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A. Executive Summary 
Bel Communities Partnership Ltd. (the ‘Applicant’) has submitted an Official Plan 
Amendment (‘OPA18’) and Zone Change Application (Z-17-21) for the lands municipally 
addressed as 635 Erb Street West and 12 Westhill Drive (the ‘Site’). The Site is 
currently vacant though both properties were formerly developed with single detached 
dwellings which were demolished in 2010. The Applicant is proposing to develop the 
Site with two apartment buildings and stacked townhouse blocks along the south and 
east property lines. 
To facilitate the development, the Applicant is proposing the following policy and zone 
changes: 

• Change the Official Plan designation for 12 Westhill Drive to Mixed-Use Medium
High Density Residential (40 metres) and Minor Corridor, to be consistent with
the land use designation at 635 Erb Street West;

• Rezone 12 Westhill Drive from Single Residence One (SR1) in Zoning By-law
1418 to (Holding) Multiple Residence Twelve ((H)MR-12) with site specific
provisions;

• Rezone 635 Erb Street West and 12 Westhill Drive from Zone Change
Application (ZC) in Zoning By-law 2018-050 to (Holding) Residential Mixed-Use
Forty ((H)RMU-40) with site specific provisions and Parking Overlay “Area F”;

• Site specific provisions include limits on the building height, tower dimensions,
setbacks and parking.

Zoning By-law 2018-050 was passed by Council on September 10, 2018 and 
subsequently appealed to the Local Planning Appeal Tribunal (LPAT). Until a decision is 
made by the Tribunal or the appeals are scoped, By-law 1418 continues to remain in 
effect. Should Council support this application, two site-specific zoning by-laws will be 
required: (1.) a by-law to amend By-law 1418 (currently in effect); and (2.) a by-law to 
amend By-law 2018-050 (which will be retroactive, with an effective date of September 
10, 2018). 

Based on Integrated Planning & Public Works’ review of the application, staff supports 
Official Plan Amendment No. 18 and Zone Change Application Z-17-21 as specified in 
Section 7, for reasons outlined in Section 6 of this report. 

B. Financial Implications 
Staff is not aware of any municipal financial implications with respect to this application. 
Should the application be appealed, potential costs related to a Local Planning Appeal 
Tribunal hearing may be incurred. 

C. Technology Implications 
Staff is not aware of any municipal technology implications. 
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D. Link to Strategic Plan 
(Strategic Priorities: Multi-modal Transportation, Infrastructure Renewal, Strong Community, 
Environmental Leadership, Corporate Excellence, Economic Development) 

The recommendations of this report support the ‘Strong Community’ priorities of the 
Strategic Plan through the redevelopment of an underutilized property and providing for 
a broader range of housing forms in this neighbourhood. 

E. Previous Reports on this Topic 
None. 

F. Approvals 

Name Signature Date 

Author: John Vos 

Director: Joel Cotter 

Commissioner: Cameron Rapp 

Finance: N/A 

CAO 
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REPORT DASHBOARD: ZONE CHANGE APPLICATION Z-17-21 
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Official Plan Amendment No. 18 and Zoning By-law Amendment Z-17-21, 
Bel Communities Partnership Ltd, 635 Erb Street West & 12 Westhill 

Drive 
IPPW2019-007 

SECTION 1 – BACKGROUND INFORMATION 

Location: 635 Erb Street West & 
12 Westhill Drive 

Ward: 1 – Southwest Ward 
Total Lot Area: 1.7998 ha 
Owner/Applicant: Bel Communities 

Partnership Ltd. 
Existing Land Use: Vacant Land 
Proposed Land Use:   Residential 

Public Input: An Informal Public  
Meeting was held 
January 29, 2018. 
Minutes of this 
meeting are included 
in Appendix ‘C’. Public 
and agency comments 
received have been 
considered during the 
preparation of this 
report, where appropriate, and are provided in Appendix ‘D’ 
and ‘E’. 

1.1 Subject Site 
The Site is located at the intersection of Erb Street West and Westhaven Street in the 
Westvale neighbourhood. The Site has an area of approximately 1.8 acres, with 156 
metres of frontage on Erb Street West, 114 metres of frontage on Westhaven Street, 
and 70 metres of frontage on Westhill Drive. 
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Figure 1: Aerial photo of the Site 

1.2 Neighbourhood Context 
The Site is located in the northwest quadrant of the Westvale neighbourhood and in 
close proximity to a range of commercial uses and medium-high density residential 
development. The Site has frontage on two local roads (Westhill Drive and Westhaven 
Street) and a Regional Arterial Road (Erb Street West). 
A new walkway will be constructed along the west side of the Site, adjacent to the new 
Tim Hortons. The walkway will connect Westhill Drive to Erb Street West. Construction 
of this walkway has been secured through agreements with adjacent developments. 
There is a range of commercial uses west of the Site including restaurants, a grocery 
store, pharmacy, and retail such Canadian Tire. 
The Site is within walking distance of Westvale Public School and West Wind Park 
which has a baseball diamond and playground structure. 
The property directly south of the Site is designated Low Density Residential and has a 
single detached dwelling and a barn. The property is zoned Future Determination “FD” 
in Zoning By-law 2018-050 which requires the property owner to pursue a zone change 
application to determine the most appropriate form of development for the lands, in 
conformity with the Low Density Residential designation (re: City Official Plan). An 
application for a subdivision plan will also be required, for the extension of Westhaven 
Street. 
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Figure 2: Aerial photo of neighbourhood context 

SECTION 2 – PROPOSED DEVELOPMENT (see Appendix ‘F’ and ‘G’) 
The Applicant is proposing to construct two apartment buildings with a maximum height 
of 40 metres, and several blocks of stacked townhouses along the south and east 
property line with a height limit of 16 metres. The concept proposes a total of 335 units 
containing approximately 541 bedrooms. A total of 413 parking spaces are proposed 
within a parking structure and surface parking. The proposed apartment buildings will 
include amenity areas which could include a gym, theatre, and rooftop terraces. 

SECTION 3 – APPLICATION DETAILS 
The Official Plan Amendment and Zone Change Application seeks to ensure the land 
use designation and zoning is consistent across the Site. 
The Applicant is requesting that the property at 12 Westhill Drive be redesignated to the 
same designation as 635 Erb Street West, and rezoned to Multiple Residence Twelve 
(MR-12) in Zoning By-law 1418 and Residential Mixed-Use Forty (RMU-40) in Zoning 
By-law 2018-050 with site specific provisions as described in Section 3.2. 
Through the comprehensive Zoning By-law Review, the Site was zoned “ZC” (Zone 
Change Application).  Through Zone Change Application Z-17-21, the Applicant is 
requesting that the property at 635 Erb Street West be rezoned to Residential Mixed-
Use Forty (RMU-40) in Zoning By-law 2018-050 with site specific provisions as 
described in Section 3.2. 
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A holding symbol will be applied to both the MR-12 and RMU-40 zones at the request of 
the Regional Municipally of Waterloo to ensure that a detailed noise study is submitted 
with the future site plan application. 

3.1 Official Plan Amendment (OPA 18) 
To permit the proposed development, OPA18 seeks to redesignate 12 Westhill Drive 
(portion of the Site) to ‘Mixed Use Medium High Density Residential’, ‘Medium High 
Density, 40 metres’, and ‘Minor Corridor’ for consistency with 635 Erb Street West. 

The following table identifies the current designation and categories applied to 12 
Westhill Drive in the City of Waterloo Official Plan (2012) as well as the requested 
amendments: 

Schedule: Current Designation or 
Category 

Proposed Designation or 
Category 

A – Land Use Plan: Low Density Residential Mixed-Use Medium High 
Density Residential 

B – City Structure: N/A Minor Corridor 

B1 – Height and Density: Low Density, 10 metres Medium High Density, 
40 metres 

The Official Plan designations for 635 Erb Street West will not change through OPA18. 

3.2 Zone Change Application 
The rezoning application was submitted as an amendment to By-law 1418; more 
specifically to rezone the property at 12 Westhill Drive to Multiple Residence Twelve 
(MR-12), to increase the permitted height on the property to 40 metres in accordance 
with the Official Plan, and to add stacked townhouses as a new permitted use. With the 
passing of the new comprehensive Zoning By-law 2018-050 in September 2018, the 
application has been modified to reflect the new zoning framework in ZBL2018-050 
while maintaining the original intent of the Applicant’s site specific zoning requests.  
Because ZBL2018-050 is under appeal, both By-law 1418 and By-law 2018-050 will be 
amended.  The revised application seeks to rezone the Site: (a.) Multiple Residence 
Twelve (MR-12) in By-law 1418 with site specific provisions and a holding symbol; and 
(b.) Residential Mixed-Use 40 (RMU-40) in By-law 2018-050 with site specific provisions 
and a holding symbol.  
The Applicant has also requested several site specific provisions to regulate the height of 
the buildings, set the parking rate in accordance with the RMU-40 zone (Parking Overlay 
Area ‘F’), and reduce or remove the tower requirements in the RMU-40 zone as a legacy 
application pre-dating the comprehensive new Zoning By-law. 
The site specific components of the application can be summarized as follows: 
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a) Changes to the MR-12 zone in By-law 1418:
1. Add stacked townhouses (“terrace dwelling”) as a permitted use;
2. Reduce the rear yard setback for an apartment building from a minimum

of 7.5 metres to 5.0 metres (near the new Tim Hortons restaurant);
3. Reduce the low rise residential setback from 7.5 metres to 5.0 metres

(specifically along the south lot line);
4. Increase the maximum building height from 36 meters and 12 storeys to

40 metres and 13 storeys (the additional storey is due to grades);
5. Reduce the residential parking rate from 1.25 parking spaces per unit to

1.2 parking spaces per unit;
6. Recognize the property as one consolidated parcel so that zoning

regulations apply across the entire site, and do not apply based on internal
lot lines (i.e., setbacks from the property line dividing 12 Westhill Drive and
635 Erb Street West);

b) Changes to the RMU-40 zone in By-law 2018-050:
1. Reduce the low rise residential setback from 7.5 metres to 5.0 metres

(specifically along the south lot line);
2. Increase the maximum building height from 40 meters and 12 storeys to

40 metres and 13 storeys (the additional storey is due to grades);
3. Reduce the height of the first storey from a minimum of 4.5 metres to 3.6

metres;
4. Increase the maximum horizontal tower dimension along Erb Street West

from 40 metres to a maximum 42 metres and any other portion of the
tower internal to the site to a maximum length of 60 metres;

5. Increase the maximum tower footprint from 1,000 square metres to 1,300
square metres;

6. Stacked townhouses be permitted without having a door facing the street,
and a driveway is permitted in the front yard adjacent to a habitable room
(specifically along the driveway entrance from Westhill Drive);

7. Reduce the minimum tower separation from an interior (rear or side) lot
line from 11 metres to a minimum of 5.0 metres (specifically along the
westerly edge of the property, adjacent to the new Tim Hortons
restaurant);

8. Recognize the property as one consolidated parcel so that zoning
regulations apply across the entire site and do not apply based on internal
lot lines (i.e., setbacks from the property line dividing 12 Westhill Drive and
635 Erb Street West).
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SECTION 4 – PLANNING POLICY FRAMEWORK 

4.1 Provincial Policy Statement 
The 2014 Provincial Policy Statement (the “PPS”) provides direction on matters of 
provincial interest related to land use planning and development in Ontario. Collectively, 
the policies aim to focus growth within existing settlement areas; promote efficient 
development and land use patterns to minimize land consumption and servicing costs; 
support densities that provide for a more compact urban form, and build strong and safe 
communities. 
In staff’s opinion, the proposed development is consistent with the PPS as the proposed 
development promotes intensification and redevelopment within a settlement area 
which is appropriate for the location and sensitive to the context. 

4.2 A Place to Grow: Growth Plan for the Greater Golden Horseshoe 
The 2019 Growth Plan for the Greater Golden Horseshoe (“A Place To Grow”) will help 
make it faster and easier to build housing for the growing number of people expected to 
live and work in this area in the next twenty years. The plan will help manage growth so 
communities in the region develop in ways that expand economic opportunity, increase 
housing supply and protect jobs while maintaining protections for rural areas and 
significant natural heritage systems. 
Building on the policy foundation of the PPS, A Place To Grow provides more specific 
land use planning policies for managing growth. In staff’s opinion, the proposed 
development conforms to, or does not conflict with, A Place To Grow for reasons 
including: 

• The proposed development is within a comprehensively planned settlement area
with existing municipal services and infrastructure.

• Contributes to the target of a minimum of 50% of all residential development
occurring within the delineated built-up area (re: comprehensively planned and
context-sensitive intensification).

4.3 Regional Official Plan 
The Regional Official Plan (ROP) provides a land use planning framework that 
implements the PPS and Growth Plan in the regional context. The lands are located 
within the Urban Area Boundary and designated Built-Up Area (as shown on ROP Map 
3a, Urban Area). In staff’s opinion, the proposed development conforms to the ROP for 
reasons including: 

• The lands are within the “Built-Up Area” and the Urban Boundary as delineated
on Map 3a of the Region of Waterloo Official Plan.

• Promotes balanced growth by directing a greater share of urban development
towards the existing Built-Up Area, to make better use of land, existing physical
infrastructure, community infrastructure and human services.
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• Integrates lands use and transportation planning decisions to create a more
compact and pedestrian-friendly urban environment.

• Has appropriate regard for the existing physical character of the surrounding
established residential area.

• Accommodates more growth in the Region through re-urbanization which aids in
meeting the re-urbanization targets of the Waterloo Urban Area.

• Encourages Transit Demand Management through a compact urban form that
locates transit supportive uses within a comfortable walking distance of transit
stops.

4.4 City of Waterloo Official Plan (2012) 
The Site consists of two properties; however the Official Plan Amendment only applies 
to 12 Westhill Drive while the designations for 635 Erb Street West will not change. 

635 Erb Street West: 

The lands at 635 Erb Street West are designated Mixed-Use Medium High Density 
Residential (Schedule ‘A’ - Land Use Plan).  The aim of this designation is to encourage 
context-sensitive medium high density, mixed-use, primarily residential development in 
Minor Nodes and Corridors.  The designation also functions as a transition between 
lower density and higher density areas.  Multiple unit residential buildings are to be the 
predominant use of land.  The designation allows for a maximum building height limit of 
40 metres, a minimum net residential density of 150 beds per hectare, and a maximum 
net residential density of 600 beds per hectare.  The lands are also designated Minor 
Corridor (Schedule ‘B’ – City Structure) and Medium High Density, 40 metres (Schedule 
‘B1’ – Height and Density) in the City’s Official Plan.  The property fronts onto Erb Street 
West which is designated a Regional Arterial Road (Schedule ‘E’ – Road Classification 
System) while Westhill Drive and Westhaven Street are both classified as Local Roads.  

12 Westhill Drive: 

In comparison, the lands at Westhill Drive are currently designated Low Density 
Residential (LDR) (Schedule ‘A’ - Land Use Plan) based on their historic use, which 
general permits low-rise building forms such as singles, semis, townhouses and terrace 
dwellings (e.g., stacked townhouses).  The LDR designation allows for buildings up to a 
maximum building height of 10 metres and a maximum net residential density of 150 
bedrooms per hectare.   

The Applicant is seeking to redesignate 12 Westhill Drive to Mixed-Use Medium High 
Density Residential on Schedule ‘A’ - Land Use Plan, Minor Corridor on Schedule ‘B’ - 
City Structure, and Medium High Density, 40 metres on Schedule B1 - Height and 
Density to match the rest of the Site (i.e., 635 Erb Street West).   

The following table identifies the current designation and categories applied to 12 
Westhill Drive in the City of Waterloo Official Plan (2012) as well as the requested 
amendments: 
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OFFICIAL PLAN AMENDMENTS FOR 12 WESTHILL DRIVE 

Schedule: Current Designation or 
Category 

Proposed Designation or 
Category 

A – Land Use Plan: Low Density Residential Mixed-Use Medium High 
Density Residential 

B – City Structure: N/A Minor Corridor 

B1 – Height and Density: Low Density, 10 metres Medium High Density, 
40 metres 

4.4.1 Expanding Designated Corridors 

A component of OPA18 proposes to designate 12 Westhill Drive as a ‘Minor Corridor’. 
Section 3.6.4 of the Official Plan contains provisions regarding expansions to existing 
designated Corridors, including that there needs to be a demonstrated community benefit 
associated with, in this case, additional medium-high density uses and there needs to be 
consideration of the following criteria: 

1. The corridor is existing or planned to be a major traffic and higher frequency transit
route;

2. The corridor directly links Nodes or other major origin and destination points;
3. There is potential for intensification due to the ability for lot consolidation,

properties front onto the corridor rather than back onto the corridor, and/or lots are
deep enough to permit greater density;

4. The lands are designated primarily for medium to high density development; and,
5. The proposed amendment demonstrates that the expansion to an existing

designated Corridor or designation of a new Corridor is compatible with the
surrounding neighbourhood.

The proposed application provides a community benefit and meets the identified criteria 
in the following ways: 

• The lands at 12 Westhill Drive will be consolidated with the lands at 635 Erb Street
West to form the subject lands;

• The subject lands will front onto Erb Street West, which is a designated Regional
Arterial Road (Schedule ‘E’ – Road Classification System).  Regional Arterial
Roads are classified as a primary road which provide a regional scale service;

• The lands at 635 Erb Street West are designated Minor Corridor.  Designating 12
Westhill Drive as a Minor Corridor will facilitate comprehensive development based
on logical lot consolidation and create a more usable lot configuration;

• The Minor Corridor would support the Erb Street West and Ira Needles Minor Node
located to the west of the Site;
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• The Applicant is proposing medium-high density development in the form of
apartments and stacked townhouses on the lands; and

• The lands to the west are developed with an 11-storey apartment building and a
four-storey retirement home.  A proposed restaurant with a drive-through (Tim
Hortons) has been approved by Council at the corner of Erb Street West and Ira
Needles Boulevard and is currently under construction.  To the north, across Erb
Street West, exists a co-operative townhouse development.  To the east is located
a residential subdivision with primarily single-detached dwellings.  To the south,
the subject lands abut lands designated Low Density Residential which currently
contain a single detached dwelling – these lands will likely be redevelopment in
the short-term.  The 12 Westhill Drive lands will largely be the location of some of
the proposed stacked townhouses, as well as some parking, which have been
strategically placed to provide a transition between the proposed apartments on
the site and the low density area abutting it to the south and east.

Based on the above, Planning Approvals concludes that it is reasonable to designate 12 
Westhill Drive as Minor Corridor, for consolidation with 635 Erb Street West. 

4.4.2 Urban Design 
Policy 3.11 of the Official Plan establishes the urban design policy framework for the City 
to ensure that a high standard of urban design is achieved. New development is 
evaluated against the urban design objectives of the Official Plan and implementing 
urban design standards. Important principles include: 

• Designs that results in attractive streetscapes
• Articulated building massing that relates to the surrounding buildings
• Greater emphasis on building entrances, rooftop screening and building massing
• High quality architectural features, materials and coordinated colours that

complement and enhance the neighbourhood character
• Higher quality landscaping treatment that contributes to and improves the

streetscape quality and to create an effective buffer treatment
• Sustainable design and opportunities
• Criteria for mitigating shadow impacts, wind impacts, and lighting impacts

4.5 City of Waterloo Zoning By-law 1418 
The property at 635 Erb Street West is zoned Multiple Residence Twelve (MR-12). Part 
of the property is also subject to By-law 04-084 which changed the zoning to allow 
medium high density development – similar to the remainder of the property. This site 
specific by-law doesn’t have any effect as the entire property is now zoned MR-12. The 
MR-12 zone permits a maximum height of 12 storeys and 36 metres, and a density of 
200 units per hectare. 

The property at 12 Westhill Drive is zoned Single Residence One (SR1) which primarily 
permits a single detached dwelling. The house that existed on the property was 
demolished in 2010. To permit the proposed development, the Applicant has requested 
that the property be zoned MR-12 with specific provisions. The MR-12 zone permits 
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apartment buildings and limited non-residential uses (e.g., schools, municipal recreation 
facilities, and day cares). The suffix ‘12’ denotes a maximum building height of 12 
storeys and 36 metres, and permits a maximum density of 200 units per hectare. This is 
the same zone that currently applies to 635 Erb Street West in By-law 1418. 

Site specific zoning provisions are listed in Section 3.2 and include a reduced rear yard 
setback and reduced low rise residential setback, increased building height to a 
maximum 40 metres and 13 storeys, and a minimum parking rate of 1.2 spaces per unit. 
Staff have reviewed and support the requested provisions as set out in Section 7 of this 
report. 

A holding symbol will be applied to the MR-12 zone at the request of the Regional 
Municipally of Waterloo to ensure a detailed noise study is submitted with the future site 
plan application. 

4.6 City of Waterloo Zoning By-law 2018-050 
The entire Site is identified as Zone Change Application “ZC” in By-law 2018-050. The 
new comprehensive Zoning By-law was passed by Council on September 10, 2018 but 
has since been appealed to the Local Planning Appeal Tribunal (LPAT). Properties 
where a zone change application had been submitted prior to September 10, 2018 were 
zoned “ZC” in By-law 2018-050. The ZC zone carries forward the same zoning 
framework applied to the lands on the day before By-law 2018-050 was passed (re: 
SR1 Zone for 12 Westhill Drive and MR-12 for 635 Erb Street West). 

Should Council support application Z-17-21, two site-specific by-laws will be required: 
(1.) a by-law to amend By-law 1418, the by-law currently in effect; and (2.) a by-law to 
amend By-law 2018-050, which will be retroactive with an effective date of September 
10, 2018 following the decision of LPAT on the appeals or pursuant to an order under 
subsection 34(31) of the Planning Act. With respect to Zoning By-law 2018-050, the 
property will be rezoned from ZC to Residential Mixed-Use 40 (RMU-40) with site 
specific provisions as described in Section 7 of this report. 

A holding symbol will be applied to the RMU-40 zone at the request of the Regional 
Municipally of Waterloo to ensure a detailed noise study is submitted with the future site 
plan application. 
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SECTION 5 – PLANNING EVALUATION 
A summary of Planning Approvals’ evaluation is provided in this section. 

5.1 Official Plan Amendment 
The current land use designation for the property at 12 Westhill Drive reflects the 
historic use of the lands as a single detached dwelling. Redesignating the property to 
reflect the same designations as 635 Erb Street West will facilitate the redevelopment of 
the Site by eliminating an irregular lot configuration through logical land consolidation.  
This provides a more functional property layout which is conducive to the scale of 
development contemplated in the Official Plan and Zoning By-law for the majority of the 
subject lands.  

5.1.1 Permitting Increased Density  
Policy 10.1.1(12) provides criteria that should be met when considering proposals to 
redesignate lands to Mixed-Use Medium High Density Residential (MUMHDR): 

a) The proposed density is deemed appropriate for the neighbourhood and
contributes to an appropriate height and density transition by buffering or being
buffered from lands designated Low Density Residential.

• The property is located adjacent to and will be merged with another
property with the same designation and density. The low density
residential neighbourhood is buffered by a road (Westhaven Street) and
specific height restrictions along the south and east lot lines which are
recommended to ensure effective transitioning of building height and
massing (re: context sensitive).

b) There is a demonstrated community benefit associated with additional medium,
medium-high or high density uses to accommodate additional population in the
context of Waterloo’s population forecast and the supply of lands within existing
designated Nodes and Corridors.

• Infill development will help ensure the countryside line is maintained, and
not expanded to accommodate growth.  The proposed MUMHDR
designation is intended to provide a better lot configuration for
development, with the proposed development well below the maximum
600 bedrooms per hectare in the Official Plan (re: proposed density of 301
bedrooms per hectare, whereas the permitted density would allow up to
857 bedrooms on 635 Erb Street West on its own – as such, it could be
argued that the amendment is not intended to accommodate additional
population).
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c) Lands are proposed to be located within a designated Node or Corridor and
satisfy all relevant policies of the City Form Chapter.

• The 635 Erb Street West portion of the Site is currently designated as a
Minor Corridor and the 12 Westhill Drive portion is proposed to be added
to this same corridor.

d) The proposal achieves the applicable performance standards set out in this
Official Plan and implementing Zoning By-Law;

• The Applicant is requesting site specific performance standards tailored to
the site and proposed development.

e) Surface parking is minimized in favour of more intensive forms of parking;

• The proposed development will include underground and structured
parking as well as surface parking.

f) Cultural heritage resources are conserved;

• There are no known cultural resources on the Site or adjacent lands.
g) The proposal demonstrates a high standard of urban design;

• A detailed review of the proposed site design elements will occur through
Site Plan Control with consideration of the City’s urban design policies,
standards and guidelines.  The proposed development concept has been
prepared to be context sensitive.

h) The proposal identifies and implements any required transportation
improvements, with a particular focus on transportation demand management
measures;

• A Traffic Impact Study was prepared by IBI Group which concluded that
the primary intersections will operate at acceptable levels of service in the
2023 horizon year. Alternative transportation options will be considered
during Site Plan Control, and bicycle parking is required in Zoning By-law
2018-050.

i) Medium to high density residential uses are located with direct vehicular access
to arterial or collector roads to the extent possible. Where such access is
deemed by the City to be undesirable or not feasible, vehicular access may be
provided by local streets if traffic is directed to the nearest arterial or collector
road via a route that minimizes vehicular travel within the low density residential
neighbourhood;

• Vehicle access will be onto a local street which connects directly to a
regional arterial road (Erb Street West) and the driveway entrance will be
approximately 50 metres from the intersection.  Vehicle access is also
proposed to Westhill Drive, which connects to Ira Needles Boulevard.
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j) Infrastructure capacity is not exceeded; 

• The Functional Servicing and Storm Water Management Report prepared 
by IBI Group concluded that existing infrastructure is sufficient to service 
the new development. 

k) If applicable, safe access, flood protection and geotechnical stability is achieved 
to the satisfaction of the City and the Grand River Conservation Authority 
(GRCA); 

• The Site is located entirely outside of the GRCA regulation limit and the 
floodplain. 

l) The proposal satisfies all other applicable policies of this Official Plan. 

• No conflict with the policies of the Official Plan were identified through the 
review of the application. 

 

5.1.2 Height and Density Bonusing (Section 37) 
The requested Official Plan Amendment and Zone Change Application, if approved, will 
result in an increase in height and density on the property. The Official Plan contains 
policies in Section 12.3.1 for height/density bonusing in accordance with the Planning 
Act (Section 37). Bonusing may be considered through a zoning amendment to 
authorize increases in height and/or density that would not otherwise be permitted in the 
Zoning By-law in return for benefits such as public art, improvements to City parks or 
public spaces, affordable housing, and cash-in-lieu for City capital projects. 
The Provincial of Ontario recently approved Bill 108 which repeals the tools 
municipalities currently use to secure certain community benefits including Section 37 
(density bonusing), to be replaced by a “Community Benefits Charge By-law”. The City 
has not implemented a community benefit charge by-law yet.  
Bill 108 received Royal Assent on June 6, 2019 and is now law but the specific 
transition regulations have not been proclaimed.  
Planning staff is not recommending the use of Section 37 of the Planning Act relative to 
redesignating 12 Westhill Drive. 

5.2 Zoning Categories  
The application was submitted prior to approval of the new comprehensive Zoning By-
law 2018-050. The Applicant had initially requested that the Site be rezoned to Multiple 
Residence 12 (MR-12) with site specific provisions. The Site is identified as Zone 
Change Application (ZC) in By-law 2018-050, which carries forward the regulations in 
the current MR-12 and SR1 zones pending Council’s consideration of application Z-17-
21.  

Zoning By-law 1418 will be repealed in its entirety when Zoning By-law 2018-050 comes 
into force and effect.  As such, the MR-12 zone will only apply until such time as the 
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appeals to the new Zoning By-law 2018-050 are resolved, and the new RMU-40 zone 
will then take effect. 

The MR-12 and RMU-40 zones permit apartment buildings with certain complimentary 
non-residential uses as contemplated by the Official Plan. The majority of the Site is 
already zone MR-12, and the RMU-40 zone is very similar in scale and intent. These 
zones permit a medium-high density form of development. Staff have no concerns with 
this request.  

5.3 Density 
The Mixed-Use Medium High Density Residential designation in the Official Plan 
requires a minimum density of 150 bedrooms per hectare and permits a maximum 
density of 600 bedrooms per hectare. The MR-12 permits a maximum density of 200 
units per hectare. The RMU-40 zone requires a minimum density of 150 bedrooms per 
hectare and a maximum density of 600 bedrooms per hectare. The requested zones are 
consistent with the density range contemplated in the Official Plan. 

5.4 Building Height 
The Applicant has requested that the height limit be 40 metres in accordance with the 
Mixed-Use Medium High Density Residential designation in the Official Plan. Building 
height is measured along the front façade of the building, which for this property is along 
the building wall facing Westhaven Street and the portion of the Site abutting Westhill 
Drive. Building height is measured from the average grade of the property which 
accounts for grade changes – after reviewing the grades on the lands, a maximum 
building height of 13 storeys (40 metres) is requested, having regard to the southeast 
portion of the property which is lower than the northwest. The final building height will be 
very similar to a 12 storey building on a flat site, relative to the surrounding properties in 
this location. 

However, staff is concerned with the compatibility of a 40 metre tall building in close 
proximity with the two storey single detached dwellings on the east side of Westhaven 
Street. The MR-12 zone currently permits a 12 storey (36 metres) building within 5 
metres of Westhaven Street, as initially proposed (Figure 3). The Applicant has since 
revised the concept plan by moving the apartment building away from Westhaven 
Street, stepping down the massing along the east side of the closest apartment building, 
and proposing 4 storey stacked townhouses along the frontage on Westhaven Street 
(Figure 4). 
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Figure 3: Initial Concept Figure 4: Revised Concept 

Staff support the revised concept and propose a 20 metre wide buffer along the east 
and south lot lines where the maximum building height will be limited to 4 storeys and 
16 metres. This is indicated on Figure 5 below (and Map 2) where buildings in Area ‘A’ 
will be permitted a maximum height of 13 storeys and 40 metres, and buildings in Area
‘B’ are permitted a maximum height of 4 storeys and 16 metres. 

The only regulation that will be amended in Area ‘B’ will be the maximum building 
height. All other regulations of the MR-12 and RMU-40 zone will continue to apply 
including maximum density. 

 

Figure 5: Area of Reduced Building Height 
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The Urban Design Guidelines seeks to achieve a height transition of no more than 1:1 
for a “human-scale” (more comfortable) form of development. This ratio measures the 
ratio between the height of buildings and the distance separating the buildings. This has 
been sketched in Figure 6 below. 
A building in Area ‘A’ with a height of 40 metres will be a minimum of 46 metres from the 
house at 400 Westcroft Drive (on the east side of Westhaven Street). This results in a 
ratio of 1:1.15 which is less impactful than a 1:1 ratio. 
A building in Area ‘B’ with a height of 16 metres adjacent to Westhaven Street will be a 
minimum of 31 metres from the house at 400 Westcroft Drive. This results in a ratio of 
approximately 1:1.93 which is also less impactful than a 1:1 ratio. 

Figure 6: Height Transition Analysis 

The ratios illustrated above demonstrate that the increased height limit in Area ‘A’ (13 
storeys, 40 metres) and the reduced height limit in Area ‘B’ (4 storeys, 16 metres) is 
appropriate for this location. 
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The same consideration applies to the south lot line where the Site abuts a property (28 
Westhill Drive) which is designated and zoned for low rise residential development. The 
reduced height limit in Area ‘B’ along the south lot line will ensure a compatible 
transition of building height adjacent to the future development on the adjacent lands. 

5.5 Tower Dimensions and Stepback 

The new Zoning By-law (2018-050) requires tall buildings to be constructed with a 
base/podium and a tower component. The podium is intended to provide a human-scale 
at the front of the building, while the upper floors (which form the tower portion) are 
required to be stepped back from the podium. More specifically, the RMU-40 zone 
allows the first three or four floors to be constructed at the minimum setbacks, while the 
upper floors (five to twelve) are required to be setback an additional three metres along 
the frontage and flankage façades. The zoning also restricts the length of the tower to 
prevent long ‘slab’ buildings, in favour of ‘point’ towers which achieve various urban 
design objectives of the City related to built form. 

The application was submitted prior to approval of the new Zoning By-law (ZBL2018-
050) as an amendment to the MR-12 zone in By-law 1418. The concepts that have 
been submitted satisfy some of the building massing regulation in the new zoning, but 
not all. As such, additional amendments have been considered and will be added to the 
site specific by-law for the RMU-40 zone to allow the building massing of the current 
proposal to be developed as generally proposed. This includes: 

1. Increase the maximum horizontal length of towers parallel to Erb Street from 40
metres to 42 metres , and 60 metres internal to the site subject to enhanced
building separations;

• Note: The longest building facade in the concept plan is 63 metres, but
staff recommend this be limited to a maximum length of 60 metres, which
is similar to the existing apartment building at 7 Westhill Drive.

2. Increase the total floor area for each floor of the tower from a maximum of 1,000
square metres to 1,300 square metres.

The current concept doesn’t include a three metre tower stepback from the podium as 
required in the RMU-40 zone. Staff consider this to be an important design element 
to facilitate human-scale development. As such, staff recommend that a minimum 
tower setback of 1.5 metres is required along the Erb Street West building façades. 
However, if a new layout which is substantially different than the current plan is 
submitted through the site plan application, then staff will seek an increased setback 
greater than 1.5 metres as directed by Council. 

Staff have reviewed the requested amendments based on the planning framework at 
the time of submission (legacy application), local context, the large size of the site, and 
potential impacts on adjacent properties (e.g., shadows). There are currently two large 
apartment buildings on Westhill Drive, near the Site. The buildings at 7 and 25 Westhill 
are shown on Figure 7 along with the building dimensions: 
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Figure 7: Building Dimensions of 7 and 25 Westhill Drive. 

The following table summarizes the dimensions of the buildings at 7 and 25 Westhill 
Drive, as well as the dimensions of the largest building proposed on the Site: 

TOWER DIMENSIONS 635 Erb St. W. & 
12 Westhill Dr. 7 Westhill Dr. 25 Westhill Dr. 

(podium dimensions) 

Front Façade Length 42 metres 22 metres 112.4 metres 

Internal Façade Length 63 metres 58.3 metres 36.1 metres 

Building Height 40 metres 38.2 metres 17.3 metres 

Footprint 1,300 sq. metres 1,300 sq. metres 2,500 sq. metres 

Separation 41.9 metres 30.8 metres 

The proposed buildings will have massing that is compatible with the existing apartment 
buildings in the area, in staff’s opinion. This provides a basis for considering the 
appropriateness of the requested tower length, footprint and height. The towers will be 
generally aligned with the shorter dimension (42 metres) along Erb Street West, and the 
longer façades (maximum 60 metres) will be internal to the site. The front façade width 
is generally in line with the intent of the base horizontal tower dimension in the new 
Zoning By-law (maximum 40 metres). Orienting the longer façade in the north/south 
direction (perpendicular to Erb Street) will reduce shadows onto adjacent properties 
(particularly to the north), and reduces the massing along the adjacent streets – the 
public realm. 
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To further control massing of towers on the property, staff recommend that a maximum 
of two towers be permitted on the Site. This will prevent the possibility of the site being 
redesigned with additional towers in the absence of a zoning by-law amendment, to 
maintain the integrity of this planning process (re: OPA 18 and Z-17-21). 

5.6 Tower Separation 

The RMU-40 Zone requires a minimum separation of 22 metres between towers on the 
same lot and a setback of 11 metres from side and rear lot lines (“interior lot lines”) to 
ensure sufficient separation between tall buildings. The separation between towers 
ensures an opportunity for sunlight to reach the ground, for privacy between adjacent 
towers, to reduce impacts from winds, to maintain skyvies, and other planning / design 
considerations. An exception to the 11 metre tower setback has been requested along 
the rear lot line (westerly side, adjacent to the new Tim Hortons) where a setback of 5.0 
metres is proposed. 

The proposed concept plan shows a separation of 41.9 metres between the two towers. 
The zoning only requires a separation of 22 metres based on a maximum horizontal 
tower length of 40 metres. Staff recommend that for every one (1) metre increase to the 
horizontal tower façade length beyond 40 metres, the minimum separation between the 
towers increase by one (1) metre. This increased separation will help mitigate tall 
building impacts, providing greater distance between the longer slab buildings. Figure 8, 
shows the required tower separation for buildings with a horizontal tower dimension of 
40, 50, and 60 metres, resulting in a separation of 22, 32, and 42 metres respectively. 

Figure 8: Tower Separation 

5.7 Reduced Rear Yard and Low Rise Residential Setback 

The Applicant has requested a reduced setback of 5.0 metres for the rear yard and any 
yard abutting a low rise residential area (in this case, the southerly side yard). Figure 9 
below identifies how each of the lot lines are classified. 
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Figure 9: Lot Line Classification 

The rear lot line only forms a small portion of the property boundary along the west side 
of the property (between Westhill Drive and Erb Street West). A pedestrian walkway will 
be constructed along this property line, between the Site and the adjacent Tim Hortons 
restaurant development.  

Buildings along the side lot line will be limited to a height of 16 metres and 4 storeys. 
Allowing the stacked townhouse buildings to be slightly closer to the side yard should 
not create significant impacts on the adjacent property. The proposed setback is large 
enough to support landscaping including trees and planting beds. Based on our review, 
staff supports the site specific setback reductions. 

5.8 Parking Reduction for MR-12 Zone 

The MR-12 zone requires a parking rate of 1.25 motor vehicle parking spaces per unit. 
The current concept plan proposes 335 units which would require 419 parking spaces. 
However, the plan only proposes 413 parking spaces which equates to a rate of 1.2 
parking spaces per unit. 

Zoning By-law 2018-050 identifies the property as Area ‘F’ on Schedule A1 (Parking 
Overlay) which assigns a slightly lower parking rate than would otherwise be required 
based on planned function and proximity to infrastructure for alternative modes of 
transportation. These overlay areas apply to nodes and corridors, specifically areas 
intended for higher density and more transit options. The Site is within a minor corridor 
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and is beside an ‘iXpress’ route and near other regular bus routes. The RMU-40 zone 
requires a parking rate of 1.2 parking spaces for developments within Area ‘F’. 

The reduced parking rate for the MR-12 zone will match the new parking rate permitted 
through the new Zoning By-law (2018-050). Staff support the requested parking 
reduction to the MR-12 zone as it will continue to provide at least one space per unit 
and sufficient parking for visitors. 

5.9 Holding Symbol 

A holding symbol will be applied to the zoning for the entire Site at the request of the 
Region of Waterloo. The holding symbol will only be lifted after a detailed noise study 
has been reviewed and approved by the Region (subject to peer review, if necessary) 
as part of the site plan application. This will help inform the Site Plan Review Committee 
about any on-site requirements to mitigate noise nuisances primarily from heating, 
ventilation, and air conditioning units. 

SECTION 6 – CONCLUSIONS 
Based on Planning Approvals’ review of the application, staff supports Official Plan 
Amendment 18 and Zone Change Application Z-17-21 as outlined in Section 7, for 
reasons including: 

1. The application is consistent with the Provincial Policy Statement;
2. The application conforms to the Growth Plan for the Greater Golden Horseshoe;
3. The application is consistent with the policies of the Regional Official Plan;
4. The application conforms to and meets the intent of the City of Waterloo Official

Plan (2012), as amended;
5. The application meets the intent of the City’s Zoning By-law No. 2018-050, with

site specific provisions tailored to the Site to enable context-sensitive
intensification under a legacy application;

6. The Site is appropriate for the type of land uses proposed;
7. The proposed uses are compatible with surrounding land uses; and
8. The application is not anticipated to adversely impact surrounding properties.

SECTION 7 – RECOMMENDATIONS 
1. That IPPW2019-007 be approved.
2. That Council adopt Official Plan Amendment No. 18, Bel Communities

Partnership Ltd., 12 Westhill Drive as follows:
a. That Schedule A (Land Use Plan) be amended by changing the

designation applied to the lands identified on Map 1 attached hereto as
“12 Westhill Drive” from ‘Low Density Residential’ to ‘Mixed-Use Medium
High Density Residential’;
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b. That Schedule B (City Structure) be amended by changing the designation
applied to the lands identified on Map 1 attached hereto as “12 Westhill
Drive” to ‘Minor Corridor’; and

c. That Schedule B1 (Height and Density) be amended by changing the
designation applied to the lands identified on Map 1 attached hereto as
“12 Westhill Drive” from ‘Low Density, 10 metres’ to ‘Medium High
Density, 40 metres’.

3. That Council approve Zoning By-law Amendment Z-17-21, Bel Communities
Partnership Ltd., 635 Erb Street West and 12 Westhill Drive as follows:

Zoning By-law 1418: 
a) That Zoning By-law 1418 is hereby amended by changing the zoning as

shown on the zoning map attached as Appendix “A” to Zoning By-law
1418 for the lands shown on Map 1 attached hereto as “12 Westhill Drive”
from Single Residence One (SR1) to Holding Multiple Residence Twelve
((H)MR-12);

b) That Zoning By-law 1418 is hereby amended by changing the zoning as
shown on the zoning map attached as Appendix “A” to Zoning By-law
1418 for the lands shown on Map 1 attached hereto as “635 Erb Street
West” from Multiple Residence Twelve (MR-12) to Holding Multiple
Residence Twelve ((H)MR-12);

c) That a Holding (H) Symbol shall be applied to the lands identified as “635
Erb Street West & 12 Westhill Drive” as shown on Map 1 attached hereto;

d) Prior to the passing of a by-law to remove the holding (H) symbol,
permitted uses on the lands shall be restricted to those uses that actually
and lawfully existed on the lands on the day before the date of passing of
this by-law;

e) Prior to passing of a by-law to remove the holding (H) symbol, and prior to
issuance of a building permit, the owner of the lands shall submit a
detailed Noise Study, to the satisfaction of the City of Waterloo and the
Regional Municipality of Waterloo. The study shall evaluate stationary
noise impacts both on the proposed development and emanating from the
proposed development. All buildings on the site, and mechanical
equipment thereto, shall be acoustically designed to achieve all Ministry of
the Environment and Climate Change noise level objectives on- and off-
site. The Owner shall implement the recommendations of the approved
study, and shall enter into an agreement (with the City and/or Region, as
required) under the provisions of the Planning Act;

f) That Section 15A.1.1 of Zoning By-law 1418 is hereby amended to permit
“Dwelling (Terrace)” and “Dwelling (Townhouse)” for the lands identified
as “635 Erb Street West & 12 Westhill Drive” as shown on Map 1 attached
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hereto. Further, that Section 15.A.3 shall also apply to “Dwelling (Terrace)” 
and “Dwelling (Townhouse)”; 

g) That the following site specific provisions shall apply to the lands shown
on Map 1 attached hereto as “635 Erb Street West & 12 Westhill Drive”:

i. Notwithstanding anything to the contrary including Section
15A.3.1.e), there shall be a minimum rear yard setback of 5.0
metres;

ii. Notwithstanding anything to the contrary including Section
15A.3.1.f), there shall be a minimum Low Rise Residential Setback
of 5.0 metres;

iii. Notwithstanding anything to the contrary including Sections
15A.2.4.1,15A.2.4.2, and 15A.3.1.i), the maximum building height
shall be 40 metres and 13 storeys for the lands identified on Map 2
attached hereto as “Area ‘A’”;

iv. Notwithstanding anything to the contrary including Sections
15A.2.4.1,15A.2.4.2, and 15A.3.1.i), the maximum building height
shall be 16 metres and 4 storeys for the lands identified on Map 2
attached hereto as “Area ‘B’”;

v. The minimum building height shall be 10.5 metres for the lands
identified on Map 2 attached hereto as “Area ‘A’”, and no minimum
building height for the lands identified on Map 2 attached hereto as
“Area ‘B’”;

vi. The maximum height of the podium portion of a building for the
lands identified on Map 2 attached hereto as “Area ‘A’” shall be 16
metres and 4 storeys;

vii. The minimum height of the podium portion of a building for the
lands identified on Map 2 attached hereto as “Area ‘A’” shall be
10.5 metres;

viii. The minimum Tower Stepback above the podium, including 
balconies, on the Flankage [Erb Street West] Building Façade 
of a building for the lands identified on Map 2 attached hereto 
as “Area ‘A’” shall be 1.5 metres;

ix. That the minimum Tower Separation between buildings on the
same lot shall be 22 metres;

x. Notwithstanding anything to the contrary, Towers shall be setback a
minimum 11.5 metres from a Side Lot Line and Rear Lot Line, with
the exception of the westerly Lot Line between Westhill Drive and
Erb Street West which shall have a minimum Tower setback of 5
metres;

xi. Notwithstanding anything to the contrary, the maximum Horizontal
Tower Dimension (measured from the exterior face of the building,
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including balconies) for a building shall be 42 metres, excepted a 
specified in 3.g.x herein; 

xii. Notwithstanding anything to the contrary, the maximum Horizontal
Tower Dimension for the portion of a building general perpendicular
to Erb Street West shall be 40 metres, but shall be permitted to
increase to a maximum 60 metres provided that the minimum
Tower Separation (measured from the exterior face of the building,
including balconies) increases by a minimum 1 metre for every
additional metre of Horizontal Tower Dimension length beyond 40
metres;

xiii. The maximum Tower Footprint shall be 1,300 square metres;
xiv. Notwithstanding anything to the contrary, a maximum of two (2)

Towers shall be permitted on the lands identified on Map 2
attached hereto as “Area ‘A’”.

xv. Notwithstanding anything to the contrary including Sections
15A.3.1.h), the minimum parking rate for all residential uses shall
be:

a) 1.0 motor vehicle parking spaces per dwelling unit
b) 0.2 motor vehicle visitor parking spaces per dwelling unit
c) 0.6 bicycle spaces per dwelling unit

xvi. Where two or more abutting lots under the same ownership are
comprehensively development as one parcel of land, the common
lot lines of the lots are hereby deemed not to be lot lines for the
purpose of zoning provided the development complies with all
applicable zoning regulations relative to the consolidated
development parcel as if it was one lot;

xvii. In the event of any future subdividing of the lands through
severance and/or the registration or phasing of a Plan of
Condominium pursuant to the Planning Act, the common lot lines of
the lots are hereby deemed not to be lot lines for the purpose of
zoning provided the lands shown on Map 1 attached hereto as “635
Erb Street West & 12 Westhill Drive” complies with all applicable
zoning regulations as if it was one lot.

h) This amendment to Zoning By-law 1418 shall come into force and effect
on the later of: (1.) the date of its final passing; or (2.) the date of final
approval of Official Plan Amendment 18 to the City of Waterloo Official
Plan subject to the provisions of the Planning Act.

Zoning By-law 2018-050: 
i) That Zoning By-law 2018-050 is hereby amended by changing the zoning

as shown on the zoning map attached to the said By-law 2018-050 as
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‘Schedule ‘A’ for the lands shown on Map ‘1’ attached hereto and 
illustrated as “635 Erb St W and 12 Westhill Dr” from Zone Change 
Application (ZC) to Holding Residential Mixed-Use Sixty ((H)RMU-40). 

j) That Zoning By-law 2018-050 is hereby amended by zoning the lands
shown on Map ‘1’ attached hereto and illustrated as “635 Erb St W and 12
Westhill Dr” as “Parking Area F” ‘Schedule A1’ (Parking Overlay) to By-law
2018-050.

k) That Zoning By-law 2018-050 is hereby amended by adding “C226” to the
zoning map attached to the said By-law 2018-050 as Schedule ‘C1’ for the
lands shown on Map ‘1’ attached hereto and illustrated “635 Erb St W and
12 Westhill Dr.”

l) That Zoning By-law 2018-050 is hereby amended by adding “C226” to
Schedule ‘C’ of said By-law 2018-050 as set forth in Appendix ‘B’.

m) This amendment to Zoning By-law 2018-050 shall come into force and
effect on the later of: (1.) the date of its final passing; (2.) the date Zoning
By-law 2018-050 is approved by the Local Planning Appeal Tribunal, or
the date the Tribunal issues an order pursuant to Subsection 34(31) of the
Planning Act that brings Zoning By-law 2018-050 into force and effect for
the lands subject to this by-law; or (3.) the date of final approval of Official
Plan Amendment 18 to the City of Waterloo Official Plan subject to the
provisions of the Planning Act.

Submitted by: 

____________________________ 
John Vos, MCIP, RPP 
Planner 
Planning Division, IPPW 
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MAP 1 – SUBJECT LANDS 
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 MAP 2 – AREAS WHERE HEIGHT LIMITS APPLY 
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APPENDIX ‘A’ – SCHEDULE ‘A’ TO OFFICIAL PLAN AMENDMENT NO. 18 
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APPENDIX ‘B’ 

Site Specific By-law C226 

Exception 
C226 

Address 
635 Erb Street West & 12 Westhill Drive 

Zoning 
RMU-40 

File Reference 
Z-17-21 

Location:  635 Erb Street West & 12 Westhill Drive 
as shown on Schedule ‘C1’ to this BY-LAW. 

Site Specific Regulations: 

a) Notwithstanding anything to the contrary, the following site specific regulations shall apply:

i. A minimum setback of 5.0 metres from the westerly LOT LINE between Westhill Drive and Erb
Street West;

ii. A minimum LOW RISE RESIDENTIAL LOT LINE setback of 5.0 metres;

iii. The maximum BUILDING HEIGHT shall be 40 metres and 13 storeys for the lands identified as
“Area ‘A’ on Map ‘2’ attached hereto;

iv. The maximum building height shall be 16 metres and 4 storeys for the lands identified as “Area
‘B’ on Map ‘2’ attached hereto;

v. A minimum FIRST STOREY height of 3.6 metres;

vi. The minimum TOWER setback from the westerly LOT LINE between Westhill Drive and Erb Street
West shall be 5.0 metres.

viii. The maximum Horizontal TOWER Dimension shall be 42 metres, except as specified in 
regulation a)ix herein;

ix. The maximum Horizontal TOWER Dimension for the portion of a building general perpendicular
to Erb Street West shall be 40 metres, but shall be permitted to increase to a maximum 60 metres
provided that the minimum TOWER Separation (measured from the exterior face of the building,
including balconies) increases by a minimum 1 metre for every additional metre of Horizontal
TOWER Dimension length beyond 40 metres;

x. The maximum TOWER Footprint shall be 1,300 square metres;

xi. There shall be a maximum of two TOWERS permitted on the lands identified as “Area ‘A’ on Map
‘2’ attached hereto.

b) Notwithstanding anything to the contrary, Section 7.10.4 shall not apply to buildings on the lands
identified on Map 2 attached hereto as “Area ‘B’”;

[Note: This is a requirement for a front entrance at grade along the front façade of the building.]

vii. The minimum TOWER STEPBACK above the PODIUM, including balconies, shall be 1.5 metres 
along the FLANKAGE [Erb Street West] BUILDING FAÇADE only, and shall not be required along 
the FRONT [Westhill Drive] BUILDING FAÇADE;
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d) Where two or more abutting LOTS under the same ownership are comprehensively development as
one parcel of land, the common LOT LINES of the LOTS are hereby deemed not to be LOT LINES for
the purpose of zoning provided the development complies with all applicable zoning regulations
relative to the consolidated development parcel as if it was one LOT;

e) In the event of any future subdividing of the lands through severance and/or the registration or
phasing of a Plan of Condominium pursuant to the Planning Act, the common LOT LINES of the LOTS
are hereby deemed not to be LOT LINES for the purpose of zoning provided the lands shown on Map 1
attached hereto as “635 Erb Street West & 12 Westhill Drive” complies with all applicable zoning
regulations as if it was one LOT.

f) A Holding (H) Symbol shall be applied to the lands identified as “635 Erb Street West & 12 Westhill
Drive” as shown on Map 1 attached hereto;

i. Prior to the passing of a by-law to remove the holding (H) symbol, permitted uses on the lands
shall be restricted to those uses that actually and lawfully existed on the lands on the day before
the date of passing of this by-law;

ii. Prior to passing of a by-law to remove the holding (H) symbol, and prior to issuance of a building
permit, the owner of the lands shall submit a detailed Noise Study, to the satisfaction of the City
of Waterloo and the Regional Municipality of Waterloo. The study shall evaluate stationary noise
impacts both on the proposed development and emanating from the proposed development. All
buildings on the site, and mechanical equipment thereto, shall be acoustically designed to
achieve all Ministry of the Environment and Climate Change noise level objectives on- and off-
site. The study shall be conducted when grading plans, elevations and floor plans are available.
The Owner shall implement the recommendations of the approved study, and shall enter into an
agreement (with the City and/or Region, as required) under the provisions of the Planning Act.

c) Notwithstanding anything to the contrary, Section 6.8.5 shall not apply to buildings on the lands
identified on Map 2 attached hereto as “Area ‘B’”;

[Note: This regulation prohibits a driveway in front of any habitable floor space on the first storey of a
building.]
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APPENDIX ‘C’ 

Minutes of Informal Public Meeting – January 29, 2018 

Title: Official Plan Amendment No. 18 & Zoning By-law Amendment Z-17-21, Bel 
Communities Partnership Limited, 635 Erb St. W. and 12 Westhill Dr. 

Prepared By: John Vos 

The Chair advised that the Informal Public Meeting was the first opportunity to inform 
Council and the public of the application and emphasized that no decision would be 
made by Council at this meeting. 

John Vos, Development Planner advised that the applicant is proposing to construct two 
13-storey apartment buildings and three stacked townhouse blocks on the subject 
properties. In total, the development is proposed to feature 335 residential units (499 
bedrooms), which results in an overall bedroom density of 277.37 bedrooms per 
hectare. 

The applicant is proposing the following the amendments to the Official Plan: 

• Re-designate 12 Westhill Dr from ‘Low Density Residential’ to ‘Mixed-Use
Medium High Density Residential’ consistent with 635 Erb St W and allow for its
coordinated development;

• Identify 12 Westhill Dr as ‘Minor Corridor’ on Schedule B (City Structure) of the
Official Plan; and,

• Identify 12 Westhill Dr as ‘Medium High Density’ on Schedule B1 (Height and
Density) of the Official Plan.

The following amendments to Zoning By-law 1418 are also requested: 

• Re-zone 12 Westhill Dr to MR-12 consistent with the zoning of 635 Erb St W;
• Permit terrace dwellings (stacked townhouses) on the entirety of the subject

properties, to provide for the development of the three (3) stacked townhouse
blocks on the southern portions; and,

• Allow for a maximum building height of 40 metres in conformity with the Official
Plan, whereas the MR-12 zoning currently limits building heights to 36 metres.

The applicant is also requesting Council exempt the subject properties from a regulation 
prohibiting minor variances within a period of 2 years of approval of this by-law 
amendment. This will allow minor adjustments to the final site layout not envisioned 
through the rezoning process. 
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David Galbraith, Consultant, IBI Group on behalf of the applicant provided an overview 
of the proposed Zone Change and Official Plan Amendment Application including 
development concept, artist renderings and highlights of design concept. Mr. Galbraith 
responded to questions from Council. 

Nadia Mazzarato, owns property adjacent to the proposed development, expressed 
concerns relating to increased traffic, on-street parking, access to and from the 
property, shadow study and impacts to neighbouring single family homes and the lack 
of notification with respect to the application. 

Michael Tweed, executor of property adjacent to the proposed development, expressed 
concern with the proposals drainage mechanisms and the impacts the development 
may have on his property and surrounding properties. Mr. Tweed also spoke negatively 
about the traffic surrounding the proposal, the additional vehicles on Westhill Drive, the 
proposed drive through at the corner of Ira Needles Boulevard and Erb Street and the 
forced right turns onto an already congested roundabout. 

As no one else was present to speak to the application, the Chair concluded the 
Informal Public Meeting and indicated that staff will review the issues and report back to 
Council at a later date. 
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APPENDIX ‘D’ 

Staff and Agency Comments 

1. Region of Waterloo:

Stationary Noise: 

Regional staff has reviewed the stationary noise component (Sections 3.2 and 6.2) of 
the study “Preliminary – 635 Erb Street West, 12 Westhill Drive, City of Waterloo, 
Acoustical Report” (IBI Group, October 23, 2017) for the above-noted site. Off-site 
stationary noise sources are not expected to impact the subject development. The 
report recommends a detailed assessment be completed once building design details 
are known to address on-site and off-site noise sensitive receptors. This is acceptable 
to staff. 

The detailed study must be secured through use of a holding provision. 

Corridor Planning: 

Regional Road Dedication: 

Regional Road 9 (Erb Street) has a designated road allowance of 30.48 metres. This 
designation is met at this location, therefore no road widening is required. 

Traffic Site Circulation & Access: 

The owner/applicant is advised that access to Erb Street will not be permitted. 

Stormwater Management: 

Corridor Planning staff have reviewed the Preliminary Storm Water Management Brief, 
and generally concur with the findings and recommendations. Detailed reports and 
plans will be required at Site Plan. 

Other: 

Corridor Planning staff has reviewed the road traffic component of the Preliminary 
Acoustical Report, authored by IBI Group, dated 23 October 2017, and generally concur 
with the conclusions. The study indicated that with noise mitigation (provision for air 
conditioning, noise warning clauses and building components) the proposed 
development location is appropriate. 

A detailed noise study will be required prior to site plan approval. This requirement must 
be secured through the use of a holding provision. The Region will require that the 
recommendations of the detailed noise study be implemented and secured through the 
Site Plan Review process where appropriate, and/or any future Planning Act 
applications including but not limited to the plan of condominium process. 
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Source Water Protection 

The site is situated in a Wellhead Protection Sensitivity Area 8 as designated on Map 6a 
of the Regional Official Plan (ROP). The purpose of this designation and the policies in 
Chapter 8 of the ROP is to protect the long term interests of municipal groundwater 
supplies. The proposal is keeping with the policies in the ROP. The policies applicable 
to this site state any development proposing geothermal wells may only be permitted 
subject to further study. This requirement is required to be included in the zoning by-
law, whereby geothermal wells may be permitted subject to Policy 8.A.4 of the ROP. 

A salt management plan (SMP) will be required at site plan. As part of the SMP staff 
would encourage the proponent to incorporate design considerations with respect to salt 
management, including: 

• Ensure that cold weather stormwater flows are considered in the site design.
Consideration should be given to minimize the transport of meltwater across the
parking lots or driveway. This also has the potential to decrease the formation of
ice, and thereby decrease the need for de-icing.

• Directing downspouts towards pervious (i.e. grassy) infiltration galleries to
prevent runoff from freezing on parking lots and walkways.

• Locating snow storage areas on impervious (i.e. paved) surfaces.
• Locating snow storage areas in close proximity to catchbasins.
• Using winter maintenance contractors that are Smart About SaltTM certified.
• Using alternative de-icers (i.e. pickled sand) in favour of road salt.

The proponent is eligible for certification under the Smart About SaltTM program for this 
property. Completion of the SMP is one part of the program. To learn more about the 
program and to find accredited contractors please refer to: 
http://www.smartaboutsalt.com/. Benefits of designation under the program include cost 
savings through more efficient use of salt, safe winter conditions by preventing the 
formation of ice, and potential reductions in insurance premiums. 

Water Services: 

Engineering and Planning staff have reviewed the above noted applications along with 
the submitted Preliminary Functional Servicing Report (FSR) dated October 19, 2017 
prepared by IBI Group. 

In the Region’s presubmission comments dated Sept 15, 2016 we advised the following: 

The applicant should be made aware that no connection to regional watermains 
will be permitted in accordance with Section B.2.1.4.1 of the Design Guidelines 
and Supplemental Specifications for Municipal Services for January 2016 

Both Westhill Dr and Westhaven St have local watermains the site can connect 
to as follows: 
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1. Westhill Dr 400 mm diameter watermain
2. Westhaven St 300 mm diameter watermain.

Section B.2.12.3 of the Design Guidelines and Supplemental Specifications for 
Municipal Services for January 2016 states: 

“No more than one individual property shall be serviced by the same service 
regardless of ownership.” 

The FSR identified existing water supply conditions in section 2.1.2. Confirming the 
local watermains are located on Westhaven St (300 mm) and Westhill Dr. (400 mm). It 
should be noted that both watermains are servicing pressure zone Wat 6. 

The report noted the flow rate from a hydrant located at Erbsville Crt and Erb St but no 
mention of when this was measured. The FSR does indicate a requirement to measure 
flow rates at the hydrants located on Westhaven St and the other on Westhill Dr will be 
required. In the attachments a report from C&H Fire Suppression Systems Inc. dated 
May 17, 2017 was included. This report was for the hydrant located at 605 Erb St W. No 
mention of why this report did not include testing of the other two hydrants (as 
recommended) was given. 

Section 3.3.2 identified the proposed servicing for the development. It notes the three 
buildings for the development each appearing to have separate services for a single 
site. The applicant will need to update this report to see if the development can support 
the density proposed with a single supply source. 

In order to confirm if the site can proceed with a supply from a single source as per the 
density proposed, the Region requires that the FSR be updated prior to approval of the 
Official Plan Amendment and Zone Change applications. 

Landfill / Waste Management: 

Waste Management staff generally do not support sensitive land uses in proximity to the 
Region’s landfill / waste management facilities situated to the west. This site is 
approximately 580 metres from these waste facilities. Although the Ministry of the 
Environment’s D-4 guideline on Land Use On or Near Landfills and Dumps identifies 
500 metres as a zone of influence, it does note that adverse impacts from an operating 
landfill could be experienced up to 3 kilometers. With respect to the Region’s landfill, 
majority of past odour complaints are from the Westvale area east of Ira Needles 
Boulevard up to 2 km away. 

Consistent with draft approval condition #12 related to the plan of subdivision (file 30T-
87004) and other developments in the area, an agreement through future Planning Act 
applications such as consent(s) and/or condominium process will be required with the 
Region with respect to an odour warning clause to advise future tenants / occupants of 
the site’s proximity to the landfill. 
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2. Development Engineering:
Engineering Services does not have any significant concerns with the Official Plan
Amendment 18 and Zone Change Application Z-17-21.  However, further details will
be required during the Site Plan process and detailed design stage for review and
acceptance from the Engineering Division.

3. Waterloo Advisory Committee on Active Transportation (WACAT):

The committee supports the following comments regarding the zone change application 
for 635 Erb Street West and 12 Westhill Drive and future development applications: 

• Install a pedestrian island on Erb Street West;

• Install a trail connection from the cul-de-sac at Westhill Drive to Erb Street West;

• Establish a trail along the southerly property line;

• Establish a trail from the north end of Westhaven Street to the south end of
Westhaven Street; and

• Consider improvements to the intersection of Westhaven Street and Erb Street
West for pedestrian and cyclist movements.

The above comments will be considered through the site plan application and 
implemented where appropriate/feasible. Recommendations which aren’t able to be 
implemented through this development will be pursued through other nearby 
developments and City or Region initiatives. 

4. Transportation:

The timing of the extension of Westhaven Street will change the traffic movements 
through this area of the neighbourhood. 

Construction staging for this site will be challenging as there is no on-street parking on 
Erb Street West and limited on street parking on the neighbouring streets. A conceptual 
Workspace Management plan should be provided with the site plan application to show 
how this will be managed. 

5. Active & Autonomous Transportation:

The following comments will be secured through the subsequent site plan application: 
• Concerned about traffic cutting through the site between Westhaven Street and

Westhill Drive;
• Sidewalks should be installed along the frontages of Westhaven Street and

Westhill Drive; and
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• A curb cut and ramp should be installed in the sidewalk along Westhaven Street
to align with the sidewalks on Westcroft Drive.

6. No Comments or Concerns from:

• City of Waterloo Building Services
• City of Waterloo Fire Rescue Services
• Grand River Conservation Authority
• Waterloo Region Catholic School Board
• Waterloo Region District School Board
• Waterloo North Hydro
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APPENDIX ‘E’ 

Summary of Public Comments 

• Concerns about shadows.
• Concerns about increased traffic on Westcroft Drive, especially prior to the

construction of the Westhaven Street extension.
• Suggestion to allow apartments and stacked townhouses on 12 Westhill Drive,

but to not increase the density already permitted at 635 Erb Street West through
the increased lot area.

• Appreciates that the developer has taken into consideration the request for
stacked townhouses and restrictions on the height along the east side of the
property.

• Concerns about potential for traffic from Westhaven Street to drive through the
Site to Westhill Drive, primarily for the purpose of accessing the Tim Hortons at 5
Westhill Drive. There is a driveway access to the Tim Hortons through the
property at 7 Westhill Drive which is developed with a residential apartment
building.

• Access to the property should be from Erb Street West, and not from Westhill
Drive or Westhaven Street.

• Noise from traffic on Erb Street is excessive and should be mitigated through a
noise wall.
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APPENDIX ‘F’ 

Preliminary Site Plan 
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APPENDIX ‘G’ 

Conceptual Building Renderings 
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