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1.0   INTRODUCTION  
MacNaughton Hermsen Britton Clarkson Planning Limited (MHBC Planning) has been retained by Milestone 

Developments Canada Inc. to assist with the planning application for their property located at 316 King 

Street North (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; 

 Permit a maximum density of 987 bedrooms per hectare; 

 Reduce the required amount of parking; 

 Permit ancillary commercial uses; 

 Permit site specific setbacks;  

 Reduce the required landscape area; and 

 Permit the use of a car elevator to access below grade and above grade parking. 

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 Multiple 
Residence-25 (MR-25) zone. 
 

The subject lands comprise a total of 0.2635 hectares, and currently contain a 10-storey apartment building 

with surface parking on both sides and to the rear. The subject lands are located on the east side of King 

Street North, north of Hickory Street East and south of Columbia Street. The previous owner received Site 

Plan approval from the City for the development of two buildings: one a 10-storey building and the second, 

a 15-storey building. Both buildings were envisioned as student oriented buildings, with all 5-bedroom units, 

resulting in a total of 325 bedrooms (25 units in the 10-storey building and 40 units in the 15 storey building). 

However, only the first building was ultimately constructed. 

Milestone purchased the lands in 2017 with the goal of converting the unit type and mix to appeal to a 

designed to appeal to multiple demographics, including students, young professionals, those looking to 

downsize and families that prefer an apartment lifestyle. In this regard, the existing building is proposed to 

be retrofitted with interior alterations, converting the 5 bedrooms units into 2-bedroom units. As a result, 
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the number of units within the existing building will increase from 25 to 50, however the number of 

bedrooms will decrease from 125 to 100. 

In addition to retrofitting the existing building, the proposal includes the construction of a second building 

in the same general location as the previously approved site plan. The second building is a 15-storey mixed-

use building, with 80 two-bedroom units. 
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2.0 SITE DESCRIPTION 

AND SURROUNDING LAND 

USES   

2.1 Site Description 
The subject property is located on the east side of King Street North, between Hickory Street East and 

Columbia Street. The lands are municipally addressed as 316 King Street North. The location of the subject 

lands is illustrated on Figure 1. 

The entire site is comprised of approximately 0.2635 hectares and has approximately 70 metres of frontage 

on King Street. Currently the site is developed with a 10-storey building, situated in the middle of the site, 

with surface parking on both sides and to the rear. Access to the parking is directly from King Street.  

The subject lands are located east of the Northdale neighbourhood in an area that has been undergoing 

transition since the mid-2000s. Several high rise buildings have already been constructed on the west side 

of King Street between Hickory Street West and Columbia Street. To the south of the subject lands is a 

mixture of older housing stock that has not yet been redeveloped and a mix of commercial uses. 

King Street provides excellent access to the broader transportation network, with both University Avenue to 

the south and Columbia Street to the north providing major east-west connections throughout Waterloo 

and to Highway 85. The site is ideally suited to alternative transportation, with several nearby transit options, 

including the iXpress routes on University Avenue, Columbia Street and King Street, north of Columbia. 

Additional bus routes are available on King Street and Regina Street in close proximity to the subject lands. 

The combination of these routes provides access throughout Kitchener and Waterloo, while the bus route 

along King Street adjacent the subject lands provides a connection to the ION stations in Uptown Waterloo. 
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2.2 Surrounding Land Uses  

The subject lands are located within the King Street Corridor, which is an area in transition from a lower 

density single detached built form to a high density, mixed-use area with a greater emphasis on the 

pedestrian experience.   

The subject lands are bounded by King Street North to the west, and existing residential development to 

the south, north and east. Further to the west on the opposite side of King Street is the Northdale 

neighbourhood, where a significant amount of redevelopment has occurred. Directly opposite the subject 

lands are two high-rise buildings fronting onto King Street.  

North:  Immediately to the north of the site are a series of older residential dwellings that 

have been converted into multi-unit dwellings. 

West:  Immediately to the west, on the opposite side of King Street are several high-rise 

buildings constructed after the City passed its Nodes and Corridors Zoning By-law 

Amendment (2005).   

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

residential purposes. South of Hickory Street are a number of commercial buildings 

that have historically catered to the nearby universities. 

East:  To the east are a number of properties that face Regina Street North, many of which 

have been converted into multi-unit buildings. The portion of Regina Street 

between University Avenue and Columbia Street contains several high-rise 

apartment buildings. 

The following photos illustrate the surrounding buildings and streetscape. 

  
Photo 1: View of King St N, looking south from Columbia 
St. The high rise buildings in this view are located on the 
west side of King St 

Photo 2: The two buildings located across the street 
from the subject lands. King St is characterized by large 
stretches of curb faced sidewalks 
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Photo 3: A view of the north face of the existing 10-
storey building, with fenced off surface parking and the 
entrance to the covered parking area 

Photo 4: A view of the front entrance to the existing 10-
storey building, with landscape area in front of the 
building 

  
Photo 5: Example of the existing housing stock to the 
north of the subject lands, each with signs advertising for 
student accommodation and some with parking in front 
of the building 

Photo 6: The existing driveway entrance and surface 
parking area to the south of the existing 10-storey 
building. Regina St is in the background 

  
Photo 7: A view of King St N looking north from Hickory 
St. The existing building is noticeable shorter than the 
buildings on the west side of King St N 

Photo 8: A view of the rear of the existing building, as 
seen from Regina St 
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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 7 (C, D and E) - which provides access along King Street, Regina Street and Columbia 

Street West with connections at the University of Waterloo, Conestoga Mall, Uptown Waterloo and 

Downtown Kitchener.  

 iXpress Route 202  which provides express bus services between The Boardwalk, RIM Park and 

Conestoga Mall; 

 iXpress Route 201 which provides express bus service along King Street North, Columbia Street 

West and Fisher-Hallman Road between Conestoga Mall in Waterloo and Block Line Road in 

Kitchener; and  

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

Street Terminal in Cambridge.  

With respect to active transportation, sidewalks are located along both sides of King Street North, Regina 

Street North and Hickory Street.  Although cycling lanes do not currently exist along King Street North, the 

Region of Waterloo plans changes to the King Street right-of-way, south of University Avenue in the near 

future that are proposed to include cycling lanes. 

In summary, the subject lands are located within the King Street Corridor, with access to multiple transit 

routes, including 3 iXpress routes providing access to multiple destinations, including ION transit stations 

(See Figure 2). 
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2.3 Pre-Consultation  

A pre-application consultation meeting was held on March 19, 2018, to discuss the proposed Zoning By-law 

Amendment to permit the retrofitting of the existing building and the development of a second building 

on the subject lands. 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 Deposit Fee); 

 Permission to Enter Form; 

 Source Protection Plan Screening Form; 

 , if required; 

 Planning Justification Report; 

 Response to City Tall Building Guidelines; 

 Transportation and Stationary Noise Study 

 Functional Servicing Report; 

 Concept Site Plan; 

 Shadow Study; 

 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 316 King Street North in Waterloo, Ontario. 

3.1 Proposed Development  
The development proposal includes the retrofitting of the existing 10-storey apartment building and the 

development of a new, 15-storey apartment building. Access is proposed from King Street using one of the 

two existing driveways, with parking situated at grade, below grade and above grade.  The proposed site 

plan is enclosed as Figure 4. 

Development of the subject lands was originally conceived as two apartment buildings, with 5-bedroom 

units geared to the student rental market. The proposal received Site Plan approval in July 2012 (the Site 

Plan Agreement was also registered in August 2012) from the City for both buildings that resulted in the 

following breakdown: 

Table 1: Previously Approved Proposal 

 10 storey building 15 storey building 
Number of Units 25 40 
Number of Bedrooms 125 200 
Total number of Units/Beds 65 units  325 beds 
Density 246 units/ha  1234 beds/ha 

Masri O Inc. Architects have designed a new fifteen (15) storey mixed-use building, consistent with the 

general location of the previous proposal. However, where the previous owner envisioned the site as 

consisting entirely of 5-bedroom units, Milestone has purchased the property with the intention of 

s and objectives. 

In this regard, the owner intends to renovate the existing 10-storey building and convert all of the 5-

bedroom units into 2-bedroom units, resulting in more units, but fewer bedrooms. Similarly, rather than 

constructing the second (15-storey) building with 5-bedroom units, the proposal includes 80 2-bedroom 

units, again resulting in fewer bedrooms than the previously approved project. Table 2 illustrates the 

breakdown on units and bedrooms in the new proposal: 

Table 2: Revised Proposal 

 10 storey building 15 storey building 

Number of Units 50 80 
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Number of Bedrooms 100 160 

Total number of Units/Beds 150 units  260 beds 

Density 570 units/ha  987 beds/ha 

As is evident from the table, the number of units has increased from 65 to 150. This is entirely due to the 

desire to offer 2-bedroom units, rather than 5-bedroom units as previously approved. However, while the 

number of units has increased, the number of bedrooms has decreased, from 325 to 260, resulting in 65 

fewer bedrooms. M

units to a wide range of residents, from students and young professionals to empty nesters and families 

preferring an apartment lifestyle. Although the resulting density (in bedrooms/ha) exceeds the maximum in 

the Official Plan, the actual number of bedrooms is being reduced from the previously approved project. 

In addition to the residential units, and consistent with the direction in the Official Plan, the proposed 

development will include ground floor commercial space in both buildings, oriented to King Street. The 

majority of the residential buildings along this section of King Street do not contain ground floor commercial 

uses, resulting in a streetscape and pedestrian experience that lacks activity. The inclusion of commercial 

uses on the subject lands will not only assist in activating the street, but will provide surrounding residents 

with commercial amenities within walking distance.  

Parking for both the new building and the existing building will be shared, in a combination of underground, 

above ground and surface/covered parking. Access to the parking is from King Street. The surface/covered 

parking can be accessed directly via an internal driveway. Access to the underground and above ground 

parking is via a car elevator. The elevator is accessed through the internal driveway and operates on an as 

needed basis. When entering the site, if the light on the elevator is green, a vehicle can enter the elevator 

and choose to either go up to the above grade parking, or down to the underground parking. The vehicle 

would then exit the elevator and drive to their parking space. If the light on the elevator is red, there is a 

cles would wait in the stall until the light is green, at 

which point the arm would be raised and they can proceed to the elevator. In this way, there will not be a 

conflict between a car waiting to enter the elevator and one wishing to exit the elevator. 

The development includes parking spaces for the existing and future residents of the building in addition to 

shared visitor/commercial parking spaces. The supply of parking spaces is summarized in the following table: 

Table 3: Proposed Parking Supply 

 Required (MR-25 Zone) Proposed 
Residential  1 space/unit = 130 spaces 0.66 spaces/unit (86 spaces) 
Non-residential 3 space/100 m2 = 5 spaces 6 spaces shared between 

commercial uses and visitors Visitor None required 

The 6 shared spaces for visitors and the commercial uses are accessible at grade and are located beneath 

the existing 10-storey building and beneath the parking structure. Use of the car elevator is not required to 

access those spaces. 
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All of the apartment units are located above the first storey, with the ground floor devoted to commercial 

uses, the main lobby, amenity area and associated infrastructure (stairs, elevator and vestibule).  The front 

portion of the proposed parking structure will also contain commercial uses, to activate the public realm 

while simultaneously masking the appearance of the parking. 

Milestone recognizes the importance of building design in creating great spaces and cities. In this regard, 

Masri O Architects have designed a building that will assist in improving the streetscape and views along 

this section of King Street, while providing future residents with a high quality building to call home. The 

building is designed to activate the pedestrian level, with attention devoted to the building base, uses at 

grade and by providing sufficient space between the building face and the public sidewalk. Below is a 

rendering of the proposed 15-storey building adjacent to the existing 10-storey building, with the proposed 

single storey commercial/parking structure located to the south of the existing building.  

Figure 3  Building Renderings 
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The proposed building is set back between 4 and 5 metres from the street, allowing sufficient space for a 

combination of soft and hard landscaping that will offer a transition space from the public to the private 

realm, provide opportunities for shade and allow for active areas in front of the building and future 

commercial uses.  
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3.2 Overview of Supporting Reports  

Feasibility Study, a Shadow Study and a Response to the Tall Building Guidelines were completed. The 

following summarizes the conclusions of the Studies. 

3.2.1 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). 

Consistent with staff direction, the Shadow Study indicates the existing shadows cast by surrounding 

buildings (including the existing 10-storey building on the subject lands) and identifies the new shadows 

cast by the proposed 15-storey building. 

March  

The proposed 15 storey building is a slender tower built form, which assists in moving shadows quickly 

across the landscape. As a result, the shadows move quickly from the west side of King St N (where 

shadows already exist) towards to the adjacent lands to the north and finally falling across Regina St to the 

east, where they overlap existing shadows cast by the taller buildings on the west side of King St N. The 

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

June 

Study examine the impacts at 8 am and 8 pm in June. 

Shadows are typically shortest in summer. In this case, the shadows are longest at 8am when the sun is 

low, however the shadow impacts from the existing buildings overlaps the majority of the shadows cast by 

the proposed 15-storey building. As the sun rises, the shadow length reduces and impacts minimal until 

the early evening when the sun begins to set in the west, casting shadows towards the east. The impact 

on adjacent lands is minimal and the shadow impacts are consistent with the Guidelines. 

September 

Similar to the shadows cast in March, the shadows move quickly across the landscape, which minimizes 

their impacts on adjacent lands such that they are consistent with the Guidelines. 
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December 

Shadows are longest in the winter, when the sun in low in the sky. In winter, it is important that the public 

realm not be negatively impacted by shadows. In this case, the shadows move quickly such that the 

majority of the public realm is in full sunlight by noon and a significant portion of it at 2 pm.  

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

building compared with surrounding towers 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: 

 

or areas at a higher density than currently exists, through: 

 

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 expansion or conversion  

 

The subject lands are located within the Built-Up Area and just outside of the 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 316 King Street North will intensify the use of 
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the property and existing multi-residential building located within close proximity to Uptown Waterloo, an 

Urban Growth Centre, 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 continued intensification 

by the Province, the Region and the City.  The proposed development is also transit-supportive, and it is 

anticipated that future residents and patrons will utilize existing Grand River Transit routes as well as the 

 to travel to destinations throughout Waterloo and Kitchener. 

 

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

4.1.1 Settlement Areas- Section 1.1.3 

lopment, and their 

vitality and regeneration shall be promoted.  

 

 

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 

 

 

- ban 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 an existing multi-residential building, existing 

roads, municipal services and available transit which results in the efficient use of land, resources and 

services. The proposed new/renovated buildings will be designed to a standard which will minimize 

negative impacts to air quality and climate change and promote energy efficiency. Future residents of the 



 
Planning Justification Report     18 
316 King Street North, City of Waterloo                 April 2018 

buildings will have access to existing transit routes, including ION that provide access to significant areas of 

the cities of Waterloo and Kitchener.  

4.1.2 Housing- Section 1.4.3 

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 existing multi-residential building is 

proposed to be renovated to create 2-bedroom units as opposed to the existing 5-bedroom units, resulting 

in an increase in the number of units available.  The existing multi-residential building will also be expanded 

upon to include commercial space and provide for a mix of uses on the property.  In addition, a second 

multi-residential building is proposed on the property through this Zoning By-law Amendment application, 

consisting of commercial space on the first floor, underground parking and 2-bedroom residential units.  The 

expansion and renovation of the subject lands represents a more efficient use of land, resources and 

infrastructure. The new ground floor commercial space will assist in activating the section of King Street 

between Hickory and Columbia Streets.  The ability to add the new building adjacent to the existing 10-

storey building represents an efficient use of land by minimizing land consumption and reducing 

duplication between the two buildings (e.g. shared parking, driveway entrance). 

4.1.3 Transportation- Section 1.6.7.5 

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 which together with the ION 

(station located in Uptown Waterloo, at WLU and UW) provides access throughout the City of Waterloo and 

into the City of Kitchener, further supporting the proposed development.  

 

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

the Provincial Policy Statement. 
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4.2 Growth Plan for the Greater Golden 

Horseshoe, 2017  
Pursuant to the Places to Grow Act, 2005, the Growth Plan for the Greater Golden Horseshoe 

e 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.  

 

Centres as outlined in Section 2.2.3 of the Growth Plan 

 

The subject lands are located within close proximity to 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 and renovations will enhance this 

area north of Uptown Waterloo by intensifying underutilized lands in a manner that provides convenient 

access to retail business and employment. Furthermore, the future and existing residents of the building will 

support the local businesses in the , contr  economic vitality. 

 

In addition, the subject lands are located on a Regional Road (King Street), which includes numerous bus 

routes, including an iXpress route.  These bus routes efficiently connect the subject lands to the ION transit 

station in Uptown Waterloo in order to access the broader Regional area.  Section 2.2.4 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.  
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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 nearby along the King Street 

corridor and within Uptown Waterloo.  The existence of these alternative transportation options helps to 

reduce dependence on the automobile, which in turn will assist in addressing the root causes of climate 

change. 

 

In conclusion, the subject lands are located in proximity to Uptown Waterloo and along the King Street 

corridor, close to a range of commercial, employment 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 King Street corridor, 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 Built-Up Area 

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

Figure 5).  The boundaries of the Built-Up 

Area designation in the ROP is consistent with the Built-Up Area identified in the Growth Plan for the Greater 

Golden Horseshoe. 

 

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. 

 

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 Built-Up Area. The Built-

Up Area is identified as an area intended to accommodate a substantial portion of growth; 

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

new multi-residential building and commercial addition, close to King Street, the inclusion of 

pedestrian connections to the sidewalk and the location of the building in an area with a 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; 

 The proposed development has been designed to sensitively integrate into the King Street corridor;  

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

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. 

 

Finally, the proposed development will assist the City and Region in achieving and/or exceeding the 

minimum intensification target. 

4.3.2 Transit Oriented Development 

Given the proximity of the subject lands to Uptown Waterloo and its two rapid transit stations, and an 

Existing Transit Corridor (King Street), the Transit Oriented Development policies of the ROP apply.  Section 
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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;  

 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 short bus ride, bike 

ride or 15-20 minute walk to two rapid transit stations (approximately 1.3 km to the Seagram/WLU LRT 

station stop and 1.4 km to the UW 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, institutional, employment 

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

objectives. 

 

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: Mixed-Use High Density Residential 

- Schedule B   City Structure: Major Corridor 

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

-  Road Classification System: Regional Arterial 

-  Active Transportation Framework: King Street Corridor 

4.4.1 Mixed-Use High Density Residential  

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

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.   

Schedule A  designates the property Mixed-Use High Density Residential (Figure 6).   

The Mixed-Use High Density Residential designation is primarily intended to permit high density residential 

uses, with permission for limited ancillary commercial uses on the ground floor. The aim of this designation 

is to encourage high density, mixed use, primarily residential development in Major Nodes and Major 

Corridors (of which King Street is a Major Corridor).  The maximum permitted density is 750 bedrooms per 

hectare, and the maximum permitted height is 81 metres. The City is in the process, but has not yet updated 

its Zoning By-law to conform to the Official Plan. As such, in the Zoning By-law, density is still measured in 

units/ha.  

 

The proposed development includes a 15 storey mixed use building containing 160 bedrooms, the existing 

10 storey residential building to be renovated to include 100 bedrooms, and a commercial addition to the 

existing building. Both buildings are planned to contain commercial uses at grade, facing King Street. Neither 

building exceeds the maximum permitted height  both are in fact well below the maximum permitted 

height. However, due to the nature of the previous permissions (as described in Section 3 of this Report), the 

proposed development, even when reduced from the previous proposal, exceeds the maximum permitted 

density at 986 bedrooms per hectare. Staff have advised that despite the reduction in the total number of 

bedrooms as 
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permitted density, and lays out policies through which such a proposal can be evaluated. This concept is 

 

4.4.2  Major Corridor 

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 

along a Major Corridor. Major Corridors generally connect a series of Major Nodes and/or the Primary Node 

and have the greatest capacity and potential to support higher frequency transit. In this case, this portion of 

the Major Corridor connects the King/University Major Nodes (located only 80 metres to the south) to the 

King/Weber Major Node, located north of Columbia St.  Section 3.6.2(1) states that Major Corridors will be 

planned to accommodate medium-high to high-density uses to provide for sufficient future population and 

employment growth to support planned transit service levels. 

 

Section 3.6.5 of the Plan states that intensification will be encouraged within Nodes and Corridors, with 

maximum permitted heights of 20 to 81 metres. Development within Nodes and Corridors shall contribute 

to an animated streetscape through the utilization of appropriate height, mixing of uses, massing, 

architectural design, character, setbacks, siting and landscaping. 

 

The proposed development represents intensification of an underutilized site within a Major Corridor, 

streetscape through building design, landscaping, the appropriate separation of the building from the 

public realm and a compatible height (which is below the maximum permitted in the Official Plan and 

Zoning By-law). The development is consistent with the planned intention for Major Corridors. 

4.4.3 King Street Corridor 

The Official Plan identifies an Active Transportation Framew

potential pedestrian corridors to facilitate the creation of a more connected, walkable neighbourhood, 

integrated with adjacent neighbourhoods.   

The subject lands are identified as being along the King Street Corridor, which is intended to reflect the 

designation of King Street as a Major Corridor within the City that is planned to accommodate high 

density, transit supportive uses and support active transportation connections to various neighbourhoods 

and districts throughout the City, as well as connections to the rest of the Region of Waterloo.  The 

proposed mixed-use high density development is complementary to the King Street Corridor and will 

support the existing and planned transit and active transportation infrastructure and services.  

4.4.4 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 along a Major Corridor. According to Section 3.3.6:  
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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: 

 

Subsection (1) states that surface parking shall be minimized in favour of more intensive forms of parking. In 

this regard, the site currently contains a mix of surface and below grade parking surrounding the building 

on both sides and to the rear. The proposed intensification of the site includes both increased below grade 

parking, surface parking, and the introduction of above grade parking, consistent with the Official Plan 

objectives. Furthermore, Subsection (3) states that 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 King 

Street Corridor that support a reduced reliance on the automobile and reduces the necessity for parking on 

the subject lands. The area supports an alternative transportation lifestyle where reliance on the automobile 

can be significantly reduced, or for some, eliminated.   

 

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 4.5.2.3 of this report for further rationale 

regarding a reduction in the required parking. 

 

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

intention, through the reconfiguration of a previously approved development, of offering an apartment unit 

type (2-bedroom units) that appeals to a broader demographic. 
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4.5  City of Waterloo Zoning By-law 1108 
The lands are zoned Multiple Residence-25 (MR-25) in the City of Waterloo Zoning By-law 1108 (see Figure 

7). The MR-25 .   The MR-

25 zone primarily permits residential uses, including apartments, with limited non-residential uses (e.g. 

beauty salons and barber shops). 

 

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

above the first storey requires an amendment to the Zoning By-law to permit a broader range of commercial 

uses, consistent with the Official Plan and to recognize specific aspects of the development.  

4.5.1 Density 

As noted above, the MR-25 zone pre-

Official 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 MR-25 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 also 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, from units per 

hectare 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 previously approved 

development had a density of 1234 beds per hectare.  

 

Given the location of the subject lands within a Major Corridor, 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 Major Node at King and University, 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 15-storey building is below the 

permitted height of 25 storeys / 75 metres. As such, it is appropriate to regulate density in bedrooms per 

hectare consistent with the Official Plan. 

4.5.2 Bonusing 

Section 12.3.1 of the Official Plan contemplates the use of Section 37 of the Planning Act to permit increases 

in height and/or density in exchange for community benefits. The subject lands previously received Site Plan 

approval for two buildings, comprised of 5-bedroom units. The resulting total number of units complied 

with the Zoning By-law (and Official Plan at the time). The total number of bedrooms per hectare (1234) 

would however exceed the maximum in the current Official Plan. As noted earlier, the lands were purchased 

that can appeal to a broader demographic. 
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Since the first building was already constructed, Milestone will need to conduct internal renovations to that 

building to change the unit type from 5-bedroom units to 2-bedroom units. The resulting number of units 

will increase from 25 to 50, however the number of bedrooms will decrease from 125 to 100. The changes 

to the existing building contemplated by Milestone do not require an amendment to the zoning by-law. 

 

Similarly, although the lands did receive Site Plan approval from the city for the second building, Milestone 

recognizes Counc  preference for smaller unit types (rather than 5-bedroom units). While the original 

proposal contained 40 units and 200 bedrooms in the second building, the revised proposal includes 80 

units and 160 bedrooms, resulting in 40 fewer bedrooms. Overall, the number of bedrooms is decreasing by 

65 even though the number of units is increasing. The measured density, after the reductions in the total 

number of bedrooms, is 987 bedrooms per hectare, which is greater than the maximum permitted in the 

Official Plan. City staff has indicated that despite the fact that the number of bedrooms is decreasing, they 

 

 

Section 12.3.1(2) of the Official Plan establishes location based criteria that determines if a property will be 

eligible for density bonusing. The criteria are as follows: 

 The property is located within a designated Node or Corridor; and 

 The property is well served by existing or planned transit. 

As noted earlier, the lands are located within a Major Corridor and are well served by existing transit. As such, 

the lands are eligible for consideration of density bonusing. 

 

Section 12.3.1(6) provides additional criteria by which the city will evaluate proposals for an increase in 

density. The policy states that through the review process, the city will ensure: 

 The site is suitable for the proposed density and/or height in terms of parking, landscaping, and 

other site-specific requirements; 

o The proposed development provides a combination of at grade and above grade 

landscaping. The at-grade landscaping is primarily located at the front of the property, 

between the building face and the public realm and is intended to both soften the interface 

of the private and public realms and offer spill out areas in front of the building. In addition 

to the at-

areas. The first is located on the parking structure, closest to the front of the property, one 

storey above grade. The second amenity area is located on the 12th storey of the proposed 

building, which provides an additional outdoor amenity area for residents in the new 

building. 

o This report addresses parking in Section 4.5.3.2. Other site specific requirements generally 

relate to setbacks for the single storey parking structure, and a minor reduction in the front 

yard for the new building to accommodate articulation of the front façade. 

 Any increase in density and/or height is compatible with the planned scale and character of the 

surrounding neighbourhood and has a minimal impact on neighbouring land uses; and 
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o The surrounding lands are all designated High Density 81 metres. Many are already 

developed with high rise apartment buildings. The remaining lands are planned to 

accommodate high density development. The proposed development is well below the 

maximum height and proposes 65 fewer bedrooms than the development previously 

approved by the city. 

 That community services, infrastructure and transportation impact issues are adequately addressed, 

if applicable. 

o The development plans to use existing municipal service connections that were evaluated 

as part of the previous site plan approval. Access to the site is from King St, a Regional arterial 

road  the site will utilize the existing driveway from King St.  

o The development has access to many commercial amenities in the immediate area, 

particularly to the south along King St and University Ave. 

In this regard, the development satisfies the criteria in the Official Plan for consideration of an increase in 

density. 

 

It is our understanding that Implementation 

will provide some clarification and direction to the development industry when proposing height and/or 

density bonusing. At the time of the pre-consultation meeting, the Guidelines had not yet been prepared 

or approved by Council, however staff indicated an appraisal would be required 

  

 

It is our understanding that staff has engaged the Ward Councillor (Henry), to solicit feedback on potential 

community benefits for the subject proposal. Councillor Henry has offered the following as potential 

community benefits: 

 Making streetscape improvements along King Street, recognizing this is a Regional Road; 

 A contribution to the long-term installation and maintenance of separated cycling infrastructure in 

this area; 

 A contribution to the Community Hub project at WCI. 

 

As the appraisal has not yet been completed by the City and in the absence of further information on what 

the uplift will be or what percentage of the uplift the City will be seeking it is difficult to propose an 

appropriate amount of community benefits. However, we have considered the policies in the Official Plan 

that outline acceptable community benefits, as well as the suggestions from Councillor Henry. We believe 

that the suggestions put forward by Councillor Henry warrant additional conversation and we would be 

pleased to work with staff during the review of the Zoning By-law amendment application to determine an 

appropriate contribution of community benefits. In addition to the suggestions from Counillor Henry, there 

may be other community benefits identified in Section 12.3.1 that are possible to incorporate into the 

development that will represent benefits to the surrounding community. 
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4.5.3 Multiple Residence (MR-25) Zone Performance Standards 

The MR-25 zone applies to a large portion of the residential lands within this section of the Major Corridor 

and is intended to permit high density residential uses and facilitate an urban built form. The following chart 

outlines the applicable performance standards and how the proposed development complies, or where an 

amendment to the by-law is required: 
 

Site Data 
316 King St N, Waterloo, Ontario 

Data Required Proposed 
Zoning MR-25 MR-25 
Front Yard (m) 5 m 4 m (new building and single 

storey commercial use/parking 
structure only) 

 
5 m to the existing building 

Side Yard (m) 3 m minimum  
10 m combined 

1.0 m to single storey parking 
structure (south side yard) 

 

3.0 metres to new building 
(north side yard) 

 

4.0 metres combined 
Rear Yard (m) 7.5 m 1.5 m to parking structure 

3.3 m to new building 
Landscape Area  30% 15% at grade 

5% above grade 

Density  
Density 250 units/ha 987 beds/ha 
Units (max) 65 130 
Bedrooms (max) -- 260 

Parking 
Commercial parking 
Visitor parking 

N/A 6 spaces shared 

Residential parking 1 sp/unit = 130 0.66 sp/unit = 86  

Bike Parking -- 80 
 

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 reduction in the front yard from 5.0 m to 4.0 m for portions of the new building and the single 

storey commercial use/parking structure addition to the existing 10-storey building to allow for 

architectural projections and building façade articulation envisioned through the general 

provisions of the by-law. 

2. Permission to include landscape area above grade towards the minimum required landscape area 

requirement and to reduce the minimum requirement from 30% to 20%. 
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3. A reduction in the side yard, rear yard and  to 

accommodate the single storey parking structure and a portion of the new building. 

4. A reduction in the minimum required residential parking and the requirement for a loading space. 

5. Permission to allow a car elevator to access below and above grade parking. 

6. A reduction in the required amount of parking outside of a structure. 

4.5.3.1 Setbacks 

Recognizing that additional greenfield expansion was limited and in an effort to facilitate infill and 

redevelopment as future growth opportunities, the City adopted new policies that encourage 

intensification. As new developments have been proposed and approved by Council, many have required 

relief from the setbacks in the highest density residential zone, MR-25. Land assembly is difficult in Waterloo, 

and the lot fabric in some areas present challenges for redevelopment proposals. Many parcels are either 

shallow in depth, narrow in width or both. The requirement for a combined side yard of 10 metres, together 

with a 5 metre front yard and 7.5 rear yard present challenges for developments that do not have sufficient 

space to construct expansive surface parking lots. 

The presence of a high water table places further constraints on parking and building development, often 

resulting in the need to provide above grade, structured parking to satisfy market demands for parking 

spaces. In the case of the subject lands, underground parking is being provided, however additional parking 

is still required and is proposed within an above grade parking structure adjacent to the existing 10-storey 

building (where surface parking currently exists). The design of the parking structure is such that it makes 

efficient use of all available space. However, the single storey structure requires relief from the minimum side 

yard requirement of 3.0 metres. The structure is located 1.0-1.2 metres from the southerly (side) lot line. The 

height of the structure is such that it is shorter than a single detached dwelling. As such, its impact on the 

adjacent lands to the south (which are also zoned MR-25) will be minimal. 

The proposed 15-storey building located on the northerly portion of the site does comply with the minimum 

3.0 metre setback and no relief is required. However, in addition to the minimum requirement for a 3.0 metre 

side yard, the MR- ard of 10.0 metres. Generally developments 

meet the requirement by including an open drive aisle on one side and a smaller side yard on the other. In 

this case, given the location of the existing building in the centre of the site, that is not feasible. In order to 

physically separate the two buildings and provide privacy for their future residents, it is critical that the drive 

aisle be located between the two buildings, necessitating that the new building be located further to the 

north on the site and thereby reducing the combined side yard. Given that the proposed building meets 

the minimum side yard, no justification is required for its location. The single storey parking structure on the 

opposite side of the site will have minimal impact on the adjacent lands, which are planned and zoned for 

high density residential uses. 

With regard to the rear yard setback, the MR-25 zone requires 7.5 metres. Generally, the rear yards of high 

rise buildings are utilized for parking, not for amenity area. The development proposes to locate parking to 

the rear of the site, partially outside of either building, partially within the single storey parking structure and 

also beneath the proposed new building. The lot is irregularly shaped at the rear of the site due to the 
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uneven lot lines when consolidation occurred. As a result, the depth of the site varies from south to north. 

The single storey parking structure will have a minimum 1.5 metre rear yard setback. The proposed new 

building will have an articulated rear façade, such that a portion of the rear face will be setback 3.3 metres. 

The lands to the rear are planned and zoned for high density development. Although they currently contain 

small walk-up apartments, in the longer term, they are expected to redevelop with high density 

development. Their parking is currently located at the rear of the site, adjacent to the subject lands. It is likely 

that through redevelopment, parking will also be located at the rear of the site, consistent with city design 

objectives. As such, the reduced rear yard setback will have minimum impact on the adjacent lands, as they 

are currently being used for surface parking and are likely to be used for parking in the future. 

The existing 10-storey building is located 5.0 metres from the front lot line. The proposed parking structure, 

which will be added to the south of the existing structure, is located 4.0 metres from the front lot line. In this 

way, the front façade of the building has some articulation, rather than a flat façade. Similarly, the proposed 

15-storey building has a portion of the building façade set back 4.0 metres and a portion set back 5.0 metres. 

This approach accommodates architectural projections that assist in the design of the building and creating 

an attractive streetscape. We note that the city has approved several recent redevelopment projects with 

similar reductions in the front yard: 

 222 King St S  3.5 metre front yard  

 188 King St S  3.0 metre front yard 

 181 King St S  3.2 metre front yard 

The proposed 4-5 metre front yard is appropriate given the location of the subject lands within a Major 

Corridor, where a more urban form of development is anticipated and encouraged. 

In our opinion, the design of the site meets the intent of the by-law by providing appropriate separation 

between the taller buildings on site and the adjacent lands, while accommodating a single storey parking 

structure adjacent to planned high density development. 

4.5.3.2 Landscape Area 

The MR zone requires a minimum of 30% landscape area. 

Zoning By-

landscape open space includes any type of soft or hard landscaping at grade, but it specifically excludes 

the proposed development provides 15% of the lot area as landscape area at grade, with the remainder 

located on top of the single storey parking structure and as an outdoor amenity area on the 12th floor of the 

proposed 15-storey building. The majority of the at-grade landscaping is located at the front of the site, 

adjacent to the public realm. As such, the views of the site and the areas most commonly used by residents 

and visitors to the site will contain the greatest amount of landscaping. The inclusion of private landscape 

amenity area on the top of the parking structure and within the new building achieves two purposes: 

 It provides accessible outdoor amenity area for the future residents of the buildings; and 

 It softens the view of the parking structure from the street by masking its appearance. 



 
Planning Justification Report     32 
316 King Street North, City of Waterloo                 April 2018 

The following photos show the existing conditions on site, where the original development provided 30% 

landscape area at grade. 

 
 

Photo 9: A view of the landscape area on the north 
side of the building which is fenced off from the 
public realm and includes grassed areas 

Photo 10: A view of the front of the building, which 
is partially fenced, contains grassed areas and a 
hydro transformer 

  
Photo 11: A view of the southerly portion of the 
site, as seen from the public sidewalk. Largely 
surface parking areas with small grassed area 
adjacent to the driveway 

Photo 12: A view of the front portion of the existing 
building with grassed areas, a single tree and a 
concrete walkway to the front door 

As is evident from the photos of the existing site, while the development did meet the by-law requirement 

for landscape area, it is not always the quantity of landscape areas that matter the most for a development, 

but rather the quality and particularly, the location in relation to the public realm. 

As seen from the street, the proposed development will contain a significant amount of landscaping, both 

at-grade and immediately visible at the front of the parking structure. Milestone envisions an improved 

streetscape across the entire frontage of the property, both in terms of improvements resulting from the 

new buildings/additions, but also in the quality of the landscaping between the buildings and the street.  

The lands are located in an urban area. The existing development contains a significant amount of surface 

parking, visible from the street, chain link fencing along the front lot line and some perimeter landscaping. 

Although the proposed redevelopment does contain some perimeter landscaping, the majority of the 
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landscaping is located at the front of the site, where it will best achieve its function of enhancing the public 

realm.  

We note that the city has approved other intensification projects with reduced landscape area requirements, 

including: 

 222 King St S  20% landscape open space 

 181 King St S  15% landscape open space at grade 

In our opinion, the combination of the at- on the single 

storey above grade parking structure -

law and is appropriate for the subject lands. Further, the location of the proposed at grade landscaping, 

which is focused at the front of the property adjacent to the public realm, will ensure that the streetscape is 

improved and that the building and its landscape design address the street. 

4.5.3.3 Parking  

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

including transit, cycling and walking.  

Commercial and Visitor Parking 

The development includes ground floor commercial space, consistent with the Mixed-Use High Density 

-

parking rate of 3 spaces/100 m2 but does not identify a specific parking rate for commercial uses (as 

contemplated in the Official Plan) or for visitors  commercial uses are not permitted in the MR-25 zone and 

as such, it does not contain parking regulations.  However, if the non-residential rate were applied, this would 

equate to 5 parking spaces for the proposed 150 m2 of commercial floor area. 

 

The subject lands are located in an area that features a significant amount of pedestrian traffic, due to both 

the high number of residents living in the immediate area and the nearby destinations (WLU, commercial 

node at King and University). As such, and given the small size of the commercial units, it is expected that 

the majority of visitors to the commercial uses will arrive by means other than a vehicle. Similarly, although 

City staff indicated that they will require visitor parking, the MR zone does not require any visitor parking. As 

Zoning By-law, the proposed development has dedicated 6 parking spaces for visitors and the commercial 

uses. The 6 spaces are located at grade, beneath the existing building and within the new single storey 

parking structure. No barriers exist between the driveway and the 6 spaces and none of the spaces require 

the use of the car elevator. The 6 dedicated spaces represent approximately 7% of the parking supply.  

 

spaces, based on the premise that the two uses have off-set peak demand times for parking spaces. The 

Commercial Two (C2) zone utilizes this approach, and allows that 4 residential spaces may be used towards 

the requirement for 1 commercial space. The proposed development could also utilize this approach, 

however has decided to instead offer dedicated spaces that can be used by either visitors to the residential 
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buildings, or users of the commercial space. Given the size of the commercial space and the location of the 

subject lands, we are of the opinion that this is an appropriate supply of parking. 

Residential Parking  

The MR-25 zone requires 1 parking space for each residential unit. The performance standards within the 

MR-25 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 an area well served by high-frequency transit and 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 130 units. The proposed development includes a total of 86 residential 

parking spaces, representing 0.66 parking spaces per unit. As such, approximately 34% 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 in the surrounding area that satisfy the day-to-

day and week-to-week needs of future residents, and 

 There are many employers located in the area (WLU, Conestoga College, Commercial uses at King 

and University and along University Ave east of King). 

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 either building while owning a vehicle, unless they had made arrangements to 

permanently park the vehicle elsewhere. There are no overnight options on any of the surrounding streets 

 in fact most of the surrounding streets have very restrictive on-street parking regulations due to the 

proximity of the two universities and Conestoga College. As such, there should be no negative impact on 

surrounding streets as a result of residents needing to park their vehicle. We note that the city has supported 

similar parking rates for other redevelopments, including: 

 151 King St N (approved through a settlement at the OMB)  0.7 sp/unit, with 15% of those spaces 

being devoted to visitors and users of the commercial space 

o This equates to 0.595 sp/unit + 0.105 sp/unit for visitors and commercial uses 

 181 King St S  0.6 sp/unit + 0.15 sp/unit for visitors 

Loading Space 

We note that Section 8.11 of the by-law states that:  
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No building or structure other than a private residence to which regular delivery service would 

normally be required or from which regular delivery service would normally be provided shall be 

erected or used unless there is provided and maintained in connection with such building or 

structure off-street space for standing, loading and unloading services, with adequate ingress and 

egress to and from the street or land sufficient to avoid undue interference with the public use of 

streets and lands and so that it will not be necessary at any time for vehicles to remain parked in 

the public right-of-way.  

The By-law also states that for the first 2,500 square metres of commercial floor area, 1 loading space is 

required. The size of the proposed commercial units (150 square metres total) represents a fraction of the 

upper limit of this range. In this regard, the proposed development, which contains two small local serving 

commercial units, requires the same number of loading spaces as a development that contains almost 17 

times as much floor space. In our opinion, the small commercial units will not receive or provide regular 

delivery service and as such, this provision does not apply. However, the design of the site is such that 

small delivery or moving trucks can be accommodated to the rear of the existing building, outside of 

either structure. 

Surface Parking and Elevator 

Building or Structure, a minimum of ten percent (10%) of the required parking shall be provided as surface 

parking outside of th

spaces outside of the structure, which represents 5.4% of the proposed parking supply. Although not 

specified in the Zoning By-law, we understand the intent of this provision is to provide parking spaces for 

short term visitors to the site, such that they do not have to enter a parking structure through a gate or 

garage door. The development is providing 6 dedicated spaces for short term visitors, which satisfies the 

intent of this provision. 

Section 8.12.4.2 of the Zoning By-

a parking elevator that provides access to some of 

the parking spaces associated with the development. As such, technically, because a vehicle has to first enter 

an elevator, the driveway does not lead directly to all of the parking spaces. As previously discussed, the 

entrance/exit to and from the elevator has been designed to accommodate one-

efficient use of space in an intensifying area. Residents moving into the building whose parking spaces are 

located via elevator access will be purchasing or renting with full knowledge of the design. The use of car 

elevators is not unique to this project, as it has been used in other residential buildings in Ontario. 

 

Parking Conclusion 

In our opinion, the proposed parking supply is appropriate for the subject lands, reflects its location and 

the alternative transportation options that are available, and is consistent with the Official Plan goals 

and objectives regarding reducing dependence on the automobile. In conclusion, the proposed supply 

of residential, visitor and commercial parking, is appropriate for the proposed development. 
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4.5.4  Commercial Uses 

The MR zone does not permit ancillary commercial uses, as contemplated in the Official Plan. The Mixed-

Use High Density Residential designation permits the following ancillary commercial uses: 

 Offices 

 Medical clinics 

 Convenience retail 

 Restaurants 

 Food stores 

 Child care centres 

 Personal services 

 Spiritual uses 

The Official Plan further stipulates that such uses shall be permitted within a Node or Corridor only, within 

a mixed-use building and provided that they do not exceed 15% of the total building floor area devoted to 

residential 2 and the requirement that the 

ancillary uses be oriented to the street or other pedestrian environment. 

The proposed development includes 150 m2 of commercial floor space, which is well below both 15% of 

the building floor area and 5,000 m2. The commercial units are located at the front of the buildings and 

face the street, consistent with the Official Plan.  

As noted earlier, the City is in the process of updating its Zoning By-laws and has released two drafts to 

date. The MR zone is being changed to the Residential Mixed-Use (RMU) Zone to implement the Mixed-

Use Residential designations. The subject lands are proposed to be zoned RMU-81, which permits the 

following ancillary commercial uses: 

 Café 

 Child Care Centre 

 Commercial Recreation 

 Commercial Wellness 

 Drug Store 

 Food Store 

 Home Occupation 

 Medical Clinic 

 Office 

 Personal Service Shop 

 Restaurant 

 Take-out Restaurant 

 Variety Store 
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-Use High Density Residential policies, the 

proposed development is requesting the same list of ancillary commercial uses, with the same 

performance standards identified in the Official Plan. 

4.5.5  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 MR-25 zone are influenced by the new policy direction at the 

-law. The change in density 

measurement to bedrooms per hectare results in an increase in density as compared to the Official Plan, 

even though the development is reducing the number of bedrooms when compared with its previously 

approved Site Plan. The parking reduction is comparable with other redevelopment projects recently 

approved/supported by the city and are appropriate for the subject lands given its location and the 

alternative transportation options. The proposed setback reductions are minor in nature and will not 

negatively impact adjacent lands or the public realm. In conclusion, the proposed development represents 

good planning and will be a positive addition to this section of King St N. 

  



 
Planning Justification Report     38 
316 King Street North, City of Waterloo                 April 2018 

5.0 CONCLUSION 
 

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

316 King Street North to permit a 15-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 and will utilize several 
alternative transportation options for travel throughout the Region. 

2. The proposal conforms to the Growth Plan for the Greater Golden Horseshoe. It supports the concept 
represents redevelopment and intensification within the Built-Up 

Area.  

3. The proposed development conforms to the Region of Waterloo Official Plan. The development 
contributes to a pedestrian friendly environment, will support transit use in the Region, and 
integrates and enhances the existing King Street Corridor.  The residential and commercial uses on 
the property will benefit from its location and proximity to the mix of uses along the corridor and 
within the adjacent King/University Major Node.  

4. The proposed development conforms to the City of Waterloo Official Plan and more specifically, the 
policies guiding development within Major Corridors and the policies regarding Density Bonusing. 
The development is located within an area planned for redevelopment and significant 
intensification and includes the retrofitting of an existing building to convert 5-bedroom units to 2-

jectives. The 2-bedrooms units have a much greater 
potential to appeal to a broader demographic and offer a different housing option in an area that 
includes several buildings with 5-bedroom units. 

5. The proposed 15-storey building is compatible with the surrounding neighbourhood, both in terms 
of built form, density, height and architectural design.  

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

7. The lands are zoned for the high-rise apartment buildings. The requested changes to the Multiple 
Residence-25 (MR-25)  (including 
the addition of ancillary commercial uses) and are intended to accommodate this unique 
development, which is converting an existing building into fewer bedrooms and constructing a 
planned (and previously approved) second building, also with fewer bedrooms.  

Respectfully submitted, 

MHBC  

 

Trevor Hawkins, M.PL, MCIP, RPP 

Senior Planner 
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Appendix A 
Record of Pre-Submission Consultation 
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Please consider the environment before printing this letter.    

 

 
 

 

 
 
 
April 3, 2018 

 

Reema Masri, B.Sc. Arch. Eng., OAA, MRAIC 

Masri O Inc. Architects 

609 Kumpf Drive, Suite 101, Waterloo, ON N2V 1K8 

 

Re:  Follow-up to Preconsultation Meeting for Proposed Zoning By-law Amendment  

316 King Street North, Waterloo 

 

Thank you for attending the pre-application consultation meeting on March 19, 2018 regarding a 

Zoning By-law Amendment Application for the lands at 316 King Street North in Waterloo (“the 

Site”).  At the meeting, staff heard the redevelopment proposal for the Site involves;  

(a)  renovating the existing 10 storey residential building, containing 25 units and 125 

bedrooms (all 5 bedroom units) to 50 units and 100 bedrooms (all 2 bedroom units);  

(b) adding a parking structure to the south façade of the existing 10 storey building that 

commercial units facing King Street;  

(c) constructing a new freestanding 15 storey mixed use building on the vacant portion of 

the Site, directly north of the existing building. This new building would contain 80 units 

and 160 bedrooms (all 2 bedroom units) with commercial space on the ground floor;  

(d) a total of 130 units and 260 bedrooms overall. 

 

The Site is currently zoned Multiple Residence - 25 (MR-25) in By-law 1108 and is designated 

Mixed Use Medium High Density Residential in the Official Plan.  Based on the preliminary 

development concept submitted for the preconsultation meeting, it would appear the purpose of 

the zoning by-law amendment would be to request:  

(a) a change in the measure of density from units per hectare to bedrooms per hectare;  

(b) an increase in the permitted density above the maximum contemplated in the Official 

Plan of 750 bedrooms per hectare to 987 bedrooms/ha, for an additional 63 bedrooms, 

INTEGRATED PLANNING and PUBLIC WORKS 
Laura Dewar, MPL, MCIP, RPP 

Development Planner 
Waterloo City Centre, 100 Regina Street South 

Waterloo, ON, N2J 4A8 
phone: 519-747-6108  fax: 519-747-8523 

laura.dewar@waterloo.ca 
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through the density bonusing policies of the Official Plan and pursuant to Section 37 of 

the Planning Act;  

(c) introduce commercial uses 

(d) introduce a site specific commercial parking rate or possibly request no commercial 

parking requirement 

(e) reduce the residential parking rate  

(f) remove the loading space requirement 

(g) reduce the front and rear yard setbacks for the new 15 storey building 

(h) reduce the rear and side yard setbacks for the parking structure/commercial addition to 

the existing 10 storey building; 

(i) consider a parking lift/elevator as the means to provide certain parking spaces with 

ingress and egress to the street, whereas the by-law currently requires a driveway at 

least 6.1 metres in width to provide that ingress and egress. 

 

I believe I have captured the extent of the amendments that would be requested, however staff 

recognize the requested amendments may change through refinements to the overall 

development concept. 

 

Site Plan Status 
As you are aware, Site Plan Approval (SP-11-46) was granted in July 2012 for a new 15 storey 

building on the Site. Site Plan Agreement WR707557 was registered on title in August 2012.  

Section 6 of the Agreement reads “The Owner agrees that if the various matters required to be 
done pursuant to this agreement have not been completed by the Owner within two (2) years of 
approval of plans by the City, then at the City’s option such approval may be withdrawn…”:  
Based on the 6.5 years that has lapsed since the Approval was granted, the Director of 

Planning Approval is opting to withdraw that Site Plan Approval.  Any plans to renovate the 

existing building and/or construct a new building or structure on the Site will require a new (full) 

Major Site Plan Application.  

 

Density Bonusing 
Any request to increase the density of a Site above the maximum contemplated in the Official 

Plan must be subject to the Density Bonusing provisions of the Official Plan.  Specifically, 

Section 12.3.1 of the Official Plan (2012) states that Council may authorize increases in density 

at its sole discretion in return for facilities, services or matters that are of benefit to the 

community.  A determination of appropriateness will be evaluated by City staff against the 

established criteria in the Official Plan.  Appropriate justification and rationale must be provided 

by the applicant for the proposed increase in density and its appropriateness for the subject 

lands and surrounding context, specific to said criteria.   

 

If deemed appropriate, the applicant will be required to provide facilities, services or matters of 

benefit to the community in exchange for any increase in density, to be secured through a 

Section 37 Agreement and to the satisfaction of the Director of Planning Approvals.  The listed 

community benefits and a thorough evaluation of the Official Plan criteria, must form part of the 

formal submission. 
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Staff notes that the proposed number of bedrooms are based on the lot area as shown on the 

plans submitted.  Should it be determined that additional road widenings be required, the total 

lot area and ultimately the number of bedrooms permitted may vary.  

 

As discussed at the pre-consultation meeting, Council approved a staff report on February 12, 

2018 that recommended (a) staff be directed to staff to prepare a Density Bonusing 

Implementation Guideline; and (b) in advance of Council approving an Implementation 

Guideline, staff are to follow a number of transition principles when processing applications with 

density bonusing component.  The first of such principles is engaging the Ward Councillor at the 

preconsultation stage to obtain feedback on the density bonusing request and possible 

community benefits.  In correspondence received on March 27, 2018, Councillor Henry offered 

a number of preliminary comments, which staff has summarized below:  

• Given the known abundance of 5 bedroom units in the local market, conversion and 

construction of 2 bedroom units is helpful as is the addition of commercial uses in this 

area.  

• The corridor has the highest transit service in the City outside of a few LRT stations, so a 

certain additional density may be appropriate subject to the review of site and building 

design and in the context of the other zoning requests. 

• In terms of appropriate community benefits, possibly consider:  

o making streetscape improvements along King Street, recognizing this is a 

Regional Road; 

o a contribution to the long-term installation and maintenance of separated cycling 

infrastructure in this area; 

o a contribution to the Community Hub Project at WCI;  

 

The next transition principle requires the preparation of an ‘uplift appraisal’, to compare:  

a) the value of the development without a density increase, up to the maximum in the 

Official Plan of 750 bedrooms per hectare 

b) the value of the development with the proposed density increase.  

The ‘uplift’ value is intended to inform the value of the community benefits offered in exchange 

for the increased density.  Staff has determined that this appraisal will be undertaken after a 

complete zoning by-law amendment application is accepted by the City.  The appraisal would 

be undertaken by an external agency retained by the City of Waterloo. The City will front-ended 

the cost of the appraisal and the Applicant will be required to pay for the actual cost of the 

appraisal incurred by the City within 30 days of a written request for payment from Planning 

Approvals.   

 

Other Considerations 
At the preconsultation meeting, staff advised that a setback reduction to 0 metres anywhere on 

this site would not be supported by staff.  A secondary issue staff raised was related to the 

design of the new buildings on the site, particularly the 15 storey mixed use building.  The “Tall 

Building” guidelines in Section 3.1.4 of the Urban Design Manual provides clear direction to 

design tall buildings with a defined base, middle and top section, with a transition in massing or 

stepback between the base and middle section.  This is also the direction the Comprehensive 

Zoning By-law is moving in.  The current draft includes minimum/maximum podium heights and 

tower stepback requirements above the podium.  Staff looks forward to seeing further details 
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with respect to the massing of the proposed building.  Another issue raised by staff was 

regarding the car lift system/mechanism proposed, which is not currently permitted through the 

zoning by-law. Details around the system are required for staff to evaluate if it can be effectively 

implemented relative to other City considerations.   

 
Submission Requirements 
In order for the City to consider your application complete, and in accordance with the City’s 

Official Plan, the following must be submitted: 

  

1. Zoning By-law Amendment Application fee of $24, 329 and a sign deposit fee of $324 

payable to the City of Waterloo  

2. Zoning By-law Amendment Application Review Fee $1,150 and Noise Study Review 

Fee of $250 payable to the Region of Waterloo 

3. 3 copies of the completed application form (available on the City’s website) 

4. A letter of authorization from the land owner authorizing you to act on their behalf (if 

you are using an agent as your main point of contact) 

5. A signed copy of the Permission to Enter Form (enclosed), authorizing City staff to 

enter onto the subject lands for the purposes of evaluating the application 

6. A covering letter, which outlines the nature of the application and the contents of the 

submission  

7. 6 copies of the preliminary site plan  + 2 full size copies 

8. 6 copies of the preliminary building elevations and floorplans (11 x 17) + 2 full size 

copies 

9. 6 copies of a Planning Justification Report which addresses at a minimum:  

• How the application conforms to the Growth Plan, the Provincial Policy 

Statement, the Regional Official Plan, the City of Waterloo Official Plan 

• All of the site specific land uses and zoning regulations requested and 

provides compelling rationale for each 

• How the application satisfies the City’s Density Bonusing Policies 

10. 6 copies of an Urban Design Report which addresses at a minimum:  

• How the proposed building conforms to the Urban Design Policies of the 

Official Plan 

• How the proposed building aligns or implements the applicable Urban Design 

Policies of the Urban Design Manual, particularly:  

o Section 3.1.4 Tall Buildings 

o Section 3.1.6 Parking Structures 

o Section 3.2.1.5 Corridors 

• And includes perspectives of the development from the east, west, north and 

south 

11. 5 copies of a Road Traffic Noise Study, accompanied by a signed Owner/Authorized 

Agent Statement and Consultant Statutory Declaration (see attached Regional 

comments) 

12. 5 copies of a Stationary Noise Assessment, accompanied by a signed 

Owner/Authorized Agent Statement and Consultant Statutory Declaration 
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13. 6 copies of a Functional Grading, Servicing and Stormwater Report with Plans   

14. 2 copies of a Shadow Study which should provide the following information:  

• For the proposed building, the shadows for every 2 hour interval from 8am until 

8pm 

• Differentiate the shadows from existing surrounding buildings from the shadows 

created by the proposed building 

• Show the property boundaries of the Site and all surrounding properties, including 

all that are impacted by shadows from this building 

• Show the entire length of the shadow for every interval 

• Include a written summary of the shadow impacts in relation to the criteria for 

acceptance impacts in the Urban Design Manual 

15. Two (2) USB Drives or CDs containing a digital copy of all above noted plans and 

studies. 

 

Once the above noted information has been received to the satisfaction of Integrated Planning 

and Public Works, a letter will be sent to your attention advising you that your application is 

considered complete and that it will be processed in accordance with the requirements of the 

Planning Act and the City of Waterloo Official Plan.  

 

Again, thank you for participating in the City’s pre-application consultation process, should you 

have any questions regarding the City’s requirements, please contact the undersigned at 519-

747-6108 or laura.dewar@waterloo.ca. 

 

Sincerely, 

 

 
Laura Dewar, MPL, MCIP, RPP 

Development Planner 

City of Waterloo 

 

 

cc:  Obie Mujawaz, Milestone Developments Canada Inc.  

Diane Freeman, Masri O. Inc.  

      Trevor Hawkins, MHBC Planning  

      Michelle Lee, City of Waterloo 

      Wendy Collett, City of Waterloo 

     Adam Betteridge, Region of Waterloo 

 

Attached: Regional Pre-submission Comments, dated March 28, 2018. 



Document Number: 2689658 

 Regional Pre-Submission Comments 
March 28, 2018 

 
Proposed Zone Change Application 

 
316 King St. N., City of Waterloo 

Milestone Developments Canada Inc. 
 
 

The registered owner of the subject residential property proposes to change the zoning as it 
currently applies to the property. This change involves amending the measurement of density 
from units/ha to bedrooms/ha in order to permit a reduction in the number of bedrooms per 
hectare for the subject property. The subject zone change application also includes: revised 
setbacks to allow for the efficient use of the site for the supply of parking; a parking reduction; 
and, the inclusion of commercial uses at grade. 
 
If approved, the owner will undertake alterations to the existing 10 storey building (as well as 
amend current approvals with the City for the not yet constructed second building), to change 
from the current 5 bedroom rental units to consist primarily of 2 bedroom condominium units.  
 
The subject lands are designated in the Regional Official Plan (“ROP”) as follows: “Built-Up 
Areas” on Map 3a; and is along an Existing Transit Corridor on Map 5a. 
 
The Region has reviewed the proposal and offers the following comments for your 
consideration based on the information provided through the Pre-Submission request. 
 
Community Planning 
 
General 
A Planning Justification Report will be required as part of the complete zone change 
application.  The report must address Places to Grow, the Provincial Policy Statement, as well 
as the ROP, The City of Waterloo Official Plan, and all applicable zoning by-laws. The report 
is to address details about the development, and provide a summary of past planning 
approvals obtained. 
 
Stationary Noise 
A Stationary Noise Assessment is required. The Assessment must address the possible 
impact of noise generated by the proposed development (including the proposed 
commercial/mixed-use component) on all noise-sensitive uses in the vicinity and on the 
development itself, as well as any off-site noise sources identified by the noise consultant that 
may have an impact on the proposed development.  Please ensure that a signed 
Owner/Authorized Agent Statement and Consultant Statutory Declaration accompanies the 
noise assessments submitted to the Region.   
 
Water Services 
Water Services Engineering and Planning staff have reviewed the above noted proposal. 
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Notwithstanding the proximity to a 400 mm Asbestos Cement Regional watermain, the 
applicant should be made aware that no connection to Regional watermains will be permitted 
in accordance with Section B.2.1.4.1 of the Design Guidelines and Supplemental 
Specifications for Municipal Services for January 2018. A 150 mm diameter local watermain is 
located on King St. 
 
A servicing report for review and approval by Water Services Staff is required as part of a 
complete application. Please contact John  Holowackyj, Water Services at (519) 575-4429, or 
JHolowackyj@regionofwaterloo.ca to discuss the scope of such study.  
 
Hydrogeology and Source Water Protection 
Hydrogeology and Source Water (HSW) Protection staff have reviewed the proposal. As there 
will be more than 8 surface parking spaces, HSW will require a Salt Management Plan to be 
completed through either the Site Plan Control or Plan of Condominium process. Implemen- 
tation of the same will be required through a registered agreement and/or the condominium 
declaration. 
 
Corridor Planning 
 
Road Traffic Noise Study 
At this location the noise sensitive development may be affected by Traffic noise.  It is the 
responsibility of the applicant to ensure the development is not adversely affected by 
anticipated noise impacts. In this regard the applicant must prepare an Environmental Noise 
Study, and will be part of complete application for the zone change application. Any 
recommendation(s) of such study will be secured by the Region through either (or both) the 
site plan control process or as conditions of draft plan of condominium approval. 
 
The noise level criteria and guidelines for the preparation of the study are included in the 
Region of Waterloo Implementation Guideline For Noise Policies, found here: 
https://www.regionofwaterloo.ca/en/living-here/resources/Design-Standards/Implementation-
Guidelines-for-Noise-Policies.pdf  
 
The noise consultant must be pre-approved by the Region of Waterloo. The noise consultant 
is responsible for obtaining current information, applying professional expertise in performing 
calculations, making detailed and justified recommendations, submitting the Consultant Noise 
Study Declaration and Owner/Authorized Agent Statement along with 4 copies of the report to 
the Region of Waterloo. 
 
The noise consultant preparing the Environmental Noise Study must contact Region of 
Waterloo staff for transportation data including traffic forecasts and truck percentages for 
Regional roads.  For the Transportation Planning Noise Assessment Fee Form please refer to 
https://www.regionofwaterloo.ca/en/living-here/resources/Design-Standards/Noise-
Assessment-Application--Fee-Form.pdf  There is a $250 fee for this application.  As indicated 
on the form, traffic forecasts for noise assessments will be prepared within 15 business days 
of the data of the request, but will be withheld if payment has not been received. 
 
Please forward requests for transportation data to: 
 

mailto:JHolowackyj@regionofwaterloo.ca
https://www.regionofwaterloo.ca/en/living-here/resources/Design-Standards/Implementation-Guidelines-for-Noise-Policies.pdf
https://www.regionofwaterloo.ca/en/living-here/resources/Design-Standards/Implementation-Guidelines-for-Noise-Policies.pdf
https://www.regionofwaterloo.ca/en/living-here/resources/Design-Standards/Noise-Assessment-Application--Fee-Form.pdf
https://www.regionofwaterloo.ca/en/living-here/resources/Design-Standards/Noise-Assessment-Application--Fee-Form.pdf
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Geoff Keyworth 
Acting Manager, Strategic Transportation Planning 
Email:  gkeyworth@regionofwaterloo.ca 
Phone:  519-575-4089 
 

Other Criteria and Additional Notes  

One hardcopy of each report/study identified in the comments are required by the Region for 
a Complete Application, along with digital copies of the same (through email or on a CD or 
USB drive).    

Region Planning Review Fees 

Zoning By-Law Amendment (Regional Review): $1,150.00 

Noise Study Review:     $250.00 

To avoid delay in processing of the formal Planning Act applications, the applicant is 
encouraged to contact Regional staff to confirm the exact amount of fee payable prior to 
application submission. 

Regional Development Charges 

Any future development on the subject lands will be subject to provisions of Regional 
Development Charge By-law 14-046 or any successor thereof.  
 
Contacts 

 
Community Planning     Corridor Planning 
Adam Betteridge, MCIP, RPP    Richard Parent 
Principal Planner      Transportation Planner 
(519) 575-4757 (ex. 3120)     (519) 575-4536 
abetteridge@regionofwaterloo.ca    rparent@regionofwaterloo.ca 
 

Please note: Comments and requirements are based on the information provided by 

the applicant during the pre-submission process.  Should new details and/or 

information become available through the application process, requirements are 

subject to change. 

mailto:gkeyworth@regionofwaterloo.ca
mailto:abetteridge@regionofwaterloo.ca
mailto:rparent@regionofwaterloo.ca
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Appendix B 
Shadow Study 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  



SHADOW STUDY - SPRING MARCH 21 @ 10:00 a.m.



SHADOW STUDY - SPRING MARCH 21 @ 12:00 p.m.



SHADOW STUDY - SPRING MARCH 21 @ 2:00 p.m.



MARCH 21 @ 4:00 p.m.SHADOW STUDY - SPRING



SHADOW STUDY - SPRING MARCH 21 @ 6:00 p.m.



SHADOW STUDY - SUMMER JUNE 21 @ 8:00 a.m.



SHADOW STUDY - SUMMER JUNE 21 @ 10:00 a.m.



SHADOW STUDY - SUMMER JUNE 21 @ 12:00 p.m.



SHADOW STUDY - SUMMER JUNE 21 @ 2:00 p.m.



SHADOW STUDY - SUMMER JUNE 21 @ 4:00 p.m.



SHADOW STUDY - SUMMER JUNE 21 @ 6:00 p.m.



SHADOW STUDY - SUMMER JUNE 21 @ 8:00 p.m.



SHADOW STUDY - AUTUMN SEPTEMBER 21 @ 10:00 a.m.



SHADOW STUDY - AUTUMN SEPTEMBER 21 @ 12:00 p.m.



SHADOW STUDY - AUTUMN SEPTEMBER 21 @ 2:00 p.m.



SEPTEMBER 21 @ 4:00 p.m.SHADOW STUDY - AUTUMN



SEPTEMBER 21 @ 6:00 p.m.SHADOW STUDY - AUTUMN



SHADOW STUDY - WINTER DECEMBER 21 @ 10:00 a.m.



SHADOW STUDY - WINTER DECEMBER 21 @ 12:00 p.m.



SHADOW STUDY - WINTER DECEMBER 21 @ 2:00 p.m.
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