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Waterloo City Centre  | 100 Regina Street South, PO Box 337 STN Waterloo, Waterloo, ON, N2J 4A8   

P. 519.886.1550  |  F. 519.747.8760  |  TTY. 1.866.786.3941  |  www.waterloo.ca 
 

The City of Waterloo is committed to providing accessible formats and communication supports for persons with disabilities.  If another format would work better  
for you, please contact Development Services at 1.519.747.8752 or TTY at 1.866.786.3941. 

 
 

Please consider the environment before printing this letter.    

 

 
 

 
 
 
 

 
 
October 29, 2021 
 
Mr. Paul Leveck     Ms. Jennifer Voss MCIP, RPP 
Urban Legend Developments Ltd.   Urban Legend Developments Ltd. 
22 King Street South, Suite 300   22 King Street South, Suite 300 
Waterloo, Ontario  N2J 1N8    Waterloo, Ontario  N2J 1N8 
      
Mr. Leveck and Ms. Voss: 
 
 Re: Pre-Consultation Meeting Record  

Proposed Official Plan Amendment and Zoning By-law Amendment 
6 Regina Street North & 24, 28, and 34 Erb Street East, Waterloo 
VanLegend Regina GP Corp. 

   
Thank you for attending the pre-consultation meeting held on August 23, 2021 to discuss 
proposed amendments to the City of Waterloo Official Plan and Zoning By-law as they relate to 
the lands at 6 Regina Street North & 24, 28, and 34 Erb Street East, Waterloo.  This letter 
provides preliminary staff feedback and outlines requirements for a complete application under 
the Planning Act, in accordance with City of Waterloo By-law No. 08-073. 
 
Based on the conceptual site plan prepared by Kirkor Architects and Planners, dated June 7, 
2021, the applicant is proposing to redevelop the subject lands with an 18-storey, mixed use 
building containing 218 unit (245 bedrooms), 1,860 square metres of office space, 503 square 
metres of retail space, and 126 parking spaces.  The properties have frontage along Regina 
Street North and flankage along Erb Street East. 
 
To facilitate this development, the applicant is proposing to: 
 
A. Amend the Official Plan, by re-designating 6 Regina Street North from Medium Density, 20 

metres to High Density, 81 metres, and  

Integrated Planning & Public Works 
Planning Approvals  

Appendix A
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B. Amend the Zoning By-law, by rezoning 6 Regina Street North from Uptown Commercial 
Core 20 (U1-20) to Uptown Commercial Core 60 (U1-60), and introducing the following 
site-specific zoning provisions: 

 Reduced rear yard setback 
 Reduced tower separation to an interior lot line 
 Increased horizontal tower dimension 
 Exemption from the common outdoor area requirement 
 Reduced parking rates in conjunction with a shared parking model 
 Reduced parking space dimensions 
 Relief from the locational requirements for structured parking 
 Increased density (beyond the U1-60 zone permissions). 

 
 
1.0  POLICY FRAMEWORK 
 
1.1  City of Waterloo Official Plan (2012) 

 
 Commercial (Schedule A, Land Use Plan) and more specifically Uptown Commercial 

Core (Schedule A1, Commercial Land Use) 
 Located in the Laurel/Clair Special Policy Area (Schedule A5, Natural Hazards) 
 Located in the Primary Node and Uptown Waterloo Urban Growth Centre (Schedule B, 

City Structure; Schedule B2, Uptown Waterloo Urban Growth Centre) 
 Medium Density, 20 metres (6 Regina St. N.) & High Density, 81 metres (24-34 Erb St. 

E.) (Schedule B1, Height and Density) 
 Wellhead Protection Sensitivity Area 4 and 7 (Schedule B4, Source Water Protection 

Areas) 
 Erb Street East is a Regional Arterial Road, Regina Street North is a Minor Collector 

Road (Schedule E, Road Classification System) 
 Erb Street and Regina Street are designated City-Wide Cycling & Multi-Use Routes 

(Schedule F, Active Transportation Network) 
 Regina Street has a 20.0 metre ultimate road allowance (Schedule G, Road Allowances) 

 
The Uptown Commercial Core designation is intended to strengthen the Uptown core and 
encourage its development as a vital component of th
planned to serve as a government, institutional and cultural centre for the City, supported by 
regional-serving retail, office, entertainment, recreation and tourism activities.  Residential uses 
are also contemplated above the ground floor in multi-storey, mixed-use buildings.  Overall, 
lands within this designation are intended to serve the needs of surrounding neighbourhoods. 
 
On the lands designated Medium Density (6 Regina Street North), the maximum height and 
density contemplated are 20 metres and 450 bedrooms per hectare respectively.  On the lands 
designated High Density (24, 28, and 34 Erb Street East), the maximum height and density 
contemplated are 81 metres and 750 bedrooms per hectare respectively.  Note, height and 
density for 24-34 Erb Street East are further reduced in the Zoning By-law to a maximum height 
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of 60 metres and 18 storeys and a maximum density of 675 bedrooms per hectare, as enabled 
. 

 
1.2  City of Waterloo Zoning By-law (No. 2018-050) 
A portion of the site (6 Regina Street North) is currently zoned Uptown Commercial Core  20 
(U1-20), while the remainder of the site (24, 28, and 34 Erb Street East) is zoned Uptown 
Commercial Core  60 (U1-60).  The Uptown Commercial Core zone permits retail and office 
uses, in addition to dwelling units above the first storey.  The U1-20 zone provides for a 
maximum height of 20 metres and 6 storeys, and a maximum density of 450 bedrooms per 
hectare.  The U1-60 zone provides for a maximum height of 60 metres and 18 storeys, and a 
maximum density of 675 bedrooms per hectare.   
 
 
2.0  PROCESS 
 
Under typical circumstances, the following would be required to facilitate the proposed 
development: 
 
A. An Official Plan Amendment (OPA) and a Zoning By-law Amendment (ZBA), to enable the 

proposed increase in height and density.  An OPA would be required to amend Schedule 

 The merits of the proposed increase in height and density would be determined 
through an OPA process.  The OPA would be reviewed in the context of all relevant Official 
Plan policies and applicable Provincial and Regional policies and plans.  The applicant would 
have to provide compelling rationale for the request and provide ample evidence and 
justification as to the appropriateness, suitability, and compatibility of the request and how 
it meets the policy directives in the Official Plan and constitutes good planning.   

 
B. Height/Density Bonusing.  Official Plan contains provisions (Section 12.3.1) that 

enable Council to authorize increases in height and/or density beyond what is currently 
permitted in the Zoning By-law (i.e. Uptown Commercial Core U1-20 and U1-60) in 
exchange for facilities, services or matters of benefit to the community.  Refer to Section 
4.1, Height and Density (below), for more detail. 

 
However, the subject lands are located within the regulatory floodplain, specifically the 
Laurel/Clair Special Policy Area (Official Plan Schedule A5).  The Provincial Policy Statement 
(PPS) 2020 requires that changes or modifications to Official Plan policies applying to Special 
Policy Area lands must receive approval from the Ministers of Municipal Affairs and Housing 
and Natural Resources and Forestry.  Based on available information, it will likely be difficult for 
the applicant to satisfy the Provincial SPA requirements, and staff note that the need for 
Ministerial involvement would be eliminated if the proposal remained within the height and 
density limits set forth in Policies 3.4(1) and 3.4(2) of the  Official Plan.  Refer to Comment 
no. 2 under Section 3.1, Floodplain (below), for more detail.   
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3.0  ENVIRONMENTAL POLICY COMMENTS 
 
3.1  Floodplain 
1. A large portion of the site is within the Laurel/Clair Special Policy Area (

SPA ).  The floodplain mapping for the SPA is currently being updated via a 
multi-year process with GRCA and Ministry staff.  Following the update to the floodplain 
mapping, the City will be initiating a comprehensive review of the SPA policies, 
designations and boundaries.  The comments provided herein are based on existing 
floodplain information.  Flood flows, elevations, and limits may change as the mapping is 
updated.  Any changes in the floodplain would need to be addressed in subsequent stages 
of the development process. 
  

2. Policy 3.1.4 a) of the PPS states:  The designation of a Special Policy Area, and any change 
or modification to the official plan policies, land use designations or boundaries applying to 
Special Policy Area lands, must be approved by the Ministers of Municipal Affairs and 
Housing and Natural Resources and Forestry prior to the approval authority approving such 
changes or modifications   The site is currently designated Commercial on Schedule A and 
Uptown Commercial Core on Schedule A1 of the Official Plan.  No change to these land use 
categories is proposed.  However, an OPA is proposed to change the height and density 
limits on Schedule B1 from Medium Density, 20 metres to High Density, 81 metres for 6 
Regina St. N.  The City has confirmed with the Ministry of Municipal Affairs and Housing 
that a change to the height and density permissions would constitute a change or 
modification under PPS policy 3.1.4 a).  Therefore, the proposed amendment to the  
Official Plan will need to align with and follow the procedures outlined in the attached 
procedural document to be considered by the Ministries, and the municipality will have to 
facilitate the process based on the procedure.  Of particular relevance is Section 3.2 which 
outlines the criteria that have to be met for a site specific application to be considered.  
Note that one of the criteria listed is that the proposal does not include new or intensified 
development.  Also note that it states:  Generally, the Province will not consider site 
specific amendments to SPAs. Changes to a SPA are to occur on a comprehensive basis due 
to the complex nature of these areas and the greater flexibility that may be available to 
reduce the overall risk on a larger  Further note that it states:  If a site specific 

still wants it reviewed by the Province, the municipality will need to provide justification as 
to why such a proposal needs to be reviewed in advance of a comprehensive review.  The 
review of a site specific application under these circumstances will be the exception   As 
noted above, the City is currently updating the floodplain mapping for the SPA and will 
initiate a comprehensive review of the SPA following the floodplain mapping update.  As 
the Ministry is aware of the comprehensive floodplain mapping update project, it will likely 
be difficult for the applicant to satisfy the provincial criteria and obtain a site specific 
approval from the Province for the proposed increase in density. 

 
In addition to the PPS policy noted above, the Growth Plan states that to protect public 
safety and prevent future flood risks, growth should generally be directed away from 
hazardous areas, including those that have been identified as Special Policy Areas in 
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accordance with the PPS   It further stipulates through policy 5.2.5 (7a) that the minimum 
intensification and density targets in this Plan do not require or permit: a) in a Special Policy 
Area that has been approved by the Province in accordance with policy 3.1.4 of the PPS, 
2020, development that is beyond what has been permitted   This policy aligns with the 
Ministry of Municipal Affairs and Housing  direction on PPS policy 3.1.4 a) and based on 
this, development beyond what is currently permitted (e.g. contemplated in the Official 
Plan through its height and density permissions) should not to be permitted within the SPA 
unless granted Ministerial approval. 
 
Should the applicant choose to advance an OPA in spite of the complexities outlined above, 
the following will need to be submitted as part of a complete application: 

 
a) A Planning Justification Report that specifically assesses conformity with the SPA-

related policies of the PPS, Growth Plan, and applicable Official Plans; 
b) A Planning Brief that specifically provides justification for why the municipality should 

request the Province to consider a site specific proposal, in advance of the upcoming 
comprehensive review; and 

c) A report that addresses all of the information / requirements identified in Section 3.2.1 
of the Provincial procedural document (OMNR, January 2009), which include: 

 
Technical (flood related)  
(Any mapping should include digital files in geographical information system (GIS) format and 
be georeferenced)  
 Flood related characteristics:  

o General information on flood susceptibility of the SPA  
o Flood depths and velocities, and any other pertinent information specific to the site  
o Site specific flood plain mapping (if available)  

 
 Analysis of flood conditions:  

o Implication of proposal on loss of flood storage, increased velocities, depths, flow 
patterns, etc.  

o Identification of the minimum acceptable level of flood protection identified in the 
SPA policies  

 
 Flood proofing measures proposed:  

o Detailed explanation of proposed measures  
o 

explained 
not technically feasible 

 
 Safe access/egress:  

o 
arrangements and the details of such arrangements with any adjoining property 
owners 
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Structural integrity: 
o Confirmation on the structural integrity of the building/structure under flood 

conditions in general, including any situations where the building could be flooded, 
i.e. openings below the regulatory flood. This should be provided by a Professional 
Engineer stamped drawings and report(s)  

 
 Municipal emergency management:  

o Written confirmation from the municipal emergency management program of:  
 Knowledge of the proposal and related details  
 Acceptability of the proposal related to emergency response to flood hazards  
 How generally or specifically the proposal will be incorporated into the 

municipal emergency management program;  
 
Risk analysis 
 Risk assessment report:  

o Whether the proposal creates an unacceptable increase risk to loss of life and 
property including infrastructure and the time and extent to which openings below 
the regulatory flood such as underground parking takes to fill;  

 
Land use planning 
 Background report:  

o Summation of existing SPA policies and schedules in the OP  
o An explanation of the proposed OPA policy changes to the SPA policies themselves 

and/or to the land use policies  
o Indication of what change is being requested to the OP or ZBA (including proposed 

densities, units, additional infrastructure requirements, etc.)  
o Demonstration of how the proposal is consistent with the PPS.  

 
The  approval process for the OPA is outlined in Section 4.0 of the procedural 
document.  It would be the  intention to provide the documents that are required as 
part of a complete application (described in b) and c) above), subject to  review and 
acceptance, to the Province as the first step in the approval process (i.e. the draft 
submission).  The procedural document should be reviewed in its entirety to understand 
the documentation requirements, risk, and additional steps that need to be completed to 
obtain Ministerial approval of the proposed amendment to the Official Plan.   

 
The alternative to submitting the items described in b) and c) would be to provide a letter 
from the Ministers of Municipal Affairs and Housing and Natural Resources and Forestry 
(now Ministry of Northern Development, Mines, Natural Resources and Forestry) that 
authorizes the proposed change to official plan policies from the  perspective.  
 
Staff advise that if an OPA is pursued, the applicant will be fully responsible for all 
information requirements, timelines, additional process, and risks associated with the 
provincial review process. 
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Staff also advise that the Province has indicated the review of site specific applications will 
be the exception, and that this proposal is not the only one in Waterloo for which staff are 
providing this direction. 

 
3.2  Other Environmental Considerations 
Regardless of whether the applicant moves forward with an OPA and/or ZBA, the following 
applies: 

 
3. It will need to be demonstrated that the applicable flooding hazard policies of the Official 

Plan (Section 8.4.2) can be addressed (e.g. flood proofing, the creation of uninhabitable 
floor space, safe access, parking, etc.).  Building Code requirements, including those for 
access points, should also be confirmed with Buildings Standards Division.  
 

4. Consistent with best practice, a Flood Emergency Plan needs to be developed for the 
building prior to site plan approval.  The Flood Emergency Plan will need to be prepared by 
a qualified professional, be coordinated with GRCA and municipal flood emergency 
procedures, address how residents and occupants will be informed of the safe access 
protocol, and set out the emergency procedures for evacuation and re-entry.    

 
5. An Energy Strategy will be required.  The purpose of the Energy Strategy will be to identify 

and evaluate options and design considerations for increasing the energy and carbon 
performance of the proposed development.  At a minimum, the Energy Strategy will need 
to address the following:  
a) Identify and evaluate opportunities for the building to achieve at least a 15% 

improvement in energy efficiency above the Ontario Building Code, SB-10, Division 3 
(2017). 

b) Identify and evaluate opportunities for designing the building and the site to be Solar 
Ready. 

c) Identify and evaluate opportunities for the partial or full replacement of conventional 
natural gas space heating with low carbon alternatives like air source heat pump 
systems, ground source heat pump systems and variable refrigerant flow systems.  

d) Identify and evaluate opportunities for maximizing low-carbon transportation 
measures within the building and the site, including electric vehicle charging stations 
and/or readiness to enable future charging station installation. 

e) Identify and evaluate opportunities for backup power systems that will improve the 
resilience of the building to power outages. 

f) If the total gross floor area is proposed to be 50,000 m2 or more, identify and evaluate 
opportunities for district or shared energy. 

g) Provide a cost-benefit analysis of items a) through e), and if applicable f), that covers 
the short, medium and long term. 

 
6. The subject properties are within Wellhead Protection Sensitivity Areas (WPSA) identified 

-28-34 Erb St. E. are 
within a WPSA 4, while 6 Regina St. N. is split between a WPSA 4 and a WPSA 7.  As per the 
Regional Official Plan, any underground parking would be subject to further study. 
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7. The subject properties also fall within the area covered by the Grand River Source 
Protection Plan.  A Section 59 Notice will be required at each stage of the development 
process.  The applicant can go to taps.regionofwaterloo.ca to complete a questionnaire to 
confirm what source protection-related activities are regulated on the property. 

 
 
4.0  PLANNING COMMENTS 
 
4.1  Height and Density 
The development is proposed to have a: 
 

 building height of 58 metres (18 storeys) which significantly exceeds the permitted 
height limit of 20 metres (6 storeys) for 6 Regina Street North, and 

 

 density of 1,098 bedrooms per hectare which significantly exceeds the maximum 
permitted density of 450 bedrooms per hectare for 6 Regina Street North and the 
maximum permitted density of 675 bedrooms per hectare for 24-34 Erb St. E. 

 
Please note, the applicant will need to provide planning justification for the proposed increase 
in height and density, in combination with the additional zoning relief requests. 
 
If the applicant wishes to proceed with the current development proposal, the Height/Density 
Bonusing provisions of the Official Plan (Section 12.3.1) would apply.  As previously noted, 
bonusing is based on any additional height and/or density above what is currently permitted in 
zoning.  Furthermore, density is calculated using the net land area (after road widenings have 
been removed from the gross land area).  
 
The City, at its sole discretion, may authorize increases in height and/or density in return for 
facilities, services or matters that are of benefit to the community.  Section 12.3.1 of the Official 
Plan outlines the specific criteria related to height and density bonusing.  The applicant will be 
required to provide compelling planning rationale in support of the above-noted requests and 
provide justification as to the appropriateness, suitability, and compatibility of such a request 
and how it meets the policy directives in the Official Plan and constitutes good planning.   
 
If the additional height and density are deemed appropriate, the applicant will be required to 
provide facilities, services or matters of benefit to the community in exchange for any increase 
in height and density, to be secured through a Section 37 Planning Act Development 
Agreement, to the satisfaction of Council.  The listed community benefits and a thorough 
evaluation of the Official Plan criteria must form part of the formal submission. 
 
Planning applications that include a bonusing proposal also require an appraisal which 

and/or density 
increase.  This appraisal will be undertaken by the City of Waterloo after receiving a complete 
application.  The cost of the appraisal will be front-ended by the City; however, the applicant 
will be required to pay for the total cost of the appraisal within 30 days of a written request for 
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payment from Planning Division
Density Bonusing Review process, please contact the undersigned.   
 
Staff notes that the Province has introduced changes to the Planning Act whereby height and 
density bonusing will be replaced with a Community Benefits Charge (CBC) By-law.  The new 
CBC system will come into effect September 18, 2022 or upon the municipality enacting a CBC 
By-law.  The applicability of bonusing or a CBC will depend on what framework is in place at the 
time of application approval. 
 
4.2  Parking 
The Uptown Commercial Core zone (within Parking Area A) requires a minimum parking rate of 
0.7 spaces per dwelling unit (0.6 spaces for residential use, plus 0.1 visitor parking spaces) and 
1.5 spaces per 100 square metres of non-residential space.  Based on the concept plan 
submitted in advance of the pre-consultation meeting, 126 parking spaces are to be provided, 
whereas 190 parking spaces are required, resulting in a parking deficiency of 64 spaces.  The 
applicant is proposing a shared parking model.  A Parking Justification Report will be required to 
rationalize the reduction in parking, and to provide details about the shared parking model.    
 
4.3  Road Widening 
Regina Street North is a Minor Collector Road, while Erb Street East is a Regional Arterial Road 
(Official Plan Schedule E).  Road widenings and daylight triangles required for Erb Street East 
will be identified by the Region (see attached comments).   
 
4.4  Urban Design 

tion in the Uptown, Official Plan policies require development to support a 
high quality, safe and attractive public realm and streetscape.  Section 3.11 (Urban Design) 
applies, with emphasis on: 

 Subsection 3.11.1 (General Urban Design policies) 
 Subsection 3.11.2 (Urban Design within Nodes and Corridors) 
 Subsection 3.11.3 (Urban Design within the Uptown Waterloo Urban Growth Centre) 
 Subsection 3.11.5 (Urban Design Implementation) 

The proposed development must demonstrate how it will achieve a high standard of urban 
design given the subject lands are located within the Uptown Urban Growth Centre/Primary 
Node.  
 
In addition to the above, staff offer the following initial comments for your consideration: 

 Where larger tower floorplates are being contemplated, staff encourage the 
incorporation of architectural and massing elements to reduce the overall impression 
of bulk, including through strategic articulation, window and balcony configurations, 
and stepbacks. 

 As the majority of parking is within the podium, staff will be looking for a high level of 
design and architecture to avoid the appearance of a parking structure.  Active uses 
fronting the streets are preferred from an urban design perspective, however, staff 
may consider alternatives provided such alternatives are executed in a way to enhance 
and not detract from the streetscape and public realm. 
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 Both Regina Street and Erb Street East are envisioned as Vibrant Streets in the Uptown 
Public Realm Strategy (UPRS).  Vibrant Streets are to include revitalized streetscaping 
and public realm that comprises of enhanced paving, street trees, and street 
furnishings.  The UPRS also recommends a 3 metre sidewalk on Regina Street, and a 2 
metre sidewalk on Erb Street.  To this end, the applicant must demonstrate that they 
are achieving the intent of the Strategy as part of the planning justification for a 
reduction in the Common Outdoor Area requirement. 

 The UPRS also recommends podium stepbacks above the 4th storey on Regina Street, 
and the 6th storey on Erb Street to appropriately respond to the dimensions of the 
highway right-of-way.  

 Based on the conceptual rendering provided, staff note that the high contrast between 
white and black is a very strong gesture, and that the black shape and size is somewhat 
arbitrary but very dominant in the design.  Gestures as strong as this should ideally be 
in response to local characteristics, and be context sensitive. 

 Consider how the building cap/top will be designed to add character and prominence 
to the city skyline. 
 
 

5.0  HERITAGE COMMENTS 
 
The property at 24 Regina Street North is listed on the Municipal Heritage Register as a non-
designated property of cultural heritage value/interest.  The property at 34 Erb Street East, is 
not designated or listed, but it is believed to be the site of a former residence of Moses 

early development.  A Heritage Impact Assessment was submitted to the City as part of a 
previous development application for the subject lands.  Staff and the Committee supported its 
conclusion that the removal of 24 Erb Street East could be supported provided that a number of 
mitigation measures were implemented, including documentation and the development and 
erection of a commemorative plaque.  The documentation has been carried out to the 
satisfaction of staff and a draft design for the plaque has been completed.  Finalization of the 
plaque design and installation will be a condition of any future site plan application.  
 
Regional staff have confirmed that the property is not listed as having archaeological potential, 
but requested that the following information be conveyed to the property owner: 
 
Archaeological Resources Found During Construction: 

 All proponents should be aware of the possibility of unearthing archaeological remains 
during construction, and be prepared to follow proper procedure should any cultural or 
human remains be encountered. 

 If human remains or artifacts associated with human remains are encountered during 
construction, all activity at the discovery site and in the immediate area of the 
discovery must cease immediately.  The proponent is required to contact the local 
police and coroner.  In addition, the Ministry of Culture (519-675-6898 or 416-212-
8002), and the Registrar of the Cemeteries Regulation Unit of the Ministry of Consumer 
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and Business Services (416-326-8404) should be notified.  Appropriate procedures for 
dealing with the human remains will be determined by these organizations. 

 If any other archaeological resources are encountered during construction all activity 
must cease and the Ministry of Culture (519-675-6898 or 416-212-8002) should be 
contacted immediately.  In most cases, additional investigation and reporting of the 
cultural deposits will be required to be undertaken by a provincially licensed 
archaeologist at the expense of the proponent. 

 
 
6.0  TRANSPORTATION SERVICES COMMENTS  
 

 A Transportation Impact Study (TIS) is required and should address the following 
intersections: 
o Regina Street @ Erb Street East 
o Dupont Street @ Regina Street 
o Peppler Street @ Erb Street East 
o Driveway Access on Regina Street @ Regina Street  

The consultant preparing the TIS should contact Ainsley Rego 
(Ainsley.Rego@waterloo.ca) to determine the terms and scope of the study.  

 Regina Street driveway access, as the main residential access, has the potential to 
cause traffic congestion along Regina Street.  This driveway access will need to be 
assessed as part of a TIS, as required above, and as set out in Section 9.0, Complete 
Application Requirements (below). 

 Transportation Services have concerns with respect to the reduced parking rate 
proposed and the suggested shared parking model.  Please explain the functionality of 
the shared parking model.  How can the applicant ensure residential parking spaces 
will be used by residents and not by commercial users?  Will there be signs to clearly 
identify parking types (commercial, residential, visitor, etc.)? 

 Clearly identify visitor parking spaces on the proposed development plans.  
 For the Level 1 Floor Plan, a 5% slope is reported where Accessible Parking Type A 

parking spaces are located.  Is this compliant to AODA standards? 
 Turning movements for large vehicles/garbage pickup is drawn incorrectly on the site 

plan.  Traffic on Erb Street is limited to one-way westbound traffic.  This should be 
corrected on future site plans.  

 Construction staging is not permitted along Regina Street.  
 
 
7.0  BUILDING COMMENTS 
 
The Building Department has provided preliminary comments.  While many of these comments 
are applicable to a future building permit application, the requirements may assist in initiating 
building design considerations to address various matters.   Please note, these comments are 
not comprehensive and a full review of any future building permit application will be required. 
 
 



12 

 

7.1  General 
 Building permit application will not be accepted until the site plan has been approved 

and signed by the Director of Planning.  
 Drawings for permit application are to note they have been coordinated and are in 

compliance with the approved site plan drawings. 
 All drawings (including the site plan) must be stamped by the Architect and / or 

Professional Engineer depending on which is required by the OAA and / or PEO.   
 Fire access route signs are to be installed as per By-law 2018-007 (indicate on site plan 

at permit application). 
 Horizontal clearances to above ground electrical conductors shall comply with Ontario 

Building Code (OBC) 3.1.19.1.  Note, OBC requirements may differ from Waterloo 
North Hydro requirements  both must be verified by the applicant. 

 Ensure site services are connected to public services separately where required by OBC 
7.1.5.4. 

 Please note that on January 1, 2022, changes to the OBC requirements (including, but 
not limited to, the stair requirements in Subsections 3.4 and 9.8) will come into effect 
and will be applicable to all building permits applied for on or after this date.  

 
7.2  Project Specific Comments 

 Provide OBC matrix including spatial separation calculations. 
 Demonstrate compliance with applicable law.  

a) Obtain approval from the GRCA. 
b) Source Protection is required as per the Region of Waterloo. 

(http://taps.regionofwaterloo.ca) 
c) Obtain any required Heritage approvals regarding the existing listed heritage 

property at 24 Erb St E. 
d) Record of site condition, where required by the Ministry of Environment, 

Conservation and Parks. If it is determined that a record of site condition is not 
required, the City will require written confirmation from the Ministry of 
Environment, Conservation and Parks indicating it is not required for this project 
(existing commercial buildings, residential proposed). 

 Verification of clearance to electrical conductors as required by OBC 3.1.19.1. is 
required.  
a) Note the voltage in the hydro wires, 
b) Dimension the horizontal clearance proposed from the building (including 

balconies, fire escapes, flat roofs, or other accessible projections) to the closest 
hydro wire, and  

c) Note the swing in the hydro wires. 
This information can be obtained from Waterloo North Hydro.  

 Clarify how exiting from the building will be maintained in the event of a flood as 
required by Article 3.1.1.3.  Please also indicate the water depth and water velocity in 
this area based on a hundred year storm.  

 Clarify if the 4th floor is intended for a single office tenant, or if it is intended to be 
divided into multiple suites.  Demonstrate compliance with Sentence 3.3.1.3.(8) which 
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requires egress into a public corridor (not directly into an exit stairwell) if more than 
one suite is proposed (see East wing). 

 Maintain minimum 750mm wide means of egress as required by Article 3.3.1.22. 
Please note that parking spaces (including the hatched area of a barrier free parking 
space) cannot be used as a required means of egress (see exterior door from East side 
of parking garage). 

 Provide vestibules in compliance with Article 3.3.5.7. where exit stairs open onto 
parking garage (see stair to exit through lobby). 

 Provide access to 2 exits from all areas of the building as required by Article 3.4.2.1. 
(see retail, lobby, ground floor parking garage areas). 

 Dimension the maximum travel distances within the building to show compliance with 
Article 3.4.2.5. (see bike lockers, bulk garbage, moving and mech/elec/locker rooms).  

 Design exit through lobbies in compliance with Article 3.4.4.2. (mail storage room and 
parcel storage room opening onto lobby). 

 Ensure service spaces do not open onto exit stairs as per Article 3.4.4.4. (see 
penthouse).  

 Ensure service spaces are not designed for subsequent use as storage as per Article 
3.6.1.3. (see mech/elec/storage space). 

 Provide washrooms for the interior amenity space in compliance with Subsection 3.7.4. 
 Identify the number and location of barrier free dwelling units designed to comply with 

OBC 3.8.2.1.(5). 
 
 
8.0  AGENCY COMMENTS 
 
All agency comments have been incorporated into this letter and/or are provided under 
separate cover.  
 
8.1  Region of Waterloo 

 to this letter.  If you require further clarification, please contact Sylvia 
Rafalski-Misch at SRafalskiMisch@regionofwaterloo.ca.   

 
8.2  Grand River Conservation Authority 
Refer to Attachment B  to this letter.  If you require further clarification, please contact Trevor 
Heywood at theywood@grandriver.ca. 
 
 
9.0  COMPLETE APPLICATION REQUIREMENTS 
 
In order for City staff to consider your application complete, please submit the following: 
 

1. Cover Letter outlining the nature of the application, the purpose of the Official Plan 
and Zoning By-law Amendments, and the contents of the complete submission. 

 
2. Official Plan Amendment and Zoning By-law Amendment Application Form(s) (1 

signed original and 3 copies). 
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3. City of Waterloo Fees: 
a) Joint Official Plan Amendment and Zoning By-law Amendment Application Fee 

of $32,930 
b) Sign Deposit Fee of $704 (2 signs, $352 each)  
c) These fees can be combined in one cheque, made payable to the City of 

Waterloo.  *Fees are adjusted annually on September 1st. 
 

4. Region of Waterloo Fees: 
a) Official Plan Amendment Fee of $5,750  
b) Zoning By-law Amendment Review Fee of $1,150  
c) Noise Study Review Fee (includes Traffic Forecasts) of $500, submitted directly 

to the Region.  
d) Cheques for items a) and b) above to be made payable to the Region of Waterloo 

and submitted with application; City will send to the Region. 
 

5. Grand River Conservation Authority Review Fee of $430, cheque to be made payable 
to the GRCA and submitted with application; City will send to GRCA. 
 

6. Permission to Enter Form (1 copy) authorizing City staff to enter onto the subject lands 
for the purposes of evaluating the application. 
 

7. Owner Authorization Form (1 copy). 
 

8. Environmental Site Screening Questionnaire (2 copies). 
 

9. Notice of Source Protection Plan Compliance (2 copies), for each property, issued 
under Section 59(2) of the Clean Water Act.  Refer to http://taps.regionofwaterloo.ca 
for further information. 

 
10. Planning Justification Report (5 copies), prepared by a Registered Professional 

Planner.  This report shall include, but not be limited to, the following: 
a) A detailed description of the proposed development and intended use of the 

land.  
b) A detailed description of the requested Official Plan and Zoning By-law 

Amendments and planning justification/rationale for each component of the 
request. 

c) A planning evaluation that: (i) specifically assesses conformity with the SPA-
related policies of the PPS, Growth Plan and applicable Official Plans; and (ii) 
demonstrates how the proposed development and applications are overall 
consistent with or conform to all applicable planning policies at the Provincial, 
Regional and Municipal levels.   

d) Outline the intended increase in height and density requested and how the 
request conforms to the height and density bonusing provisions of the Official 
Plan (Section 12.3.1).  Bonusing applies to height and densities beyond what is 
currently permitted in the Zoning By-law. Appropriate justification must be 
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provided to support the rationale for the proposed increase in height and 
density and its appropriateness for the subject lands and surrounding context, 
specific to the aforementioned bonusing provisions.  The community benefits 
that may be offered in exchange for the bonusing should also be identified. 

 
11. Planning Brief (13 copies), prepared and signed by a Professional Planner, that 

specifically provides detailed justification for a request to the Province to consider this 
site specific proposal in advance of the upcoming comprehensive review of the 
Laurel/Clair SPA.  The Planning Brief shall be completed in accordance with Section 3.2 
of the Procedures for Approval of New Special Policy Areas (SPAs) and Modifications to 
Existing SPAs Under the Provincial Policy Statement, 2005 (PPS, 2005), Policy 3.1.3-
Natural Hazards-Special Policy Areas, Ontario Ministry of Natural Resources, January 
2009. 
 

12. Technical Report (13 copies), prepared by Qualified Professionals, that addresses all of 
the information requirements identified in Section 3.2.1 of the Procedures for Approval 
of New Special Policy Areas (SPAs) and Modifications to Existing SPAs Under the 
Provincial Policy Statement, 2005 (PPS, 2005), Policy 3.1.3-Natural Hazards-Special 
Policy Areas, Ontario Ministry of Natural Resources, January 2009. 

 
13. The Planning Brief (item 11) and the Technical Report (item 12) are not required if a 

letter is submitted from the Ministers of Municipal Affairs and Housing and Natural 
Resources and Forestry (now Ministry of Northern Development, Mines, Natural 
Resources and Forestry) that authorizes the proposed change to Official Plan policies 
(i.e. an increase in height and/or density) from the  perspective. 

 
14. Urban Design Brief (5 copies), prepared and signed by a Professional Planner.  The 

report should address, at minimum, how the proposed building:   
a) Achieves high quality urban design 
b) Conforms to the Urban Design Policies of the Official Plan  
c) Aligns with and implements the Urban Design Manual 
d) Includes perspectives of the development from the east, west, north and south, 

ensuring that some of the perspectives provided illustrate the building from the 
street level. 

 
15. Wind Study (5 copies), prepared by a qualified professional, to evaluate impacts of 

wind generated by the proposed buildings in combination with the surrounding 
context, on any outdoor terraces, on-site outdoor amenity areas, near building 
entrances, and within the public realm adjacent to the site.  More specifically, the 
Wind Study is required to: 

a) Assess comfort levels for sitting, standing, strolling and walking 
b) Use appropriate wind speed ranges for each activity 
c) Assess comfort levels for all 4 seasons 
d) Use a minimum standard of 80% of the time as the test of being comfortable for 

that particular activity 
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e) -site  
f)  
g) Provide specific recommendations to mitigate wind conditions where the 

desired comfort class is not achieved for the location type. 
 

16. Shadow Study (5 copies), prepared by a qualified professional in accordance with the 
Shadow Study criteria in the Ci tudy should also: 

a) Differentiate the shadows cast from existing surrounding buildings from the 
shadows cast by the proposed building 

b) Show the property boundaries of the Site and all surrounding properties, 
including all properties that are impacted by shadows from this building 

c) Show the entire length of the shadow for every interval 
d) Assess shadow impacts on the open spaces and public realm in proximity to the 

lands 
e) Include a written summary of the shadow impacts in relation to the criteria for 

acceptance impacts in the Urban Design Manual. 
 

17. Transportation Impact Study (TIS) (5 copies), prepared by a Transportation Engineer. 
The following intersections are to be analyzed as part of the Study: 

a) Regina Street @ Erb Street East 
b) Dupont Street @ Regina Street 
c) Peppler Street @ Erb Street East 
d) Driveway Access on Regina Street @ Regina Street  

The Terms of Reference for the TIS are to be approve tation 
Services prior to the commencement of the TIS.  For further information on the 
requirements for the TIS, please contact Ainsley Rego, Traffic Technician, City of 
Waterloo (ainsley.rego@waterloo.ca). 

 
18. Parking Justification Report (5 copies), prepared by a Traffic Engineer or a qualified 

Professional Planner. 
 
19. Stationary Noise Study (5 copies), prepared by a qualified expert.  Please refer to the 

Regional Pre-Submission Consultation Comments, dated August 26, 2021 (attached) or 
contact Sylvia Rafalski-Misch, Principal Planner, Region of Waterloo 
(SRafalskiMisch@regionofwaterloo.ca). 

 
20. Environmental Noise Study (5 copies), prepared by a qualified expert who has been 

pre-approved by the Region of Waterloo.  Please refer to the Regional Pre-Submission 
Consultation Comments, dated August 26, 2021 (attached) or contact Sylvia Rafalski-
Misch, Principal Planner, Region of Waterloo (SRafalskiMisch@regionofwaterloo.ca). 

 
21. Record of Site Condition & Acknowledgement Letter from the Ministry of the 

Environment, Conservation and Parks (2 copies).  As noted within this letter, this may 
be deferred to a later stage of the planning process.  Please refer to Regional Pre-
Submission Consultation Comments, dated August 26, 2021 (attached). 
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22. Energy Strategy (5 copies), prepared by a qualified professional.  For further 
information, please contact Robyn McMullen, Environmental Planning, City of 
Waterloo (Robyn.McMullen@waterloo.ca or 519-747 8531). 

 
23. Engineering Feasibility Report (5 copies), prepared by a Professional Engineer. The 

report should include the following:  
a) Functional Engineering Report and Plans. This set of plans shall include, in part: 

Existing Conditions Plan, Functional Site Servicing Plan, and Functional Site 
Grading Plan. 

b) Water Distribution Analysis.  This analysis shall confirm whether connection to 
existing water service would be sufficient enough for both the domestic and fire 
flow for the proposed addition.  

c) Sanitary Loading Calculations. This analysis shall confirm sanitary loading 
generated by the development shall be assessed with the availability of local 
capacity, with design sheets provided 

For further information, please contact:  
- City staff - Ronda Werner, Engineering Review, City of Waterloo 

(Ronda.Werner@waterloo.ca or 519-747-8720) and  
- Regional staff - Sylvia Rafalski-Misch (SRafalskiMisch@regionofwaterloo.ca). 

 
24. Stormwater Management Report (5 copies), prepared by a Professional Engineer. For 

further information, please contact Sylvia Rafalski-Misch 
(SRafalskiMisch@regionofwaterloo.ca). 
 

25. Hydrogeological Report/Dewatering Plan and Vulnerability Assessment, if proposing 
more than one level (i.e., 3 metres or 10 feet) of underground construction and/or 
construction below the water table (5 copies).  Please refer to the Regional Pre-
Submission Consultation Comments, dated August 26, 2021 (attached) or contact 
Sylvia Rafalski-Misch, Principal Planner, Region of Waterloo 
(SRafalskiMisch@regionofwaterloo.ca). 

 
26. Hydro Servicing Plan (2 copies), prepared by a qualified Engineer, demonstrating how 

the proposed development will be serviced from a hydro perspective.  The plan should 
consider building setbacks from hydro infrastructure, location of required transformer, 
flooding hazards requirements, and potential implications on zoning regulations. 

 
27. Preliminary Site Plan (10 copies)   

 
28. Building Elevations (10 copies) of the building   

 
29. Floor Plans (10 copies) of the building   

 
30. Perspectives (10 copies) of the building   
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31. Digital copies - of all reports, plans and supporting information.  Please ensure the 
digital copies meet AODA standards.  

 
Once the above noted information has been received to the satisfaction of Planning Approvals, 
a letter will be sent to your attention advising that your application is considered complete and 
that it will be processed in accordance with the requirements of the Planning Act and the City 
of Waterloo Official Plan. 
 
Please note that the comments and submission requirements provided in this letter are based 
on the information provided by the applicant during the pre-consultation process.  Should new 
details and/or information become available through the application process, submission 
requirements are subject to change and the City reserves the right to require additional studies 
and reports during the planning application process.   
 
Should you have any questions, please do not hesitate to contact the undersigned at your 
convenience. 
 
Regards, 
 

 
 

Wendy Fisher, MA, MCIP, RPP     
Senior Development Planner     
Planning Approvals      
Integrated Planning & Public Works  
City of Waterloo      
P:  519.747.4533      
F:  519.747.8523      
TTY: 1.866.786.3941      
E: wendy.fisher@waterloo.ca       
 
cc (by email): 

Jason Malfara, Urban Legend Developments Inc. 
Sylvia Rafalski-Misch, Region of Waterloo 
Trevor Heywood, Grand River Conservation Authority 
Tanja Curic, City of Waterloo 
Robyn McMullen, City of Waterloo 
Ronda Werner, City of Waterloo 
Ainsley Rego, City of Waterloo 
 

Attachments: 
A  Region of Waterloo Comments 
B  Grand River Conservation Authority Comments 
C  Special Policy Area Procedures, Ontario Ministry of Natural Resources, January 2009 
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ATTACHMENT A  REGION OF WATERLOO COMMENTS 
 

City of Waterloo Pre-Submission Consultation  
 August 26, 2021  

 
Official Plan & Zoning By-law Amendments 
VanLegend Regina GP Corp./JV Planning & 
Development Consulting 
24-34 Erb Street East and 6 Regina Street North 

 
The applicant is proposing an Official Plan Amendment (OPA) and a Zoning By-Law 
Amendment (ZBA) for lands located at 81 and 85 Bridgeport Road East in the City of 
Waterloo to facilitate the construction of an 18 storey, mixed-use building containing 218 
residential units/ (245 bedrooms), 1,860 sq. m. of office space, 503 sq. m. of retail 
space and 126 parking spaces. 
 

Street properties are 
Uptown Commercial Core (U1-20) and (U1-60) in Zoning By-law 2018-050.  The OPA 
proposes to re-designate 6 Regina St. N. from Medium Density, 20 metres to High 
Density, 81 metres and the ZBA proposes to rezone 6 Regina St. N. from U1-20 to U1-
60 with site-specific zoning provisions. 
 
The lands are designated Urban Area, Built-Up Area and Urban Growth Centre in the 
Regional Official Plan (ROP).   
 
Community Planning 
 
Planning Justification Report 
A Planning Justification Report (PJR) will be required and must be submitted as part of 
the complete Official Plan Amendment (OPA) and Zoning By-law Amendment (ZBA) 
applications.  The Report must provide details on the proposed development and 
address the policies of the Provincial Policy Statement, the Growth Plan for the Greater 
Golden Horseshoe, the Regional Official Plan (ROP), the City of Waterloo Official Plan 

-law.  
 
Hydrogeology and Water Programs (HWP) 
The subject lands are within Wellhead Protection Sensitivity Areas 4 and 7 as identified 
in the ROP.  HWP staff request a Hydrogeological Report/Dewatering Plan and 
Vulnerability Assessment as part of complete OPA/ZBA applications, if the developer 
proposes more than one level (i.e., 3 metres or 10 feet) of underground construction 
and/or construction below the water table.  This includes construction of underground 
parking, elevator shafts, basements, footings/pilings, etc.  The Hydrogeological Report 
should include comments on if dewatering (construction only and/or permanent/passive) 
is required. 
 
A Stormwater Management Report must be submitted as part of complete OPA/ZBA 
applications.   
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The City of Waterloo prohibits geothermal wells west of Weber Street.  As such, HWP 
staff asks that a prohibition on geothermal wells as defined in Chapter 8 of the Regional 
Official Plan, including vertical open and closed loop geothermal energy systems, be 
written into the proposed Zoning By-law for the subject lands. 
 
Further, the subject lands are in a source protection area where Risk Management Plan 
or prohibition polices implemented by the Region of Waterloo may apply.  A Notice of 
Source Protection Plan Compliance (Section 59 Notice) is required prior to formal 
application.  
 
Under the 2020 Grand River Source Protection Plan, 
 

 A Risk Management Plan for salt application may be required for proposed 
surface parking and vehicle driveway areas greater than eight (8) parking spaces 
or 200 square metres. 

 A Risk Management Plan for storm water management may be required if any 
engineered or enhanced infiltration features are proposed. The Region of 
Waterloo does not support any engineered and/or enhanced infiltration of runoff 
originating from paved surfaces within chloride Issue Contributing Areas. 
Engineered and/or enhanced infiltration features may include ponds, infiltration 
galleries, permeable pavers, ditches, swales, oil-grit separators, etc.). 

 The uncovered storage of de-icing salt directly exposed to the elements, not 
including salt stored in sealed bags, is prohibited across the subject properties. 

 
The applicant should be directed to TAPS (https://taps.regionofwaterloo.ca) to 
determine all applicable source protection plan requirements, and to contact the Risk 
Management Official (rmo@regionofwaterloo.ca) as needed.  Consider the timeframe to 
negotiate a risk management plan, if required, as a notice will not be issued until a 
signed risk management plan is complete. 
 
Record of Site Condition (RSC) 
The subject lands at 36 Erb St. E. are located adjacent to a known contaminated site 
and are identified as having high potential for contamination.  In accordance with the 

Implementation Guideline for the Review of Development 
Applications On or Adjacent to Known and Potentially Contaminated Sites, a Record of 
Site Condition (RSC) will be required for the entire development site.  The RSC and an 
acknowledgement letter from the Ministry of the Environment, Conservation and Parks 
will be required prior to final approval of the Zoning By-law Amendment, or through the 
use of a Holding provision prohibiting the proposed development until the submission of 

edgement.  If an RSC is required through Ontario 
Regulation 153/04, the RSC can be deferred to the building permit stage with 

issuing a building permit.  
  
Corridor Planning 
 
Traffic Noise  
At this location, the proposed residential development may encounter environmental noise  
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sources, specifically road noise from the adjacent Regional Road Erb Street East (RR #09).  
It is the responsibility of the applicant to ensure the proposed development is not 
adversely affected by anticipated noise impacts.  In this regard, the applicant must 
prepare an Environmental Noise Study.  The noise level criteria and guidelines for the 
preparation of the study are included in the Region of Waterloo Implementation 
Guideline for Noise Policies and the Ministry of Environment, Conservation and Parks 
Publication NPC-300.  
 
The noise consultant must be pre-approved by the Region of Waterloo.  The noise 
consultant is responsible for obtaining current information, applying professional 
expertise in performing calculations, making detailed and justified recommendations, 
submitting the Consultant Noise Study Declaration and Owner/Authorized Agent 
Statement along with one electronic copy of the report to the Region of Waterloo.   
 
The noise consultant preparing the Environmental Noise Study must contact Region of 
Waterloo staff for transportation data including traffic forecasts and truck percentages 
for Regional roads.  For the Transportation Planning Noise Assessment Fee Form and 

and select Data Requests option.  There is a $500 fee for this application.  
 
Stormwater Management  
Storm sewers within the Regional road right-of-way are generally sized and designed to 
only accommodate stormwater from the right-of-way and in some instances off road 
surface drainage under existing conditions.  A private stormwater connection to any 
storm sewer on Erb Street East will be discouraged where an alternate stormwater 
connection is available, including infiltration if soil conditions and Source Protection 
under the Clean Water Act permit, or if it is determined that the Erb Street East storm 
sewer does not have the sufficiency (condition and capacity) to accommodate private 

consultant to determine an appropriate stormwater outlet from this site and the 
sufficiency of the receiving storm system if there is no other option available and to 
include this information in the stormwater management report.  
 
Under the detailed engineering design, a Lot Grading, Site Servicing plans and a 
Stormwater Management Report (electronic copies) will be required for this 
development.   
 
The site must be constructed and graded in accordance with the approved plans and 
the Regional Road allowance must be restored to the satisfaction of the Regional 
Municipality of Waterloo.  
 
Please note that any new servicing connection(s) from Regional right-of-way would 
require Regional approval through a separate process of Municipal Consent and 
Regional Work Permit.  A Region of Waterloo Work Permit must be obtained from the 
Region of Waterloo prior to commencing constr
In this regard, please visit https://rmow.permitcentral.ca/ for further guidance.  
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A Functional Servicing Report must be submitted as part of complete OPA/ZBA 
applications.   
 
Regional Road Dedication  
Regional Road 09 (Erb Street East) has a designated road allowance of 24.384 metres as 
defined in Schedule A of the Regional Official Plan.  An estimated 4.5 m maximum road 
widening would be required along the Erb Street East frontage of the proposed 
development.  The applicant must engage an Ontario Land Surveyor (OLS) to prepare a 
draft Reference Plan which illustrates the required road allowance widening.  Prior to 
registering the Reference Plan, the OLS should submit a draft copy of the plan to the 
Transportation Planner for review.  An electronic copy of the registered plan is to be 
emailed to the Region of Waterloo.  The land must be dedicated to the Region of 
Waterloo for road allowance purposes, and must be dedicated without cost and free of 
encumbrance.  This will be deferred to Site Plan. 
 
An RSC is required for the entire development site but lands subject to the road 
widening must be excluded from the RSC and only a Phase 1 and 2 Environmental Site 
Assessment is to be submitted for the road widening portion of the lands.   
 
Access Permit/TIS/Access Regulation  
A Regional Access Permit ($230 fee) will be required for the proposed access to 
Regional Road 09 (Erb Street East) https://forms.regionofwaterloo.ca/ePay/PDLS-
Online-Payment-Forms/Commercial-Access-Permit-Application. The access must 
comply with the Regional Access Policy in design i.e. minimum width 7.6 metres; 6.0 
metres turning radii. A Regional Access Permit (no fee) will be required for the closure 
of the existing accesses to Regional Road 09 (Erb Street East) 
https://forms.regionofwaterloo.ca/Planning-and-Economic-Development/Close-an-
Access-Access-Permit-Application. This will be deferred to Site Plan. 
 
Site Plan 
A $300 Site Plan Pre-consultation fee and a $805 Site Plan Application review fee will 
be required. This fee will need to be submitted directly to the Region of Waterloo.  
 
Stationary Noise 
A Stationary Noise Study will be required and must assess (measure or predict) 
stationary noise level impacts from any surrounding stationary noise sources on the 
proposed residential development / noise-sensitive uses.  Any proposed on-site 
stationary noise sources (e.g. HVACs and/or PTACs, emergency generator, mechanical 
roof-top equipment, any ventilation associated with underground parking and the 
proposed commercial use, etc.) should also be assessed to ensure any potential noise 
impacts on the proposed residential development / noise sensitive uses will be 
minimized or can be mitigated.  The Stationary Noise Study must be prepared in 
accordance with the requirements of the Ministry of the Environment, Conservation and 
Parks Publication NPC-300.  Please ensure that a signed Owner/Authorized Agent 
Statement and Consultant Statutory Declaration accompany the study.   
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Water Services
The applicant should be made aware that no connection to the regional watermain on 
Erb Street East will be permitted. 
 
Application Fees 
 
In accordance with Regional Fee By-law 21-02, the following Regional fees are 
applicable:  
 

 $5,750  Official Plan Amendment review fee to be submitted to the Region with 
the application 

 $1150  Zoning By-law Amendment review fee to be submitted to the Region 
with the application 

 $500  Environmental Noise Study Review / Traffic Forecasts fee 
 

The applicant is advised that any stationary noise study submitted in support of the 

Should Regional staff deem it necessary to do so; the applicant will be advised of this 
requirement following submission of the study. 
 
Regional Development Charges 
 
Any future development on the subject lands will be subject to provisions of Regional 
Development Charges By-law 19-037 or any successor thereof.  
 
Summary 
 
The Region will require the following as part of the complete Official Plan and Zoning 
By-law Amendment applications: 
 

 Planning Justification Report (1 copy + digital copy) 
 Environmental Noise Study and Stationary Noise Study (1 copy + digital copy) 
 Functional Servicing Report (digital copy) 
 Stormwater Management Report (digital copy) 
 Hydrogeological Report/Dewatering Plan and Vulnerability Assessment, if the 

developer proposes more than one level (i.e., 3 metres or 10 feet) of 
underground construction and/or construction below the water table. 

 Section 59 Notice (digital copy) 
 $5,750  Official Plan Amendment Review Fee 
 $1,150 Zoning By-law Amendment Review Fee 

 
Contact Information 
 
Community Planning       
Sylvia Rafalski-Misch, MCIP, RPP    
Principal Planner       
226-753-3261      
SRafalski-Misch@regionofwaterloo.ca    
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Please note: Comments and requirements are based on the information provided 
by the applicant during the pre-submission process.  Should new details and/or 
information become available through the application process, the above-noted 
requirements are subject to change. 
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ATTACHMENT B  GRAND RIVER CONSERVATION AUTHORITY COMMENTS 
 
 
 
 
 

(page left intentionally blank) 
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PLAN REVIEW REPORT: Wendy Fisher 
City of Waterloo 

  

DATE:  
July 26, 2021 

FILE:  
Pre-consultation  24-34 Erb St E and 6 Regina St N 

RE: Pre-consultation for Official Plan and Zoning Bylaw Amendment 
24-34 Erb Street East and 6 Regina Street North 
VanLegend Regina GP 

GRCA COMMENT*:  
The Grand River Conservation Authority (GRCA) requests additional details as part of a 
site plan application.  

BACKGROUND: 

1. Resource Issues: 

Information currently available at our office indicates that the subject lands contain 
the Laurel Creek floodplain. 
 

2. Legislative/Policy Requirements and Implications: 

Due to the presence of the floodplain, the GRCA regulates most of the subject lands 
under Ontario Regulation 150/06 (Development, Interference with Wetlands and 
Alterations to Shorelines and Watercourses Regulation).  Any future development 
within the regulated area (as shown in yellow on the attached map) will require a 
permit from the GRCA pursuant to Ontario Regulation 150/06. 

 
This part of the floodplain is designated as the Waterloo Special Policy Area.  
Development may be permitted in the floodplain subject to meeting the requirements 
set out in the City of Waterloo Official Plan (OP).  The floodproofing and safe access 
requirements of the OP must be supported by a topographic survey.  We ask for this 
to be completed at the official plan and zoning bylaw amendment (OPA/ZBA) stage 
to confirm the extent and depth of the floodplain on the property. 
 
As per City OP policy, the building must be floodproofed to the Regulatory Flood 
Elevation (RFE), which is 323.3 m (CGVD 28) or 322.9 m (CGVD 2013).  If the 
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applicant can provide sufficient rationale that this would impair commercial 
operations, floodproofing can be reduced by no more than 1 metre below the RFE.

The applicant must also demonstrate an access route for all residential users 
(including pedestrians and all vehicle parking) that is dry where achievable, but no 
less than safe.  Any underground parking must be done to floodproof the entrance 
above the RFE.

The GRCA requests the following in support of an OPA/ZBA application:
Site plan illustrating the extent of the proposed development;
Floor and cross-section plans with topographic finished floor elevations;
Topographical survey with the existing RFE.

3. Review Fees: 

This application will be considered a minor OPA/ZBA, and in accordance with the 
1 Plan Review Fee Schedule, the applicable fee will be $430 upon 

receipt of a formal application. A separate fee will be required for a GRCA permit.

We trust this information is of assistance. If you have any questions or require additional 
information, please contact me at 519-621-2763 ext. 2292 or theywood@grandriver.ca.

Sincerely,

____________________________
Trevor Heywood
Resource Planner 
Grand River Conservation Authority

* These comments are respectfully submitted as advice and reflect resource concerns within the 
scope and mandate of the Grand River Conservation Authority

Attachment 

c.c. Jennifer Voss, JV Planning and Development Consulting



GRCA

Grand River
Conservation Authority

Date: Jul 23, 2021
Author: TH

24-34 Erb St E / 6 Regina St N,
Waterloo

Copyright Grand River Conservation Authority, 2021.

0 10 20 305
Metres ±NAD 1983 UTM Zone 17N Scale: 896This map is not to be used for navigation | 2018 Ortho (RMOW)Map Centre (UTM NAD83 z17): 538,763.20  4,812,642.39

Disclaimer: This  map is for illustrative purposes only. Information
contained herein is not a substitute for professional review or a site
survey and is subject to change without notice. The Grand River
Conservation Authority takes no responsibility for, nor guarantees,
the accuracy of the information contained on this map. Any
interpretations or conclusions drawn from this map are the sole
responsibility of the user.
The source for each data layer is shown in parentheses in the map
legend. For a complete listing of sources and citations go to:
https://maps.grandriver.ca/Sources-and-Citations.pdf

Floodplain (GRCA)

Slope Valley (GRCA)

Slope Erosion (GRCA)

Legend

Regulation Limit (GRCA)

Wetland (GRCA)

Engineered

Estimated

Approximate

Special Policy Area

Steep

Oversteep

Steep

Oversteep

Toe

Lake Erie Flood (GRCA)

Lake Erie Shoreline Reach (GRCA)

Lake Erie Dynamic Beach (GRCA)

Lake Erie Erosion (GRCA)

Parcel - Assessment (MPAC/MNRF)

This legend is static and may not fully reflect the
layers shown on the map. The text of Ontario
Regulation 150/06 supercedes the mapping as
represented by these layers.

Regulated Watercourse (GRCA)

Regulated Waterbody (GRCA)



Appendix B 
Public Realm Streetscape Design Principles 

 



REGINA
& 
ERB

PUBLIC
REALM

THE PLANNING 
PARTNERHIP

JANUARY 28, 2022



THIS IS WHERE WE 

LIVE, WORK, 
TALK, LISTEN, 

EXPLORE, EAT, 
GET FIT, VEG, 

LOUNGE, 
CREATE, 

PROCRASTINATE 



THE CITY MUST 
ACCOMMODATE AND 

SUPPORT THESE ACTIVITES 
IN  A GROWING AND DIVERSE 

POPULATION

WE ARE BUILDING THAT CITY.





GREENING + AIR QUALITY
•	Planting beds should be composed of functional ecological plant communities 

that can exponentially increase a landscape’s ecological value.
•	Plant resiliency is of principal importance in this landscape, and tolerance of 

urban stressors should be the principal species selection criteria; however in 
all other cases native plants should be prioritized.

•	At least 50% of all woody planting (shrubs/trees) should be native in origin.
•	Native plants should be prioritized as frequently as possible, while not com-

promising site appropriate species.
•	It is not just ‘native-ness’ that matters; it is the diversity of the Plant material 

which ensures landscape resilience into the future.



GREEN
STREET



STREET TREES
•	Healthy, mature, tree-lined streets should be 

promoted on this project. All streets should have 
large canopy deciduous trees planted within the 
boulevard, spaced between 6m to 8m apart.

•	Street tree species selection should promote 
sustainability and resiliency; street trees species 
shall be native, salt-tolerant, drought-tolerant, 
and disease and mold resistant.

•	Plant species that aggressively develop biomass 
as to more quickly shade and shelter pedestrian 
environments

•	All new development should enhance the natural 
environment and pedestrian experience with a 
strong greening strategy in the form of urban 
trees, food-bearing flowering shrubs, and 
horticultural



DON’T NEGLECT THE 
UNDERGROUND
•	Placement and spacing of streets trees should 

be coordinated with above and below ground 
utilities and driveways and accommodate 
snow storage.

•	Appropriate soil conditions, composition and 
volumes should be provided to support the 
tree growth and health.

•	Promote canopy trees wherever soil volumes 
allow toward improved carbon sequestration

CONSTRAINED GROWING CONDITIONS

Fig. 5



STORM WATER
•	Passive drainage through thoughtful site grading in dense urban 

environments provides trees the opportunity for enhanced irrigation. 
•	Increased water volumes not only contribute to the wellbeing of the tree, but 

mitigate pressure on City stormwater systems.
•	A general effort to decrease impermeable hardscape should be made by 

increasing the area of softscape plantings, or by using permeable or porous 
pavers, as opposed to the traditional impermeable paving.

•	Water management solutions such as green roofs, permeable paving systems, 
and planted landscape beds must be designed to promote water retention, 
detention, and redirection from municipal storm systems



WAYFINDING & FURNITURE
•	The quality of streetscapes, like the buildings, 

reflects the City’s culture and character.
•	High-quality design, choice of materials and 

furnishings, execution of work and regular 
maintenance are all important. 

•	Street furniture should support the needs 
of people walking and cycling, as well as 
a diverse age range, and provide visual 
interest to the streetscape.

•	Street furniture and wayfinding complement 
and enhance stretscape design by adding an 
additional layer of detail and quality to the 
streetscape experience. They can increase 
legibility and visual quality and are, in many 
cases, the aspects of the streetscape that 
pedestrians engage with.



DETAILED
PATTERN



Furniture should:
•	Have a consistent standard of quality.
•	Not interrupt pedestrian desire lines.
•	Be carefully selected and positioned to 

avoid cluttering the street.
•	Be adaptable to a variety of informal 

uses.
•	Be robust and easy to maintain so that 

quality is retained.
•	Enhance and reinforce the area’s 

character.
•	Promote areas of special interest, 

whether that be public art; enhanced 
materiality; bolder design



URBAN
ROOMS



Appendix C  
As-of-Right Conceptual Site Plan & Massing 

Model 
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Appendix D 
Correspondence from Structural Engineer 

 



 
 

 

JABLONSKY, AST AND PARTNERS 
 Consulting Engineers  
 

400 - 3 Concorde Gate 

Toronto, ON  M3C 3N7 

Telephone (416) 447-7405 

www.astint.on.ca 

Email jap@astint.on.ca 

 

P.F. Ast, P.ENG   D. Tari., P.ENG   M. Shiu, P.ENG   R. Asman, P.ENG 

J.N. Vivian, P.ENG   R.J. Watson, P.ENG   C.J. Slama, P.ENG   R. Martinez, P.ENG 

February 7, 2022 

 

 

VanLegend Regina LP 

c/o VanMar Developments Inc. 

145 Goddard Crescent 

Cambridge, ON  N3E 0B1 

 

Attn: Mr. Mauricio Miranda 

  

 

Re: 6 Regina Street North / 24 Erb Street East 

 Waterloo, Ontario 

 Foundation Rafts 

 Our File No. 21236     . 

 

 

Dear Sir, 

 

Based on architectural drawings issued June 7, 2021 by Kirkor Architects and Planners, there is no 

below grade structure.  All foundation rafts (including at the elevator pit) shall be less than three 

metres below grade.  Currently, ground improvement (i.e. rammed aggregate piers) and deep 

caissons of CFAs are being considered to augment the foundation raft capacity.  While these 

elements will extend much deeper than three metres below grade, dewatering will not be required 

to install any of these options. 

 

Should you have any questions, or require anything further, please do not hesitate to contact this 

office. 

 

Yours very truly, 

 

JABLONSKY, AST AND PARTNERS 

CONSULTING ENGINEERS 

 

 

 

 

 

Craig Slama, P.Eng., P.E. 

 

 

Feb.7/22



Appendix E 
Notice of Source Protection Plan Compliance 

 



Notice of Source Protection Plan Compliance 
 

Issued under Section 59(2) of the Clean Water Act 

 
 

Document Number: 3905694 Version: 1 

 Municipal File Number: 

Date: 
December 21, 2021 

Application Type:  

Official Plan Amendment, Zone Change 

Applicant Name: 
VanLegend Regina GP Corp (c/o 
Urban Legend Developments Ltd.) 

Address of Site/Lands: 
6 Regina St N, 24, 28 and 34 Erb St E, Waterloo 

 

Based on the information submitted as to the Region of Waterloo as of the date above, it has been determined that 

the potential activity(s) associated with the proposed development or building on the Site/Lands are not subject to 

Section 57 (Prohibition) or Section 58 (Risk Management Plan) of the Act.  

 

 This Notice is only effective as it relates to the above-noted Application. 

 Any change to the information submitted under this Application nullifies this Notice, unless otherwise permitted 

by the Risk Management Official. 

 This Notice is valid for 1 year from the date of issuance in respect of the above-noted Application only.  

 This Notice is not valid for any subsequent applications for approvals which the proposal may require under the 

Planning Act or for any building permits that may be required under the Building Code Act. 

 This notice only addresses requirements in the Source Protection Plan under Section 57 (Prohibition) and 

Section 58 (Risk Management Plan) of the Act. Other Source Protection Plan policies may still apply. 

 The applicant acknowledges they provided complete and truthful information to the Region of Waterloo for the 

generation of this notice. Schedule 1 is an accurate summary of this information. 

 The applicant acknowledges any potential prohibitions identified in Schedule 2. 

 This notice does not constitute an approval(s) under the Planning Act or Building Code Act. 

 The applicant acknowledges they are the owner or authorized agent of the owner of the above-noted property. 

 

  

 
Signature of Applicant  Eric Thuss, Risk Management Official 

 

 



Notice of Source Protection Plan Compliance 
 

Issued under Section 59(2) of the Clean Water Act 

 
 

Document Number: 3905694 Version: 1 

SCHEDULE 1 – SUMMARY OF ACTIVITIES PROPOSED FOR PROPERTY 

The application is related to the following activities on the property: 

No activities prescribed under the Clean Water Act are proposed 

The following activities are either not occurring on or proposed for the property, or are not related to 

this application: 

Winter Maintenance Chemical Handling 

 Application of road salt 

 Storage of road salt 

 Storage of DNAPLS (dense oils) 

 Aircraft de-icing 

 Storage of snow (from off-site)  Storage of fuel 
  Storage of solvents 

Farming Activities  Storage of fertilizer 

 Application of manure  Storage of pesticides 

 Livestock yards or pastures  

 Storage of manure  

 Application of fertilizer  Waste Handling 

 Storage of fertilizer  Landfilling of waste 

 Application of non-agricultural source 
material (e.g.: compost or biosolids)  

 Storage of hazardous waste 

 Storage of PCB waste 

 Storage of non-agricultural source 
material (e.g.: compost of biosolids) 

 

 Application of pesticides Private Sewage Operations 

 Storage of pesticides  Septic system 

 Storm water management 
 
 
 

  
 
 



Notice of Source Protection Plan Compliance 
 

Issued under Section 59(2) of the Clean Water Act 

 
 

Document Number: 3905694 Version: 1 

SCHEDULE 2 – SUMMARY OF ACTIVITIES PROHIBITED AT PROPERTY 

The following activities may be prohibited under Section 57 of the Clean Water Act at the location indicated on 

 page 1 of this notice: 

 The uncovered storage of de-icing salt in quantities greater than 1 tonne 

 Piling of snow from other properties 

 The uncovered storage of de-icing salt in quantities up to 1 tonne 

 The handling and storage of dense non-aqueous phase liquids (DNAPLs) 
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