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1.0 introduction
This Planning Rationale and Urban Design Report (the “Report”) 
has been prepared in support of an application to amend the City 
of Waterloo Zoning By-law 1108 in order to permit a new 24-storey 
mixed use building on the properties municipally known as 36 and 
42 Erb Street East, and 39 Dupont Street East in the City of Waterloo 
(the “Subject Site”). 

The three parcels have approximately 80 metres of frontage on Erb 
Street East, 29 metres frontage on Peppler Street and 27 metres 
of frontage on Dupont Street East, with a combined area of 4,202 
square metres (0.42 hectares). The parcels form an L-shaped site 
with a large primary rectangular portion fronting onto Erb Street 
East and Peppler Street, and a secondary “tail” portion fronting onto 
Dupont Street East. 

The Subject Site currently contains an existing commercial/office 
building at the northwest corner of Erb Street East and Peppler 
Street (42 Erb Street East) and an existing residential house form to 
the west (36 Erb Street East), most recently used as an office. The 
parcels fronting onto Dupont Street East contain a surface parking 
lot forming part of 36 Erb Street East and an attractive yellow brick 
heritage listed building (39 Dupont Street East) that will be retained 
as part of the redevelopment.

The proposed form of development will be a high-rise apartment 
building with commercial uses at-grade, designed and an overall 
height of 24-storeys (75 metres) to the top of the 24th floor, plus a 
mechanical penthouse (the “Proposed Development”). This height 
conforms with the as-of-right zone provisions under the current 
and in force Zoning By-law 1108. The proposed Zoning By-law 
Amendment  (“ZBA”) is necessary to make adjustments to density, 
amenity space, parking requirements, and side and flankage yard 
setbacks.

The Uptown Waterloo Urban Growth Centre, in which the Subject Site 
is located, continues to evolve into a dynamic mixed use area with 
a wide range of residential, commercial and employment uses. The 
Proposed Development will introduce a further mix of commercial 
space and additional apartment dwelling units to the area that will 
supplement the broad mix of uses and housing types currently 
available and support newly constructed rapid transit infrastructure.

The Proposed Development will implement the growth-related 
policies of the Provincial Policy Statement, the 2017 Growth Plan for 
the Greater Golden Horseshoe, the Region of Waterloo Official Plan 
and the City of Waterloo Official Plan as they relate to the Subject 
Site, the Uptown Waterloo Urban Growth Centre and the Uptown 
Commercial Core, and will conform to the minimum and maximum 
density and height permissions of the Official Plan.

From a land use perspective, the Proposed Development conforms 
to and/or is consistent with the various Provincial and local policy 
directions that promote intensification and infill on underutilized 
sites, particularly in intensification areas and areas well-served 
by municipal infrastructure and public transit. In this respect, 
the Proposed Development would permit the intensification of a 
significantly under-utilized site, located within the Uptown Waterloo 
Urban Growth Centre and Uptown Commercial Core which is 
proximate to, and well served by, public transit, including the new 
LRT located on King Street, as well as by active transportation 
infrastructure, with planned on-road bicycle lanes on both Erb Street 
and Peppler Street.
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This Report concludes that the proposed redevelopment of the 
Subject Site, to be implemented by the proposed ZBA, is consistent 
with the general planning framework established in the Provincial 
Policy Statement and conforms with the more specific planning 
and urban design frameworks established in the Growth Plan for 
the Greater Golden Horseshoe, the Region of Waterloo Official Plan, 
and the City of Waterloo Official Plan. The Proposed Development is 
also generally consistent with or meets the intent of the City’s various 
Urban Design Guidelines that assist in the implementation of Official 
Plan policies and the evaluation of development applications, 
including tall buildings.

A ZBA is required to rezone the Subject Site thereby implementing 
the relevant policy framework of the Official Plan and establishing 
appropriate zone standards to achieve the development proposal. A 
Site Plan Approval application is also required and will be submitted 
at a later date. 

A Pre-consultation Meeting was held with City Staff on November 
24, 2017. In addition to this Report, the following Technical Studies 
were identified as required to form a complete application under the 
Planning Act and have been submitted concurrently with the ZBA 
application: 

• Shadow Study;

• Traffic and Stationary Noise Study;

• Hydrogeological Report;

• Traffic Impact Assessment and Transportation Demand 
Management Study;

• Heritage Impact Assessment; and,

• Functional Grading and Servicing Report and Stormwater 
Management Report.

A Record of Site Condition (RSC) was also identified as being 
required prior to final approval of the ZBA, given the addition of a 
sensitive (residential) use. In subsequent correspondence, staff have 
identified that an RSC is not required to form a complete application 
under the Planning Act, and may be submitted at a later date. 

The Planning Partnership has undertaken this work and prepared 
this Report to evaluate the Proposed Development and the submitted 
ZBA application in the context of all applicable Provincial, Regional 
and local planning policies and regulations. The Report will also 
assess the Proposed Development in the context of good urban 
design considerations and whether, overall, it is appropriate and 
represents “good planning”.

Figure 1: The Subject Site
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In support and recognition of this strong population and employment 
growth, many recent significant local and regional transit 
improvements have occurred, as further discussed in Section 2.5 of 
this Report. The Region and the constituent municipalities seem to be 
very progressive in taking this leadership role in these investments. 

The City of Waterloo, like many other urban Canadian municipalities, 
has a limited amount of Greenfield development land available 
or remaining and is primarily built-out. The City’s growth and land 
constraints have led to examining ways of increasing densities 
for all types of development to achieve provincial and regional 
population and employment growth targets. As reviewed in Section 
4.2 of this Report, Provincial growth management directives under 

2.1 Regional Site and Local Context

The Subject Site is located in the City of Waterloo, a lower tier 
municipality in the Region of Waterloo. The Region of Waterloo is the 
westernmost upper tier municipality in the Greater Golden Horseshoe 
and is bound by Wellington County to the north, the City of Hamilton 
to the east, Brant County to the south, and Perth County and Oxford 
County to the west. Within the Region, the City of Waterloo is bound 
by the Township of Woolwich to the north and east, the Township of 
Wilmot to the west and the City of Kitchener immediately to the south.

The Region of Waterloo contains 7 settlement areas. Within these 
settlement areas, Uptown Waterloo, Downtown Kitchener and 
Downtown Cambridge are further identified as Urban Growth 
Centres by the Growth Plan for the Greater Golden Horseshoe where 
the highest level of intensification is intended and to be directed. 

Both the Region of Waterloo and the City of Waterloo have 
experienced strong growth in recent years. The Regional population 
has grown from 507,096 to 535,154 people between 2011 and 2016, 
representing a 5-year increase of 5.5%, and a ten year increase of 
nearly 12% from the 2006 population of 478,121 people. 

The City of Waterloo, along with the City of Kitchener immediately 
to the south, represent the largest municipal area in the Region 
based on population size, with an established manufacturing, office 
development, and institutional economic base. Based on the 2016 
Census and Employment Survey, this amounts to 334,356 persons 
and 177,330 jobs cumulatively, accounting for nearly 60% of the 
Region’s total employment.

Generally, both the Region and the City have experienced rapid 
residential and non-residential growth tied to the knowledge based 
employment sector, along with presence of significant academic 
institutions including the University of Waterloo, Wilfred Laurier 
University, Conestoga College, and others. 

site and surrounding context2.0
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the Places to Grow Act require municipalities to accommodate a 
certain percentage of future regional population and employment 
growth for the Region through intensification, particularly in Urban 
Growth Centres with access to higher order transit infrastructure 
within walking distance. The Subject Site is well-positioned to 
accommodate this growth and intensify an existing underutilized site 
in Uptown Waterloo. 

2.2 Uptown Waterloo

The Subject Site is located within what is known as “Uptown Waterloo” 
(“Uptown”), an area generally defined by Elgin Street to the north, 
Willow Street to the east, Union Street to the south, and Waterloo Park 
to the west. Considered the urban heart of the City and identified 
as the City’s Urban Growth Centre intended to accommodate the 
majority of the City’s growth through intensification, Uptown is 
recognized as Waterloo’s shopping, social, and cultural centre, with 
over 400 businesses that help create a vibrant downtown in which to 
live, work and play. 

Figure 3: Uptown Waterloo along King Street North
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King Street has historically served as the central and retail corridor 
of Uptown Waterloo. King Street runs through the centre of Uptown 
and offers a wide range of service commercial, retail, restaurant and 
entertainment options for local residents and the larger Regional 
community. Generally, buildings that frame King Street have a two to 
four-storey pedestrian oriented building form, with small scale retail 
formats and shops. Additionally, many historic and heritage buildings 
frame the street and contribute to its urban character. There has 
also recently been a number of new, larger and more contemporary 
forms of development located on the periphery that have provided 
additional population/residents at increased densities to support 
businesses in Uptown Waterloo, as described in Section 2.3 of this 
Report, and contribute to, add to, and enhance, the vibrancy and 
vitality of Uptown. 

Formed in 1972, the UpTown Waterloo Business Improvement Area 
(“BIA”) is an independent, non-profit organization that oversees 
member businesses within the Uptown area. Overall, the BIA seeks 
to create a “vibrant lifestyle that includes living, working and enjoying 
the exceptional services we have to offer”, and does so by assuming 
many roles for the Uptown community centered on improving the 
commercial functioning and pedestrian experience of the area. The 
BIA leads promotional and marketing events to stimulate economic 
development, develops beautification projects to contribute to the 
aesthetic of the Uptown area, acts as a liaison with the City on 
parking, urban design, and construction concerns, among others, 
and provides an open forum for comments and concerns of BIA 
members. 

In recognition of King Street’s role as an urban “main street” 
for Uptown Waterloo, both the City and Region have recently 
undertaken streetscape improvements just north of Erb Street. These 
improvements replaced underground infrastructure and improved 
sidewalks and amenity spaces along the street, along with creating 
segregated bike lanes.

Figure 5: Uptown Waterloo, from Explore Waterloo Region 
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Many of the community’s civic institutions, landmark buildings and 
major festivals are located or held within Uptown. Key civic buildings 
include Waterloo’s Main Public Library (35 Albert Street), Waterloo 
City Hall (100 Regina Street South), and the MacGregor Senior 
Public School (32 Central Street). Additionally, there are a significant 
number of a parks in Uptown Waterloo, including the renowned 
Waterloo Park. Both of Waterloo’s main post-secondary institutions, 
Wilfred Laurier University and Waterloo University, are located within 
close proximity to the Subject Site and attract a wide student and 
employee population to the area. As such, Uptown Waterloo has 
many elements that already provide, but that further support, the 
creation or further enhancement of “complete communities”, defining 
itself a highly desirable urban location in which to live, work and play.

The Official Plan recognizes Uptown as a key commercial node 
within the Town. Ensuring the Uptown continues to develop as an 
area for employment opportunities and an attractive destination for 
local and global organizations can occur through the development 
of additional office space and attraction of high-tech companies. 
The promotion of economic and pedestrian activity along the King 
Street Corridor and neighbouring side streets, while maintaining its 
function to host festivals and events, can assist in reaching this goal.

Figure 6: Waterloo Public Library

Figure 7: Wilfred Laurier University

Figure 8: University of Waterloo
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As Waterloo’s historic core, there are a 
number of buildings that are designated 
Part IV under the Ontario Heritage Act 
including Waterloo’s Old Post Office (35 
King St N), Ontario Mutual Life Assurance 
(14 Erb St. W), Molson’s Bank (3 King St. 
S), Huether Hotel (59 King St. N) among 
others. 

Figure 11: 35 King Street North Figure 12: 59 King Street North

Figure 10: 14 Erb Street WestFigure 9: 3 King Street South
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2.3 Neighbourhood and Surrounding Uses

The Subject Site is located within the Uptown area of Waterloo on 
Erb Street East, which is a Regional Arterial Road and in close 
proximity to King Street, the primary north-south corridor in the city. 
As such, the Subject Site is surrounded by a diverse mix of retail 
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Figure 13: Surrounding Neighbourhood 

and service commercial uses, some newer larger developments as 
well as more mature, established residential neighbourhoods. The 
general context surrounding the Subject Site is as follows: 
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North:  

Immediately north of the Subject Site is a small commercial/office 
building plaza with medical clinics, a social services agency and a 
flower shop. Waterloo Park is located to the northwest and occupies 
approximately 45 hectares of land. A Waterloo Public Library Branch 
is also within short walking distance of the Subject Site. Located 
beyond the park to the northwest are Wilfred Laurier University and 
the University of Waterloo, two major post-secondary institutions that 
attract thousands of students, faculty, and staff to the area. 

East: 

A smaller commercial/office building is located across from the 
Subject Site on the east side of Peppler Street. To the east are two 
apartment buildings of 16 and 23-storeys that are visible from the 
Subject Site. Bridgeport Plaza is located beyond these buildings to 
the northeast and includes a number of retail and service commercial 
establishments. 

Figure 16: Looking east from Subject Site

Figure 14: Looking north from the Subject Site

Figure 17: Bridgeport Plaza

Figure 15: Waterloo Park
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South: 

A series of commercial buildings and associated parking areas, as 
well as public surface parking lots, are located to the south of the 
Subject Site. The Laurel Trail, following Laurel Creek, also passes the 
Subject Site a short distance away to the south. Waterloo City Hall is 
located further south, approximately 500 metres away.

Figure 18: Looking south from Erb Street East and Gillen Street

West: 

A vacant lot abuts the Subject Site to the west. King Street North 
is located approximately 175 metres west of the Subject Site (two 
minute walk), which offers a diverse range of shops, restaurants 
and services for residents and workers. The Marsland Centre, at 
13-storeys tall, is located further to the west. The Balsillie School 
of International Affairs, affiliated with the University of Waterloo 
and Wilfred Laurier University, as well as an office for the software 
development company Shopify, are both located approximately 500 
metres away from the Subject Site at Erb Street West and Caroline 
Street. 

Figure 20: Looking west from Subject Site

Figure 19: Waterloo City Hall

Figure 21: Shopify Office and Balsille School of International Affairs 
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2.5 of this Report, the introduction of the Light Rail Transit system 
that passes through the heart of the City of Waterloo will continue 
to provide infrastructure to both support and attract increased 
residential and employment development within Uptown and the 
City of Waterloo at-large. 

There is a growing employment base in the area. The Proposed 
Development can provide additional housing options to support. 
In addition to the existing, surrounding context, a number of higher 
density developments are planned within the vicinity of the Subject 
Site and the Uptown Core. As discussed more thoroughly in Section 
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Figure 22: Existing and Proposed Developments Map 
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Notable proposed developments in proximity to the Subject Site 
include:

• 70 King Street North: An Official Plan Amendment 
application and a ZBA application have been submitted to 
the City of Waterloo for a proposed mixed-use development 
that includes a 10-storey tower and a 16-storey tower 
positioned over a 4 to 6-storey podium, providing 263 
residential units, commercial uses and office space; 

Figure 23: 70 King Street North Figure 24: 80 King Street South and 87 Regina Street

• 80 King Street South and 87 Regina Street South: A 
ZBA application has been recently approved by Council to 
permit the addition of two-storeys to the existing building 
at 80 King Street South and the construction of a 25-storey 
mixed-use commercial and residential building at 87 Regina 
Street South. 
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Figure 25: 209-217 King Street South, 11 John Street West, and 176-180 Caroline Street South

• 209-217 King Street South, 11 John Street West, and 176-
180 Caroline Street South: A ZBA application has been 
submitted to permit the development of two apartment 
buildings at 21 and 22-storeys in height, respectively, for a 
total of 307 residential units. 

In addition to these developments in Uptown, there are a number of 
existing tall buildings located within close proximity to the Subject 
Site. This includes existing 23 and 16-storey residential towers 
located at 4 Willow Street (Waterpark Place), an 8-storey tower at 55 
William Street West (William Apartments), and a 13-storey tower at 
58 Bridgeport Road East (Black Willow Condominium Place). 

Figure 26: Waterpark Place

Figure 27: William Apartments 
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Within close proximity to the Subject Site is the Barrel Yards 
redevelopment, which is a mixed use community with 5 residential 
towers ranging from 10 to 25-storeys in height, along with a 9-storey 
Delta hotel and two office towers with commercial uses at-grade. 

Additionally, this includes existing office uses including a 13-storey 
tower at 20 Erb Street West (Marsland Centre). At the southernmost 
boundary of Uptown Waterloo, a higher density cluster of two 
residential towers and one office tower exists, the latter of which is 
currently the tallest building in Waterloo, measuring 78 metres and 
18-storeys.  

Figure 28: Marsland Centre

Based on these existing surrounding uses and the other proposed 
developments in proximity that exhibit taller built forms and higher 
densities, the development proposed for the Subject Site is consistent 
with existing and planned/proposed built forms that are appropriate 
for an Urban Growth Centre and is well positioned to accommodate 
intensification, while being in proximity to a number of diverse 
commercial and service commercial uses that will ensure the needs 
of existing and future residents are met. The introduction of these 
new residents to the area will simultaneously support surrounding 
businesses.

Figure 29: Barrel Yards Redevelopment

Figure 30: Sunlife Building 
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2.4 Subject Site

The Subject Site is located at the intersection of Erb Street East and 
Peppler Street in the City of Waterloo’s Uptown area and comprises 
three parcels municipally known as 36 Erb Street East, 42 Erb Street 
East and 39 Dupont Street East. It is intended for these parcels will 
be merged to form a comprehensive development parcel. 

Collectively, the three parcels have approximately 80 metres of 
frontage on Erb Street East, 29 metres frontage on Peppler Street 
and 27 metres of frontage on Dupont Street East, with a combined 
area of 4,202 square metres (0.42 hectares). The parcels form an 
L-shaped site with a primary large rectangular portion fronting onto 
Erb Street East and Peppler Street, with a smaller “tail” portion 
fronting onto Dupont Street East.

Figure 32: 42 Erb Street East

The three parcels are described in more detail as follows: 

42 Erb Street East: A rectangular parcel located at the northwest 
corner of Erb Street East and Peppler Street, with an existing single 
storey commercial/office building that is set back significantly 
from both streets, creating a surface parking lot area fronting both 
sidewalks;

Figure 31: Subject Site
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36 Erb Street East: A rectangular parcel that includes a two and a 
half storey residential house form with a brick façade. The building is 
setback from the public sidewalk and most recently used as an office 
building. The lot is also deep and includes a driveway that reaches 
Dupont Street East, currently providing some surface parking.

39 Dupont Street East: A rectangular parcel that contains an 
attractive one and half-storey yellow brick heritage home of 
vernacular architecture constructed in 1988. The building is listed on 
the City’s heritage registry as a non-designated building of interest 
or value.

Overall, the Subject Site represents a significant development parcel 
and development opportunity that is underutilized in its current form. 
Given its location within an Urban Growth Centre and identified for 
intesficiation pursuant to Provincial Plans, the local Official Plan and 
Zoning By-law, in addition to being largely comprised of paved areas 
for parking and minimal vegetation, the Subject Site represents an 
ideal opportunity for redevelopment.

Figure 33: 36 Erb Street East Figure 34: 39 Dupont Street East
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This forthcoming Regional Rapid transit network primarily consists 
of two main components: the ION Light Rail Line (LRT) and Bus 
Rapid Transit (BRT) services. Stage 1 of the ION Light Rail Line will 
operate along a 19 km stretch between Conestoga Mall in the City of 
Waterloo and Fairview Park Mall in the City of Kitchener, while Stage 
2 will eventually connect to the Ainslie Street Terminal in the City 
of Cambridge. In the interim, the Stage 1 of the Bus Rapid Transit 
service will continue to operate along a 17 km route between Fairview 
Park Mall and the Ainslie Street Terminal in the City of Cambridge. In 
total, there will be 22 rapid transit stops along a 36 kilometre corridor. 
Phase 1 of the ION LRT is expected to open in fall of 2018. 

2.5 Transportation Network

The Region of Waterloo oversees a large and progressive Regional 
transportation system that primarily services the City of Waterloo, the 
City of Kitchener, and the City of Cambridge. The following section 
provides an overview of both the existing and planned transportation 
options available within the City of Waterloo that support, and at the 
same time, will be supported by the intensification of the Subject 
Site, recognizing the integration of these transportation systems 
across all three municipalities.

Regional Transportation Master Plan

The Regional Transportation Master Plan (the “RTMP”) was approved 
by Regional Council in June 2010 and defines how the Regional 
transportation system will evolve in coming decades, informed by 
the objectives and frameworks outlined in various Regional and 
Provincial planning documents such as the Regional Official Plan 
and the 2017 Growth Plan for the Greater Golden Horseshoe. The 
RTMP seeks to understand current transportation trends and offer 
additional travel choices to residents, ensuring the affordability and 
environmental sustainability of the transportation system in the future. 

Overall, the goal of the RTMP is to achieve, by 2031, 15% of trips 
within the Region being made using public transit and 12% by active 
transportation modes, which includes walking and cycling. Central 
to meeting this goal is focusing on providing public transit while also 
utilizing rapid transit to connect the cities of Waterloo, Kitchener, 
and Cambridge, expanding the bus transit network and services 
to complement future rapid transit system, and overall increasing 
connections across municipalities. Additionally, the RTMP includes 
supportive policies to increase ridership, manage congestion, and 
promote vibrant urban places. 

Rapid Transit Network

The Region of Waterloo is currently constructing a Rapid Transit 
System, with the first stage scheduled to open in the fall of 2018. 
The bold decision to pursue and implement rapid transit emerged 
in part from the progressive 2003 Regional Growth Strategy that 
identified how the expansion of the existing road system within the 
Region would be insufficient to meet the future transportation needs 
that would accompany the anticipated growth targets at the time of 
200,000 residents and 80,000 jobs by 2031.
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Figure 35: ION LRT Route
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This Rapid Transit Service will increase connectivity between the 
three major municipalities within the Region of Waterloo and their 
various commercial centres and institutions, while also providing 
access to smaller municipalities. Two of the future ION Light Rail stops 
are within very close proximity to the Subject Site, including Waterloo 
Public Square, located approximately 250 metres away along King 
Street South, and Willis Way, located on Caroline Street at Willis Way, 
approximately 475 metres away. This increase in transit services as 
a result of rapid transit will support future residents’ transportation 
needs, increase accessibility to and from the Subject Site, and 
promote intensification of areas surrounding the LRT network, 
in accordance with Provincial and regional growth management 
objectives geared towards transit-oriented development.

In conjunction with the establishment of the ION Rapid Transit 
System, The Central Transit Corridor Building Study seeks to create 
a rapid transit corridor that runs through the centre of the Region 
and links the municipalities of Waterloo, Kitchener, and Cambridge, 
stating: “Along with improving access to existing places, the Corridor 
will become the focus for new medium and high density residential, 
retail and commercial development. Over time, this will lead to the 
creation of new and enhanced neighbourhoods, corridors and urban 
centres in each of the cities.” The Subject Site is ideally situated 
within the identified Central Transit Corridor wherein higher density 
development is encouraged. 

The Central Transit Corridor and Building Study therefore focuses on 
development surrounding these future stations, specifically noting 
how “[u]underutilized areas surrounding the new rapid transit system 
offer some of the best opportunities to enhance and establish vibrant 
and livable mixed-use communities.” The Proposed Development 
will support transit-oriented development as the Subject Site is 
located within close proximity to two planned rapid transit stops and 
is currently underutilized in response to these attributes. 

Figure 36: Willis Way Station

Figure 37: Waterloo Public Square Station
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Transit Network

The Region of Waterloo includes a single public transit operation 
and network for the entire Region that is operated by Grand River 
Transit. This network provides daily service between and within the 
City of Waterloo, the City of Kitchener, and the City of Cambridge, 
while also offering accessible and specialized transit services for 
persons with disabilities. 

A number of public transit bus routes pass by or are in close proximity 
to the Subject Site. These include: 

Kitchener GO Station

5

5

200 iXpress
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7C

 / 7D
 / 7E

University of Waterloo

Laurier-Waterloo Park

Waterloo Public Square

Willis Way
Allen

Grand River Hospital

Central Station - Innovation District

Research and Technology

Subject Site
Highway 85

Erb Street West

Bridgeport Road East

Erb Street East

King Street South

Park Street

King Street N
orth

GO Station

Legend
Bus Route

LRT Line

Railroad

500m radius

LRT Stop

GO Station

Highway N

Figure 39: Transit Network

• Route 5 (Bridgeport) passes by the Subject Site along Erb 
Street East, with stops at Erb Street East and Hugh Street, 
and Erb Street East and Willow Street, which are located 
approximately 150 metres to the east and west of the Subject 
Site, respectively;

• Route 7 C, D, E, and F primarily service the length of King 
Street North and King Street South between the Conestoga 
Mall to the north of the City and the Fairview Park shopping 
mall in the City of Kitchener. Both of these stations are main 
connecting hubs within the transit system and are future ION 
rail stops; and,

• Route 200 is an extended route that originates at the 
Conestoga Mall towards the north of the City and primarily 
follows King Street through Kitchener, continuing into the 
City of Cambridge to the southeast. 
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Regional GO Network

The Subject Site is located less than 3 kilometres away from the 
Kitchener GO Station. GO Transit is a Regional public transit provider 
that operates throughout the Greater Toronto and Hamilton Area and 
is a division of the provincial transit agency, Metrolinx. The Region 
of Waterloo is serviced by two weekday morning trains departing 
from Kitchener to Toronto, and two returning trains in the afternoon. 
As part of Metrolinx’s Regional Express Network, service to the 
Kitchener GO Station is planned to increase to every 30 minutes 
during weekday rush hours.

On a more local scale, GO Transit provides convenient bus service 
between the University of Waterloo and Wilfrid Laurier University, the 
Charles Street GO Terminal in Kitchener, and the Ainslie Street GO 
Terminal in Cambridge. 

The Kitchener GO Station is in close proximity to several local bus 
routes, including a BRT route, and is within a 10 minute walk of the 
Central Station LRT Station, making it highly accessible via public 
transit.

Road Network

The Subject Site has frontage on three roads: Erb Street East,  
Peppler Street, and Dupont Street.

Erb Street East (Regional Road 9) is a Regional Road and Transit 
Priority Corridor as identified in the City of Waterloo’s Transportation 
Master Plan, and is also a major arterial road that provides east-west 
high capacity traffic movement through the City. East of Caroline 
Street, Erb Street East is a three lane, one-way street, with traffic 
moving eastward. West of Caroline Street, Erb Street West is a four 
lane arterial road with two lanes in each direction. Erb Street East, 
adjacent to the Subject Site, has a current right of way width of 
approximately 15 metres, and a designated road allowance of 24.38 
metres, as defined on Schedule A of the Region’s Official Plan. Erb 
Street East and Peppler Street are both subject to future widenings 
to accommodate regional and municipal transportation initiatives. 

Detailed discussions have been had with the Region in regards to 
these widenings. An agreement has been reached with the Region 
on the Erb Street East widening prior to making this application, and 
the development plans were revised accordingly. Further details in 
regard to this matter are provided later in this Report. 

Both Dupont Street East and Peppler Street are local roads with 
varying right-of-way widths of 16 and 18 metres, respectively. 
Both streets provide local two-way traffic flows, and as noted in 
the RTMP, are intended to be developed as safe and pedestrian 
friendly streets. On-street parking is permitted on each street. As 
local roads, the primary function of these streets is for accessing 
individual properties.

Active Transportation

The Region of Waterloo Active Transportation Master Plan establishes 
a strategy to increase the number of trips taken through cycling and 
walking within the Region in support of the Regional Official Plan 
objectives and the RTMP. Overall, the Region’s Active Transportation 
Master Plan includes a number of provisions to encourage active 
modes of transportation and improve cycling and pedestrian 
infrastructure such as filling in sidewalk gaps, improving way-finding 
and establishing new policies to support these transportation 
choices. 

The City of Waterloo Transportation Master Plan includes similar 
provisions for active transportation, seeking to strengthen and 
expand the cycling and trail network based on the directions from 
previous transportation studies, network analyses that identified 
potential areas for new cycling infrastructure, as well as by 
strengthening connections to existing trails and bike lanes, among 
others considerations. 

Currently, a signed bike route is found along Regina Street to the west 
of the Subject Site. Signed routes are typically found along roads 
with reduced traffic volumes and low vehicle speeds as these roads 
can be more easily shared. Erb Street East is identified in the City 
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The City of Waterloo Transportation Master Plan builds on previous 
studies and plans regarding active transportation and seeks to 
expand the existing trail system through approvals for Plans of 
Subdivision and greenfield development applications, integrate trails 
around access roads and stormwater management facilities, and 
explore opportunities for dedicated linkages across the Conestoga 
Parkway from Central Waterloo. Trends in leisure and recreation 

of Waterloo Active Transportation Master Plan as a recommended 
on-road bicycle route in the future. Future widenings of Erb Street 
through development related to dedications will enable these 
improvements. A number of trails are also located within the City of 
Waterloo. Notably, the Laurel Creek trail stretches eight kilometres 
from Uptown to Columbia Lake. The Subject Site is located 
approximately 20 metres away from Laurel Creek trail, making the 
trail easily usable and accessible. 

Subject Site
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Erb Street West

Bridgeport Road East

Erb Street East

King Street South

King Street N
orth

Legend
Roadway

Bike Lanes

Multi-use Trail

N
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Bridge Street West

Lancaster Street W
est

Victoria Street North

Columbia Street West

500m radius

Figure 40: Active Transportation Network
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provide opportunities to support investment in trails are further 
recognized in the complementary Recreation and Leisure Services 
Master Plan as they provide low cost fitness opportunities and can 
be utilized at all times of day, and if well maintained, at all times of 
year. 

Overall, the Subject Site is well connected to the regional and local 
transportation network that effectively operates within the City of 
Waterloo and provides excellent connectivity to GO Transit. The 
imminent opening of the LRT line will further strengthen and enhance 
these connections, providing convenient access around the region. 
As such, the Subject Site is well positioned to accommodate 
intensification given its locational and contextual attributes, as 
discussed. 

Based on the existing transportation and planned transit infrastructure, 
and in addition to the future vision of the Region of Waterloo to 
increase and enhance both the service and accessibility of these 
systems, the Subject Site is well located to leverage and benefit 
from this transit infrastructure expansion through intensification. 
The Proposed Development will introduce new residents to the area 
that will support, and be supported by, these transportation system 
enhancements, representing an appropriate type of development 
based on density requirements for areas adjacent to higher-order 
transit systems. Dedication of road widenings as part of this 
development will enable improvements to the road system and 
enhancements to facilitated active transportation initiatives.

Figure 41: Laurel Trail, Uptown
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3.1 Description of Proposed Development 

The Proposed Development will provide for the intensification of 
an underutilized site in an appropriate manner that responds to 
the surrounding context and leverages the Subject Site’s excellent 
connectivity to the Regional and local transportation networks, and 
its location at a local node. As noted, the Subject Site is within the 
Uptown Urban Growth Centre, within a Major Transit Station Area, 
and the proposed height of is consistent with the current as-of-right 
zoning for the site. Erb Street is also well-served by frequent bus 
transit service, and the Subject Site is within walking distance to 
the Uptown core, which is centered on King Street and provides 
numerous amenities within walking distance. 

In this context, the Subject Site provides an excellent opportunity 
to accommodate mixed-use intensification that provides for a more 
urban built form along Erb Street and an appropriate transition, and 
is sensitive to surrounding residential uses. Given that the Subject 
Site has essentially remained underdeveloped for a long period 
of time, and the development and the maturing of the community 
around it, in particular growth around transit, a more intense urban 
form at this time warrants consideration.

The Proposed Development is for a 24-storey mixed use building 
with retail uses at-grade along the Erb Street East frontage. The 
overall height of the tower is within the permitted as-of-right zoning of 
75 metres for the Subject Site (excluding mechanical penthouse and 
stairway/elevator overrun) and the design of Proposed Development 
further assists in reducing the visual impact and perceptible height 
of the building at-grade. The Proposed Development consists of 
a base and tower configuration. The 4-storey base podium has a 

proposed development3.0

continuous building face along all facades, establishing a strong 
built form edge along Erb Street East, while maintaining a dynamic 
pedestrian-scaled base. A road widening of 3 metres along Erb 
Street East, 2.3 metres along Peppler Street and 2.9 metres along 
Dupont Street East has been provided, but provides a means to 
implement the objective of fostering an engaging and enhanced 
pedestrian environment, viable retail and a strong urban street edge 
on all frontages. Figure 43 illustrates the site plan for the Proposed 
Development.

Figure 42: Proposed Development massing, view from the southwest
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Figure 43: Site Plan
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36-42 Erb Street East Project Number 16028
Waterloo

Preliminary Site Statistics

24-Aug-18
Bylaw 1108 Gross Site Area 4202 m² 0.42      ha

Zoning C6-25,C7-4 & GR4 Widening 77.9
Net Site Area 4,124 44,391

(excluding area allocated for road widening)
 (excluding area allocated for road widening)

UNIT TYPE GCA GFA
Retail Parking Residential Total Retail Parking Residential Total

Level TH S 1b 2b Total m² ft² m² ft² m² ft² m² ft² m² ft² m² ft² m² ft² m² ft²

P1 0 2,648          28,500 2,648 28,500 -            0 0 0
1 0 793 8,536 330             3,552 1,142 12,292 793 8,536 - 0 330      3,552 1,142 12,292
2 0 2,161            23,261 2,161 23,261 -            0 0 0
3 0 2,161            23,261 2,161 23,261 -            0 0 0
4 0 2,161            23,261 2,161 23,261 -            0 0 0
5 0 634             6,823 2,795 30,084 634      6,823 634 6,823
6 12 2 14 955             10,277 955 10,277 955       10,277 955 10,277
7 12 2 14 955             10,277 955 10,277 955       10,277 955 10,277
8 12 2 14 955             10,277 955 10,277 955       10,277 955 10,277
9 12 2 14 955             10,277 955 10,277 955       10,277 955 10,277

10 12 2 14 955             10,277 955 10,277 955       10,277 955 10,277
11 10 2 12 955             10,277 955 10,277 955       10,277 955 10,277
12 10 2 12 955             10,277 955 10,277 955       10,277 955 10,277
13 10 2 12 955             10,277 955 10,277 955       10,277 955 10,277
14 10 2 12 955             10,277 955 10,277 955       10,277 955 10,277
15 10 2 12 955             10,277 955 10,277 955       10,277 955 10,277
16 10 2 12 955             10,277 955 10,277 955       10,277 955 10,277
17 10 2 12 955             10,277 955 10,277 955       10,277 955 10,277
18 10 2 12 955             10,277 955 10,277 955       10,277 955 10,277
19 10 2 12 955             10,277 955 10,277 955       10,277 955 10,277

20 10 2 12 955             10,277 955 10,277 955       10,277 955 10,277
21 10 2 12 955             10,277 955 10,277 955       10,277 955 10,277
22 10 2 12 955             10,277 955 10,277 955       10,277 955 10,277
23 10 2 12 955             10,277 955 10,277 955       10,277 955 10,277
24 1 4 5 548             5,904 548 5,904 548       5,904 548 5,904

Mechanical Penthouse 548             5,904 548 5,904 548       5,904 548 5,904
Totals 0 0 191 40 231 793 8,536 9,131 98,282 19,246 207,162 31,350 337,445 793 8,536 0 0 19,246 207,162 20,058 215,902

bedrooms 191 80 271

FSI 0.2 0.00 4.7 4.9

Avg unit size 83.32 gross   

Amenity
Required Balconies Ground Fl 5th Fl Total

Indoor (Recreational Area) 556 556
Outdoor (Landscaped Open Space)   2106 2106

  0
Total Balcony Space 3,155 3155

Total 25 sm/unit (C6-25) 5775 m² 5817 m²

Vehicular Parking
Required BARR- FREE Required Provided Proposed P1 Surface 2 3 4 Total
residents 1.00 space/unit 231 Type A 4 4 residents 62 5 49 51 53 219

visitor space/unit incuded in Residents 0 Type B 4 4 visitor   
retail 4 /100m2 33 retail 33 33
Total 264 spaces Total 8 8 Total 62 38 49 51 53 252 spaces

Bicycle Parking
Required Proposed

Long-Term 0 76
Short-Term 0 29

Total 0 spaces 105 spaces

Density
Permitted Provided

Max= 250 units/ ha 86              units 231 units
min. = 100 units/ha 34              units

Medium Density 450 BR/ha x .1019ha 46             bedrooms
High Density 750 BR / ha x .3105 233            bedrooms 271 bedrooms
Total Bedrooms 279            bedrooms

Ground Floor Usable Space
Required Provided

25% 285 m² 855 sm

Figure 44: Site Statistics
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The Proposed Development contains 231 dwelling units, and 
provides over 190 one-bedroom plus den units, and 40 two-bedroom 
plus den units located in the 19-storey tower portion of the building. 
The floorplates for these units vary from 48 to 75 square metres in 
GFA for the 1 bedroom units and 91 to 119 square metres in GFA 
for the 2 bedroom units, providing for a variety of units to suit a wide 
range of residential needs and further diversifying housing options in 
Waterloo. Offering 271 bedrooms, this equates to 645 bedrooms per 
hectare, and is therefore consistent with the Official Plan. The floor 
plans are found on Figures 46 and 47.

The ground floor of the Proposed Development includes 793 square 
metres (8,536 square feet) of commercial space and utilizes an 
abundance of glazing and multiple entrances to contribute to the 
activation of the streetscape and create conditions for passive 
observation of the street. The space occupies nearly the entire Erb 
Street East frontage and roughly half of the Peppler Street frontage 
of the Subject Site. The commercial uses will provide animated 

frontages along both streets and will be fully accessible, as well as 
being of a pedestrian scale with a greater prominence, given the 
floor being 4.2 metres in height. The ground floor facades of the 
building will be glass, affording prominent views into and from the 
retail/ commercial space.

The main lobby entrance for residents is also located along Erb 
Street East, east of the retail uses. As with the commercial space, the 
lobby will also be 4.2 metres in height, featuring a dramatic 2-storey 
entrance and affording it a fair degree of prominence. Together, the 
lobby and commercial space will result in nearly the entire building 
frontages along Erb Street East being animated and active.

Located at 39 Dupont Street East is an existing non-designated 
heritage building that is fully preserved and integrated into the 
Proposed Development. An example of Berlin Vernacular, the 
building creates a pleasant transition in height and mitigates the 
visual appearance of the tower from the Peppler Street northwards 
and preserves the unique character of this area.  

Figure 45: Proposed Development cross-section

20 storey tower

3 level parking structure

1 level below grade parking
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Figure 47: Floor Plan, Floors 11 - 23

Figure 46: Floor Plan, Floors 6 - 10



33

Massing

The Proposed Development consists of a base and a tower 
component. The base includes 3 levels of parking and mixed-uses 
at-grade; together they form a pedestrian scaled and articulated 
building wall along the street edge which contributes to an animated/
activated public realm along Erb Street East and Peppler Street. A 
larger rectangular tower, aligned along Erb Street East, sits on top of 
the rectangular 4-storey base, stepped back from the surrounding 
streets. The massing provides an appropriately scaled edge to 
Peppler Street and Erb Street East similar in height to its neighbours, 
with the tower located at the west end of the site and well setback 
from all edges to minimize shadow and visual impacts.

The massing and design of the building responds to the hierarchy 
of streets; the frontage on Erb Street East is entirely retail save for 
the residential lobby, while along Peppler Street, a small outdoor 
green space has been provided to allow a break from the activity 
on Erb Street East. The roof of the podium creates an opportunity for 
an extensive outdoor amenity area for enjoyment of the residents. 
This will have hard and soft landscape elements and be designed to 
minimize overlook onto our neighbours to the north. 

The tower is conceived as a simple rectilinear volume with a repetitive 
pattern of softly fritted balcony railings played off against a shifting 
pattern of muted (and textured) precast panels. Shifting massing 
and balconies break the building into smaller components, and 
vibrant colours highlight the overall design (see Figure 48). 

The ground floor is also setback approximately 3 metres from the Erb 
Street East sidewalk and achieves an approximately 9 metre setback 
from Peppler Street at the corner. The upper levels of the podium 
extend over the sidewalk to create a covered area and weather 
protection for pedestrians. Overall, the Proposed Development 
greatly improves the pedestrian condition along Erb Street East, 
and introduces activated frontages that provide a natural extension 
outwards from the downtown. 

Figure 48: Tower Massing
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The roof of the podium creates an opportunity for an extensive 
outdoor amenity area for the enjoyment of the residents. This will 
have hard and soft landscape elements and be designed to minimize 
overlook onto the neighbours to the north.

Podium amenity spaces provide for a large indoor area of nearly 
560 square metres (6,000 square feet) and an expansive outdoor 
amenity area of over 1,540 square metres (166,000 square feet). 
The inclusion of this amenity space will support the needs of existing 
residents and contribute to opportunities for social interaction. The 
orientation of the outdoor amenity area towards the corner of the 
Proposed Development will pronounce the building at the intersection 
and create visual interest. This outdoor amenity space surrounding 
the interior area establishes/results from the stepping back of the 
tower, significantly minimizing the perceived height and massing of 
the building from the street. Further, the residential component of the 
Proposed Development begins on the 6th floor, which extends over 
the indoor amenity space to create a covered outdoor area on this 
floor.

The separate landscaped amenity area in the northwest corner will 
provide additional opportunities for active recreation and facilitates 
pedestrian connections between Erb Street East and Peppler Street. 
These areas will be well landscaped with sod and vegetation, and 
will be connected with walkways. In addition, unit paving located 
on portions of the driveway areas provide improved pedestrian 
conditions in the absence of walkways. These areas also provide a 
physical distance buffer from lower density areas to the north. 

The design responds to the hierarchy of streets; the frontage on Erb 
Street East is entirely retail save for the residential lobby, while along 
Peppler Street, a small outdoor green space has been provided 
to allow a break from the activity on Erb Street East. These areas 
will frame the development from these frontages and additional 
landscaped areas to improve the streetscape. 

The tower incorporates balconies and/or terraces for all units, 
projecting out from the façade, providing further visual variety in the 
building design. Floor heights between the second and fifth floors 
vary from 2.95 to 4 metres, while the heights of the sixth floor to the 
24th floor are a consistent 2.95 metres. The mechanical penthouse is 
5 metres in height, which includes the elevator and stairway overrun.

The orientation of the Proposed Development leverages its location 
on a corner site by establishing strong frontages along both Erb 
Street East and Peppler Street. This orientation provides a consistent 
built form edge that enables the effective inclusion of commercial 
uses at-grade, as well as glazing, which will enhance the adjacent 
streetscapes and weave into the commercial and mixed-use fabric 
of King Street. The large setback of the podium from the listed, 
non-designated heritage building to be retained maintains the 
prominence of this building along Dupont Street East and further 
assists with appropriate transitions to neighbouring areas.

Landscaped and Amenity Areas

A healthy and active lifestyle should be encouraged and is an 
important focus of the Proposed Development. As such, the proposal 
will include extensive landscaping and outdoor amenities, including 
the following: 

• A large outdoor and indoor rooftop amenity area located on 
the roof of the podium; 

• Landscaping and street furniture along Peppler Street and 
Erb Street East; 

• A separate landscaped amenity area in the northwest corner 
of the Subject Site; and, 

• A public amenity area at the corner of Erb Street East and 
Peppler Street.  



35

DUPONT STREET EAST

PE
PP

LE
R

 S
TR

EE
T

ERB STREET EAST

LEGEND:
PROPERTY LINE

PROPOSED TREES

PLANTING BED

BENCH

TREE GRATE

BIKE RACK

LIGHT-DUTY UNIT PAVING 

SOD

PROPOSED SHRUBS

WOOD FENCE

BUILDING LINE

HEAVY-DUTY UNIT PAVING 

THIS DRAWING SHALL NOT BE USED FOR
CONSTRUCTION PURPOSES UNTIL SIGNED BY

THE LANDSCAPE ARCHITECT.

Project /Client

Checked By

Date

Drawn By

No. Description Date
Issue / Revisions

Stamp

The Planning Partnership
urban design . landscape architecture . planning . communications

1255 Bay Street, Suite 500    Toronto. Ontario. Canada    M5R 2A9
t.  416.975.1556   f.  416.975.1580    info@planpart.ca

Drawing Title

Scale

Proj. No.

Rev.

Drawing No.

This plan and design are, and at all times remain, the exclusive property
of  The Planning Partnership.  They cannot be used or reproduced
without written consent.  Contractors shall verify and be responsible for all
dimensions and conditions on the job.  This office shall be informed of any
discrepancies from the dimensions and conditions shown on the drawing.

Copyright Reserved

General Notes

36 & 42 Erb Street
and 39 Dupont Street

PARAMOUNT DEVELOPMENT GROUP

Waterloo, ON

LK

ET

18-09-04

Notes

1. The contractor shall check  and verify all dimensions and conditions of
the project and immediately report any discrepancies to the consultant
before proceeding with the work.

2. The contractor is to be aware of all existing and proposed services and
utilities. The contractor shall have all underground services and utility lines
staked by each agency having jurisdiction prior to commencing work.

(yy.mm.dd)
REZONING APPLICATION1 18-09-04

1775

0

LK

Key Plan

GROUND FLOOR
REFERENCE PLAN

1:200

L-1.00

TREES IN PAVING BENCH UNIT PAVING

DRIVEWAY ENTRANCE / EXIT

BIKE STORAGE

CONCRETE SIDEWALK

TREES IN PLANTING BED

3-SIDED SCREEN AROUND
TRANSFORMER

PARKING COURT AMENITY
AND LAWN

TREE IN PLANTING BED
BENCH

CONCRETE SIDEWALK

DRIVEWAY ENTRANCE / EXIT

DRIVEWAY
ENTRANCE / EXIT

WOOD FENCE

PROPERTY LINE

WOOD FENCE

BARRIER CURB

ROLLED / FLUSH CURB

TREE IN PLANTING BED

BARRIER CURB

ROLLED / FLUSH CURB

BARRIER CURB ROLLED / FLUSH CURB

BUILDING (ABOVE)

HEAVY DUTY CONCRETE

HEAVY DUTY CONCRETE

Figure 49: Landscape Plan

DUPONT STREET EAST

PE
PP

LE
R

 S
TR

EE
T

ERB STREET EAST

LEGEND:
PROPERTY LINE

PROPOSED TREES

PLANTING BED

BENCH

TREE GRATE

BIKE RACK

LIGHT-DUTY UNIT PAVING 

SOD

PROPOSED SHRUBS

WOOD FENCE

BUILDING LINE

HEAVY-DUTY UNIT PAVING 

THIS DRAWING SHALL NOT BE USED FOR
CONSTRUCTION PURPOSES UNTIL SIGNED BY

THE LANDSCAPE ARCHITECT.

Project /Client

Checked By

Date

Drawn By

No. Description Date
Issue / Revisions

Stamp

The Planning Partnership
urban design . landscape architecture . planning . communications

1255 Bay Street, Suite 500    Toronto. Ontario. Canada    M5R 2A9
t.  416.975.1556   f.  416.975.1580    info@planpart.ca

Drawing Title

Scale

Proj. No.

Rev.

Drawing No.

This plan and design are, and at all times remain, the exclusive property
of  The Planning Partnership.  They cannot be used or reproduced
without written consent.  Contractors shall verify and be responsible for all
dimensions and conditions on the job.  This office shall be informed of any
discrepancies from the dimensions and conditions shown on the drawing.

Copyright Reserved

General Notes

36 & 42 Erb Street
and 39 Dupont Street

PARAMOUNT DEVELOPMENT GROUP

Waterloo, ON

LK

ET

18-09-04

Notes

1. The contractor shall check  and verify all dimensions and conditions of
the project and immediately report any discrepancies to the consultant
before proceeding with the work.

2. The contractor is to be aware of all existing and proposed services and
utilities. The contractor shall have all underground services and utility lines
staked by each agency having jurisdiction prior to commencing work.

(yy.mm.dd)
REZONING APPLICATION1 18-09-04

1775

0

LK

Key Plan

GROUND FLOOR
REFERENCE PLAN

1:200

L-1.00

TREES IN PAVING BENCH UNIT PAVING

DRIVEWAY ENTRANCE / EXIT

BIKE STORAGE

CONCRETE SIDEWALK

TREES IN PLANTING BED

3-SIDED SCREEN AROUND
TRANSFORMER

PARKING COURT AMENITY
AND LAWN

TREE IN PLANTING BED
BENCH

CONCRETE SIDEWALK

DRIVEWAY ENTRANCE / EXIT

DRIVEWAY
ENTRANCE / EXIT

WOOD FENCE

PROPERTY LINE

WOOD FENCE

BARRIER CURB

ROLLED / FLUSH CURB

TREE IN PLANTING BED

BARRIER CURB

ROLLED / FLUSH CURB

BARRIER CURB ROLLED / FLUSH CURB

BUILDING (ABOVE)

HEAVY DUTY CONCRETE

HEAVY DUTY CONCRETE



36

ERB STREET EAST

PE
PP

LE
R

 S
TR

EE
T

LEGEND:
PROPERTY LINE

PROPOSED TREES

PLANTING BED

BENCH

LIGHT-DUTY UNIT PAVING 

BUILDING LINE

THIS DRAWING SHALL NOT BE USED FOR
CONSTRUCTION PURPOSES UNTIL SIGNED BY

THE LANDSCAPE ARCHITECT.

Project /Client

Checked By

Date

Drawn By

No. Description Date
Issue / Revisions

Stamp

The Planning Partnership
urban design . landscape architecture . planning . communications

1255 Bay Street, Suite 500    Toronto. Ontario. Canada    M5R 2A9
t.  416.975.1556   f.  416.975.1580    info@planpart.ca

Drawing Title

Scale

Proj. No.

Rev.

Drawing No.

This plan and design are, and at all times remain, the exclusive property
of  The Planning Partnership.  They cannot be used or reproduced
without written consent.  Contractors shall verify and be responsible for all
dimensions and conditions on the job.  This office shall be informed of any
discrepancies from the dimensions and conditions shown on the drawing.

Copyright Reserved

General Notes

36 & 42 Erb Street
and 39 Dupont Street

PARAMOUNT DEVELOPMENT GROUP

Waterloo, ON

LK

ET

18-09-04

Notes

1. The contractor shall check  and verify all dimensions and conditions of
the project and immediately report any discrepancies to the consultant
before proceeding with the work.

2. The contractor is to be aware of all existing and proposed services and
utilities. The contractor shall have all underground services and utility lines
staked by each agency having jurisdiction prior to commencing work.

(yy.mm.dd)
REZONING APPLICATION1 18-09-04

1775

0

LK

Key Plan

5TH FLOOR
REFERENCE PLAN

1:200

L-1.01

BENCH UNIT PAVING

TREES IN PLANTING BED

TREE IN PLANTING BED

BENCH

BENCH

TREES IN PLANTING BED

UNIT PAVING

BENCH

OUTLINE OF BUILDING ABOVEOUTLINE OF BUILDING WALL

Figure 50: Rooftop Patio Concept

ERB STREET EAST

PE
PP

LE
R

 S
TR

EE
T

LEGEND:
PROPERTY LINE

PROPOSED TREES

PLANTING BED

BENCH

LIGHT-DUTY UNIT PAVING 

BUILDING LINE

THIS DRAWING SHALL NOT BE USED FOR
CONSTRUCTION PURPOSES UNTIL SIGNED BY

THE LANDSCAPE ARCHITECT.

Project /Client

Checked By

Date

Drawn By

No. Description Date
Issue / Revisions

Stamp

The Planning Partnership
urban design . landscape architecture . planning . communications

1255 Bay Street, Suite 500    Toronto. Ontario. Canada    M5R 2A9
t.  416.975.1556   f.  416.975.1580    info@planpart.ca

Drawing Title

Scale

Proj. No.

Rev.

Drawing No.

This plan and design are, and at all times remain, the exclusive property
of  The Planning Partnership.  They cannot be used or reproduced
without written consent.  Contractors shall verify and be responsible for all
dimensions and conditions on the job.  This office shall be informed of any
discrepancies from the dimensions and conditions shown on the drawing.

Copyright Reserved

General Notes

36 & 42 Erb Street
and 39 Dupont Street

PARAMOUNT DEVELOPMENT GROUP

Waterloo, ON

LK

ET

18-09-04

Notes

1. The contractor shall check  and verify all dimensions and conditions of
the project and immediately report any discrepancies to the consultant
before proceeding with the work.

2. The contractor is to be aware of all existing and proposed services and
utilities. The contractor shall have all underground services and utility lines
staked by each agency having jurisdiction prior to commencing work.

(yy.mm.dd)
REZONING APPLICATION1 18-09-04

1775

0

LK

Key Plan

5TH FLOOR
REFERENCE PLAN

1:200

L-1.01

BENCH UNIT PAVING

TREES IN PLANTING BED

TREE IN PLANTING BED

BENCH

BENCH

TREES IN PLANTING BED

UNIT PAVING

BENCH

OUTLINE OF BUILDING ABOVEOUTLINE OF BUILDING WALL



37

parking is permissible, as will be discussed in Section 4.4. The 
secondary access point, and access to the three levels of above-
grade parking is provided from Peppler Street. A key consideration 
for the design of the Proposed Development has been the design 
of “safe access” criteria, and though partially achieved at this time, 
further measures will be taken in the future to improve access during 
a regulatory flood event. 

Outdoor short term and secured long-term bicycle parking are 
also provided to the rear of the Proposed Development, for a total 
of 105 parking spots for residents and visitors. The inclusion of 
bicycle parking within the Proposed Development will enable and 
promote active transportation travel choices for future residents, and 
accommodate future customers of the at-grade commercial uses.

A Type B loading space is also provided at-grade and located 
to the rear of the residential lobby away from the street to further 
mitigate visual and physical impacts. Access to loading and parking 
areas are provided at optimal locations along Erb Street East and 
Peppler Street, with secondary access from Dupont Street East. The 
majority of pedestrian activity will occur along Erb Street East, where 
the greatest animation of the street is expected to occur This site 
orientation mitigates pedestrian vehicular conflicts and maintains an 
activated street edge.

Parking, Loading and Servicing 

The Proposed Development includes 252 parking spaces distributed 
one level below-grade, at-grade, and three parking levels above-
grade. Parking proposed at-grade is located to the side and rear 
of the Proposed Development, adjacent to the neighbouring 
properties to the west along Dupont Street East. This orientation will 
mitigate both visual and physical impacts of the surface parking as 
it is located behind the primary building, assisted through the use 
of landscape buffers. The building’s orientation ensures that any 
potential pedestrian and vehicular conflicts are minimized as there 
is a direct, barrier free, predictable, and safe connection from the 
building to Erb Street East. Figures 52 to 53 illustrate the underground 
parking plan and the typical above ground garage parking plan. 

Included in the Proposed Development are eight barrier free parking 
spaces optimally located in proximity to entrances and elevators. 
Visitor parking is located along the west boundary of the Subject 
Site, and an easement onto neighbouring lands is necessary to 
accommodate these parking areas. Barrier free parking is designed 
in accordance with the City of Waterloo Accessibility Standards.

The primary access to the below and at-grade parking areas is 
provided from Erb Street East at the west side of the Proposed 
Development. Although the Subject Site is within the Laurel/Clair 
Creek Special Policy Area, providing one level of below grade 

Figure 51: Podium and Above-Grade Parking Massing
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Figure 52: Typical Above Ground Parking Layout
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Figure 53: Underground Parking Layout



40

3.2 Required Approvals

A ZBA is required to permit the Proposed Development. The Subject 
Site is currently designated as “Uptown Commercial Core” in the 
City of Waterloo’s Official Plan, which permits high density uses 
at a maximum height of 81 metres and a maximum density of 750 
bedrooms per hectare.

The proposed ZBA will revise the zoning of the Subject Site under By-
law 1008 to implement the current Official Plan designation. A site-
specific C6 zone exception is proposed to accommodate several 
site specific zone provisions. Specifically, the Draft ZBA includes the 
following provisions:

• To permit a maximum density of 550 units/ha, where a 
combination of 100 units/ha and 250 units/ha are permitted;

• To reduce the required parking to a minimum of 252 parking 
spaces, whereas 264 parking spaces are required; 

• To reduce the flankage yard setback from 5 metres to 1 
metre;

• To reduce the side yard setback from 1.5 metres to 0.5 
metres; and, 

• To include “rooftop decks” as part of the calculated outdoor 
amenity area. 

The ZBA application is supported by a multidisciplinary project team 
that has evaluated the proposal from a number of different technical 
areas. Based on the pre-consultation meeting dated November 24, 
2017, the following technical studies have been submitted in support 
of these applications:

• Shadow Study;

• Traffic and Stationary Noise Study;

• Hydrogeological Report;

• Traffic Impact Assessment and Transportation Demand 
Management Study;

• Heritage Impact Assessment; and,

• Functional Grading and Servicing Report and Stormwater 
Management Report.

Further to the pre-consultation checklist dated November 24, 2017, 
this Report, the completed application form, and the additional 
supporting materials identified by the City through the pre-
consultation process constitute as a complete application under the 
Planning Act. The conclusions for the supporting technical studies 
are further discussed in Section 6.0 of this Report.
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policy framework4.0

areas, such land shall be made available through intensification 
and redevelopment, and must support transit use and active forms 
of transportation to promote sustainable communities and human 
health. 

The Proposed Development optimizes the use of an underutilized 
site in an efficient and cost-effective form of development within the 
Uptown area that is promoted for revitalization and intensification. 
The Proposed Development will support the range of housing types 
available in the City of Waterloo and the Uptown area, with higher 
order transit access located within walking distance on King Street. 
It is in the interest of all communities to optimize the use land and 
resources wisely, promote efficient development patterns, ensure 
effective use of infrastructure and public service facilities, and 
minimize unnecessary public expenditures.

In addition to establishing this growth hierarchy, Section 1.1.3 
of the PPS identifies settlement areas as the focus of growth and 
development, and requires land use patterns in settlement areas to 
be based on densities and a mix of land uses which: 

• Efficiently use land resources; 

• 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; 

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

• Support active transportation; and, 

• Are transit-supportive, where transit is planned, exists or 
may be developed.

4.1 Provincial Policy Statement

The current Provincial Policy Statement (“PPS”) came into effect on 
April 30, 2014 and applies to all planning decisions made in the 
Province after that date. The PPS provides policy direction for matters 
of provincial interest across Ontario and for achieving efficient land 
use and development patterns. All land use planning authorities and 
their decisions are to be consistent with the relevant policies set forth 
by the PPS. 

Section 1.0 of the PPS establishes policies associated with efficient 
land use and development patterns that support healthy, livable 
and safe communities, protect the environment, public health and 
safety, and facilitate economic development. Section 1.1 of the PPS 
outlines the means through which these communities are achieved, 
including:

• Promoting efficient development and land use patterns; 

• Promoting cost-effective development standards to minimize 
land consumption and servicing costs; and,

• Ensuring that necessary infrastructure and public service 
facilities are or will be available to meet current and projected 
needs. 

An overarching theme of the PPS is the promotion of sustainable, 
complete communities and the careful coordination and management 
of land uses to accommodate appropriate development to meet 
the full range of current and future needs, while achieving efficient 
development patterns. 

More specifically, Section 1.1.2 requires sufficient land to be made 
available to accommodate an appropriate range and mix of uses to 
meet projected needs up to a 20-year time horizon. Within settlement 
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The Proposed Development includes a range of one and two- 
bedroom plus den units. Collectively, this mix of unit types and forms 
will be able to accommodate varying household incomes, sizes, 
and needs. As such, the Proposed Development optimizes the use 
of land and will support a mix of unit types available in the area, 
and the City as a whole. Furthermore, the Proposed Development 
introduces transit supportive densities in proximity to a higher order 
transit system. Given the location of the Subject Site in relation 
to employment, transit, commercial main street uses, services, 
government, and other amenities, the Proposed Development will 
also support active transportation and the use of transit.

Regarding servicing infrastructure, including sewage, water and 
stormwater, the Proposed Development will be connected to existing 
municipal and water services, which have sufficient capacity to 
accommodate the Proposed Development in the area, efficiently 
optimizing the development of the Subject Site. The Proposed 
Development will provide for appropriate stormwater management, 
in accordance with Policy 1.6.6.7 of the PPS. Details related to site 
servicing are addressed and further discussed in the submitted 
Functional Servicing and Stormwater Management Report.

Policy 1.6.7.4 promotes land use patterns, densities and a mix 
of uses that minimize vehicle trips and support transit and active 
transportation. As mentioned previously, the Proposed Development 
is within close proximity to future rapid transit, where higher densities  
and reduced automobile dependence are expected to help 
encourage and support the use of transit. Additionally, a number of 
existing and planned active transportation opportunities are within 
short proximity of the Subject Site, as discussed in Section 2.5.

Section 2.6.3 of the PPS states that development proposals on, or 
adjacent to lands that are protected heritage properties, except 
where it has been demonstrated that the heritage attributes of the 
protected heritage property will be conserved. As noted, 39 Dupont 
Street East is non-designated but is identified as a building of 
heritage value or interest, and has been evaluated by a Heritage 
Impact Assessment (“HIA”). The HIA demonstrates that there are no 
heritage impacts to this property, and that any potential impacts can 
be mitigated.

Based on a detailed review and analysis of all relevant policies, it 
is our opinion that the Proposed Development and implementing 
Zoning By-law Amendment is consistent with the Provincial Policy 
Statement.

Planning authorities are also required to identify appropriate locations, 
and promote opportunities for intensification, while encouraging 
appropriate development standards that facilitate a compact built 
form. The Proposed Development represents the intensification 
of the Subject Site, which is served by a wide range of existing 
services, infrastructure and amenities. This intensification will allow 
for the more efficient use of these resources and the Subject Site 
itself and will support transit usage through the creation of additional 
density along King Street and Erb Street East. The location of the 
Proposed Development will also benefit and support the adjacent 
commercial uses and businesses, which include a wide range of 
offices, services, retail stores, and restaurants within a short walking 
distance.

In this regard, Section 1.1.3.6 specifically outlines that new 
development taking place in “designated growth areas”, inclusive of 
Uptown Waterloo, should occur adjacent to the existing built-up area 
and have a compact form, land use mix and densities that allow for 
the efficient use of land, infrastructure and public service facilities. 
Therefore, the intensification of the Subject Site to accommodate a 
greater density of diverse uses is highly promoted by the PPS. 

Section 1.4 of the PPS requires planning authorities to provide an 
appropriate range and mix of housing types and densities to meet 
the projected population growth. This is done by maintaining the 
ability to accommodate residential growth for a minimum ten year 
period through residential intensification and redevelopment, and 
designated and available lands where necessary. This includes: 

• Establishing and implementing targets for affordable 
housing for low and moderate income housing; 

• Permitting and facilitating all forms of housing required to 
meet the requirements of current and future residents, and 
all forms for residential intensification; 

• Directing new housing to locate where appropriate levels 
of infrastructure and public service facilities exist or will be 
available to support current and projected needs; and 

• Promoting new housing densities which effectively use land, 
resources, infrastructure and public service facilities, and 
support active transportation and transit. 
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In accordance with Section 2.2.1.4, the policies of the Growth Plan 
are intended to be applied in order to support the achievement of 
complete communities that: 

• Feature a diverse mix of uses and convenient access to 
services and amenities; 

• Improve social equity and overall quality of life; 

• Ensure the development of high quality compact built form, 
an attractive and vibrant public realm, including public open 
spaces, through site design and urban design standards; 
and, 

• Integrate “green infrastructure” and “low impact 
development”. 

4.2 Growth Plan for the Greater Golden 

Horseshoe 2017

The Growth Plan for the Greater Golden Horseshoe 2005 was 
prepared and approved under the Places to Grow Act, 2005 and 
took effect on December 16, 2004. The Growth Plan for the Greater 
Golden Horseshoe 2017 (the “Growth Plan”) replaces the former 
2005 Growth Plan as part of the 10-year review of the Plan. The 
Growth Plan establishes an updated and comprehensive growth 
management strategy to the year 2041 for municipalities within the 
Greater Golden Horseshoe (“GGH”) Area, inclusive of the City of 
Waterloo.

The Growth Plan provides direction and guidance on a wide range 
of issues including transportation, infrastructure planning, land use 
planning, and housing, all of which contribute to promoting economic 
prosperity throughout the GGH. This framework is established 
through policies and growth projections that dictate where, how, and 
how much growth can and should occur, as articulated in Section 
2.2. Schedule 3 establishes population and employment forecasts 
for all upper- and single-tier municipalities in the GGH including the 
Region of Waterloo. The Growth Plan forecasts the Region will grow 
to a 2041 population of 835,000 persons, and a 2041 employment of 
404,000 jobs. The Region of Waterloo’s Official Plan provides more 
specific growth and employment forecasts for each of its lower-tier 
municipalities, including the City of Waterloo, as reviewed in Section 
4.3 of this Report.

The Subject Site is located within Waterloo’s Built Up-Area, as shown 
on Figure 54, and the City is further identified as the Uptown Waterloo 
Urban Growth Centre.

A sub theme and major policy focus of the Growth Plan is the creation 
of “complete communities”, which are defined 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”. 

Figure 54: City of Waterloo Built Up-Area
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Figure 55: Urban Growth Centres of the Growth Plan

• Providing for the intensification of the significantly under-
utilized Subject Site with an appropriately compact form of 
development; 

• Providing for a mix of uses, including commercial uses at-
grade which will further broaden the overall mix of uses in 
the node and enhance the pedestrian environment; 

• Provide for opportunities through the mixed-use nature of the 
proposal for a modest number of employment opportunities 
in the immediate area, which will enable some residents to 
work in the area;

• Providing for a mix of dwelling units, which will diversify the 
housing mix in the node and adjacent communities which 
are currently predominated by ground-oriented housing; 

• Supporting existing and planned rapid public transit 
services by providing for new residential growth in their 
proximity; and, 

• Providing for appropriate stormwater management through 
the use of low impact development techniques, as proposed 
by the Functional Servicing and Stormwater Management 
Report. 

Intensification is highlighted within the Growth Plan as the preferred 
approach to accommodating growth: “this Plan’s emphasis on 
optimizing the use of the existing urban land supply represents an 
intensification first approach to development and city-building, one 
which focuses on making better use of our existing infrastructure 
and public service facilities, and less on continuously expanding the 
urban area”.

The Growth Plan directs that population and employment growth will 
be accommodated by directing the majority of growth to settlement 
areas, have delineated built boundaries, existing or planned 
municipal water and wastewater systems and are able to support the 
achievement of complete communities. Section 2.2.2.1 requires that 
by 2031, and each year, a minimum of 60% of the annual residential 
growth be within the Built-Up Area.

As reviewed in Section 2 of this Report, many different areas of 
the City of Waterloo already have the characteristics of complete 
communities, particularly higher density, mixed-use nodes and 
identified Growth Areas, such as Uptown Waterloo. The Subject Site 
is located very close to King Street, in an area that exhibits many 
of these complete community characteristics, including its compact 
built form, close proximity to public transit and active transportation 
infrastructure, access to shopping, dining, and entertainment 
options, and recreational amenities and public service facilities. The 
Proposed Development will serve to function, and enhance, these 
and other complete community characteristics within its surrounding 
node by:
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Additionally, of significant note, as the Subject Site is within 500 
metres of a planned LRT route, it is further identified as being within 
a Major Transit Station Area, as defined by the Growth Plan. As such, 
planning is prioritized for Major Transit Station Areas on priority transit 
corridors, including zoning in a manner that implements the policies 
of this Plan. Policy 2.2.4.3.b states that Major Transit Station Areas 
served by light rail transit will be planned for a minimum density 
target of 160 residents and jobs per hectare. This further supports 
making optimal use of the Subject Site to achieve these types of 
uses and densities.

Policy 2.2.4.9 further states that within all Major Transit Station Areas, 
development will be supported by planning for a diverse mix of 
uses to support existing and planned transit service levels, along 
with providing alternative development standards, such as reduced 
parking standards. This is to be adhered by:

• Fostering collaboration between public and private sectors, 
such as joint development projects;

• Providing alternative development standards, such as 
reduced parking standards; and,

• Prohibiting land uses and built form that would adversely 
affect the achievement of transit-supportive densities.

Section 2.2.6 of the Growth Plan provides policies for housing, 
requiring upper- and single-tier municipalities to develop a housing 
strategy that supports achieving the minimum intensification 
requirements of the Plan, along with other considerations. 

The Subject Site is within the built boundary of a primary settlement 
area, and is more specifically designated as within an Urban Growth 
Centre. Given that the Subject Site is currently underutilized with 
limited development constraints, it is our opinion that it represents 
a major opportunity for intensification and the optimization of land 
in the form of infilling as proposed with the mixed-use development.

Section 2.2.3.1 of the Growth Plan further states that Urban Growth 
Centres will be planned: 

• As focal areas for investment in regional public service 
facilities, as well as commercial, recreational, cultural, and 
entertainment uses;

• To accommodate and support the transit network at the 
regional scale and provide connection points for inter- and 
intra-regional transit;

• To serve as high-density major employment centres that will 
attract provincially, nationally, or internationally significant 
employment uses; and,

• To accommodate significant population and employment 
growth.

Additionally, Policy 2.2.4.5 b) identifies Uptown Waterloo as an 
Urban Growth Centre and establishes a minimum density target of 
200 residents and jobs per hectare for this area. 

The Proposed Development and associated Amendments implement 
the maximum density provisions afforded to the Subject Site in the 
Official Plan to make the most efficient use of urban land through 
intensification and redevelopment. The Proposed Development will 
accommodate additional residents in the Uptown to support existing 
businesses and provide an opportunity for people to live and work 
within walking distance or a short transit trip away. 
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4.3 Region of Waterloo Official Plan

The Waterloo Region Official Plan (“ROP”) was approved by the 
Ministry of Municipal Affairs and Housing, with modifications, 
on December 22, 2010 and approved with Amendments by the 
Ontario Municipal Board on June 18, 2015. The ROP utilizes a broad 
“Settlements” designation and relies on lower tier municipalities to 
assign specific land use designations to settlement areas. The ROP 
outlines the Region’s planning and growth management framework, 
consistent with the policy directions of the PPS, and conforming to 
and implementing the policy directions and growth management 
framework of the Growth Plan. All planning decisions must conform 
with the ROP, as must new Official Plans of the Region’s lower-tier 
municipalities, inclusive of the City of Waterloo. 

Shaping Waterloo’s Urban Communities

Chapter 2 of the ROP provides policies for shaping growth in the 
Region’s urban communities. It also establishes the “Planned 
Community Structure” for these communities and outlines the 
detailed policies for guiding and directing development within 
this structure. A fundamental objective of these policies is to more 
closely integrate land use and transportation planning decisions, 
which includes a greater focus on a transit and pedestrian oriented 
built form. In support of this goal, the ROP provides key objectives 
including:

• Supporting the development of a Planned Community 
Structure based on a system of nodes, corridors and 
other development areas linked together by an integrated 
transportation system; 

• Promoting Transit Oriented Development with a diverse 
mix of land uses, housing types and open spaces in close 
proximity to each other; and, 

• Meeting or exceeding Provincially-directed density and 
reurbanization targets to make better use of land and 
infrastructure.

Supplementary to the housing policies from the PPS (see Section 
4.1 of this report), such housing strategies must also support the 
achievement of complete communities. The Proposed Development 
will assist the City in addressing the Growth Plan’s housing strategy 
requirements by providing for residential intensification that will 
diversify the City’s and community’s housing stock, moving towards 
a more complete community.

Policies related to infrastructure and transportation are provided 
in Section 3 of the Growth Plan. Generally, these policies direct 
the Province and municipalities to undertake an integrated 
and coordinated approach to land use planning, infrastructure 
investments and environmental objectives to achieve the outcomes 
of the Growth Plan. 

These policies promote moving away from lower density development 
to a more compact built form. They place further emphasis on transit 
provision as the first priority for transit planning or development, as 
this will support and facilitate improved linkages between strategic 
growth areas and other areas planned for a mix of uses and transit-
supportive densities. The Proposed Development would therefore 
assist the City in achieving the intent of the Growth Plan’s infrastructure 
and transportation policies by providing for a more compact built 
form that is within close proximity to amenities, services and public 
transit, and that optimizes the use of the Subject Site. 

Based on a detailed review of all relevant policies, it is our opinion 
that the proposed Zoning By-law Amendment conforms to the 2017 
Growth Plan for the Greater Golden Horseshoe.
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Since this update, the 2017 Growth Plan places an even greater 
emphasis on intensification. This may result in greater population and 
employment forecasts for the City of Waterloo moving forward, as it is 
one of the Region’s largest and most urban lower-tier municipalities 
where intensification is given an even greater priority.

The Region outlines its planned community structure in Chapter 
2.B, and seeks to implement this structure through a “system of 
nodes, corridors and other development areas.” Components 
of the this structure include designated Urban Growth Centres 
and Major Transit Station Areas in accordance with the Growth 
Plan, both of which include the Subject Site. The ROP considers 
these designations to be “focal points for reurbanization”, which 
are intended to make better use of existing urbanized land and 
infrastructure. Future development in these areas will contribute to 
the creation of complete communities with a greater mix of land uses 
and development patterns that support trips by walking, cycling 
and, where available, transit services.

General policies for development are included in Section 2.D.1 
of the ROP, which include supporting the creation of complete 
communities, the protection of the natural environment, the 
conservation of cultural heritage resource and the adaptive reuse of 
heritage buildings, while respecting the scale, physical character and 
context of neighbourhoods. The Subject Site is in an area generally 
intended for the greatest mix of land uses, including higher density 
residential and commercial uses that are supportive of transit. The 
Proposed Development provides high quality design and respects 
the character of existing neighbourhoods. Furthermore, the existing 
non-designated heritage building will be preserved in its current 
state, as supported by the HIA.

In considering the relationship between the Proposed Development 
and existing and planned public transit services and future densities 
associated with the Uptown Urban Growth Centre, it is noted that:

• The Subject Site is located within a Major Transit Station Area 
that is served by planned light rail transit and existing higher 
order bus service provided through Grand River Transit 
Authority, in addition to frequent local bus service; 

• The Subject Site is within walking distance of future LRT and 
current bus stops and less than 3 kilometres away from the 
Kitchener GO Station. This proximity provides future residents 
with excellent accessibility to local and higher order public 
transit, particularly as Regional Express Rail increases the 
frequency and reliability of GO Transit; 

• In addition, the Proposed Development is well positioned 
to accommodate mode sharing in an area of the City that 
is pedestrian friendly and is well served by transportation 
infrastructure that provides access to jobs, housing, goods 
and services throughout the City, and beyond; and, 

• Perhaps most importantly, the Proposed Development, as 
a mixed-use and intensified form of development adjacent 
to existing transit infrastructure, and that promotes active 
transportation, is considered to go well beyond simple 
conformity, but rather is an excellent example to demonstrate 
the type of development encouraged by Provincial and 
Regional policy directions.

The ROP is based on a growth strategy for Waterloo that includes the 
distribution of population and employment within a planning horizon 
to 2031. These ROP forecasts have not yet been updated to conform 
to the 2017 Growth Plan’s growth targets, however, the projected 
population and employment growth for the City of Waterloo between 
2006 and 2031 is nevertheless significant and reflects the updated 
Regional population forecasts as provided in Amendment 2 to the 
2006 Growth Plan (Table 1).

2006 Population 2031 Population 2006 Employment 2031 Employment

City of Waterloo 101,700 140,000 64,070 89,000

Region of Waterloo 497,200 729,000 268,310 366,000

Table 1: Population and Employment Forecasts
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Section 2.D.2 of the ROP directs the Region and area municipalities 
to apply further provisions regarding Transit Oriented Development 
when reviewing development applications and site plans within 
areas served by existing or planned, higher order or rapid transit. 
These provisions include:

• Creating an interconnected and multi-modal street pattern 
that supports a variety of transportation options and mixed-
use development;

• Supporting a compact urban form with the majority of transit 
supportive uses within a comfortable walking distance of the 
transit stop or Major Transit Station Area; 

• Providing an appropriate mix of land uses, services and 
amenities that allow people to walk or take transit to work 
and foster vibrant, transit-supportive neighbourhoods; 

Subject Site

Figure 56: Regional Transit Network

• Promoting medium and high density development as close 
as possible to the transit stop to support higher frequency 
transit service and optimize transit rider convenience; 

• Fostering walkability by creating a pedestrian-friendly, safe 
and accessible environment; 

• Supporting a high quality public realm to enhance the area’s 
identity and foster social cohesion and activities; and,

• Providing access from various transportation modes to 
the transit facilities, including consideration of pedestrian, 
bicycle parking, and where applicable, passenger transfer 
and commuter pickup/drop off areas.

The Proposed Development is located within the City of Waterloo’s 
built-boundary and is more specifically located within the Uptown 
Waterloo Urban Growth Centre and is also within a Major Transit 
Station Area. Section 2.D.3.e of the ROP states that the Uptown 
Waterloo Urban Growth Centre is required to accommodate 200 
residents and jobs per hectare by 2029. 

The mix of uses within the Proposed Development will provide 
additional services within proximity to rapid-transit stations to 
support the commercial function of the Uptown. The creation 
of a landscaped plaza at the corner of Peppler Street and Erb 
Street East will contribute to the enhancement of the public realm 
through contributing to its comfort for pedestrians. Further, the 
Proposed Development represents the intensification of a currently 
underutilized site within proximity to rapid transit to create more 
appropriate densities given this location and Regional direction for 
mid to high densities in these areas.

The Subject Site is therefore located in a designation that is expected 
to accommodate the highest densities and support the Region’s 
intensification targets. As noted earlier in this Report, the Proposed 
Development provides a more compact form and a higher density 
than what currently exists in the immediate area and thus supports 
increased transit usage in Uptown Waterloo. Therefore, the Proposed 
Development is in keeping with the ROP in this regard, and strongly 
supports the Region’s intended growth management framework. 
The proposed Amendment supports the function of these areas by 
contributing to the amount of residential density in the Uptown while 
being in close proximity to an LRT station. 



49

Policy 2.D.6 states that Major Transit Station Areas will be planned 
and developed to achieve a mix of residential, office, institutional 
and commercial development, where appropriate. The proposed 
ZBA will permit the intensification of an existing site and facilitate 
the development of additional dwelling units and commercial space 
in the Uptown, contributing to the mix of commercial/office and 
residential uses already established within the neighbourhood. This 
includes retail uses at grade, that will encourage further pedestrian 
activity along Erb Street East, while also promoting a consistent, 
urban streetscape with linkages to King Street.

Policy 2.G.18 states that a Record of Site Condition is required where 
development is proposed on or adjacent to known or potentially 
contaminated site. A portion of Erb Street is identified in the Region of 
Waterloo’s Threats inventory as a Known Contaminated Site and the 
Subject Site is identified as having a High Potential for Contamination 
based on historic and current land uses. In accordance with Policy 
2.G.18, a Record of Site Condition will be filed with the Ministry of 
Environment and Climate Change prior to the Subject Site being 
developed.

Livability in Waterloo Region

Chapter 3 of the ROP outlines policies that support interconnected 
cultural, environmental, social and economic elements. This includes 
policies that support diverse ranges of housing types and unit 
mixes, increase transit usage, and preservation of built and cultural 
heritage. 

Section 3.A provides policies related to housing and requires area 
municipalities to plan for and provide an appropriate range of 
housing in terms of form, tenure, density and affordability needed to 
satisfy the various physical, social, economic and personal support 
needs of current and future residents. The Proposed Development 
supports the housing policies of the ROP in a number of respects, 
notably by diversifying housing types in an urban growth centre and 
by providing a broad mix of unit sizes, including a range between 
one and two-bedroom units plus dens. 

An important policy directive of the ROP is the provision of walking 
and cycling infrastructure as a means to promote a vibrant, healthy 
community that reduces the reliance on personal automobile and 
improves air quality. As noted on Schedule 5C of the ROP, the Subject 
Site is well served by existing and proposed active transportation 
infrastructure. The Proposed Development will help optimize the use 
of this infrastructure. 

Section 3.C provides policies related to Transportation Demand 
Management (“TDM”), and more specifically, is intended to 
reduce the total number of automobile trips by influencing people 
to adopt more sustainable travel choices. Policy 3.C.4 states 
that area municipalities are encouraged to provide reduced 
parking standards for development applications that incorporate 
transportation demand management strategies. A TDM and 
Transportation Impact Assessment (“TIA”) have been included as 
part of this submission, evaluating and recommending a variety of  
TDM measures for the Proposed Development. The recommended 
measures include the encouragement of occupants to use active 
and public transportation, as well as parking reduction measures 
such as the unbundling of residential parking and shared parking for 
visitors and the commercial land use.

Cultural Heritage resources are dealt with in Section 3.G of the ROP, 
requiring area municipalities to complete Cultural Heritage Impact 
Assessments to evaluate development proposals that include, or are 
adjacent to designated heritage properties. Section 3.G.18 states 
that a Cultural Heritage Impact Assessment is required, where 
feasible, to keep heritage resource intact by:

• Recognizing and incorporating heritage resources and their 
surrounding context into the Proposed Development in a 
manner that does not compromise or destroy the heritage 
resource;

• Protecting and stabilizing built heritage resources that may 
be underutilized, derelict, or vacant; and, 

• Designing development to be physically and visually 
compatible with, and distinguishable from, the heritage 
resource.
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As outlined in Section 5-B, and 5-C, the preferred method of servicing 
in settlement areas is full municipal water and sewage services. 
Existing services are available and have capacity to service the 
Proposed Development. As such, the Proposed Development 
promotes the efficient use and optimization of these existing services. 
The Functional Servicing and Stormwater Management Report 
determined that the existing available flow rate on the Subject Site is 
adequate for the Proposed Development and that no improvements 
to the municipal watermain are required as a result.

Natural Hazards

Chapter 7 of the ROP discusses the Greenlands Network, and more 
specifically recognizes the importance of wetlands, watercourses, 
lakes and groundwater to the strength of this Network. The Subject 
Site is located within the regulated Floodplain area of Laurel/Clair 
Creek, and as such, is subject to the natural hazards policies of the 
ROP. The ROP designates floodplains under one-zone policy areas, 
and relies on area municipalities’ Official Plans to further differentiate 
between one and two-zone policy areas. As noted in Section 
7.H.4, in collaboration with the Grand River Conservation Authority, 
Area Municipalities may designate two-zone policy areas in their 
Official Plans where significant urban uses currently exist within the 
floodplain, and where there is significant potential for further infilling 
and redevelopment with no adverse effects on flood flows. As noted 
in Section 4.4 of this Report, the local Official Plan has identified the 
Proposed Development as posing no negative impacts to adjacent 
floodplain areas.

Furthermore, Policy 7.H.6 of the ROP states that where a special 
policy area has been approved by the Province, the affected area 
municipality will designate the special policy area and establish 
appropriate policies in its Official Plan. Furthermore, Policy 7.H.8 
states that development may be permitted where a special policy 
area has been approved by the Province. The Subject Site is within 
the Laurel/Clair Creek special policy area and further reviewed in 
Section 4.4 of this Report.

As noted previously, a non-designated building at 39 Dupont Street  
East is located on the Subject Site. The Proposed Development will 
preserve and restore the existing building and provide a generous 
separation between the new and existing buildings. The low rise 
character along Dupont Street and beyond will be maintained with 
its preservation, while allowing for appropriate intensification to the 
rear within a designated Urban Growth Centre. The HIA determined 
that the Proposed Development will not cause any adverse impacts 
on the heritage attributes of applicable properties, and that any 
potential impacts can be appropriately mitigated. 

Infrastructure

Chapter 5 of the ROP pertains to infrastructure, addressing the 
Region’s infrastructure needs such as the transportation system, 
municipal drinking-water supply systems, municipal wastewater 
systems, waste management and the provision of utility services.

The Subject Site has been identified by the Region for road widening 
purposes on both Erb Street East and Peppler Street. As such, 
policy 5.A.3 states that the Region will secure the dedication of lands 
for Regional Road widening purposes. Designated Regional Road 
Allowances are shown in Schedule ‘A’, with Erb Street East being 
identified as a Regional Road with a right of way width of up to 24.384 
metres. As the current ROW for Erb Street East is approximately 15 
metres, the Proposed Development has been designed with this 
widening in consideration based on discussions with the Region. An 
additional 3.049 metres will be dedicated to the Region along the 
entire Erb Street East frontage.

Policy 5.A.36 states that the Region may, “where special 
circumstances warrant, without amendment to this Plan, reduce the 
required road widenings for any specific development application 
and/or site plan, or road section in accordance with the provisions 
of the Regional Implementation Guideline on the Dedication of Land 
for Regional Roads.” Further to the findings of the HIA, it has been 
determined that the road widening at the north side of Erb Street 
East would interfere with the presence of existing heritage buildings. 
As such, it has been understood that the majority of the widening 
would be taken from the south side of Erb Street East. As a result, the 
Proposed Development has been designed with a 3 metre widening 
on Erb Street East. 



51

Source Water Protection

With respect to Source Water Protection, the Subject Site is located 
within a Wellhead Protection Sensitivity Area (WPSA) 4 as identified 
in Map 6a of the ROP. WPSA 4 delineates medium sensitivity areas 
found within the two year time of travel to a municipal drinking-water 
supply well. A Source Water Protection Contamination Study was 
conducted for the Subject Site and has been submitted concurrently 
with this Report. 

Based on a detailed review of all applicable policies, it is concluded 
that the Proposed Development conforms with the ROP.

Subject Site

Figure 57: Source Water Protection Areas
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4.4 City of Waterloo Official Plan

The City of Waterloo Official Plan (the “Official Plan”), was 
approved, with modifications, on November 21, 2012. The Official 
Plan represents the City’s vision for growth and change within the 
community. The Official Plan sets out principles, objectives and 
policies designed to direct the use, form, extent, nature and rate 
of growth and change within the City to 2031. The Official Plan is 
also intended to provide clear direction to Council to evaluate the 
appropriateness of any proposed land use and/or built form change.

To ensure greater conformity with the new Zoning By-law among 
other matters, OPA 22 has recently been adopted by Council on 
August 13, 2018. Though still in the appeal period, a review of the 
applicable policies resulting from OPA 22 has been undertaken in 
this Section.

Section 2.3 outlines the basis of the Official Plan, and includes 
guiding principles to support growth, city form, transportation, arts 
and culture, the economy and the environment among other matters. 
These policies are summarized as follows: 

• There is a limited supply of vacant lands for future urban 
growth, and a significant proportion of the City’s population 
and employment growth is expected to be accommodated 
through intensification within the existing Built-up Area, 
resulting in changes to height and density of these areas. 
The Official Plan states that a minimum of 45 percent of 
residential development will occur within the City’s Built-up 
Area.

• The Uptown Waterloo Urban Growth Centre is a focal 
point within the City, and functions as Waterloo’s Primary 
Node. As such, the Uptown Waterloo Urban Growth Centre 
will be planned to permit cultural facilities, recreational 
uses, institutional uses, public open spaces, residential, 
employment and commercial uses that collectively create 
a vibrant, human-scale, all of which are in a manner that 
support transit and active transportation modes. 

• The Official Plan includes policies that support rapid transit 
and recognize it as being consistent with the City’s policies 
for intensification within designated Nodes and Corridors. 
Major Transit Station Areas will be planned to support existing 
and planned transit service levels and will accommodate 
high density, mixed-use, transit-supportive development, 
where appropriate.

• Waterloo will be planned as a complete community that 
provides opportunities for people at all stages of life to live, 
work, learn, shop, and play in close proximity.

• Key urban design elements will be applied generally across 
the City and more specifically within the Uptown Waterloo 
Urban Growth Centre and other designated Nodes and 
Corridors.

These principles were considered in determining the use, massing, 
design, siting, and evaluation of the Proposed Development. As 
reviewed individually in the following subsections, the Proposed 
Development will help the City achieve these guiding principles 
by providing a compatible mixed-use development within close 
proximity to higher order transit and roads, and to contribute to 
the establishment of complete communities. More specifically, the 
Proposed Development supports these principles as follows:

• The Proposed Development constitutes as intensification 
and is within an area that is planned and expected to 
accommodate high density residential uses, with commercial 
uses at grade. The Proposed Development is compatible 
with, and supportive of, its immediate surroundings, and 
provides for the intensification and optimization of an 
underutilized site. A 24-storey mixed use building is an 
appropriate scale here given its proximity to transit and 
location with the Uptown Urban Growth Centre. It should be 
noted that the proposed height is not out of character for the 
area and is in fact similar to existing and planned heights 
along, and in proximity to King Street, particularly along Erb 
Street. 
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(1) notes that the City will plan for a minimum of 45 percent of 
residential development to occur within the City’s built up area. 
The majority of the Town’s growth is to be accommodated through 
intensification, primarily within identified Major Transit Station Areas, 
Nodes, Corridors and Urban Growth Centres, all of which include 
the Subject Site.

Section 3.4 outlines the permitted height and density in the City in 
order to guide built form within Waterloo’s varied neighbourhoods. 
The intent of the height categories is to standardize permitted 
heights throughout the City in order to provide predictability for all 
stakeholders on the heights that can be anticipated. The Official 
Plan also notes that the Zoning By-law may further define or restrict 
the minimum or maximum height or density for any property based 
on considerations that are unique to individual sites or areas.

The Height and Density Schedule B1 identifies 36 and 42 Erb Street 
as High Density (81 metres) and 39 Dupont Street East at Medium 
Density (20 metres). As demonstrated by Table 2, the Proposed 
Development is consistent with these designations: 

• The Proposed Development will contribute to the diversity 
of land uses within Uptown Waterloo by providing for 
non-residential uses along Erb Street East and additional 
residential uses above that will contribute to the economic 
development and commercial vitality of area. Providing for 
additional retail and residential uses will increase the level 
of pedestrian activity in the area to support local businesses 
and transit use of the nearby LRT. 

• As mentioned, the Subject Site is within 500 metres of a new 
LRT line, which provides almost immediate access to high 
order, rapid transit, as well as nearby access to bike lanes and 
walking trails that provide a range of transportation options. 
The LRT provides a linkage to GO Transit service, therefore 
providing users with expanded regional transportation 
options as well. Mixed use, transit oriented development of 
this nature is supported and promoted by the Official Plan. 

• The proposed design was developed with strong 
consideration for urban design standards, and will contribute 
to fostering a sense of place within the neighbourhood. The 
Proposed Development is designed with high-quality and 
varied materials, with an emphasis on creating a high-quality 
design. A detailed Urban Design Analysis is included in 
Section 5.0 of this Report. 

City Form

Chapter 3 of the Official Plan outlines the City’s policies related 
to growth management and built form directives. The growth 
management framework implements the targets set out by the 
Region, which has more recently been updated by the new Growth 
Plan. As noted in the preamble, the “newly developing areas will be 
planned to accommodate greater densities than previous suburban 
Waterloo development”, which highlights the City’s transition to a 
much more urban, compact municipality, particularly in regards to 
the Uptown. 

Consistent with the ROP, the City of Waterloo is planned to 
accommodate a population of 138,000 (excluding post-secondary 
students who reside temporarily in the Region) and employment 
of 88,000 jobs by the year 2029. The Town utilizes a hierarchical 
approach to the distribution of density in the Town. Section 3.2 

Required Provided

Maximum Height
(High Density)

81 m 75 m

Maximum Height
(Medium Density)

20 m 7 m (existing 
heritage building)

Maximum Density
(High Density)

750 bedrooms * 0.3105 ha
= 233 bedrooms 271 bedrooms

Maximum Density
(Medium Density)

450 bedrooms * 0.1019 ha
= 46 bedrooms 

TOTAL: 279

Table 2: Height and Density Analysis 
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As noted above, the Subject Site has two density designations. 
Policy 1.4 of the Official Plan contemplates density transferring 
where a property has a split designation and where residential 
uses are permitted. However, the overall residential density of 
the property shall not exceed the sum of the calculated densities 
permitted under each of the individual designations. Furthermore, 
the Official Plan notes that the property must be developed and 
used as a single parcel of land under the same ownership. Density 
transfer is an appropriate mechanism in this instance, as it allows 
for higher density uses to be located along Erb Street East, while 
ensuring that the Proposed Development appropriately transitions to 
Dupont Street East to the north. 

The Proposed Development implements the maximum height and 
density requirements for the Subject Site. The proposed building will 
be entirely located within the High Density designation. The building 
has been designed to situate the tower portion towards the front of 
the site and transitions the height downwards to the podium towards 
the rear of the High Density designation towards the medium 
density designation towards the rear. As noted in Table 2 above, the 
Proposed Development will have a maximum height of 75 metres on 
the front portion of the Subject Site. To the rear, within the Medium 
Density designation, the Proposed Development steps down to 7 
metres through the retention of 39 Dupont Street East, maintaining 
consistency with the existing low density residential character found 
along Dupont Street. 

However, it should be noted that the Medium Density designation 
along Dupont Street East actually permits up to eight storeys. The 
future development along Dupont Street may be quite different with 
potential mid-ride and taller forms. The Proposed Development 
provides an appropriate transition down towards this area based 
upon this potential. 

Further noted in Table 2, the high density designation permits a 
maximum of 233 bedrooms, and 46 bedrooms for the medium density 
designation. The combined bedroom permittance for the Subject 
Site is 279 bedrooms, which is slightly more than provided by the 
Proposed Development. Therefore, the Proposed Development is 
in keeping with the density requirements established by the Official 
Plan.

Figure 58: Uptown Waterloo Building Heights
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• The Proposed Development promotes a pedestrian 
oriented environment and public realm, while enhancing 
the streetscape along all three frontages with improved 
landscape treatment; 

• The Proposed Development includes a high quality design 
that is in keeping with the City’s urban design guidelines as 
reviewed in Section 5.0 of this Report; 

• The existing building at 39 Dupont Street East is preserved 
as part of the Proposed Development, maintaining a lower 
density streetscape on Dupont Street East. Furthermore, the 
submitted HIA demonstrated that the Proposed Development 
is in keeping with the cultural heritage character of Uptown 
Waterloo; 

• Vehicular access to the Subject Site is located in optimal 
locations along Erb Street East and Peppler Street, with 
secondary access from Dupont Street East. The majority of 
pedestrian activity will occur along Erb Street East, where 
the greatest animation of the street is expected to occur; 

• The Proposed Development provides additional retail uses 
along Erb Street East to help the City achieve the forecasted 
additional retail and service commercial demand in Uptown 
Waterloo; and, 

• The Subject Site is within a Special Policy Area that does 
not permit below grade parking, though as discussed in a 
following subsection, providing one level of below grade 
parking has been deemed permissible. Enclosed parking 
facilities are located below and above grade, with the 
facilities and the podium designed to disguise the garage to 
enhance the above noted pedestrian realm. 

Uptown Waterloo Growth Centre

The Subject Site is located within the Uptown Waterloo Urban Growth 
Centre which is identified as a primary node in the Official Plan 
Schedule B - City Structure. The Official Plan outlines designated 
nodes and corridors, which are expected to accommodate the 
majority of the City’s population and employment growth. As noted in 
Section 3.6, the primary node of the City is the Uptown Urban Growth 
Centre, where the highest density is planned for and required by 
provincial and regional policy. It is also expected to accommodate 
the widest range of uses to support surrounding neighbourhoods. 
The City’s growth management framework enables underutilized sites 
like the Subject Site to be intensified. The Proposed Development 
optimizes an existing underutilized site and will provide a mix of 
commercial and residential uses to assist the City in accommodating 
its anticipated residential and employment growth.

Section 3.7 provides policies that are specific to the Uptown 
Waterloo Urban Growth Centre, which is planned to accommodate 
a significant share of the City’s future population and employment 
growth in a compact urban form that features high-quality design. 
In addition, Section 3.7(5) requires a minimum gross density target 
of 200 persons and jobs combined per hectare by 2031 or earlier. It 
should be noted that these density targets have since been increased 
by the 2017 Growth Plan, and a conformity exercise on a Regional 
and Local level has not yet been undertaken. However, the 2017 
Growth Plan provides an even greater emphasis on intensification, 
and these density targets are required to increase. 

Policy 3.7.2 provides a range of policies to ensure a balance between 
meeting density targets through intensification and retaining the 
Uptown’s sense of community and identity. These policies speak to 
the public realm and a pedestrian oriented environment; architectural 
integrity; cultural heritage resources; destination for major arts and 
cultural facilities and events; collaboration; access; open space; 
commercial vitality; and parking. These policies and objectives 
were thoroughly considered during the formulation of the preliminary 
concepts and the proposed plans for the Subject Site. The Proposed 
Development has been ultimately designed to reflect and implement 
these general policies, and has managed to bring the balance that 
the Official Plan seeks to achieve. More specifically:
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Cultural and Built Heritage

The conservation of cultural heritage resources is an integral part of 
the City’s Official Plan as it recognizes these resources’ contributions 
to the identity, economic potential and quality of life within the City. 
General policies include consulting with the Municipal Heritage 
Committee in matters relating to heritage conservation including 
the designation and listing of buildings, ensuring appropriate 
conservation in accordance with the Ontario Heritage Act, exploring 
fiscal tools and incentives, including parking reduction, to facilitate 
heritage conservation, enabling the City to purchase properties if 
protection options are unavailable, and mitigating negative impacts 
on the cultural heritage resource through its complementary 
integration and design of developments. 

Section 4.7.4 more specifically deals with Built Heritage Resources. 
Policy 4.7.4.2 directs for the conservation of built heritage resources 
and their heritage attributes and features. In cases where they 
cannot reasonably be retained, the following order of priority is to 
be considered: on-site retention through adaptive re-use, relation 
to another site within the same development, relocation to a 
sympathetic site within the City, rescue and reuse of components 
and documentation of the resource. 

A listed, non-designated heritage building is located on the Subject 
Site at 39 Dupont Street East. As illustrated in the accompanying 
documents, including the submitted HIA, the Proposed Development 
includes the conservation and retention of the building on-site and 
any potential impact can be mitigated to result in no adverse or 
undue impacts on this building or the area in general. The Proposed 
Development therefore conforms with the Official Plan in regards of 
heritage preservation as it will maintain the character of the existing 
building within the Uptown. 

Section 3.8 of the Official Plan includes direction for Major Transit 
Station Areas, areas that are within a 650 metre radius of a rapid 
transit station. The Subject Site is located within 300 metres of one 
station, and 500 metres of another. However, as this area forms part 
of Uptown Waterloo, Policy 3.8.5 directs that any “portions of Major 
Transit Station Areas located within the boundaries of the Uptown 
Waterloo Urban Growth Centre will be planned as part of the Urban 
Growth Centre”, wherein the policies under Section 3.7 of the Official 
Plan apply. The Uptown Waterloo Growth Centre is directed to 
accommodate higher densities than Major Transit Station Areas, at 
200 persons and jobs per hectare as opposed to 160 per hectare. 

Section 3.11 of the Official Plan provides the Urban Design policy 
framework to ensure that a high standard of urban design is 
achieved in development applications. It is expected that each scale 
of development relates to the Urban Design objectives of this Plan 
and implementing Urban Design policies and strategies. A review of 
these policies is undertaken in Section 5.0 of this Report.  

 Arts Culture, Heritage, Recreation and Leisure

Chapter 4 of the Official Plan recognizes the importance of planning 
for a wide range of arts, cultural, recreational and leisure opportunities 
and conserving cultural heritage resources to meet the needs of 
communities. Uptown Waterloo is identified as a key area in which 
these opportunities are present and are to be fostered. Section 4.4 
specifically relates to Uptown as a community focal point for arts 
and culture, highlighting the City’s support in the development of 
the Uptown Waterloo Urban Growth Centre as “a community focal 
point for heritage conservation, arts and culture, including cultural 
businesses”. This direction is consistent with policies in Section 3.7.2 
of the Official Plan as they relate to Uptown, as discussed above. The 
Proposed Development will support the Uptown in its development 
as it will contribute additional population to support and patronize 
these existing and future services and provide additional commercial 
spaces that could be accommodated by these potential uses.
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Section 6.5.2(1) outlines policies to support transit oriented 
development, and promotes higher density land uses as close as 
possible to transit stops to support higher frequency transit service 
and optimize transit rider convenience. The Proposed Development 
provides for a built form that is truly transit supportive, and reflective 
of the planned context that the Official Plan seeks to encourage 
around rapid transit stations. 

Section 6.5.2(2) states that Section 3.11.2 of this Plan shall apply, 
as applicable, when reviewing development applications on or near 
sites that are served by existing or planned high frequency transit 
service. These policies relate to urban design and are reviewed in 
Section 5.0 of this Report. 

Regarding parking requirements, Section 6.6.1(6)(a) states that the 
City may reduce on-site vehicular parking requirements through 
Amendments to the Zoning By-law, where, in the opinion of the City, 
a reduction in on-site parking is appropriate for the permitted uses 
and location of the site. In addition, Section 3.8.1(1) of Official Plan 
also produced reduced reliance on the automobile in favour of transit 
and active transportation, and will collaborate with landowners on 
the development of “parking strategies” in Major Transit Station 
Areas, which may include reduced parking requirements. The 
Subject Site is within close proximity to a future LRT station, adjacent 
active transportation routes, and the downtown, where increased 
transit use and pedestrian activity is encouraged and planned for. 
Therefore, the proposed reductions in parking are appropriate for 
this location and are further supported by the TDM/TIA that have 
been prepared in support of this application. 

Section 8.4.4(7) states that where an application for a “sensitive 
land use” is submitted in the vicinity of an existing or planned City 
Arterial or Regional Arterial road, provincial highway or railway, the 
Regional rapid transit system, or a transit terminal, a noise study 
may be required. As confirmed by the Noise Study accompanying 
this application, proper building design will ensure the noise 
generated will be within acceptable levels as set out by the Ministry 
of Environment.

Transportation

Table 5-2 of the Official Plan outlines the road allowances for Dupont 
Street East (18 metres) and Peppler Street (20 metres). Erb Street 
(Regional Road 9) has a designated road allowance of 24.384 metres 
(Weber Street to King Street) as defined in Schedule A of the Region’s 
Official Plan. A 3.049 metre road widening would be required along 
the Erb Street frontage with a 3.0 by 3.0 metre triangular widening 
at the corner of Erb Street East and Peppler Street. Agreement has 
been reached with Regional Transportation Staff on the widening. 

Policy 5.4.7 (1) requires the dedication of land to the City to provide 
for the widening of roads as a condition of development approval. 
Table 5-2 ‘Road Allowances’ of the Official Plan establishes a 
Designated (Ultimate) Road Allowance of 20 metres for Peppler 
Street and Dupont Street East. It is anticipated that lands for all 
widenings on the adjacent streets will be dedicated to either the City 
or the Region as shown. 

Chapter 6 of the Official Plan outlines policies related to transportation 
that are designed to facilitate the safe and convenient movement 
of people and goods between land uses. Regarding transit travel, 
the City supports the creation of a transit network and built form 
that reduces traffic congestion, parking demands, air pollution 
and energy consumption, while providing opportunities to improve 
quality of life. Section 6.1.4 states that the City will plan for: 

• Neighbourhoods, sites and buildings that are designed to 
facilitate transit and enable it to be well connected with other 
modes of travel, making it a desirable travel option;

• Compact urban form that supports transit usage; and,

• The provision and maintenance of infrastructure such as the 
sidewalk and bicycle system, to support the transit system, 
in conjunction with the Region of Waterloo.

A recurring theme of the Official Plan is to plan for transit oriented 
development, which includes creating a transportation network and 
land use pattern that supports an effective public transit system. 
Map 5a – Region Transit Network of the Official Plan outlines sites 
that are served by existing or planned high frequency transit service. 
As mentioned, the Subject Site is adjacent to the City’s LRT line along 
King Street, which is identified as Regional Arterial Road on Map 5a 
of the Region of Waterloo Official Plan. 
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Laurel/Clair Creek Special Policy Area

The Subject Site is within the Laurel/Clair Creek Special Policy Area 
(“SPA”) of the City’s Official Plan. The SPA was approved in 1990, 
with the modeling and mapping dating back to 1986. An update to 
the floodplain mapping was initiated by the City in September 28, 
2015, and is currently underway.

Policy 8.4.2(24)(c) applies to new development within the SPA, 
and states that “while the City recognizes that a higher degree 
of flood risk exists along these creeks than would normally be 
deemed acceptable, rehabilitation, development and replacement 
of buildings and structures in the area is considered necessary to 
the continued economic and social viability of this area and major 
relocations or complete acquisition by public authorities is not 
considered practical.” Additionally, the Official Plan recognizes 
the importance of Uptown Waterloo to the City, but also outlines 
specific guidelines to protect new residents and buildings from flood 
hazards. The Proposed Development has been designed using 
these policies. 

Policy 8.4.2(39) is specific to residential buildings in the SPA, 
and requires uninhabitable residential space created below the 
Regulatory Flood elevation shall be floodproofed to the Regulatory 
Flood elevation, except where it is demonstrated that little potential 
for flood damage exists. Additionally, residential development is 
required to comply with the policies of 8.4.2 (24), which state that: 

• All new buildings and structures are floodproofed to the 
elevation of the Regulatory Flood; 

• All new dwelling units are above the elevation of the 
Regulatory Flood; 

• All habitable floor space and building services, such as 
mechanical or electrical services, are above the elevation of 
the Regulatory Flood; 

• No basement is proposed, or where the building contains 
multiple units, the basement is floodproofed to the elevation 
of the Regulatory Flood to provide parking below grade or 
common amenities; and,

• Ingress and egress to a building or structure is dry where 
achievable or floodproofed to an elevation that is practical 
and feasible, but no less than safe, as determined by the 
Grand River Conservation Authority.

Based upon consultation with the GRCA, the Proposed Development 
includes only minor encroachments into the horizontal extent of the 
floodplain, with all floor levels (including the lowest parking level) 
being vertically above the floodplain elevation. All habitable spaces 
are designed to be above the elevation of the regulatory floodplain, 
and parking facilities are also integrated into the upper levels of the 
Proposed Development’s podium. It is important to note that certain 
criteria of the Special Policy cannot be met for the regulatory flood 
elevation, but that all are met during the 100-year event.
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Uptown Commercial Core

The Subject Site is designated “Commercial” in the Official Plan 
Land Use Plan – Schedule A, and “Uptown Commercial Core” in the 
Official Plan Commercial Land Uses Schedule - A1. 

Chapter 10 provides Land Use policies and designations and 
contemplates “a greater mixing of uses”, particularly within 
Residential and Commercial designations within Nodes and 
Corridors. Specifically, categories within Residential and Commercial 
designations speak to maintaining a primarily residential or 
commercial function while defining a mix of supporting uses that 
provide opportunities for people to live, work, learn and play in close 
proximity. 

Section 10.2.2.1 states that lands within the Uptown Commercial 
Designation will be planned to provide for a vibrant and human-
scaled environment, with a range of uses providing support for public 
transit and other transportation alternatives to the automobile. Section 
10.2.2.1(3) states that lands designated Uptown Commercial Core 
shall be zoned to permit a broad range of commercial, employment, 
entertainment, accommodation, institutional, residential and 
community uses, including residential uses, provided the residential 
uses are located above the ground floor in a multi-storey, mixed-use 
building.

The City of Waterloo Official Plan and Urban Design Manual 
provides policies and guidance to achieve vibrancy, human-scaled 
environments, and several other aspects supportive of the Uptown 
Commercial Core. A discussion of these urban design elements can 
be found in Section 5.0 of this Report.

Figure 59: Uptown Waterloo Urban Growth Centre
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Implementation

Section 12 of the City of Waterloo Official Plan includes implementation 
policies that indicate the ways and means through which to achieve 
the objectives and policies of the Official Plan, pursuant to Planning 
Act procedures. Policy 12.3.1 (6) of the Official Plan directs for the 
use of an appropriate development review process to evaluate the 
suitability of a site for a proposed development, including whether 
an increase in height and density is compatible with the surrounding 
area’s existing and planned contexts, with minimal impact on land 
uses, as well as if issues related to community services, infrastructure 
and transportation can be addressed. As demonstrated throughout 
this Report, the Proposed Development optimizes the use of land 
in relation to these contexts. This Report forms part of a complete 
application to be reviewed by the City as part of the development 
review process. 

Based on a detailed review of all applicable policies, it is our opinion 
that the Proposed Development conforms with the City of Waterloo’s 
Official Plan, and will allow for the appropriate and desirable 
development of the Subject Site.
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4.5 City of Waterloo Zoning By-law

The City of Waterloo currently has a number of older Zoning By-laws 
that control the use of land. While these By-laws have been updated 
over time, they have not received a comprehensive review. The City 
adopted a new Official Plan in 2012 and is required to bring the 
Zoning By-laws with the Plan. At this time, City of Waterloo Zoning 
By-law 1108 is the in-force Zoning By-law that applies to the Subject 
Site.

On January 11, 2016, the City initiated a comprehensive review 
of its Zoning By-law, which updates the Zoning By-law to conform 
the Official Plan. In August 2018, a final draft Zoning By-law was 
released for public comment. The final version of the new Zoning 
By-law is to be presented at a second Council Meeting in September 
2018. The comprehensive new Zoning By-law provides a significant 
update to the current Zoning By-law, and therefore, the Proposed 
Development has been reviewed against the new zones standards 
provided by the most recent draft. 

The ultimate approval of the new By-law could potentially be delayed 
for months or years, depending on whether it is appealed to the 
LPAT. As such, though the new By-law is not yet in force and may 
not be in force prior to consideration of the proposed ZBA, the new 
By-law was nonetheless reviewed as part of this Section. 

Under Zoning By-law 1108, the Subject Site is partly zoned 
Commercial Six “C6-25” (42 Erb Street), Commercial Seven “C7-4” 
(36 Erb Street) and General Residence 4 “GR4” (39 Dupont Street) 
by the City of Waterloo Zoning By-law 1108. (Figure 60)

LOCATION:
36, ERB STREET EAST, 42 ERB STREET EAST, 39 DUPONT STREET, 
CITY OF WATERLOO, REGIONAL MUNICIPALITY OF WATERLOO

Not to Scale

Extract from City of Waterloo Zoning By-law 1008

SCHEDULE “A”
TO BY-LAW AMENDMENT ________
PASSED THE ___ DAY OF ____, 2018.

Signing O�cers

__________________
Mayor

__________________
Clerk

Subject Lands to be rezoned from Commercial Six “C6-25”, 
Commercial Seven “C7-4”, and General Residence 4 “GR4” to 
Commercial Six Exception “C6-25-X”

Figure 60: Zoning By-law



62

The C6 and C7 zones which apply to 36 and 42 Erb 
Street East permit a range of commercial and institutional 
uses, as well as residential uses, provided they are 
located above the first storey at-grade. The C6 and C7 
are mixed use zones that permit the widest range of uses 
in the Uptown, but also the highest densities. They are 
intended to provide guidance to built form within the 
designated Urban Growth Centre, but do not reflect the 
most recent regional and provincial policies, specifically 
the updated densities as part of the 2017 Growth Plan. 
The Zoning By-law limits the maximum height of the C6 
zone to 25 storeys, and the C7 zone to 4-storeys. No 
change is proposed to the permitted heights as a result 
of this application, and the Proposed Development is 
entirely within the as-of-right height permissions. 

The draft Zoning By-law proposes to zone the Subject 
Site Uptown Commercial Core (“U1-20”) and (“U1-60”), 
which permits a full range of residential, institutional 
and commercial uses of an urban nature. The U1 zone 
captures the lands within the main/central core of the 
Uptown Urban Growth Centre. The U1 zone contains the 
widest range of commercial uses of any zone, as well as 
the highest densities. The Proposed Development is also 
in keeping with the various built form regulations for tall 
buildings that have been added to shape the skyline of 
the City.

As noted, the Subject Site is in an area zoned for 
significantly increased heights and is located at a primary 
street, close to rapid transit. As reviewed in the Urban 
Design Brief, the height of the Proposed Development 
will allow for the appropriate intensification of the Site 
with a compact built form that has been designed to 
recognize the Subject Site’s location within the downtown 
and proximity to higher order transit. This design is 
appropriate for the area as it will not preclude the future 
development of neighbouring sites.

The following tables summarize the current Zoning and 
proposed provisions. Proposed zone standards denoted 
in bold indicate where an Amendment is required.

Zoning Provision Zoning By-law 1108 Draft Zoning 
By-law (2018)

Proposed Zone 
Standard

Minimum Front 
Yard (South)

3 m 
(12 m from Erb 
Streetline)

4 m 
(12 m from Erb 
Streetline)

0 m (conforms)
(12 m from Erb 
Streetline)

Minimum Side Yard 
(West)

1.5 m (otherwise) 1.5 m 0.5 m

Minimum Flankage 
Yard (East)

5 m 4 m 1 m

Maximum Podium 
Height

N/A 21 m 14 m (conforms)

Horizontal Tower 
Dimensions*

N/A 40 m 43 m (conforms)

Tower Footprint* N/A 1000 m2 989 m2  (conforms)

Maximum Height C7-4: 12 m
C6-25: 75 m

U1-20: 20 m
U1-60: 60 m

75 m (conforms)

Maximum Number 
of Storeys

C7-4: 4
C6-25: 25

U1-20: 6
U1-60: 18

25 storeys 
(conforms)

Maximum Number 
of units/ha

C7-4: 100 units/ha 
(34 units) 
C6-25: 250 units/ha  
(86 units)

N/A 550 units/ha

Maximum Number 
of bedrooms/ha*

N/A U1-60: 675 
bedrooms/ha
U1-20: 450 
bedrooms/ha

(645 bedrooms/ha) 
(conforms)

Minimum Amenity 
Area

C6-25: 25 m2/unit 
= 5,775 m2

3 m2/bedroom 
= 813 m2

4,275 m2

Common Outdoor 
Area Located at 
Grade*

N/A 3% (126 m2) > 10% (443 m2) 
(conforms)

Table 3: Zone Provisions 

*denotes new provisions introduced by the Draft Zoning By-law
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As noted above, an Amendment is required to address density, 
along with minor and modest requirements related to amenity area, 
parking, and side and flankage yard setbacks. Overall, the Proposed 
Development is consistent with the Official Plan for Uptown Waterloo, 
and more specifically the proposed height and density permissions. 
In our opinion, the current density provisions are not reflective of 
the Official Plan. As such, this Amendment implements the Official 
Plan and which reflects more recent Provincial and regional policy, 
particularly the PPS, and the Growth Plan (prior to the 2017 version). 

In addition, a site specific exception will be included to consider 
Peppler Street to be the “flankage yard” and Erb Street East as the 
“front yard”. Per Section 8.10 of the current Zoning By-law, building 
setbacks are measured from the centreline of a street rather than 
the lot line, and therefore the relationship of the building to Erb 
Street East is appropriate. The unique and irregular structure of the 
parcel assembly presents a number of challenges with respect to 
zone provisions and requirements. Therefore, it is proposed that a 
site specific exception to redefine the front and flankage yards be 
included in the Amendment to ensure that the building is oriented 
towards Erb Street East, where the greatest activity is expected to 
occur.  

Zoning Provision Zoning By-law 1108 Draft Zoning By-law 
(2018)

Proposed Zone 
Standard

Minimum parking 
spaces

Residential
(1 space/unit = 231)
Commercial 
(4 spaces/100 m2 = 33)

TOTAL: 264 spaces

Residential 
(0.6 space/unit = 139)
Visitor 
(0.1 space/unit = 33)
Retail
(1.6 space/100 m2 = 12)

TOTAL: 184 spaces

Residential (219)
Visitor (27)
Retail (6)

TOTAL: 252 spaces

Minimum parking 
space size

2.8 m x 5.5 m 2.8 m x 5.5 m
3.0 m x 5.5 m 
(beside a wall or column)

249 (2.8 m x 5.5 m)
3 (small car spaces) 
(conforms)

Minimum loading 
spaces

1 1 Type B 1 (conforms)

Bicycle Parking* N/A 0.3/dwelling unit 
(138.6 spaces)

105 Spaces 
(conforms)

Accessible Parking 8 (under Accessibility 
Standards, 2016)

4 Type A
4 Type B

8 (conforms)

Table 4: Parking Provisions 

*denotes new provisions introduced by the Draft Zoning By-law
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Section 12.3.1(6) of the Official Plan states increases in height 
and density can be assessed from a compatibility and locational 
perspective, which is undertaken throughout this Report. Based 
on the presence of services, amenities, and transit, the Proposed 
Development represents the optimization of the Subject Site, and is 
an appropriate and desirable use of land. To reiterate many of the 
themes discussed in this report, the Proposed Development, and 
more specifically the height, is appropriate for the following reasons:

• The Growth Plan encourages height in areas well serviced 
by transit, services, and amenities. Further, the Proposed 
Development is within the density requirements of the Urban 
Growth Centre;

• The Proposed Development reaches a maximum height of 
75 metres, exclusive of mechanical units of the roof, and is 
consistent with the maximum height permitted in the Official 
Plan (81 metres) and current Zoning By-law (75 metres). 

• The proposed height is appropriate and desirable in its 
current location, particularly when looking at the broader 
urban structure of the area where Erb Street East already has 
high density residential and office uses. Intensification along 
Erb Street East allows for the King Street to protect its urban 
heritage character. The Proposed Development establishes 
a development pattern that responds to the existing and 
emerging built form context. The addition of residential uses 
in this location will allow people to live closer to where they 
work, and contribute to the transformation of this area into a 
thriving mixed-use district; and,

• The Proposed Development is 75 metres in height, which 
represents a relatively minor increase in the proposed 
heights of 60 metres in the draft Zoning By-law. It allows for 
a stepping of the current as-of-right heights of 81 metres 
directly south and east of the Subject Site. This urban 
structure is clearly visible in the Town’s most recent draft of 
the Zoning By-law, where the vast majority of residential uses 
are zoned U1-81 and are clearly intended to accommodate 
high density uses of up to 25 storeys. 

The proposed ZBA would re-zone the Subject Site from the C6-25 
(42 Erb Street East), C7-4 (36 Erb Street East) and GR4 (39 Dupont 
Street) to a site-specific “Commercial Six” exception (C6*25 (X)) 
zone with site specific provisions, as illustrated in Figure 61.

As noted, there are a few instances where the proposed ZBA provides 
reduced/expanded provisions compared to the in-force Zoning By-
law. The Proposed Development is generally consistent with the draft 
Zoning By-law, however, the draft Zoning By-law limits the maximum 
height of the U1-20 zone to 20 metres and U1-60 zone to 60 metres. 
The proposed U1-60 zone corresponds to the boundaries of the 
current C6-25 zone, which currently permits maximum heights of 75 
metres, to which the Proposed Development complies.

LOCATION:
36 ERB STREET EAST, 42 ERB STREET EAST, 39 DUPONT STREET, 
CITY OF WATERLOO, REGIONAL MUNICIPALITY OF WATERLOO

Not to Scale

Extract from City of Waterloo Zoning By-law 1008

SCHEDULE “A”
TO BY-LAW AMENDMENT ________
PASSED THE ___ DAY OF ____, 2018.

Signing O�cers

__________________
Mayor

__________________
Clerk

Subject Lands to be rezoned from Commercial Six “C6-25”, 
Commercial Seven “C7-4”, and General Residence 4 “GR4” to 
Commercial Six Exception “C6-25-X”

C6*25 (X)

Figure 61: Proposed Zoning 
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In addition, the City’s draft Zoning By-law permits a density maximum 
of 675 bedrooms per hectare on the lands zoned U1-60. As the 
Proposed Development provides 271 bedrooms (on a site that is 
0.42 ha), a total of 645 bedrooms/ha is being provided. As such, the 
Proposed Development is consistent with directions of the new draft 
Zoning By-law with respect to density.

The Subject Site is in an area zoned for significantly increased 
heights  and densities, and is located on a corner site along 
a primary street, close to rapid transit. As reviewed in the Urban 
Design Brief, the height of the Proposed Development will allow 
for the appropriate intensification of the Site with a compact built 
form that has been designed to recognize the Subject Site’s location 
within the downtown and proximity to higher order transit. This 
design is appropriate for the area as it will not preclude the future 
development of neighbouring sites. 

The Proposed Development is appropriately situated and massed 
to have the greatest heights oriented towards Erb Street East, with 
lower transitional densities located along Dupont Street East. The 
Proposed Development also demonstrates a strong adherence 
to the City’s Urban Design Manual for Uptown Waterloo and Tall 
Building Design Guidelines, particularly related to podium height, 
maximum floorplate length and size, both of which help to mitigate 
the appearance of additional height and densities to surrounding 
areas. Overall, the proposed height and density provide for an 
appropriate and desirable building massing for the Subject Site. 

The Proposed Development is highly desirable from a built form 
perspective as it provides housing opportunities to students and 
residents in the area, while providing transit supportive densities, 
all of which are supported by new provincial policy. The previously 
mentioned Amendments to density, amenity area, parking and, side 
and flankage yard setbacks that are being requested are minor and 
appropriate for what is a fairly urban context and linear shaped site 
located on Erb Street and close to a Major Transit Station Area. 

It is our opinion that these provisions will allow for the appropriate 
and desirable development of the Subject Site and are reviewed as 
follows:

Density

To maximize development under the permitted building heights and 
densities of the Official Plan, a density of 550 units per hectare is 
proposed for the Subject Site to achieve the minimum density targets 
established for the Urban Growth Centre. Section 10.2.7 of Zoning 
By-law 1108 states that the maximum number of Dwelling Units 
permitted shall be determined in accordance with the maximum 
density provisions of Section 18A.3.1(j) of the Multiple Residence 
zone. 

The Proposed Development would result in densities that would 
exceed the required density of 100-250 units per hectare, depending 
on the specific zoning and location on the Subject Site. The Proposed 
Development exceeds these existing density requirements, but 
entirely remains within the as-of-right height requirements of 75 
metres (25 storeys), which ensures that the building provides an 
appropriate built form relationship to adjacent sites. 

These proposed Amendments are consistent with the Official Plan 
designation, which permits a maximum density of 750 bedrooms per 
hectare, and relies on the Zoning By-law to provide further guidance 
on locations for height and density. As mentioned previously, the 
locational context of the Subject Site, along with the presence rapid 
transit and status as an Urban Growth Centre create a desirable 
condition for high density development. We specifically designed 
the proposed building to fall within that density maximum. 
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The Region and City of Waterloo Official Plans and the various 
Provincial Policy documents require that the Uptown Waterloo Urban 
Growth Centre be a compact, transit supportive area to reduce 
reliance on the automobile. As demonstrated in this section, the 
development context of the Uptown Waterloo Urban Growth Centre 
reflects the vision set out in these documents and many properties 
in the area function efficiently without any, or very minimal, on-
site parking. Under the new draft Zoning By-law, an Amendment 
would not be needed as the Proposed Development is within a 
less restrictive parking regime that supports reduced parking 
requirements in Uptown Waterloo. 

A TIA/TDM Report has been prepared to assess the proposed traffic 
requirements and includes a parking study. Functionally, the Report 
demonstrates that the proposed shared supply of parking would 
adequately accommodate the demand and provides measures to 
further reduce parking demand, such as selling parking spaces 
separately from dwelling units. It is proposed that visitor and retail 
spaces be shared, as they are not used at the same time of day. 
Given the surplus of the parking compared to the new Zoning By-
law, 3 small car parking spaces are also provided. Based on the TIA, 
as summarized in Section 6.1 of this Report, the amount of parking 
provided by the Proposed Development is sufficient, and could be 
further reduced.

The draft Zoning By-law establishes new parking requirements for 
the Subject Site, and most notably provides different parking rate 
“adjustments” throughout the City on Schedule A1. The Subject Site 
is identified as Parking Area A, and therefore, is permitted to reduce 
the minimum required parking spaces by 50%. It is expected that 
residents in the Uptown Urban Growth Centre will walk to amenity 
areas or use transit to promote an active lifestyle. The Parking Area 
overlay is based on a property’s proximity to a future rapid transit 
stations and to mixed-use nodes or corridors that support non-
automobile travel modes such as walking, cycling and transit. This 
represents one of the more significant changes that is proposed 
for the new Zoning By-law, and recognizes the recent presence of 
higher order LRT transit in Uptown Waterloo. It also reflects increased 
Provincial and Regional emphasis on active transportation, along 
with reducing large parking areas in walkable, downtowns such as 
Uptown Waterloo that have numerous services nearby.

Side/Flankage Yard (Podium) Setbacks

A reduced minimum side and flankage yard setbacks are proposed in 
response to the required road widening on Peppler Street. A reduced 
side yard setback, along with a reduced flankage yard allows for a 
greater 3 metre walkway along Peppler Street and Erb Street East, 
which can accomodate wider walkway and landscape conditions to 
provide an improved public realm. In addition, a reduced side yard 
setback creates a streetwall along Erb Street East, particularly as 
it evolves into a more urban context in the future. In consideration 
of this urban side yard relationship, these reduced setbacks are 
appropriate. The proposed podium height is consistent with the 
existing street wall and, as further assessed below, satisfies heritage 
adjacency and infill policy issues, and as such the proposed podium 
is appropriate.

Parking

The Proposed Development includes a total of 252 parking spaces, 
eight of which are barrier-free, which is slightly below the required 
parking requirement of 264 under By-law 1108. The City’s parking 
rates under the in-force Zoning By-law are focused on personal 
vehicle usage, and do not reflect the recent introduction of higher 
order LRT transit in walking distance to the Subject Site and more 
contemporary Provincial and Regional policy. However, the Subject 
Site’s unique location within the Uptown and within short proximity 
to local and regional transit provides an opportunity to explore more 
appropriate and site-specific parking rates.

As noted above, an Amendment to the current Zoning By-law is 
required to reduce the required parking from 264 spaces to 252 
spaces. The current Zoning By-law requires 231 for residential 
uses. Given this, the Proposed Development provides 219 spaces 
for residential and 27 for visitors. An Amendment is only needed 
to satisfy retail parking standards. It is important to note that the 
City of Waterloo is introducing a less restrictive parking regime as 
evidenced by the parking regulations in the most recent draft of the 
new City of Waterloo Zoning By-law, as well as the Uptown Waterloo 
Community Improvement Plan Parking Exemption Program. Until the 
new Zoning By-law is approved, an Amendment is still needed to 
implement the proposed parking and is highlighted in Table 4. 
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• Both the proposed indoor and outdoor amenity areas are 
located adjacent to each other and collectively function 
as an appropriately sized multi-purpose room that will be 
flexible and available to serve a number of functions. As 
such, it is our opinion that the proposed amenity area will 
provide the maximum utility and usefulness for residents, 
each of whom will also have private outdoor amenity areas 
through balconies and/or terraces.

In summary, the Subject Site is in an area zoned for significantly 
increased heights and is located at a primary street intersection, 
close to rapid transit. As reviewed in the Urban Design Brief, the 
height of the Proposed Development will allow for the appropriate 
intensification of the Site with a compact built form that has been 
designed to optimize the Subject Site’s location within the downtown 
and proximity to higher order transit. This design is appropriate for the 
area as it will not preclude the future development of neighbouring 
sites.

Accordingly, with consideration for the analysis provided previously 
in this Report, it is our opinion that the proposed rezoning would be 
consistent with the policy direction and provisions of the Provincial 
Policy Statement, and conforms with the Growth Plan for the Greater 
Golden Horseshoe, Region of Waterloo Official Plan and City of 
Waterloo Official Plan. A change in the C6 zone to permit the 
Proposed Development would, as discussed in previous sections of 
this Report, conform to or be consistent with all levels of applicable 
Provincial, Regional, and local policies related to urban structure, 
intensification, complete communities, compact built form, housing, 
economic development, transportation and tourism.

Amenity

Each dwelling unit in the proposed building will include a private 
balcony or terrace space, ranging in size from approximately 11 to 
over 80 square metres. In addition to the significant private outdoor 
amenity space, the podium of the building includes a 556 square 
metre indoor amenity area with an attached 1,542 square metre 
outdoor amenity area, which is considered a “roof-top deck”, and 
is not considered within the calculation of amenity area. Zoning By-
law 1108 requires minimum of 25 square metres per unit, or 5,775 
square metres. In total, the Proposed Development provides 5,817 
square metres of amenity space, inclusive of the roof-top common 
outdoor amenity space. Given that the rooftop deck comprises of 
approximately 1,542 square metres of the total amenity area, the 
Proposed Development is deficient on the outdoor amenity area 
requirement on a technical basis. 

A site specific amendment to include these roof top areas as part 
of the calculated required amenity area is proposed as part this 
ZBA application. We note that the new draft Zoning By-law includes 
roof top decks as part of this calculation provided they do exceed 
20% of the total amenity area. Regardless of whether the rooftop 
deck is included or excluded within the calculated amenity area, 
the Proposed Development offers functional spaces to serve future 
residents at a rate that is comparable to the standards in the draft 
Zoning By-law. In addition, the proposed total amenity area is 
appropriate for the following reasons:

• Despite the exclusion of the rooftop amenity area, the outdoor 
amenity area located on the roof of the podium provides for 
usable and functional amenity space for residents to use;

• Each dwelling unit has between about 11 and 80 square 
metres (118 and 860 square feet) of balcony/terrace space, 
providing each household with significant private outdoor 
amenity space;

• The Subject Site is only 20 metres away from Laurel Trail and 
numerous amenities in Uptown Waterloo; and,
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5.0 urban design analysis
The purpose of this Section is to provide a thorough overview of the 
Proposed Development within the context of good, thoughtful, urban 
design. It does so by evaluating the proposed development against 
the urban design guidelines, policies and criteria articulated in the 
Urban Design section (Section 3.0) of the City’s Official Plan and 
the Urban Design Manual (“UDM”) and Supplementary Guidelines 
for Tall Buildings. The principles found in those documents provide 
design direction for the public realm, built form and site development, 
and thus form the approach and structure of this Section.

The goal in developing the Subject Site is to create and promote 
diverse communities and neighborhoods within the City of Waterloo 
through thoughtful design and architectural distinction. To achieve 
this goal, design must weigh the existing context, opportunities and 
constraints of the site with balanced consideration for the planning 
framework, market conditions, and construction technologies. 
The built form response should be beautiful, functional, and 
environmentally responsible. 

The design of the proposed 24 storey mixed use development 
provides an opportunity to create a new landmark in Waterloo’s 
evolving skyline, while exemplifying urban design of the highest 
quality. The highly articulated and modern building provides 
a landmark along Erb Street East, that both complements its 
surroundings while creating a visual focus in the landscape. In doing 
so, it meets the City’s objectives for high quality and meaningful 
architecture.

Official Plan

Section 3.11 of the Official Plan includes broad urban design 
guidelines for general development and public projects within the 
City of Waterloo, as well as specific policies for predominant areas, 
such as the Uptown Waterloo Urban Growth Centre, where the 
Subject Site is located. The Official Plan “supports and encourages a 
high standard of urban design for public and private sector projects 
that contributes toward a memorable, attractive, and livable city – a 
city designed for people with a strong sense of place”, recognizing 
this is achieved on a number of scales – both city-wide and on a 
community basis. Section 3.11.2 provides further direction for the 
development of the site. Generally, these policies provide design 
direction for the following:

• Existing Features; 

• Character; 

• Compatibility of Form; 

• Circulation and Connectivity;

• Building Massing;

• Building Design and Articulation;

• Parking;

• Landscape Design and Open Space;

• Transit-Oriented Design; 

• Sustainable Design; and, 

• Safety and Security.
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Urban Design Manual 

The City of Waterloo UDM includes additional and more-specific 
guidelines to support the Official Plan’s objectives and policies 
regarding urban design. This manual also includes supplementary 
guidelines for tall buildings and for specific areas of the City, such 
as Uptown Waterloo. 

The analysis in this Section reviews these guidelines in the context 
of the Proposed Development to demonstrate the preliminary ways 
through which its design will assist the City in achieving its objectives 
for the Uptown Area, and the City of Waterloo at large. 

The UDM sets the framework for desirable and compatible 
development that sympathetically responds to the surrounding 
context, maintains and enhances the character of an area 
and promotes a more human approach to development. The 
guidelines are supported by a detailed set of objectives, illustrated 
recommendations and strategies that aim to expand the City’s 
capacity for mixed-use communities for urban living, employment 
and recreation. The following criteria in the UDM area applicable to 
the Proposed Development: 

• Pedestrian-Friendly Design (2.1.1); 

• Human-Scale Development (2.1.2); 

• Compatible Development(2.1.3); 

• Safety and Security (2.1.4); 

• Transit-Oriented Design (2.1.5); 

• Building Design (2.1.6); 

• Amenity Areas (2.1.7);  

• Landscape Design (2.1.8); 

• Respect Existing Features + Conditions (2.2.1); 

• Views and Vistas (2.2.2); 

• Character (2.2.3); 

All development applications are required to be evaluated against 
the policies and criteria outlined in Section 3. The Official Plan 
recognizes that as intensification occurs in the Uptown Urban 
Growth Centre, Major Transit Station Areas, Nodes and Corridors and 
elsewhere throughout the City, it is essential that built form and high 
quality design contribute positively to the City’s urban character. The 
Proposed Development has been directly shaped by the policies in 
Section 3 of the Official Plan, with a strong effort by the Applicant’s 
design team to provide a new, high quality addition to the existing 
neighbourhood and evolving Erb Street, and Uptown Waterloo.

Figure 62: Proposed Development, South Elevation 
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Massing and Built Form

The Subject Site is located within the Uptown Waterloo Urban 
Growth Centre where intensification is expected to occur and where 
higher density buildings are to be accommodated. The Proposed 
Development has been designed with strong regard for the Tall 
Buildings Design Guidelines, and includes a clearly defined Base, 
Middle and Top. The overall height of the Proposed Development is 
appropriate in consideration of the existing and planned context of 
the area, as discussed previously in Section 4 of this Report. 

The Proposed Development appropriately responds to its location 
within the Uptown Urban Growth Centre and meets the larger 
intensification objectives for this area, including remaining within the 
maximum height and density permissions of the Official Plan and 
exhibiting a well-designed higher density form of development.  

Further, as detailed in the subsequent analysis, the proposed height, 
built form, massing and density of the Proposed Development are 
compatible with the surrounding area. The Proposed Development 
represents a complete building with a unique base, middle and top 
portion that are cohesive and contribute to the overall appropriateness 
of its design and built form overall.

Building Base 

The Proposed Development uses a 4-storey building base, which 
provides a pedestrian scale along the Erb Street and Peppler Street 
frontages. The building base is comprised of both a lower arcades 
and upper extended base portions in a manner that is oriented to 
the southeast corner of the subject site to achieve objectives of a 
pedestrian-scaled Erb Street, as well as, Peppler Street. The design 
of the site orientation positions the Proposed Development to frame 
both Erb Street East and Peppler Street in accordance with guideline 
3.1.4(8) of the UDM. 

Human Scale Development is achieved through an appropriate 
height and design of the podium, which maintains an optimal 1:1 
height ratio with Erb Street. Within, the podium, commercial uses are 
proposed at-grade and a number of entrances are provided off both 
Erb Street East and Peppler Street. These features will create visual 
interest at the street level and collectively function to break up the 
façade into smaller elements, increasing transparency of the ground 
floor. 

• Heritage (2.2.4); 

• Gateways (2.2.5); 

• Site Circulation (2.3.2.); and, 

• Sustainable Design (2.5).  

The UDM provides specific guidance to Uptown Waterloo, and 
specifically delineates urban design guidelines for 8 different 
districts. The Subject Site is identified within District 8, the east 
Development District, which has a vision statement as follows: 

“An evolving district with a predominantly human scale form and 
naturalized streetscape character.”

Part 3 of the UDM contains the City’s Supplementary Design 
Guidelines, which provide more detailed design guidelines for 
specific types of development, inclusive of tall buildings. Tall 
Buildings in Waterloo are defined as buildings that exceed 12 
storeys in height, and these guidelines are to be read in context of 
the Citywide UDM. 

Guideline 3.1.4 of the Supplemental Guidelines outlines guidelines 
related to tall building form and are intended to guide massing 
and design of tall buildings in conjunction with the general design 
guidelines and site plan standards for shadow impact criteria. The 
general design objective for the design of tall buildings is as follows: 

“To design tall buildings as architecturally interesting and well 
composed buildings that relate to the surrounding context, 
contributes to an interesting skyline and reduces impacts to 
surrounding properties.”

Framed around the guiding principles of built form, detailing, 
circulation and site amenities, the Supplemental Guidelines includes 
specific criteria to which the Proposed Development adheres, as 
discussed below.
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The proposed use of glass and glazing on the building facades at-
grade relates well to the public realm and provides opportunities 
for additional eyes on the street in this portion of Uptown. The 
orientation of the Proposed Development towards Erb Street East 
and Peppler Street creates an articulated and pedestrian-scaled 
base, establishes a consistent built form edge, and enhances the 
vitality of the street through the use of multiple entrances and glazing 
at-grade. Further, this orientation facilitates a greater setback from 
the adjacent low-rise buildings to the northwest of the Subject 
Site, instead providing a surface parking lot area and retaining the 
existing heritage building. 

Middle (Tower)

The tower portion of the Proposed Development consists of a 
“middle”, and a top; the tower is positioned towards the centre of 
the podium thereby providing greater setbacks from surrounding 
buildings which will mitigate view and privacy impacts. The fifth floor 
is set back to create a sense of separation between the podium and 
the tower above. The step back on the fifth floor emphasizes the 
podium of the Proposed Development, creating a pedestrian scaled 
massing on the lower portion. The materials and design of the 
Proposed Development are distinctive to reinforce the prominence of 
the podium but also create a unified building aesthetic and design. 

The design of the tower middle portion includes multiple balconies 
to break up the façade and create visual interest, contributing to the 
identity and character of the skyline. The building design employs 
both horizontal articulation elements to screen the above-grade 
parking, and also uses vertical articulation to unify the building, 
particularly along the west façade. 

The significant setback and step back of the tower will help 
mitigate any adverse, undue, pedestrian conditions at-grade while 
reducing the view of the tower from the adjacent public realm. As 
demonstrated by the shadow study, the shadow impacts are minimal 
and appropriate given the modest height of the podium, the relatively 
slender tower design, and the overall creation of a desirable built 
form along Erb Street East. No new net shadow impacts occur 
along King Street throughout the year, where the greatest levels of 
pedestrian activity occurs, and shadows do not fall on any public 
spaces and parks within the Uptown. Figure 63: Tower Massing
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The design approach has been to provide a variety of balcony 
conditions and have been separated into 3 district rows to provide 
visual interest avoiding monotonous façade treatment. The balconies 
are considered an important design feature, giving the building 
added depth and visual articulation. The approach to balconies 
used in the design of the Proposed Development also assists in the 
fulfillment of recommendations respecting Tower Orientation and 
Articulation.

The Proposed Development establishes separation distances to 
adjacent buildings and relationships between tower and base 
building elements that are generally in keeping with the intent of 
guideline 3.2.3 Separation Distances, 3.2.2 Tower Placement and 
with those of recently approved developments in the immediate area.

Top (Tower)

The top of the building is recessed at the 23rd storey, and provides a 
“crowning” element to contribute to the skyline character and better 
integrate mechanical systems into the design. The mechanical 
penthouse is screened from view and incorporated into the roof 
element in accordance with guideline 3.1.4 (11).

Compatible Development

Compatibility refers to the ways in which building and site design 
to the surrounding neighbourhood context and character, achieved 
through a variety of design strategies. Sympathetic design 
also assists with compatibility through complementary building 
design. Section 3.11.1(18) of the Official Plan defines “compatible 
development” as follows: 

“Site and building design that complements and enhances the 
surrounding neighbourhood character and context through a variety 
of design strategies including building massing, facade design and 
landscape coordination. The design of sites and buildings shall 
also minimize adverse impacts to human comfort, and surrounding 
properties including outdoor lighting, noise, shadowing, wind 
and snow disposition through a variety of design strategies and 
performance standards.”

This segment of Erb Street is identified as a “Corridor” in the City’s 
Supplementary Guidelines, which identifies that “transition to lower 
density housing may be achieved through stepped building form, 
smaller building mass, and to a lesser degree, landscape buffers.” 

The Proposed Development uses soft landscaping treatment to 
buffer and screen proposed surface parking areas. The Proposed 
Development is oriented towards the corner of Peppler Street and 
Erb Street East, and is located away from Dupont Street East  and 
lower-density residential buildings. The preservation of the existing 
heritage building will also assist with the compatibility of the Proposed 
Development to the surrounding area given its pre-existing location 
on Dupont Street East and its lower built form. In light the definition 
above, the Proposed Development is highly compatible with its 
surroundings. 

Additionally, the proposed 4-storey base provides a transition 
in height and built form to the residential neighbourhood to the 
north. The podium is built at a similar scale to existing low density 
residential uses, allowing for a significant use of tower step back. 
With the building base being only one storey taller than the existing 
residential uses north of the Subject Site, this provides an appropriate 
subtle transition to residential uses. 

Guideline 2.1.3(13) speaks to providing a transition in mass, 
including façade step-backs and stepped building forms to provide 
a more compatible relationship to low rise buildings. The building 
design incorporates several setbacks in built form from both the 
front and rear yards. The tower portion of the building steps back 
9.8 metres from the rear yard line, and further steps back 5.6 metres 
from the 23rd storey upward to reduce the visual impact of the tall 
portion of the building.  

In addition to the transition in building form, the Proposed 
Development maintains a significant distance from the rear lot line 
to limit the appearance of mass, and reduce potential overlook 
and shadow impacts. The building base is well set back from low 
density uses and is physically separated by a 7.5 metre setback in 
accordance with the Zoning By-law. In addition, the majority of the 
dwellings along Dupont Street East contain deep lots, with average 
rear yard setbacks of approximately 20 metres, which together with 
the podium setback provides a significant separation distance. 
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Figure 64: Proposed Development massing

Figure 65: Street view looking from the east.

Figure 66: Street view looking from the northwest.
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Figure 67: Shadow Study - March 21st

Shadow Impacts

The Official Plan and UDM also require new buildings to be designed 
and massed to mitigated adverse impacts from shadows, noise and 
sky views, among others. A shadow study was prepared to assess 
the shadow impacts of the Proposed Development on neighbouring 
areas. The Proposed Development provides an incremental increase 
in shadows in the neighbourhood, which are minor in nature and 
short in duration. Figures 67 to 70 illustrate the shadow study that 
has been prepared by RAW Design.

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).

As demonstrated, the shadow impacts to the neighbouring dwelling units 
to the north are minor, and short in duration during the months of March, 
June and September, never exceeding 2 hours in duration. 
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Figure 68: Shadow Study - June 21st

March 21

Shadows cast during the 10 am interval will generally extend to the 
east portion of the block towards Regina Street, but never exceed 
the City’s criteria of 50% duration over two interval times.  

Shadows cast during the 2 pm and 6 pm interval times will be least 
impactful, with the majority of shadows/shading occurring over 
adjacent streets (i.e., Erb Street and Peppler Street). No adjacent 
residential properties will experience more than 50% shading during 
these time intervals.

June 21

Shadow impacts from the proposed building will be minimal in June, 
compared to other times throughout the year. Shadows cast at the 
10 am and 12 pm intervals will be limited to the southern portion of 
Dupont Street. Generally, shadows cast throughout this time of the 
year are minimal and limited to very short time frames. 
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Figure 69: Shadow Study - September 21st

September 21

For the dwelling units along Dupont Street, shadows occur between 
10 am and 2 pm in the afternoon. Due to the modest height and 
of the podium and relatively slender tower design, shadow impacts 
to the rear yards on Dupont Street is minimal, thereby preserving 
comfort, sunlight and sky views. 
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December 21

Shadows are longest in the December, when the sun is very low in the 
sky. The shadows produced by the proposed development are consistent 
with the City’s Urban Design Manual. The winter analysis shows that the 
building will casts shadow to the north of the site at the 10 am, 12 pm, and 
2 pm intervals.

Figure 70: Shadow Study - December 21st

Most of the properties on Dupont Street East exceed the City’s 
requirements with respect to shadows. After 2 pm, most of the 
properties on Dupont Street East will have minimal shadow impacts. 
The impact is not a result of the Zoning By-law amendment, as even 
much smaller buildings would still cast shadows on the immediate 
adjacencies to the north of the building, given the relatively small 
size of the block. Given these factors, even the podium of the 
proposed building would have difficulty meeting the guidelines. 
Notwithstanding the above, the Proposed Development is generally 
in keeping with the City’s guidelines as no net new shadow impacts 
occur along King Street, throughout the year, where the greatest 
pedestrian activity occurs. It also does not impact any public spaces 
and parks in Uptown Waterloo. This limited shadowing is considered 
appropriate as the proposal provides for a desirable, urban built form 
along Erb Street East which will significantly enhance the pedestrian 
environment.
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Guideline 3.2.1.4.c (3) of the Supplementary Guidelines provides 
general guidelines for the design of buildings in the Uptown District, 
and requires “warm building colours sympathetic to the existing 
streetscape character and to heritage buildings”. The submitted HIA  
recommends a green space buffer between 39 Dupont Street East, 
and that the podium use materials reflective of the neighbourhood to 
mitigate a design unsympathetic of the surrounding area.
 
The Uptown area includes an eclectic mix of building styles and 
high quality materials, including existing heritage and modernist 
buildings, and more recently newer contemporary buildings, 
particularly around transit stations. As such, rather than trying to 
duplicate the design, materials and/or elements of existing nearby 
buildings, the Proposed Development was designed with a unique, 
contemporary and unified approach intended to supplement the 
mix of styles and approaches used in the area. While the design of 
the Proposed Development is contemporary, it is nonetheless still 
compatible with the mix of building styles that exist in Uptown and 
exhibits a unified façade. 

Building Design and Articulation

Both the City of Waterloo Official Plan and the UDM highlight the 
importance of maintaining and reinforcing the thematic integrity of 
an area’s built form through the coordination of site design to fit within 
the existing character and context, while preserving and respecting 
contributive and prominent heritage resources. The design of 
buildings plays a fundamental role in the character, relationship and 
future development within its surrounding area. The importance of a 
building’s design is reflected within the Official Plan and UDM policies 
regarding scale, massing, transitions, facades and materials, among 
many other features that can impact the adjacent public realm and 
neighbouring properties. 

While details of the proposed building design will be refined as part 
of a future Site Plan application, the general massing approach 
is still reflective of the requirements of guideline 6.1.8.4 in that it 
provides for a strong relationship to existing and future development 
on adjacent properties. The design exhibits architectural detailing 
that creates visual interest.

Figure 71: Podium Massing

Parking

Mixed uses 
at grade

Recessed ground floor/
pedestrian arcade
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Streetscapes (Public Realm)

Streetscapes generally refer to the elements that affect the 
pedestrian experience including the facades and massing of 
adjacent buildings, landscaping, pedestrian amenity, and overall 
coordination of physical elements that give character to the street 
within both the public and private realms. The Official Plan and 
UDM both include guidelines to ensure attractive and coordinated 
streetscapes within the City. 

The base building is set back from the east and south property lines 
to create, in combination with the existing public sidewalk space, an 
area of pedestrian accessible space that will extend the width of the 
combined sidewalk, boulevard and landscaped areas.

Coordinated streetscape elements will be considered in support of 
a future site plan application for the Proposed Development. Priority 
will be given to pedestrian street frontages with direct entrances. As 
shown on the ground floor plan, the Proposed Development includes 
up to 6 pedestrian entrances along the Erb Street East frontage, and 
2 along Peppler Street. These entrances provide direct access to 
the commercial ground floor uses of the Proposed Development, 
and the residential lobby, while assisting with transparency at-grade 
and an activated streetscape. Glazing is used to augment the visual 
permeability of the ground plane. The inclusion of commercial space 
at-grade will also assist in extending pedestrian activity from Erb 
Street to the Subject Site. 

Map 2: Major City Gateways of the UDM identifies Erb Street as a 
“Gateway Precinct”, and as such, buildings are required to incorporate 
special building and landscape design elements. A landscaped 
open space area defines the corner of the Subject Site at-grade, 
flanking the retail entrances a long Peppler Street and oriented to 
the public. The building face is setback approximately 4 metres from 
the existing sidewalk, creating a widened sidewalk area across both 
the public and private realm. The Proposed Development provides 
street-oriented development and proposes to situate the built form 
close to the street edge with minimal setbacks.

As described in the UDM, building articulation is important to the 
creation of cohesive streetscapes by providing variation in façade 
articulation and details, framing the street and creating a sense 
of enclosure. The design of the Proposed Development includes 
large glass windows that break up the building’s façade to create 
a cohesive and complimentary built form throughout the building. A 
combination of layered elements, recesses, and projections divide 
the massing into smaller features that avoid large areas of blank or 
poorly articulated walls, in response to guidelines 2.2.3 (1), (4), (5), 
and (6) of the UDM.

Notwithstanding the material elements of the building, the ‘base 
building’ has been designed at a scale intended for the area as 
it respects the surrounding context’s built form and generally fits 
the scale of the adjacent right-of-way, providing for an appropriate 
pedestrian scale. Both the Erb Street East and Peppler Street 
frontages also provide active uses at-grade, with much of the 
frontages providing unobstructed views into and out of the ground 
floor commercial/retail and lobby areas. The sidewalk widening and 
other streetscape enhancements will result in a greatly improved 
public realm.
 
The visually prominent building facades will be highly articulated 
to provide visual interest, and avoid blank walls within the Erb 
Street  East streetscape and where there are sensitive interfaces 
with adjacent properties. Strong vertical and horizontal architectural 
elements will divide the building facades into a series of smaller 
modulated components, helping to reduce the perception of overall 
building mass. 
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Residential
Entrance/Exit

Activated Frontage

Figure 72: Active Frontages

The Proposed Development leverages its position at the corner of 
Erb Street East and Peppler Street as the building frontages frame 
both streets. A landscaped open area is proposed for the intersection 
that will highlight the retail entrances along Peppler Street, while also 
providing pedestrian amenity for future residents of the Proposed 
Development, and the public at-large. A large outdoor terrace is 
proposed on the fifth floor amenity floor at this same corner. The 
cumulative effect of these design features is a well-designed and 
prominent corner that reinforces and accentuates the street corner. 

The Proposed Development includes a significant amount of amenity 
space including an entire dedicated floor. These spaces include a 
landscaped open area at-grade, flexible indoor amenity space, and 
a large rooftop terrace that will include landscaping features that face 
onto the public street at the corner of the Proposed Development. 
This design will serve as a focal point within the Subject Site given 
its vantage points from the public street and surrounding areas. 
This inclusion of amenity space will help increase the quality of life 
for residents as it provides additional outdoor space to meet their 
respective needs while increasing the quality of the public and semi-
public realm along Erb Street East and Peppler Street. 
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Access to these parking areas are provided on each of Erb Street 
East, Peppler Street, and Dupont Street East, at the edges of the 
Subject Site. A landscape buffer is proposed along the west property 
towards the north of the Subject Site serving to mitigate impacts of 
the proposed surface parking on adjacent properties. While some 
parking is provided above grade, the visual impact of these parking 
floors within the base portion of the Proposed Development will be 
screened through a variety of strategies including soft landscaping 
treatments.  

Loading and servicing areas for the Proposed Development are 
provided at-grade on the west portion of the Proposed Development 
and achieves the necessary turning dimensions for these purposes 
in accordance with Guideline 2.3.2 (24) of the UDM. 

Parking, Access, and Loading

Parking, access and servicing are key elements to the functioning 
of buildings in relation to their contexts. These elements should be 
designed to reduce pedestrian conflicts and mitigate visual impacts 
from surrounding areas. The proposed organization of the Subject 
Site appropriately reflects the urban design directions articulated in 
the Official Plan and UDM through its logical design. The Proposed 
Development assumes a strong built form edge and rhythm along 
both streets, provides landscape areas adjacent to the pedestrian 
sidewalk, and orients the limited surface parking to the side and rear 
of the Proposed Development, mitigating its visual impacts.
 
As previously highlighted, access to the parking, loading and 
servicing areas of the Proposed Development are provided by 3 
existing driveways, from Peppler Street, Dupont Street East, and 
Erb Street East. These entry points are being designed to mitigate 
pedestrian-vehicle conflicts and instead prioritize pedestrian access. 
Surface parking areas are located to the side and primarily the rear 
of the Proposed Development, generally reducing their exposure 
to the surrounding streets and further assisting with the mitigation 
of pedestrian/vehicle conflicts. Both secured indoor and temporary 
outdoor bicycle parking is provided on the Subject Site to increase 
active transportation travel options and choices to future residents, 
visitors, or future customers/patrons of the Subject Site. 

The Proposed Development responds well to the guidelines related to 
3.11.1 (14) of the Official Plan, as well as, 3.1.6 of the Supplementary 
Design Guidelines related to parking structures. The majority of the 
parking is located in the one level of below-grade and 3 levels of 
above-grade parking areas, with surface parking minimized and to 
the side of the Subject Site. As mentioned, the podium still maintains 
active commercial uses at grade along the Erb Street East and 
Peppler Street frontages, while the building architecture completely 
encloses and hides the above ground parking from public view. The 
podium has been designed with consideration all safety measures 
described in the guideline 3.1.6(14), and is functionally sound based 
on the findings of the submitted TDM/TIA. 
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Sustainability

The Proposed Development, by virtue of its location in Uptown 
Waterloo, provides many elements of sustainability. The Proposed 
Development represents a compact and efficient mixed-residential 
building that forms part of a broader mixed-use community containing 
mix of residential, commercial, employment, and recreation uses. 
Additionally, the Proposed Development is well served by existing 
bus and new LRT route, and is well connected by a system of 
connected sidewalks and trails surrounding the site, all of which 
support active transportation options for residents and visitors. 
Overall, this provides significant opportunities for reduced reliance 
of automobiles, which promotes healthier, greener and sustainable 
communities for residents. 

Transit Oriented Design

Provincial, regional, and local policy directions promote transit-
oriented forms of development in areas in close proximity to transit, 
generally within 500 metres of a major transit station. These areas are 
to be developed with a mix of uses at higher densities to maximize 
respective sites’ proximity to transit facilities. As mentioned, an 
LRT line is schedule to open in the Fall of 2018 and will enhance 
connective and access across the Waterloo Region, with 2 stops 
proposed within walking distance of the Subject Site. 

The Official Plan (3.11.1)(12) and Guideline 2.1.5 (1) – (5) of the 
UDM require sites to locate higher density residential development 
in close proximity to major transit stops with active uses at grade.  
The Subject Site has existing bus service on Erb Street, with multiple 
LRT stations within short proximity, once opened.   

Building entrances are oriented to these streets to assist with 
convenience and access. The Waterloo LRT Stop is currently 
being constructed adjacent to Waterloo Public Square, which is 
in close proximity to the Proposed Development. The Proposed 
Development has been designed with strong regard to Transit 
Oriented Development principles and best practices. The Proposed 
Development provides transit supportive densities within walking 
distance to several LRT stations while also providing a mix of 
residential uses with retail located at grade. From a land use and 
density perspective, the Proposed Development provides a highly 
optimal scenario that is supportive of walking and cycling, will 
optimize the effectiveness of existing or future transit services, and 
will generate ridership and better target transit service. 

From a built form perspective, the Proposed Development has regard 
for the transit-oriented design guidelines. The podium is pedestrian 
friendly, with the majority of entrances to the building being from 
Erb Street East, which allow for a continued built form condition 
that will support walking to the LRT and bus services in the area. 
Parking is also located almost entirely below-grade and within the 
podium of the building, which is intended to reduce visible parking, 
but also promote the use of alternative modes of transportation 
including transit. The intensification of the Subject Site represents an 
appropriate form of development in light of these contextual factors 
and in response to the number of Provincial, regional and local 
planning policy framework and transportation studies that promote 
and support intensification within major transit station areas or areas 
in proximity to higher-order transit systems.
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Overall, the Proposed Development will assist in extending the 
commercial function of the Uptown and represents a unique 
contribution to this area that is in keeping with scale and design 
of existing and Proposed Developments. Most notably, the existing 
listed heritage building fronting Dupont Street East is to be retained, 
further reinforcing appropriate transitions to neighbouring areas and 
ensuring this important heritage resource is preserved. 

Based on a detailed review and analysis, it is our opinion that the 
Proposed Development is consistent with and implements the Urban 
Design Manual and conforms with the Official Plan. 

Conclusion

Based on this detailed analysis of the Proposed Development in 
relation to the City of Waterloo Official Plan Urban Design Guidelines 
and the City’s UDM, the Proposed Development represents an 
appropriate development for the area. In summary the Proposed 
Development is reflective of urban design of the highest quality for 
the following reasons: 

• The site design orients the building towards the corner 
intersection, strengthening and significantly enhancing the 
existing conditions along Erb Street East and Peppler Street. 

• Landscape buffers are used to mitigate the impact of surface 
parking areas, oriented to the rear of the Subject Site, while 
articulated screens are used to moderate the views to the 
above-grade parking garage and facilities. 

• This orientation of parking further mitigates vehicular and 
pedestrian conflicts through consolidating access points 
to the side of the Proposed Development and away from 
primary pedestrian circulation areas. 

• The 4 level podium is designed to achieve a pedestrian scale 
and assist in animating the streetscape through the use of 
glazing, multiple entrances, and the inclusion of commercial 
spaces at-grade. 

• The fifth level of the Proposed Development is dedicated to 
both indoor and outdoor amenity spaces, resulting in a large 
outdoor terrace at the corner and flexible interior space for 
diverse uses. 

• The residential tower portion exhibits a slender design and 
incorporates balconies and terraces to create visual interest 
and assist with mitigating impacts on the surrounding public 
realm. 
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6.1 Transportation Impact and Demand 
Management Study

Paradigm Transportation Solutions Limited (Paradigm) were retained 
to conduct a Transportation Impact Study and Transportation 
Demand Management Study for the Subject Site.

The Transportation Impact Assessment (TIA) component includes an 
analysis of existing traffic conditions, a description of the proposed 
redevelopment, a traffic forecast for 5 years from the completion of 
this Report (2023), and an examination of potential improvements 
that may be required to accommodate vehicular traffic impacts on 
the adjacent road system.

The Transportation Demand Management (TDM) component 
examines and identifies measures appropriate to this development 
for reducing the use of single occupant vehicles in traveling to 
and from the Subject Site, and encouraging the use of alternative 
modes of transportation, including active and transit modes. The 
Study consisted of two components which resulted in the following 
conclusions: 

Transportation Impact Assessment

• The existing study area road system can accommodate 
the residual vehicular traffic generated by the Proposed 
Development.

• Under existing (2018) traffic conditions, intersections within 
the study area operate with acceptable Level of Service 
(LOS) values and v/c ratios.

• The Proposed Development is forecast to generate 86 and 
118 new vehicular trips during weekday AM and PM peak 
hours, respectively.

• 14 and 20 active transportation trips are forecast to be 
generated during weekday AM and PM peak hours, 
respectively.

• 14 and 18 transit trips are forecast to be generated during 
weekday AM and PM peak hours, respectively.

• Under 2023 total traffic conditions, intersections within the 
study area operate with acceptable Level of Service (LOS) 
values and v/c ratios. and

• Left-turn lanes are not warranted at the two proposed 
driveways for the development.

• Roadway modifications are, therefore, not required as 
remedial measures to accommodate the Proposed 
Development.

Transportation Demand Management

• Appropriate Transportation Demand Management (TDM) 
measures should be undertaken to ensure that the non-auto 
modal shares considered in this study are achieved, and 
that the residual vehicular traffic volumes do not exceed the 
levels as projected in this study.

• Appropriate TDM measures include:

• Encouragement for occupants to maximize the use of 
active transportation and transit facilities and services.

• Encouragement for occupants to make use of Car Share 
and Travelwise programs in the City of Waterloo.

• The designation of a TDM Co-ordinator for the 
development.

6.0 technical studies
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• That the expanded green space added to the site plan, 
between the heritage building at 39 Dupont Street and the 
proposed tower, will assist in mitigating, in a minor way, the 
alteration of the historic fabric, appearance and context 
of 39 Dupont Street East within the low-density residential 
streetscape.

• That the proposed tower be designed with a focus to its visual 
context and in a manner sympathetic to the surrounding area. 
Specifically, the design should follow the City of Waterloo’s 
Urban Design Manual section on tall buildings (Section 
3.1.4) as well as draw from and reflect the proportions and 
materials of the surrounding neighbourhood in the street 
wall. This can be accomplished by incorporating window 
and door openings as well as differing wall materials that 
provide horizontal and vertical visual relief into the building’s 
proposed podium.

• That a Shadow Impact Study should be completed to outline 
the impacts of the Proposed Development on 39 Dupont 
Street East. An addendum to this HIA can be drafted to 
assess the impact of shadows and potentially provide 
additional mitigation measures once the study has been 
completed.

• That if 39 Dupont Street East is to be left vacant for any 
period of time, a Mothballing Plan should be completed and 
implemented until a reuse plan has been devised.

• That should the current use of 39 Dupont Street East 
change, an Adaptive Reuse Plan should be developed that 
adheres to Parks Canada’s ten “Guidelines for Preservation, 
Rehabilitation and Restoration” and the Ministry of Culture’s 
Eight Guiding Principles in the Conservation of Built Heritage 
Properties.

• That a Heritage Impact Assessment may be requested by 
the City of Waterloo for the property at 39 Dupont Street 
East if the use of the building changes and following the 
completion of an Adaptive Reuse Plan.

• Parking reduction measures including the unbundling of 
residential parking and shared parking for visitors and the 
commercial land use.

Based on the above findings, it is recommended that the development
be approved:

• With no conditions related to off-site transportation 
improvements to the study area roadways; and,

• Ensuring that appropriate TDM measures are undertaken 
consistent with the location of the site and the potential for 
using alternative modes of transportation.

6.2 Heritage Impact Assessment 

Archaeological Research Associates were retained to complete a 
Heritage Impact Assessment for the Subject Site. This assessment 
was conducted to determine potential impacts and mitigation 
measures necessary to preserve the heritage properties on the 
Subject Site. The property at 39 Dupont Street East is listed on the 
City of Waterloo Municipal Heritage Register as a non-designated 
property of cultural heritage value or interest, and while 42 and 36 
Erb Street East are not identified as heritage properties, they were 
included in the assessment.

Based on the results of consultation, field survey and evaluation of 
the study area, the 3 properties were evaluated against the criteria 
in O. Reg. 9/06, the regulation setting the criteria to determine 
cultural heritage value or interest. Only 39 Dupont Street East was 
identified as meeting more than one of the O. Reg. 9/06 criteria, 
reflecting its status on the Municipal Heritage Register. As stated in 
the Assessment, 39 Dupont Street East is a representative example 
of late-19th century Berlin Vernacular dwelling that supports the 
dominant historic residential character on Dupont Street East and is 
visually linked to its surroundings. 

The Proposed Development will retain 39 Dupont Street East, and the 
potential impacts of the development are limited to unsympathetic 
alterations, creation of shadows, as well as the potential reuse of 39 
Dupont Street East. Nevertheless, a series of suggested mitigation 
measures have been made to account for these potential impacts:
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6.4 Noise Feasibility Study

HGC Engineering was retained to complete a Noise Feasibility 
Study for the Proposed Development. This study analyzed both 
Road Traffic and Stationary Noise sources, comparing the estimated 
sound levels to the guidelines of the Ministry of the Environment, 
Conservation and Parks (MECP).

Road Traffic Noise

The primary noise source impacting the site is the road traffic on Erb 
Street, with secondary sources on Regina Street North, King Street 
North, Bridgeport Road East, Caroline Street and Albert Street. It 
is expected that the sound levels due to road traffic will exceed 
the MECP guidelines, though it is feasible to meet the guidelines 
through suitable noise control measures integrated into the design 
of the building. The following recommendations have been provided 
with regard to noise mitigation:

• Installation of central air conditioning should be implemented 
with a warning clause for the proposed residential building. 
Upgraded glazing constructions will be required for the south 
façade. When detailed floor plans and building elevations 
are available, the glazing constructions should be revised 
based on actual window to floor area ratios.

• Warning clauses should be used to inform future owners 
of the road traffic noise issues and the presence of nearby 
commercial/retail facilities.

Stationary Noise

Stationary sources of noise are defined as all sources that emit noise 
within a commercial or industrial facility boundary. The proposed 
rooftop mechanical equipment on the roof and through-the-wall air 
conditioning units of the proposed building can be classified as 
stationary sources of sound.

The study makes assumptions based on manufacturers 
specifications, concluding that the sound levels from stationary noise 
sources are anticipated to be within the MECP guidelines. Further to 
these assumptions, a list of recommendations is provided to ensure 
the guidelines are met:

• That construction fencing between 39 Dupont Street East 
and the development land be erected at a sufficient distance 
to ensure that there will be no direct or indirect impacts to 
the dwelling. The fencing should be maintained through 
the construction period to allow for protection of the built 
heritage resource(s).

• That although 36 and 42 Erb Street East were not found to 
possess CHVI, they do contain historic fabric that may be 
worthy of salvage and reuse.

• As outlined in the Terms of Reference for Heritage Impact 
Assessments from the City of Waterloo, this HIA should be 
submitted for review and comment to the Heritage Planner 
and Municipal Heritage Committee.

6.3 Shadow Study 

RAW Architects undertook a shadow study of the Proposed 
Development to determine the potential shadowing impacts on the 
surrounding public and neighbouring properties. The Shadow Study 
demonstrates that the shadows cast by the Proposed Development 
are minimal, short in duration, and generally in keeping with the 
standards of the City’s Urban Design Manual. No new net shadow 
impacts occur along King Street throughout the year, where the 
greatest levels of pedestrian activity occurs. Additionally, no shadows 
fall on any public spaces and parks within the Uptown.
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6.5 Functional Servicing and Stormwater 
Management Report

A Functional Servicing and Stormwater Management Report has 
been created by SCS Consulting Group Ltd. in order to identify 
applicable site grading, servicing and stormwater management 
requirements and demonstrate how the Proposed Development will 
function with existing servicing infrastructure. The Report outlines the 
means by which the site can be serviced by full municipal services, 
and how the site plan layout supports the stormwater management 
requirements.

Sanitary Servicing
Currently, 4 sanitary sewers surround the Subject Site: one on Erb 
Street East, one on Peppler Street, and 2 on Dupont Street East. The 
Report proposes to connect to the existing sanitary sewer on Peppler 
Street, which is sufficient to service the Proposed Development. Due 
to the Subject Site’s location is a Special Policy Area, additional 
safety measures will be installed to prevent sewer back-up.

Water Supply and Distribution
Currently, 3 watermains surround the Subject Site: one on Erb 
Street East, one on Peppler Street, and one on Dupont Street East. 
A hydrant flow test was conducted, and using water demand 
standards set by the Ministry of the Environment, Conservation and 
Parks, Region of Waterloo, and City of Waterloo, a single fire service 
and single domestic water service connecting to the Peppler Street 
watermain will be satisfy the Proposed Development’s flow and 
pressure demands.

Floodplain Assessment
The Subject Site is within the Grand River Conservation Authority 
identified Laurel Creek Regulatory Floodplain. Development within 
this regulated area must satisfy 3 requirements set forth by the 
GRCA: 

1. Safe Access must be provided;

2. The building must be flood proofed to the Regulatory Flood 
Elevation (RFE) of 323.66m; and,

3. There are no mechanical or other utility rooms below the 
RFE.

• Two make-up air units and several through-the-wall air 
conditioning units were assumed for the proposed buildings. 
The above rooftop equipment and AC units should have a 
sound power level of 90 dBA or less and 66 dBA or less, 
respectively.

• The mechanical roof top units and AC units selection 
should be similar to those assumed in the current analysis. 
If alternate rooftop units are chosen or the location of the 
mechanical units are modified, an acoustical engineer should 
verify that the source sound level does not exceed current 
analysis, and the locations for the HVAC units conform to the 
assumptions made in this report, and that acceptable sound 
levels will result at all offsite residential receptors.

• When detailed roof plans and mechanical specifications 
for the mechanical equipment are available, an acoustical 
consultant should verify that the sound levels of the 
equipment are in accordance with the noise study at all off-
site sensitive receptors.

• Tarion Builder’s Bulletin B19R requires that the internal 
design of condominium projects integrates suitable acoustic 
features to insulate the suites from noise from each other 
and amenities in accordance with the OBC, and limit the 
potential intrusions of mechanical and electrical services 
of the buildings on its residents. If B19R certification is 
needed, an acoustical consultant is required to review the 
mechanical and electrical drawings and details of demising 
constructions and mechanical/electrical equipment, when 
available, to help ensure that the noise impact of the 
development on itself are maintained within acceptable 
levels. Outdoor sound emissions should also be checked 
to ensure compliance with the City of Waterloo noise by-law.

• Before the issuance of building permits, an acoustical 
consultant should review the plans and specifications to 
certify that the required noise control measures and sound 
level specifications have been included in their entirety.
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Water Balance:
• On-site retention of runoff equivalent to the existing condition 

will be provide through the use of initial abstraction.

Erosion Control:
• Erosion control is not required for infill sites.

Storm Servicing
Existing storm sewers are present on each of the abutting roadways, 
and no external flows enter the Subject Site. As the majority of 
drainage from the existing site is directed to Dupont Street East and 
Erb Street East, storm service connections will be made to each of 
the respective storm sewers to service the Proposed Development. 

All private sewers on the site will conform to the requirements of the 
Ontario Building Code and MOECP, and all service connections will 
conform to the City of Waterloo standards.

6.6 Hydrogeological Report/Source Water 

Protection Study

Atlas Dewatering Corporation was retained to complete a 
hydrogeological investigation and prepare a Hydrogeological Report 
and a Source Water Protection Potential Contamination Study for the 
Region, as part of a complete application. The report assesses past 
and present potential sources of site contamination that may affect 
groundwater, as well as the impact of the Proposed Development 
on groundwater supply, including any dewatering that could occur 
during construction. The complete Hydrogeological Report, which 
contains the Source Water Protection Potential Contamination Study, 
is included as part of the complete application package.

Conditions 2 and 3 will be satisfied by the Proposed Development, 
though the requirements for “Safe Access” during a regulatory 
flood event are only partly satisfied. It is worth noting that each of 
the proposed entrances are above the flood elevations up to and 
including the 100-year event, resulting in safe access for these 
events. Further measures to ensure safe access for regulatory floods 
will be undertaken through the approvals process.

Stormwater Management
The Proposed Development will divide runoff between catchments 
located on Dupont Street East (Catchment 201), Peppler Street 
(Catchment 204), Erb Street East (Catchment 202), and a small 
portion running uncontrolled to the Erb Street East ROW (Catchment 
203).

Major system flows from Catchment 201 up to the 5-year event will 
be captured via a catch basin and discharged to Dupont Street East. 
Major flows from Catchment 202 up to the 100-year event will be 
captured via roof drains and detained on-site in an underground 
storage system before being discharged to Erb Street East. 

The Report provides detail on how the Stormwater Runoff Control 
Criteria will be achieved, as summarized below.

Quantity Control:
• Peak flows up to and including the 5-year event will be 

attenuated to predevelopment levels and conveyed via 
the on-site sewer system to City infrastructure in the ROW. 
As the development is within Subwatershed 320 from the 
Laurel Creek Watershed Study, runoff volumes in excess 
of the 5-year event will be released as overland flow to the 
municipal ROW when possible (Appendix B).

• Stormwater quantity control will be achieved through orifice 
controls, surface ponding, and an underground storage 
chamber.

Quality Control:
• The water quality objective will be satisfied through the use 

of an OGS unit that will be sized such that MOECP Normal 
Protection (70%) is achieved.
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conclusions 7.0 
Based upon the comprehensive review and analysis undertaken in 
the formulation of this Planning and Urban Design Rationale Report, 
it is our professional opinion that:

1. The Subject Site is strategically located within the Uptown 
Waterloo, a well-established and desirable neighbourhood 
within the City and Region. The intensification of the Subject 
Site will support the existing commercial and residential 
function of the Uptown by providing additional residents 
and commercial opportunities to the area while retaining an 
existing, listed heritage building. The Proposed Development 
will optimize the use of land within the Uptown and further 
develop the completeness of the community. 

2. The Subject Site is also located within a Major Transit Station 
Area as it is located 250 and 475 metres away from Rapid 
Transit Stops along the ION light rail line, scheduled to 
open in Fall 2018. Provincial and regional policies intend for 
Major Transit Station Areas to accommodate higher levels of 
density and provide a broad range of uses. The Proposed 
Development has been designed to assist in achieving 
higher densities and provide a mix of uses, while maintaining 
the permissible height under the current and in-force zoning. 
Further, it supports active transportation options, which are 
also encouraged within these areas. 

3. Based on the existing transportation and planned transit 
infrastructure, in addition to the future vision of the Region 
of Waterloo to increase and enhance both service and 
accessibility of these systems, the Subject Site is well 
located to leverage and benefit from this expansion through 
intensification. The Proposed Development will introduce 

new residents to the area that will support, and be supported 
by, these transportation system, representing an appropriate 
type of development based on density requirements for 
areas adjacent to higher-order transit systems. Dedication 
of road widening as part of this development will enable 
improvements to the road system and enhancements to 
facilitated active transportation initiatives.

4. In terms of current Provincial policy as set out in the Provincial 
Policy Statement, it is our opinion that the Proposed 
Development, and implementing ZBA are consistent with 
all applicable policies, including those related to managing 
growth, developing complete communities, achieving 
efficient development patterns, and promoting a diversity of 
housing and transportation options. 

5. In terms of current Provincial policy and the growth 
management framework set out in the Growth Plan for 
the Greater Golden Horseshoe, it is our opinion that the 
Proposed Development and the implementing ZBA conform 
with the Growth Plan, including policies related to managing 
growth, intensification within Urban Growth Centres and 
Major Transit Station Areas, complete communities and 
housing. The Proposed Development is located within 
both the Uptown Waterloo Urban Growth Centre and a 
Major Transit Station Area, which are identified areas for 
accommodating the greatest levels of intensification. The 
Proposed Development will assist in achieving the City’s 
minimum population growth forecasts and intensification 
requirements, and will provide for the appropriate mixed-use 
intensification of the Subject Site. 
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6. In terms of Region planning policy and the growth 
management framework established in the Region of 
Waterloo Official Plan, it is our opinion that the Proposed 
Development and its implementing ZBA conform to and are 
permitted by the Regional Official Plan, with the Site being 
located in the built-up area and in proximity to Regional 
and Rapid Transit Service. The Proposed Development will 
assist the City in achieving its population growth forecasts 
and minimum intensification requirement as set out in the 
Official Plan.

7. In terms of local planning policies as set out in City of Waterloo 
Official Plan, it is our opinion that the Proposed Development 
and implementing ZBA conform to the policy directions for 
the Uptown to develop as vibrant, mixed-use, and attractive 
areas for residential and employment growth. The Subject 
Site is specifically designated as Uptown Commercial Core, 
the land use policies of which intend to support this vision 
for the Uptown. Given the inclusion of both residential and 
commercial uses at appropriate densities, the Proposed 
Development conforms with the overall intent of the Official 
Plan as well as specific policies that apply to the Uptown 
Commercial Designation such as achieving a density of 645 
bedrooms per hectare. 

8. While this application relates to a ZBA, it is important to 
note that the proposed height of 75 metres is permitted 
under the current as-of-right zoning. As such, the Proposed 
Development meets the intent of the Zoning By-law in this 
regard, and only seeks Amendments to additional provisions. 

9. In terms of the City’s urban design policies and guidelines, 
it is our opinion that the Proposed Development has 
been designed to respond to its surrounding context and 
be generally consistent with all applicable policies and 
guidelines, including those related to built form, transition 
and the pedestrian environment. In this case, the Proposed 
Development has been designed to provide for a strong, 
urban street edge along both Erb Street East and Peppler 
Street, with active uses at-grade that will significantly 
enhance and activate the pedestrian environment, improving 
connections within the Uptown and to King Street from the 
Subject Site. To the rear of the Subject Site, a large setback 
between Dupont Street East and the podium of the Proposed 
Development maintains the prominence of the listed 
heritage building along the street. Overall, the Proposed 
Development represents good site and built form design, 
providing for a compatible and appropriate relationship to 
adjacent and surrounding properties.

10. In general, it is our opinion that the Proposed Development 
provides for reasonable and appropriate built forms, height, 
massing and transitions for this underutilized site at a key 
intersection within an Urban Growth Centre and Major 
Transit Station Area. The Proposed Development exhibits 
strong urban design and architectural elements and will 
enhance the streetscape and pedestrian amenity given its 
placement and prominent ground floor uses. The Subject 
Site is well located in an area with many of the elements that 
support a “complete community”, with existing development, 
infrastructure, services, amenities, shopping and outdoor 
open spaces, and active transportation. The development of 
this site will further contribute to complete community building 
and will support and be supported by the community and all 
it has to offer. It is our professional opinion that the Proposed 
Development, and its implementing ZBA, are appropriate 
and desirable, and that their approval would be in the public 
interest and represent good planning.




