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1.0   INTRODUCTION
MacNaughton Hermsen Britton Clarkson Planning Limited (“MHBC”) has been retained by 8185 Bridgeport 
Inc. (the “Owner”) to provide a planning opinion regarding an Official Plan Amendment and Zoning By-law 
Amendment to permit a mixed-use development (“development”) on the lands municipally addressed as 
81 and 85 Bridgeport Road East (“the subject lands”). The purpose of this Planning Justification Report is to 
provide a planning summary and analysis of the relevant policy framework, planning considerations, and 
technical studies required to support an Official Plan and Zoning By-law Amendment application. 

The subject lands comprise a total of 0.987 hectares (post road widening) and are located along the south 
side Bridgeport Road East, west of Weber Street North and east of Devitt Avenue.  The location of the subject 
lands are illustrated on Figure 1. The lands are currently developed with two commercial buildings: a 
furniture store and a small used car dealership. The majority of the lands (outside of the buildings) consist of 
surface parking and loading areas. The owner proposes to redevelop the lands by demolishing the existing 
buildings and replacing them with new buildings, situated on a podium, with ground floor commercial 
space facing Bridgeport Road East. 

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

• An introduction and general description of the subject lands, surrounding land uses and existing
conditions to provide an understanding of the locational context;

• A description of the overall development concept and proposed Official Plan and Zoning By-law
Amendments;

• A review and assessment of the existing and emerging Provincial, Regional and Municipal policy
framework in relation to the proposed redevelopment;

• A review and summary of other technical reports prepared in support of the proposed planning
applications.

An Official Plan Amendment and a Zoning By-law Amendment are required to permit the proposed 
development.   

1.1 Complete Application 

The required Pre-Submission Consultation meeting with City Staff review agencies was held on August 5, 
2021, to review the proposed Official Plan and Zoning By-law Amendments and to identify submission 
requirements for a complete application.  
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The Record of Pre-Submission Consultation identified the following documents as requirements for a 
complete application for Official Plan and Zoning By-law Amendment: 

1. Complete Application Form, Permission to Enter Form, Owner Authorization Form;

2. Application fees;

3. Notice of Source Protection Plan Compliance;

4. Planning Justification Report;

5. Urban Design Brief;

6. Concept Site Plan, Perspective Renderings and Floor Plans;

7. Wind Assessment;

8. Shadow Study;

9. Energy Strategy;

10. Stationary and Road/Traffic Noise Study; and

11. Functional Servicing and Stormwater Management Report.

All required reports have been prepared and submitted concurrently with the planning applications. 
Summaries of the Reports are included in Section 5 of this Report.  
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2.0 SITE DESCRIPTION
AND SURROUNDING LAND 
USES   
The subject lands are municipally addressed as 81 and 85 Bridgeport Road East and are located in the City 
of Waterloo and Region of Waterloo. The lands have frontage on Bridgeport Road East and are generally 
located west of Weber Street North, and just east of Devitt Avenue.  

The site is the former location of the Big Bill’s Furniture and Mattress store and Canada Cars. The furniture 
store is no longer operating. The combined lots result in an area of 0.987 hectares after the road widening 
dedication, with approximately 85 metres of frontage on Bridgeport Road East.  

The lands are located in close proximity to Uptown Waterloo and are directly across the street from a large 
commercial plaza with a wide range of retail and service commercial uses, including two food stores (Wal-
Mart and Sobeys). Bridgeport Road East is a one-way Regional road, that connects Highway 85 with Uptown 
Waterloo (traffic moves westerly). In this location, the road is four lanes wide. Devitt Avenue provides a two-
way connection between Bridgeport Road East and Erb Street East, which is also a one-way Regional road 
travelling in an easterly direction. Weber Street North is a Regional road that provides north-south 
connections between the cities of Kitchener and Waterloo. The intersections of Bridgeport Road East at 
Weber Street North and at Devitt Avenue are signalized (the signal at Devitt Avenue is triggered by 
pedestrians crossing the street to go to and from the commercial plaza).  

Please refer to Figure 2 for the Site Context Plan which shows the subject lands, surrounding uses and the 
transit and active transportation networks in the immediate surrounding area. The surrounding area includes 
a mix of land uses including residential and a full range of commercial uses and are generally described 
below: 

NORTH: Immediately of the north of the subject lands is Bridgeport Plaza, which contains 
a wide range of commercial uses, including Sobeys, Walmart, and several 
restaurants. Also north of the subject lands adjacent to the plaza is a high rise 
residential building. 

EAST: To the east of the subject lands are a series of automotive oriented uses and an 
office building used by a general contractor. Further to the east are more 
commercial uses and other lands planned for residential intensification.  
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SOUTH: Immediately to the south of the subject lands are two low-rise apartment 
buildings fronting onto Erb Street East and a series of low-rise residential buildings. 
One of the apartment buildings has access from Bridgeport Road East, 
immediately adjacent to the subject lands via a driveway that forms part of the lot. 

WEST: To the west is a mix of commercial and residential uses, generally low-rise in 
character, with taller buildings intermixed (e.g. the 42). Uptown Waterloo is 
located to the west of Moore Avenue. 

Grand River Transit: Route 5 – Erb Route. Provides bus transit from the Boardwalk to Bridgeport 
Sportsfield. 

Route 8 -  Weber.  Provides bus transit from Fairview Park Mall to University 
Avenue and King Street in Waterloo. 

ION – the station at the Public Square is approximately 900 metres 
(walking distance). 

In summary, the subject lands are located in an area with a broad mix of uses, including a wide range of 
commercial uses that serve the day-to-day and week-to-week needs of the community (and will serve the 
future residents of the proposed development). Furthermore, the lands are within walking distance of 
Uptown Waterloo, numerous employers, are well served by transit and have access to the Moses Springer 
Community Centre located on Lincoln Drive. The lands are ideally situated for the introduction of residential 
uses. 
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3.0 DESCRIPTION OF
PROPOSAL 
The owner is proposing to demolish the existing buildings on the site and develop a new multi-tower, 
mixed-use development that includes a shared podium with internal parking. The three towers range in 
height from 16 to 22 storeys (including the podium) and include a total of 494 residential units (692 
bedrooms), and 600 square metres of commercial space proposed at grade along the Bridgeport Road East 
frontage.  A total of 508 vehicular parking spaces and 306 bicycle parking spaces are also proposed. 

Access is proposed from two driveways on Bridgeport Road East, located at the east and west sides of the 
site. Both accesses are intended to be left-in, left-out due to Bridgeport Road East being a one-way road. The 
internal driveway connects the two entrances, and is intended to facilitate two-way movement within the 
site. There are two entries to the structure parking podium, as well as internal lay-by, loading areas to facilities 
drop-off, pick-up and short term parking (e.g. deliveries). There are multiple pedestrian entrances facing 
Bridgeport Road East and multiple walkways internal to the site. 

The site plan is included as Figure 3 in the report and a copy of the floor plans and elevations are included 
with the application submission.  

Podium 

The six (6) storey podium will provide a common base for the three residential towers. The podium includes 
residential units along the perimeter (where windows can be installed), with parking located internal to the 
podium. Commercial uses are proposed on the ground floor facing Bridgeport Road East. There are no 
residential units proposed on the ground floor. 

There will be a mix of 1, 2 and 3-bedroom units within the podium, offering a wide range of unit sizes that 
will appeal to a broad demographic, including families. Internal bike storage/parking is also proposed within 
the podium.  

Above the podium the development includes a common terrace area that will be planned and designed for 
communal use, with a range of amenities. The final details of the terrace will be advanced through the 
Landscape Plan as part of the site plan application.  
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Towers 

As discussed, three towers are proposed above the podium, as follows: 
• Tower A – 16 storeys (+ 6 in the podium);
• Tower B – 13 storeys (+ 6 in the podium)
• Tower C – 10 storeys (+ 6 in the podium)

The towers are spaced on the site to provide separation from one another, and from the adjacent lands. The 
height has been intentionally designed to have the tallest building in the northeast, adjacent to lands zoned 
for 25 storeys/81 metres and to transition to the west and south, where lower heights are planned (6 to 12 
storeys).  

Amenity Space 

Each residential unit is proposed to have a balcony for private amenity space. Residential lobbies have been 
provided in the ground floor of the podium below each tower. A large common outdoor amenity space has 
been provided on top of the podium, allowing for outdoor gathering spaces that can be planned and 
designed through the more detailed consideration of the project.   



Planning Justification Report    9 
81 and 85 Bridgeport Road East, City of Waterloo March 2022 

Parking and Access 

The parking area will be accessed by two points on the Bridgeport Road East frontage, one to the east of the 
podium and one to the west of the podium. Vehicular access to the site will strictly be a left in/left out 
movement due to the one-way direction of the road. 

All parking will be either contained within or covered by the podium element. On the west side of the site, 
20 spaces will be open to the air as they are cantilevered under higher floors of the podium. A total of 508 
parking spaces are proposed on site, generally divided as follows: 

• 0.9 spaces per residential unit
• 0.1 spaces per residential unit for visitors; and
• 2.4 spaces per 100 m2 of building floor area for non-residential uses.

The podium parking structure will be screened along the Bridgeport Road East frontage by the commercial 
space and lobby fronting the first floor and residential units on floors two through six.  

Bicycle parking will be located within designated bicycle rooms within the podium. Additional outdoor 
bicycle parking spaces may be located external to the building for visitors and patrons using the commercial 
component of the site.  

Floodplain 

The northwest corner of the site is located with the Laurel Creek Special Policy Area, which is a two-zone 
floodplain that has provincially approved policies that regulate development. The lands are outside of the 
floodway and the majority of the lands are outside the floodplain. The site has been designed to provide for 
entrances (vehicular and pedestrian) outside of the floodplain. 
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4.0 PLANNING ANALYSIS
This section of the report reviews the policy framework as it applies to the subject lands and how the 
proposal is consistent with, and/or conforms to, this framework. 

4.1 Provincial Policy Statement, 2020 

The Provincial Policy Statement (PPS) was issued by the Province of Ontario in accordance with Section 3 of 
the Planning Act and came into effect on May 1, 2020. The PPS provides for policy direction on matters of 
provincial interest related to land use planning and development.   

The intent of the PPS is to provide a vision for land use planning in Ontario that encourages the efficient use 
of land, resources and public investment in infrastructure. A mix of land uses are encouraged to provide 
choice and diversity. A variety of transportation modes to facilitate pedestrian movement, less reliance on 
the automobile, and use of public transit are encouraged as a means of creating more sustainable, livable 
and healthy communities. The PPS encourages development that will provide for long-term prosperity, 
environmental health and social well-being.  

The following is an analysis of the proposed development in the context of the policies of the PPS. 

Section 1.1.1 of the PPS provides direction for creating healthy, livable and safe communities. 

a) promoting efficient development and land use patterns which sustain the financial well-being
of the Province and municipalities over the long term;

b) accommodating an appropriate affordable and market-based range and mix of residential types 
(including single-detached, additional residential units, multi-unit housing, affordable housing
and housing for older persons), employment (including industrial and commercial), institutional
(including places of worship, cemeteries and long-term care homes), recreation, park and open
space, and other uses to meet long-term needs;

c) avoiding development and land use patterns which may cause environmental or public health
and safety concerns;

d) avoiding development and land use patterns that would prevent the efficient expansion of
settlement areas in those areas which are adjacent or close to settlement areas;

e) promoting the integration of land use planning, growth management, transit-supportive
development, intensification and infrastructure planning to achieve cost-effective development 
patterns, optimization of transit investments, and standards to minimize land consumption and
servicing costs;
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f) improving accessibility for persons with disabilities and older persons by addressing land use
barriers which restrict their full participation in society;

g) ensuring that necessary infrastructure and public service facilities are or will be available to meet
current and projected needs;

h) promoting development and land use patterns that conserve biodiversity; and

i) preparing for the regional and local impacts of a changing climate.

The proposed development represents an efficient use of under-utilized land by replacing two auto-
oriented uses with a high-rise mixed use development. The new development provides a variety of housing 
options to serve a range of users (1, 2, and 3 bedroom units) including larger units that will be suitably sized 
for families.  

Section 1.1.2 of the PPS states that sufficient land shall be made available through intensification and 
redevelopment and, if necessary, designated growth areas.  

The definition of Intensification as per the PPS is: 

The development of a property, site or area at a higher density than currently exists through: 

a) redevelopment, including the reuse of brownfield sites;

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

c) infill development; and

d) the expansion or conversion of existing buildings.

The proposed development provides for the intensification of an underutilized site within a designated 
Major Node, which is planned for a mixed of uses, including higher density uses. 

Section 1.1.3 of the PPS provides that settlement areas shall be the focus of growth and development, and 
their vitality and regeneration shall be promoted. Land use patterns within settlement areas shall be based 
on densities and a mix of land uses which:  

a) efficiently use land and resources;

b) 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;

c) minimize negative impacts to air quality and climate change, and promote energy efficiency;

d) prepare for the impacts of a changing climate;

e) support active transportation;

f) are transit-supportive, where transit is planned, exists or may be developed; and

g) are freight-supportive.
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Land use patterns within settlement areas shall also be based on a range of uses and opportunities for 
intensification and redevelopment in accordance with the criteria in policy 1.1.3.3, where this can be 
accommodated. 

Section 1.1.3.3 states that planning authorities shall identify appropriate locations and promote 
opportunities for transit-supportive development, accommodating a significant supply and range of 
housing options through intensification and redevelopment where this can be accommodated, taking into 
account existing building stock of areas, including brownfield sites, and the availability of suitable existing 
or planned infrastructure and public service facilities required to accommodate projected needs. 

The proposed development provides for an increased density within a Major Node planned for higher 
density. Bridgeport Road East and nearby Weber Street and Erb Street are serviced by Grand River Transit 
providing connections throughout the Region. The development supports active transportation by creating 
an engaging streetscape along Bridgeport Road, by providing multiple walkway connections and by 
providing secure bicycle parking rooms within the building. The Laurel Trail and connections to the Spurline 
Trail are within close proximity. 

Section 1.4.3 provides that an appropriate range and mix of housing types and densities shall be provided 
to meet projected requirements of current and future residents of the regional market area. This should be 
achieved by permitting and facilitating all forms of housing and all forms of residential intensification 
including second units and redevelopment. New housing development should also be directed to where 
there is appropriate levels of infrastructure and public service facilities available. Densities that promote 
efficient use of land, resources, infrastructure and public services should be promoted.  

The proposed redevelopment supports residential intensification.  The redevelopment of two single storey 
commercial buildings with a multi-building, mixed use high rise development represents a more efficient 
use of land, resources and infrastructure. The proposed development offers a mix of one, two and three 
bedroom units in a compact housing form. The residential units will be desirable to a range of future 
residents given the site’s location in close proximity to a wide range of commercial uses, schools, parks, trails 
and transit. 

Section 1.6.7 promotes a land use pattern, density and mix of uses that minimize the length and number 
of vehicle trips and supports current and future use of transit and active transportation. The proximity of the 
site to transit services, including a GRT bus stops on Bridgeport Road and Weber Street, and the nearby ION 
Station in the public square, provide access throughout Waterloo and into Kitchener. The future residents 
will have many nearby amenities and commercial services that can be accessed without use of a vehicle, 
further reducing impacts on the surrounding road network 

Section 3.1.4 of the PPS provides that the designation of a Special Policy Area and any changes to Official 
Plan policies, including land use designations, applying to Special Policy Area lands, must be approved by 
the Ministers of Municipal Affairs and Housing and Natural Resources and Forestry prior to local approval. 
Although the subject lands are partially within a Special Policy Area, the portion of the lands within the 
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Special Policy Area are not proposed to change. The proposed Official Plan and Zoning By-law Amendment 
application applies to the balance of the lands, outside of the Special Policy Area.  

In summary, the proposed Official Plan and Zoning By-law Amendment is consistent with the 
Provincial Policy Statement.   

4.2 Growth Plan for the Greater Golden Horseshoe, 2020 

The Growth Plan for the Greater Golden Horseshoe (A Place to Grow) was approved on May 16, 2019, and 
amended in 2020.  The Growth Plan represents the long-term framework for implementing Ontario’s vision 
for building strong, prosperous communities and managing growth within the Greater Golden Horseshoe. 
All land use planning decisions made by any authority that affect planning matters must conform to the 
Growth Plan. 

The subject lands are designated ‘Built Up Area’ on Schedule 4 of the Growth Plan and implemented as a 
“Built Up Area’ in Map 3a of the Regional Official Plan (see Figure 4).  

Section 2.2.1 Managing Growth 

The Growth Plan states that forecasted growth will be allocated based on the following: 

a) The vast majority of growth will be directed to settlement areas that:

i) have a delineated built boundary,

ii) have existing or planned municipal and wastewater systems; and

iii) can support the achievement of complete communities.

c) Within settlement areas, growth will be focused in:

i) delineated built-up areas;

ii) strategic growth areas;

iii) locations with existing or planned transit, with a priority on higher order transit where
it exists or is planned; and

iv) areas with existing or planned public service facilities.

The subject lands are located within the ‘Built Up Area’ as delineated on Map 3a of the Region of Waterloo 
Official Plan. The Built-Up Area is to be a focus area for growth.  The redevelopment of the subject lands will 
result in the more efficient use of the lands, replacing two single storey buildings, with a multi-building, high-
rise mixed-use development. 

Section 2.2.1.4 states that applying the policies of the Growth Plan will support the achievement of complete 
communities. Complete communities feature a diverse mix of uses, including residential and employment, 
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and convenient access to local stores, services and public service facilities. The proposed development will 
assist in contributing towards a complete community, by providing a mix of residential units within an area 
that contains predominantly commercial uses. 

Section 2.2.2 (Delineated Built-Up Areas) states that, by the time the next municipal comprehensive review 
is approved and in effect, the Region of Waterloo will be subject to a minimum intensification target of 50% 
- meaning the development of lands within the delineated Built-Up Area. The subject lands are located
within the delineated Built-Up Area, and will assist the City and Region is achieving the Growth Plan targets.

The subject lands are well positioned for intensification – they are located in a Major Node, have excellent 
access to the Regional transportation and transit network, and the evolving active transportation network. 

In summary, the proposed Official Plan and Zoning By-law Amendment conforms to the Growth 
Plan for the Greater Golden Horseshoe.   

4.3 Region of Waterloo Official Plan 

The Region of Waterloo Official Plan (ROP) was approved by the Ministry of Municipal Affairs and Housing 
(MMAH) with modifications on December 22, 2010, and approved with amendments by the Ontario 
Municipal Board on June 18, 2015.  

The Regional Official Plan provides policy direction at the regional level (upper-tier), with the general 
objectives of supporting transit, developing complete communities, protecting the natural environment 
and resources, conserving cultural heritage, and the respecting scale, physical character and context of 
established neighbourhoods. 

The following Maps in the ROP apply to the subject lands: 

Map Map Title Designation 
Map 3a Urban Area Built-Up Area (please refer to Figure 4) 
Map 5a Regional Transit Network Located on a Planned Transit Corridor 

(Bridgeport Road East) near an Existing Transit 
Corridor (Weber Street East)  

Map 5b Existing Planned and Proposed Roads 
and Corridors 

Existing Regional Road (Bridgeport Road East) 

Map 5c Regional Cycling Routes Planned Cycling Route (Bridgeport Road East) ( 

4.3.1 Urban Areas 

The Region’s growth is to be balanced by directing growth to the existing Built-Up Area, by contributing to 
complete communities, and by promoting transit oriented development. The subject lands are located 
within the Built-Up Area (see Figure 4), within a Planned Transit Corridor, on an Existing Regional Road and 
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on a Planned Cycling Route. The subject lands are in close proximity to a very broad range of commercial 
uses that support the daily needs of future residents.  

The subject lands are located within the Urban Area. Section 2.B of the Plan indicates that the lands included 
within the Urban Area are intended to accommodate the majority of the Region’s growth, with a substantial 
portion directed to the existing Built-Up Area through re-urbanization.  Focal points for re-urbanization 
include the Urban Growth Centres, Major Transit Station areas, Re-urbanization Corridors and Major Local 
Nodes. These focal points will make better use of existing urbanized land and infrastructure and reduce 
development pressure on farmland and other sensitive areas. As discussed earlier, the subject lands are 
located within a Major Node, which is planned to be a focal point of growth. 

Section 2.D.1 of the ROP sets out general development policies for the Urban Area. In summary, 
development occurring within the Urban Area is to be planned and developed in a manner that: 

a) Supports the Planned Community Structure described in this Plan;

b) Is serviced by a municipal drinking-water supply system and a municipal wastewater system;

c) Contributes to the creation of complete communities with development patterns, densities and
appropriate mix of land uses that supports walking, cycling and the use of transit;

d) Protects the natural environment and surface water and groundwater resources;

e) Conserves cultural heritage resources and supports the adaptive reuse of historical buildings;

f) Respects the scale, physical character and context of established neighbourhoods in areas where
reurbanization is planned to occur;

g) Facilitates residents access to locally grown and other healthy foods in neighbourhoods; and

h) Promotes building designs and orientations that incorporate energy conservation features and the
use of alternative and/or renewable energy systems.

The proposed development satisfies the Urban Area development policies for the following reasons: 

• The subject lands will result in the re-urbanization of lands located within a Major Node, which is
planned to accommodate intensification;

• The proposed development will contribute to a pedestrian friendly environment by locating the
buildings close to Bridgeport Road;

• The proposed development supports the use of transit as two GRT bus stops are located across the
street on the north side of Bridgeport Road;

• The proposed development is located in an area well served with a broad range of commercial uses,
nearby schools, active transportation and within a short walk of Uptown Waterloo.
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4.3.2 Transit Oriented Development 

Section 2.D.2 of the ROP includes policies that plan for Transit Oriented Development for sites that are served 
by existing or planned rapid transit or higher frequency transit. Transit routes exist on Bridgeport Road, Erb 
Street and Weber Street in close proximity to the subject lands, as shown in Figure 2. 

The following outlines the Transit Oriented Development policies and applicability to the proposed 
development: 

(a) creates an interconnected and multi-modal street pattern that encourages walking, cycling or the
use of transit and supports mixed-use development;

The subject lands are located in an area with a modified grid pattern of streets, providing access to the east, 
west and south. The site has frontage on Bridgeport Road East which has municipal sidewalks and is a 
planned cycling route. The development provides several direct pedestrian connections from the building 
to the sidewalk. Furthermore, cycling is encouraged and internal, secure bike parking is provided.   

(b) supports a more compact urban form that locates the majority of transit supportive uses within a
comfortable walking distance of the transit stop or Major Transit Station Area;

The proposed development replaces an automotive dealer and furniture store with a mixed-use higher-
density development that more efficiently utilizes the lands. Future residents will have direct access to transit 
routes on Bridgeport Road East, Erb Street East and Weber Street North, all within walking distance. 
Furthermore, the LRT stop in the Waterloo Public Square Station is only 900 metres away. 

(c) provides an appropriate mix of land uses, including a range of food destinations, that allows people
to walk or take transit to work, and also provides for a variety of services and amenities that foster
vibrant, transit supportive neighbourhoods;

The development is planned to include commercial uses on the ground floor oriented to Bridgeport Road 
East. The commercial uses will provide amenities to the residents and also the immediate surrounding 
community. The site is located in close proximity to an existing large scale commercial development that 
offers a wide range of uses, including two full size food stores.  

(d) promotes medium and higher density development as close as possible to the transit stop to
support higher frequency transit service and optimize transit rider convenience;

The proposed high density development is located in close proximity to two existing GRT bus stops on the 
north side of Bridgeport Road East. Furthermore, transit stops on Weber St and Erb St are a short walk away. 

(e) fosters walkability by creating pedestrian-friendly environments that allow walking to be a safe,
comfortable, barrier-free and convenient form of urban travel;
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The introduction of the proposed development will improve the Bridgeport Road streetscape by locating 
massing closer to the street, framing the public realm and locating the parking within a structure. In the 
current condition, the streetscape is dominated by surface parking, automotive oriented uses and significant 
building setbacks that may detract from the public realm. 

(f) supports a high quality public realm to enhance the identity of the area and create gathering points
for social interaction, community events and other activities;

The design includes a strong building base, with multiple entrances and a planned outdoor gathering area 
protected from the elements. The building will improve the public realm, and facilitate a more active and 
engaging streetscape. 

In summary, the proposed development conforms to the Region of Waterloo Official Plan by 
providing for a high density mixed-use development within the Built-Up Area, located within a 
Major Node in an area well served by existing transit.  
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4.4 City of Waterloo Official Plan 

The City of Waterloo 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 form, extent, nature and 
rate of growth and change within the City to 2031. The following outlines the applicable Schedules as 
contained in the Official Plan: 

Map Map Title Designation 
Schedule A: Land Use Commercial (please refer to Figure 5) 
Schedule A1: Commercial Land Uses Mixed-Use Community Commercial (please refer to 

Figure 6) 
Schedule A5: Natural Hazards Special Policy Area  (please refer to Figure 7) 

Schedule B: City Structure Major Node (please refer to Figure 8) 
Schedule B1: Height and Density Medium High Density (please refer to Figure 9) 
Schedule E: Road Classification System Regional Arterial (Bridgeport Road East) 
Schedule F: Active Transportation 

Framework 
City-Wide Cycling and Multi-Use Routes 

4.4.1.  Built-Up Area 

The subject lands are located within the Built-Up Area. Section 2.3(1) highlights that one of the main 
objectives of the Official Plan is to accommodate growth in a manner that promotes the efficient use of 
land.  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 in existing areas.  

The majority of this intensification is to be provided in the Uptown Waterloo Urban Growth Centre, and 
other designated Nodes, Corridors, and Major Transit Station Areas. As the subject lands are located within 
a Major Node (see Figure 8), they are planned (together with other lands in key designations) to 
accommodate the majority of the City’s future growth. 

4.4.2 Major Node 

Section 3.6 provides policy direction for development within Nodes. More specifically, Section 3.6(2) states 
that Major Nodes are planned as medium high to high density mixed-use areas to accommodate a range of 
uses, which may include residential, commercial, employment, social, cultural, recreational and institutional 
uses. The proposed mixed-use development that includes a mix of residential unit sizes will broaden the 
land uses within the Node and assist in transitioning the lands from auto-oriented uses to a mixed-use 
development that aligns with the policy direction for Major Nodes.   

Section 3.6.6 indicates that development should plan for the reduced reliance on automobiles by 
implementing transportation demand management and transit and active –transportation supportive 
measures. It also indicates that underground and structured parking is encouraged. The development: 
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• provides structured parking that is largely shielded from the public realm,
• has secure bicycle storage,
• is located on a Regional Road with existing transit
• Is located in proximity to key active transportation routes; and
• is located in close proximity to a wide range of commercial and employment land uses that will

also reduce reliance on the automobile

Further discussion regarding the supply of parking is included in Section 4.5 of this Report. 

4.4.3 Height and Density 

The subject lands are designated ‘Medium High Density’ (see Figure 9), which permits up to 40 metres in 
height and a maximum density of 600 bedrooms per hectare. Lands immediately to the east and to the 
north are designated High Density (81 metres and 750 bedrooms per hectare), while lands to the southeast 
are also designated Medium High Density. Lands to the west and south are designated Medium Density (20 
metres and 450 bedrooms per hectare).  

An Official Plan Amendment is proposed to re-designate the subject lands from Medium High Density to 
High Density to permit a range of building heights (16 to 22 storeys). Further discussion regarding the Official 
Plan Amendment is included below. 

4.4.4  Mixed-Use Community Commercial 

The subject lands are designated Commercial (see Figure 5), and more specifically Mixed-Use Community 
Commercial (see Figure 6). Residential uses may be permitted through zoning, and if permitted, shall 
generally be located in storeys above the ground floor within multi-storey, mixed-use buildings. Commercial 
and office employment uses shall comprise the ground floor and lower storeys of mixed-use buildings 
within this designation to foster active and vibrant streetscapes, and to maintain the commercial planned 
function. Generally, where multiple properties contain the same land use designation, it is understood that 
each individual property cannot provide all of the uses planned for the Mixed-Use Community Commercial 
designation. In this regard, a significant commercial plaza with a wide range of commercial uses, as well as 
office uses is located immediately to the north, and the Major Node generally already includes other similar 
commercial uses. The subject lands are uniquely positioned to provide residential uses to support the 
Commercial uses in the Major Node and to assist in transitioning the land uses in the area from auto-oriented 
uses to a broader mix of uses that support transit and active transportation.  

The Official Plan states that lands designated Mixed-Use Community Commercial may be zoned to permit 
residential uses above the ground floor of a multi-storey mixed-use building provided further that: 

a) Parking required for residential uses will be encouraged to be provided in a parking
structure;

i. Parking for the proposed development is located within a parking structure.
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b) The Zoning By-Law will define performance standards specific to residential development,
including but not necessarily restricted to location, amenity space, density, and parking
regulations; and

i. The Official Plan was implemented through the City’s Zoning By-law 2018-050,
which permits residential uses and that contains related performance standards.

c) Freestanding residential uses may be permitted through a comprehensive municipal
zoning process or through a site-specific Zoning By-law Amendment application where it
is determined by the City through either process that freestanding residential uses are
feasible and appropriate and that the commercial planned function of the centre or area
will not be adversely impacted. Such residential development shall only be considered
where lands are of sufficient size to accommodate multiple buildings, including one or
more buildings adjacent to the street devoted primarily to retail, service commercial and/or
office commercial uses.

i. Free-standing residential uses are not proposed.

Additionally, the gross leasable area devoted to the primary commercial uses is regulated collectively (across 
multiple properties) to contain a minimum of 13,500 square metres square meters in the Bridgeport Road 
East/Weber Street area (Policy 10.2.2.4(6)).  

The proposed land uses are permitted in the Official Plan – the mixed-use development, including ground 
floor commercial uses and residential units above aligns with the policy direction in the Official Plan to 
provide for a broad range of land uses within the Major Node. The commercial function of the area is already 
served by the larger commercial plaza immediately across the street (as well as other commercial uses at 
Bridgeport/Weber), including a full size department store, two food stores, and multiple other retail and 
restaurant uses.  

4.4.5 Special Policy Area 

The subject lands are partially within the City of Waterloo’s Special Policy Area due to their location in the 
Laurel Creek Floodplain (see Figure 7). Section 8.4.2 (4) states that development or site alteration may be 
permitted within a floodplain, when a Special Policy Area has been approved by the Province. As such, 
development is permitted, subject to other policy considerations. 

The following applies to residential development within the Special Policy Area as per Policy 8.4.2: 

(24) (c) all habitable floor space and building services, such as mechanical or electrical services, are
above the elevation of the Regulatory Flood;

• In response to this policy, no residential units are proposed on the ground floor and 
the habitable floor space is located above the Regulatory Flood Elevation or outside 
of the floodplain completely;

• The building’s mechanical and electrical rooms are located outside of the
floodplain.
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(25) The creation of any uninhabitable floor space below the elevation of the Regulatory Flood
where there is any possibility of conversion to habitable use will not be permitted. Uninhabitable
residential space associated with multi-unit development created below the elevation of the
Regulatory Flood may be permitted and will be floodproofed to the elevation of the Regulatory
Flood. Such areas may include foyers, recreation rooms, communal storage areas, and other
uninhabitable floor space that are normally associated with multi-unit residential development;

• The area within the floodplain, at grade, is planned as an outdoor amenity space.

(26) Access to new residential buildings and mixed-use buildings containing residential space will
be provided to ensure safe access/evacuation at the Regulatory Flood elevation. The determination
of safe access shall be made by the Grand River Conservation Authority in an evaluation of the
combination of flood depths and flood flow velocities as they affect individual sites. However, in no
case shall residential development be permitted where access/evacuation routes are subject to
flood depths in excess of 0.8 metres or flood flow velocities in excess of 1.7 metres per second or
where the product of depth and velocity exceeds 0.4 square metres per second under Regulatory
Flood conditions. The provision of safe access within these parameters shall be provided by the
raising of all or part of the site to suitable elevations to permit safe pedestrian evacuation or access
under wet conditions. Surface parking associated with residential uses in the Two Zone Policy Area
will also conform to the safe access standards outlined above.

A small portion of the building is located within the Special Policy Area. Vehicular access is provided in two 
locations, including one location entirely outside of the floodplain. Pedestrian ingress/egress is also 
proposed in multiple locations outside of the floodplain. In this regard, the development is able to achieve 
‘safe access’.  

Policy 8.4.2 outlines the following requirements for commercial uses within the Special Policy Area: 

(43) Commercial uses such as retail, office, service and personal service commercial uses shall be
flood proofed to the Regulatory Flood elevation except where it can be demonstrated to the Grand
River Conservation Authority and the City that the level of flood protection would impair the viability 
of commercial operations. In such cases, a reduction in flood protection requirements may be
permitted, but in no case shall the reduction be more than 1 metre below the Regulatory Flood
elevation. This elevation will provide protection to, at minimum the 100-year flood elevation or
higher.

The majority of the commercial space is located outside of the floodplain, including the proposed entrances. 
Floodproofing measures can be incorporated for the portion of the building within the floodplain. 

The proposed development has provided safe access for vehicles and pedestrians to the residential and 
commercial uses in conformity with the Special Policy Area. Parking that is located within the Special Policy 
Area is proposed for the commercial use.  The development is not proposing to change the land use 
planning framework for the portion of the site within the floodplain – it is proposed to remain Mixed-Use 
Community Commercial and Medium High Density, 40 Metres. 
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4.4.6 Official Plan Amendment Request 

The Official Plan Amendment proposes to amend the Official Plan as follows: 

1. Re-designate all of the lands outside of the Special Policy Area from ‘Medium High Density, 40
metres’ to ‘High Density, 81 metres’ on Schedule B1

The High Density designation permits a maximum height of 81 metres and a maximum density of 750 
bedrooms per hectare. The proposed development includes 3 buildings, all of which conform to the High 
Density designation. No changes in land use are proposed and no increase in density beyond the permitted 
750 bedrooms per hectare is proposed. 

As discussed earlier, the lands are located within a Major Node – one of the key areas within the City planned 
to accommodate a greater share of growth. The lands are surrounded by properties designated for 6, 12 and 
25 storeys of height. All of the surrounding lands are either within a Major Node or Minor Corridor, while the 
Uptown Waterloo Urban Growth Centre (Primary Node) is less than 200 metres to the west.  

Bridgeport Road is a Regional Arterial Road, planned to accommodate higher volumes of traffic, generally 
from Hwy 85 in the east through to Uptown Waterloo. Easterly movements would be accommodated via 
Erb Street, which can be accessed via Devitt Street or Moore Avenue. The lands are ideally situated to 
accommodate greater height and density, as they: 

1. Are located within a Major Node;

2. Have excellent access to the Regional road network, including Bridgeport Road, Erb Street and
Weber Street;

3. Are located within 200 metres of the Urban Growth Centre and walking distance to the wide range
of commercial, cultural and employment uses within the Uptown;

4. Are located directly across the street from a large commercial development that offers a full range
of retail and service commercial uses, including a department store and food store;

5. Have excellent access to the GRT network, including two bus stops on the north side of Bridgeport
Road, a bus stop on Erb Street at Devitt Avenue and several bus stops on Weber Street, all within
walking distance;

6. Have access to the ION LRT station in the Uptown Waterloo Public Square, which is less than a 1km
walk from the subject lands;

7. Have access to the City’s Active Transportation network, including the Laurel Trail and the Spurline
Trail, which provide access to key destinations in Waterloo and Kitchener;

8. Are within walking distance of Elizabeth Ziegler Public School and Glen Acres Park;

9. Are located a significant distance from planned low-rise residential neighbourhoods.
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As discussed earlier, a small portion of the subject lands are located within the Special Policy Area. Staff, in 
consultation with the Ministry, has referred to Section 3.1.4 a) of the PPS, which states as follows: 

The designation of a Special Policy Area, and any change or modification to the official plan policies, 
land use designations or boundaries applying to Special Policy Area lands, must be approved by the 
Ministers of Municipal Affairs and Housing and Natural Resources and Forestry prior to the approval 
authority approving such changes or modifications  

Through reference to this Section of the PPS, staff has noted that an increase in height and/or density would 
constitute a “change or modification to the official plan policies.” While the proposed development does 
not propose an increase in height or density within the Special Policy Area, there are significant portions of 
the City’s planned growth areas that are located within the Special Policy Area, including significant portions 
of the Urban Growth Centre (Primary Node), the Major Node at Bridgeport/Weber and the Minor Corridor 
linking the two (as well as other planned growth areas at University Ave/Weber St and University 
Ave/Westmount Rd). As a result these planned areas of growth are limited to their existing permissions in 
the Official Plan, unless the province approves changes to the Special Policy Area. In some cases, due to 
greater constraints associated with the floodway, lands within these planned growth areas may have very 
limited growth potential. The Official Plan Amendment for the subject lands will assist the City and the 
Region in achieving its growth objectives, without requiring greater development intensity within the 
Special Policy Area. 

In summary, the lands are located in an area of the City that would permit walking to key destinations serving 
the day-to-day and week-to-week needs of residents. The lands are also located in an area planned for 
intensification, and are located a significant distance from lands planned for low density residential uses.  

Building Design and Transition to Adjacent Lands 

The site design has considered the surrounding lands, their planned land uses and heights and has provided 
a concept site plan that locates the greatest height on the north-easterly portion of the site (Tower A). The 
adjacent lands to the northeast are designated High Density, 81 metres. The proposed 22 storey building 
would be comparable to what is already permitted on the adjacent lands and would be compatible with 
the future development of those lands.  

A transition in height has been incorporated on the southerly portion of the site where Tower C is proposed 
for 16 storeys in height. Lands adjacent to Tower C are designated for 6 or 12 storeys in height. A 16 storey 
building in this location allows for a transition in height to both adjacent lands and provides the required 
amount of tower separation to ensure there is more than sufficient physical separation to permit a tower or 
mid-rise built form on the adjacent lands. Greater separation (more than 11 metres at the closest point) is 
provided from the lands to the south, which contain a low rise apartment building and surface parking. 

Similarly, a transition in height is proposed for the westerly portion of the site – Tower B is proposed for 19 
storeys. The tower is situated more than 13 metres from the rear lot line and the lands to the south, which 
contain an existing low-rise apartment building and surface parking. The driveway access for the adjacent 
apartment building is located on the west side of the subject lands. This driveway, combined with the 
driveway access for the subject lands provides approximately 15 metres (11 metres within the subject lands) 

Floodplain Constraints 
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of separation from Tower B to the rear lot lines of the lands on Devitt Avenue to the west. The lands on Devitt 
Avenue are planned for Medium Density development (6 storeys/20 metres). The lands at the corner of 
Devitt Avenue and Bridgeport Road East are currently used for surface parking and are part of the Major 
Node. 

As the Shadow Study also demonstrates, the shadows fall to the north and northeast, largely onto 
commercial parking lots or the adjacent automotive garage, and not to the south or southeast where the 
residential uses are planned and existing. 

In summary the site design has considered building placement and building height to provide for an 
appropriate transition to the surrounding lands, while also providing appropriate physical separation to 
allow those lands to develop/intensify in the future.  

4.4.7 Official Plan Summary 

In summary, the Official Plan Amendment to re-designate the lands from ‘Medium High Density, 40 Metres’ 
to ‘High Density, 81 Metres’ is appropriate for the subject lands. The site design has considered the context 
and the planned and existing development patterns in the surrounding area. The lands are located within 
a Major Node, which is planned to accommodate higher densities. Furthermore, the lands are located 
close to the City's Urban Growth Centre and are directly across the street from a significant commercial 
development that includes a full range of retail and service commercial uses, including two full size food 
stores. Finally, the lands have excellent access to the Regional transit network, nearby active transportation 
routes (Laurel Trail, Spurline Trail) and the broader road network. 

4.5 City of Waterloo Zoning By-law 2018-050 

The subject lands are zoned Mixed-Use Community Commercial 40 (C1-40) in Bylaw 2018-050 (see Figure 
10). The subject lands are also within Parking Area E as depicted on Schedule A1 (see Figure 11).  

To implement the Official Plan Amendment, a Zoning Bylaw Amendment is proposed to rezone the lands 
to the C1-60 and C1-81 zones. The lands within the Special Policy Area are not proposed to change – they 
will remain zoned C1-40. Site Specific Provision 47 also applies to the subject lands, which permits a multi-
unit residential building on the rear potion of the subject lands and a maximum of 20% surface parking on 
the rear portion. To permit the proposed development, new site specific provisions are required.  

Properties immediately surrounding the subject lands to the north, west, and east are primarily zoned C1 as 
well, with various height variations, including 60 metres directly across Bridgeport Road and 81 metres 
adjacent to the subject lands to the east.  To the south and surrounding these commercial areas, lands are 
zoned Residential Mixed-Use (RMU). 
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4.5.1 Site Data Table for Zoning Compliance 

The following tables summarize the regulations of the Mixed-Use Community Commercial Zone (C1) and 
identifies, in bold, where relief from the Bylaw regulations is required.   

General Mixed-Use Community Commercial Zone Provisions 

Regulation Required Provided 
Street Line Setback (min) 5.0 metres 5.0 metres 
Side Yard Setback (min) 5.0 metres 5.0 metres 
Rear Yard Setback (min) 5.0 metres 5.0 metres 
Number of Buildings on a Lot More than one (1) main 

building permitted 
Three towers, one podium 
proposed 

C1-40, C1-60 and C1-81 regulations 

Regulation Zone Required Provided 

Density (minimum) C1-40 150 bedrooms per hectare More than 150 bedrooms per hectare 
C1-60 
C1-81 

Density (maximum) C1-40 600 bedrooms per hectare Combined maximum density is 698 
bedrooms (692 provided) C1-60 675 bedrooms per hectare 

C1-81 750 bedrooms per hectare 
Building Height 
(maximum) 

C1-40 40 metres and 12 storeys 21.3 metres and 6 storeys 
C1-60 60 metres and 18 storeys Tower C – 53.7 metres and 16 storeys 
C1-81 81 metres and 25 storeys Tower A – 72.9 metres and 22 storeys 

Tower B – 63.3 metres and 19 storeys 
Podium Height 
(maximum) 

C1-40 14.8 metres 21.3 metres including the 1.2 metre 
parapet – note that the portion of the 
site zoned C1-40 does not have a tower 

C1-60 21 metres 
C1-81 21 metres 

Tower Separation 
(minimum) 

C1-40 
C1-60 
C1-81 

22 metres from a tower on 
the same lot; and/or 
11 metres from an interior lot 
line 
Combined 22 metres from 
internal side lot line, provided 
a minimum of 6 metres is 
provided on one side 

Tower A to Tower B = 22 metres 
Tower A to Tower C = 22.5 metres 
Tower B to Tower C = 23.9 metres 

Tower A to east lot line = 11.3 m 
Tower C to east and west lot line 
combined = 28 m (9 m as the min) 
Tower C to the south lot line = 11.7 m 
Tower B to the south lot line = 13.4 m 
Tower B to the west lot line = 11 m 
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Horizontal Tower 
Dimension 
(maximum) 

C1-40 
C1-60 
C1-81 

40 metres Tower A = 40 metres 
Tower B = 51 metres 
Tower C = 40 metres 

Tower Footprint 
(maximum) 

C1-40 
C1-60 
C1-81 

1,000 square metres Tower A = 830.7 m2 
Tower B = 937.5 m2 
Tower C = 796.5 m2 

Tower Stepback 
above Podium 
(including front 
building façade and 
flankage building 
façade) (minimum) 

C1-40 
C1-60 
C1-81 

3 metres Tower A = 4.9 metres 
Tower B = 22 metres 
Tower C = N/A 

Amenity Area C1-40 
C1-60 
C1-81 

3 square metres for the first 
bedrooms and 2 square 
metres for each additional 
bedroom in the dwelling unit 
(1868 m2) 

Ground Floor Outdoor Amenity Area = 
455 m2 

Balconies = 4,404.7 m2

Total = 4,860 m2 

Maximum 
Commercial 
Building Floor Area 

C1-40 0.33 floor area ratio 
(3,256 m2) 

600 m2 
C1-60 
C1-81 

Parking Regulations: 

Regulation Required Provided 
Parking (Area E 
on Schedule A1) 

Residential use – 1 space/unit 
Residential visitor – 0.1 spaces/unit 
Non-Residential – 3.20 spaces/100m2 building 
floor area 
Total required = 564 spaces 

0.9 spaces/unit (residents) 
0.1 spaces/unit (visitors) 
2.4 spaces/100 m2 (non-
residential) 
Total provided = 508 spaces 

Structured 
Parking on First 
Storey 

a.) A minimum twenty five percent (25%) of the 
first storey shall be comprised of one or more of 
the following uses: commercial uses; institutional 
uses; entrance / foyers; lobby, reception area; 
seating area, and the like; circulation spaces, such 
as hallways, elevators, and the like; hydro 
transformer room     

>25%

b.) Located entirely behind the area devoted to 
the uses specified is section a.).        

complies 

c.) For an interior lot, the building floor area 
devoted to the uses specified in section a.) shall 
abut the entire front building facade.       

complies 
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Bicycle Parking A minimum zero-point-three (0.3) Type A spaces 
shall be provided for each dwelling unit; 

and a minimum zero-point-three (0.3) Type B 
spaces shall be provided for each dwelling unit. 

For non-residential uses, bicycle spaces shall be 
provided at a minimum rate of 25% of the motor 
vehicle parking spaces  

306 Type A spaces 

(296 total Type A and B spaces 
required) 

Loading Space For a non-residential use with a floor area of 250-
2,500 square metres, 1 Type B Space is required.  

For Residential buildings with 76-900 bedrooms, 
1 Type A space is required 

3 Type A spaces provided 
1 Type B space provided 

4.5.2 Special Provisions 

As the above tables demonstrate, the proposed development complies with the majority of the 
regulations in the C1-40, C1-60 and C1-81 zones. The following site specific provisions are required to 
permit the development: 

• A maximum horizontal tower dimension for Tower B of 51 metres;

• A residential parking rate of 0.9 spaces per unit; and

• A non-residential parking rate of 2.4 spaces per 100 m2.

4.5.3 Horizontal Tower Dimension 

Towers A and C comply with the maximum horizontal tower dimension. Tower B is situated on the 
western side of the site, separate from Towers A and C, which are on the eastern side of the site. Tower B 
complies with all of the required setbacks, both from the internal lot lines and from the other towers on 
the site and with the maximum footprint for a tower. Tower B has a larger footprint and length compared 
to Towers A and C to accommodate additional large two-bedroom units, offering additional housing 
choice and variety to future residents. The additional length of the tower does not impact the adjacent 
lands and has minimal impact on the shadows cast, which largely fall to the north and east towards 
Bridgeport Road and the commercial uses. The tower has been situated a significant distance from the 
street, and is surrounded by a podium on three sides. In our opinion, the increase in horizontal tower 
dimension is appropriate for Tower B, as it permits the inclusion of a variety of unit sizes, while achieving 
the design objectives of compact building design (it does not exceed the maximum permitted footprint) 
in a podium/tower format. 

4.5.4  Parking 

The subject lands are located within Area E on the Parking Overlay (Schedule A1 to the Zoning Bylaw). 
Area E applies to various areas in the City, including the Major Node at Weber and Bridgeport. The lands to 
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the west (west of Moore Ave, approximately 180 metres to the west of the subject lands) are located 
within Area B. Lands with Area E that are zoned C1 require the following parking rates: 

• 1.0 spaces per unit for residents
• 0.1 spaces per unit for visitors
• 3.2 spaces per 100m2 of non-residential floor area

Lands within Area B, 180 metres to the west require the following parking rates: 

• 0.75 spaces per unit for residents
• 0.1 spaces per unit for visitors
• 2.4 spaces per 100m2 of non-residential floor area

The difference between Area B and E is a 25% reduction in residential and non-residential parking rates 
(there is no change in the visitor parking rate). Area E applies in other areas of the City, significantly further 
from the Uptown, including Minor Nodes in the west (Erb/Ira Needles and Erbsville/Laurelwood) and in the 
northeast near RIM Park. 

The development is proposing a 10% reduction in parking for residents. Parking will be unbundled from 
the units – future residents will have the choice of paying for, or not paying for a parking space. Given the 
alternative transportation options (active transportation and transit stops) in the area and proximity of the 
lands to a wide range of commercial and employment uses, the lands are well situated to reduce the 
reliance on the automobile for all users. Furthermore, Uptown Waterloo is located a short distance to the 
west, within walking distance, which provides additional commercial and employment uses and multiple 
additional transit routes, include the ION LRT. 

The development includes non-residential uses on the ground floor, facing Bridgeport Road East. The floor 
area of the space is 600 m2. In the C1 zone in Area E, a parking rate of 3.2 spaces per 100m2 is required, 
which would equal 20 parking spaces - a high amount for a relatively small space. As discussed earlier for 
the residential parking supply, the lands are in a very walkable area, with transit stops in very close 
proximity to the lands. Although the use has not yet been determined, with the mixed-use nature of the 
project, there is an expectation that some of the residents will also utilize the commercial space on site – 
these residents would not create new demand for parking. The proposed parking rate of 2.4 spaces per 
100m2 is the same rate that applies within Area B, less than 200 metres to the west. This rate would require 
15 parking spaces, resulting in a 5 space reduction. In our opinion, given the location of the lands, the 
mixed-use nature of the project and the small scale of the non-residential use, 2.4 spaces per 100m2 is an 
appropriate parking rate.  

4.5.5  Zoning By-law Amendment Summary 

The subject lands are zoned Mixed-Use Community Commercial 40 (C1-40) which permits a range of 
commercial uses, as well as residential units within a mixed-use building above the ground floor. No change 
to the land uses are proposed, or to the zoning category. The Zoning Bylaw Amendment proposes to 
maintain the C1-40 zone within the portion of the site in the Special Policy Area and to rezone the balance 
of the lands C1-60 and C1-81. 
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We note that the potion of the lands that are to remain zoned C1-40 do not contain a tower, but only a 
portion of the podium as it applies to the remainder of the site. Although it is not clear whether relief from 
the Bylaw is required to permit a 21.3 metre tall building on this portion of the site, out of an abundance of 
caution, we recommend that a clause be added to the site specific bylaw to permit a 21.3 metre tall podium 
on this portion of the site. This will allow for a seamless and coordinated building design. 

The development complies with the majority of the regulations, including tower separation, tower step 
backs and tower footprint. Site specific provisions are proposed to permit Tower B with a greater horizontal 
dimension to accommodate larger units, and to permit minor reductions in the residential and non-
residential parking rates. In our opinion, the Zoning Bylaw Amendment is appropriate for the subject lands, 
and will permit the redevelopment of an underutilized auto-oriented commercial use into a high density 
development that is compatible with the surrounding land uses.  
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5.0 SUMMARY OF
SUPPORTING STUDIES 
5.1 Functional Servicing and Preliminary Stormwater Management Report 
C. F. Crozier & Associates Inc. prepared a Functional Servicing & Preliminary Stormwater Management
Report. The Report concludes:

• Water demand for the development will be met by connecting to an existing 150 mm water
service on Bridgeport Road East

• Sanitary conveyance from the development will be provided by connecting to the existing
sanitary sewer on Bridgeport Road East.

• The site’s stormwater will be collected in catchbasins and conveyed through the municipal storm
sewer system for events up to and including the 5-year storm event.

• Stormwater quality controls will be provided by an in-line oil grit separator installed downstream
of the underground stormwater storage tank.

Please see the Report for further details. 

5.2 Pedestrian Wind Assessment 
SLR completed a Pedestrian Wind Assessment that evaluated the wind conditions on and around the site, 
and provided recommendations to mitigate wind impacts in key outdoor areas. The Assessment 
concluded: 

• The wind safety criterion is met at all areas on-site and surrounding the proposed development in
both the Existing and Proposed Configurations. However, wind safety criterion is exceeded at level
7 amenity terrace. It is recommended to plan outdoor activities in the areas with calmer wind
conditions.

• Wind conditions on the site, including entrances are expected to be suitable for the intended use
year-round

• The outdoor amenity space at Level 7 is predicted to be windier than desired throughout the year.
Wind control measures are recommended

• On the sidewalks surrounding the proposed development, wind conditions are suitable for the
intended usage

• SLR will work with the team as the design progresses in to the Sit Plan Approval Process to
determine practical and effective wind mitigation measures for the terrace.
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Although the 7th floor podium extends around all three towers, it is not intended that the entire 7th floor 
will be planned and programmed as an outdoor amenity area. The Wind Assessment has identified 
preferred areas to locate outdoor amenity areas, as well as mitigation measures that can be incorporated 
to reduce wind impacts in the areas that will be planned for outdoor amenity use. The project team will 
work with SLR through the future site plan process to incorporate mitigation measures as part of the 7th 
floor outdoor amenity area plan. 

5.3 Energy Strategy 

ABA has prepared an Energy Strategy which considers preliminary opportunities for energy conservation, 
alternative sources of heating and cooling and other tools to reduce greenhouse gas emissions. Please 
refer to the Energy Strategy for more details. 

5.4  Noise Study 

SLR completed an Environmental Noise Assessment, which evaluated both road and stationary noise 
impacts. The Assessment considered impacts of the environment on the development, the development 
on itself and the development on the surrounding area. The Assessment concluded that: 

a) Impacts of the environment on the proposed development can be adequately controlled without
upgraded glazing, without acoustic barriers, with the inclusion of appropriate ventilation and
warning clause requirements;

b) Impacts of the proposed development on itself are not anticipated and can be adequately
controlled by following the design guidance outlined in the report;

c) Impacts of the proposed development on the surroundings are expected to meet the applicable
guideline limits and can be adequately controlled by following the design guidance outlined in
the report.

Please see the Assessment for further details. 
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6.0 CONCLUSION
This Planning Justification Report concludes that the proposed Official Plan Amendment and Zoning By-law 
Amendment applications for 81 and 85 Bridgeport Road East to permit the proposed development is in the 
public interest and represents good planning on the site for the following reasons:  

1. The proposal is consistent with the Provincial Policy Statement. The development represents the
intensification of an underutilized site, in an area planned to accommodate a greater proportion of
the City’s future growth. Furthermore, the development does not propose any increase in density
within the portion of the site located in the Special Policy Area;

2. The proposal conforms to the Growth Plan for the Greater Golden Horseshoe. The lands are located
within a Major Node, within the City’s Built-Up Area and are located in an area well served by existing
transit and active transportation. The introduction of high density residential uses will broaden the
land uses in the area, which contains a wide range of commercial and employment uses;

3. The proposed development conforms to the Region of Waterloo Official Plan. The proposed
development is compatible with surrounding planned land uses, and represents transit-oriented
development;

4. The Official Plan Amendment does not propose any changes to the land use framework. The change
from the Medium-High to the High Density designation is appropriate for the lands;

5. The development complies with the majority of the performance standards in the C1-40, C1-60 and
C1-81 zones, including regulations for tower separation, tower footprint and tower stepbacks;

6. The site specific parking rates are appropriate for the lands, in their context and given the smaller
non-residential use proposed for the lands;

7. The technical studies support the redevelopment, and conclude that the proposed development is
appropriate for the subject lands.

Respectfully submitted, 

MHBC 

Trevor Hawkins, M.PL, MCIP, RPP Rachel Neiser, MSc 
Partner  Planner 
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