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1. INTRODUCTION 
 
MacNaughton Hermsen Britton Clarkson Planning Limited (MHBC) has been retained by 30 Duke 
Street Limited to provide planning advice in support of the redevelopment of their lands 
municipally known as 22 Weber Street West, in the City of Kitchener (hereinafter referred to as 22 
Weber Street West, the ‘subject lands’ or the ‘site’). In order to permit the proposed 
redevelopment, amendments to the City of Kitchener Official Plan and Zoning By-law are required. 
 
The subject lands are located just outside the boundary of the Urban Growth Centre (Downtown 
Kitchener) on the north side of Weber Street West.  The subject lands are an interior lot located 
between Young Street and Queen Street North, as illustrated on Figure 1. The subject lands are 
approximately 0.14 hectares in area, are vacant of any buildings and are presently being used as a 
commercial parking lot.  
 
It is proposed that the subject lands be redeveloped with a 15-storey multiple residential building 
with126 units, including 19 barrier free units.  A total of 24 parking spaces are proposed and will be 
located at grade.  The building is oriented towards Weber Street West.  Pedestrian and vehicular 
access to the development is proposed from Weber Street West with a direct pedestrian 
connection from the building to the public sidewalk system.  
 
This Planning Report has been prepared for submission to the City of Kitchener and includes the 
following: 
 

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

• A Neighbourhood Character study;  
• A description of the overall development concept and proposed Official Plan and Zoning 

By-law amendments; 
• A public consultation strategy;  
• A review and assessment of the existing and emerging Provincial, Regional and Municipal 

policy framework in relation to the proposed redevelopment;  
• A parking reduction justification summary; and 
• A review and summary of other technical reports prepared in support of the proposed 

planning application.   
 
Implementation of the redevelopment requires approval of Official Plan and Zoning By-law 
Amendment applications (OPA and ZBA).  A future Site Plan application and Draft Plan of 
Condominium application will also be submitted in support of this application. This report 
supports the planning applications and assesses the proposal in the context of the applicable 
planning framework.   
  



O

N

T

A

R

I

O

 

S

T

.

W

E

B

E

R

 

S

T

S

T

R

O

Y

 

S

T

LEGEND

Subject Lands

n
o
r
t
h

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

Aerial Photo

22 Weber Street West, 
Kitchener, Ontario

Figure 1

DRN: LHB

SCALE 1 : 5,000

DATE:   February 27,2019

FILE: 1961A

K:\1961A-22 WEBER ST\REPORT\AERIAL PHOTO 2018.DWG

Source: City of Kitchener 2018



22 Weber Street West   2    
Planning Justification Report   July 2020 

1.1 Complete Application  
The required Pre-consultation meeting with City Staff and review agencies was held on November 
14, 2019.  Appendix A to this report includes the Record of Pre-submission Consultation, issued 
by the City on December 13, 2019. The Record of Pre-submission Consultation identifies the 
reports and plans that are required to form a complete application for both the OPA/ZBA and the 
future Site Plan Application.   

For a complete Official Plan Amendment and Zone Change Application, the following reports and 
plans are required:  

• Site Plan Concept 
• Planning Justification Report including Parking Justification 
• Urban Design Brief including Wind Study and Tall Building Guideline Analysis 
• 3D Massing Model  
• Heritage Impact Assessment 
• Archaeological Assessment 
• Functional Servicing Report including Water Distribution 
• Colour Renderings 

 
For a complete Site Plan Application, the following additional reports and plans are required:  
 

• Existing Conditions Plan 
• Site Plan 
• Parkland Dedication Plan 
• 3D Massing Model 
• Preliminary Floor Plans 
• Sustainability Statement 
• Wind Study (updated) 
• Preliminary Grading Plan 
• Building Elevation Drawings  
• Truck Movement Plan 
• Functional SWM Brief and Geotechnical Report 

In addition to the above, the Region requested the completion of a Noise Study which will be 
completed as part of a future Draft Plan of Condominium Application.  A General Vegetation 
Overview and Tree Management Plan was also requested.  However, upon visual inspection of the 
site we confirm there is no existing vegetation on-site.  The existing asphalt parking lot extends 
across the entire site with no landscaping internal to the site.  

All required reports have been prepared and submitted concurrently with the planning 
applications.  Note, the Pedestrian Wind Study and the Shadow Impact Study form part of the 
Urban Design Brief. 
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2. SITE DESCRIPTION & 
SURROUNDING LAND 
USES 

 
The subject lands are located within the Civic Centre Neighbourhood, on the north side of Weber 
Street West.  Weber Street West is classified as a Regional Road. Generally, the function of Regional 
Roads is Regional Roads is to provide safe, direct, accessible and multi-modal transportation links 
for moving people and goods throughout Waterloo Region, and to adjacent municipalities. 
Existing sidewalks are located on both sides of the street, providing direct access for pedestrians to 
north/south streets and the downtown.  The subject lands are located proximate existing and 
planned cycling routes. The subject lands are located between Queen Street North (a collector 
street) and Young Street (a local road).   
 

 
 
The subject lands are located within a Major Transit Station Area (MTSA) given their proximity to 
the Region’s Light Rail Transit (LRT) system and specifically their proximity to the Kitchener City Hall 
Station which is located one block south of the subject lands.  MTSA’s are intended to be 
developed to achieve a mix of residential, office, institutional and commercial uses.  Properties 
within MTSA area also intended to have a built form that is pedestrian friendly and transit oriented.  
 
There are several Grand River Transit bus stops in proximity to the subject lands and existing transit 
stops are located at Weber and Queen Street and at Queen Street and Ahrens.   The Charles Street 
Terminal is located approximately 500 metres to the south of the subject lands and provides 
connections to busses that provide service to other municipalities within and outside of the 

Subject Lands as viewed from Weber Street West 
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Region of Waterloo.   The Region’s planned Multi-Modal Transit Hub is located approximately 1 
kilometer west of the subject lands. 
 
The subject lands are within a short walking distance to the commercial core of Downtown 
Kitchener as well as a number of cultural uses including the downtown library and Centre in the 
Square.  A Neighbourhood Overview plan is included as Figure 2 and illustrates nearby cultural 
facilities, parks, recreation and employment; amenities within 5 and 10 minute walking distances 
from the subject lands and the location of VIA, GO and rapid transit stations in relation to the 
subject lands.  Figure 3 illustrates existing land uses in the immediate vicinity of the subject lands.   
 
Uses that immediately surround the subject lands include the following: 
 
NORTH: Immediately north of the subject lands are properties designated and zoned to 

permit the conversion of residential to office uses.  Two properties immediately 
abut the rear yard of the subject lands, one of which has already been converted 
to non-residential use.  The designated Low Rise Residential Preservation Area is 
located further to the north on the north side of Roy Street.    

 
EAST: An office building is located immediately east of the subject lands.   St. Andrew’s 

Presbyterian Church, the Region of Waterloo offices and the Provincial Offences 
Court are all located further to the east. 

  
SOUTH: Weber Street West runs along the southern property limit, beyond which is the 

northern limit of the City’s Urban Growth Centre (downtown).   Buildings within 
the downtown on the south side of Weber Street West are primarily used for non-
residential purposes and include an 11 storey office tower.   The commercial core 
of Downtown is located further to the south. 

 
WEST: Two properties abut the western property line including a vacant church and a 

Counselling Centre.  Apartments are located further west along Weber Street. 
 
 
In summary, the subject lands are well-located in a mixed-use area of Kitchener, immediately north 
of the Downtown and are well served by the existing arterial and collector road networks, existing 
and planned public transit and active transportation routes.  
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3. CIVIC CENTRE DISTRICT & 
NEIGHBOURHOOD 
CHARACTER STUDY 

 
The subject lands are located at the edge of the Civic Centre Neighbourhood Secondary Plan Area 
and have an immediate interface with the downtown core of the City of Kitchener. The Civic 
Centre area helps to tell the story of Kitchener’s phenomenal growth at the turn of the 19th 
century and of the development of its extensive industrial sector. Almost two-thirds of the existing 
houses in this area were built between 1880 and 1917 and in most cases were occupied by 
owners, managers or workers for some of the key industries that defined the community at the 
turn of the century. The Lang and Breithaupt families for example, whose enterprises and 
extensive public service did so much to promote and develop the City, are represented by 
surviving homes in the district. Other businessmen, industrialists and public servants including the 
City’s first reeve, Dr. Scott, Mayors Eden and Greb, and Engineer and County Clerk Herbert Bowman 
also came to the neighbourhood.  
 
The Civic Centre neighbourhood is one of Kitchener’s oldest neighbourhoods and retains a large 
number of original buildings that are well crafted and maintained.  In addition to the residential 
building stock, there are a number of other prominent and well preserved buildings within the 
Civic Centre neighbourhood including churches and early commercial buildings. While the 
majority of the neighbourhood was constructed for, and remains as residential, conversions to 
commercial and office uses have occurred with little negative impact on the quality of the 
streetscape.  
 
The Neighbourhood Character Study included as Appendix B of this report illustrate that the 
interior portions of the Civic Centre Neighbourhood contain attractive and consistent streetscapes 
linked by mature trees, grassed boulevards and laneways.  Hibner Park, Kitchener’s second oldest 
city park, is located in the centre of the District and in close proximity to the subject lands.   Unlike 
the interior of the neighbourhood, Weber Street has a variety of built forms, setbacks and building 
heights recognizing the change and redevelopment that has occurred over time.  
 
The subject lands represent one of the only vacant properties in the Civic Centre Neighbourhood 
and are designated as High Density Commercial Residential, allowing for multiple residential and 
non-residential uses with a maximum Floor Space Ratio (FSR) of 4.0.  The site represents an 
unutilized parcel of land that can redevelop without demolition/disruption to existing built form 
and without displacing affordable housing or other uses. The Secondary Plan policies balance the 
protection of internal lower density residential enclaves with redevelopment opportunities along 
Weber Street West and Queen Street through the introduction of the Office-Residential 
Conversion which serves as the transition between the higher intensity uses along Weber Street 
and Queen Street and the Low Rise Residential Preservation designated of the interior of the 
neighbourhood.  The subject lands abut this transition area and as such are sufficiently separated 
from the interior of the neighbourhood.   
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Heritage Considerations 
 
The subject lands are also located within Civic Centre Heritage Conservation District (CCHCD) and 
therefore, are designated under Part V of the Ontario Heritage Act (OHA).  The CCHCD Plan 
includes specific policies and guidelines that apply to the subject lands and recognizes that Weber 
Street is different from the interior of the district and sets forth policies for new development 
which are specific to this area. The Plan recognizes that Weber Street West is designated High 
Density Commercial Residential and is supportive of higher density developments provided that it 
does not result in the demolition of significant cultural heritage resources is and is compatible 
with the character of the streetscape. An HIA has been completed to evaluate the development 
relative to the specific design direction provided within the CCHCD.  The HIA concluded that the 
development will not result in any adverse impacts related to obstruction, isolation, change in 
land use, or shadows. The development is considered a neutral impact to adjacent heritage 
resources within the Civic Centre Neighbourhood Heritage Conservation District (CCNHCD) 
located along Weber Street West and Roy Street. 
 
Evolution of the Civic Centre Neighbourhood 
 
The City of Kitchener is currently reviewing the Civic Centre Neighbourhood.  The first step in the 
review was the preparation of the Parts Central Plan.  The Parts Plan was approved by Council 
resolution only and predates the in effect Growth Plan as well as the Regional requirement to 
delineate Major Transit Station Areas.    This is relevant given Growth Plan policies which speak to 
maximizing the population in walking distances to transit and the limited opportunities to do so 
recognizing the intent to continue to protect the interior portions of the Civic Centre Secondary 
Plan from redevelopment.   
 
The on-going Civic Centre Review involves the area containing the existing Civic Centre Secondary 
Plan and a portion of the Central Frederick Street Secondary Plan.   This area is proposed to 
become the new Civic Centre Secondary Plan.  The subject lands continue to be located within 
the Civic Centre Neighbourhood.  The development of the subject lands represents an 
opportunity for a transit-supportive, carefully designed residential development as has always 
been intended by the Civic Centre Secondary Plan.  
 
The original Civic Centre Secondary Plan was approved in the 1980’s and represents one of the 
first inner-city Secondary Plans that was subject to extensive neighbourhood consultation.   The 
major issue at the time was planning to accommodate intensification and higher density 
development in support of the downtown and future mass transit within an area identified as 
Settlement Policy Area “B” in the former Regional Official Policies Plan (ROPP).    It was resolved that 
higher density commercial and residential redevelopment opportunities would be provided along 
the periphery of the community (i.e. Weber Street and Victoria Street) and to a lesser extent Queen 
Street North and Margaret Avenue.    The Civic Centre Secondary Plan has contemplated high 
density redevelopment of the subject property for a considerable period of time.   Since the 
Secondary Plan has first been approved mass transit is now a reality in the form of LRT and 
planning policy has continued to evolve and change with increased emphasis on support for 
transit particularity higher order transit such as LRT which is now recognized on Schedule 5 of A 
Place to Grow - Growth Plan for the Greater Golden Horseshoe, 2019.        
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4. DEVELOPMENT 
PROPOSAL  

 
The proposal provides for the development of the subject lands with a 15-storey multiple 
residential building.  While the Owner plans on submitting a Draft Plan of Condominium 
application in the future, the tenure is still to be determined.  Regardless of tenure, an important 
aspect of the project is to provide housing at an attainable price.   As such, the development has 
been designed to be as cost-effective as possible, while still providing a high level of urban design 
and attractive architecture.   
 
The development will have a gross floor area of approximately 8,570 square metres (92,249.73 
square feet) and 126 units, including 19 barrier free units.  The preliminary site plan is included as 
Figure 4 and is described as follows:  
 
Ground Floor / Building Base 
Indoor amenity, office and lobby space is proposed within the front half of the ground floor.  Large 
windows are proposed facing Weber Street West and the ground floor has been designed at a 
height of 4.5 metres.   The back half of the ground floor contains parking, bicycle storage and the 
internal stairwell.  
 
The main building entrance is oriented to Weber Street West. The main entrance will connect 
directly with the public sidewalk system.  A secondary entrance is located at the back of the 
building providing access to the building from the parking area. 
 
The base of the building has been designed to be visually distinct from the floors above.  This has 
been achieved through the use of different building materials and colours; the inclusion of large 
ground floor windows and the provision of a stepback above the base.    
 

 
 

As illustrated in preliminary 
renderings, the base of the 
building is visually distinct 
from the floors above.   
 
This has been achieved 
through the use of 
different building materials 
and colours; the inclusion 
of large windows on the 
ground floor windows and 
the provision of a stepback 
above the base. 
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Amenity Space 
Balconies are proposed for all residential units providing outdoor amenity.    An interior amenity 
room is also proposed on the ground floor with large windows facing the street.  Indoor secure 
bicycle parking will also be provided and will be contained within the ground floor storage area.  
 
Residents of the development will also have access to all the amenities associated with living in 
the Civic Centre District and close to downtown.    There are multiple parks within a 10 minute 
walk from the site, including Victoria Park, a major outdoor recreation area.  
 
Parking and Access 
The development is proposed to have a mix of surface and structured parking. Where possible 
parking has been incorporated into the proposed building structure as illustrated on the 
conceptual site plan.  A total of 24 parking spaces are proposed. One vehicular access to the 
parking area is proposed via a driveway from Weber Street West.   Bicycle parking will also be 
provided. 
 
Servicing and Infrastructure  
Existing municipal water, sanitary and storm infrastructure is available along Weber Street West.  
The development will connect to the existing services. For further details refer to the Functional 
Servicing Brief prepared by MTE dated July 10, 2020.  
 
 
 
 

 
 
 
 
 
 
 
  

The development 
will introduce 126 
new units adjacent 
to downtown and 
within a Major 
Transit Station Area.  
 
The development 
represents the 
redevelopment of a 
vacant and 
underutilized site 
and will provide an 
improved pedestrian 
experience along 
Weber Street West. 
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5. PROPOSED 
AMENDMENTS  

 
The development proposal as currently contemplated requires the approval of Official Plan and 
Zoning By-law Amendments as described within the following sub-sections.  
 

5.1 Proposed Official Plan Amendment 
 
The City of Kitchener Official Plan was adopted in 2014 through the approval of Official Plan 
Amendment No. 103.  The 2014 Official Plan establishes a community structure and identifies the 
subject lands as being within a Major Transit Station Area (Figure 5).    
 
The land use designation for the site is set out in the Civic Centre Secondary Plan.  The Civic Centre 
Secondary Plan was adopted under the 1994 Official Plan.  Secondary Plans were deferred as part 
of the review and approval of Official Plan Amendment No. 103 and therefore do not form part of 
the new 2014 Official Plan. It is intended that after the City-led Neighbourhood Review planning 
process is completed, that the Secondary Plans will be reviewed and brought into the 2014 Official 
Plan. Until that time, reference should be had to the 1994 Official Plan for lands located within the 
Secondary Plans (including 22 Weber Street). 
 
The subject site is designated ‘High Density Commercial Residential’ in the Civic Centre Secondary 
Plan as shown on Figure 6.   The High Density Commercial Residential designation permits a 
range of uses including free standing multiple residential buildings at a maximum Floor Space 
Ratio of 4.0.   The Official Plan amendment proposes to retain the existing designation but with an 
increased FSR permission of 6.2.    
 
The increase in FSR from 4.0 to 6.2 recognizes when the Floor Space Ratio concept was first 
developed the relationship between FSR and building height was not thoroughly analyzed from a 
design perspective.  For example a larger site can achieve significantly more massing and building 
height than a smaller site that is rectangular in shape such as the one that is under consideration.   
And quite apparently an unlimited building height as is now provided for cannot be achieved with 
the FSR limitations that are now in place.   The proposal introduces a maximum building height of 
15 storeys which is appropriate under the circumstances and in recognition of the Roy Street 
buffer that is now in place.  An increase in the floor space ratio from 4.0 to 6.2 achieves an 
appropriate built form within a Major Transit Station Area, and represents an appropriate location 
for additional density, redevelopment and intensification.    
 
The site represents an unutilized parcel of land that can redevelop without demolition/disruption 
to existing built form and without displacing affordable housing or other uses. The Secondary Plan 
policies balance the protection of internal lower density residential enclaves with redevelopment 
opportunities along Weber Street West and Queen Street through the introduction of the Office-
Residential Conversion which serves as the transition between the higher intensity uses along 
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Weber Street and Queen Street and the Low Rise Residential Preservation designated of the 
interior of the neighbourhood.  The subject lands abut this transition area and as such are 
sufficiently separated from the interior of the neighbourhood.   
 
It is important to note that elsewhere within the High Density Commercial Residential designation 
redevelopment for high density use will be challenging given the presence of buildings that have 
been identified in the Heritage District Plan as having heritage value.   The site represents an 
unutilized parcel of land that can redevelop without demolition/disruption to existing built form 
and without displacing affordable housing or other uses.   This will help the City of Kitchener in 
achieving Provincial policy direction related to maximizing populations within walking distance of 
major transit.  
 
 

5.2 Proposed Zoning By-law Amendment  
 
The City of Kitchener Zoning By-law 85-1 (the “Zoning By-law”) was approved on February 11, 1985 
and has since been amended. The following amendment is proposed for the in-force Zoning By-
law for the City of Kitchener.  
 
The subject lands are zoned Commercial Residential Three Zone (CR-3) as illustrated on Figure 7.   
The Zoning By-law Amendment application requests the subject lands be rezoned Commercial 
Residential Three Zone with Site Specific Provisions in order to permit the development as 
proposed. The following site specific zoning regulations are requested: 
 
• Special Regulation XXXR- A minimum front yard setback of 0.8 metres is proposed along King 

Street East, whereas a minimum front yard of 3.0 metres is required. The purpose of this 
special regulation is to orient the development to Weber Street West while maximizing the 
rear yard setback.  Setbacks along this portion of Weber Street West vary significantly between 
properties.  The proposed setback is consistent with a number of buildings along this portion 
of Weber Street West that are setback at or just beyond the property line.  
 

• Special Regulation XXXR- A minimum rear yard setback of 15.0 metres is proposed, whereas a 
minimum setback of one half the building height is required. It is noted that this regulation is 
consistent with the ‘Transition to Low-Rise Residential’ regulation proposed through Phase 2 
of the City’s Comprehensive Review of the Zoning By-law (CRoZBy).   

 
• Special Regulation XXXR – A maximum Floor Space Ratio of 6.2 is proposed, whereas a 

maximum Floor Space Index of 4.0 is permitted. The proposed increase in the FSR will allow 
for the appropriate form and scale of development on lands located in a Major Transit Station 
Area. As previously stated, the site represents an unutilized parcel of land that can redevelop 
without demolition/disruption to existing built form and without displacing affordable 
housing or other uses.     

 
• Special Regulation XXXR - A minimum landscape area of 8% whereas a minimum area of 10% 

is required.  
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• Special Regulation XXXR - A minimum ground floor height of 4.5 metres whereas no 
minimum ground floor height is required.  This is to provide the opportunity for the 
conversion of ground floor space to non-residential uses in the future. 

 
• Special Regulation XXXR –A parking rate of 0.165 spaces per unit, whereas the zoning by-law 

allows a maximum of 40% of units less than 51 square metres in size to be parked at this rate.   
This recognizes that the majority of units are proposed to be 55 square metres or smaller and 
also recognizes that parking regulations for the south side of Weber Street West (across the 
street from the subject lands) only require 0.165 spaces per unit – which can be applied to all 
small units.  The proposed parking reduction recognizes the location of the subject lands in a 
Major Transit Station Area and is discussed in further detail in the Parking Justification Section 
(Section 12) of this report. 

 
• A visitor parking rate of 10% of the total required parking is proposed, whereas 20% is 

required.  
 
It is understood that the City of Kitchener is currently in the process of updating their Zoning By-
law.   While draft zoning has been prepared for lands within a Major Transit Station Area, such 
zoning has not yet been considered by Council and this process continues to evolve.  Further 
review and analysis of the Draft Zoning By-law may be required through the processing of the 
Zoning By-law Amendment application in order to determine the appropriate zoning should the 
new Zoning By-law come into force.  
 
A proposed draft zoning by-law is included in this Report as Appendix C.  
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6. PROVINCIAL POLICY 
ANALYSIS 

 

6.1 Provincial Policy Statement, 2020 
The 2020 Provincial Policy Statement (PPS) was issued by the Province of Ontario in accordance 
with Section 3 of the Planning Act and came into effect on May 1, 2020. The PPS provides policy 
direction on matters of Provincial interest related to land use planning and development and 
applies to all decisions in respect of the exercise of any authority that affects a planning matter 
made on or after May 1, 2020.  Part II of the PPS requires that decisions affecting planning matters 
shall be “consistent with” the PPS.   
 
The PPS provides a vision for land use planning in Ontario that encourages the efficient use of 
land, resources and public investment in infrastructure. A mix of land uses is encouraged to 
provide choice and diversity. A variety of transportation modes to facilitate pedestrian movement, 
with a focus on public transit a means of creating more sustainable, livable and healthy 
communities. The PPS encourages development that will provide for long-term prosperity, 
environmental health and social well-being.  
 
The following is an analysis of the development in the context of the policies of the PPS. 
 
Section 1.1.1 of the PPS provides that healthy, livable and safe communities are sustained by:  

• promoting efficient development and land use patterns;  
• accommodating an appropriate range and mix of land uses including affordable and 

market-based residential types including multi-unit housing;  
• avoiding development which may cause environmental or public health and safety 

concerns;  
• avoiding development and land use patterns that would prevent the efficient expansion 

of settlement areas;  
• promoting the integration of land use planning, growth management, transit-supportive 

development, intensification and infrastructure planning to achieve cost-effective 
development patterns and optimization of transit investment in order to minimize land 
consumption and servicing costs;  

• improving accessibility for persons with disabilities and older persons; 
• ensuring that necessary infrastructure and public service facilities are or will be available to 

meet current and projected needs;  
• promoting development and land use patterns that conserve biodiversity; and  
• preparing for the impacts of a changing climate.   

 
Section 1.1.2 requires that within settlement areas, sufficient land shall be made available through 
intensification, redevelopment and, if necessary, designated growth areas, to accommodate an 
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appropriate range and mix of land use to meet projected needs for a time horizon of up to 25 
years. 
 
The PPS defines intensification as: 
 

The development of a property, site or area at a higher density than currently exists 
through: 
a) Redevelopment, including the reuse of brownfield sites; 
b) The development of vacant and/or underutilized lots within previously developed 

areas; 
c) Infill development; and, 
d) The expansion or conversion of existing buildings.  

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

• efficiently use land and resources;  
• are appropriate for, and efficiently use, the infrastructure and public service facilities which 

are planned or available and avoid the need for their unjustified and/or uneconomical 
expansion;  

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

• prepare for the impacts of a changing climate;  
• support active transportation;,  
• are transit-supportive, where transit is planned, exists or may be developed; and 
• are freight supportive.  

 
Further, land use patterns shall also be based on a range of uses and opportunities for 
intensification and redevelopment. Appropriate development standards shall be promoted which 
facilitate intensification, redevelopment and compact form, while avoiding or mitigating risks to 
public health or safety.    Planning authorities are directed to promote opportunities for transit-
supportive development accommodating a significant supply and range of housing options 
through intensification and redevelopment.  
 
Section 1.4 of the PPS identifies the need for providing an appropriate range and mix of housing 
types and densities to meet projected requirements of current and future residents. This includes 
providing a range of housing forms, and all forms of residential intensification, directing new 
housing development towards areas with appropriate levels of infrastructure and public service 
facilities, and promoting densities that efficient use land, resources and infrastructure and support 
active transportation and transit. 
 
Section 1.6 of the PPS identifies the need to provide infrastructure and public service facilities in an 
efficient manner that prepares for the impacts of a changing climate.   Infrastructure and public 
service facilities are to be coordinated and integrated with land use planning and growth 
management.  
 
Section 1.8 of the PPS promotes lands use and development patterns that prepare for the impacts 
of a changing climate, including compact form, the use of active transportation and transit and 
the provision of transit-supportive development and intensification. 
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The development will intensify and result in the efficient use of the site through the replacement 
of vacant parcel in a settlement area, with a residential building. The development will have a 
compact urban form in order to optimize the use of the lands, services and infrastructure.  
 
The development will contribute to the mix of uses within the area through the addition of new 
development, comprised of residential units contributing to the range and mix of housing options 
within the neighbourhood. The proposal will add a high density development to the area as 
intended in the existing planning framework.  
 
The development is well located in an area of City which is comprised of commercial, residential 
and institutional uses at a range of densities. Further, the development is well-located with respect 
to existing rapid transit (ION) and supports active transportation through the location of the 
subject land in proximity to the downtown area which can be conveniently accessed from a range 
of destinations, including the commercial core of downtown Kitchener. Appropriate connections 
to pedestrian infrastructure will be provided and facilities to support cycling will be integrated in 
the building design.  
 
The development supports the energy conservation, air quality and climate change policies of the 
PPS encouraged in Section 1.8.  The development represents the efficient use of land within a 
settlement area and appropriate intensification in a location that is well serviced by transit.   The 
development is transit-supportive and has been designed to promote transit and active 
transportation as the primary modes of travel.  
 
The development will optimize the use of available infrastructure, in accordance with Section 1.6 
of the PPS. A Functional Servicing Report was prepared by MTE dated July 10, 2020, in support of 
the development which confirms the adequacy of services, confirms that capacity is available 
within existing services and identifies a servicing strategy for the development.   
 
From a transportation perspective, the development will support the ION light rail transit system 
and is located one block north of an existing transit station. The development will be well located 
to provide a variety of transportation options to minimize the length and number of vehicle trips 
and support current and future use of transit and active transportation.   
 
In summary, the proposed Official Plan and Zoning By-law Amendments are consistent 
with the Provincial Policy Statement.   
 

6.2 A Place to Grow - Growth Plan for the 
Greater Golden Horseshoe, 2019 

The Minister of Municipal Affairs and Housing issued a new Growth Plan for the Greater Golden 
Horseshoe (the Growth Plan), effective on May 16, 2019. The 2019 Growth Plan replaces the 
previous version of the Growth Plan for the Greater Golden Horseshoe issued in 2017. The Growth 
Plan, 2019 represents the long-term framework for implementing Ontario’s vision for building 
strong, prosperous communities and managing growth within the Greater Golden Horseshoe.  
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The subject lands are identified as being located within the Delineated Built-up Area of the City of 
Kitchener, on Schedule 2 of the Growth Plan. All land use planning decisions made by any 
authority that affects a planning matter must conform to the Growth Plan.  
 
 The Growth Plan is guided by the principles of supporting the achievement of complete 
communities; intensification and higher densities to make efficient use of land and infrastructure 
and support transit viability; capitalizing on new economic and employment opportunities while 
providing certainty for traditional industries; supporting a range and mix of housing options; 
improving the integration of land use planning with investment in infrastructure and public 
service facilities; managing growth; conserving and promoting cultural heritage; protecting and 
enhancing natural heritage and agriculture; and integrating climate change considerations into 
planning and managing growth. The following is an analysis of the development in the context of 
the Growth Plan. 

6.2.1 Complete Communities  
The Growth Plan emphasizes the establishment of “complete communities”. Complete 
communities are defined as: 
 

Places such as mixed-use neighbourhoods or other areas within cities, towns, and 
settlement areas that offer and support opportunities for people of all ages and abilities to 
conveniently access most of the necessities for daily living, including an appropriate mix of 
jobs, local stores, and services, a full range of housing, transportation options and public 
service facilities. Complete communities are age-friendly and may take different shapes 
and forms appropriate to their contexts. 

 
Section 2.1 of the Growth Plan describes that complete communities are well designed to meet 
the needs for daily living throughout a lifetime by providing convenient access to an appropriate 
mix of jobs, local services, public service facilities and housing. Complete communities support 
transit, active transportation and provide high quality open space and support climate change 
mitigation. 
 
The development contributes to the overarching direction of the Growth Plan towards the 
achievement of complete communities through the addition of residential uses within the Built-
up Area in the City of Kitchener. The development represents an intensification opportunity and 
will contribute to the range and mix of housing opportunities available within the City and in close 
proximity to downtown.  
 
The Growth Plan promotes the development of a diverse range and mix of housing options, 
including affordable housing, to accommodate people at all stages of life, of all household sizes 
and incomes. The development will contain 126 units, which will contribute to the mix of housing 
options in the area.  The objective of the development is to provide residential housing at a more 
attainable price point than other developments in the area (regardless of the ultimate tenure). 
 
Further, the development represents the intensification of a vacant, underutilized site. Section 
2.2.2 of the Growth Plan requires that until the next municipal comprehensive review is approved 
and in effect, a minimum of 60 per cent of all new residential development must be within the 
Built-up Area. The development will contribute to this intensification target.  
 
The development will be of a high quality built form and will enhance the public realm through an 
upgraded streetscape.  
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The development contributes to the creation of a compact community through its built form 
which includes a 15-storey multiple residential building with minimal parking.   
 
Based on the foregoing, the development will contribute to the development of the Weber Street 
West Corridor and the City as a whole, as a complete community.  

6.2.2 Transit Corridors and Station Areas 
The development will benefit from convenient access to a range of transportation options, 
including public transit, active transportation and vehicular travel. The development will be 
located within a Major Transit Station Area (MTSA), and will provide a transit-supportive 
development.  
 
The Growth Plan recognizes transit as the first priority for major transportation investment and 
seeks to align transit with growth and land use planning by directing growth to Urban Growth 
Centres and Major Transit Station Areas.   
 
Major Transit Station Areas are defined as: 
 

“The area including and around any existing or planned higher order transit station or stop 
within a settlement area; or the area including and around a major bus depot in an urban 
core. Major transit station areas generally are defined as the area within an approximate 
500 to 800 metre radius of a transit station, representing about a ten-minute walk.” 

 
Based on the definition above, the subject lands are located within a MTSA, as the subject lands 
are within proximity to several ION stations, the closest of which is approximately 280 metres from 
the site.  Further, Schedule 5 of the Growth Plan identifies the ION Transit network as a Priority 
Transit Corridor.  Section 2.2.4 of the Growth Plan identifies that Major Transit Station Areas on 
Priority Transit Corridors will be planned for a minimum of density of 160 residents and jobs 
combined per hectare for those areas served by light rail transit. 
 
Section 2.2.4.2 directs that upper-tier municipalities (in this instance the Region), in consultation 
with lower tier municipalities (City of Kitchener) will delineate the boundaries of major transit 
station areas in a manner that maximizes the size of the area and the number of potential transit 
users that are within walking distance of the station.   The Regional Official Plan Review process is 
currently underway.   Draft mapping of the MTSAs continue to recognize the subject lands as 
being within a MTSA. The development provides an opportunity to increase the population within 
walking distance of the station.  
 
In accordance with Section 2.2.4.9, within all MTSAs, development will be transit-supportive, with a 
mix of land uses, to support existing and planned transit service levels; fostering collaboration 
between public and private sectors; providing alternative development standards, such as 
reduced parking standards; and prohibiting development that would adversely affect the 
achievement of transit supportive densities. MTSAs will also be planned to achieve multimodal 
access to stations, and be supportive of active transportation.  
 
The development will be located in close proximity to a number of station stops including the 
Kitchener City Hall station.  Convenient and comfortable pedestrian access will be provided from 
the development to the station by way of the existing public sidewalk system. The development 
will also provide cycling facilities, including indoor secure bicycle parking spaces.    
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The development has an estimated density of 1,614 people and jobs per hectare, as demonstrated 
in the table below:  
 

DENSITY - PEOPLE AND JOBS PER HECTARE  
RESIDENTIAL Units Total 
1.78 persons per unit* 126 224.28 people 
LOT AREA 0.139 ha 
Estimated Density  1,614 People and Jobs per Hectare 

    * City of Kitchener DC Background Study, 2019 
 
This density will contribute to achieving the density target established by the Growth Plan for 
Major Transit Station Areas on Priority Transit Corridors. The development will contribute to the 
mix of uses within the MTSA and will provide support for the transit service. The Major Transit 
Station Area in which the subject lands are located is constrained, in part, from redevelopment 
opportunities given the extent of Low Rise Residential Preservation designated lands and the 
designation of a Cultural Heritage District over significant portions of the MTSA.  The subject lands 
offer an opportunity for redevelopment on lands that are vacant and are located outside the 
established residential enclave.   
 
The development will contribute to the evolution of this Major Transit Station Area and the 
adjacent Urban Growth Centre through the development of a residential tower with a total of 126 
units along a Regional corridor. 
 
In summary, the development will provide support for the significant investment that has been 
made in the Priority Transit Corridor, the ION light rail transit line. Further, the development 
features reduced parking in order to prioritize alternative modes of travel including transit and 
active transportation.  
 

6.2.3 Housing 
The development will contribute to a range and mix of housing options and densities by offering 
attainable housing in an area served by the Priority Transit Corridor.   In providing for a three-year 
supply of residential units, the Growth Plan directs that the supply may exclusively consist of lands 
suitably zoned for intensification and redevelopment.  The subject lands have historically been, 
and continue to be designated and zoned for intensification and redevelopment.  
 
In summary, the proposed Official Plan and Zoning By-law Amendments conform to the 
2019 Growth Plan.   
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7. REGION OF WATERLOO 
OFFICIAL PLAN  

 
A new Regional Official Plan (ROP) was approved by the Ministry of Municipal Affairs and Housing 
(MMAH) with modifications on December 22, 2010, and approved, with amendments, by the 
Ontario Municipal Board on June 14, 2015. The ROP was processed as a municipal comprehensive 
review and represents the Region’s conformity exercise with respect to the 2006 Growth Plan for 
the Greater Golden Horseshoe.   
 
The ROP general development policies are aligned with the PPS and 2006 Growth Plan policies for 
development, including promoting the development of complete communities, protecting the 
natural environment and resources, conserving cultural heritage, and respecting the scale, physical 
character and context of established neighbourhoods. 
 

7.1 Major Transit Station Areas and Transit 
Oriented Development  

 
Section 2.D.6 of the Region Official Plan provides that Major Transit Station Areas are those lands 
located within a 600 to 800 metre radius of a rapid transit station. These areas are not presently 
identified on Map 3a of the ROP (Figure 8), but will include future ION LRT stations within the 
Region of Waterloo.   
 
Major Transit Station Areas will be planned and developed to achieve increased densities that will 
support and ensure the viability of existing and planned rapid transit service levels as well as a mix 
of residential, office, institutional and commercial developments, where appropriate.   
 
Section 2.D.7 of the ROP requires area municipalities to prepare a Station Area Plan for each Major 
Transit Station located outside of an Urban Growth Centre. A Station Area Plan has been prepared 
by City of Kitchener, known as The PARTS Central Plan, which has been approved by City of 
Kitchener Council but the implementing Official Plan Amendments or Secondary Plan have not 
been completed and approved at this time.  
 
Given that these emerging policies have not been adopted, the development has been analyzed 
in the context of the Transit Oriented Development (TOD) provisions of the ROP.  Table 2 of this 
report demonstrates that the development conforms to the ROP TOD policies, in Section 2.D.2 of 
the ROP. 
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Table 2 – Transit Oriented Development Analysis 
a.  creates an interconnected and multi-modal 

street pattern that encourages walking, 
cycling or the use of transit and supports 
mixed-use development 

The development is connected to the 
existing multi-modal street pattern. Walking 
is supported through a direct connection to 
existing sidewalk network along Weber 
Street West. Cycling will be encouraged 
through the inclusion of indoor bicycle 
spaces.   
 
The existing transit network is supported 
through the redevelopment of a vacant 
parcel with a residential development that is 
within walking distance to multiple light rail 
transit station stops, the Charles Street 
Terminal and the Region’s future Multi-
Modal Transit Hub.   

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

The subject lands are located within 280 
metres of the Kitchener City Hall ION stop; in 
proximity to several additional stops; are 
adjacent to a planned transit corridor and 
are within walking distance to several bus 
transit stops in the vicinity of the area. The 
development is of a compact urban form 
with an FSR of 6.2, and a compact 15-storey 
residential tower. 

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

The development will provide new 
residential units that will support the existing 
services and amenities in the area, including 
the commercial core of Downtown 
Kitchener.  The subject lands are within a 
Major Transit Station Area and are located in 
an area with a wide range of uses including 
cultural uses associated with the Civic Centre 
District.  Accordingly, future residents will be 
able to walk, cycle and to take transit to their 
destinations, including work.   An increased 
ground floor height is provided which 
provides an opportunity for future 
conversion to non-residential use. 

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

The existing land use designation provides 
for high density development such as the 
development that is proposed and is within 
280 metres of a transit station.  Convenient 
pedestrian connections are provided and a 
building entrance will be located on Weber 
Street West providing direct access to the 
existing public sidewalk system. 

e.  fosters walkability by creating pedestrian-
friendly environments that allow walking to 
be a safe, comfortable, barrier-free and 
convenient form of urban travel; 

The pedestrian connection to the building 
will be well-lit and barrier free with a direct 
connection to the existing municipal 
sidewalk network. A covered building 
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entrance will be provided along King Street 
East. The Pedestrian Wind Study has 
assessed the conditions, and confirms the 
main entrance is well designed for wind and 
expected to have appropriate wind 
conditions.  Sidewalks along Weber Street 
are also expected to have appropriate wind 
conditions.  

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

A high quality public realm is supported 
through the inclusion of a well-defined 
building base and large ground floor 
windows.   While no retail is proposed, the 
ground floor has been designed at a height 
of 4.5 metres which would allow for future 
conversion of the ground floor to non-
residential use.   Planters along Weber Street 
West will improve the public realm and 
streetscape.  

g.  provides access from various transportation 
modes to the transit facility, including 
consideration of pedestrian, bicycle parking, 
and where applicable, passenger transfer 
and commuter pick-up/drop off areas. 

As previously noted, the development has 
been designed to accommodate 
pedestrians and cyclists and the site is 
designed to provide comfortable and 
convenient access to the LRT stop. 

 
Based on the foregoing, it is concluded that the development conforms to the Transit Oriented 
Development policies of the ROP.  

7.2 Transportation 
With respect to transportation systems, Policy 5.1 provides that an integrated, accessible and safe 
multi-modal transportation system that provides transportation choice, and promotes 
sustainability, a healthy population and the effective movement of goods. The subject lands has 
access to existing and planned transit routes, regional roads, the provincial highway network, and 
pedestrian and cycling routes.  
 

• King Street East and Charles Street East, south of the subject lands, are identified as an 
Existing Transit Corridor on Map 5a of the ROP (Figure 9).  The Charles Street East Corridor 
represents the ION LRT network.   Weber Street West is identified as a Planned Transit 
Corridor. Weber Street West is identified as a Regional Road on Map 5b (Figure 10).  

• The subject lands are located proximate to planned cycling routes as shown on Map 5c 
the ROP as shown on Figure 11 (refer also to Figure 12 for the City of Kitchener’s 
Integrated Transportation System). These cycling routes form part of an integrated cycling 
network, including the Trans-Canada trail located further south of the subject lands in 
proximity to Courtland Avenue East.  

• Pedestrian connections (sidewalks) are available along the site frontage providing easy 
pedestrian access to area amenities.  
 

The subject lands are well located with respect to the existing and planned transportation 
infrastructure. The development has been designed to integrate with the existing transportation 
system.  
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7.3 ROP Summary 
The development represents an example of intensification within a Major Transit Station Area, 
within a location that contains the physical and community infrastructure required to support 
growth. The development will exceed the density target for Light Rail Transit networks and will 
provide support for the emerging transit system.  It will contribute to maintaining a vibrant urban 
community through the provision of new residential units. The development will improve the 
overall public realm of the area. The development conforms to the policies of the ROP.  
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8. CITY OF KITCHENER    
OFFICIAL PLAN 

 
The City of Kitchener Official Plan was approved by the Region of Waterloo on November 19, 2014 
with modifications and deferrals. A Notice of Decision was issued by the Region on January 18, 
2017 with respect to some previously deferred sections of the Official Plan. With the exception of 
deferrals the 2014 Official Plan is in full force and effect, including those policies related to 
Intensification Areas and Major Transit Station Areas.  
 
The subject lands are located within a Major Transit Station Area (MTSA), on Map 2 –Urban 
Structure of the 2014 Official Plan, as previously illustrated on Figure 5 of this report.   Map 3 – Land 
Use refers to the Secondary Plan for detail.    
 
The subject lands are designated High Density Commercial Residential in the Civic Centre Secondary 
Plan, adopted as part of the 1994 City of Kitchener Official Plan, as previously illustrated on Figure 
6. The proposed multiple residential use is permitted in the current Secondary Plan land use 
designation. 
 
The proposed Official Plan Amendment is required to permit an increase in the permitted Floor 
Space Ratio (FSR) from 4.0 to 6.2 in the Official Plan and the Civic Centre Secondary Plan to permit 
the development as detailed in Section 5 of this report.  

8.1 Major Transit Station Areas 
The Official Plan sets out an Urban Structure for the City of Kitchener and provides policies for 
directing growth and development within this structure. Intensification Areas are identified 
throughout the Built-up Area as key locations to accommodate the majority of development or 
redevelopment for a variety of land uses. Section 3.C.2.3 of the Official Plan provides that Primary 
Intensification Areas include the Urban Growth Centre, Major Transit Station Areas,  Nodes and 
Corridors, in this hierarchy. Intensification Areas are connected by transit corridors and an 
integrated transportation system and are intended to provide for a broad range and mix of uses in 
an area of higher density and activity than surrounding areas.  
 
The subject lands are located within a Major Transit Station Area on Map 2 – Urban Structure of 
the 2014 Official Plan. Major Transit Station Areas are generally within a ten minute walking radius 
around the location of a Rapid Transit Station Stop. As noted previously, the subject lands are 
located within proximity of LRT stops, specifically: 
 

• Approximately 280 metres northeast of the Kitchener City Hall ION stop, which provides 
northbound service and bus connections to routes 204, 1, 4 and 8 with service to The 
Boardwalk, Conestoga Station and Ottawa/Lackner;   

• Approximately 450 metres northwest of the Frederick ION stop which provides 
northbound service to Conestoga Station and is opposite the GRT’s future customer 
service centre.  The Frederick Station, and by extension the subject lands, is within walking 
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distance to the Kitchener Public Library’s main branch, Waterloo Region Courthouse, 
Market Square, and the Kitchener Waterloo Art Gallery.  The Frederick Station has bus 
connections to The Boardwalk, Ottawa/Lackner, Conestoga Station and Sunrise Centre.  

• Approximately 550 metres northwest of the Queen Street ION stop, providing 
southbound service to Fairway Station and provides access to a variety of events and 
activities in the city with bus connections to Conestoga Station, Frederic Station, The 
Boardwalk, Ottawa/Lackner and Sunrise Centre.   

• Approximately 600 metres northeast of the Victoria Park ION stop, which provides service 
to southbound passengers and bus connections to route 6, GO Transit and intercity 
buses.  Bus connections to Conestoga Station and Fairway Station are also provided.  

 
Therefore the site is appropriately identified as being within a Major Transit Station Area, as it has 
four stations within a 600 metre distance, as shown on Figure 2.   
 
Section 3.C.2.17 of the Official Plan provides that MTSAs should have a planned function to 
support transit and rapid transit. Their planned function is to provide a focus for accommodating 
growth through development to support existing and planned transit and rapid transit service 
levels; provide connectivity of various modes of transportation to the transit system; achieve a mix 
of residential, office and commercial development, where appropriate; and have streetscapes and 
a built form that is pedestrian-friendly and transit-oriented.  Major Transit Station Areas may 
include lands within stable residential neighbourhoods which are not the primary focus for 
intensification and the planned function of these areas is to be confirmed through the Station 
Area Planning process.   The subject lands are located outside of the stable residential 
neighbourhood and have been designated and zoned to facilitate high density development.  
 
The development supports the planned function of the Major Transit Station Area through the 
development of a compact high density residential development. The development will result in 
intensification of a currently vacant parcel of land proximate to a range of transit options, 
including multiple rapid transit stations. Further, the development has been designed to be 
pedestrian and cyclist-friendly. The area along the north side of Weber Street West has been 
identified for intensification and the site represents an opportunity to intensify what is currently a 
vacant site.  
 
Section 3.C.2.19 provides that Station Area Plans are required to be prepared for each MTSA. The 
City has prepared a Station Area Plan for the Central Transit Station (the PARTS Central Plan). This 
plan has been adopted by Council but has not been implemented through an Official Plan 
Amendment. Accordingly, the development is required to be reviewed in the context of Section 
3.C.2.22 of the Official Plan.  The development addresses the Major Transit Station Development 
Criteria in Section 3.C.2.22 of the City of Kitchener Official Plan as follows:  
 

• The development supports the planned function of the Major Transit Station Area 
through the proposed residential development, with a total of 126 units.  

• Appropriate pedestrian and cycling facilities will be incorporated into the development 
including a sidewalk connection, a covered building entrance for pedestrians, and indoor 
bicycle storage spaces.  

• Public transit facilities are located within a convenient and comfortable walking distance 
of the development.  

• One vehicular access point is provided to the site, off of Weber Street West which diverts 
traffic away from the stable residential neighbourhood to the north.  
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Based on the foregoing, the development is appropriately located within a Major Transit Station 
Area. It represents an appropriate form of development which will support the function of the 
Major Transit Station Area and will provide a significant amount of residential density in close 
proximity to an ION LRT Station.  
 

8.2 Civic Centre Secondary Plan  
The City of Kitchener has 10 Secondary Plans which were deferred as part of the review and 
approval of Official Plan Amendment No. 103 (OPA 103), and do not form part of the new 2014 
Official Plan. It is intended that after the City-led neighbourhood planning review process, that 
these Secondary Plans will be updated and brought into the 2014 Official Plan. Until that time, 
reference to the 1994 Municipal Plan for Secondary Plans is required.  
 
The Civic Centre Secondary Plan was adopted as part of the 1994 City of Kitchener Municipal Plan. 
The subject lands are designated High Density Commercial Residential on the Land Use Plan as 
illustrated on Figure 5. 
  
The High Density Commercial Residential designation is intended to permit higher density uses with 
access from Weber Street.   The designation recognizes the proximity of the Civic Centre 
Neighbourhood to the higher intensity land uses of the Downtown, and the location of the Weber 
Street properties on a Primary Road.  The subject lands are permitted to develop with a maximum 
Floor Space Ratio (FSR) of 4.0.  There is no maximum height specified in the Secondary Plan.   
Permitted uses include multiple dwellings in standalone buildings.   Properties located 
immediately west of and immediately east of the subject lands are also designated High Density 
Commercial Residential.  
 
An Office-Residential Conversion designation applies to properties immediately north of the subject 
land (located along the south side of Roy Street).  The intent of the Office Residential Conversion 
designation is to serve as the transition and buffer between the higher density uses anticipated 
along Weber Street and Queen Street and the interior of the neighbourhood which is intended to 
be preserved.  The Office Residential Conversion designation was approved as an effective buffer 
to the low rise residential designation to the north and in preference to the High Density 
Commercial Residential designation extending from Weber Street to the south side of Roy Street.    
 
Properties immediately south of the subject lands (on the south side of Weber Street West) are 
located within the Urban Growth Centre (downtown) and are designated City Centre District.  The 
intent of this designation is to maintain the pedestrian appeal while evolving into a compact, 
contemporary urban setting, with taller buildings, lively street activity and a stylish mix of shops, 
restaurants and bars and cultural and entertainment uses 
 
The development is consistent with the intent of the High Density Commercial Residential 
designation and has been designed with consideration to compatibility with the residential 
enclave to the north by: 

• orienting the building closer to Weber Street West allowing for a 15 metre rear yard 
setback;  

• by orienting the narrower portion of the building to face Roy Street, resulting in less 
overlook on residential dwellings north of the property.  No balconies are proposed on the 
building face that will be visible from Roy Street;  

• by providing a compact tower footprint which minimizes shadow impacts; and 
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• by introducing a building height that minimizes shadow impacts and meets the angular 
plane analysis as measured from the north side of Roy Street.  

 
Compatibility is discussed in further detail in the Urban Design Brief that has been submitted as 
part of this application.  
 
The increase in FSR from 4.0 to 6.2 recognizes when the Floor Space Ratio concept was first 
developed the relationship between FSR and building height was not thoroughly analyzed from a 
design perspective.  For example a larger site can achieve significantly more massing and building 
height than a smaller site that is rectangular in shape such as the one that is under consideration.   
And quite apparently an unlimited building height as is now provided for cannot be achieved with 
the FSR limitations that are now in place.   The proposal introduces a maximum building height of 
15 storeys which is appropriate under the circumstances and in recognition of the Roy Street 
buffer that is now in place.  An increase in the floor space ratio from 4.0 to 6.2 achieves an 
appropriate built form for the reasons noted elsewhere in this report.    
 
This includes the ground floor of the building which is comprised primarily of parking and lobby 
area. The height of the building allows for an efficient use of the property at a density that allows 
for units to be provided at reasonable and attainable price points. The increase in FSR is 
appropriate given the location of the subject lands within a Major Transit Station Area, and 
represents an appropriate location for additional density, redevelopment and intensification.   It is 
important to note that elsewhere within the High Density Commercial Residential designation 
redevelopment for high density use will be challenging given the presence of buildings that have 
been identified in the Heritage District Plan as having heritage value.   The site represents an 
unutilized parcel of land that can redevelop without demolition/disruption to existing built form 
and without displacing affordable housing or other uses.  
  
Based on the foregoing, the development is appropriate on the subject site and confirms to the 
policies of the High Density Commercial Residential designation, save and accept for the density 
which is proposed to be increased by amendment to the Official Plan.  

8.3 Energy, Air Quality & Waste  
 
The development supports the energy conservation policies and supports the City’s intentions to 
minimize energy consumption set out at Section 7.C.6.1 of the Official Plan.  The development is a 
high density, transit supportive residential development with minimal parking. This form of 
development, proximate to an LRT stop promotes a compact urban form in an Intensification Area 
(Major Transit Station Area).  The development can be serviced through connections to existing 
municipal water and sewage lines which will maximize the use of existing infrastructure.  
 
With respect to air quality, the development will contribute to a built form that minimizes adverse 
effects to air quality, in accordance with Section 7.C.7 of the Official Plan. Specifically, the compact, 
transit-supportive and pedestrian-friendly form of the development will minimize contributions to 
air pollution through reduced reliance on private automobiles and will support the ION rapid 
transit system.  
 
As a general planning and design principle, higher density development in proximity to the 
amenities associated with downtowns and in support of higher-order transit is considered to be 
sustainable development.    
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8.4 Urban Design 
Chapter 11 of the Official Plan details policies which generally encourage a high standard of urban 
design. The urban design policies apply to all development within the City. An Urban Design Brief 
has been prepared in support of the development and includes an assessment of the proposal in 
the context of the City of Kitchener’s Official Plan. The development will be designed to create a 
distinctive and identifiable place within adjacent downtown Kitchener.    The development will 
also: 
 

• Create a strong visually appealing street edge through the provision of a building, which 
addresses the street in terms of architectural detailing; 

• Provide for development that will be supportive of transit and alternative transit modes, 
and will encourage future residents to walk to and from nearby residential, commercial 
office and retail uses, services and public amenities and cultural facilities; 

• Provide a development that, through the combination of massing, orientation, pedestrian 
entrances, architectural elements, detailing, and material selection, will result in a positive 
pedestrian experience along the adjacent street frontage; 

• Minimize impacts on the Low Rise Residential-Preservation Area.  Provide a 15 metre 
setbacks to allow for further transition between the development and the residential 
enclave on the north side of Roy Street; and 

• Introduce additional building height within a major transit station area in a manner that is 
sympathetic to surrounding uses and cultural heritage context.   The proposed height is 
permitted under the current zoning and the site serves as a transition between the 
downtown and the low rise residential enclave on the north side of Roy Street.  

 
Overall, the proposed redevelopment represents a significant investment along the Weber Street 
West corridor in the City of Kitchener. It will create a substantial amount of new residential units to 
support major transit and the downtown.   
 
For detailed Urban Design analysis, please refer to the associated Urban Design Brief, prepared by 
MHBC Planning dated July, 2020. 
 

8.5 Transportation 
The Official Plan provides for an integrated transportation system which incorporates active 
transportation, allows for the movement of people and goods and promotes a vibrant, healthy 
community using land use designations and urban design initiatives that make a wide range of 
transportation choices viable. The location of the subject lands in the context of the City’s 
integrated transportation system is illustrated on Figure 12.   
 
Road Network 
The subject lands are located immediately adjacent to Weber Street West, a Regional Road.  The 
subject lands have convenient access to the Regional Road network, King Street, and Charles 
Street, and the Provincial Highway Network, Highways 7 and 8 and Highway 401.  
 
Transit and Active Transportation 
As previously noted, the subject lands are located approximately 280 metres from the Kitchener 
City Hall ION stop.  Several other Transit Stops are also in proximity to the site including rapid 
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transit and bus transit stops. The Region’s future Multi-Modal Transit Hub and the existing Charles 
Street Transit Terminal are both located within walking distance from the subject lands.   
 
Sidewalks will be maintained along the street frontages with an appropriate connection through 
the development to allow for safe and convenient pedestrian access to surrounding land uses and 
the existing and planned public transit network in the area.  
 
In summary, the development represents an appropriate high-density built form for the location 
of the subject lands in the context of the City’s integrated pedestrian network. Further, the 
development will support the ION rapid transit system and result in streetscape improvements 
which will enhance the public realm thereby creating a more visually appealing, comfortable and 
safe streetscape.  

8.6 Cultural Heritage 
The subject lands are located within the Civic Centre Neighbourhood Heritage Conservation 
District, designated under Part V of the Ontario Heritage Act.  As such, any new development is 
subject to the policies of the Civic Centre Neighbourhood Heritage Conservation District 
(CCNHCD) Plan.  
 
A Heritage Impact Assessment (HIA) has been completed to evaluate the development in terms of 
potential impacts to cultural heritage resources.  The proposed new building does not include the 
demolition or alteration of any cultural heritage resources located on-site or adjacent.  
 
The CCNHCD Plan recognizes that Weber Street is different from the interior of the district and sets 
forth policies for new development which are specific to this area. The Plan recognizes that Weber 
Street West is designated High Density Commercial Residential and is supportive of higher density 
developments provided that it does not result in the demolition of significant cultural heritage 
resources is and is compatible with the character of the streetscape. 
 
The HIA concludes that the development will not result in any adverse impacts related to 
obstruction, isolation, change in land use, or shadows. The development is considered a neutral 
impact to adjacent heritage resources within the Civic Centre Neighbourhood Heritage 
Conservation District (CCNHCD) located along Weber Street West and Roy Street. 
 
In summary, the proposed Official Plan Amendment conforms to the general intent of the Official 
Plan and implements the Major Transit Station Area and Intensification Area policies. The 
development will result in intensification of an underutilized parcel of land within immediately 
adjacent the Downtown Area which will result in the addition of a transit-supportive residential 
development.  
 
It will support a diversified economy contributing and assist in achieving the City’s proposed 
intensification and density targets. The development has been designed in consideration of the 
surrounding context and will be compatible with adjacent uses, including existing low-rise 
residential uses, which are separated from the site, by the Office Residential Conversion area along 
the south side of Roy Street.   
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9. PARTS Central Plan 
 
The Planning Around Rapid Transit Stations (PARTS) project was introduced in 2012 in order to 
provide direction for future development and stability within rapid transit station areas. PARTS also 
prepared recommendations to ensure these area develop in a transit-supportive way that adds 
value and economic prosperity to the community and Region as a whole.  
 
The PARTS Central Plan area was the first PARTS plan to be completed. The Plan contains six ION 
stops and all lands within the plan area are generally within 800 metres of a transit stop.  The 
subject lands are located approximately 280 metres from the Kitchener City Hall stop, located 
along Duke Street.  
 
The PARTS Central Plan was completed on April 13, 2016 and was approved by the Planning & 
Strategic Initiatives Committee and City Council.  The PARTS Central Plan predates the 2019 
Growth Plan and the Region’s delineation of Major Transit Station Areas and was a high level plan 
that did not analyze or conclude on redevelopment opportunities that support Growth Plan 
direction for maximizing population in proximity to priority transit routes.  
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10. PUBLIC 
CONSULTATION 

 
As of July 1, 2016, changes to the Planning Act (O. Reg 544/06, amended by O. Reg. 178/16) 
require that applicants submit a proposed strategy for consulting with the public with respect to 
an application as part of the ‘complete’ application requirements.  This section summarizes the 
proposed Public Consultation Strategy.  
 
Following confirmation of a ‘complete’ application the owner’s consultant team will coordinate 
and facilitate an informal neighbourhood meeting.   In addition to the informal neighbourhood 
meeting it is recommended that additional meetings with neighbourhood group representatives 
also occur as needed.  
 
The proposed Official Plan Amendment and Zoning By-law Amendment applications will also 
follow the Planning Act statutory requirements. 
 
In summary, the following points of public consultation are proposed: 
 

• Notification of the application including a letter from the City to nearby property owners 
and the posting of a sign on the property; 

• An informal neighbourhood meeting and follow up meeting(s) with neighbourhood 
representatives;  

• Newspaper notice and letters sent to those on the notification list to advertise the 
Statutory Public Meeting;  

• A Statutory Public Meeting held at Committee; 
• A Council meeting to make a decision.    

 
In addition, direct written responses to comments raised through the public consultation process 
will be provided to City Staff for their review and consideration in the preparation of a City Staff 
Report.  
 
The consultation strategy proposed will provide members of the public with opportunities to 
review, understand, and comment on the proposed Official Plan Amendment and Zoning By-law 
Amendment applications.  The consultation strategy will be coordinated with City Staff and 
additional opportunities for consultation will be considered and may be warranted based on the 
input received.     
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11. ZONING BY-LAW 85-1 
& CROZBY 

 
The City of Kitchener Zoning By-law 85-1 was originally passed in 1985, and has since been 
amended.  
 

11.1 Zoning By-law 85-1 
The subject lands are zoned Commercial Residential Three Zone (CR-3), as shown on Figure 7. The 
CR-3 zone permits the following uses:  
 
 
PERMITTED USES   

• Convenience Retail 
• Day Care Facility 
• Dwelling Unit 
• Educational Establishment 
• Financial Establishment 
• Funeral Home 
• Health Clinic 
• Health Office 
• Home Business 
• Hospice 
• Lodging House 
• Medical Laboratory 
• Multiple Dwelling 
• Office 

• Personal Services 
• Printing Establishment 
• Private Club or Lodge 
• Private Home Day Care 
• Religious Institution 
• Residential Care Facility 
• Sale, Rental, or Service of Business 

Machines and Office Supplies 
• Security or Janitorial Services 
• Street Townhouse Dwelling 
• Studio 
• Tourist Home 
• Veterinary Services 

 
As noted in the above listed of permitted uses,  Multiple Residential (as proposed) is currently 
permitted within a free standing residential building with no commercial requirement.  The site 
specific zoning proposed as part of this application includes a minimum ground floor height 
regulation that would allow for the future conversion of ground floor space to non-residential use.   
 
The following table summarizes the CR-3 zoning regulations and identifies any special provisions 
that are required as part of the Zoning By-law Amendment application. 
 



22 Weber Street West   31    
Planning Justification Report   July 2020 

 
REGULATION REQUIRED PROPOSED 
MINIMUM LOT WIDTH 15.0 m +/- 27 m 
MINIMUM FRONT YARD / 
SIDE YARD ABUTTING A 
STREET 

3.0 m 0.08 m *  

MINIMUM REAR YARD 7.5 m or one half the 
building height, whichever 
is greater (23 m)  

15.0 m *  

MINIMUM SIDE YARD 1.2 m 2.8 m (west side yard) 
5.0 m (east side yard) 

MINIMUM GROUND FLOOR 
HEIGHT 

No requirement 4.5 metres** 

MAXIMUM FLOOR SPACE 
RATIO 

4.0  6.2 

MINIMUM LANDSCAPED 
AREA 

10%  8%  

OFF – STREET PARKING (RESIDENTIAL) 
RESIDENTIAL RATE 
(Units larger than 51.0 m2) 

1.25 spaces per unit 
(112 units x 1.25 = 157) 
 

0.165 spaces per unit * 
= 21 spaces* 

RESIDENTIAL RATE 
(Units 51.0 m2 or less) 

0.165 spaces per unit  
(can be applied to a 
maximum of 40% of units) 
(14 units x 0.165 = 3) 

TOTAL REQUIRED 
RESIDENTIAL PARKING 

160 spaces 21 spaces 

VISITOR PARKING  20% of required parking 
(160 x 20% = 32) 

10% of required parking 
(21 x 10% = 2.1) 

BARRIER FREE PARKING 1 + 3% of required parking 
= 6 spaces 

4% of total required 
parking = 1 space  
(2 provided) 

TOTAL PARKING  160 spaces 24 spaces including 2 BF 
spaces and 3 Visitor 
Spaces  

 
* relief required  
**  additional regulation not currently required 
 
In support of the relief required to the existing zoning we offer the following: 
 

• The proposed minimum front yard setback is consistent with other existing developments 
along this section of Weber Street West, including St. Andrew’s Presbyterian Church which 
has been developed with a 0 m setback.   By minimizing the front yard setback the 
development is oriented towards to Weber Street, allowing for a 15 metre rear yard 
setback from low rise properties to the north.  



22 Weber Street West   32    
Planning Justification Report   July 2020 

• The proposed rear yard setback is consistent with the Low Rise Residential Transition 
regulation introduced through CRoZBy and provides sufficient separation, especially given 
the office conversion area immediately adjacent the subject lands.  

• An increase to the maximum Floor Space Ratio is proposed by way of Amendment to the 
Official Plan and in recognition of the site’s proximity to major transit and relative 
separation from the Low Rise Residential Preservation area of the Civic Centre 
neighbourhood. 

• The minimum landscape area of 8% reflects the current site plan concept.  The property is 
currently developed with an asphalt parking lot and minimal landscaped area save and 
except for a small grassed area along Weber Street West.   New landscaping is proposed 
along the streetscape, along the western edge of the proposed building and at the rear of 
the site.  

• The reduced parking rate recognizes that the majority of units (98 of the 126 units) will be 
55 square metres or smaller in size.    The development will be marketed towards those 
who utilize transit and active transportation as their primary modes of transportation.  The 
inclusion of additional structured or underground parking would significantly increase the 
cost efficiencies of the development and would no longer allow for units to be sold 
and/or rented at an attainable price point.   A further review of the parking reduction is 
included in Section 12 of this report. 

• It is noted that residential development on the opposite side of Weber Street is permitted 
at a rate of 0.165 spaces per unit for all units’ 51 square metres or smaller.  The subject 
lands enjoy the same access and proximity to transit and public parking facilities as lands 
on the south side of Weber Street West.  The slightly larger unit sizes allow for the 
inclusion of barrier free units, which require more internal floor area.   

 

11.2 CRoZBy Zoning By-law Review 
The City of Kitchener is currently undertaking a Comprehensive Review of their Zoning By-law, 
known as CRoZBy.   On April 29, 2019 council passed Stage 1 of the city's new zoning by-law for 
Kitchener.  Stage 1 is currently under appeal, and as such until appeals are resolved, the City 
cannot proceed to adopt subsequent phases.  The subject lands were not included within Stage 1. 
 
While draft zoning has been prepared for lands within a Major Transit Station Area, such zoning 
has not yet been considered by Council.  Further review and analysis of the Draft Zoning By-law 
may be required through the processing of the Zoning By-law Amendment application in order to 
determine the appropriate zoning should the new Zoning By-law come into force, this may 
include site specific provisions on the new zoning by-law to recognize the development concept.  
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12. PARKING REDUCTION 
 
The purpose of this Section is to support the Zoning By-law Amendment application for the 
subject land which includes, alternative parking standards that result in a reduced parking 
requirement for the proposed redevelopment of this site.  
 

12.1 Provincial Planning Considerations 
 
The 2020 Provincial Policy Statement (PPS) prioritizes transit-supportive development and 
intensification within areas where transit is available or planned.   Section IV of the PPS sets out the 
Vision for Ontario’s land use Planning System and includes the following statement:  
 
Efficient development patterns optimize the use of land, resources and public investment in 
infrastructure and public service facilities. These land use patterns promote a mix of housing, including 
affordable housing, employment, recreation, parks and open spaces, and transportation choices that 
increase the use of active transportation and transit before other modes of travel. (Emphasis added) 
 
Section 1.1.1 of the PPS promotes transit-supportive development, intensification and 
infrastructure planning to achieve cost-effective development patterns, optimization of transit 
investments, and standards to minimize land consumption and servicing costs.   
 
Section 1.1.3.3 of the PPS requires municipalities to identify appropriate locations and to promote 
opportunities for transit-oriented development, accommodating a significant supply and range of 
housing options through intensification and redevelopment. 
 
Housing policies in Section 1.4 of the PPS prioritize intensification in proximity to transit and 
promote densities for new housing which support the use of active transportation and transit in 
areas where it exists or is to be developed.  
 
Transportation Systems Policy 1.6.7.4 promotes a land use pattern, density and mix of uses that 
minimizes the length and number of vehicles trips and supports current and future use of transit 
and active transportation. Transportation Systems Policy 1.6.7.2 directs efficient use of 
infrastructure through the use of transportation demand management strategies. 
 
The promotion of active transportation and transit use is also included in PPS policies related to 
Energy Conservation, Air Quality and Climate Change.  
 
The site is located within a Major Transit Station Area, a primary intensification area. The proposed 
development provides an opportunity for residential intensification along a Regional Road and a 
planned transit route.   The proposed development prioritizes transit and active transportation 
above other modes of transportation (i.e. single occupancy vehicles) which is consistent with the 
PPS Vision for Ontario’s land use planning system. The site is well located in terms of active 
transportation opportunities including cycling and walking.  
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The 2019 Growth Plan builds upon the policy foundation provided by the PPS and provides 
additional and more specific land use planning policies to address issues facing specific 
geographic areas in Ontario. 
 
Section 2.2.4 of the Growth Plan includes policies for Station Areas which would apply to the 
subject site.   The policies direct that within all major transit station areas, development will be 
supported that provides alternative development standards, such as reduced parking standards 
(Policy 2.2.4.8).   Policies also confirm that major transit station areas are intended to be delineated 
to maximize the number of potential transit users within walking distance of the station.  
 
Climate Change policies in Section 4.2.10 require municipalities to develop policies in their Official 
Plans to identify actions that will reduce greenhouse gas emissions and address climate change 
adaptation goals including policies that reduce dependence on the automobile support existing 
and planned transit and active transportation.     
 
The Site is located within a Major Transit Statin Area, an area prioritized for intensification and 
transit use.  The proposed parking reduction is consistent with Station Area policies in the Growth 
Plan which encourage reduced parking standards where major transit is available.   The parking 
reduction is also aligned with climate change policies that speak to reducing dependence on the 
automobile.  
 
In our opinion the proposed development and related parking reduction is consistent with 
transit related policies of the 2020 Provincial Policy Statement and conforms to the 2019 
Growth Plan.    
 

12.2 Regional Considerations 
 
The current Region Official Plan (ROP) includes a number of high-level policies related to 
intensification and transit-oriented development.  
 
Transit Oriented Development policies contained within Section 2.D.2 of the ROP require area 
municipalities to apply transit oriented development provisions in the review of development 
applications on sites that are served by rapid transit to ensure that development encourages 
walking, cycling or the use of transit and supports mixed-use development.   These policies 
promote a more compact urban form that locates the majority of transit supportive uses within a 
comfortable distance of transit stops.  
 
Major Transit Station Area policy 2.D.7 provides direction towards the development of Station Area 
Plans including a parking management strategy to maximize reurbanization opportunities, 
minimize surface parking areas and discourage auto-oriented land uses.    Policy 2.D.9 encourages 
area municipalities to apply flexible zoning and reduced parking requirements to facilitate 
redevelopment to support Transit Oriented development.    
 
Section 3.B (Walking and Cycling) recognizes that “a substantial portion of the community does not, 
or will not, have access to private automobiles either by choice or due to financial, age or physical 
limitations.”   (Emphasis added).   Section 3.B also states: 
 
Walking, cycling and transit are forms of transportation that are low cost, relatively low polluting, energy 
efficient and provide significant health benefits. Walking and cycling can either be a form of recreation 
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or an individual’s primary or secondary means of transportation. Additional benefits of walking, cycling 
and transit use include reduced requirements for roadway capacity and parking spaces per traveler, 
reduced traffic congestion, improved air quality and reduced car dependency. 
 
The Transportation Demand Management section of the ROP (Section 3.C) contains policies 
directed at the reduction in total number of automobile trips by influencing people to adopt more 
sustainable travel choices when it comes to types of travel.   These policies encourage reduced 
parking standards for development applications where the owner/applicant agrees to incorporate 
transportation demand strategies as part of the proposed development.   
 
Energy Conservation policies (3.D.1) support energy conservation through the promotion of 
compact mixed-use development and the promotion of walking, cycling and the use of transit.  
The Region supports initiatives that reduce car dependence.  
 
The proposed development conforms with the ROP including policies related to transit-
oriented development.  The proposed development focuses on walking, cycling and transit 
as the primary modes of transportation, which supports the sustainability vision for the 
development.   
 

12.3   City of Kitchener Official Plan 
 
Section 13.C.8 of the 2014 City of Kitchener Official Plan provides the City’s policy direction 
towards the design of off-street parking facilities. Section 13.8.2 states that one objective of 
parking areas is to:  “Reduce parking space demand in support of active transportation and 
potential redevelopment of surface lots especially in intensification areas”.  
 
The development addresses the objective of Section 13.8.2 of the Official Plan in that it will 
facilitate intensification within a Major Transit Station on lands currently occupied by a surface 
parking lot. The development also supports the use of active transportation and transit through 
the provision of secure bicycle parking facilities and a direct pedestrian connection to the public 
sidewalk system, connecting the site with all the uses and amenities associated with the Civic 
Centre District and the downtown.  
 
Policy13.C.8.2 of the Official Plan provides that the City “may consider adjustments to parking 
requirements for properties within an area or areas, where the City is satisfied that adequate 
alternative parking facilities are available, where developments adopt transportation demand 
management (TDM) measures or where sufficient transit exists or is to be provided. 
 
It is noted that the above policy uses the word “or” indicating that the City can consider 
adjustments to parking when any of the above criteria is met.   The following sub-sections analyze 
the development in the context of alternative parking facilities; transportation demand 
management measures and the availability of sufficient transit.   

12.3.1 Adequate Alternative  
 
In response to part a) of Policy 13.C.8.2, adequate alternative short, medium and long-term parking 
facilities are available in close proximity to the subject lands for residents and visitors.   
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The Kitchener Downtown Parking map, included on the following page, identifies multiple City 
parking lots and garages within walking distance of the subject lands.    
 
This includes the following City owned parking garages: 
 

• Civic District Parking Garage located approximately X metres from the subject lands and 
offering hourly, daily and monthly parking options;  

• Duke and Ontario Parking Garage located approximately X metres from the subject lands) 
and offering hourly, daily and monthly parking.  

• City Hall Parking Garage located approximately X metres from the subject lands) offering 
hourly, daily and monthly parking.  

 
 
 
 

 
   22 Weber Street West 
 
 

12.3.2 Transportation Demand Measures 
 
The primary justification for the reduced parking is the availability of transit and the proximity of 
the lands to a priority transit corridor.  Notwithstanding, the development has also adopted 
transportation demand management measures including the provision unbundled parking costs, 
and secured bicycle parking.   
 



22 Weber Street West   37    
Planning Justification Report   July 2020 

12.3.3 Sufficient Transit 
 
As stated throughout this report, the subject lands are located within a Major Transit Station Area 
and are less than 650 metres from several station stops.  The subject lands are also located in close 
proximity to the Charles Street Terminal, several GRT bus routes and the Region’s future multi-
modal hub.  Sufficient transit exists and continues to be improved in close proximity to the subject 
lands. This includes planned improvements to both transit and active transportation (i.e. cycling 
routes and trails). 
 
In addition to satisfying the considerations in Policy13.C.8.2 of the Official Plan, which allow the 
City to adjust parking requirements, the proposed parking rate is similar to the rate that applies to 
lands on the south side of Weber Street (which for smaller units require parking at a rate of 0.165 
spaces per unit).   While the unit sizes in 22 Weber Street are slightly larger (55 m2 vs 51 m2), all 
units are proposed as one bedroom units and all will be marketed towards those who rely on 
transit and active transportation.   Larger units are still proposed as 1 bedroom units, with the 
increase size relating to building code requirements for barrier free units.   
 

12.4 Application of Zoning By-law 85-1 
 
The City of Kitchener Zoning By-law 85-1 was enacted prior to the approval of the Provincial Policy 
Statement (2020), the 2019 Growth Plan for the Greater Golden Horseshoe, Region of Waterloo 
Official Plan and the Council Adopted Official Plan. Together, these documents promote 
intensification and redevelopment opportunities throughout the City to make the most efficient 
use of the land, services and infrastructure, including alternative forms of transportation to private 
automobile. The parking requirements established in the Zoning By-law do not account for the 
following: 
 

• The implementation of approximately19 kilometers of Light Rail Transit (LRT) from 
Conestoga Mall through to Fairview Park Mall. The subject lands are located less than 300 
metres from the Kitchener City Hall Station and less than 800 m from a number of other 
stations.    

• Barrier free accessible parking spaces will continue to be provided in accordance with 
Section 6.7.1 of the City of Kitchener Zoning By-law. 

• The unit mix is proposed to be primarily compact, one which tend to result in a lesser 
dependence on the automobile and lower household auto ownership rates. 

• The subject lands are located within a designated Major Transit Station area and are 
immediately adjacent Kitchener’s Urban Growth Centre (downtown). The grid-like urban 
fabric of the downtown core of Kitchener is walkable and mixed use, providing a variety of 
employment, shopping, recreational and institutional uses proximate to the subject lands.   

• The development will provide secured bicycle storage, which provides an incentive for 
residents and visitors to use alternative modes of transportation to the private auto. 

• That parking for the proposed building is to be ‘unbundled’ from the cost of the unit. 
Spaces will be purchased based on owner needs as opposed to being allocated to specific 
units. Therefore, the maximum number of parking spaces required will be controlled by 
the owner and the actual cost of parking is made apparent to the tenant. 
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13. SUMMARY OF 
SUPPORTING 
TECHNICAL STUDIES 

 
The following sections summarize the supporting studies submitted in support of the Official Plan 
Amendment and Zoning By-law Amendment applications.  

13.1 Functional Servicing and Stormwater 
Management Report  

MTE was retained to complete a Functional Servicing Report and Stormwater Management Report 
(FSR), dated July 10, 2020, in support of the proposed redevelopment. The purpose of this report is 
to document servicing, grading and stormwater management opportunities and constraints for 
the subject lands. Key findings and conclusions from the FSR are summarized as follows: 
 

• The proposed grading design will respect the natural topography of the Site to achieve a 
reasonable cut/fill  balance where possible and match into existing grades along all 
property boundaries;  
 

• Existing municipal infrastructure for water, sanitary and storm is available along Weber 
Street West;  

 

• The SWM criteria can be satisfied with the implementation of on-site controls for water 
quantity and water quality; and 

 

• The volume retention target can be achieved by infiltrating the runoff generated on the 
building rooftop via an infiltration gallery on the Site, assuming the existing soil conditions 
are suitable.   The condition of the existing soils will be confirmed upon completion of the 
geotechnical investigation.  

 
The conclusions of the FSR confirm that the development can be adequately serviced by 
municipal infrastructure and that there is capacity within existing services.  The proposed servicing 
strategy promotes the efficient use and optimization of existing municipal services and is feasible 
and financially viable. The proposed servicing strategy is consistent with the policies of the PPS 
and conforms to the policies of the Growth Plan, the ROP and the Kitchener Official Plan. 
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13.2 Pedestrian Wind Study  
 
RWDI was retained to prepare a Pedestrian Wind Study, dated July 10, 2020 to assess the 
pedestrian experience of the development.  
 
The Study concluded the following: 
 

• The proposed project is not expected to have significant impacts on the existing wind 
conditions off-site.  
 

• No exceedances of the wind safety criterion are anticipated. 
 

• The main entrance off Weber Street East includes an external enclosure that will provide 
good wind protection. This design feature should be preserved as it will provide 
appropriate wind conditions (i.e. comfortable for sitting / standing on an annual basis) at 
these doors. 

 

• The sidewalk along Weber Street East is expected to be comfortable for strolling during 
the summer and walking in the winter.  These conditions are appropriate. 

 

13.3 Archeological Assessment   
 
A Stage 1 Archaeological Assessment was conducted in June 2020 by Archaeological Research 
Associates Ltd.  (ARA).   The investigation encompassed the entirety of the application boundary.  
The Stage 1 assessment determined that the entire study area is extensively disturbed. Specifically, 
deep land alterations associated with the demolition of the earlier structure(s), the laying of fill, the 
regrading of the area and the establishment of the parking lot have resulted in the removal of 
archaeological potential from all surficial and deeply buried contexts. It is recommended that no 
further assessment be required within the subject property. 
 

13.4 Urban Design Brief 
The Urban Design Brief, prepared by MHBC, dated July, 2020 provides an overview of the 
development and outlines the vision and principles of the design. The Urban Design Brief includes 
an assessment of the proposal in the context of the urban design policies of the City of Kitchener 
Official Plan and the City’s Urban Design Manual.  
 
The development provides a design and plan for a building that aligns with the Vision and 
Objectives described in Part 2 of the Urban Design Report. The development also meets the 
general intent of all related policy documents discussed in Part 4 of the Urban Design Report. 
 
The development will:   
 

• Provide for intensification within a Major Transit Station Area;  
 

• Accommodate dwelling units utilizing existing infrastructure;  
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• Provide support for existing and planned transit services, thereby minimizing future 
residents’ reliance on the automobile.  

 

• Provide a pedestrian friendly streetscape by connecting proposed identifiable pedestrian 
entrances to the existing sidewalk system and large ground floor windows fronting onto 
Weber Street West. 

 

• Provide a development that directs density away from the interior residential 
neighbourhood.  

 

• Encourage active transportation by providing secure indoor bicycle parking and building 
entrances in close proximity to existing transit routes/stops.  

  
In our opinion the proposed redevelopment is appropriate for this location and will contribute 
positively to the character and built form along the Weber Street Corridor.  
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14. SUMMARY & 
CONCLUSIONS  

 
As outlined in this report, together with the supporting technical reports, the development of the 
subject lands represents good and sustainable planning. This opinion recognizes the following: 
 

I. The development is  consistent with the Provincial Policy Statement, 2020 and conforms 
to the policy framework of the Growth Plan for the Greater Golden Horseshoe, 2019 by  
contributing to the density targets for Major Transit Station Areas on Priority Transit 
Routes; 
 

II. The development conforms to the policies of the Region of Waterloo Official Plan, and 
contributes to the density of a Major Transit Station Area; 
 

III. The proposal provides for the redevelopment of an underutilized site within a Major 
Transit Station Area in the City of Kitchener on lands that are well located with respect to a 
range of uses and transit infrastructure; 

 
IV. The proposed design is to be compatible with adjacent existing uses and respects the 

physical character, scale and context of the surrounding neighbourhood; 
 

V. The proposed design does not include the demolition or alteration of any cultural 
heritage resources located on-site or adjacent;  
 

VI. The development does not result in the removal of natural heritage features;  
 

VII. The site is clear of archaeological resources;  
 
VIII. The  use of available infrastructure and servicing within the City is optimized  through 

connections to existing municipal services;  
 

IX. The development contributes to the range and mix of uses within the Civic Centre 
Neighbourhood and adjacent to Downtown Kitchener and supports general economic 
development objectives; 

 
X. The proposed high density residential use provides support for the ION rapid transit 

network through additional residential density;  and 
 

XI. The proposed design provides for an improved streetscape and pedestrian experience 
along Weber Street West.  
 

 
Accordingly, it is concluded that the development is appropriate and represents good planning. 
The requested Official Plan Amendment and Zoning By-law Amendment applications should be 
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accepted for processing and deemed complete. Details associated with site development will be 
addressed at the site plan control stage.  
 
Yours Truly, 

MHBC   

 

  
Andrea Sinclair, MUDS, MCIP, RPP 
Partner     
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1. INTRODUCTION 
 
The subject lands are located at the edge of the Civic Centre Neighbourhood Secondary Plan Area 
and have an immediate interface with the downtown core of the City of Kitchener. The Civic 
Centre area helps to tell the story of Kitchener’s phenomenal growth at the turn of the 19th 
century and of the development of its extensive industrial sector. Almost two-thirds of the existing 
houses in this area were built between 1880 and 1917 and in most cases were occupied by 
owners, managers or workers for some of the key industries that defined the community at the 
turn of the century. The Lang and Breithaupt families for example, whose enterprises and 
extensive public service did so much to promote and develop the City, are represented by 
surviving homes in the district. Other businessmen, industrialists and public servants including the 
City’s first reeve, Dr. Scott, Mayors Eden and Greb, and Engineer and County Clerk Herbert Bowman 
also came to the neighbourhood.  
 
The Civic Centre neighbourhood is one of Kitchener’s oldest neighbourhoods and retains a large 
number of original buildings that are well crafted and maintained.  In addition to the residential 
building stock, there are a number of other prominent and well preserved buildings within the 
Civic Centre neighbourhood including churches and early commercial buildings. While the 
majority of the neighbourhood was constructed for, and remains as residential, conversions to 
commercial and office uses have occurred with little negative impact on the quality of the 
streetscape.  
 
This Neighbourhood Character Study illustrates the existing character throughout the Civic Centre 
Neighbourhood including the interior portions of the Civic Centre Neighbourhood and the edges 
of the Neighbourhood, including Weber Street West with consideration given to streetscapes, 
road right-of-ways, built form and planned function.   
 
  



22 Weber Street West   2 
Neighbourhood Character Statement  July 2020 

2. INTERIOR RESIDENTIAL 
NEIGHBOURHOOD 

 
The Civic Centre Secondary Plan and the Civic Centre Neighbourhood Heritage Conservation 
District Plan recognize that the Civic Centre Neighbourhood is made-up of different areas which 
have their own unique character.  
 
The interior portions of the Civic Centre Neighbourhood contain attractive and consistent 
streetscapes linked by mature trees, grassed boulevards and laneways.  Hibner Park, Kitchener’s 
second oldest city park, is located in the interior of the Civic Centre Neighbourhood and in close 
proximity to the subject lands. 
 
The residential interiors are designated Low Rise Residential Preservation in the Civic Centre 
Secondary Plan in order to retain the existing single detached residential character of the 
Neighbourhood. Within this designation existing houses and streetscapes are to be preserved 
wherever possible. 
 
Streets within the interior neighbourhood generally have narrower road right-of-ways and are 
characterized by mature trees along boulevards and linear streets with consistent building 
setbacks. Laneways are found also found throughout the Neighbourhood, which reflect the 
historic pattern of movement. Yards are well maintained and often display plantings, trees, fences, 
and hedges.  
 
The interior neighbourhood contains a range of architectural styles, reflecting the development of 
the area beginning in the mid. 19th century. The neighbourhood includes buildings in the 
vernacular style of architecture, reflecting local influences and materials.  
 
The following images illustrate the character of the interior residential enclaves that are intended 
to remain stable: 
 

  
The following images along Ahrens Street illustrate the narrower road width, mature trees, grassed 
boulevards and consistent building setbacks found within the interior of the neighbourhood.  
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The north side of Roy Street (illustrated in the four images above) also exhibits the typical characteristics 
of the interior residential neighbourhood including similar building setbacks, mature trees and single 
detached residential dwellings.  

 
Looking north on Young Street at the intersection of Roy Street and Young.  
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3. OFFICE RESIDENTIAL 
CONVERSION AREA 

 
Section 2 of this report illustrated the residential character along the north side of Roy Street and 
within the interior of the Civic Centre District.  The south side of Roy Street (including lands 
immediately adjacent the subject lands) differs in character and land use with a number of 
buildings having been converted to non-residential use.    
 
Properties along the south side of Roy Street between Young Street and Queen Street North are 
generally designated Office Residential Conversion (with the exception of a few properties which 
are designated Medium Density Commercial Residential, High Density Commercial Residential and 
Community Institutional.  
 
The intent of the Office Residential Conversion designation was to preserve the existing structures 
in this while providing a transition area between the higher intensity uses along Weber Street and 
Queen Street and the Low Rise Residential – Preservation designation of the interior of the 
neighbourhood. The following images illustrate the character of the south side of Roy Street. 
 

  
 

 
 

A number of properties along the south side of Roy Street have been converted to non-residential uses 
resulting in a character that differs greatly from the residential streetscape on the opposite side of Roy. 
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The Zion Church property is a thru lot extending from Weber Street West to Roy Street.  The massing and 
style of the church contributes further to the variety along this side of Roy Street. 

  
 

There are two properties located immediately north of the subject lands, one of which has already been 
converted to non-residential use. The other dwelling remains residential in use but has office 
permissions. 
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4. WEBER STREET WEST 
 
The existing built form of Weber Street West (within proximity to the subject lands) is a result of its 
evolution over time. Weber Street West includes 19th century residential buildings as well as 20th 
century developments. The 19th century buildings were formerly surrounded by landscaped open 
space, which has, in some cases, been converted to large areas of surface parking. Weber Street 
has been widened and as a result, does not reflect the same intimate streetscape as that of the 
residential streets at the interior of the district. The addition of 20th century buildings with a range 
of uses from residential, institutional and commercial transformed this area from primarily 
residential to that of mixed-use. As a result, the existing built form of Weber Street West includes a 
range of architectural styles, materials, colours, and setbacks and there is no consistent built form.  
 
The south side of Weber Street West is designated as part of Downtown Kitchener and as a result, 
includes higher density contemporary developments. The north side of Weber Street (along which 
the subject lands are located) is recognized in both the Civic Centre Secondary Plan and the Civic 
Centre Neighbourhood Heritage Conservation District Plan as being distinctly different than that 
of the interior of the neighbourhood.   While the subject lands are located within the Civic Centre 
Neighbourhood, it is important to note that the lands directly interface with the Weber Street 
West corridor and the boundary of downtown Kitchener as opposed to the interior residential 
area. 
 

  
 

  
 

The south side of Weber Street West is located within the Downtown and features a mix of uses in 
buildings generally set close to the street.  Landscaping is minimal across this side of the street. 
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The north side of Weber Street West features a range of uses including non-residential uses and 
apartments. Setbacks vary but typically buildings are located close to the street.  Street trees are limited 
along the Weber Street corridor in stark contrast to the interior of the neighbourhood. 

  
Parking for non-residential uses along Weber Street West is typically accommodated through surface 
parking lots, such as the parking lots pictured above which are located west and east of the subject 
lands respectively. 

  
 

The Zion Church (left) and St. Andrew’s Presbyterian (right) contribute to the range of uses within this 
block of Weber Street and the variety of built form.  These images also illustrate the range of setbacks 
along this corridor with St. Andrew’s Presbyterian located at the property line and Zion Church setback. 
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The above image, looking east along Weber Street North illustrates the streetscape of this corridor which 
is in contrast to the residential enclaves internal to the neighbourhood.   Weber Street West has been 
widened to four lanes, and is generally developed with buildings that are constructed at the front 
property line.  The streetscape is varied with a range of land uses, buliding heights and massing.  (Photo 
taken standing just west of the subject lands). 
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5. CONCLUSIONS  
 
The Civic Centre neighbourhood is one of Kitchener’s oldest neighbourhoods and retains a large 
number of original buildings that are well crafted and maintained.  In addition to the residential 
building stock, there are a number of other prominent and well preserved buildings within the 
Civic Centre neighbourhood including churches and early commercial buildings. While the 
majority of the neighbourhood was constructed for, and remains as residential, conversions to 
commercial and office uses have occurred with little negative impact on the quality of the interior 
streetscapes.    
 
Further, certain areas of the neighbourhood have been recognized as having a different character 
altogether and have been designated and zoned to allow for intensification.  This Study illustrates 
that unlike the interior of the neighbourhood, Weber Street West has a variety of built forms, 
setbacks and building heights recognizing the change and redevelopment that has occurred over 
time.   The subject lands have been identified as an intensification area given their location within 
a Major Transit Station Area and are buffered from the interior neighbourhood by the Office 
Residential conversion area.  
 
 

 
   
 SUBJECT LANDS 
 
 KITCHENER CITY HALL LRT STATION 
 
 
 
 

 
Looking south towards 
downtown Kitchener it is 
clear that the Weber 
Street West Corridor is far 
more consistent with the 
character of the 
Downtown than the 
residential enclaves of the 
Civic Centre 
Neighbourhood.    
 
Roy Street serves as the 
transition between the 
higher density uses 
permitted along Weber 
and the stable residential 
area internal to the 
neighbourhood.  
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The subject lands represent one of the only vacant properties in the Civic Centre Neighbourhood 
and are designated as High Density Commercial Residential, allowing for multiple residential and 
non-residential uses with a maximum Floor Space Ratio (FSR) of 4.0.  The Secondary Plan policies 
balance the protection of internal lower density residential enclaves with redevelopment 
opportunities along Weber Street West and Queen Street through the introduction of the Office-
Residential Conversion which serves as the transition between the higher intensity uses along 
Weber Street and Queen Street and the Low Rise Residential Preservation designated of the 
interior of the neighbourhood.  The subject lands abut this transition area and as such are 
sufficiently separated from the interior of the neighbourhood and are appropriately located for 
higher density development.   
 
The development of the subject lands represents an opportunity for a transit-supportive, high 
density residential development consistent with the planned function as designated in the Civic 
Centre Secondary Plan.  
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PROPOSED  BY – LAW 

July 21, 2020 

BY-LAW NUMBER ___ 

OF THE 

CORPORATION OF THE CITY OF KITCHENER 

(Being a by-law to amend By-law 85-1, as amended, known as 
the Zoning By-law for the City of Kitchener) 

22 Weber Street West 
   
 
 WHEREAS it is deemed expedient to amend By-law 85-1 for the lands specified above; 

 
NOW THEREFORE the Council of the Corporation of the City of Kitchener enacts as 
follows: 
 

1. Schedule Number 121 of Appendix “A” to By-law Number 85-1 are hereby amended by 
changing the zoning applicable to 22 Weber Street West, in the City of Kitchener, from 
Commercial Residential Three Zone (CR-3) to Commercial Residential Three Zone (CR-3) 
with with Special Regulation Provision XXXR.  

 
2. Appendix “D” to By-law 85-1 is hereby amended by adding Section XXXR thereto as 

follows: 
 

 XXXR  

 
Notwithstanding Section 46.3, Section 6.1.2a), and 6.1.2b)vi) of this By-law, within the 
lands zoned Commercial Residential Three Zone (CR-3), shown as affected by this 
subsection, on Schedule 121 of Appendix “A”, a Multiple Dwelling shall be permitted in 
accordance with the following: 
  
Design Standards & Parking 
 
a. The maximum Floor Space Ratio shall be 6.2.   
b. The minimum front yard shall be 0.8 metres. 
c. The minimum rear yard shall be 15 metres.  
d. The minimum ground floor height shall be 4.5 metres.  
e. The minimum parking shall be required at a rate of 0.165 spaces per residential unit or 

21 parking spaces. 
f. The minimum visitor parking rate shall be 10% of the total required residential parking 

or 3 parking spaces.  
 

 
3. This By-law shall come into effect only upon approval by the City of Kitchener, of Official 

Plan Amendment No. XX, for 22 Weber Street West, but upon such approval, the 
provisions hereof affecting such lands shall be deemed to have come into force on the date 
of passing hereof. 
 

 



 
 
PASSED at the Council Chambers in the City of Kitchener this ______day of 
___________, 2020 

 
_____________________________ 

Mayor 
 

_____________________________ 
Clerk 
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