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1. Introduction

1.1 Background

GS P Grou pInc . has been retained by N orthfield P roperties L P (the “O wner”)as the

P lanningC ons u ltants forthe property 525 to 565 C ones togo Road W es t, formerly owned

by Krau s Flooring(the “S ite”). The S ite is 10 . 7 hec tares in s ize and was formerly u s ed by

the Krau s Grou pofC ompanies as theirinternationalhead offic e and manu fac tu ring

fac ilities , inc lu d ingS tru d ex Fibers (manu fac tu ringfibermaterials )and Krau s C arpets

(manu fac tu ringbroad loom c arpets ). The S ite is c u rrently oc c u pied by two bu ild ings witha

totalgros s floorarea ofapproximately 8 1 , 0 0 0 m²and bis ec ted by an exis tinghyd ro tower

c orrid or, s plittingthe property into two-third s northand one-third s ou thofthe c orrid or. The

largerbu ild ingnorthofthe hyd ro c orrid or, mu nic ipally known as 565 C ones togo Road

W es t, was previou s ly oc c u pied by the offic e and manu fac tu ringu s es . The s maller

bu ild ings ou thofthe hyd ro c orrid or, mu nic ipally known as 525 C ones toga Road W es t, was

previou s ly u s ed forwarehou s e pu rpos es .

D u ringthe preparation ofthe new C ity ofW aterloo O ffic ialP lan in 20 12 , the entire S ite

was “D EFERRED ”, pend ingthe preparation ofa fu tu re M as terP lan forthe red evelopment

ofthe S ite, whic hwou ld inc lu d e a s ignific antemploymentc omponent. The d eferralwas

end ors ed by bothC ity and RegionalC ou nc ils antic ipatingthe preparation ofa M as terP lan

and the s u bmis s ion offu tu re private land u s e planningapplic ations .

In 20 16 to 20 1 7 , the C ity ofW aterloo initiated the L ightRailTrans it(referred to a “L RT”)

S tation A rea P lanningexerc is e. D u ringthatproc es s , the O wners u bmitted a fu tu re vis ion

forthe red evelopmentofthe S ite c ontemplatinga fu tu re mixed -u s e c ommu nity. H owever,

the C ity’ s L RT S tation P lanningproc es s was pau s ed bec au s e ofthe new GrowthP lan

(Ju ly 1 , 2 0 1 7 ), wherein the P rovinc e wou ld notallow employmentland c onvers ions withou t

a M u nic ipalC omprehens ive Review. A s a res u lt, only a partialimplementation ofthe L RT

S tation P lanningproc es s was applied . The northerly one-third ofthe S ite remained

“D EFERRED ”in the O ffic ialP lan.

The majority ofthe S ite is c u rrently d es ignated forbu s ines s employmentpu rpos es . The

S ite is loc ated within 8 0 0 metres ofboththe C ones toga iO N S tation A rea and N orthfield

iO N S tation A rea and therefore c ons id ered within a majortrans its tation intens ific ation

area, whic his intend ed to ac c ommod ate a mix ofmed iu m and highd ens ity res id ential,

c ommerc ialand employmentu s es , in ac c ord anc e withthe exis tingP rovinc ial, Region and

C ity planningpolic y framework.
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The Region ofW aterloo initiated a c omprehens ive review ofthe RegionalO ffic ialP lan in

A u gu s t20 1 8 (the “RO P Review”), whic hinc lu d ed a land need s as s es s mentu s ed to inform

the d es ignation ofnew and /orthe c onvers ion ofexis tingemploymentland s as partofthe

RegionalO ffic ialP lan and C ity ofW aterloo O ffic ialP lan. A s partofthis review, N orthfield

P roperties L P req u es ted c ons id eration be given to es tablis hingpermis s ions fornon-

employmentu s es alongwithemploymentu s es forthe S ite. In res pons e to this req u es t,

the Region rec ommend ed thatthata portion ofthe S ite be red es ignated to permitnon-

employmentu s es while a portion ofthe S ite remain as employmentu s es (Regional

Report: P D L -C P L -21-16, A pril20 , 2 0 21).

In ac c ord anc e withthe rec ommend ations ofRegionalReport: P D L -C P L -21-16, N orthfield

P roperties L P is propos ingto red evelopthe S ite as a mas ter-planned mixed -u s e

c ommu nity thatwillc ontain res id ential, employment, c ommerc ial, c ommu nity and open

s pac e u s es , provid ingforthe intens ific ation ofan u nd eru tilized u rban property. The

propos ed red evelopments c heme inc lu d es 8 fu tu re d evelopments bloc ks c onnec ted by

internald riveways , walkways , and c ou rtyard s . Fu tu re d evelopmentofthe property will

inc lu d e bu ild ings rangingin s ize from 3-to 35 s toreys atopan expans ive u nd ergrou nd

parkings tru c tu re c ombined witha s u rfac e parkingfac ility. H igh-d ens ity res id entialu s es

withs ome at-grad e c ommerc ialand retailu s es willbe provid ed on the northern portion of

the S ite withemploymentand offic e s pac e opportu nities provid ed on the s ou thern portion

ofthe property. The propos ed red evelopments c heme inc lu d es a ped es trian promenad e

extend ingalongthe C ones toga P arkway frontage witha fu tu re ped es trian brid ge provid ing

a d irec tc onnec tion to the N orthfield iO N S tation wes tofthe parkway.

1.2 Proposed Applications

N orthfield P roperties L P is s u bmittingapplic ations forO ffic ialP lan A mend ment, Zoning

B y-law A mend mentand D raftP lan ofS u bd ivis ion. Thes e private applic ations are

c ons is tentwiththe rec entrec ommend ations ofthe Region related to employmentland

c onvers ions and are intend ed to be c ons id ered in c onju nc tion withthe M u nic ipal

C omprehens ive Review c u rrently beingc ompleted by the Region.

The propos ed O ffic ialP lan A mend mentwillred es ignate the northern portion ofthe S ite

from B u s ines s Employmentto M ixed -Us e H ighD ens ity Res id entialto permitres id ential,

c ommerc ialand c ommu nity u s es alongwiths ite s pec ific polic y provis ions to reflec tthe

d es ign intentand objec tives ofthe propos ed d evelopment. The s ou thern portion ofthe

S ite willmaintain the c u rrentB u s ines s Employmentd es ignation withs ite s pec ific polic y

provis ions to reflec tthe s pec ific s ofthe propos ed red evelopment.
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The propos ed ZoningB y-law A mend mentwillrezone the S ite ac c ord ingly to permita mix

ofemployment, res id ential, c ommerc ialand c ommu nity u s es withs ite s pec ific zoningto

reflec tthe d etails ofthe propos ed d evelopment.

The D raftP lan ofS u bd ivis ion willes tablis h 8 fu tu re d evelopmentbloc ks , allowinga

phas ed approac hto the d evelopmentand c ons tru c tion ofthe S ite and c reating

opportu nities forthe fu tu re s ale and /orleas e ofbloc ks within the overallproperty.

A P re-C ons u ltation M eetingwas held on Janu ary 20 , 2 0 2 0 withs tafffrom the C ity of

W aterloo, Region ofW aterloo, M inis try ofTrans portation and Grand RiverC ons ervation

A u thority. A c opy ofthe P re-C ons u ltation M eetingRec ord has been inc lu d ed as

Appendix A.

1.3 Report Context and Structure

This reporthas been prepared to provid e planningju s tific ation in s u pportofthe

applic ations forO ffic ialP lan A mend ment, ZoningB y-law A mend mentand D raftP lan of

S u bd ivis ion and inc lu d es :

 A d es c ription ofthe s ite his tory, exis tingc ond itions , and c ontextwithin the C ity of

W aterloo and the immed iately s u rrou nd ingc ommu nity;

 A s u mmary ofthe propos ed mas terd evelopmentc onc ept, inc lu d ingd evelopment

popu lation projec tions and phas ing;

 A s u mmary ofthe propos ed planningapplic ations ;

 A s u mmary ofthe find ings and rec ommend ations ofalls u pportings tu d ies and

reports ; and

 A n analys is ofthe relevantprovinc ialand mu nic ipalplanningpolic ies applic able to

the propos ed applic ations as the bas is forplanningju s tific ation, inc lu d ingpolic ies

related to employmentland c ons id erations .
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2. Site Overview and Context

2.1 Site Location and Description

The S ite is loc ated on the norths id e ofthe C ity ofW aterloo (the “C ity”), immed iately north

ofthe C ones toga P arkway (H ighway 8 5). The S ite has a totalarea of10 . 7 hec tares (26. 4

ac res )with223. 8 8 metres offrontage on N orthfield D rive, approximately 560 metres of

frontage on C ones togo Road and approximately 630 metres offrontage on C ones toga

P arkway (the “P arkway”). The S ite is generally bou nd by N orthfield D rive to the north,

C ones otgo Road to the eas t, exis tingemploymentu s es to the s ou th, and C ones toga

P arkway to the wes t(Figure 1). The S ite is legally d es c ribed as P artofL ot8 , German

C ompany Trac t, P arts 1 , 2 , 3, 4, 5 & 6, 5R-40 92 , S ave and Exc eptP art7 on W R8 11662

and P art6 on W R8 38 58 1 , and mu nic ipally known as 525 and 565 C ones toga Road .

2.2 Existing Site Overview

The S ite is one ofthe larges tand

mos tprominentred evelopment

opportu nities in the Region of

W aterloo (“Region”). Itis c u rrently

oc c u pied by two exis tingbu ild ings

withan overalltotalgros s floorarea

ofapproximately 8 1 , 0 0 0 m²

(approximately 8 7 2 , 0 0 0 ft²)withthe

two bu ild ings on the property

s eparated by a 45. 7 2 metre-wid e

s ervic ingc orrid orforW aterloo

N orthH yd ro (“W N H C orrid or”).

The northportion ofthe property at565 C ones togo Road (B u ild ingA )c ontains an exis ting

one to 4-s torey bu ild ingpreviou s ly u s ed formanu fac tu ring, warehou s ing, d is tribu tion, and

ad minis trative offic es alongwiths u rrou nd ings u rfac e vehic u larand tru c kparkingfac ilities

and s hipping/rec eivingfac ilities . The lowerlevelofB u ild ingA was c ons tru c ted in the early

to mid -1960 s witha nu mberofad d itions between the early 197 0 ’ s and late 1990 ’ s .

B u ild ingA has s everald riveway ac c es s points to C ones togo Road withno d irec td riveway

c onnec tions to N orthfield D rive.

Existing site

Building A

Building B
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The s ou thportion ofthe property at525 C ones togo Road (B u ild ingB )c ontains an

exis ting, s mallers ingle-s torey metalc lad bu ild ingpreviou s ly u s ed forwarehou s ingand

d is tribu tion alongwithtru c ks hipping/rec eivingfac ilities and a s u rfac e vehic u larparkinglot.

B u ild ingB was c ons tru c ted in the early 1990 ’ s and had one d riveway ac c es s to the

bu ild ingand two d riveway ac c es s points to an exis tings u rfac e parkingfac ility loc ated to

the s ou thofthe bu ild ing.

Building B

Building A, Warehouse and Distribution

Building A, Northfield Drive frontageBuilding A, Northfield Drive frontage

Building A, Administrative Offices
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The topography ofthe S ite generally falls from northeas tto s ou thwes t, toward s an exis ting

waterc ou rs e alongthe s ou thwes tern bou nd ary ofthe property. The exis tingN orthfield

D rive right-of-way is approximately 2 to 5 metres higherthan the S ite whereas C ones togo

Road is generally atthe s ame elevation.

The s ou thwes tern portion ofthe S ite, whic hc ontains a s mallwaterc ou rs e as s oc iated with

ForwellC reek, is regu lated by the Grand RiverC ons ervation A u thority (“GRC A ”). The

waterc ou rs e d rains from the wes ts id e ofthe P arkway (u nd erthe rightofway)via a

c u lvertthatterminates atthe ed ge ofthe S ite. The waterc ou rs e then d rains s ou th, parallel

to the P arkway. B oththe flood plain and ec ology ofthis featu re were evalu ated as a part

ofthis s u bmis s ion. There are exis tingmatu re trees and vegetation loc ated in the vic inity

ofthe waterc ou rs e. In ad d ition, there are exis tingmatu re trees and land s c aped areas at

the princ ipalbu ild ingentranc es and arou nd the perimeter.

The followingmu nic ipaland u tility s ervic e c onnec tions c u rrently exis ton the S ite:

 L oc al30 0 -mm-d iameterwatermains on N orthfield D rive and C ones togo Road with

mu ltiple c onnec tions to the exis tingbu ild ings /s tru c tu res ;

 A 2 0 0 -mm to 30 0 -mm-d iameters anitary s eweron C ones togo Road withthe

exis tings ewerc ros s ingthe hyd ro c orrid orand provid ingmu ltiple c onnec tions to

the exis tingbu ild ings /s tru c tu res ;

 A 30 0 -mm-d iameters torm s eweron C ones togo Road and an exis ting90 0 -mm-

d iameters torm s ewerwithin hyd ro c orrid or;

 A 250 -mm-d iameters teelgas main on the s ou ths id e ofN orthfield D rive with

ad d itionalgas s ervic es provid ed on eithers id e ofthe hyd ro c orrid orvia a 10 0 -mm-

d iameters teelgas main on C ones togo Road ;

 Telec ommu nic ation s ervic es provid ed alongN orthfield D rive and C ones togo Road ;

and

 W aterloo N orthH yd ro trans formers tation on C ones togo Road d irec tly oppos ite the

S ite provid ingbothabove-and below-grad e hyd ro s ervic e c onnec tions .

2.3 Site Context

The S ite has a prominentloc ation in proximity to an interc hange withthe P arkway,

c entrally loc ated between two iO N Rapid Trans itS tations and alongthe N orthfield D rive

arterialroad (Figure 2) . The S ite is loc ated on the s ou ths id e ofN orthfield D rive and eas t

ofthe P arkway withc onnec tions to the C ones toga P arkway provid ed via the N orthfield

D rive interc hange and the KingS treetN orthinterc hange (approximately 1 km northofthe

S ite).
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The S ite is s itu ated within boththe N orthfield and C ones toga iO N S tation A reas , whic hare

intend ed to provid e fora large portion ofthe C ity’ s fu tu re intens ific ation and

red evelopmentopportu nities . The S ite is loc ated approximately 30 0 metres wes tofthe

N orthfield iO N S tation, whic hc an be ac c es s ed alongN orthfield D rive. The S ite is als o

loc ated approximately 650 metres wes tofthe C ones toga iO N S tation, whic hc an be

ac c es s ed by exis tingped es trian fac ilities on C ones togo Road , throu ghthe hyd ro c orrid or

orvia exis tingGrand RiverTrans it(GRT)loc albu s s ervic e on N orthfield D rive to King

S treetN orth. L oc alGRT Rou te 9 is loc ated alongthe N orthfield D rive frontage ofthe S ite,

provid ingd irec tc onnec tions to the C ones toga M allGRT S tation and fu rtherc onnec tions to

s everalC ity-and Region-wid e GRT Rou tes , inc lu d ingiXpres s Rou tes 20 1 and 2 0 2 .

N orthfield D rive is the mos tnortherly arterialroad thatc onnec ts the eas tand wes ts id es of

the C ity overthe P arkway and plays an es s entialrole in promotingc onnec tivity and the

movementofpeople throu ghtrans itrid ers hipand au tomobile ac ros s the C ity. H owever,

the exis tingP arkway overpas s d oes notprovid e an id ealc onnec tion forped es trians and

c yc lis ts d u e to the exis tingP arkway ramps , the L RT trac ks , and res tric ted vehic u lar

movements .

The S ite is immed iately s u rrou nd ed by exis tinglow-ris e employmentu s es to the eas t,

between C ones togo Road and KingS treetN orth. M any ofthes e properties are s mallwith

limited opportu nities forintens ific ation. There is a mix ofexis tingc ommerc ialand light-

ind u s trialu s es alongN orthfield D rive to the eas tand wes tofthe S ite; thes e properties are

als o s mallin s ize withfragmented owners hip, provid inglittle opportu nity forc ons olid ation

and intens ific ation.

From a broad erc ommu nity pers pec tive, the S ite is loc ated approximately 650 metres wes t

ofa range and mix ofexis tingc ommerc ialand retailu s es atthe inters ec tion ofN orthfield

D rive and KingS treetN orth, inc lu d ingC ones toga M all. The S ite is als o loc ated

approximately 8 50 metres eas tofa mix ofc onvenienc e and neighbou rhood c ommerc ial

u s es atthe inters ec tion ofN orthfield D rive and W eberS treetN orth, inc lu d ingbu tnot

limited to food s tores , res tau rants , pers onals ervic es , and financ ialins titu tions .

The S ite is proximate to three exis tinglow-ris e res id entialneighbou rhood s (Figure 2) .

L akes hore D is tric tand L akes hore N orthD is tric tare loc ated approximately 8 50 metres

wes tofthe S ite. Thes e D is tric ts are pred ominated by low-d ens ity res id entialu s es . The

L akes hore D is tric tneighbou rhood inc lu d es parks , s c hools and c ommu nity u s es , inc lu d ing

N orthfield P ark, S u nnyd ale Gard ens , S irEd garB au erC atholic Elementary S c hool, C ed ar

B rea P u blic S c hool, A lbertM c C ormic kA rea and W aterloo P u blic L ibrary B ranc hand

S u nnyd ale C ommu nity C entre. The L akes hore N orthneighbou rhood inc lu d es L akes hore
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O ptimis tP ark, P inebrookP arkand N orthlake W ood s P u blic S c hool. B othD is tric ts als o

have s everalplac es ofwors hipand religiou s ins titu tions .

L inc oln D is tric tis loc ated approximately 1 . 5 km wes tofthe S ite on the wes ts id e of

C ones toga M all. The L inc oln D is tric tneighbou rhood c ontains s everalparks and

c ommu nity s ervic es , inc lu d ingKings c ou rtP ark, B lu es tream P ark, A nnd ale P arkand

Kid s A bility. The L inc oln D is tric tals o c ontains s everalplac es ofwors hip.
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3. Proposed Development

3.1 Development Intent

N orthfield P roperties L P is propos inga c ompac t, high-d ens ity, mixed -u s e red evelopment

ofthe S ite. Itwillbe a mixed -u s e neighbou rhood thatwillinc lu d e a range ofmid and high-

ris e hou s ingoptions , s treet-frontingretails pac es , offic e employmentand c ommerc ialu s es

in prominentloc ations and a networkofc onnec ted open s pac e and amenity areas . The

attac hed D emons tration P lan (Figure 3) illu s trates a mix ofres id ential, offic e, c ommerc ial,

c ommu nity and open s pac e, withres id entialu s es c onc entrated on the northportion ofthe

S ite (northofthe W N H C orrid or)and employmentu s es c onc entrated on the s ou thportion

ofthe S ite (s ou thofthe M N H C orrid or). P rivate s treets in a mod ified grid pattern provid es

foran integrated , regu larrhythm ofbu ild ings withpu blic , ped es trian c orrid ors , c ou rtyard s ,

and u s able open s pac es . M u lti-u nitres id ential, mixed -u s e bu ild ings and employment

bu ild ings willrange in heightfrom 3 to 35-s toreys , generally c as c ad ingd own from the

inters ec tion ofthe P arkway and N orthfield D rive s ou therly, withthe lowes tfu tu re bu ild ing

heights as s oc iated withthe employmentu s es id entified in the s ou therly third ofthe S ite.

A limited amou ntofretailand c ommerc ialgrou nd flooru s es willbe oriented toward s the

internalC ones toga Road as wellas the internals treetpattern witha networkofinternal

parks , amenity s pac es and promenad e ac c es s ible to res id ents and the broad er

c ommu nity. O ffic e and employmentu s es willbe c onc entrated atthe s ou thern end ofthe

S ite withvis ibility from C ones toga P arkway and C ones togo Road . The D emons tration

P lan c ontemplates approximately 18 , 2 16. 0 0 m²(196, 0 8 1 . 8 ft²)oftotalgros s offic e floor

area, 1 , 98 8 . 0 m²(21 , 399. 4 ft²)oftotalc ommerc ialgros s floorarea and a totalof2 , 534

res id entiald wellingu nits .

B u ild ings as s oc iated withB loc ks 4 and 5 willorientretailand c ommerc ialu s es toward s

C ones togo Road and the private internald riveway (S treets A , B and C ), animatingthe

pu blic and private s treets c ape withprinc ipalentranc es and patios . P rivate d riveways will

extend internalto the S ite withbu ild ingentranc es , amenity s pac es and s ome res id ential

u nits oriented toward s internalparks and c ou rtyard s , c reatingan ac c es s ible and vibrant

pu blic realm thatwillac c ommod ate walkingand c yc ling. In ad d ition to the internal

c ou rtyard s and amenity s pac e network, the D emons tration P lan inc lu d es an expans ive

promenad e alongthe wes tern ed ge ofthe S ite witha fu tu re ped es trian c onnec tion to the

N orthfield iO N S tation loc ated on the wes ts id e ofthe P arkway.

P arkingwillbe provid ed in the form ofu nd ergrou nd and s tru c tu red parkingfac ilities

d is tribu ted ac ros s the northern portion ofthe S ite witha s u rfac e parkingfac ility propos ed

atthe s ou thern end ofthe S ite forfu tu re offic e and employmentu s es (Figures 4 to 4C) .
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Res id entialparkinghas been provid ed u nd ergrou nd orwithin the pod iu ms offu tu re

bu ild ings withminimals hort-term s u rfac e parkingpropos ed ; u nd ergrou nd parkinghas

been avoid ed u nd erthe internalprivate road networkto ens u re no c hallenges in the fu tu re

phas ingofc ons tru c tion and /orregis tration ofthe d evelopment. A lloffic e and employment

parkingwillbe provid ed as partofa s u rfac e parkinglot

Figure 5 s c hematic ally illu s trates the ped es trian overpas s ac ros s the P arkway, c reating

s ignific antopportu nities forL RT rid ers hipgenerated throu ghthe red evelopment. This

overpas s c onnec tion s pans the P arkway to avoid c onflic ts witheitherexis tingorfu tu re

M inis try ofTrans portation (the “M TO ”)plans , c ontemplates the c hange in grad e eas tand

wes tofthe P arkway, and u tilizes Region land s and land s u nd ereas ementby the C ity to

ac c es s the N orthfield S tation. A partners hipbetween the M TO and mu nic ipalities willbe

req u ired to ac c omplis hthis importantc onnec tion. Ultimately, itis antic ipated thatd aily

iO N L RT rid ers hipfrom the fu tu re popu lation from this new neighbou rhood c ou ld be over

3, 50 0 trips perd ay.

The red evelopmentofthe S ite willc reate a d is tinc td es tination neighbou rhood res pons ive

to the c u rrentmarketd emand s forintegrated c ommu nities , es tablis hinga trans it-oriented

c ommu nity and provid inga ric h u rban environmentto live, workand play.

N ote thatthe D emons tration P lan has been prepared to artic u late the c u rrentd es ign vis ion

and intentofN orthfield P roperties L P forthe overallred evelopmentofthe S ite and is

s u bjec tto fu tu re refinements and ad ju s tments bas ed on loc aland Regionalmarket

c ons id erations as wellthe objec tives ofthe fu tu re d eveloper(s ).
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3.2 Development Master Plan and Phasing

The M as terP lan id entifies a totalof15 fu tu re bu ild ings , rangingin s ize from 3-s toreys to a

maximu m of35-s toreys and s pread overa totalof8 fu tu re d evelopmentbloc ks (referto

Figure 3). The followingprovid es a s u mmary ofeac hofthe fu tu re d evelopmentbloc ks :

Table 3: Development Master Plan

Block

No.

Total

GFA (m²)

*

Office

GFA (m²)

Commerci

al GFA

(m²)

Residential

GFA (m²)

Podium

GFA (m²)

Residential

Units

Parking**

1 66, 7 93. 6 -- -- 58 , 1 8 4 8 , 60 8 . 6 567 460

2 41 , 560 . 5 -- -- 36, 2 23 5, 337 . 5 350 2 8 1

3 42 , 569 -- -- 34, 369 8 , 2 0 0 355 229

4 32 , 1 7 4 -- 994 26, 7 65. 6 4, 414. 4 292 490

5 29, 7 59 -- 994 24, 350 . 6 4, 414. 4 2 7 0

6 52 , 130 . 2 -- -- 52 , 130 . 2 36, 8 47 . 2 38 4 40 4

7 31 , 58 8 -- -- 31 , 58 8 2 1 , 7 26 316 255

8 1 8 , 2 16 1 8 , 2 16 -- -- -- -- 511

* Inc lu d ing pod iu m parkingbu tnotu nd ergrou nd parking

* * P lu s 1 8 s hort-term s u rfac e parkings pac es

D etails pertainingto eac hD evelopmentB loc k, inc lu d ingthe nu mberand s ize ofbu ild ings ,

mix and loc ation ofu s es , vehic u larand ped es trian ac c es s points , ac c es s to parking, and

land s c ape and c ommon amenity areas is c ontained in the M as terP lan & D es ign

Gu id elines Reportprepared by GS P Grou pand s u bmitted in s u pportofthe propos ed

d evelopment.

W hile the overallphas ingofd evelopmentand d etails ofc ons tru c tion have yetto be

finalized , the M as terP lan willlikely be implemented and c ons tru c ted in mu ltiple phas es

withB loc k1 (northwes tc ornerofthe S ite)beingthe firs tphas e ofd evelopmentand

c ons tru c tion. Itis antic ipated thatfu rtherphas ingwillc apitalize on the prominentfrontage

alongthe P arkway withB loc k3 and 6 movings ou therly followingthe c ons tru c tion ofB loc k

1 . The phas ingofthe balanc e ofthe M as terP lan willinc lu d e thos e B loc ks withfrontage

alongC ones togo Road (B loc ks 2 , 4, 5 and 7 ), alongwithorfollowed by the

implementation and c ons tru c tion ofB loc k8 . This antic ipated phas ingis s u bjec tto c hange,

bas ed on fu tu re owners hipofthe S ite as wellas loc al, Regionaland nationalres id ential,

offic e and c ommerc ialmarkettrend s and d emand s . W hile the overallmix and loc ation of

res id ential, offic e and c ommerc ialu s es willgenerally remain the s ame, the timingand

phas ingofthe d evelopmentmay be refined as partoffu tu re d etailed d es ign.
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3.3 Development Statistics and Projections

The overalld evelopments tatis tic s are provid ed on a bloc k-by-bloc kbas is . The

red evelopmentis antic ipated to yield an employmentpopu lation foroffic e and retail

s pac es as wellas workfrom home of7 59. 7 8 jobs , plu s a totalof2 , 534 res id entialu nits

witha projec ted popu lation of4, 561 . 2 pers ons . C ombined , the overallpopu lation

projec tion is approximately 5, 320 . 98 pers ons withan approximate d ens ity of497 res id ents

and jobs perhec tare.

Totalres id entialu nitc ou ntand non-res id entials pac e ofthe propos ed d evelopmentand

the c orres pond ingGrowthP lan and Region ofW aterloo d ens ity projec tions are broken

d own and provid ed in Tables 2 and 3 below.

Table 2: Development Statistics

Block Residential Office Commercial

Units P eople Jobs * m² Jobs m² Jobs

1 567 1 , 0 2 0 . 6 2 8 . 58 -- -- -- --

2 350 630 1 7 . 64 -- -- -- --

3 355 639 17 . 8 9 -- -- -- --

4 292 525. 6 14. 7 2 -- -- 994 12 . 43

5 2 7 0 48 6 13. 61 -- -- 994 12 . 43

6 38 4 691 . 2 19. 36 -- -- -- --

7 316 568 . 8 15. 92 -- -- -- --

8 -- -- -- 18 , 2 16 60 7 . 2 -- --

TOTAL 2 , 534 4, 561 . 2 1 2 7 . 7 2 1 8 , 2 16 60 7 . 2 1 , 98 8 24. 8 6

* W orkfrom home rate of2 . 5% oftotalpopu lation u s ed bas ed on Region ofW aterloo method ology.

Res id entialpopu lation as s u mptions 1 . 7 7 people/u nit

O ffic e popu lation as s u mptions 1 pers on/30 m²

C ommerc ialpopu lation as s u mptions 1 pers on/8 0 m²

Table 3: Development Population Projections

Total People 4, 561 . 2

Total Jobs 7 59. 7 8

Total People + Jobs 5, 32 0 . 98

Total Site Area 1 0 . 7 ha

Overall Projected Density 497
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4. Proposed Applications

The followingprovid es s u mmaries ofthe propos ed O ffic ialP lan A mend ment, ZoningB y-

law A mend ment, and D raftP lan ofS u bd ivis ion applic ations . A s s es s mentand ju s tific ation

ofthe propos ed applic ations perthe applic able P rovinc ial, Regionaland C ity planning

polic y frameworkare provid ed in S ec tions 6 and 7 ofthis Report.

4.1 Official Plan Amendment

The propos ed O ffic ialP lan A mend mentwilld es ignate mos tofthe S ite as M ixed -Us e H igh

D ens ity Res id ential(Figure 6). The propos ed O ffic ialP lan A mend mentwillals o inc lu d e

the followings pec ialprovis ions :

 Removalofthe “D EFERRED ”notation applyingto the northerly third ofthe S ite as

noted on S c hed u le A , S c hed u le A 2 , S c hed u le A 6, S c hed u le B and S c hed u le B 1 .

 A d d new generalpolic ies to the O ffic ialP lan regard ingthe red evelopmentofthe

S ite, inc lu d ingbu tnotlimited to the d es ign intentofthe P ropos ed D evelopment,

the inc lu s ion ofminimu m and maximu m gros s bu ild ingfloorareas requ irements for

employmentand c ommerc ialu s es , the es tablis hmentofa private internald riveway

networkto fu nc tion as formaland legallotfrontage forfu tu re d evelopmentbloc ks ,

s ervic ingand infras tru c tu re, phas ingofd evelopmentand u rban d es ign.

 Red es ignate as M ixed -Us e H ighD ens ity Res id entialand ad d the followings pec ial

provis ions for“A rea A ”:

o P ermita high-d ens ity res id entialbu ild ingwithgrou nd -floorretailand

c ommerc ialu s es c apitalizingon the prominentloc ation and view ofthis

portion ofthe S ite

o P ermitted u s es to inc lu d e high-d ens ity res id entialwithac c es s ory, retail,

res tau rants , financ iales tablis hments , pers onals ervic es , med ic alc linic s ,

offic es and pers onals ervic es at-grad e

o Res id entialu s es permitted in s tand -alongbu ild ingorwithin a mixed -u s e

bu ild ing

o N on-res id entialu s es only permitted within a mixed -u s e bu ild ing

o C hild -c are c entres , s piritu alu s es and c ommu nity u s es notpermitted in

bu ild ings withfrontage on C ones togo Road

o To permita maximu m bu ild ingheightof35 s toreys

 Red es ignate as M ixed -Us e H ighD ens ity Res id entialand ad d the followings pec ial

provis ions for“A rea B ”
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o P ermitted u s es to inc lu d e med iu m and high-d ens ity res id entialwith

ac c es s ory retail, res tau rants , financ iales tablis hments , pers onals ervic es ,

med ic alc linic s , offic es and pers onals ervic es at-grad e

o Res id entialu s es permitted in s tand -alongbu ild ingorwithin a mixed -u s e

bu ild ing

o N on-res id entialu s es only permitted within a mixed -u s e bu ild ing

o C hild -c are c entres , s piritu alu s es and c ommu nity u s es notpermitted in

bu ild ings withfrontage on C ones togo Road

o To permita maximu m bu ild ingheightof25 s toreys

 M aintain the B u s ines s Employmentd es ignation for“A rea D ”and ad d the following

s pec ialprovis ions for“A rea D ”

o C hild -c are c entres , s piritu alu s es and c ommu nity u s es notpermitted in

bu ild ings withfrontage on C ones togo Road orad jac entto the s ou th

property bou nd ary

The propos ed O ffic ialP lan A mend mentwou ld als o d es ignate the portion ofthe S ite

id entified as “A rea C ”to O pen S pac e, P arkand O therO pen S pac es withs pec ial

provis ions to permita s u rfac e parkingfac ility as s oc iated withbu s ines s employmentu s es

withno bu ild ings ors tru c tu res .

The d etails ofthe propos ed O ffic ialP lan A mend mentwillbe revis ed and refined throu gh

fu rtherd is c u s s ions withand review ofthe applic ation by the Region and C ity as wellas

inpu tfrom the fu tu re d eveloper(s )ofthe S ite.
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4.2 Zoning By-law Amendment

The propos ed ZoningB y-law A mend mentwillrezone the S ite from Fu tu re D etermination

(FD )to Res id entialM ixed -Us e Zone (RM U), B u s ines s EmploymentTwo (E2)and P arks &

Rec reation (O S 1)(Figure 7). The d etails ofthe propos ed ZoningB y-law A mend mentare

as follows :

 Es tablis hoveralls ite-s pec ific exc eptions to limitthe types ofemploymentand

c ommerc ialu s es permitted on s ite, red u c e off-s treetparkingrequ irements for

res id entialand non-res id entialu s es and generalzoningregu lations and

c ons id erations pertainingto lotlines and fu tu re s u bd ivis ion ofthe land , inc lu d ing

the c ons id eration ofthe internalprivate road networkas formaland legallot

frontage forfu tu re d evelopmentbloc ks

 Rezone “A rea A ”to Res id entialM ixed -Us e (RM U-8 1)witha s ite-s pec ific exc eption

to permitres id entialu s es in s tand alone bu ild ings oras partofa mixed -u s e

bu ild ing, permitnon-res id entialu s es only as partofa mixed -u s e bu ild ingand

es tablis hminimu m and maximu m d ens ity and heightreq u irements

 Rezone “A rea B ”to Res id entialM ixed -Us e (RM U-8 1)witha s ite-s pec ific exc eption

to permitres id entialu s es in s tand alone bu ild ings oras partofa mixed -u s e

bu ild ing, permitnon-res id entialu s es only as partofa mixed -u s e bu ild ing, limitthe

types ofnon-res id entialu s es permitted and es tablis hminimu m and maximu m

d ens ity and heightreq u irements

 Rezone “A rea C ”to P arks & Rec reation (O S -1)withs ite-s pec ific exc eptions to

permita s u rfac e parkingfac ility as s oc iated withbu s ines s employmentu s es withno

bu ild ings ors tru c tu res

 Rezone “A rea D ”to B u s ines s EmploymentTwo (E2-2 7 )witha s ite-s pec ific

exc eption to res tric tthe loc ation ofc hild -c are c entres , s piritu alu s es and

c ommu nity u s es ofnon-res id entialu s es permitted and es tablis hminimu m and

maximu m heightrequ irements

The d etails ofthe propos ed ZoningB y-law A mend mentwillbe revis ed and refined throu gh

fu rtherd is c u s s ions withand review ofthe applic ation by the Region and C ity as wellas

inpu tfrom the fu tu re d eveloper(s )ofthe S ite.
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4.3 Draft Plan of Subdivision

The propos ed D raftP lan ofS u bd ivis ion is bas ed on the M as terP lan thatid entifies how the

S ite is propos ed to be d eveloped , inc lu d ingbu ild ingc onfigu rations , interiorprivate road s ,

parkingramps and open s pac es (referto Figure 3). The propos ed D raftP lan of

S u bd ivis ion is s hown on Figure 8 (“D raftP lan”). The D raftP lan propos es to s u bd ivid e the

S ite into 8 mixed -u s e bloc ks withB loc ks 2 , 4, 5, 7 and 8 havingfrontage on C ones togo

Road and B loc ks 1 , 3 and 6 ac c es s ed via a fu tu re private d riveway. B loc k9 is the H yd ro

C orrid orthatwillremain open s pac e. The D raftP lan als o inc lu d es a private road network

thatwillprovid e vehic u larac c es s and mu nic ipals ervic ingand u tility c orrid ors thatc onnec t

eac hofthe 8 fu tu re d evelopmentbloc ks . Eac hfu tu re d evelopmentbloc kwillinc lu d e

pod iu m and u nd ergrou nd parking(Figures 4 to 4c). Finally, as id entified in the Fu nc tional

S ervic ingand S tormwaterM anagementReport, eac hfu tu re d evelopmentbloc kwillhave

ind ivid u alfu tu re rights ofac c es s and s ervic ingc onnec tions . The phas ingofd evelopment

foreac hofthe bloc ks id entified in the D raftP lan is ou tlined in S ec tion 3. 2 this Report.

The d etails ofthe propos ed D raftP lan willbe revis ed and refined throu ghfu rther

d is c u s s ions withand review ofthe applic ation by the Region and C ity.
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5. Supporting Studies

The P re-C ons u ltation A pplic ation proc es s id entified a nu mberoftec hnic als tu d ies requ ired

to ad d res s and as s es s tec hnic almatters u s ed to inform the propos ed red evelopment

s c heme. The followingprovid es briefs u mmaries ofthos e tec hnic als tu d ies ; however, eac h

reports hou ld be reviewed in d etailto gain a fu llu nd ers tand ingofthe tec hnic almatters

ad d res s ed .

5.1 Scoped Environmental Impact Study

N atu ralRes ou rc e S olu tions Inc . prepared a S c oped EnvironmentalImpac tS tu d y (d ated

A u gu s t14, 2 0 2 0 )to as s es s the exis tingnatu ralfeatu res on S ite, inc lu d ingthe waterc ou rs e

as s oc iated withForwellC reekloc ated on the s ou thwes tportion ofthe S ite (referred to as

“S c oped EIS ”). The S c oped EIS was notid entified as partofthe P re-C ons u ltation

proc es s , bu titwas c ons id ered importantgiven the potentialimplic ations ofthe flood plain

and s tormwatermanagements trategies to be implemented throu ghthe red evelopment.

The S c oped EIS inc lu d ed field programs to inves tigate potentialhabitatforS pec ies atRis k

and S ignific antW ild life H abitatas wellas field s u rveys forflora, bat, and aqu atic habitat

as s es s ments . N o s pec ies atris k, s ignific antwild life, and habitatofs ignific antwere

id entified on S ite.

The S c oped EIS als o evalu ated the propos ed ped es trian brid ge c ros s ingoverthe

P arkway on boththe eas tand wes ts id es ofthe c onnec tion. Itwas c onc lu d ed thatthere

willbe no impac tto fis hhabitatormovements , and there willbe no ris kto flood d amage to

ad jac entproperties throu ghthe c ons tru c tion ofthe ped es trian overpas s , s u bjec tto GRC A

approvals .

Finally, the S c oped EIS evalu ated the impac ts offu tu re s tormwaterd rainage. Itwas

c onc lu d ed thatthe exis tingc ond itions ofthe S ite are pred ominantly imperviou s and that

there may be opportu nities to improve fu tu re waterq u ality throu ghd etailed and

c ons tru c tion c ons id erations , s u c has rooftops torage.

5.2 Functional Servicing and Stormwater Management Report

W alterFed y prepared a Fu nc tionalS ervic ingand S tormwaterM anagementReport(d ated

Ju ne 6, 2 0 2 1)(the “FS R Report”). The pu rpos e ofthe FS R Reportis to id entify how the

P ropos ed D evelopmentwillbe s ervic ed , inc lu d ingwater, s anitary and s torm c onnec tions

to the exis tingmu nic ipalinfras tru c tu re and inc lu d ed a preliminary s tormwater

managementd es ign.
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The Reportc onc lu d ed the followingregard ings ite s ervic ingand s tormwatermanagement:

 The exis ting30 0 mm d iameters anitary s eweravailable to the S ite on C ones otgo

Road is s u ffic ientto ac c ommod ate the propos ed red evelopment; however,

ad d itionalc apac ity c ons traints are expec ted in the L owerForwellC reekTru nk

S anitary S ewerwithan ad d itional46 L /s ofs anitary flow expec ted from the S ite;

 The exis ting30 0 mm d iameterwatermain on C ones toga Road is s u ffic ientto

provid e d omes tic and fire flows forthe propos ed red evelopment; however,

ad d itionalwaters ervic e c onnec tions to N orthfield D rive may be requ ired ;

 P re-d evelopmentfloorrates forthe 2-year, 5-yearand 10 0 -years torm events will

be metin pos t-d evelopmentc ond itions as propos ed d evelopmentwillres u ltin

overallles s imperviou s area c ompared to exis tingc ond ition

 The id entified flood plain is a res u ltofflood s torage from bac kwatereffec ts and not

a flood way forc onveyanc e; itwillremain ou ts id e ofthe d evelopments limits forthe

S ite

 A s torm s eweris propos ed to replac e the d itc halongthe northproperty limits

within the N orthfield D rive right-of-way;

 W aterloo N orthH yd ro’ s d is tribu tion infras tru c tu re willbe impac ted by the P ropos ed

D evelopmentand willrequ ire fu rthermod ific ations as partofd etailed s ite d es ign;

 S iltfenc ing, filterfabric and c ons tru c tion entranc e mu d mats willprovid e foreros ion

and s iltation c ontrolas partoffu tu re c ons tru c tion; fu rthereros ion and s iltation

c ontrolmeas u res willbe reviewed d u ringd etailed d es ign; and

 Forthc omingregu lations , the Rec ord ofS ite C ond ition and as s oc iated C P U may

impos e ad d itionalres tric tions on the s ite to be followed d u ringand after

c ons tru c tion.

5.3 Traffic Impact Study and Transportation Demand Management Report

P arad igm Trans portation S olu tions L imited (“P TS L ”)prepared a Trans portation Impac t

S tu d y (“TIS ”)and Trans portation D emand M anagementReport(“TD M Report”)(d ated

Ju ne 20 21)in s u pportofthe propos ed applic ations . The TIS inc lu d es an analys is of

exis tingtraffic c ond itions , forec as ted to fu llbu ild ou tc ond itions , an analys is offive years

beyond fu llbu ilt-ou tand rec ommend ations forimprovements to mitigate traffic impac ts .

The TIS c onc lu d es thatbas ed on bac kgrou nd traffic operations , allinters ec tions within the

s tu d y area willoperate atad equ ate levels ofs ervic e to the 20 32 fu llbu ild -ou ttime horizon.

B as ed on totaltraffic operations , whic hwou ld inc lu d e bothbac kgrou nd and d evelopment

traffic , the followingimprovements are rec ommend ed :
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 A northbou nd left-tu rn lane with15 metres ofs torage lengthbe c ons tru c ted at

C ones toga Road atpropos ed A c c es s 1

 A northbou nd left-tu rn lane with15 metres ofs torage lengthbe c ons tru c ted at

C ones toga Road atpropos ed A c c es s 2

 A northbou nd left-tu rn lane with25 metres ofs torage lengthbe c ons tru c ted at

C ones toga Road atpropos ed A c c es s 3

 A northbou nd left-tu rn lane with15 metres ofs torage lengthbe c ons tru c ted at

C ones toga Road atpropos ed A c c es s 4

 A northbou nd left-tu rn lane withprotec ted /permis s ive s ignalphas ingbe

c ons tru c ted on C ones toga Road atN orthfield D rive

 A n eas tbou nd right-tu rn lane be c ons tru c ted aton C ones toga Road atKingS treet

N orth.

P leas e referto Figure 9 forthe id entified improvements .

The TD M Reportc onc lu d ed thatin ac c ord anc e withthe Region ofW aterloo’ s TD M

C hec klis t, the propos ed red evelopmentofthe S ite is rated as TD M S u pportive, res u ltingin

a 25% red u c tion in parkingd emand . The s pec ified TD M parkingred u c tion is bas ed on

exis tingpre-oc c u panc y c ons id erations , s u c has exis tingtrans itand L RT s ervic es ,

c ombined withfu tu re pos t-oc c u panc y s trategies , s u c has partic ipation in the Region of

W aterloo Travelwis e and C ommu nity C arS hare programs , on-s ite trans it, c yc lings u pport,

and u nbu nd led parking.
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5.3 Pedestrian Wind Assessment

RW D Iprepared a P ed es trian W ind A s s es s ment(d ated M ay 6, 2 0 2 1)in s u pportofthe

propos ed applic ations (“A s s es s ment”). The A s s es s mentwas bas ed on meteorologic al

d ata from the Region ofW aterloo InternationalA irportapplied to the propos ed

d evelopmentc onc epts , wind -tu nnels tu d ies u nd ertaken by RW D Ifors imilarprojec ts , and

the u s e of3D mod ellings oftware to es timate potentialwind c ond itions .

The A s s es s mentanalyzed ped es trian wind c ond itions d u ringthe s u mmerand winterto

id entify potentialexc eed anc es ofwind s afety c riteria. The followinglikely c ond itions were

id entified u pon fu llbu ild -ou t:

 Given the s ize and mas s ingofthe P ropos ed D evelopment, an inc reas e in wind

s peed s on-s ite is expec ted , bu twithno s ignific antimpac ton s u rrou nd ing

neighbou rs ;

 There is potentialfors ome on-s ite loc ations to exc eed wind s afety c riterion;

 P u blic s id ewalks are expec ted to have appropriate and ac c eptable wind c ond itions ;

 S u pplementary wind c ontrols trategies have been inc orporated in an effortto

improve c ond itions ats ome s id ewalkareas and mos tofthe majorbu ild ing

entranc es ;

 Roofd ec kc ou rtyard s have als o inc orporated d es ign featu res in an effortto red u c e

wind impac ts ; however, winterc ond itions may s tillbe a c hallenge in is olated c as es ;

and

 S c ale mod ellingtes tingin a wind tu nnelis rec ommend ed to c onfirm and q u antify

the pred ic tions in this reportand res c ind wind c ontrols trategies where req u ired .

This preliminary as s es s mentwillinform the s u bs eq u entS ite P lan C ontrolapplic ations that

willbe req u ired to be approved priorto red evelopmentofthe S ite. Fu rtherd etailed

as s es s ments , inc lu d inga wind tu nnelas s es s ment, is rec ommend ed as partoffu tu re

d etailed s ite plan d es ign, phas ing, and c ons tru c tion.

5.4 Master Plan & Design Guidelines

GS P Grou pprepared the M as terP lan & D es ign Gu id elines (d ated Ju ne 20 21)in s u pport

ofthe propos ed d evelopmentofthe S ite (“D es ign Gu id elines ”). The D es ign Gu id elines

inc lu d es a M as terP lan forthe propos ed mixed -u s e c ommu nity and provid es d irec tion for

the overallvis ion, c harac ter, form , and fu nc tion ofthe Krau s D is tric t.

The D es ign Gu id elines inc lu d e a d es c ription ofthe exis tings ite c ontext, inc lu d ings ite

c ond itions , topology, natu ralfeatu res and land s c aping, exis tingbu ild ings and ac c es s
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points , and c ommu nity c ontextas wellas a provid es a briefs u mmary ofinflu enc ingd es ign

polic y and gu id elines , inc lu d ingthe O ffic ialP lan and the C ity ofW aterloo Urban D es ign

M anu al.

The D es ign Gu id elines are organized as three interrelated layers ofthe M as terP lan:

 The S tru c tu re P lan withgenerally ou tlines the c ore s tru c tu re elements ofthe

M as terP lan, inc lu d ingthe pattern ofbu ild ings , s treets and d evelopmentbloc ks ,

c irc u lation, open s pac e areas , and generalbu iltform;

 The D evelopmentP lan thatmore s pec ific ally ou tlines and gu id es the fu tu re

d evelopmentofd ifferentbloc ktypologies within the M as terP lan and the

organization and phas ingofs u c hd evelopmentbloc ks ; and

 The P u blic Realm P lan thatou tlines and gu id es the d es ign ofinternals treets ,

ou td oors pac es , amenities , and open s pac e featu res .

The D es ign Gu id elines are intend ed to provid e d irec tion forthe overalld evelopmentofthe

M as terP lan, whic his to be implemented throu ghd etailed d es ign and s ite plan approval.

The D es ign Gu id elines provid e general, overalld irec tion forthe propos ed d evelopment

while remainingflexible and ad aptable to ad ju s tto c hanges and refinements thatare

expec ted throu ghthe d etailed d es ign and c ons tru c tion ofs u c ha c omprehens ive

d evelopmentprojec t.

5.5 Noise and Vibration Impact Study

RW D Iprepared a N ois e and Vibration Impac tS tu d y (“N VIS ”)to as s es s nois e impac ts

from road traffic on C ones toga P arkway, C ones togo Road , D u rward P lac e and N orthfield

D rive as wellas nois e from lightrailtraffic and the proximate C ones toga and N orthfield

iO N S tations . In ad d ition, potentialvibration impac ts were as s es s ed in relation to the rail

traffic nois e. Initials c reeningwas c ompleted forpos s ible s tationary nois e s ou rc es , whic h

ind ic ated no s ignific ants tationary nois e s ou rc es proximate to the S ite.

The N VIS rec ommend s the followingnois e c ontrolmeas u res forthe propos ed

d evelopment:

 The u s e ofwind ow glazingand exteriord oors withappropriate s ou nd is olation to

ad here to minimu m nois e levelreq u irements

 C ons tru c tion ofexteriorwalls to ad here to minimu m nois e levelrequ irements

 The ins tallation ofc entralairc ond itioningu nits forallbu ild ings loc ated on B loc k

1 A , 1 B , 1 C , 2 A , 2 B , 3A (toweronly), 3B , 6, 8 C and 8 D , and provis ions forthe
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fu tu re ins tallation ofc entralairc ond ition forallbu ild ings on B loc ks 3A (pod iu m

only), 4, 5, 7 A , 7 B , 8 A and 8 B

 The c ons tru c tion ofperimeternois e barriers forou td ooramenity areas as s pec ified

 The inc lu s ion ofnois e warningc lau s es related to trans portation levels and fu tu re

c ommerc ialfac ilities as req u ired

 Inc lu s ion ofwarningc lau s es related to vibration as s oc iated with

The vibration prod u c ed by light-railtrans itpas s es are within ac c eptable levels , and

therefore no vibration mitigation is req u ired .

The N VIS c onc lu d ed the propos ed d evelopmentwas feas ible from a nois e and vibration

pers pec tive, and rec ommend ed more d etailed nois e as s es s ments as partofthe fu tu re

d etailed s ite plan d es ign and s u bjec tbu ild ingpermitapplic ations

5.6 Land Use Compatibility Assessment

RW D Iprepared a L and Us e C ompatibility A s s es s ment(d ated M ay 6, 2 0 21)to ad d res s the

req u irements ofthe C ity ofW aterloo and Region ofW aterloo forc ompatibility and

mitigation (“C ompatibility A s s es s ment”). The C ompatibility A s s es s mentad d res s es the

potentialforland u s e c onflic ts aris ingfrom the proximity ofthe S ite to s u rrou nd ing

ind u s trialfac ilities whos e emis s ions have the potentialto impac tthe propos ed

d evelopment.

The C ompatibility A s s es s mentinc lu d ed a s earc hofland s within a 1 . 0 km rad iu s ofthe s ite

u s ings atellite imagery as wellas the O ntario M inis try ofthe Environment, C ons ervation

and P arks (M EC P )d atabas e forEnvironmentalC omplianc e A pprovals (EC A ’ s )and /or

EnvironmentalA c tivity and S ec torRegis trations (EA S R’ s ), a review ofthe emis s ions

reported to the N ationalP ollu tion Releas ed Inventory (M P RI), a review ofmeteorologic al

wind d ata, and the interpretation ofthis information bas ed on the M EC P D -6 C las s ific ation.

The C ompatibility A s s es s mentc onc lu d ed there are no potentialc ompatibility is s u es from

an airqu ality pers pec tive were id entified withres pec tto exis tingemploymentu s es in the

vic inity ofthe propos ed d evelopment.
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6. Policy Overview and Analysis

6.1 Ontario Planning Act

6.1.1 Matters of Provincial Interest

The P lanningA c tR.S .O .1990,c .P .13 (“P lanningA c t”)es tablis hes the frameworkforland

u s e planningin O ntario. The P lanningA c tprovid es forthe integration ofprovinc ial

matters in planningd ec is ions ; d etails a planningproc es s thatis fair, ac c es s ible, timely and

effic ient; enc ou rages c ooperation and c oord ination amongs tvariou s interes tgrou ps ; and

rec ognizes the d ec is ion-makingau thority and ac c ou ntability ofmu nic ipalc ou nc ils in the

planningproc es s ion.

The P lanningA c treq u ires thatallplanningd ec is ions s hall“have regard to”matters of

P rovinc ialinteres tas id entified in S ec tion 2 . Thes e matters are generalin natu re and

broad in range and are ad d res s ed in more d etailthrou ghthe P olic y S tatements and

P rovinc ialP lans is s u ed u nd erS ec tion 3 ofthe P lanningA c tand throu ghthe offic ialplans

ofthe Region ofW aterloo and C ity ofW aterloo. The followingtable provid es an analys is

ofthe P ropos ed D evelopmentin res pons e to the pres c ribed P rovinc ialinteres tofS ec tion

2 ofthe P lanningA c t.

S ec tion P rovinc ialInteres t Res pons e

a) The protec tion ofec ologic als ys tems ,
inc lu d ingnatu ralareas , featu res , and
fu nc tions ;

Referto S c oped EIS

b) The protec tion ofagric u ltu ralres ou rc es in
the P rovinc e;

N otapplic able

c ) The c ons ervation and managementof
natu ralres ou rc es and mineralres ou rc e
bas e;

Referto S c oped EIS

d ) The c ons ervation ofs ignific ant
arc hitec tu ral, c u ltu ral, his toric al,
arc haeologic al, ors c ientific interes ts

N otapplic able

e) The s u pply, effic ientu s e and c ons ervation
ofenergy and water;

A s the S ite is loc ated within a S ou rc e
W aterP rotec tion, the P ropos ed
D evelopmentand as s oc iated ac tivities
willbe req u ired to ad here to the
provis ions ofC lean W aterA c tand
as s oc iated S ou rc e P rotec tion P lan.

f) The ad eq u ate provis ion and effic ientu s e of
c ommu nic ations , trans portation, s ewage
and waters ervic es and was tewater
s ys tems ;

A s noted in S ec tion 2 . 2 ofthis Report,
the S ite is s ervic ed by exis ting
c ommu nic ations , trans portation,
s ewage, water, and was tewater
c onnec tions . The exis tings ervic es have
been d etermined ad eq u ate to
ac c ommod ate the fu tu re red evelopment
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ofthe S ite and willc ontinu e to be
effic iently u s ed in the fu tu re.

g) The minimization ofwas te; Fu tu re d evelopmentofthe S ite willbe
req u ired to ad here to the Res ou rc e
Rec overy and C irc u larEc onomy A c t,
S .O .2016,C hapter12,S c hed u le 1and
the req u irements c ontained therein with
res pec tto was te d ivers ion and
management.

h) The ord erly d evelopmentofs afe and
healthy c ommu nities ;

The propos ed red evelopmentofthe S ite
repres ents intens ific ation ofan exis ting,
s ervic ed u rban property. The S ite will
be d es igned to provid e fors afe ac c es s
to and from fu tu re d evelopmentand will
be phas ed in an ord erly and logic al
manner.

h. 1) The ac c es s ibility ofpers ons withd is abilities
to allfac ilities , s ervic es and matters to
whic hthis A c tapplies ;

The propos ed d evelopmentwillbe
d es igned and c ons tru c ted in ac c ord anc e
withthe A c c es s forO ntarians with
D is ability A c t,2005,S .O .2005,c .11.;
s pec ific d etails to be c onfirmed as part
ofthe S ite P lan applic ation proc es s .

i) The ad eq u ate provis ion and d is tribu tion of
ed u c ational, health, s oc ial, c u ltu ral, and
rec reationalfac ilities ;

A s noted in S ec tion 2 . 3 ofthis Report,
the S ite is proximate and c an eas ily
ac c es s s everalexis tinged u c ational,
s oc ial, c u ltu ral, and rec reational
fac ilities , inc lu d ingparks , s c hools , and
religiou s ins titu tions .

j) The ad eq u ate provis ion ofa fu llrange of
hou s ing, inc lu d ingafford able hou s ing;

The propos ed red evelopments c heme
inc lu d es high-d ens ity, mu lti-u nit
res id entiald wellings , whic hby natu re
are c ons id ered a more afford able form
ofhou s ing. Fu rtherc ons id erations for
the provis ion ofafford able hou s ingwill
be review and d is c u s s ed withthe C ity
and Region as partofapplic ation
proc es s .

k) The ad eq u ate provis ion ofemployment
opportu nities ;

The propos ed M as terP lan inc lu d es
approximately 1 , 98 8 m²ofretail
c ommerc ials pac e and approximately
1 8 , 2 16 m²offic e s pac e. The fu tu re retail
and offic e s pac e willgenerate an
employmentpopu lation ofapproximately
24. 8 6 and 60 7 . 2 jobs res pec tively
(7 59. 7 8 jobs c ombined ). This is a
mod erate inc reas e in employment
popu lation forthe S ite, whic hhad a
peakof450 employees as s oc iated with
the formerKrau s Grou pofC ompanies
operations .
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In ad d ition, the fu tu re red evelopmentof
the S ite willlikely have a 5-to 7 -year
c ons tru c tion program, generatings hort-
to med iu m-term employment
opportu nities forthe c ons tru c tion
ind u s try.

l) The protec tion ofthe financ ialand
ec onomic well-beingofthe P rovinc e and its
mu nic ipalities ;

The red evelopmentofthe S ite d oes not
req u ire any financ ialinves tmentfrom the
C ity orRegion formu nic ipal
infras tru c tu re and s ervic es . The S ite is
ad eq u ately s ervic ed by exis ting
c ommu nity and pu blic s ervic es , and
extens ion ofmu nic ipalinfras tru c tu re is
the res pons ibility ofthe fu tu re d eveloper.

The propos ed d evelopmentd oes
inc lu d e a ped es trian c onnec tion ac ros s
the P arkway to provid e a d irec t
c onnec tion to the N orthfield iO N S tation.
The propos ed ped es trian c onnec tion will
be oftremend ou s benefitto the C ity and
Region, provid inga d irec tand eas y
c onnec tion to the N orthfield iO N S tation,
thereby c reatingopportu nities for
s ignific antinc reas ed L RT rid ers hip. The
propos ed ped es trian c onnec tion will
req u ire financ ialc ontribu tions by the
mu nic ipalities .

m) The c oord ination ofplanningac tivities of
pu blic bod ies ;

The propos ed applic ations willbe
c irc u lated to allc ommentingagenc ies
and s takehold ers by the C ity forreview
and c omments priorto C ou nc il
rend eringa d ec is ion on the propos ed
planningapplic ations .

n) The res olu tion ofplanningc onflic ts
involvingpu blic and private interes ts ;

Res olu tion ofplanningc onflic ts thatmay
aris e throu ghc ons id eration ofthe
propos ed applic ations willbe ad d res s ed
as partofc irc u lation and review
proc es s , whic hwillinc lu d e informaland
formalpu blic meetings .

o) The protec tion ofpu blic healthand s afety; N otapplic able
p) The appropriate loc ation ofgrowthand

d evelopment; and
The S ite is an appropriate loc ation for
d evelopmentthrou ghintens ific ation and
red evelopmentand repres ents an
exc ellentopportu nity forgrowthwithin
the exis tingB u ilt-UpA rea.

q) The promotion ofd evelopmentthatis
d es igned to be s u s tainable, to s u pport
pu blic trans itand be oriented to
ped es trians ;

The S ite is proximate to exis tingGRT
and iO N s ervic es alongN orthfield D rive
and willad d s ignific anttrips on the L RT.
The S ite is als o within walkingd is tanc e
to s everals u rrou nd ing c ommerc ial,
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c ommu nity, ed u c ational, s oc ial, and
c u ltu ralu s es .

r) The promotion ofbu iltform that:

i) is welld es igned ;

ii) enc ou rages a s ens e ofplac e;
and

iii) provid es forpu blic s pac es that
are ofhighq u ality, s afe,
ac c es s ible, attrac tive, and
vibrant.

The propos ed d evelopmenthas been
d es igned to c reate a d es tination, mixed -
u s e nod e in northW aterloo.

The fu tu re red evelopmentofthe S ite
inc lu d es a networkofwalkways ,
c ou rtyard s , a promenad e, and c ommon
amenity areas to s erve fu tu re res id ents
thatc an als o be ac c es s ed by the pu blic .

The S ite is highly ac c es s ible from the
s u rrou nd ingroad and ped es trian
networkand is proximate to s everal
pu blic and c ommu nity s pac es .

s ) The mitigation ofgreenhou s e gas
emis s ions , and ad aption to a c hanging
c limate.

P leas e referto the S u s tainability D es ign
S tatementinc lu d ed as partofthe Urban
D es ign B rief.

B as ed on the above-noted analys is , the propos ed red evelopmentofthe S ite c onforms to

the P lanningA c t.

6.1.2 Policy Statements and Plans

S ec tion 3(5)ofthe P lanningA c ts pec ific ally requ ires thatd ec is ions ofmu nic ipalc ou nc ils

regard ingthe exerc is e ofau thority c onc erningplanningmatters “s hallbe c ons is tentwith

the polic y s tatements is s u ed u nd ers u bs ec tion (1)thatare in effec ton the d ate ofthe

d ec is ion”and “s hallc onform withthe provinc ialplans thatare in effec ton thatd ate,or

s hallnotc onflic twiththem,as the c as e may be". The P rovinc ialP olic y S tatement, Growth

P lan forthe GreaterGold en H ors es hoe and the Grand RiverS ou rc e W aterP rotec tion

P lan are applic able and relevantto the c ons id eration ofthe propos ed applic ations per

S ec tion 3(5)ofthe P lanningA c t. The GreenbeltP lan, O akRid ges M oraine C ons ervation

P lan, N iagara Es c arpmentP lan and M etrolinx A c talongwithas s oc iated polic y s tatements

d o notapply to land within the Region ofW aterloo. W hile there has been no polic y

s tatementis s u ed u nd erthe Res ou rc e Rec overy and C irc u larEc onomy A c t,the propos ed

d evelopmentwillbe req u ired to ad here to the requ irements related to was te d ivers ion and

management.

6.1.3 Criteria for Subdivisions

S ec tion 51(24)ofthe P lanningA c tid entifies a mu nic ipality’ s c ons id eration ofa d raftplan

ofs u bd ivis ion s hallhave regard to “the health,s afety,c onvenienc e,ac c es s ibility for

pers ons withd is abilities and welfare ofthe pres entand fu tu re inhabitants ”,as wellmore

s pec ific c riteria ofprovinc ialinteres t, inc lu d ingbu tnotlimited to c onformity withoffic ial

plans , s u itability ofthe P ropos ed D evelopment, c ons ervation ofnatu ralheritage
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res ou rc es , ad eq u ac y ofinfras tru c tu re, c ommu nity s ervic es and s c hools ites , and

afford able hou s ing. The effec ts ofthe P ropos ed D evelopmenton matters ofprovinc ial

interes tare reviewed and as s es s ed in terms ofthe P rovinc ialP olic y S tatement, Growth

P lan forthe GreaterGold en H ors es hoe,the RegionalO ffic ialP lan and the C ity of

W aterloo O ffic ialP lan in the followings ec tions ofthis Report.

6.2 Provincial Policy Statement

The P rovinc ialP olic y S tatement(“P P S ”)provid es polic y d irec tion on matters ofprovinc ial

interes t, and gu id es growthand d evelopmentin O ntario. The P P S s u pports land u s e

planningthatc ontribu tes to effec tive and effic ientgrowthand d evelopment, long-term

ec onomic pros perity, and the well-beingofres id ents .

The P P S is is s u ed u nd erS ec tion 3 ofthe P lanningA c tand c ame into effec ton M ay 1 ,

2 0 2 0 , replac ingthe P P S is s u ed A pril30 , 2 0 14. The followingprovid es a s u mmary ofthe

key P P S polic y c ons id eration forthe S ite as wellas ju s tific ation forthe propos ed

d evelopmentin res pons e to thes e polic ies .

The P P S enc ou rages effic ientland u s e and d evelopmentpatterns thats u pport

s u s tainability and promotes s trongand res ilientc ommu nities . P olic y 1 . 1 . 1 ofthe P P S

s tates thathealthy, liveable and s afe c ommu nities are s u s tained by:

a) promotingeffic ientd evelopmentand land u s e patterns whic hs u s tain the financ ialwell-

beingofthe P rovinc e and mu nic ipalities overthe longterm ;

b) ac c ommod atingan appropriate afford able and market-bas ed range and mix of

res id entialtypes (inc lu d ings ingle-d etac hed , ad d itionalres id entialu nits , mu lti-u nit

hou s ing, afford able hou s ingand hou s ingforold erpers ons ), employment(inc lu d ing

ind u s trialand c ommerc ial), ins titu tional(inc lu d ingplac es ofwors hip, c emeteries and

long-term c are homes ), rec reation, parkand open s pac e, and otheru s es to meetlong-

term need s ;

e) promotingthe integration ofland u s e planning, growthmanagement, trans it-s u pportive

d evelopment, intens ific ation, and infras tru c tu re planningto ac hieve c os t-effec tive

d evelopmentpatterns , optimization oftrans itinves tment, and s tand ard s to minimize

land c ons u mption and s ervic ingc os ts ; and

g) ens u ringthatnec es s ary infras tru c tu re and pu blic s ervic e fac ilities are orwillbe

available to meetc u rrentand projec tneed s .

Res pons e:The propos ed d evelopmentwillres u ltin the es tablis hmentofa vibrant,

s u s tainable mixed -u s e neighbou rhood and willc ontribu te to the overallliveability ofthe

broad erc ommu nity. In res pec tofthe above-noted polic ies ,the P ropos ed D evelopment:
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a) Repres ents s ignific antintens ific ation ofan u nd eru tilized property loc ated within the

B u ilt-u parea ofthe C ity. The fu tu re d evelopmentofthe S ite willres u ltin the

d evelopmentofa c ompac t,high-d ens ity mixed -u s e c ommu nity thatreq u ires no

financ ialinves tmentfrom the P rovinc e,Region orC ity to s u s tain the long-term viability

ofthe propos ed d evelopmentand willc ontribu te to the c ontinu ed well-beingand

pros perity ofthe C ity overthe long-term.

b) P rovid es fora range ofc ommerc ial,res id ential,c ommu nity and open s pac e u s es in

ad d ition to intens ified employmentu s es on the S ite thatwills erve the need s offu tu re

res id ents as wellas the broad erc ommu nity. The fu tu re red evelopmentofthe S ite will

broad en the range and mix ofu s es and projec ted d ens ities ofan u rban property

id eally s itu ated between two L RT s tations .

e) Effic iently u s es exis tingmu nic ipalinfras tru c tu re and hard s ervic es available to the S ite

throu ghintens ified d evelopment,and s ignific antly inc reas es the fu tu re res id entialand

employmentpopu lations throu ghc ompac td evelopmentwiths ignific antopportu nities

forinc reas ed GRT and L RT rid ers hip.

g) Is proximate to a nu mberofexis tingc ommu nity and pu blic s ervic es ,inc lu d ing

c ommu nity c entres ,pu blic parks and open s pac es ,s c hools ,and Regional-s c ale

c ommerc ialand retailopportu nities .

The P P S d irec ts growthand d evelopmentto s ettlementareas and enc ou rages land u s e

patterns thatare bas ed on d ens ities and a mix ofland u s es whic h(1 . 1 . 3. 2):

a) effic iently u s e land and res ou rc es ;

b) are appropriate for, and effic iently u s e, the infras tru c tu re and pu blic s ervic e fac ilities

whic hare planned oravailable, and avoid the need fortheiru nju s tified and /or

u nec onomic alexpans ion;

c ) minimize negative impac ts to airqu ality and c limate c hange, and promote energy

effic ienc y;

d ) prepare forimpac ts ofa c hangingc limate;

e) s u pports ac tive trans portation; and

f) are trans it-s u pportive, where trans itis planned , exis ts , ormay be d eveloped .

Res pons e:The S ite is loc ated within the B u ilt-u parea ofthe C ity. The propos ed

d evelopmentwillres u ltin a large s c ale,high-d ens ity,mixed -u s e c ommu nity thatc ombines

offic e,c ommerc ial,res id ential,c ommu nity and open s pac e u s es . W itha totalprojec ted

res id entialand employmentpopu lation ofapproximately 5,320.98 people,the propos ed

d evelopmentwillmake u s e ofexis tingmu nic ipalinfras tru c tu re withminimalimprovement

req u irements and wills ignific antly inc reas e rid ers hipopportu nities forexis tingGRT and

L RT s ervic es .Energy effic ienc y and opportu nities forrenewables willbe ad d res s ed atthe
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time ofd etailed bu ild ingd es ign.The M as terP lan inc lu d es large land s c ape s pac es and

c ou rtyard s ,maximizingarea forplantings and land s c ape featu res .

S ec tion 1 . 1 . 3. 3 req u ires mu nic ipalities to id entify appropriate loc ations and promote

opportu nities fortrans it-s u pportive d evelopmentand ac c ommod atinga s ignific ants u pply

and range ofhou s ingoptions throu ghintens ific ation where itc an be ac c ommod ated .

Res pons e:The S ite is loc ated within the C ones toga iO N S tation A rea.In ac c ord anc e with

the polic ies ofthe C ity O ffic ialP lan pertainingto M ajorTrans itS tation A reas ,whic his

d is c u s s ed in d etailin S ec tion 6.5 ofthis Report,s u c hareas are req u ired to provid e fora

mix oftrans its u pportive u s es in a c ompac tform thatc ontribu tes to higherres id entialand

non-res id entiald ens ities and c reate attrac tive plac es forworking,livingand rec reation.

W itha totalofapproximately 2,534 new res id entialu nits ,the fu tu re red evelopmentofthe

S ite s ignific antly inc reas es the s u pply and range ofhou s ingoptions proximate to the

N orthfield iO N S tation.

The P P S requ ires mu nic ipalities to provid e foran appropriate range and mix ofhou s ing

options and d ens ities to meetc u rrentand fu tu re res id entialpopu lations . In ac c ord anc e

withS ec tion 1 . 4. 3 (b), this range and mix ofhou s ingoptions c an be provid ed throu gh

permittingallhou s ingoptions to meetthe s oc ial, health, ec onomic and well-being

req u irements ofres id ents and allowingforalltypes ofres id entialintens ific ation. S ec tion

1 . 4. 3 (c )to (e)fu rtherreq u ires the following:

c ) d irec tingd evelopmentofnew hou s ingtoward s loc ations where appropriate levels of

infras tru c tu res and pu blic s ervic e fac ilities are orwillbe available…

d ) promotingd ens ities fornew hou s ingwhic heffic ientu s e land , res ou rc es , infras tru c tu re,

and pu blic s ervic es , and s u pportthe u s e ofac tive trans portation and trans it…

e) req u iringtrans it-s u pportive d evelopmentand prioritizingintens ific ation…

Res pons e:The Krau s Grou pofC ompanies previou s ly u s ed the S ite formanu fac tu ring,

d is tribu tion,and ad minis trative offic e pu rpos es withapproximately 450employees atthe

peakofits operations ,whic heq u ated to approximately 1employee per237.7 m²of

employmentgros s floorarea.The propos ed red evelopmentinc lu d es a totalof759.78 new

jobs ,whic heq u ates to 1employee per26.6 m²ofemploymentgros s floorarea.W itha

totalres id entialpopu lation projec tion ofapproximately 4,561.2 people and an overall

popu lation projec tion of5,320.98 people,the propos ed d evelopmentrepres ents s ignific ant

intens ific ation ofthe property,bringinghigheremploymentand new res id entiald ens ities to

an u nd eru tilized property withexis tingmu nic ipals ervic es and infras tru c tu re. The S ite is

loc ated between the C ones toga iO N S tation and the N orthfield iO N S tation withexis ting

GRT s ervic es operatingon N orthfield D rive;thes e pu blic trans itfac ilities are loc ated within
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a c omfortable walkingd is tanc e foremployees and fu tu re res id ents .The L akes hore,

L akes hore N orthand L inc oln c ommu nities allc ontain exis tingparks ,c ommu nity and

ins titu tionalu s es thatwillbe ac c es s ible to fu tu re res id ents by variou s mod es of

trans portation.

In s u mmary, the propos ed red evelopments c heme forthe S ite is c ons is tentwiththe P P S .

The P P S c ontains s pec ific polic ies regard ingemploymentu s es and employmentareas .

Thes e polic ies , alongwiths imilarpolic es ofthe GrowthP lan forthe GreaterGold en

H ors es hoe , the RegionalO ffic ialP lan and the C ity ofW aterloo O ffic ialP lan willbe

d is c u s s ed in d etailin S ec tion 7 . 0 ofthis Report.

6.3 Places to Grow: Growth Plan for the Greater Golden Horseshoe

The GrowthP lan forthe GreaterGold en H ors es hoe (“GrowthP lan”)provid es polic y

d irec tion on land u s e planningc ons id erations , inc lu d ingpromotingmixed -u s e, c ompac t

u rban form , red evelopmentand intens ific ation, and the effic ientu s e ofc ommu nity

infras tru c tu re.

The GrowthP lan d erives its au thority from the P lac es to Grow A c t,2005,S .O .2005,c .13,

and gu id es mu nic ipald ec is ions regard inggrowthand d evelopment. The following

provid es a s u mmary ofthe key GrowthP lan polic y c ons id eration forthe s ite as wellas

ju s tific ation forthe propos ed d evelopmentin terms ofthes e polic ies .

P olic y 2 . 2 . 1 . 2 (a)d irec ts the majority ofgrowthto s ettlementareas thathave a d elineated

bu iltbou nd ary, have exis tingmu nic ipalwaterand was tewaters ys tems , and s u pports the

ac hievementofc omplete c ommu nities . P olic y 2 . 2 . 1 . 4 fu rtherid entifies the followingpolic y

c ons id erations meantto c ontribu te to the d evelopmentofc omplete c ommu nities :

a) featu re a d ivers e mix ofland u s es , inc lu d ingres id entialand employmentu s es , and

c onvenientac c es s to loc als tores , s ervic es , and pu blic s ervic es fac ilities ;

b) improve s oc ialequ ity and overallqu ality oflife, inc lu d inghu man health, forpeople of

allages , abilities , and inc omes ;

c ) provid e a d ivers e range and mix ofhou s ingoptions , inc lu d ings ec ond u nits and

afford able hou s ing, to ac c ommod ate people atalls tages oflife, and to ac c ommod ate

the need s ofallhou s ehold s izes and inc omes ;

d ) expand c onvenientac c es s to:

i. a range oftrans portation options , inc lu d ingoptions forthe s ale,

c omfortable and c onvenienc e u s e ofac tive trans portation;

ii. pu blic s ervic es fac ilities , c o-loc ated and integrated into c ommu nity

hu bs ;
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iii. an appropriate s u pply ofs afe, pu blic ly ac c es s ible open s pac es , parks ,

trails , and otherrec reationalfac ilities ; and

iv. health, loc al, and afford able food options , inc lu d ingthrou gh u rban

agric u ltu re;

e) provid e fora more c ompac tbu iltform and a vibrantpu blic realm , inc lu d ingpu blic open

s pac es ;

f) mitigate orad aptto c limate c hange impac ts , improve res ilienc e, and red u c e

greenhou s e gas emis s ions and c ontribu te to environmentals u s tainability; and

g) integrate green infras tru c tu re and appropriate low impac td evelopment.

Res pons e:The S ite is within the B u iltB ou nd ary forthe C ity,willbe s ervic ed by exis ting

mu nic ipalwaterand was tewaters ervic es ,and willbe d eveloped as a c omplete c ommu nity

onto its elf,provid ingfora mix ofemployment,c ommerc ial,res id ential,c ommu nity and

park/open s pac e u s es . In res pec tofthe above-noted polic ies ,the propos ed d evelopment:

a) W illc reate a live/workenvironmentforfu tu re res id ents throu ghits mix ofemployment,

res id ential,c ommu nity,c ommerc ialand open s pac es u s es ,and is proximate to a

variety ofexis tingc ommu nity and pu blic s ervic es within the broad erc ommu nity.

b) W illc reate a mod ern,well-d es igned mixed -u s e c ommu nity thatprovid es a fu llrange of

amenities and s ervic es on-s ite to c aterto fu tu re res id ents as wellas the broad er

c ommu nity. The employmentand c ommerc ialpermis s ions as propos ed will

ac c ommod ate a variety ofc ompanies and bu s ines s es withbu ild ingfloorplates

res pons ive to the c u rrentmarketd emand s ,while the fu tu re res id entialu nits willrange

in type from s tu d io to three-bed room apartments ,appealingto a wid e range ofages ,

hou s ehold types and inc omes .

c ) P rovid es a variety in s ize and types ofres id entialu nits intend ed to appealto a range

ofhou s ehold types and need s ,inc lu d ingfu tu re opportu nities forafford able hou s ingto

be explored withthe Region and C ity.

d ) Is ad vantageou s ly loc ated c los e to a range oftrans portation options ;between two

exis tingiO N S tations ,alongan exis tingGRT Rou te,d irec tac c es s to s u rrou nd ingon-

s treetped es trian and c yc lingfac ilities ,and eas y ac c es s to the broad ers treetnetwork

via C ones togo Road and N orthfield D rive. The M as terP lan inc lu d es a ped es trian

c ros s ingofC ones toga P arkway provid ingd irec tac c es s to the N orthfield iO N S tation

as wellas a networkofon-s ite parkad es ,plazas and promenad es . The propos ed

d evelopmentprovid es c ombined ac c es s to on-s ite open s pac e and parkfac ilities with

ac c es s to off-s ite park,rec reation,and c ommu nity s pac es .

e) P rovid es fora mu c hmore intens ified and c ompac tform ofd evelopmenton the S ite.

The formeroperations ofKrau s C arpetinc lu d ed an approximate gros s floorarea of

81,000m²whereas the P ropos ed D evelopmentwillhave an overallgros s floorarea of
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314,790.3²(above grad e)s panningac ros s a totalof15 bu ild ings ;the intens ific ation of

d evelopmenton the S ite willinc reas e by more than 300% . This c ompac t,intens ified

u s e ofthe S ite willinc lu d e an integrated and well-d es igned networkofopen s pac es to

s erve fu tu re res id ents .

A S u s tainable D es ign S trategy has been inc lu d ed as partofthe Urban D es ign B rief,whic h

provid es c ommentary on the s u s tainable d es ign,c ons tru c tion and fu tu re operation

elements ,inc lu d ingby notlimited to energy red u c tion and c ons ervation method s ,bu ild ing

c ons tru c tion method s and materials and land s c ape featu res .

The GrowthP lan req u ires thata minimu m of50 % ofallres id entiald evelopmentoc c u rring

annu ally within the Region ofW aterloo be loc ated within the d elineated bu ilt-u parea

(2 . 2 . 2 . 1(a)).

Res pons e:W iththe ad d ition ofapproximately 4,561.2 new res id ents ,the P ropos ed

D evelopmentwillas s is tthe Region and C ity in ac hievingtheirres id entialintens ific ation

targets .

The GrowthP lan prioritizes growthand d evelopmentformajortrans its tation areas . A

M ajorTrans itS tation A rea is d efined in the GrowthP lan as :

“The area inc lu d ingand arou nd any exis tingorplanned higherord ertrans its tation

ors topwithin a s ettlementarea;orthe area inc lu d ingand arou nd a majorbu s

d epotin an u rban c ore. M ajortrans its tation areas generally are d efined as the

area within an approximate 500to 800metre rad iu s ofa trans its tation,

repres entingabou ta 10-minu te walk.”

A s illu s trated on Figure 2 , the entire S ite falls within 8 0 0 metres oftwo M ajorTrans it

S tation A reas (N orthfield iO N S tation and C ones toga iO N S tation)within a P riority Trans it

C orrid or(the L RT).

P olic y 2 . 2 . 4. 3 (a)req u ires thata minimu m d ens ity targetof160 res id ents and jobs per

hec tare forthos e areas s erved by lightrailtrans it. P olic y 2 . 2 . 4. 9 fu rthers tates that

d evelopmentin majortrans its tation areas willbe s u pported thatac hieves the following:

a) planningfora d ivers e mix ofu s es , inc lu d ings ec ond u nits and afford able hou s ing, to

s u pportexis tingand planned trans its ervic es levels ;

b) fos teringc ollaboration between pu blic and private s ec tors , s u c has jointd evelopment

projec ts ;

c ) provid ingalternative d evelopments tand ard s , s u c has red u c ed parkings tand ard s ;
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d ) prohibitingland u s es and bu iltform thatwou ld ad vers ely affec tthe ac hievementof

trans it-s u pportive d ens ities .

Res pons e:W itha totalpeople and jobs projec ted popu lation ofapproximately 5,320.98,

the propos ed d evelopmentwillres u ltin approximately d ens ity of497 res id ents and jobs

perhec tare,farexc eed ingthe minimu m d ens ity targets formajors tation areas es tablis hed

by the GrowthP lan. The propos ed red evelopments c heme inc lu d es the c ons tru c tion ofa

d irec tped es trian c onnec tion to the N orthfield iO N S tation loc ated to the wes tofthe S ite in

c ollaboration withthe C ity and Region. A tfu llbu ild -ou t,the propos ed d evelopmentis

antic ipated to generate d aily L RT rid ers hipofapproximately 3,500trips . Finally,the

ZoningB y-law A mend mentinc lu d es a red u c ed parkingreq u irementforallu s es to reflec t

the proximity ofthe S ite to exis tinglightrailand trans its ervic es .

P olic y 2 . 2 . 6. 1 (a)req u ires mu nic ipalities to s u pporthou s ingc hoic e throu ghthe

ac hievementofthe minimu m intens ific ation and d ens ity targets ofthe GrowthP lan by

id entifyinga d ivers e range and mix ofhou s ingoptions and d ens ities and es tablis hing

targets forafford able owners hiphou s ingand rentalhou s ing.

Res pons e:H ou s ingtypes id entified as partofthe M as terP lan inc lu d e mid -ris e and high-

ris e apartmentforms withu nits izes rangingin s ize and form from s tu d io d wellings to

three-bed room u nits . W hile mu lti-u nitres id entialbu ild ings are c ons id ered a more

afford able time ofhou s ing,d is c u s s ions withthe Region and C ity regard ingafford able

hou s ingoptions willbe pu rs u ed atthe time ofd etailed s ite d es ign and d evelopment.

In s u mmary, the propos ed d evelopmentc onforms withthe GrowthP lan as d emons trated

in the c ommentary provid ed above.

S ec tion 2 . 2 . 5 ofthe GrowthP lan c ontains polic ies related s pec ific ally to employmentu s es

and the c onvers ion ofemploymentland to permita broad errange ofnon-employment

u s es . Thes e polic ies are d is c u s s ed in d etailin S ec tion 7 . 2 ofthis Report.

6.4 Regional Official Plan

The new RegionalO ffic ialP lan (“RO P ”)was ad opted by the Region ofW aterloo in Ju ne

20 0 9 and rec eived finalapprovalfrom the O ntario M u nic ipalB oard (“O M B ”)on Ju ne 1 8 ,

2 0 16. The RO P provid es polic y d irec tion on planningmatters forthe Region and inc lu d es

allpolic y c hanges and amend ments s inc e the ad option ofthe RegionalO ffic ialP olic ies

P lan (“RO P P ”)in 1995.

The followingprovid es a s u mmary ofthe key RO P polic y c ons id eration forthe s ite as well

as ju s tific ation forthe propos ed d evelopmentin terms ofthes e polic ies .
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The s ite is loc ated within the bu ilt-u parea forthe C ity ofW aterloo (Figure 10). In

ac c ord anc e withP olic y 2 . C . 2 , a minimu m of45% ofallnew res id entiald evelopment

oc c u rringannu ally within the Region ofW aterloo is to be c ons tru c ted within an exis ting

bu ilt-u parea.

Res pons e:A s noted previou s ly,the ad d ition ofapproximately 4,561.2 res id ents ,the

propos ed d evelopmentwillas s is tthe Region in ac hievingtheirres id entialintens ific ation

targets .



Planning Justification Report | 525 to 565 Conestogo Road West, Waterloo 47

GS P Grou p |Ju ne 20 21

P olic y 2 . D . 1 id entifies polic ies thats hou ld be c ons id ered when reviewingnew

d evelopmentapplic ations . The followingpolic ies willens u re thatgrowthis “planned and

d eveloped in a mannerthat”:

a) s u pports the P lanningC ommu nity S tru c tu re d es c ribed in this P lan;

b) is s ervic ed by a mu nic ipald rinking-waters u pply s ys tem and a mu nic ipalwas tewater

s ys tem ;

c ) c ontribu tes to the c reation ofc omplete c ommu nities withd evelopmentpatterns ,

d ens ities and appropriate mix ofland u s es thats u pports walking, c yc lingand the u s e

oftrans it;

d ) protec ts the natu ralenvironment, and s u rfac e waterand grou nd waterres ou rc es ;

e) fac ilitates res id ents ’ ac c es s to loc ally grown and otherhealthy food s in

neighbou rhood s ;

f) promotes bu ild ingd es igns and orientations thatinc orporate energy c ons ervation

featu res and the u s e ofalternative and /orrenewable energy s ys tems .

Res pons e:The propos ed d evelopmentis a mas ter-planned mixed -u s e c ommu nity loc ated

within the bu ilt-u parea ofthe C ity. In res pec tofthe above-noted polic ies ,the propos ed

d evelopment:

a) Is loc ated within the C ity Urban A rea,whic his intend ed to be the foc u s ofthe majority

ofthe Region’s growthand d evelopment. The S ite is loc ated within two major

trans ition s tation areas and the fu tu re red evelopments c heme is c ompac t,highd ens ity

and mixed -u s e in form.

b) Is s ervic ed by exis tingmu nic ipalwaterand was tewaters ervic es on C ones togo Road

and N orthfield D rive.

c ) Inc lu d es a mix ofhigh-d ens ity res id ential,c ommerc ial,employment,c ommu nity,and

open s pac es ,c reatingan ind epend entc omplete c ommu nity withtrans it,c yc lingand

ped es trian ac c es s to the exis tingamenities and s ervic es offered throu ghou tthe

broad erc ommu nity.

d ) A s c oped EIS has been c ompleted in s u pportofthe propos ed d evelopmentand

c onfirms there is no S ignific antW ild life H abitatorS pec ies atRis k.

e) L oc ates the highes tand mos td ens e bu ild ingforms atthe northwes tc ornerofthe

property,then trans itions in heightand d ens ity movings ou theas tac ros s the S ite,

toward s the exis tingemploymentu s es on the eas ts id e ofC ones togo Road . The

O ffic ialP lan and ZoningB y-law A mend ments als o propos es to inc lu d e s ens itive u s e

res tric tions to protec tthe c harac terofthe exis tingemploymentd is tric ton the eas ts id e
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ofC ones togo Road (i.e.:prohibitingd ay c are fac ilities ,s piritu alu s es and c ommu nity

u s es alongthe C ones toga Road frontage).

f) W illinc lu d e permis s ions forres tau rants and food s tores forfu tu re res id ents . The S ite

is proximate to ac c es s ible food s tores and res tau rants atC ones toga M alland the

exis tingc ommerc ialretailu s es loc ated atthe inters ec tion ofN orthfield D rive and

W eberS treet. The S ite is als o loc ated approximately 1.8 km s ou thofthe S t.Jac ob’s

FarmerM arket,a s ou rc e foran extens ive c ollec tion ofloc algrown prod u c e and food .

P olic y 2 . D . 7 ou tlines polic ies thatare to be c ons id ered when reviewingd evelopment

applic ations on ornears ites thatare s erved by exis tingorplanned rapid trans itto ens u re

the following:

a) c reates an interc onnec ted and mu lti-mod als treetpattern thatenc ou rages walking,

c yc lingorthe u s e oftrans itand s u pports mixed u s e d evelopment;

b) s u pports a more c ompac tu rban form thatloc ates the majority oftrans its u pportive

u s es within a c omfortable walkingd is tanc e ofa trans its topofM ajorTrans itS tation

A reas ;

c ) provid es an appropriate mix ofland u s es … thatallows people to walkortake trans itto

work, and provid es fora variety ofs ervic es and amenities thatfos tervibrant, trans it-

s u pportive neighbou rhood s ;

d ) promotes med iu m and higherd ens ity d evelopmentas c los e as pos s ible to the trans it

s topto s u pporthigherfreq u enc y trans its ervic e and optimize trans itrid erc onvenienc e;

e) fos terwalkability by c reatingped es trian-friend ly environments thatallow walkingto be

a s afe, c omfortable, barrier-free and c onvenienc e form ofu rban travel;

f) s u pports a high-qu ality pu blic realm to enhanc e the id entity ofthe area and c reate

gatheringpoints fors oc ialinterac tion, c ommu nity events and otherac tivities ;

g) provid es ac c es s from variou s trans portation mod es to the trans itfac ility, inc lu d ing

c ons id eration ofped es trian, bic yc le parking.

Res pons e:The S ite is loc ated 300eas tofthe N orthfield iO N S tation and 650wes tofthe

C ones toga iO N S tation. In res pons e to a)and b),the propos ed d evelopmentinc lu d es a

networkofinterc onnec ted trails ,parks and promenad es provid ingac c es s bothinternal

and externalto the S ite,inc lu d inga d evoted ped es trian c onnec tion to the N orthfield iO N

S tation. The d ens e mix ofres id ential,employment,c ommerc ialand c ommu nity u s es will

greatly enhanc e the opportu nity forinc reas ed trans itrid ers hip,es timated atover3,500

trips perd ay. W ithres pec tto c )and d ),the fu tu re red evelopmentplan is c ompac tin form

and willres u ltin med iu m-and high-d ens ity res id entialand employmentu s es proximate to

two iO N s tations and exis tingGRT s ervic es on N orthfield D rive. W ithres pec tto e),f)and

g),the propos ed d evelopmenthas been d es igned witha foc u s on ped es trian c onnec tivity
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throu ghthe c reation ofenhanc ed ,ac c es s ible pu blic s pac es ,inc lu d ingthe ped es trian

promenad e alongthe wes tern property bou nd ary (ad jac entto the P arkway).The open

s pac e and land s c ape networkwillbe ofhigh-qu ality d es ign,c reatingopportu nities for

s oc ialgatherings ,c ommu nity events and c as u alinterac tions .

P olic y 2 . D . 7 fu rthers tates thatM ajorTrans itS tation A reas willbe planned to ac hieve

inc reas ed d ens ities to s u pportrapid trans its ervic e levels and a mix ofres id entialoffic e,

ins titu tionaland c ommerc iald evelopment.

Res pons e:The fu tu re d evelopmentofthe S ite is projec ted to provid e foran approximate

d ens ity of497 res id ents and jobs perhec tare throu gha mix ofmed iu m to high-d ens ity

res id ential,employment,c ommerc ialand c ommu nity u s es .

In s u mmary, the propos ed d evelopmentc onfirms withthe RO P forthe reas ons and

ju s tific ation provid ed above.

S ec tion 4. A ofthe RO P c ontains polic ies related employmentareas and the c onvers ion of

employmentland to permita broad errange ofnon-employmentu s es . Thes e polic ies will

be d is c u s s ed in d etailin S ec tion 7 . 3 ofthis Report.

6.5 City of Waterloo Official Plan

The C ity ofW aterloo O ffic ialP lan (“O P ”)was approved by the Region ofW aterloo on

N ovember21 , 2 0 12 and fu rtherrevis ed D ec ember13, 2 0 12 . The O P d oes notinc lu d e

rec entc hanges to provinc ialpolic y s inc e the previou s c ons olid ation, inc lu d ingthe new

P P S (20 2 0 )and the GrowthP lan (20 1 7 ).

A s partofthe O ffic ialP lan in 20 12 , the entire S ite was initially id entified as “D EFERRED ”,

pend ingthe preparation ofa M as terP lan forred evelopment, whic hwas to inc lu d e a

s ignific antemploymentc omponent. The d eferralwas end ors ed by bothC ity and Regional

C ou nc ils antic ipatingthe preparation ofa private M as terP lan applic ation forc hange in u s e

in c ollaboration withthe mu nic ipalities and c ommentingagenc ies .

In A pril20 12 , the S taffReportforthe C ity ofW aterloo in c ons id eringthe original“D eferral”

s tated :

“Thatthe C ou nc il-ad opted O ffic ialP lan be forward ed to the Region ofW aterloo for

approval,provid ed fu rther:

i)thatC ou nc ilrequ es tthatthe Region ofW aterloo C ou nc ild eferits d ec is ion forthis

O ffic ialP lan in relation to the land s known mu nic ipally as 525 and 565 C ones toga

Road W es tto allow forc ons id eration offu rtherplanningto d etermine the
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appropriate land u s es forthe s ite,rec ognizingthe intentofthe land s are to be u s ed

primarily foremploymentpu rpos es ”

The Region ofW aterloo s u bs eq u ently approved the O P withthe req u es ted “D eferral”overthe

entire S ite. The Region’ s S taffReport(P -12-115)rec ognized the u niq u enes s ofthe S ite and its

loc ationalattribu tes :

“The s ite is u niqu e bec au s e ofits large s ize and proximity to the rapid trans it

s tations propos ed atC ones toga M all,and atN orthfield D rive nearP arks id e D rive.

Thes e featu res may provid e an opportu nity to red evelopallorpartofthe s ite with

trans its u pportive u s es . To as s es s the potential,the C ity has req u es ted the Region

to d eferthe C ity’s O ffic ialP lan as itrelates to the s u bjec tland s ,rec ognizingthatthe

s ite is intend ed to be u s ed primarily foremploymentpu rpos es . C ity s taffantic ipates

thata d eferralwillbe res olved throu gha mas terplanningexerc is e u nd ertaken by

the land ownerin c ons u ltation withthe C ity and the Region1.”

In 20 16-17 , the C ity ofW aterloo u nd ertookthe L ightRailTrans itS tation A rea P lanning

exerc is e. D u ringthatproc es s , the O wners u bmitted a fu tu re vis ion forthe red evelopment

ofthe S ite c ontemplatingthe c hange in u s e. The C ity’ s L RT S tation P lanningproc es s was

halted by the new GrowthP lan (Ju ly 1 , 2 0 1 7 ), wherein the P rovinc e wou ld notallow

“employmentland c onvers ions ”withou ta M u nic ipalC omprehens ive Review by u ppertier

mu nic ipalities (i. e. , the RegionalM u nic ipality ofW aterloo). A s a res u lt, only a partial

implementation ofthe L RT planningproc es s was applied . The northerly one-third ofthe

S ite remained “D EFERRED ”.

The balanc e ofthe S ite is d es ignated forB u s ines s Employmentpu rpos es (Figures 11

and 12). The S ite is loc ated within the C ones toga iO N S tation A rea and the N orthfield

iO N S tation A rea, bothofwhic hare intend ed to ac c ommod ate a mix ofmed iu m and high

d ens ity res id ential, c ommerc ialand employmentu s es , in ac c ord anc e withthe rec ent

planningpolic y frameworkforrapid trans its tations .

1 Region ofW aterloo –P lanning, H ou s ingand C ommu nity S ervic es , C ommu nity P lanningD ivis ion, S taff
ReportP -12-115, N ovember6, 2 0 1 2
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The N orthfield D rive frontage ofthe s ite is id entified as a M inorN od e (D EFERRED )in the

O P . A s perP olic y 3. 6. 1(3), M inorN od es are planned as med iu m to med iu m-highd ens ity

mixed -u s e areas thatac c ommod ate a range ofu s es , inc lu d ingres id ential, c ommerc ial,

employment, s oc ial, c u ltu ral, rec reational, and ins titu tionalu s es .

Res pons e: M inorN od es are intend ed to be med iu m to med iu m-highd ens ity mixed -u s e

areas thatinc lu d e a range ofu s es ofu s es ,inc lu d ingres id ential,c ommerc ial,employment,

s oc ial,c u ltu ral,rec reational,and ins titu tionalu s es . The northern portion ofthe S ite was

D EFERRED by boththe C ity and Region to allow forfu rtherc ons id eration and review of

appropriate land u s es rec ognizingthatthe intentwas to provid e fora broad errange of

intens ive u s es thatare trans it-s u pportive while retainingemploymentu s es as a key

c omponentoffu tu re d evelopment. P lanningc ommentary and ju s tific ation related to the

retention ofemploymentu s es as partofthe P ropos ed D evelopmentis provid ed in S ec tion

7.3 ofthis Report.

N ote thatonly the northern portion ofthe S ite remains D EFERRED . Itis ou ropinion that

the d eferrals hou ld have c ontinu ed to be applied to the property in its entirety to allow for

the preparation ofa c omprehens ive M as terP lan.

The S ite is loc ated within the C ones toga iO N S tation A rea (Figure 13). In ac c ord anc e

withP olic y 3. 8 (1), M ajorTrans itS tation A reas willbe planned to:

a) A c hieve, by 20 41 orearlier, a minimu m gros s d ens ity targetof160 res id ents and jobs

c ombined perhec tare, whic hwillbe ac hieved by:

i. E s tablis hingminimu m res id entialand non-res id entiald ens ities in the

ZoningB y-law;

ii. Req u iring d evelopmentapplic ations , exc lu d ingapplic ations fors ite plan

approval, forland s loc ated within A rea A and A rea B on S c hed u les ‘ J1 ’ to

‘ J5’ whic hpropos e d ens ities lowerthan the minimu m d ens ity es tablis hed in

the ZoningB y-law to provid e an appropriate and ac c epted rationale

throu gha P lanningJu s tific ation Report, d emons tratinghow fu tu re phas es

ofd evelopmentwillac hieve the minimu m d ens ity targets .

b) A c c ommod ated a mix oftrans its u pportive land u s es thatc reate bothorigins and

d es tinations fortrans itu s ers ;

c ) B e foc alpoints forac tive trans portation networks , withc onnec tions to other

d es tinations ;

d ) S u pportthe u niqu e c harac terofeac hofthe s tation areas and c reate attrac tive plac es

forworking, learning, livingand rec reation;
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e) S timu late new inves tmentand promote ec onomic d evelopmentby enc ou ragingnew

job growthand c ommerc ialvitality;

f) S u pportplac e-makingthrou ghpu blic and private realm improvements , pu blic art, new

open s pac es , and enhanc ed amenity;

g) S u pportc onnec tivity, integration, and trans fers between mobility s ys tems .

Res pons e:L oc ated within the C ones toga iO N S tation A rea,the P ropos ed D evelopment

s atis fies the requ irements ofP olic y 3.8 (1)as follows :

a) P ropos ed ZoningB y-law A mend mentto inc lu d e minimu m d ens ity req u irements for

bothres id entialand non-res id entialu s es to promote higher-d ens ity,mixed -u s e

d evelopmentofthe S ite.The propos ed red evelopments c heme willas s is tthe C ity in

ac hievingthe d ens ity targets es tablis hed forM ajorTrans itS tation A reas .

b) A mix ofres id ential,employment,c ommerc ialand c ommu nity u s es wills erve as

live/workoptions forfu tu re res id ents and willals o provid e trans it-ac c es s ible

employmentand c ommerc ialopportu nities and d es tinations forres id ents ofthe

broad erc ommu nity.

c ) A s noted previou s ly,the propos ed red evelopmentofthe S ite willinc lu d e an extens ive

on-s ite ped es trian networkprovid ingc onnec tions to exis tingped es trian and c yc ling

fac ilities on N orthfield D rive and C ones togo Road as wellas c reatingan ad d itional

ped es trian c onnec tion to the N orthfield iO N S tation.

d ) The M as terP lan has been d es igned to provid e fors u ffic ients eparation and d is tanc ing

between fu tu re bu ild ings and s tru c tu res to red u c e privac y and s c reeningimpac ts and

inc lu d es s trategic ally plac ed open s pac es ,c ou rtyard s ,and amenity s pac es ,res u lting

in an overallattrac tive and welc omingu rban neighbou rhood .

e) W itha totalemploymentgros s floorarea ofapproximately 20,204 m²and a projec ted

employmentpopu lation of759.78 people,the propos ed d evelopments ignific antly

inc reas es the opportu nities forc ommerc ialand employmentjobs .

f) W ithan extens ive networkofopen s pac es ,ped es trian c onnec tions ,parkad es and the

promenad e,fu tu re res id ents and members ofthe pu blic willhave ac c es s to a variety of

new open s pac es and enhanc ed amenity areas .

g) The on-s ite ped es trian and c yc lingfac ilities are appropriately linked to off-s ite

ped es trian and c yc lingfac ilities . Fu rthermore,the loc ation ofthe S ite and its propos ed

d irec tac c es s to the N orthfield iO N S tation provid es ford irec tion c onnec tions to

exis tingL RT and GRT s ervic es in W aterloo.
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The S ite is c u rrently d es ignated as B u s ines s Employmentwhere “pres tige offic e u s es are

the pred ominantu s e ofland ”(P olic y 10 . 3. 2 . 2). P res tige offic e u s es and otherlight

ind u s trialand bu s ines s employmentu s es are d irec ted toward s planned orexis ting

trans portation rou tes and in higherd ens ity d es tinations , s u c has the s u bjec tS ite.

P olic y 10 . 1 . 1(12)ofthe O P c ontemplates d evelopmentapplic ations propos ingto

red es ignate land to mixed -u s e med iu m and high-d ens ity res id entialu s es . S u c h c hanges

may be c ontemplated in ac c ord anc e withthe following:

a) The propos ed d ens ity is d eemed appropriate forthe neighbou rhood and c ontribu tes to

an appropriate heightand d ens ity trans ition by bu fferingorbeingbu ffered from land

d es ignated as L ow D ens ity Res id ential;

b) There is a d emons trated c ommu nity benefitas s oc iated withthe ad d itionalmed iu m ,

med iu m-highorhighd ens ity u s es to ac c ommod ate ad d itionalpopu lation in the c ontext

ofW aterloo’ s popu lation forec as tand the s u pply ofland s within exis tingd es ignated

N od es and C orrid ors ;

c ) L and s are propos ed to be loc ated within a d es ignated N od e orC orrid orand s atis fy all

the relevantpolic ies ofthe C ity Form C hapter;

d ) The propos alac hieves the applic able performanc e s tand ard s s etou tin this O ffic ial

P lan and implementingZoningB y-law;

e) S u rfac e parkingis minimized in favou rofmore intens ive forms ofparking;

f) C u ltu ralheritage res ou rc es are c ons erved ;

g) The propos e d emons trates a highs tand ard ofu rban d es ign;

h) The propos alid entifies and implements any req u ired trans portation improvements ,

withfoc u s on trans portation d emand managementmeas u res ;

i) M ed iu m to highd ens ity res id entialu s es are loc ated withd irec tvehic u larac c es s to

arterialorc ollec torroad s to the extentpos s ible… ;

j) Infras tru c tu re c apac ity is notexc eed ed .

Res pons e:The O ffic ialP lan and ZoningB y-law A mend ments propos e to es tablis h

permis s ions formixed -u s e res id entiald evelopmenton the northern portion ofthe S ite

while maintainingthe exis tingpermis s ions foremploymentu s es on the s ou thern portion of

the S ite (s ou thofthe W N H C orrid or). In res pec tofthe above-noted polic ies pertainingto

the es tablis hmentofmixed -u s e res id entialu s es ,the propos ed d evelopment:

a) W illres u ltin an approximate d ens ity of497 res id ents and jobs perhec tare,

whereas the previou s u s e ofthe S ite by Krau s Grou pofC ompanies had an

approximate d ens ity of42 jobs perhec tare atits mos tprod u c tive employmentlevel
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(of450jobs ). The propos ed bu s ines s employmentand offic es u s es are s itu ated

on the s ou thern portion ofthe S ite and s eparated from the propos ed res id ential

u s es by the exis tingW N H C orrid orand propos ed s u rfac e parkingfac ility,provid ing

an appropriate bu fferbetween the propos ed d evelopmentand the exis ting

bu s ines s employmentu s es loc ated to the eas tofthe S ite.

b) W illes tablis ha broad range ofnew res id ential,employment,c ommerc ial,

c ommu nity and open s pac e u s es thatwillbenefitfu tu re res id ents ofthe S ite as

wellas res id ents ofthe broad erc ommu nity.

c ) Is loc ated withan id entified N od e as wellas the C ones toga iO N S tation A rea and

immed iately ad jac entto the N orthfield iO N S tation A rea. A s d emons trated above,

the propos ed red evelopmentofthe property c onforms withpolic ies 3.6.1(3)(M inor

N od es )and 3.8(1)(M ajorTrans itS tation A reas ).

d ) D emons trates c onformity withthe O ffic ialP lan as d etailed throu ghou tS ec tion 6.5

and 7.2 ofthis Report. P ropos ed O ffic ialP lan and ZoningB y-law A mend ments

inc lu d e s ite s pec ific s tand ard s to reflec tthe mixed -u s e,highd ens ity and trans it-

oriented princ iples ofthe propos ed d evelopment.

e) Inc lu d es red u c ed parkingrates as partofpropos ed O ffic ialP lan and ZoningB y-

law A mend ments in rec ognition ofthe S ite’s ac c es s to a range oftrans portation

options ,inc lu d ingped es trian and c yc lingfac ilities ,trans it,and L RT s ervic es .

f) N otapplic able.

g) Referto Urban D es ign Report.

h) Inc lu d es s everalinters ec tion and ac c es s improvements on C ones togo Road ,

inc lu d ingits inters ec tion withN orthfield D rive and KingS treet(s ee S ec tion 5.3 and

Figure 10 ofthis Report).

i) W illhave s ix d irec tvehic u larac c es s points to C ones togo Road to s erve the

variou s phas es offu tu re d evelopment,whic hprovid es ind irec tac c es s to N orthfield

D rive and KingS treetN orth.

j) W illbe s ervic ed by exis tingmu nic ipalinfras tru c tu re and s ervic es ,as c onfirmed by

the Fu nc tionalS ervic ing& S tormwaterM anagementReportprepared by W alter

Fed y (referto S ec tion 5.1ofthis Report).

In s u mmary, the propos ed d evelopmentc onforms withthe polic ies ofthe O ffic ialP lan as

ou tlined and s u mmarized in the above-noted c ommentary.

P olic ies 10 . 3. 1(4)to 10 . 3. 1(10 )ofthe O P s peakto the protec tion and c onvers ion of

employmentland s and c ontain s pec ific polic ies thats peakto employmentland c onvers ion

within M ajorTrans itS tation A reas . Thes e polic ies willbe d is c u s s ed in d etailin S ec tion 7 . 3

ofthis Report.
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6.5 City of Waterloo Zoning By-law

The S ite is zoned Fu tu re D etermination in the C ity ofW aterloo ZoningB y-law N o. 2 0 1 8 -

50 , whic hpermits u s es and bu ild ings thatlegally exis ted on the effec tive d ate ofthe by-

law (Figure 15) withfu tu re land u s es to be d etermined throu gha s u bs eq u entZoningB y-

law A mend ment.
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7. Scoped Employment Land Conservation
Analysis

The S ite is loc ated within an employmentarea as id entified in the O ffic ialP lan. The P P S ,

GrowthP lan, RO P and O ffic ialP lan allc ontain polic ies thatenc ou rage the retention of

employmentareas d ed ic ated to primary employmentu s es to ens u re loc aland regional

c ompetitivenes s and s tability. Ifemploymentland s are propos ed to be c onverted to non-

employmentu s es , the exis tingP rovinc ial, Regional, and loc almu nic ipalpolic y framework

req u ires a thorou ghand c omprehens ive review ofthe need forand impac ts ofthe

propos ed c onvers ion.

H owever, the exis tingpolic y regime foc u s es on the removalofland from employmentarea

throu gha c onvers ion to non-employmentu s es , res u ltingin the netlos s ofemployment

land forc u rrentand fu tu re popu lations . The propos ed d evelopmentinc lu d es the retention

ofemploymentu s es ata s ignific antly intens ified d ens ity while introd u c inga mix ofother

land u s es , s u c has c ommerc ial, res id ential, c ommu nity and open s pac e u s es , to c reate a

c omplete and livable c ommu nity.

The followingprovid es planningju s tific ation and c ommentary in the c ontextofan

employmentland c onvers ion bas ed on the propos ed mixed -u s e d evelopmentinc lu d ingthe

c reation ofs ignific antemploymentpopu lation. P leas e note the followingc ommentary is

intend ed to be reviewed and as s es s ed in c onju nc tion withthe c omprehens ive Regional

O ffic ialP lan Review c u rrently beingu nd ertaken by the Region, inc lu d ingan employment

land as s es s mentand review ofemploymentland c onvers ion req u es ts .

7.1 Provincial Policy Statement

The P P S c ontains polic ies thatpromote ec onomic d evelopmentand c ompetitivenes s by

enc ou raginga mix and range ofemploymentu s es . Thes e polic ies are intend ed to protec t

and pres erve employmentareas forc u rrentand fu tu re employmentopportu nities . The

followingprovid es an overview ofthes e polic ies as they relate to the propos ed

d evelopment, whic hc ombines res id ential, employment, c ommerc ial, c ommu nity and

pu blic s pac e u s es .

P olic y 1 . 3. 2 . 2 s tates thatemploymentareas planned forind u s trialormanu fac tu ringu s es

s hallprovid e fors eparation from s ens itive land u s es . P olic y 1 . 3. 2 . 3 fu rtherprohibits

res id entialu s es and others ens itive u s es within employmentareas planned forind u s trial

ormanu fac tu ringu s es .



Planning Justification Report | 525 to 565 Conestogo Road West, Waterloo 60

GS P Grou p |Ju ne 20 21

Res pons e:The S ite and s u rrou nd ingproperties are notc ontemplated fortrad itional

ind u s trialand manu fac tu ringu s es . The c u rrentB u s ines s Employmentd es ignation

antic ipates “the pred ominantu s e ofland to be pres tige offic e u s es ”and generally limits the

range and types ofind u s trialand employmentu s es on the S ite to inc lu d e low impac tand

high-tec hrelated manu fac tu ringand repairs ervic es ,offic es ,med ic alc linic s ,d ata c entres ,

trainingfac ilities ,printingand pu blis hingand parkingfac ilities . The natu re ofthe permitted

B u s ines s Employmentu s es s u rrou nd ingthe S ite willhave limited impac ton s ome ofthe

s ens itive u s es inc lu d ed as partofthe P ropos ed D evelopment,and vic e vers a.In ad d ition,

the O ffic ialP lan and ZoningB y-law A mend ments propos e to res tric tthe types ofs ens itive

u s es permitted in proximity to properties d es ignated B u s ines s Employmentto eliminate

fu tu re potentialland u s e c onflic ts .

P olic y 1 . 3. 24 permits the c onvers ion ofland within employmentareas to non-employment

u s es throu gha c omprehens ive review to d emons trate thatthe land is notreq u ired for

employmentpu rpos es in the long-term.

Res pons e:The propos ed red evelopmentofthe property d oes notpropos e the removalof

employmentland from a d es ignated employmentarea,bu trathers eeks permis s ions for

mixed -u s e d evelopmentthatwou ld retain the employmentpermis s ion on a portion ofthe

S ite,res u ltingin s ignific antly intens ified employmentu s es and popu lation on the S ite. The

intentofthe O ffic ialP lan and ZoningB y-law A mend ments are to es tablis hmixed -u s e,

med iu m and high-d ens ity res id entialu s es on the northern portion ofthe S ite and

maintainingthe exis tingB u s ines s Employmentd es ignation on the s ou thern portion ofthe

S ite,to be c ons id ered in c onju nc tion withthe c omprehens ive RO P review c u rrently being

u nd ertakingby the Region,whic hinc lu d es an employmentland as s es s ment. The

c omprehens ive RO P Review in the c ontextofthe O ffic ialP lan and ZoningB y-law

A mend ments is d is c u s s ed in d etailin S ec tion 7.3.1ofthis Report.

P olic y 1 . 3. 2 . 5 fu rthers tates thatland s within exis tingemploymentareas may be c onverted

to a d es ignation thatpermits non-employmentu s es provid ed thatthe land is notid entified

as provinc ially orregionally s ignific antemploymentland s , and s u bjec tto the following:

a) There is an id entified need forthe c onvers ion and the land is notreq u ired for

employmentpu rpos es overthe longterm;

b) The propos ed u s es willnotad vers ely affec tthe overallviability ofthe employment

area;

c ) Exis tingorplanned infras tru c tu re and pu blic s ervic e fac ilities are available to

ac c ommod ate the propos ed u s es .
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Res pons e:The P rovinc e has a c ompiled a mapofprovinc ially s ignific antemployment

areas forallmu nic ipalities ,whic halign withmu nic ipaloffic ialplans and the id entific ation of

loc alemploymentareas (A vailable at:https ://www.ontario.c a/page/provinc ially-s ignific ant-

employment-zones );the S ite has notbeen id entified as a provinc ially s ignific ant

employmentarea,as s hown on Figure 15. The propos ed d evelopments atis fies P olic y

1.3.2.5 ofthe P P S as follows :

a) Itd oes notinc lu d e the removalofthe entire property from the exis tingC ity ofW aterloo

employmentland s u pply bu trathers eeks to es tablis hres id ential,c ommerc ial,

c ommu nity and open s pac e u s e permis s ions on a portion ofthe S ite while maintaining

s ome exis tingemploymentu s e and offic e permis s ions .The exis tingbu ild ingand

s tru c tu res on the S ite were previou s ly u s ed foremploymentpu rpos es witha peak

employmentpopu lation ofapproximately 450pers ons or42 pers ons perhec tare. The

P ropos ed D evelopmentinc lu d es a totalof18,216 m²offu tu re offic e s pac e and 1,988

m²ofc ommerc ials pac e witha totalemploymentprojec tion ofapproximately 759.78

pers ons (notinc lu d ingwork-from-home employmentprojec tions ). This equ ates to an

employmentonly popu lation on the 10.7 hec tare s ite ofapproximately 71jobs per

hec tare.The previou s u s e ofthe property witha peakof450employees eq u ated to

approximately 1employee per237.7 m²ofemploymentgros s floorarea,whereas the

759.78 employmentand c ommerc ialjobs as s oc iated withthe propos ed d evelopment

wou ld eq u ate to 1employee per26.6 m²ofemploymentgros s floorarea. The

ad d ition ofres id ential,c ommu nity,c ommerc ialand open s pac e u s es while maintaining

employmentu s es greatly enhanc es the potentialofthe S ite to ac hieve the high

d ens ity,mixed -u s e d evelopmentobjec tives ofland loc ated within a M inorN od e and

M ajorTrans itS tation A rea.

b) The s u rrou nd ingproperties are d es ignated as B u s ines s Employmentin the O ffic ial

P lan,whic hpermits pres tige offic e u s es as a pred ominantu s e and a range oflow

impac t,tec h-related bu s ines s and offic es u s es thatare c ompatible. Us es permitted

within the B u s ines s Employmentd es ignation wou ld generally be c ons id ered C las s 1

Ind u s trialUs es in ac c ord anc e withthe D -6 Gu id elines forC ompatibility B etween

Ind u s trialFac ilities and S ens itive Us es ,whic hrequ ires a minimu m s eparation of70

metres between ind u s trialand s ens itive u s es thatis ac c ommod ated in the P ropos ed

D evelopment. In ad d ition to the limited range ofu s es permitted in the B u s ines s

Employmentd es ignation,the O ffic ialP lan and ZoningB y-laws A mend ments inc lu d e

res tric tions on the types ofs ens itive land u s es thatmay be permitted proximate to

s u rrou nd ingbu s ines s es to fu rtherred u c e any potentialc ompatibility is s u es .

c ) The S ite is s ervic ed by exis tingmu nic ipalwater,was tewaterand s tormwaters ervic es

on N orthfield D rive and C ones toga Road . A s noted in S ec tion 2.3 ofthis Report,the

S ite has ac c es s to a range ofpu blic and c ommu nity s ervic e fac ilities exis tingin the

broad erc ommu nity.
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In s u mmary, the propos ed d evelopmentis c ons is tentwiththe polic ies and objec tives of

the P P S related to employmentareas as d emons trated in the above-noted c ommentary.
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7.2 Places to Grow: Growth Plan for Greater Golden Horseshoe

L ike the P P S , the GrowthP lan c ontains polic ies thatenc ou rage ec onomic d evelopment

and c ompetitivenes s by makingeffic ientu s e ofexis tingemploymentareas and ens u ring

the availability ofs u ffic ientland fora variety ofexis tingand fu tu re employmentu s es . The

followingprovid es a s u mmary and analys is ofthe employmentland polic ies ofthe Growth

P lan as they relate to the P ropos ed D evelopment.

P olic y 2 . 2 . 5. 8 s tates thats ens itive land u s es , majorretailormajoroffic e u s es willavoid , or

minimize and mitigate ad vers e impac ts on ind u s trial, manu fac tu ring, orotheru s es thatare

partic u larly vu lnerable to enc roac hment.

Res pons e:The O ffic ialP lan and ZoningB y-law A mend ments inc lu d e provis ions to limit

the loc ation ofs ens itive u s es ,s u c has d ayc ares ,plac es ofwors hipand c ommu nity u s es ,

proximate to s u rrou nd ingland s d es ignated B u s ines s Employment. Fu rthermore,the

B u s ines s Employmentd es ignation d oes notpermitgeneralortrad itionalind u s trial

manu fac tu ringu s es bu tratherlimits the range ofpermitted u s es to low-impac toffic e and

high-valu e tec hnology related u s es thatgenerally have little to no impac ton s u rrou nd ing

land u s es .

P olic y 2 . 2 . 5. 9 s tates thatland s within employmentareas c an be c onverted to non-

employmentu s es throu gha mu nic ipalc omprehens ive review where itis d emons trated

that:

a) there is a need forthe c onvers ion;

b) the land s are notrequ ired overthe horizon ofthe P lan forthe employmentpu rpos es

forwhic hthey are d es ignated ;

c ) the mu nic ipality willmaintain s u ffic ientemploymentland s to ac c ommod ate forec as ted

employmentgrowthto the horizon ofthis P lan;

d ) the propos ed u s es wou ld notad vers ely affec tthe overallviability ofthe employment

area orthe ac hievementofthe minimu m intens ific ation and d ens ity targets in this

P lan, as wellas otherpolic ies ofthis P lan;

e) there are exis tingorplanned infras tru c tu re and pu blic s ervic es fac ilities to

ac c ommod ate the propos ed u s e.

Res pons e:A s noted above and d is c u s s ed in S ec tion 7.3.1ofthis Report,the Region is

c u rrently u nd ertakinga mu nic ipalc omprehens ive review ofthe RO P ,whic hinc lu d es an

as s es s mentofemploymentland need s . In ac c ord anc e withthe rec entrec ommend ation

ofthe Region to inc lu d e a c onvertthe northern portion ofthe S ite to non-employmentu s es

(RegionalReportP D L -C P L -21-16),the propos ed d evelopmentd emons trates the following
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c ons id eration ofP olic y 2.2.5.9,to be c ons id ered c onju nc tion withthe c omprehens ive

RegionalO ffic ialP lan Review c u rrently beingc ompleted by the Region:

a) The S ite is loc ated within a M inorN od e and the C ones toga iO N S tation A rea and is

proximate to the N orthfield iO N S tation;the P ropos ed D evelopmentinc lu d es a d irec t

ped es trian c onnec tion to the N orthfield iO N S tation loc ated on the wes ts id e of

C ones toga P arkway. The objec tive offu tu re d evelopmentas id entified in all

P rovinc ial,Regionaland C ity planningd oc u ments is to provid e forintens ified ,mixed -

u s e d evelopmentofa c ompac tform in s u c hareas . The GrowthP lan explic itly s tates

thatM ajorTrans itS tation A reas s hou ld be planned to provid e ford ivers e mix ofu s es

to s u pportexis tingand planned trans itlevels within 800metres ofs tations . The

c u rrentd es ignation ofthe S ite and s u rrou nd ingproperties as B u s ines s Employment

antic ipates the pred ominantu s e to be “pres tige offic e”and only permits a limited range

ofotheremployments u s es . The overalld ens ity ofthe d evelopmentforemployment

popu lation is antic ipated to be 759.78 jobs ora d ens ity of71jobs perhec tare

(inc lu d ingworkfrom home projec tions ). This willas s is tin ac hievingthe targetofa

minimu m 160res id ents and jobs perhec tare throu ghwithin this M ajorTrans itS tation

A rea. The ad d ition ofres id ential,c ommerc ial,c ommu nity and open s pac e u s es to the

bu s ines s employmentu s es permitted on the s ou thern portion ofthe S ite is need ed to

ac hieve the polic y goals and objec tives forgrowthand d evelopmentin M ajorTrans it

S tation A reas ,wherein the c ombined employmentand res id entialpopu lation is

expec ted to be 5,320.98 pers ons (497 people and jobs perhec tare).

b) A s partofthe c omprehens ive RegionalO ffic ialP lan Review rec ently initiated by the

Region,mappinghas been prepared to id entify allexis tingemploymentareas

throu ghou tthe C ity ofW aterloo (A vailable at:https ://www.engagewr.c a/regional-

offic ial-plan/maps /id entifying-employment-areas ). A s id entified on Figure 16,large

exis tingemploymentareas have been id entified arou nd the Univers ity ofW aterloo,the

northend ofW aterloo on the eas tand wes ts id e ofthe C ones toga P arkway (inc lu d ing

the s u bjec tS ite)and the northwes ts id e ofthe C ity,between N orthfield

D rive/Univers ity A venu e and B rid ge S treet. W ithan overallapproximate land area for

the C ity ofW aterloo of6,615 hec tares ,exis tingemploymentareas and properties

c ompris e approximately 1,150ha (equ ivalentto approximately 17.4% oftotalland

area). W itha s ite are of10.7 hec tares ,the c onvers ion ofthe entire S ite from a

trad itionalbu s ines s employmentproperty to a mixed -u s ed d evelopmentthatinc lu d es

bu s ines s employmentu s es wou ld have eq u ated to the removalofapproximately 0.9%

ofallland d ed ic ated to trad itionalemploymentu s es in the C ity ofW aterloo. A s

rec ommend ed by the Region (RegionalReportP D L -C P L -21),the northern portion of

the property has been rec ommend ed to be c ons id ered fornon-employmentu s es ;with

an area of7.27ha,this eq u ates to 6% ofallland d ed ic ate to trad itionalemployment

u s es ju s tin the C ity ofW aterloo.The P ropos ed D evelopmentd oes nottec hnic ally
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inc lu d e the removalofemploymentu s es and as s oc iated gros s floorarea;rather,itwill

res u ltin a d ens er,intens ified employmentopportu nities ,alongwithres id entialand

c ommerc ialopportu nities ,by c omparis on to its previou s bu s ines s employmentu s e.

c ) The C ity ofW aterloo has previou s ly ind ic ated thatthere were s u ffic ientd evelopment

opportu nities to ac c ommod ate fu tu re employmentc apac ity in the s hort(0-5 years ),

med iu m (5 to 15 years )and long-term (u pto 2031),bas ed on the exis tingplanning

polic y framework.2 The Region ofW aterloo c u rrently has an overalloffic e vac anc y

rate of6.3% 3,whic hrec onfirms the C ity’s previou s ind ic ations regard ingemployment

land c apac ity. (N ote:The S ite is d es ignated as B u s ines s Employment,whic hlimits

trad itionalind u s trialu s es in favou rofoffic e and tec h-related u s es ). The c u rrent

vac anc y rates s u gges tthere is s tills u ffic ientopportu nities to ac c ommod ate c u rrent

employmentgrowth. W ithan inc reas e in the u nemploymentrate s inc e late 20194,the

mos trec entemployments tatis tic s forO ntario s u gges ts a rec entd ec reas e in

employmentgrowthand likely a related d ec reas e in d emand foroffic e and

employments pac e. W hile the propos ed d evelopmentonly provid es forapproximately

20,204 m²ofc ombined offic e and c ommerc ials pac e,whic his les s than 81,000m²

employmentarea as s oc iated withthe formerKrau s operations ,itwillres u ltin a d ens ity

of71jobs perhec tare by c omparis on to 42 jobs perhec tare (formerKrau s operations ).

The propos ed d evelopmentwillac c ommod ate forec as ted employmentgrowththrou gh

red u c ed land c ons u mption,pres u mably havinglittle to no impac ton c u rrentand fu tu re

employmentland s u pply.

d ) The S ite is loc ated within an area d es ignated as B u s ines s Employment,whic hpermits

a limited range oftec h-related bu s ines s and offic es u s es thatare generally les s

impac tfu lin natu re and wou ld generally be c las s ified as C las s Iwiths ome C las s II

Ind u s trialUs es . The O ffic ialP lan and ZoningB y-laws A mend ments to permitmixed -

u s e high-d ens ity res id entialu s es on the northerportion ofthe S ite inc lu d es res tric tions

on the types ofs ens itive land u s es thatmay be permitted proximate to s u rrou nd ing

bu s ines s es to fu rtherred u c e any potentialc ompatibility is s u es between the propos ed

mixed -u s ed d evelopmentand s u rrou nd ingemploymentu s es . To allow forthe

c ontinu ed u s e ofthe entire S ite forB u s ines s Employmentu s es withou tthe ad d itional

mix ofres id entialand c ommerc ialu s es as propos ed wou ld negatively impac tthe

ability ofthe property orgeneralarea to ac hieve the intens ific ation and d ens ity targets

as es tablis hed by the GrowthP lan forM ajorTrans itS tation A reas .A s noted by the

Region,the exis tingW H N C orrid orprovid es fora natu rald ivid e between the northern

2 C ity ofW aterloo ReportIP P W 2 0 16-10 0 . “S tation A rea P lanning–O ffic ialP lan A mend ment14
and ZoningB y-law Z-16-15. D ate: D ec ember5, 2 0 16. Integrate P lanning& P u blic W orks .
3 C B RE . W aterloo Region O ffic e Q 2 20 2 0 Report.
4 O ntario L abou rM arketReport, M ay 20 20 . A vailable at: https : //www. ontario. c a/page/labou r-
market-report-may-20 2 0



Planning Justification Report | 525 to 565 Conestogo Road West, Waterloo 66

GS P Grou p |Ju ne 20 21

and s ou thern portion ofthe S ite,allowingopportu nities forthe N orthfield D rive frontage

to be c ons id ered fornon-employmentu s es while maintainingthe B u s ines s

Employmentd es ignation on the s ou thern portion ofthe property and preventingthe

intru s ion ofnon-employmentu s es within the broad ers u rrou nd ingemploymentarea5.

e) The S ite is s ervic ed by exis tingmu nic ipalwater,was tewater,and s tormwaters ervic es

as wellas a range ofpu blic and c ommu nity s ervic e fac ilities exis tingin the broad er

c ommu nity.

5 Region ofW aterloo ReportP D L -C P L -21-16. “RegionalO ffic ialP lan Review –Employment”. D ate:
A pril20 , 2 0 2 1 . P lanning, D evelopmentand L egis lative S ervic es .
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P olic y 2 . 2 . 5. 1 0 fu rthers tates thatemploymentland c onvers ions to non-employmentu s es

may be c ontemplated ou ts id e ofa mu nic ipalc omprehens ive review provid ed the

c onvers ion wou ld :

a) s atis fy the requ irements ofP olic y 2 . 2 . 5. 9 a), d )and e);

b) maintain a s ignific antnu mberofjobs on thos e land s throu ghthe es tablis hmentof

d evelopmentc riteria;

c ) notinc lu d ed any partofan employmentarea id entified as a provinc ially s ignific ant

employmentzone.

Res pons e:A tthe heightofits prod u c tivity,the Krau s Grou pofC ompanies had a

maximu m nu mberof450employees on the S ite,whic heq u ated to an employmentd ens ity

ofapproximately 42 jobs perhec tare.W ithres pec tto (b),the propos ed d evelopmentwill

res u ltin approximately 759.78 c ombined offic e employmentand c ommerc ialjobs ,whic h

eq u ates to an employmentonly d ens ity of71jobs perhec tare,a mod erate inc reas e over

the previou s employmentd ens ity. W ithres pec tto (c ),the S ite is notloc ated within an

employmentarea id entified as a provinc ially s ignific antemploymentzoned (referto Figure

16).

In s u mmary, the propos ed d evelopmentc onforms withthe employmentarea and

c onvers ion polic ies ofthe GrowthP lan forthe reas ons and ju s tific ation provid ed above.

7.3 Regional Official Plan and City of Waterloo Official Plan

Itis the intentofthe RO P and C ity ofW aterloo O ffic ialP lan to maintain a d ivers e and

balanc ed employmentland s u pply to s ervic e the need s ofres id ents and ens u re there are

s u ffic ientemploymentareas to ac c ommod ate employmentgrowth. The c u rrentpolic ies of

the O ffic ialP lan d o notc ontemplate c ommerc ial, ins titu tional, and res id entialland u s es in

employmentareas , withthe exc eption ofanc illary u s es .

B oththe RO P and O ffic ialP lan s tate thatA rea M u nic ipalities may permitthe red es ignation

ofland within exis tingemploymentareas to non-employmentu s es throu gha mu nic ipal

c omprehens ive review where ithas been d emons trated that:

a) there is a need forthe red es ignation;

b) the A rea M u nic ipality willmeetthe employmentforec as ts alloc ated to itpu rs u antto

this P lan;
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c ) the red es ignation willnotad vers ely affec tthe viability ofthe s u bjec temploymentarea,

and ac hievementofthe reu rbanization target, d ens ity targetand otherpolic ies ofthis

P lan;

d ) there is exis tingorplanned infras tru c tu re to ac c ommod ate the propos ed

red es ignation;

e) the land s are notrequ ired overthe long-term forthe employmentpu rpos es forwhic h

they are c u rrently d es ignated ;

f) c ros s -ju ris d ic tionalis s u es have been c ons id ered (RO P P olic y 4. A . 5; O ffic ialP lan

P olic y 10 . 3. 1(7 )).

Res pons e:The propos ed O ffic ialP lan A mend mentis c ons is tentwiththe

rec ommend ations ofthe Region pertainingto the c onvers ion ofa portion ofthe S ite to

non-employmentu s es (RegionalReportP D L -C P L -21-16)and is intend ed to be reviewed

c onc u rrently withthe c omprehens ive RegionalO ffic ialP lan Review beingu nd ertaken by

the Region;the intentofthe O ffic ialP lan A mend mentis to notinitiate a private

c omprehens ive review ofemploymentland bu tratheralign withthe mu nic ipal

c omprehens ive review and rec ommend ations ofthe Region. P leas e referto S ec tion 7.2,

P olic y 2.2.5.9 res pons e above withres pec tto a)to e).W ithres pec tto f),there are no

c ros s -ju ris d ic tionalc ons id erations as s oc iated withthe P ropos ed D evelopment,whic hwill

be s ervic ed by exis tingC ity ofW aterloo mu nic ipalinfras tru c tu re,and pu blic and

c ommu nity s ervic es .

P olic y 10 . 3. 1(8 )ofthe O ffic ialP lan s tates thatto s u pportemploymentfoc u s ed M ajor

Trans itS tation A reas , priority c ons id eration forc onvers ion ofemploymentareas , if

warranted throu ghthe mu nic ipalc omprehens ive review initiated by the Region, willbe

given to:

a) P roperties thatare loc ated within areas id entified as P otentialTrans ition A reas on

S c hed u le ‘ J’ –S tation A reas and are loc ated ad jac entto a higher-ord ertrans itc orrid or,

provid ed that:

i. P ortions ofproperties thathave d irec tac c es s to ac tive orc onvertible

frontage areas are preferred loc ations formixed -u s e d evelopments

relative to properties orportions ofproperties thatd o nothave s u c h

ac c es s ; and

ii. Forthe pu rpos es ofthis s ec tion, higher-ord ertrans itc orrid ors inc lu d e

the IO N L RT line s hown S c hed u le ‘ J’ –S tation A reas ofthis P lan in

ad d ition to the exis tingand planned trans itc orrid ors on M ap5a –

RegionalTrans itN etworkin the RegionalO ffic ialP lan.
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Res pons e:The S ite has d irec tvehic u larac c es s to C ones togo Road as wellas ped es trian

and c yc lingac c es s to N orthfield D rive and C ones togo Road . Fu rthermore,the propos ed

d evelopmentinc lu d es a d irec tped es trian c onnec tion to the N orthfield iO N S tation for

fu tu re res id ents as wellas the broad erc ommu nity. B road eningthe mix and range ofu s es

permitted on the S ite beyond bu s ines s employmentu s es greatly inc reas es potential

rid ers hipatthis loc ation alonga higher-ord ertrans itc orrid or. P arad igm Trans portation

S olu tions L imited Traffic Impac tS tu d y and Trans portation D emand M anagementReport

antic ipates the S ite to generate approximately 3,500L RT trips perd ay.

P olic y 10 . 3. 1(9)ofthe O ffic ialP lan s tates thatwhere an employmentland c onvers ion

oc c u rs throu gha mu nic ipalc omprehens ive review, the implementingO ffic ialP lan

frameworkto fac ilitate the c onvers ion wou ld inc lu d e:

a) A ppropriate minimu m employmentd ens ities requ ired to be d evelopmenton

c onju nc tion withnon-employmentu s es ;

b) B u iltform req u irements , inc lu d ingreq u irements ford evelopmentto featu re mixed -u s e

bu ild ings ;

c ) The permitted heights and d ens ities ;

d ) Req u irements to ens u re thatany new s ens itive u s es are appropriately phas ed bas ed

on the s u rrou nd ingland u s e c ontext. P ermis s ion fors ens itive u s es may requ ire the

applic ation ofa hold ingprovis ion.

Res pons e:The propos ed d evelopmentis a large-s c ale,mixed -u s e d evelopment

c ombiningres id ential,offic e,c ommerc ial,c ommu nity and open s pac e u s es ,bothin

ind ivid u albu ild ings and ac ros s the projec tin its entirety. W ithbu ild ings heights ranging

from 3 to 35-s toreys and an overallprojec ted d ens ity ofapproximately 497 pers ons and

jobs perhec tare,the O ffic ialP lan and ZoningB y-law A mend ments willens u re thatfu tu re

d evelopmentac hieves the intend ed high-d ens ity,c ompac td evelopmentenvis ioned forthe

S ite. Finally,the propos ed amend ments provid e forres tric tions fors ens itive u s e,red u c ing

potentialimpac ts ofthe propos ed d evelopmenton s u rrou nd ingemploymentu s es .

P olic y 10 . 3. 1(10 )ofthe O ffic ialP lan fu rthers tates thatnew res id entiald evelopments hall

be d is c ou raged from loc atingc los e to land d es ignated as Flexible Ind u s trial.

Res pons e:The s u rrou nd ingproperties are d es ignated as B u s ines s Employmentin the

O ffic ialP lan,whic hare generally low-impac t,tec h-related employmentu s es and offic es .

In s u mmary, the P ropos ed D evelopmentc onforms withthe employmentarea and

c onvers ion polic ies ofthe RO P and O ffic ialP lan bas ed on the above-noted c ommentary.
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7.3.1 Regional Official Plan Review – Employment Land Conversion

The Region ofW aterloo initiated the formalc omprehens ive review ofthe RegionalO ffic ial

P lan in A u gu s t20 1 8 (the “RO P Review”). The pu rpos e ofthe RO P Review was to u pd ate

polic ies to have regard formatters ofprovinc ialinteres t, be c ons is tentwiththe 20 14 (and

now 20 20 P P S ), and to bringthe RO P into c onformity withthe GrowthP lan6. The RO P

Review is intend ed to inc lu d e a M u nic ipalC omprehens ive Review as s pec ified by the

GrowthP lan and willinc lu d e a variety ofbac kgrou nd s tu d ies , inc lu d ingbu tnotlimited to

an employments trategy.

A s partofthe RO P Review, the Region is c ompletinga land need s as s es s mentthatwill

be u s ed to inform the d es ignation ofnew and /orthe c onvers ion ofexis tingemployment

land s , whic hwou ld inc lu d e the as s es s mentofemploymentland s thatmay be betters u ited

fornon-employmentu s es . In Ju ne 20 2 0 , the Region invited land owners to s u bmit

req u es ts forproperties thatare c u rrently d es ignated foremploymentu s es to be c onverted

to non-employmentu s es . A llreq u es ts are to be reviewed and evalu ated in ac c ord anc e

withthe followingc onvers ion c riteria:

1) there is a need forthe c onvers ion;

2) the land s are notrequ ired overthe horizon ofthe GrowthP lan forthe employment

pu rpos es forwhic hthey are d es ignated ;

3) the Region and A rea M u nic ipalities willmaintain s u ffic ientland s to ac c ommod ate

forec as ted employmentgrowthto the horizon ofthe GrowthP lan;

4) the propos ed u s e wou ld notad vers ely affec tthe overallviability ofthe Employment

A rea;

5) the propos alwou ld notad vers ely affec tthe ac hievementofthe minimu m

intens ific ation targets and d ens ity targets ;

6) there is exis tingorplanned infras tru c tu re and pu blic s ervic e fac ilities to ac c ommod ate

the propos ed c onvers ion;

7 ) c ros s -ju ris d ic tion is s u es have been ad d res s ed ;

8 ) the s ite d oes nothave partic u larors pec ialemploymentu s e appealbas ed on its

proximity to majortrans portation infras tru c tu re;

9) the c onvers ion s halls u pportexis tingorplanned RegionalorA rea M u nic ipalplanning

objec tives .

6 Region ofW aterloo Report: P D L -C P L -1 8 -333. “RegionalO ffic ialP lan Review”. D ate: A u gu s t14,
2 0 1 8 . P lanning, D evelopmentand L egis lative S ervic es , C ommu nity P lanning.
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In c orres pond enc e d ated Ju ly 30 , 2 0 2 0 , N orthfield P roperties L P req u es ted thatthe S ite

be c ons id ered forc onvers ion to inc lu d e non-employmentu s es alongwithemployment

u s es . RegionalReportP D L -C P L -21-16, as pres ented to RegionalC ou nc ilon A pril20 ,

2 0 2 1 , inc lu d ed rec ommend ations forapprovaland partialapprovalofemploymentland

c onvers ion req u es ts . Id entified as P roperty W at-11 , Regionals taffrec ommend ed thatthe

northern portion ofthe S ite (northofthe W N H C orrid or)be c ons id ered forfu tu re non-

employmentland u s es while the s ou thern portion ofthe S ite (s ou thofthe W N H C orrid or)

remain d es ignated foremploymentand offic e pu rpos es (referto Figure 17).

N orthfield P roperties L P has expres s ed theird es ire to have the S ite c ons id ered forfu tu re

mixed -u s ed d evelopments inc e the c reation ofthe new O ffic ialP lan in 20 12 , given its

proximity to the N orthfield and C ones toga iO N S tations . N orthfield P roperties L P

c onfirmed theirintentto d evelopa mixed -u s e c ommu nity on S ite withtheirJu ly 30 , 2 0 2 0

s u bmis s ion to the Region as partofthe c omprehens ive RO P Review proc es s formally

req u es tingthe c ons id eration ofpermis s ions fora range ofnon-employmenton the

property. The propos ed d evelopmentofthe S ite and as s oc iated O ffic ialP lan and Zoning

B y-law A mend ments are c ons is tentwiththe employmentland as s es s mentand rec ent

rec ommend ations ofthe Region withres pec tto the es tablis hmentofnon-employmentland

u s e permis s ions on a portion ofthe property.



Planning Justification Report | 525 to 565 Conestogo Road West, Waterloo 73

GS P Grou p |Ju ne 20 21

8. Conclusion

GS P Grou pInc . was retained by N orthfield P roperties L P to as s is twithland u s e planning

approvals forthe property 525 to 565 C ones togo Road W es t. The s ite, whic his 10 . 7

hec tares in s ize, was formerly u s ed by the Krau s Grou pofC ompanies as their

internationalhead offic e and manu fac tu ringfac ilities , inc lu d ingS tru d ex Fibres

(manu fac tu ringd yed fibermaterials )and Krau s C arpets (manu fac tu ringbroad loom

c arpets )and is c u rrently oc c u pied by two formerind u s trialbu ild ings witha totalgros s floor

area ofapproximately 8 1 , 0 0 0 m².

N orthfield P roperties L P is propos ingto red evelopthe s ite as a mixed -u s e c ommu nity

c ontainingemployment, res id ential, c ommerc ial, c ommu nity and open s pac e u s es . The

propos ed red evelopmentinc lu d es a totalof8 fu tu re d evelopments bloc ks c onnec ted by

internald riveways , walkways , and c ou rtyard s withmed iu m and high-d ens ity mixed -u s e

bu ild ings rangingin s ize from 3-to 35-s toreys atopan expans ive u nd ergrou nd parking

s tru c tu re; highd ens ity mixed u s e res id entials itu ated on the northern portion ofthe S ite

(northofthe W M H C orrid or)and bu s ines s employmentoffic e u s es maintained on the

s ou thern portion ofthe S ite (s ou thofthe W N H C orrid or). The propos ed red evelopment

s c heme als o inc lu d es a ped es trian promenad e extend ingalongthe C ones toga

Expres s way provid inga d irec tc onnec tion to the N orthfield iO N S tation.

The s ite is d es ignated forbu s ines s employmentpu rpos es and is loc ated within the

C ones toga iO N S tation A rea and ad jac entto the N orthfield iO N S tation A rea, bothof

whic hare intend ed to ac c ommod ate a mix ofmed iu m and highd ens ity res id ential,

employmentand c ommerc ialu s es , in ac c ord anc e withthe rec entplanningpolic y

frameworkforrapid trans its tations . A pplic ations foran O ffic ialP lan A mend ment, Zoning

B y-law A mend mentand D raftP lan ofS u bd ivis ion are req u ired to permita mix of

c ommerc ialand res id entialu s es on a portion ofthe S ite, while maintainingpermis s ions for

bu s ines s employmentu s es on the balanc e ofthe property. The propos ed applic ations are

c ons is tentwiththe rec ommend ations in RegionalReportP D L -21-16 regard ingthe

c ons id eration ofnon-employmentu s es fora portion ofthe S ite and s hou ld be reviewed

c onc u rrently withthe ongoingM u nic ipalC omprehens ive Review forthe RegionalO ffic ial

P lan c u rrently.

Itis ou rprofes s ionalplanningopinion thatthe propos ed applic ations and red evelopment

s c heme are ju s tified and repres entgood planning. A s d emons trated in S ec tions 6. 0 and

7 . 0 ofthis Report, the propos ed red evelopmentis c ons is tentwiththe P rovinc ialP olic y

S tatementand c onforms to the GrowthP lan forthe GreaterGold en H ors es hoe, Regional

O ffic ialP lan and C ity ofW aterloo. A s perthe applic able planningpolic y framework, the

propos ed red evelopmentwill:
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 Res u ltin the red evelopmentand employmentintens ific ation ofan u nd eru tilized

formertrad itionalemployments ite loc ated within the B u ilt-UpA rea and proximate

to two exis tingM ajorTrans itS tation A reas ;

 P rovid e fora c omplete, med iu m-to-highd ens ity mixed -u s ed land u s e pattern that

c ombines res id ential, offic e, c ommerc ial, c ommu nity and open s pac e u s es ;

 A c c ommod ates a c ompac t, more d ens e form ofu rban d evelopmentthatwillmake

effic ientu s e ofexis tingmu nic ipals ervic es immed iately s u rrou nd ingthe S ite as well

as the range ofexis tingc ommu nity s ervic es available in the broad erc ommu nity;

 S u pports the u s e ofthe s u rrou nd ingloc altrans its ys tem throu ghthe es tablis hment

ofhighd ens ity, trans it-s u pportive u s es within 8 0 0 metres ofthe C ones toga and

N orthfield iO N S tations and exis tingGrand RiverTrans itS ervic es ;

 C reates an internaltrans portation networkc ons is tingofprivate d riveways ,

s id ewalks , trails , and open s pac e areas c onnec ted to s u rrou nd ingfac ilities ,

inc lu d inga propos ed ped es trian c onnec tion d irec tly to the N orthfield iO N S tation;

 P rovid es fora d ivers e range ofhou s ingoptions in terms ofs ize, types , tenu re, and

d ens ity, inc lu d ingfu tu re c ons id erations forafford able hou s ing; and

 S atis fies the exis tingP rovinc ial, Regionaland C ity polic y c ons id erations forthe

c onvers ion ofemploymentland s .

P repared by:

Kris ten B aris d ale, M C IP , RP P C hris P id geon, M C IP , RP P
S eniorP lanner P res id ent
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