated by Grand River Transit (GRT), are located in close proximity to the subject 

lands: 

 Bus Route 5 (Erb) - which provides access between the Westvale neighbourhood on the west end 

of the City and the Bridgeport neighbourhood on the eastern end of the City, with connections 

throughout the Uptown Waterloo Urban Growth Centre.  

 Bus Route 7 (Mainline) - which provides access along King Street and Weber Street between 

Conestoga Mall in Waterloo and Fairview Mall in Kitchener; and  

 iXpress Route 200 - which provides express bus service between Conestoga Mall and the Ainslie 

Street Terminal in Cambridge.  

In addition to the bus service within proximity of the subject lands, two proposed light rail transit stops are 

within walking distance of the site. One stop will be located at the Waterloo Public Square, which is 

approximately 225 metres from the subject lands, and the other will be located at Willis Way and Caroline 

Street which is approximately 430 metres from the property. The LRT system will provide rapid transit service 

between Conestoga Mall in Waterloo and Fairview Mall in Kitchener and will connect to an adapted Bus 

Rapid Transit system with service to Cambridge. The LRT system is anticipated to be operational in the spring 

of 2018.   

With respect to active transportation, sidewalks are located along all streets adjacent to the subject lands.  In 

addition, the subject lands are very close to an existing multi-use trail, the Laurel Trail, which forms an 

important link in the city-wide active transportation network (the Trail is currently undergoing upgrades). 

Furthermore, nearby Erb and Regina Streets feature bike lanes.  King Street will also feature bike lanes after 

the King Street Improvements in Uptown Waterloo are completed.  

In summary, the subject lands are located within the core area of the City of Waterloo which is well 

supported by various forms of alternative transportation networks and active transportation systems, and is 

proximate to a broad range of uses. 

 

  



 
Planning Justification Report     11 
26-28 Dorset Street and 7 Princess Street West, City of Waterloo               April 2018 

2.3 Pre-Consultation  
A pre-application consultation meeting was held on October 12, 2017, to discuss the proposed Zoning By-

law Amendment to permit the redevelopment of 28 Dorset Street and 7 Princess Street and the retention 

of the existing building at 26 Dorset Street. A list of the technical requirements for the submission of a 

complete Zoning By-law Amendment application was provided by the City of Waterloo to support the 

application.  

The technical requirements to support the application are listed below: 

 Cover letter outlining contents of complete submission; 

 Zoning By-law Amendment Application Form; 

 Zoning By-law Amendment Fee (including Sign Fee); 

 Permission to Enter Form; 

 Source Protection Plan Screening Form; 

 , if required; 

 Planning Justification Report; 

 Urban Design Brief; 

 Transportation and Stationary Noise Study 

 Functional Servicing Report; 

 Site Plan; 

 Perspective Renderings and Floor Plans; and 

 Digital copy of all Reports and Supporting Information. 

The required reports/studies listed above have been completed and are included as part of this submission.  

A copy of the Record of Pre-Submission Consultation is included as Appendix A of this report.    
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3.0 DESCRIPTION OF 

PROPOSAL  

The following is a review of the proposed development for 26 and 28 Dorset Street and 7 Princess Street 

West in Waterloo, Ontario. 

3.1 Proposed Development  
The development proposal includes an eleven storey apartment building (approximately 38 metres in 

height) to be constructed immediately adjacent (and physically attached) to the existing five storey building 

at 26 Dorset Street. The proposed new building will replace the two existing structures at 7 Princess Street 

and 28 Dorset Street, both of which are vacant and in a state of disrepair. The new building will be situated 

on the site such that it is oriented to both Dorset and Princess Streets, with emphasis on the corner to 

maximize street presence.  The proposed site plan is enclosed as Figure 3. 

Edge Architects have designed a new eleven storey mixed-use building, with 59 units (89 bedrooms in total), 

with a mix of one bedroom, two bedroom and three bedroom apartment units, in a variety of sizes which 

will appeal to a broad demographic. It is particularly important to note the inclusion of such a wide array of 

unit sizes. The inclusion of 3 bedroom units has significant potential to appeal to families looking to live in 

the Uptown who desire an urban lifestyle, or younger growing families that prefer a unit within which their 

family can grow. The proximity of Waterloo Park, the Public Library and the Waterloo Memorial Recreation 

Complex all lend themselves to supporting families locating in the proposed building.  The continued 

attraction and retention of families in the Uptown is important as it helps to support existing schools within 

the neighbourhood and minimize risk of closure. 

In addition to the residential units, the proposed development will include ground floor commercial space, 

oriented to the corner of Princess and Dorset Streets. Parking for both the new building and the existing 

building will be shared, in a combination of underground and surface/covered parking. Access to the 

underground parking is proposed from Princess Street, while access to the covered/structured parking is 

proposed using the existing entrance from Dorset Street. The concept site plan proposes that the 

commercial space face the corner of Princess and Dorset Streets, with large windows, and options for 

multiple entrances, to assist in animating the pedestrian environment on both streets.  

The property slopes from Dorset Street east towards King Street. The grade change assists in locating the 

underground parking such that the majority of the structure is below grade. The main residential entrance 

to the new building is proposed facing Dorset Street, to distinguish it from the commercial entrance(s). The 

existing entrance to the building at 26 Dorset St remains on the south side of the building. 
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Figure 3: Proposed Site Plan 
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All of the dwelling units are located above the first storey, with the ground floor devoted to commercial 

uses, the main lobby and associated service areas (stairs, elevator and vestibule).   

The siting of the building along the two street frontages will help frame the site and the intersection, and 

will complement the recently constructed 8-storey mixed-use building at 14 Princess Street West. An 

attractive built form will be achieved through the use of high quality architectural design and appropriate 

streetscape treatments, consistent with the existing nature of Princess Street West and Dorset Street, whose 

transformation began with the 14 Princess building and the development of the Lions Brewery. The 

proposed building design is well articulated and made up of a variety of building materials and projections 

to provide visual interest to the streetscape and skyline. The contrast in building heights between the 

existing 5-storey building and the proposed 11-storey building also serves to provide visual interest and an 

appealing skyline. Further details on the design of the building and how it satisfies the Urban Design Manual 

are provided in the accompanying Urban Design Brief. A concept rendering is included below. 

Figure 4: Building Rendering 

 

Parking for the proposed development is in the form of underground and surface/covered parking. The 

development plan proposes 51 parking spaces. Due to the grade of Princess Street West, the parking located 

above the underground level appears above grade when viewed from the easterly limits of the property on 

Princess Street and at grade when viewed from Dorset Street. The majority of the parking located at or above 

grade is under the building, which assists in screening it from view of the two streets.  
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3.2 Overview of Supporting Reports  
mplete application requirements, a 

Functional Servicing Report and a Noise Feasibility Study were completed. An Urban Design Brief was also 

completed by MHBC and is included with the submission. Although not required as part of a complete 

development application, a Shadow Study was conducted to evaluate any shadow impacts resulting from 

the new development. The following summarizes the conclusions of the Functional Servicing and 

Environmental Nosie Assessment Reports and includes an assessment of the Shadow Study. The Shadow 

Study images are included in Appendix B to this report. 

3.2.1 Functional Servicing Report 

Stantec Consulting Ltd. prepared a Functional Servicing Report (FSR) in support of the proposed 

development. The analysis considered the existing site, which is approximately 0.17 ha with a coverage of 

36%. In the existing condition, surface runoff partially drains to the west/southwest and to the 

north/northeast. 

The proposed grading strategy will respect the existing grades along all property lines and provide barrier 

free access from Dorset Street to the vestibule and lobby of the new 11-storey building as well as barrier 

free access to the principal pedestrian building entrance for the existing 5-storey building. 

Water 

There are no major water distribution issues or constraints and individual pressure reducing devices should 

not be required. In terms of fire flow, it is expected that the existing municipal hydrant located at the 

southeast corner of Dorset St and Princess St W would be of sufficient size. With regard to water supply, 

the existing 100m diameter watermain in the Dorset St right of way will be of sufficient size to service the 

proposed development. 

Sanitary 

In terms of sanitary service, the existing 150mm diameter sanitary service from the existing building at 26 

Dorset St connecting to the existing 225mm diameter sanitary sewer in the Dorset Street right of way 

should be of sufficient size to service the proposed development. 

Storm 

The existing private storm sewer at 26 Dorset will be maintained to collect runoff from the roof, the drive 

aisle off Dorset St and the at grade parking spaces. Storms greater than the 5-year event will be directed off 

site as soon as possible, as per city policy. Runoff from the front of the property will be directed overland 

towards Dorset and Princess Streets. 

Additional grading, servicing and stormwater management details will be provided during detailed design 

through the Site Plan approval process. 
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3.2.2  Noise Feasibility Study 

Novus Environmental prepared an Environmental Noise Assessment in support of the proposed 

development. The Assessment reviewed the impact from transportation noise sources and the impact on 

the development from surrounding stationary noise sources, as well as the impacts, if any, generated by 

the proposed development on surrounding sensitive uses. 

With regard to transportation noise sources, the roads of interest including King Street North and 

Bridgeport Road West. Based on an assessment of the road noise, the following is recommended: 

 Ontario Building Code glazing is considered sufficient to meet indoor sound level criteria  the 

proposed development does not require upgraded glazing; 

 Forced air heating with the provision to add central air conditioning and a Type C Warning Clause 

will be required for the east façade  

The Assessment of stationary noise concluded that noise impacts from surrounding commercial uses were 

predicted to be at or below NPC 300 Guidelines limits. As a result, additional noise mitigation measures are 

not required. The Assessment recommends a Type E noise warning clause, consistent with Guideline 

requirements, to advise future purchasers/tenants that the surrounding stationary noise sources may be 

audible at times. 

3.2.3  Shadow Impact Study 

The City has established two guidelines for the consideration of Shadow Studies within the Urban Design 

Manual: 

1. As a principle, at least 50% or more of any property should not be shaded for more than two 
interval times (a 4 hour equivalency); or 

2. As a principle, at least 50% of any property should be in full sun for at least two interval times (a 
4 hour equivalency). 

The majority of the surrounding lands are commercial; however 14 Princess St is an 8-storey residential 

building directly across the street. The shadow study was produced in 3-dimensions to clearly indicate the 

dy also distinguishes between the existing shadows 

and the new shadows produced by the 11-storey building. 

The design of the proposed 11 storey building, with an articulated roofline and the positioning of the 

building on-site assists in reducing shadow impacts and moving shadows quickly across the landscape. 

March  

In March the shadows move quickly from the west side of Dorset Street along Princess Street towards King 

Street. The impact on surrounding lands is minimal and the shadow impacts are consistent with the 

Guidelines. In particular, the shadow moves from west to east across the façade of 14 Princess St. The west 

facing units are not impacted by shadows. The south facing units (that face Princess St) are in shadow for 

various parts of the morning and early afternoon, but not for more than the 4-hour equivalency as stated 
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eastern side of the building. By 4pm the shadows have moved further to the 

towards King St. 

June 

Shadows are typically shortest in summer. In this case, the shadows are minimal until the late afternoon 

when the sun begins to set in the west, casting shadows towards the east. There are no shadow impacts 

on 14 Princess St and there are minimal shadow impacts on the public realm, with the street being in full 

sunlight by 2pm. 

September 

Similar to the shadows cast in March, the west facing units are not impacted by shadows. The south facing 

units (that face Princess St) are in shadow for various parts of the morning and early afternoon, but not for 

more than the 4-

sunlight save for a few units at the far eastern side of the building. By 4pm the shadows have moved 

 

December 

Shadows are longest in the winter, when the sun in low in the sky. The shadows move from Dorset St in 

the west across the face of the 14 Princess St building and by 2pm, the majority of the units facing Princess 

St are in full sunlight.  

In conclusion, the design of the building is such that the shadows cast are slender and the modest height 

of the building results in shorter shadows. The shadows produced by the proposed development are 

consistent with th Urban Design Manual. 
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4.0 PLANNING ANALYSIS 

This section of the report reviews the applicable land use policy framework as it applies to the subject lands 

and how the proposal is consistent with and/or conforms to, this framework. 

4.1 Provincial Policy Statement, 2014 
 

The Provincial Policy Statement (

the efficient use of land, resources and public investment in infrastructure and public service facilities.  A mix 

of land uses is encouraged to provide choice and diversity. A variety of modes of transportation are 

promoted to facilitate pedestrian movement and reduce reliance on the automobile. Public transit is 

encouraged as a means of creating more sustainable and healthy communities. Generally, the PPS 

encourages development that will provide long term prosperity, environmental health and social well-

being. 

 

One of the key themes of the PPS is building strong, healthy communities and achieving efficient and 

resilient development patterns. Section 1.1.1 of the PPS provides that healthy, liveable and safe communities 

are sustained by: promoting efficient development and land use patterns; accommodating an appropriate 

range and mix of uses; avoiding development which may cause environmental or public health and safety 

concerns; avoiding development and land use patterns that would prevent the efficient expansion of 

settlement areas; and, promoting cost effective development patterns to minimize land consumption and 

servicing costs. 

 

Section 1.1.2 requires that within settlement areas, sufficient land shall be made available through 

intensification and redevelopment and, if necessary, designated growth areas. The PPS defines 

intensification as: 

 

 

 

a) Redevelopment, including the reuse of brownfield sites; 

b) The development of vacant and/or underutilized lots within previously developed areas; 

c) Infill development; and 

d)  

 

The subject lands are located within the Uptown Waterloo Urban Growth Centre as delineated by the 

Growth Plan for the Greater Golden Horseshoe.   In the context of Section 1.1.1, it is our opinion that the 

proposed development represents an efficient use of land and a cost-effective form of development.  In this 

regard, the development planned for 28 Dorset Street and 7 Princess Street will intensify two underutilized 
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lots in a designated commercial core in a manner that supports a mix of uses and minimizes land 

consumption. 

 

More specifically, the project intends to develop a site within an area targeted for intensification by the 

Province, the Region and the City (the Urban Growth Centre). The proposed development is also transit-

supportive, and it is anticipated that future residents and patrons will utilize existing Grand River Transit 

RT system to travel to destinations outside of Uptown. 

 

The following is a summary of other applicable policies in the PPS: 

 

PPS Section 1.1.3  Settlement Areas 

vitality and regeneration shall be promoted.  

 

 

uch as cities, towns, villages, and 

hamlets) that are: 

a) built up areas where development is concentrated and which have a mix of land uses; and 

b) lands which have been designated in an official plan for development over the long term 

planning horizon provided for in policy 1.1.2.  In cases where land in designated growth areas is 

not available, the settlement area may be no larger than the area where development is 

 

 

- Urban Boundary as delineated 

on Map 3a of the Region of Waterloo Official Plan, and is therefore consistent with this policy of the PPS.   

  

Policy 1.1.3.2. states that land use patterns within settlement areas shall be based on:  

a) Densities and a mix of land uses which: 

1. Efficiently use land and resources;  

2. Are appropriate for, and efficiently use, the infrastructure and public service facilities which are 

planned or available, and avoid the need for their unjustified and/or uneconomical expansion;  

3. Minimize negative impacts to air quality and climate change, and promote energy efficiency;  

4. Support active transportation;  

5. Are transit-supportive, where transit is planned, exists or may be developed; and  

6. Are freight-supportive.  

 

b) A range of uses and opportunities for intensification and redevelopment in accordance with the 

criteria in policy 1.1.3.3, where this can be accommodated. 

 

The proposal is for the redevelopment of an existing site, with existing roads, municipal services and 

available transit which results in the efficient use of land, resources and services. The building will be 

designed to a standard which will minimize negative impacts to air quality and climate change and promote 
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energy efficiency. Future residents of the building will have access to existing transit routes, including ION 

that provide access to significant areas of Waterloo and Kitchener.  Further, the site is located within easy 

walking distance of many goods and services within Uptown Waterloo thereby utilizing the existing sidewalk 

and trail system in the area.  

 

PPS Section 1.4.3  Housing  

This policy identifies that an appropriate range and mix of housing types and densities shall be provided to 

meet projected requirements of current and future residents of the regional market area. This should be 

achieved by permitting and facilitating all forms of housing and all forms of residential intensification 

including second units and redevelopment. New housing development should also be directed to where 

there are appropriate levels of infrastructure and public service facilities available. Densities that promote 

efficient use of land, resources, infrastructure and public services should be promoted.  

 

The proposed redevelopment supports residential intensification. The redevelopment of two existing 

detached dwellings to a 58 unit mixed-use building represents a more efficient use of land, resources and 

infrastructure. The proposed development offers a mix of one, two and three bedroom units in a compact 

housing form, plus offers ground floor commercial space that will assist in activating the two streets and the 

Uptown.  The ability to add the new building to the existing 5-storey building further represents an efficient 

use of land, by minimizing land consumption and reduced duplication between the two buildings (e.g. 

shared parking). 

 

PPS Section 1.6.7.5  Transportation  

This policy states that transportation and land use considerations shall be integrated throughout the 

planning process. The proximity of the site to transit services, including iXpress and two ION Transit Stations, 

which together provide access throughout Waterloo and into Kitchener further support the proposed 

development.  

 

Based on the above, it is concluded that the proposed Zoning By-law Amendment is consistent with 

the Provincial Policy Statement. 

 
 
 
 
 
 
 
 



 
Planning Justification Report     21 
26-28 Dorset Street and 7 Princess Street West, City of Waterloo               April 2018 

4.2 Growth Plan for the Greater Golden 

Horseshoe, 2017  
Pursuant to the Places to Grow Act, 2005

current version of the Growth Plan 

came into effect in May 2017 and applies to the Greater Golden Horseshoe (which includes the City of 

Waterloo).  The Growth Plan establishes a vision for the Greater Golden Horseshoe based on the principles 

of: building compact, vibrant and complete communities; economic competitiveness; protecting natural 

heritage resources and employment areas; wise use of land and resources; optimizing infrastructure and 

transit and directing growth to and intensifying existing Built-up Areas.  The Planning Act requires that 

decisions respecting planning matters conform to the Growth Plan. 

 

Section 2.2.1.4 of the Growth Plan states that applying the policies of the Growth Plan will support the 

achievement of complete communities that feature a diverse mix of land uses, including residential and 

employment uses, and convenient access to local stores, services, and public service facilities. Complete 

communities are defined as: 

 

Places such as mixed-use neighbourhoods or other areas within cities, towns, and settlement areas 

that offer and support opportunities for people of all ages and abilities to conveniently access most 

of the necessities for daily living, including an appropriate mix of jobs, local stores, and services, a 

full range of housing, transportation options and public service facilities. Complete communities are 

age-friendly and may take different shapes and forms appropriate to their contexts. 

 

is within Urban Growth 

Centres as outlined in Section 2.2.3 of the Growth Plan 

 

The subject lands are located within an Urban Growth Centre (Uptown Waterloo) which is characterized by 

a range of land uses and transportation options that are consistent with the objectives of complete 

communities.  In our opinion, the proposed development will enhance this area by intensifying 

underutilized lands in a manner that provides convenient access to retail businesses, personal and 

professional services, and employment. Furthermore, the future residents of the building will support the 

local businesses in the Uptown, contributing towards its economic vitality. 

 

In additi

 within 500 metres of two ION Transit 

Stations. Although the recently adopted OPA 14 does not identify a Transit Station Area within Uptown, the 

proximity of the subject lands to the two ION stations signifies that this part of Uptown functions in the same 

manner. In that regard, and in accordance with Section 2.2.4 of the Growth Plan, within all major transit 

station areas, development will be supported, where appropriate, by:  

 Planning for a diverse mix of uses to support existing and planned transit service levels; and 

 Providing alternative development standards, such as reduced parking standards.  
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Section 2.2.4 also states that lands adjacent to or near existing and planned frequent transit should be 

planned to be transit-supportive, supportive of active transportation and provide a range and mix of uses 

and activities. It is our opinion that the proposed mixed-use development is well situated to take advantage 

of and support alternative transportation options, and represents a transit-supportive development.  

 

Section 4.2.10 of the Growth Plan states that upper- and single-tier municipalities will develop policies in 

their official plans to identify actions that will reduce greenhouse gas emissions and address climate change 

adaptation goals, aligned with the Ontario Climate Change Strategy, 2015 and the Climate Change Action 

Plan, 2016.  These policies are to address several strategic objectives including reducing dependence on the 

automobile and supporting existing and planned transit and active transportation. As noted, there are 

extensive existing and planned transit and active transportation systems within Uptown Waterloo.  The 

existence of these alternative transportation options helps to reduce dependence on the automobile. 

 

In conclusion, the subject lands are located in Uptown Waterloo close to a range of commercial, office and 

residential uses, as well as an established network of public transit and active transportation facilities.  The 

proposed development will add residential and commercial uses to the Uptown, which will contribute 

towards the principle of a complete community and will assist the City in achieving and exceeding the 

minimum Growth Plan targets.   

 

In light of these considerations and our assessment of this project in relation to Growth Plan policies, it is 

our opinion that the proposed development conforms to the Growth Plan for the Greater Golden 

Horseshoe.  
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4.3 Regional Official Plan, 2015 
was approved by the Ministry of Municipal Affairs and Housing, 

with modifications, on December 22, 2010 and approved with amendments by Oral Decision of the Ontario 

Municipal Board on June 18, 2015.  

4.3.1 Urban Areas and Urban Growth Centres 

The subject lands are located within the Urban Area of the City of Waterloo and are designated Urban 

Figure 5).  The boundaries of 

the Urban Growth Centre designated in the ROP is consistent with the Urban Growth Centre identified in 

the Growth Plan for the Greater Golden Horseshoe. 
 

Section 2.B of the Growth Plan indicates that the lands included within the Urban Area are intended to 

portion directed to the existing Built-

up Area through reurbanization.  Focal points for reurbanization include the Urban Growth Centres, Major 

Transit Station areas, Reurbanization Corridors and Major Local Nodes. These focal points will make better 

use of existing urbanized land and infrastructure and reduce development pressure on farmland and other 

sensitive areas. 
 

Section 2.D.1 of the ROP sets out general development policies for the Urban Area. In summary, 

development occurring within the Urban Area is to be planned and developed in a manner that: supports 

the Planned Community Structure; is serviced by a municipal drinking-water supply system and a municipal 

wastewater system; contributes to the creation of complete communities with development patterns, 

densities and a mix of land uses that supports walking cycling and the use of transit; protects the natural 

environment; conserves cultural heritage resources; and respects the scale, physical character and context 

of established neighbourhoods where reurbanization is planned to occur. 

 

Figure 5: Region of Waterloo Official Plan Map 3A 
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The proposed development satisfies the Urban Area development policies for the following reasons: 
 

 The subject lands will result in the reurbanization of lands located within the Urban Growth Centre. 

The Urban Growth Centre is identified as an area intended to accommodate intensification; 

 The proposed development will contribute to a pedestrian friendly environment by locating the 

building close to both Dorset and Princess Streets, the inclusion of pedestrian connections to both 

sidewalks and the location of the building in an area with a broad range of existing uses; 

 The proposed development supports the use of transit as the subject lands are well-located with 

respect to existing Grand River Transit bus routes and within 400 metres of two ION Transit Stations 

(Willis Way/Caroline and Public Square); 

 The proposed development has been designed to sensitively integrate into the Uptown Waterloo 

community;  

 The proposed development will benefit from convenient access to community services, other 

employment, residential, retail, and commercial uses ensuring that users of the site will be able to 

walk and cycle to a wide range of destinations. 

 

With respect to Urban Growth Centres, Section 2.D.3 of the ROP sets out that Urban Growth Centres are to 

this designation is to be planned to achieve a minimum gross density of 200 residents and jobs combined 

per hectare. Section 2.D.3 also states that Urban Growth Centres are to be planned and developed:  

 to accommodate a significant share of population and employment growth;  

 as a focal point for institutional, human services, commercial, recreational, cultural and 

entertainment land uses;  

 accommodate Major Transit Station Areas; and  

 serve as high density major employment centres;  

 

The proposed development will assist the City and Region in achieving and/or exceeding the minimum 

intensification target and is located in an area planned for intensification. 

4.3.2 Transit Oriented Development 

Given the proximity of the subject lands to two rapid transit stations, an Existing Transit Corridor (King Street) 

and a Planned Transit Corridor (Erb Street and Bridgeport Road), the Transit Oriented Development policies 

to be considered in the review of a development application on or near existing or planned rapid transit.  

These policies ensure that development addresses the following objectives:  

 

 Creates an interconnected and multi-modal street pattern that encourages walking, cycling or the 

use of transit and supports mixed-use development;  

 Supports a more compact urban form that locates the majority of transit supportive uses within a 

comfortable walking distance of the transit stop;  

 Provides an appropriate mix of land uses that allows people to walk or take transit to work and 

provides for a variety of services and amenities;  
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 Promotes medium and higher density development as close as possible to the transit stop; fosters 

walkability by creating pedestrian-friendly environments; and 

 Supports a high quality public realm to enhance the identity of the area and create gathering points; 

and provides access from various transportation modes to the transit facility. 

 

The proposed development will result in both residential and commercial uses within a comfortable walking 

distance of two rapid transit stations (approximately 250 metres to the Waterloo Public Square LRT station 

stop and 430 metres to the Willis Way / Caroline Street LRT station stop). Convenient pedestrian connections 

to the municipal sidewalk network will also be provided on the site to ensure future residents enjoy safe 

access to transit stops.  Further, the subject lands are located in a mixed-use area of the City so future users 

of the site will have the option to walk or cycle to a range of destinations, including commercial, employment 

and cultural uses.   Accordingly, in our opinion, the proposal is consistent with the aforementioned TOD 

objectives 

4.3.3  Region of Waterloo Official Plan Summary 

In light of these considerations, it is our opinion that the proposal conforms to the Regional Official 

Plan.  
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4.4 City of Waterloo Official Plan 

The Official Plan sets out principles, objectives and policies designed to direct the form, extent, nature and 

rate of growth and change within the City to 2031. The following outlines the applicable Schedules as 

contained in the Official Plan: 

 

- Schedule A   Land Use Plan: Commercial 

- Schedule A1   Commercial Land Uses: Uptown Commercial Core 

- Schedule B   City Structure: Primary Node 

- Schedule B1   Height and Density: High Density, 81 Metres 

-  Uptown Waterloo Urban Growth Centre: Uptown Commercial Core 

- Schedule G  - Road Allowances: Princess Street  18 metres  

4.4.1.  Urban Growth Centre 

The Official Plan identifies a hierarchy of designated Nodes and Corridors that are anticipated to 

erarchy is set 

 (City Structure) of the Official Plan, which identifies the subject lands as being located 

within the Uptown Waterloo Urban Growth Centre). 

 

Section 3.6.1 of the Official Plan states that the Uptown Waterloo Urban Growth Centre is to be planned to 

accommodate a wide range of commercial, employment, social, cultural, entertainment, accommodation, 

open space, recreational, institutional and residential uses.  Further, Section 3.7 describes that this area will 

be planned to: 

 Serve as a focal point for investment in a broad range of uses, including employment uses; 

 Accommodate and support major transit, pedestrian and cyclist infrastructure; 

 Function as a high density major employment centre; 

 Achieve a minimum gross density target of 200 persons and jobs per hectare by 2031 (consistent 

with the policies of the Growth Plan and the ROP); and  

 Accommodate and conserve cultural heritage resources. 

The proposed new building includes both commercial and residential uses, contributing towards the wide 

range of uses within Uptown and assisting the City in achieving and/or exceeding the minimum density 

target.  

4.4.2 Uptown Commercial Core  

The Official Plan contains a comprehensive commercial framework that includes a range of commercial 

land use designations which are intended to fulfil distinct commercial functions.  Schedule A  designates 

the property Commercial and, more specifically, on Schedule A1  (Commercial Land Uses) identifies the site 

as being within the Uptown Commercial Core (Figure 6).   
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Figure 6 - Uptown Commercial Core 

 

Land use policies for the Uptown Commercial Core are set out in Section 10.2.2.1 of the Official Plan.  

 

 

development as a vital component of the Ci

planned to serve as a government, institutional and cultural centre for the City, supported by 

regional-serving retail, office, entertainment, recreation and tourism activities together with 

residential  

 

will be planned to provide for a vibrant and human-scaled 

environment, with a range of uses providing support for public transit and other transportation alternatives 

to the automobile. Architectural integrity, heritage conservation and opportunities to improve access to 

open space will be key considerations in planning for the growth of a vital Uptown Commercial Core.  

 

To achieve this vision for the Uptown, a wide range of commercial, employment, entertainment, 

accommodation, institutional, residential and community uses, are contemplated. The subject proposal, 

 

 

As noted above, the lands are designated 

contemplates buildings up to 81 metres in height, with a maximum residential density of 750 bedrooms per 

hectare. This designation is intended to accommodate the most intense developments throughout the city. 

The proposal for an 11-storey mixed-use building with a density below 750 bedrooms per hectare conforms 

to the High Density designation. 
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4.4.3 Parking 

Policies related to the provision of parking are provided under Sections 3.6.6 and 6.6 of the Official Plan.  

Section 3.6.6 discusses parking within designated Nodes and Corridors. As noted above, the subject lands 

are located within the Uptown Waterloo Ur

According to Section 3.3.6:  

 

The City will plan for appropriate, well designed public parking opportunities in designated Nodes 

and Corridors, and will plan for reduced reliance on the automobile by implementing transportation 

demand management and supporting transit and active transportation. In planning for the 

appropriate type and amount of parking in Nodes and Corridors, the policies included in the 

Transportation Chapter of this Plan, specifically section 6.6 shall be considered in addition to the 

following: 

 

(3) Parking requirements will be defined in the Zoning By-Law and may include provisions for:  

(a) Minimum and maximum amount of parking to be provided, including maximum limits on 

surface parking.  

(b) Reduced parking standards that may be permitted where sharing of parking facilities or areas is 

feasible, transit service is readily available and/or there is a demonstrated community benefit that 

supports a parking reduction. 

 

The Region and City have provided many transit and active transportation opportunities within the Uptown 

Waterloo Urban Growth Centre which support a reduced reliance on the automobile and reduces the 

necessity for parking on the subject lands. In addition, the City operates several surface parking lots in the 

immediate area (at the library, Regina and Bridgeport Streets) as well as surface parking spaces on Dorset 

Street, immediately adjacent to the subject lands. These spaces can provide short term parking options for 

visitors to the building and for those requiring vehicular access to the commercial use(s).  

 

With respect to the specific parking policies provided under Section 6.6 of the Official Plan, Section 6.6.1 (5) 

is particularly relevant to this application and provides that: 

 

To encourage walking, cycling and transit movement as preferred modes of travel, the City may 

consider defining and applying through the Zoning By-Law, parking standards that: 

(f) Apply reduced vehicular parking requirements for development, giving consideration to 

access to transit, potential for shared parking, potential for small and/or micro spaces and/or 

other considerations that the City may deem appropriate. 

 

In our opinion, the lands are well suited for a reduced parking requirement and such a reduction would be 

consistent with the policies in the Official Plan. Please see Section 4.5.2.4 of this report for further rationale 

regarding a reduction in the required parking. 
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4.4.4.  Bedrooms per Hectare 

The Official Plan regulates residential density through bedrooms per hectare rather than units per hectare, 

which is 

density into four categories, or designations: 

 Low Density Residential, with a maximum density of 150 bedrooms per hectare; 

 Medium Density Residential, with a maximum density of 450 bedrooms per hectare; 

 Medium-High Density Residential, with a maximum density of 600 bedrooms per hectare; and 

 High Density Residential, with a maximum density of 750 bedrooms per hectare. 

The subject lands are designated High Density, 81 Metres and as such, the High Density Residential 

maximum density applies. The proposed development, which results in a density of 685 bedrooms per 

hectare (both buildings combined) is consistent with the policy direction and is below the maximum 

permitted in the Official Plan. As will be discussed further in Section 4.5.1 of this Report, the regulation of 

density in bedrooms per hectare in the zoning by-law is appropriate for the subject lands. 

In terms of height, the proposed new building is 11 storeys (38 metres) which is well below the maximum 

permitted in the Official Plan (81 metres). 

4.4.5 Princess Street Road Widening  

Table 5-2 of the Official Plan identifies the planned Road Allowances for different City roads and lanes. With 

is 18.0 metres. Section 5.4.7(3) of the Official Plan states that: 

 

Where it is determined that the existing road allowance is less than the designated road allowance 

shown -2, the difference between the existing road allowance and the 

ultimate road allowance will constitute the extent of the widening to be dedicated to the City, 

subject to policies 5.4.7(5) and 5.4.7(6) where applicable.  

 

The estimated current road allowance is approximately 12.0 metres, resulting in a difference between the 

existing and ultimate road allowance of 6.0 metres. Section 5.4.7(7) provides guidance on how road 

widening widths are determined:  

 

The normal dedication will consist of one-half of the ultimate road allowance less the width of the 

existing road allowance measured to the centreline of the original road allowance.  

 

The estimated width of the road allowance from the centreline of Princess Street West to the lot line is 6.0 

metres. As such, an estimated road widening of 3.0 metres would be required. However, Section 5.4.7(5) 

provides for some flexibility to accommodate unique circumstances. More specifically, it states that: 

  

 The City may modify the extent of the widening to be dedicated where: 

(a) It is not feasible or desirable (as determined by the City) to widen an existing road allowance to 

the widths set out in Table 5-2 due to significant adverse impacts on: 
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i. Existing land uses 

ii. The natural environment 

iii. An existing streetscape 

iv. A known cultural heritage resource 

In such cases, a narrower road allowance may be considered at the discretion of the City. 

 

There are two heritage properties in the immediate area that define the streetscape:  

 59 King Street North, a designated property, located at the northwest corner of Princess 

and King Streets; and 

 55-57 King Street North, a listed property, located at the southwest corner of Princess 

and King Streets 

  
Photo 7: The Huether Hotel and Lions Brewery on 
the north side of Princess Street (59 King St N) 

Photo 8: 55-57 King Street North as seen from 
Princess Street 

 

The two buildings on the above noted properties are located immediately adjacent to the street line on 

Princess Street West. Unless either building is demolished and redeveloped, it is unlikely that Princess 

Street will be reconstructed and widened. The other buildings along the south side of Princess Street are 

also located immediately adjacent to the street line, resulting in a streetscape that is consistent leading 

west from King Street (see photo below). 
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Photo 9: View of Princess Street streetscape 

As is evident from the photo, buildings on both sides of the street are located at or very near the street 

line. Despite this, there is still room within the road allowance for sidewalks on both sides of the street, as 

well as on-street parking on the south side of Princess Street. It should also be noted that the street lights 

and hydro poles are located on the north side of Princess Street. Neither appeared to restrict the 

placement of the building at 14 Princess Street close to the street line. 

The proposed development, with a 0 metre yard adjacent to Princess Street (as permitted in the C8 Zone) 

will maintain that streetscape. It is our understanding that city staff considered the existing streetscape in 

relation to the heritage building on the north side of Princess Street West and did not require a road 

widening for the development at 14 Princess Street West, which is also located adjacent to the street. The 

character of this section of Princess Street is defined by the positioning of the buildings and narrower road 

allowance. It establishes a feel similar to other older sections of downtown areas in Ontario.  In our opinion, 

the widening of the street and positioning of the buildings further from the travelled portion of the road 

would negatively impact the character that has historically been established. 

As such, to maintain the existing streetscape established by cultural heritage resources on both sides of 

Princess Street, the existing buildings and to be consistent with the allowance made for the development 

at 14 Princess Street, it is appropriate for Council to consider eliminating the road widening requirement 

on Princess Street West for the subject lands.  

4.4.6  City of Waterloo Official Plan Summary 

In our opinion, the proposed development conforms to the City of Waterloo Official Plan, and achieves the 

planned function of the Uptown Commercial Core designation. 
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4.5 City of Waterloo Zoning By-law 1108 
The lands are zoned Commercial Eight-25 (C8-25) in the City of Waterloo Zoning By-law 1108 (see Figure 

7). The C8 zone predates .   The C8 zone 

permits a broad range of uses, reflective of its use as the main commercial zone within the Uptown. More 

specifically, the following are permitted: 

 Auditorium 

 Bank or Trust Company 

 Commercial Recreation 

 Commercial School 

 Funeral Home 

 Hotel 

 Nursery School 

 Office 

 Parking Facility 

 Personal Service Shop 

 Picture Framing 

 Private Club or Lodge 

 Restaurant (including take-out, but not drive-in) 

 Retail Store 

 Taxi-Dispatch (office only) 

 Video/Pinball Amusement Centre 

 Dwelling Units in Storeys above the first Storey 

 

The proposal for a mixed-use building, containing ground floor commercial uses and dwelling units located 

above the first storey is consistent with the permitted uses in the C8 zone. No changes to the permitted uses 

are required for the development  the development is permitted under the current zoning. 
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Figure 7: Zoning By-law 1108 C8-25 Zone 

 

 

 

4.5.1 Density 

As noted above, the C8 zone pre-

Plan made (as compared to the previous Official Plan) was to change the manner in which residential density 

is measured. The previous Official Plan (and the C8 zone) measured density in units per hectare, whereas the 

current Official Plan measures residential density in bedrooms per hectare. The City is currently reviewing its 

Zoning By-laws and has released two Drafts to date. The most recent draft of the new Zoning By-law 

measures density in bedrooms per hectare.  However, until such time as a new Zoning By-law is in force and 

effect, the existing provision that measures residential density in units per hectare continues to apply. The 

proposed development seeks to change the manner in which density is measured, to bedrooms per hectare, 

consistent with the Official Plan. As noted earlier, the High Density, 81 Metres  designation permits up to 

750 bedrooms per hectare for residential uses. The application proposes to apply that maximum density for 

the subject lands through a site specific provision. No changes to the Official Plan are required and the 

applicant is not seeking density bonusing.  

 

Given the location of the subject lands within the Primary Node and Urban Growth Centre, as well as the 

proximity of alternative forms of transportation, the lands are ideally suited for high density development. 

The addition of residents in this location will support existing businesses within the Uptown, as well as 

reduce reliance on the automobile. Furthermore, the height and massing of the building is appropriate for 

the location  the proposed density does not result in a tall tower. The proposed 11-storey building (approx. 

36 metres tall) is well below the permitted height of 25 storeys / 75 metres. As such, it is appropriate to 
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regulate density in bedrooms per hectare and further, to permit a maximum density of 750 bedrooms per 

hectare consistent with the Official Plan. 

4.5.2 Commercial Eight (C8) Zone Performance Standards 

The C8-25 zone applies to a large portion of the Uptown Commercial Core and is intended to both permit 

a broad range of uses and facilitate an urban built form. The following chart outlines the applicable 

performance standards and how the proposed development complies: 

 

Site Data 
28 Dorset Street, Waterloo, Ontario 

Data Required Proposed 
Zoning C8-25 C8-25 
Front Yard (m) 0 m 0 m 
Flankage Yard (m) 0 m 0 m 
Princess St Streetline Setback (m) 9.0 m from centreline 6.0 m from centreline 
Side Yard 0 m 4.5 m to the building 

 
0 m to the parking structure 

Rear Yard 4.5 m 
 

0 m for underground (8.12.6.1) 

4.5 m to the building 
 

0 m for underground parking 
structure 

Density  
Density 250 units/ha 750 beds/ha 
Units (max) 41 69 
Bedrooms (max) -- 104 
Floor Area Ratio 4.0 4.61 

Parking 
Commercial parking 2.15 sp/100 m² = 5 0 
Residential parking 1 sp/unit = 70 0.74 sp/unit = 51  
Bike Parking -- 36 

 

In addition to the conversion of the residential density measurement from units/ha to bedrooms/ha, the 

proposed development requires the following relief: 

1. A to 6.0 metres 

2. An increase in the maximum Floor Area Ratio from 4.0 to 4.61 (both buildings combined) 

3. A reduction in the commercial parking rate from 2.15 sp/100 m² to no commercial parking 

requirement 

4. A reduction in the residential parking rate from 1 sp/unit to 0.72 sp/unit 

  

4.5.2.1  

As noted earlier, the Official Plan requires a road widening for Princess Street. We noted that the buildings 

along Princess Street, between Dorset Street and King Street North are located directly adjacent to the street 

line, with no front yard setbacks. In the case of the north side of Princess Street, one of the buildings is a 
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heritage building which is unlikely to be removed and the other was recently constructed (14 Princess Street) 

and can be reasonably expected to remain on the lands for several decades. In the case of 14 Princess Street, 

and as noted earlier in this Report, the City did not require a road widening, despite opportunities to do so 

through planning applications. Furthermore, the south side of Princess Street includes a listed heritage 

building (55-57 King Street North) and other older commercial buildings that have established a similar 

streetscape. 

Given the location of the existing buildings along Princess Street and at the corner of Princess Street and 

King Street North and the existing streetscape, it would appear the ability to reconstruct and widen the road 

are limited. Furthermore, the narrow nature of the street is part of its character and appeal. Despite the 

narrow width, the street is pedestrian friendly, has on-street parking and can accommodate cyclists wishing 

to access either the bike lanes on King Street or destinations west of Dorset Street. As such, the zoning by-

law amendment application requests that the street line setback requirement not be required for the subject 

lands. 

4.5.2.2 Maximum Floor Area Ratio 

The C8 zone imposes a maximum floor area ratio of 4.0. The application seeks an increase to the floor area 

ratio to 4.61, which includes the existing building at 26 Dorset. The C8 zone does not require front, flankage 

or side yard setbacks and as such, many buildings within the zone are built to the lot line, with either parking 

in the rear, or within a structure. The C8-25 zone permits buildings up to 25 storeys (75 metres) in height. In 

this regard, the height and residential density permissions are inconsistent with the maximum floor area 

ratio restriction. It would be very difficult for a proposal to achieve (or come close to) the maximum height 

and/or density and still comply with the floor area ratio provision, particularly when it must include 

structured parking (due to the high water table). Given the desire for the City to realise intensification and 

redevelopment within the Urban Growth Centre, the desire of the Region to intensify areas near ION Stations 

and the fact that the proposed building for the subject lands is less than half of the current permitted height, 

it is appropriate to permit a minor increase in the maximum floor area ratio. In our opinion, the proposed 

building does not represent an overbuilding of the site and is compatible with surrounding development in 

terms of both height and scale.   

4.5.2.3 Commercial Parking  

As noted earlier, the development includes ground floor commercial space, consistent with the Uptown 

Commercial Core designation and the C8 zone. With regard to commercial parking, and given the size of 

the commercial floor space, the by-law would require 6 spaces in addition to the spaces required for the 

residential units.  

proposed development is well situated to take advantage of available alternative transportation options, 

including transit, cycling and walking. Like many businesses in the Uptown, it is expected that most visitors 

to the commercial use(s) will arrive on foot or bicycle. Those that do drive into the Uptown to patronize the 

businesses typically use one of the many available parking lots operated by the city, which provide free two 

hour parking. Further to those lots, several of which are located within a short walk, there are dedicated on-

street parking spaces on Dorset Street immediately across from the subject lands, as well as on-street parking 

on Princess Street. As such, in our opinion, and consistent with Official Plan policy, the proposed commercial 

uses do not require dedicated parking spaces. 
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4.5.2.4 Residential Parking  

The C8 zone requires 1 parking space for each residential unit. The performance standards within the C8 

zone were developed prior to many of the new policies that now exist at the provincial and municipal level 

which encourage a reduced reliance on the automobile. Further to that, the ION LRT project had not yet 

been approved. In light of the policy direction to reduce reliance on the automobile and given the location 

of the subject lands in the heart of Uptown Waterloo, where alternative transportation options are readily 

available, it is appropriate to consider a reduced parking requirement for the proposed residential units. The 

two buildings, combined, include 70 units. The proposed development includes a total of 51 parking spaces, 

representing 0.72 parking spaces per unit. As such, approximately 28% of the units would not have a 

dedicated parking space. Similar to the rationale supporting a reduction in the commercial parking rate, the 

location of the proposed development lends itself to supporting a lifestyle without an automobile:  

 There are several transit options nearby that provide access throughout Waterloo and Kitchener to 

both employment, commercial and other destinations,  

 There are significant commercial amenities and uses satisfying the day-to-day and week-to-week 

needs of future residents, 

 There are alternative options for automobile usage such as car share,  Uber and other related ride 

hailing services that place less reliance on individual automobile ownership, particularly within an 

urban centre,  

 There are many employers located in Uptown Waterloo allowing future residents to walk or cycle 

to work, and 

 The recent changes to King Street, south of Bridgeport Road make it easier to walk and cycle in the 

Uptown. 

All of the above support a minor reduction in the required parking. Residents interested in one of the units 

without a parking space will purchase or rent the unit with full knowledge of that limitation. As such, they 

would not move into the building while owning a vehicle, unless they had made arrangements to 

permanently park the vehicle elsewhere. As such, there should be no negative impact on surrounding 

streets as a result of residents needing to park their vehicle. 

4.5.3  Zoning By-law Amendment Summary 

The proposed development and required Zoning By-law Amendment implement the policies of the Official 

Plan. Many of the changes required to the C8 zone are influenced by the new policy direction at the 

provincial and municipal level, which are not yet refle -law. The change in density 

measurement to bedrooms per hectare and the minor increase in floor area ratio do not result in a building 

that is out of character  the development is well below the maximum height and density in the Official 

Plan. Rather the 11-storey building complements the 8-storey building directly across the street and offers 

an interesting transition from the existing 5-storey building on site. The requested reductions in parking 

reflect the growing availability of alternative transportation options in the Uptown and are appropriate for 

the subject lands. The yard setbacks all comply. In conclusion, the proposed development represents good 

planning and will be a positive addition to the Uptown. 
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4.6 City of Waterloo Draft Comprehensive 

Zoning By-law  
The City of Waterloo is reviewing its Zoning By-laws, as required by the Planning Act, to update them and 

bring them into conformity with the Official Plan. To date, the City has released two Drafts of the By-law, 

the most recent of which was in April 2017. Although the By-law has not been approved by Council and it 

is anticipated that a third version of the By-law will be released in 2018, we have reviewed the proposed 

development in the context of the draft regulations as the draft By-law reflects potential future regulations 

for development in the City. 

In the second draft of the Comprehensive Zoning By-law, the lands are zoned Uptown Commercial Core-

40 (U1-40). The U1 zone permits a broad range of uses, reflective of the Uptown Commercial Core 

designation. Both commercial and residential uses are permitted and as such, no additional land uses 

would be required to permit the proposed development. The following table outlines the differences in 

performance standards between the current C8-25 zone and the proposed U1-40 zone. 

Regulation C8-25 Zone U1-40 Zone 
Front Yard / Street Line 0 m (except as required for 

Princess St where a setback of 9 
m from the centreline of the 

road is required) 

4.0 m (min) 
 

75% of building façade within 
6.0 m 

Flankage Yard / Street Line 0 m (except as required for 
Princess St where a setback of 9 

m from the centreline of the 
road is required) 

4.0 m (min) 
 

75% of building façade within 
6.0 m 

Side Yard 0 m 1.5 m 
Rear Yard 4.5 m 4.5 m 
Amenity Area 5 m2 per unit 3 m2 per bedroom 
Parking (Commercial) 2.15 sp/100 m2 of Building Floor 

Area 
4.0 sp/100 m2 of Building Floor 
Area (subject to 50% reduction) 

Parking (Residential) 1 sp/unit 1.25 sp/unit (subject to 50% 
reduction) 

Visitor Parking N/A 0.1 sp/unit 
Height 25 storeys/75 m 12 storeys/40 m 
Density  4.0 FAR / 250 units/ha 150 bedrooms/ha (min) 

500 bedrooms/ha (max) 
Tower Separation N/A 15 m from a tower on the same 

lot 
7.5 m from an interior lot line 

Horizontal Tower Dimension N/A 35 m 
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4.6.1  Property Setbacks 

The above table demonstrates that the performance standards in the Draft By-law are substantially more 

restrictive for the subject lands. Notably, the substantial increase in street line setbacks and the inclusion of 

a side yard setback will make intensification of core area properties much more difficult, particularly those 

within the Uptown Commercial Core which are generally smaller. We note the By-law does make 

exception for certain properties fronting onto King or Regina Streets, however the depth of the Uptown 

Commercial Core is much greater. The ability for Uptown to grow and expand beyond a King Street focus 

will be severely compromised by such regulations. Further, the imposition of street line setbacks in an area 

which has historically developed with buildings at or very close to the street will result in fragmented 

streetscapes with newer buildings much further back than older buildings. Princess Street is an example of 

such a scenario. The subject proposal would require a minimum 4.0 m setback, however all other buildings 

remain at or near the street line. Although the By-law is only in draft form, the direction for the new 

regulations would make it extremely difficult to develop the subject lands, despite the consolidation of 

three parcels of land. 

4.6.2  Height and Density 

The proposed U1-40 zone reduces the permitted height for the subject lands from 25 storeys and 75 m to 

12 storeys and 40 m. The proposed height is approximately half of what is currently permitted on site and 

less than half of what the Official Plan permits (81 metres). It is not clear what the intent of such a 

restriction is, however it will have significant implications for many redevelopment proposals in the 

Uptown, including the subject lands. Although the subject proposal is only 11 storeys in height, the 

flexibility afforded through the current zoning allows for a variety of site designs, particularly with regard to 

parking. The high water table presents significant challenges resulting in the need for many projects to 

utilize above grade structured parking. The proposed reduction in height will result in a significant 

reduction in units and bedrooms, contrary to the goals established by the Province and Region. 

As noted earlier, the City, through its Official Plan has shifted the measurement of density from units per 

hectare to bedrooms per hectare. The Official Plan permits a maximum density of 750 bedrooms per 

hectare for the subject lands. However, the proposed U1-40 zone reduces the maximum by 33% to 500 

bedrooms per hectare. The significant reduction in density negatively impacts the ability of developments 

to proceed given the high cost of land in Uptown and the challenges with developing in a core area.  

4.6.3  Tower Separation  

The current zoning by-law, outside of the Northdale neighbourhood, does not contain specific regulations 

for tower development. The proposed by-law includes tower separation and horizontal tower dimension 

regulations which would apply to the subject lands. Since there is only one tower proposed for the subject 

lands, the setbacks to the external lots lines would apply. In this case, the tower would require a 7.5 metre 

setback from both the side and rear lot lines.  

The subject lands (28 Dorset Street and 7 Princess Street) are only 19 metres wide. The resulting 4 metre 

streetline setback requirement and 7.5 metre tower separation would result in an undevelopable parcel. 
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4.6.4 Conclusion 

The proposed Uptown Commercial Core-40 (U1-40) zone will have significant implications for the future 

development of the subject lands and many other properties in the Core. Although the applicant has 

submitted their zoning by-law amendment application under the current C8-25 zone, the proposed 

changes reflected in the U1 zone would result in the lands being severely compromised, with significant 

reductions in height and density and new setback regulations that render many Uptown properties, 

including the subject lands, undevelopable. Such an approach is contrary to the overarching goals and 

an which encourages redevelopment and intensification, particularly in 

locations close to higher order transit and a mix of uses. 
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5.0 CONCLUSION 
 

 

This Planning Justification Report concludes that the proposed Zoning By-law Amendment application for 

26-28 Dorset Street and 7 Princess Street West to permit an 11-storey mixed-use building represents good 

planning for the following reasons:  

 

1. The proposal is consistent with the Provincial Policy Statement. The proposed development makes 

efficient use of municipal infrastructure through appropriate intensification within 

Node and Urban Growth Centre. 

2. The proposal conforms to the Growth Plan for the Greater Golden Horseshoe. It represents redevelopment 

and intensification within the Built-Up Area, and more specifically, contributes towards achieving and 

potentially exceeding the minimum density targets for the Uptown Urban Growth Centre.  

3. The proposed development conforms to the Region of Waterloo Official Plan. The proposed development 

introduces a mix of units within close proximity to several transit routes and within walking distance of 

the ION stations at the Waterloo Public Square and Caroline/Willis Way. 

4. The proposed development conforms to the City of Waterloo Official Plan and more specifically, the 

policies guiding development within the Urban Growth Centre and Uptown Commercial Core. The 

development is located within an area planned for redevelopment and significant intensification and 

provides a unit mix and mix of uses that will assist in activating this part of Uptown and continue the 

expansion of supporting businesses that serve those who live and work there. Furthermore, the future 

residents represent future patrons of those businesses and will contribute to the overall economic vitality 

of Uptown. 

5. The proposed 11-storey building is compatible with the surrounding neighbourhood, both in terms of 

built form and architectural design.  

6. Urban Design Manual as detailed in the 

associated Urban Design Brief.  

7. Sufficient municipal services exist to support the proposed development. 

8. Noise mitigation can be achieved to comply with the Regional Guidelines and NPC 300. 

9. The lands are zoned for the proposed development. The requested changes to the Commercial Eight 

(C8) 

policies.  
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Respectfully submitted, 

MHBC  

       

Carol Wiebe, BES      Trevor Hawkins, M.PL, MCIP, RPP 

Partner        Senior Planner 
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Appendix A 
Record of Pre-Submission Consultation 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 















 
Planning Justification Report     43 
26-28 Dorset Street and 7 Princess Street West, City of Waterloo               April 2018 

Appendix B 
Shadow Study 

 








































