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INTRODUCTION 
Prica Global Enterprises Inc. has been retained by 34 Hickory Inc. (“the Owner”) to prepare a 

Planning Justification Report in support of a Lifting of Holding application for the property 

municipally known as 34, 36, and 38 Hickory Street West in the City of Waterloo (“subject 

property”).  In support of Lifting of Holding, City staff provided a list of complete application 

requirements on May 28, 2021. This Planning Justification Report is intended to satisfy the 

requirements as noted in the May 28, 2021 complete application requirements 

correspondence.  

Subject Property 

The subject property formerly consisted of three separate properties being 34, 36, 

and 38 Hickory St, which were consolidated for the purpose of redevelopment. The 

subject property is located on the north side of Hickory Street and west of Hawthorne 

Street in the City of Waterloo (Figure 1).  The subject property has an area of 1882.62 

square meters with 49.37 meters of frontage on Hickory Street West.  The properties 

currently consist of low-rise residential dwellings. 

The lands to the west, south and east of the subject property consist of low-rise and 

multiple residential buildings, and to the north of the property is Waterloo Collegiate 

Institute (secondary public school). The surrounding area is characterized by a mix 

of low to high-rise residential buildings and open green space. Lands further to the 

west of the subject property consist of lands owned by the University of Waterloo for 

academic uses. Lands further to the east located along King Street North consist of 

high density residential uses and a variety of commercial uses.  

The Site is located within proximity to several public transit options, including Grand 

River Transit bus routes and the Region’s ION Light Rail Transit System. The closest 
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GRT bus stop is located at the intersection of Hickory Street and Hazel Street (Stop 

ID: 1168), which is approximately a 1-minute walk (150 metres) from the Site. Bus 

Stop 1163 services Route 19, which provides connections to St. Jacobs Market, 

Northfield ION LRT Station, and the University of Waterloo. Additionally, the Site is 

within a 20-minute walk to three ION LRT Stations: University of Waterloo Station, 

Research & Technology Park Station, and Waterloo Park Station. Alternatively, the 

next closest GRT bus stops are located at the intersection of King Street North and 

Hickory Street (Stop ID: 2532), which is approximately a 3-minute walk (275 metres) 

from the Site, and Bus Stop 2532 services Route 7, which provides connections to 

Conestoga Mall, Wilfrid Laurier University, and Uptown Waterloo. 

Development Overview 

The development consists of the construction of a 6-storey mixed-use building. The 

building and proposed development consist of the following: 

Residential Units • 47 one-bedroom dwelling units 

Commercial Units • 1 commercial unit on the ground floor 

Parking Spaces • 16 parking units 

Common Elements • Mail room on the ground floor 

• Lobby area on the ground floor 

• Laundry room on the ground floor 

• All at grade landscaping and access 

 

Construction is anticipated to start in Fall 2022 with the completion scheduled for 

August 2023. Please refer to Figures 2, 3 and 4 for artistic renderings and Appendix 

A for the Site Plan.  
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Figure 1: 2020 Aerial Photo 

  
 

Legend 

Subject Property 

Source: Region of Waterloo GIS, 2020 
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Figure 2: Artistic Rendering (PGDS) 

 

Figure 3: Artistic Rendering (PGDS) 
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Figure 4: Artistic Rendering (PGDS) 
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POLICY ANALYSIS 
Provincial Policy Statement 

The Provincial Policy Statement (“PPS”) is issued under Section 3 of the Planning Act. The PPS 

came into effect on May 1, 2020, and all decisions affecting planning matters shall be 

consistent with policy statements within the PPS and issued under the Planning Act including 

the proposed Plan of Condominium. The PPS establishes the vision for land use in Ontario 

for how we settle the landscape, create built environments, and manage land and resources 

over the long term to achieve liveable and resilient communities.  

The PPS encourages the management and direction of land use to achieve efficient and 

resilient development and land use patterns. As per the PPS, healthy, liveable and safe 

communities are sustained by promoting efficient development and land use patterns, 

accommodating an appropriate range and mix of uses to meet long term needs, avoiding 

development patterns that may cause environmental or public health concerns, promoting 

cost-effective development patterns and standards to minimize land consumption, 

improving accessibility for persons with disabilities and older persons, ensuring necessary 

infrastructure to meet current and projected needs, and promoting development patterns 

that conserve biodiversity. 

Further, designated settlement areas, such as the City of Waterloo, are to be the focus of 

growth and development and sufficient land to accommodate growth shall be made 

available through intensification and redevelopment, particularly within designated growth 

areas.  Development within settlement areas is to be based on densities and a mix of land 

uses that efficient use land and resources, are appropriate for and efficiently use 

infrastructure, and support sustainability.  

Further, development within settlement areas should support a rage of uses and 

opportunities for appropriate intensification and redevelopment.  Intensification and 

redevelopment should be directed to identified appropriate locations and promoted in 
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accordance with the wise use and management of resources and the protection of public 

health and safety. 

The PPS encourages planning authorities to provide for an appropriate range of housing 

types and densities to meet current and future needs of residents, including permitting all 

forms of residential intensification and redevelopment in accordance with resource 

management and health and safety policies. 

Within designated settlement areas, municipal sewage and municipal water services are the 

preferred form of servicing and intensification and redevelopment within settlement areas 

on existing municipal services should be promoted, where feasible. 

The development facilitates the efficient use of land and municipal infrastructure and does 

not pose a threat to public health and safety or environmental resources.  The proposed 

development has been constructed on municipal services and in accordance with applicable 

policies and provisions and will contribute positively to the availability of housing options 

within the Waterloo housing market. Therefore, in my opinion, the proposed development 

is consistent with the Provincial Policy Statement as the development facilitates the 

intensification and redevelopment of underutilized properties within a designated 

settlement area and strategic growth area, in a form that conforms to applicable Official Plan 

policies and complies with applicable Zoning By-law provisions.   

A Place to Grow: Growth Plan for the Greater Golden Horseshoe 

A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2020 (“Growth Plan”) was 

enacted under Section 7 of the Places to Grow Act, 2005 and as per Section 14(1) of the Places 

to Grow Act, all decisions made under the Planning Act or Condominium Act, 1998 shall 

conform with the Growth Plan.  Further, Section 3(5) of the Planning Act provides that 

decisions in respect of planning matters shall conform with provincial plans, including the 

Growth Plan, that are in effect on the date of the decision. Any decisions made on or after 

August 28, 2020, in respect of the exercise of any authority that affects a planning matter will 
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conform with the Growth plan, subject to any legislative or regulatory provisions providing 

otherwise. The subject property is located within the defined Golden Horseshoe area and is 

therefore subject to the policies of the Growth Plan. 

The Growth Plan encourages the achievement of complete communities that are design to 

support healthy and active living and meet people’s needs for daily living.  Intensification and 

higher densities are encouraged to locate in strategic growth areas to ensure efficient use of 

land and infrastructure and support transit viability.  Further, a mix and range of housing 

options is encouraged, to serve all sizes, incomes, and ages of households.   

The Growth Plan encourages the protection and enhancement of natural heritage, 

hydrologic features, and landform systems, as well as the conservation and promotion of 

cultural heritage resources.  Further, the planning and management of growth is also 

required to integrate climate change considerations and planning for more resilient cities. 

Like the PPS, the Growth Plan directs that a vast majority of growth will be directed to 

settlement areas that have a delineated built boundary, have existing or planned municipal 

water and wastewater systems, and can support the achievement of complete communities.  

The City of Waterloo satisfies the criteria of Section 2.2.1.2. a) as summarized above. 

Further, Section 2.2.1.2.c) directs that within settlement areas, growth will be focused in 

delineated built up areas, strategic growth areas, locations with existing or planned transit, 

and areas with existing or planned public service facilities.  The subject property is located 

within the delineated built-up area of the Region of Waterloo, is located within a strategic 

growth area, and is within proximity to a Light Rail Transit Station. 

In my opinion, the proposed development conforms to the Growth Plan, as the development 

facilitates the intensification and redevelopment of land on a transit corridor, in a strategic 

growth area, and within proximity to an LRT Station, in a form that represents an efficient 

use of land and infrastructure and does not result in a risk to health or the environment. 
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Further, the proposed development contributes to the housing variety in an efficient and 

compatible form and supports the residential intensification targets of the Growth Plan. 

Region of Waterloo Official Plan 

The Region of Waterloo Official Plan (“Regional OP”) was adopted by Regional Council on June 

16, 2009, and the Regional OP was approved by the Ministry of Municipal Affairs and Housing 

on December 22, 2010.  Upon approval, the Regional OP was appealed to the Ontario 

Municipal Board and upon resolution of the appeals, the Regional OP came into effect on 

June 18, 2015. The subject property is designated “Urban Area” and classified as “Built-Up 

Area” as per Map 3a of the Regional OP (Figure 5).  As per Section 2 of the Regional OP, 

virtually all the region’s future growth is intended to occur within the Urban Area 

designations with a significant portion of the growth encouraged to be directed to existing 

Built-Up Areas through reurbanization. The redevelopment of the subject property for a 

multiple residential dwelling from low-density residential dwellings contributes positively to 

the achievement of the annual reurbanization target, as per Section 2.C of the Regional OP. 

All development within a designated Urban Area is subject to conformity with the policies of 

Section 2.D of the Regional OP.  With regards to the General Development Policies of Section 

2.D.1, the proposed development supports the planned community structure by facilitating 

appropriate growth within the designated Urban Area and Built-Up Area, on a transit 

corridor, and on municipal services. The development contributes to a complete community 

by providing additional housing options for the surrounding market and improving the 

pedestrian realm along Hickory Street. The development maintains a positive relationship 

with the natural environment and does not impact cultural heritage resources. The 

development respects the scale, character, and context of the surrounding neighbourhood.   

In my opinion, the proposed development conforms to the Regional OP such that the 

development facilitates the appropriate intensification of a property within the Built-Up Area 

designation. The development facilitates the efficient use of municipal infrastructure and 

contributes to the Region’s reurbanization goals within a Major Transit Station Area.  
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Figure 5: Region of Waterloo Official Plan Map 3a - Urban Area 

 

 

Legend 

Subject Property 

Source: Region of Waterloo OP 
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City of Waterloo Official Plan 

The City of Waterloo Official Plan (“City OP”) was approved on November 21, 2012 and was 

subsequently appealed to the Ontario Municipal Board.  The portions of the City OP that 

were not subject to an appeal came into effect on December 21, 2012.  Unless otherwise 

stated, the policies summarized herein are in force and effect on the date of this report and 

are not subject to an appeal under the Local Planning Appeal Tribunal, formerly the Ontario 

Municipal Board. 

The subject property is designated “Low Density Residential” as per Schedule A of the City 

OP (Figure 6). The subject property falls under SPA 45 which applies to lands within the 

Northdale Neighbourhood and establishes a vision for the neighbourhood, recognizing its 

anticipated infill and intensification growth of the planning horizon. The neighbourhood is 

intended to be revitalized and reurbanized into a diverse, vibrant, and sustainable 

neighbourhood. Lands designated Low Density Residential shall be zoned to permit low to 

mid-rise building forms including townhouses, and mid-rise apartment buildings with a 

maximum height limit of 6 storeys. Duplex dwellings are permitted provided they are 

accommodated within an existing single detached dwelling. Lands designated Low Density 

Residential permit existing low-rise building forms including single-detached dwellings, semi-

detached dwellings, duplex dwellings, and triplex dwellings, as well as commercial uses on 

the ground floor.  

The subject property is designated “Low Density” as per Schedule B1 of the City OP (Figure 

7).  As per SPA 45, the Low-Density designation permits a maximum density of 250 bedrooms 

per hectare, and a maximum building height of 6 storeys.  The development conforms to 

these policies with a density of 249.7 bedrooms per hectare and a building height of 6 

storeys. 

The subject property is located within University of Waterloo Station Area as per Schedule J4 

of the City OP (Figure 8).  In general, within Major Transit Station Areas increased densities 

are to be achieved through the minimum residential and non-residential densities in the 
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implementing Zoning By-law and development is encouraged to incorporate a mix of transit 

supportive land uses, support place-making through public and private realm 

improvements, and support connectivity between mobility systems.  

In my opinion, the proposed development conforms to City OP as the mixed-use building is 

permitted within the Low-Density Residential land use designation. The proposed 

development conforms to the density and height policies as applicable and represents a 

compact built form within the University of Waterloo Station Area. The proposed 

development contributes to the urban intensification goals of the Official Plan in a form that 

is compatible with the surrounding built character and vision for the neighbourhood and 

represents an efficient use of existing municipal infrastructure. 
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Figure 6: City of Waterloo Official Plan Schedule A - Land Use 

Legend 

Source: City of Waterloo OP 

Subject Property 
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Figure 7: City of Waterloo Official Plan Schedule B1 - Height and Density 

Legend 

Subject Property 
Source: City of Waterloo OP 
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Figure 8: City of Waterloo Official Plan Schedule J4 - University of Waterloo Station 
Areas 

Legend 

Subject Property 
Source: City of Waterloo OP 
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City of Waterloo Zoning By-law 2018-050 

On September 10, 2018, City of Waterloo Council passed Zoning By-law 2018-050 (“By-law 

2018-050”), which was subsequently appealed to the Local Planning Appeal Tribunal and as 

of the date of this report, is partially in force and effect. The regulations summarized in this 

section are in full force and effect, unless otherwise noted. 

The subject property is zoned “Holding-Residential Northdale Six [(H)RN-6]” (Figure 9), which 

permits mixed use buildings with dwelling units above the first storey and a variety of 

commercial uses ancillary to a mixed use building. The (H)RN-6 Zone also establishes the 

following regulations: 

a) A minimum lot area of 1,000 square metres. 

b) A minimum lot frontage of 20 meters.  

c) A minimum 1 meter street line setback 

d) A minimum of 75% of the front building façade must located within 5.0 metres of the 

street line. 

e) A minimum side yard setback of 3 meters. 

f) A minimum rear yard setback of 7.5 meters. 

g) A maximum building height of 21.5 meters. 

h) A maximum density of 250 bedrooms per hectare. 

i) A minimum of 1 entrance per 15 metres of street line building façade. 

j) A minimum of 3 square metres per bedroom of amenity area. 

k) A minimum landscaped open space of 30% of the lot area. 

l) A minimum of 0.20 residential parking spaces per bedroom. 

m) A minimum of 0.05 visitor parking spaces per bedroom.  

n) A minimum of 3.0 parking spaces per 100 square metres of building floor area for 

non-residential parking.  

o) A minimum of 0.25 residential parking spaces per bedroom. 
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p) A minimum of 1 non-residential bicycle parking spaces per 100 square metres of 

building floor area. 

q) A maximum of 1 driveway per lot.  

r) A maximum of 15% of the building floor area for ancillary uses.  

s) Ancillary uses shall be located on the first storey of a mixed use building and abut the 

front façade.  

The proposed development complies with the regulations of City of Waterloo Zoning By-law 

2018-050 and the (H)RN-6 Zone.  
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Figure 9: City of Waterloo Interactive GIS Mapping - Zoning 

Legend 

Subject Property 

Source: City of Waterloo OP 
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LIFTING OF HOLDING 
As per City of Waterloo Zoning By-law 2018-050, the property is subject to a holding 

provision under Section 7.11.17, which states that: 

Notwithstanding anything to the contrary, where the holding symbol (H) is applied, only 

those uses which lawfully and existed on the date of passing of this BY-LAW shall be 

permitted to continue until such time as the holding symbol (H) is removed. The holding 

symbol (H) shall not be removed until the following criteria are satisfied: 

a.) Verification of sufficient servicing capacity (water, sanitary, and stormwater) to fully 

service the LOT and development thereon.  

b.) Verification of sufficient transportation capacity and transportation infrastructure 

within the surrounding road network affected by the development and or use of 

the LOT.  

c.) For known or suspected contaminated sites as identified by the REGION, 

verification from the REGION and or the Province of Ontario that the owner has 

completed a Record of Site Condition.  

d.) Where an increase in BUILDING density is proposed pursuant to Section 37 of the 

PLANNING ACT, the completion and registration of an agreement pursuant to 

subsections 37.3 and 37.4 of the PLANNING ACT between the owner and the CITY.  

e.) A Block Plan has been prepared in accordance with the Block Plan policies of the 

OFFICIAL PLAN for the Northdale Neighbourhood Specific Provision Area, where 

applicable.  

f.) Verification through Site Plan Control endorsement that the LOT and development 

thereon will conform to: (i.) the OFFICIAL PLAN; (ii.) the REGION’S Official Plan; and 

(iii.) the CITY’S Urban Design Manual in effect, including the Northdale Urban Design 

Guidelines.  
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g.) Demonstrate compliance with the Provincial D-6 Guideline “Compatibility Between 

Industrial Facilities and Sensitive Land Uses” where there are potential land use 

compatibility issues associated with existing and or planned industrial uses 

operating in proximity to residential or other sensitive land uses. 

In response to subsection a.), K. Smart Engineering has submitted a Functional 

Servicing Report and Fire Flow Analysis demonstrating sufficient capacity in the City’s 

water, sewer, and storm infrastructure to support and fully service the proposed 

development. For additional details, please refer to the Functional Servicing Report, 

Fire Flow Analysis, and correspondence from the City of Waterloo indicating support 

of the Fire Flow Analysis, included in this application and prepared by K. Smart 

Engineering. 

In response to subsection b.), Paradigm Transportation Solutions has prepared a 

Transportation Impact Study that as concluded that there is sufficient transportation 

capacity and infrastructure within the surrounding road network to support the 

proposed development. For additional details, please refer to the Transportation 

Impact Study enclosed in this application and prepared by Paradigm Transportation 

Solutions. 

In response to subsection c.), the subject property was not identified by the Region 

as requiring a Record of Site Condition to permit the proposed development. 

In response to subsection d.), the development of the subject property does not 

require a Section 37 Agreement under the Planning Act.  

In response to subsection e.), the subject property is not located within an area 

identified as requiring a Block Plan prior to redevelopment. 
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In response to subsection f.), the proposed development has undergone a thorough 

review through the Site Plan Review Committee and has received Conditional 

Endorsement. As demonstrated in this report and by Conditional Endorsement from 

the City, the proposed development confirms to the City of Waterloo Official Plan, 

Region of Waterloo Official Plan, and the City’s Urban Design Manual regarding the 

Northdale Urban Design Guidelines. 

In response to subsection g.), the subject property is not located within proximity to 

existing and/or planned industrial uses and is therefore not subject to the Provincial 

D-6 Guideline.  

Based on the information summarized above, included in this report, and submitted 

in support of the lifting of holding application, we respectfully submit that the 

proposed development has satisfied the requirements for the lifting of holding as 

per City of Waterloo Zoning By-law 2018-050.  
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CONCLUSION 
The proposed redevelopment of 34-38 Hickory Street West, Waterloo consists of a 

new 6-storey mixed-use building with a commercial unit on the ground floor, 47 

residential units (47 bedrooms), and 16 parking spaces. The proposed development 

is under review with the City’s Site Plan Review Committee and has received 

Conditional Endorsement from the Committee. To proceed with final Site Plan 

Approval, the Lifting of Holding must be approved by Council.  

The proposed development is consistent with and does not conflict with the 

Provincial Policy Statement, and conforms to the Growth Plan, Region of Waterloo 

Official Plan, and City of Waterloo Official Plan.  Further, the development complies 

with the applicable regulations of the City of Waterloo Zoning By-law 2018-050.   

The proposed development facilitates the efficient and appropriate intensification of 

the subject property. The development also facilitates the efficient use of existing 

municipal infrastructure and does not adversely affect human or environmental 

health. In my opinion, this development represents good planning and demonstrates 

the satisfaction of the criteria as per Section 7.11.17 of Zoning By-law 2018-050 to 

remove the holding symbol for the development.  

 

 

Alicia Monteith, BES 
Manger of Planning and Strategic Initiatives 

Prica Global Enterprises Inc. 
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APPENDIX A – SITE PLAN 
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