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1. Introduction

1.1 Background

GSP Group was retained by 321 Courtland Ave. Developments Inc. as the land use planners for

its proposed development of the former Schneiders’ site in Kitchener (referenced as the “site” in

this report). The site is a 10.36-hectare assembly of multiple properties situated on the south/west

side of Courtland Avenue between Stirling Avenue and Borden Avenue (for the purposes of this

report, Courtland Avenue is referenced as north, Stirling Avenue as west, Borden Avenue as east,

and the CNR rail line as south). This industrial complex consisted of six buildings, although

demolition is currently underway and certain buildings have been removed or are in the process.

The site is currently designated for general industrial uses as part of the Courtland Mill-Woodside

Park Secondary Plan in the City of Kitchener’s 1994 Official Plan. The City of Kitchener Planning

Around Rapid Transit Stations (“PARTS”) initiative related to new ION stations, however, builds on

the direction of Regional and Provincial policy and the new City 2014 Official Plan concerning

transit-oriented development and mixed-use intensification and redevelopment. The Planning

Around Rapid Transit Study (PARTS) plan for the Rockway Station Area contains the site and the

surrounding neighbourhood and calls for a mixed, intense, compact, connected and balanced fabric

in the neighbourhood, and particularly such a redevelopment on the site.

Accordingly, 321 Courtland Avenue Developments Inc. is proposing a large scale, mixed-use

redevelopment that will transform the site and integrate it within the surrounding neighbourhood.

New public street extensions into the site will integrate the site with the surrounding street fabric

and break down the large block into smaller development areas. The residential mix will include a

varied composition of mid-rise and high-rise apartment buildings, stacked townhouses, and mixed-

use buildings. Adapted and new employment floor space will be focused on the retention of existing

site buildings and is meant to contribute to a new complete district within the existing

neighbourhood. An integrated series of open spaces will include both a public park, a publicly-

accessible urban plaza, and outdoor private terraces and patios.

1.2 Proposed Applications

321 Courtland Ave. Developments Inc. is proposing applications for an Official Plan Amendment,

Draft Plan of Subdivision, and Zoning By-law Amendment for the site. The Official Plan Amendment

will redesignate the site from the “General Industrial” designation applicable to mixed-use,

employment, residential, and park designations together with site-specific policies to reflect intent

and vision of the proposed development plan. The Draft Plan of Subdivision will establish a new

east-west public street running through the site into which the extensions of Kent Avenue and

Palmer Avenue would connect, in effect creating six development blocks for residential, non-

residential, and public park uses. The Zoning By-law Amendment will rezone the six development

blocks from the existing “General Industrial (M2) Zone” to mixed-use, residential and park zones



Planning Justification Report | 321- 325 Courtland, 230 & 240 Palmer, 30 Vernon (Schneiders) 2
GSP Group | April 2019

corresponding to the proposed Official Plan designations, and including site-specific provisions

tailored to the proposed development plan

A Pre-Submission Consultation Meeting was held on December 12, 2017 with staff from the City of

Kitchener, Region of Waterloo, and Grand River Conservation Authority. The Record of

Consultation (see Appendix A) requires a Planning Justification Report to assess the proposed

applications consistency and conformity with applicable provincial and municipal planning policy.

1.3 Report Content and Structure

This Planning Justification Report provides the rationale and justification for the proposed planning

applications and development plans. It provides:

o A description of the site’s existing conditions and its context within Kitchener and the

immediately surrounding neighbourhood (Section 2);

o A summary of the proposed site development plan, including a discussion of layout, uses,

and form, development intensity and phasing (Section 3);

o An outline of the proposed planning applications (Section 4);

o A summary of the findings of the other studies and reports prepared for the complete

applications submission (Section 5);

o An overview and analysis of the relevant provincial and municipal planning policies

applicable to the proposed applications (Section 6); and,

o A planning opinion and justification for the proposed planning applications (Section 7).
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2. Site Description and Context

2.1 Site Location and Description

Located in the Mill-Courtland Neighbourhood of Kitchener, the site is situated on the south side of

Courtland Avenue between Stirling Avenue and Borden Avenue (see Figure 1). The site is 10.36

hectares in size with approximately 343 metres of frontage on Courtland Avenue and 241 metres

of frontage on Borden Avenue. It is bounded by Stirling Avenue South to the west, Courtland

Avenue to the north, Borden Avenue to the east, and a CNR rail line to the south. The site comprises

nearly all the land contained by this boundary, except for a series of smaller properties fronting onto

Courtland Avenue between Palmer Avenue and Stirling Avenue or fronting directly onto Palmer

Avenue. It is an assembly of six separate parcels: the 321-325 Courtland Avenue parcel comprising

most of the site that contains the Schneiders’ factory complex; the parcel that constitutes what

would be the extension current Palmer Avenue (formerly Prince Albert Avenue right-of-way); 230

and 240 Palmer Street on the western side of Palmer Street; and 30 Vernon Street at the western

end of the site.

2.2 Existing Site Conditions

The former Schneiders factory complex occupies the site, although demolition has occurred on

much of the site to date (see Figure 2). Pre-demolition, the complex contained approximately

69,900 square metres (752,000 square feet) of industrial floor space within six buildings, some of

which were inter-connected. The former Plant building, recently demolished, extended along most

of the site’s Courtland Avenue frontage and consisted of the original factory and various additions

from 1918 to 1976 that together contained approximately 52,000 square metres (562,000 square

feet) of space over five floors. The six-storey Office building is connected to the east side of the

Plant along Courtland Avenue as a distinct addition constructed in 1976 and contains approximately

6,410 square metres (69,000 square feet) of floor space. The one-storey Garage building sitting

behind the Office building was constructed in 1948 and contains approximately 1,960 square

metres (21,100 square feet) of floor space. The one-storey Distribution building sitting at the corner

of Courtland Avenue and Borden Avenue was constructed in 1971 and contains approximately

6,465 square metres (69,600 square feet) of floor space. The Powerhouse and Water Treatment

buildings, both recently demolished, were a two-storey and one-storey building, respectively,

situated to the rear of the site near the CN Rail corridor.

The site’s existing topography generally drops from high points near Stirling Avenue and the bridge

over the CN Rail corridor, intermittently from Courtland Avenue and Palmer Avenue, and from the

embankment along Stirling Avenue. The low-lying area extending south from the intersection of

Stirling Avenue and Courtland Avenue is currently in the flood fringe. There is an additional low

area where the Shoemaker Creek corridor runs through the site, contained within an underground

box culvert before it emerges to the south and north of the site. This culvert runs through the area

between the Office, Garage and Distribution buildings which will be retained as part of the proposed

site redevelopment.
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2.3 Surrounding Context

The site is located centrally within Kitchener in the Mill-Courtland Woodside neighbourhood that

forms part of the broader ring of neighbourhoods that surround Downtown Kitchener (see Figure

3). Downtown Kitchener’s core and its focus of retail, restaurants and employment activities is within

1,500 metres of the site. Courtland Avenue offers connections to Downtown and the Highway 7/8

corridor and Ottawa Street offers higher order east-west connections. The site is within a short walk

or ride to the Iron Horse Trail, connecting people to Downtown Kitchener and Uptown Waterloo.

The neighbourhood contains several significant parks, recreational facilities, including the Mill-

Courtland Community Centre, Rockway Golf Course, and Kaufman Park.

Within the new Rockway Station Area as part of the ION LRT system, the site is within a short walk

of two ION stations that will provide higher frequency east-west travel through Waterloo Region,

connecting Downtown Kitchener, Uptown Waterloo and the universities to the west and Fairview

Mall to the east. The Rockway ION Station would be accessed from the site by either Kent Avenue

or Borden Avenue and the Borden ION Station would be accessed from either Courtland Avenue

or walkways along the rail tracks from the terminus of Borden Avenue. The higher frequency Route

205 iExpress runs across Kitchener along the Ottawa Street corridor with a northbound stop at

Ottawa and Courtland and southbound stop at Courtland and Borden closest to the site and stops

at the Mill and Borden ION Stations. The local Route 8 (University-Fairview) runs along Courtland

Avenue with existing stops at Palmer, Kent and Borden along the site’s frontage.

The site’s immediately surrounding context with 800 metres features a mixed land use pattern (see

Figure 4). Detached dwellings are primarily situated to the immediate southeast, east and north of

the site. A recent three-storey townhouse development (“Joy” townhouses) sits immediately to the

southeast of the site across the CNR rail line corridor. There is a small commercial plaza at the

corner of Stirling Avenue and Courtland Avenue comprised of retail and service commercial uses.

There is a smaller area of mixed industrial/employment uses to the southwest of the site across the

CN Rail corridor and a larger area to the northeast centred on the Borden Avenue corridor extending

from Courtland Avenue to Charles Street, the latter comprised primarily of warehousing, packaging,

sales, and other light industrial uses.

The site abuts Courtland Avenue, Borden Street and Stirling Avenue. Courtland Avenue is a

“Regional Road” with an existing 18 metre right-of-way containing two vehicle lanes with intermittent

cycling lanes along its length. Borden Street is a “Local Street” with an existing 23 metre right-of-

way containing two vehicle lanes and the southbound ION track. Borden Street ends at the CNR

rail corridor at the southern edge of the site, transitioning into a small public laneway. Stirling

Avenue is a “Major Community Collector” with a 26 metre right-of-way containing a four-lane cross

section, but it sits higher than the site.
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1

2

3 6

5

4

1 Detached dwellings along the northern side of Courtland Avenue facing the site (closer to Palmer Avenue)

2 Detached dwellings along Palmer Avenue north of Courtland Avenue

3 Detached dwellings along the southern side of Courtland Avenue abutting portions of the site

4 Detached dwellings along the northern side of Courtland Avenue facing the site (closer to Kent Avenue)

5 Detached dwellings along Kent Avenue north of Courtland Avenue

6 Former Schneiders’ parking lot (owned by 321 Courtland Avenue Developments Inc.) on the north side of

Courtland Avenue facing the site
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7 Existing car dealership on the northern side of Courtland Avenue facing the site

8 Existing restaurant at the corner of Ottawa Street and Borden Avenue across from the site

9 Detached dwellings on the eastern side of Borden Avenue facing the site

10 Detached dwellings on the western side of Palmer Avenue, south of Courtland Avenue, facing/abutting the site

11 Rail corridor and townhouse development abutting/facing the southeast corner of the site

12 Existing service commercial uses at the corner of Stirling Avenue and Courtland Avenue abutting the site

7

8

9 12

11

10
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3. Proposed Development

3.1 Development Intent

321 Courtland Ave. Developments is proposing a compact, mixed-use redevelopment of the site.

It will be a true mixed-use addition to the neighbourhood, including a range of low, mid and high-

rise housing options; street-fronting retail spaces; and opportunities for a diversity of space for

different employment uses. The non-residential uses will include opportunities for retaining and re-

purposing some of the existing buildings on the site to create distinct, vibrant commercial spaces.

Public streets will extend onto the site in a fashion that connects the existing neighbourhood fabric

and breaks up the large site into smaller development blocks. These new urban streets will set the

basis for a tree-lined public realm accommodating walking and cycling through the site.

Complementing the public streets, a publicly-accessible series of parks and plazas that run north-

south through the development will be a public realm focal point for the development and the

surrounding neighbourhood. Collectively the development would be tied together with sustainable

approaches and green infrastructure as it concerns site and building design.

3.2 Development Master Plan

The block structure plan (see Figure 5) and the development plans (see Figures 6 and 7)

incorporate a series of streets, parks and open spaces, and development blocks. These

components are described in the following sub-sections.

3.2.1 Streets

New public streets will establish the overall circulation structure and break the site into individual

development blocks. These new streets provide the site with three connections to the surrounding

street network through Courtland Avenue (two connections) or Borden Avenue (one connection).

These would be complemented by private roadways within the individual development blocks.

Street One will be a new east-west street running from an extension of Palmer Street extension to

Borden Avenue. It is designed with a 24-metre wide street right-of-way that will accommodate a

central planted median, one travel lane in each direction, curb-side planted boulevards, a sidewalk

on the south side, and a multi-use pathway and on-street parking on the north side. The north-side

multi-use pathway runs between Stirling Avenue and Borden Avenue and intersects with a second,

north-south multi-use pathway running through the employment block containing the three retained

buildings. Street One is designed with Low Impact Development (LID) measures including

permeable paving, central median bio-gardens, and perforated storm pipes.

Kent Avenue and Palmer Avenue will extend into the site south of Courtland Avenue to connect

into Street One. They are designed with 20-metre wide street rights-of-way and will accommodate

one travel lane in each direction, curb-side planted boulevards, sidewalks on both sides, and an

on-street parking bays on one side. Portions of Kent Avenue and Palmer Avenue will have similar

LID measures in Street One for infiltration purposes.
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3.2.2 Parks and Open Space

An integrated series of public, publicly-accessible private spaces, and private greenspaces on the

site will provide for the outdoor recreation and amenity needs for residents, employees and the

public. These different spaces are described below.

Public Park

A new public park (Block 9 on the Draft Plan of Subdivision) in the southeast corner of the site will

be dedicated to the City. This park is a 0.46-hectare rectangular parcel with approximately 50

metres of width along Street One and 100 metres of depth extending to the CNR Railway to the

south. This space is intended to be programmed as a neighbourhood park space with opportunities

for walkways, open lawns, small play structures, sitting areas, and supporting landscape

treatments.

Urban Plaza

A new urban plaza will be developed as part of the re-purposing of the retained buildings on the

site, providing an integrated function and linkage with the public park. Transitioning across Street

One from the public park, this urban plaza will extend towards the corner of Kent Avenue with

Courtland Avenue as a privately-owned, publicly-accessible plaza This space will be designed with

an “urban” character and function. The design intent for this space envisions a combination of

hardscaped plaza areas punctuated by open lawns, seatwalls and other sitting areas, shade

structures, small scale programmed spaces, and supporting trees and plantings throughout the

space. Its design intends to complement the adaptive re-use of the existing buildings and provide

a diversity of outdoor amenities to that provided by the public park.

Private Amenity Spaces

A series of private rooftop terraces, at-grade patios and balconies on individual residential

development blocks will complement the amenity function of the public park and urban plaza for

the use of residents. The apartment blocks include at-grade courtyards between the buildings as

well as rooftop communal terraces that provide opportunities for a range of casual activities and

functions. The contemplated stacked townhouse forms may provide individual rooftop terraces for

residents.

Multi-Use Pathways

This publicly-accessible spaces are integrated with two multi-use pathway running through the site.

The first multi-use pathway runs from Stirling Avenue to Borden Avenue through the Street One

right-of-way and development blocks. The second multi-use pathway will run from the bend in

Borden Avenue at the site’s southeast corner, through the public park crossing Street One, and

between the retained buildings on Block 1 towards Courtland Avenue. This alignment also

accommodates the potential for a future connection across the CNR rail corridor and connecting to

Mill Street to the south as part of the overall network. The multi-use pathways intersect within the

urban plaza.
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3.2.3 Development Blocks

In total, seven development blocks (Blocks 1 through 7 on the Draft Plan of Subdivision) would

accommodate the site’s proposed residential, non-residential, and mixed-use development. Each

of these blocks is described below in detail. Of note, all unit and floor area estimates outlined in the

below sections are approximations at this time and are subject to refinement through the planning

and development approvals process.
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Block 1

Block 1 is a 1.7-hectare parcel situated at

the corner of Courtland Avenue and

Borden Avenue, bound by Courtland,

Borden, Kent and Street One. Its location

corresponds to the three existing

buildings on the site that will be re-

purposed as a mixed-use employment

cluster. The development of this block

reflects the “Innovation Employment” land

use designation of the PARTS Rockway

Plan (described in Section 6.8 of this

Report).

The existing six-storey Office building along Courtland Avenue will be maintained generally in its

current exterior form with an interior fit-up for office and retail space. This building would

accommodate approximately 1,075 square metres of ground floor retail space and 5,350 square

metres of office space on the second through sixth floors. The ground floor exterior of this cast

concrete building would be opened to better relate to the Courtland Avenue edge for pedestrian

interaction with new office spaces on the upper floors, while exterior changes may be made to

update and better fit with the intended character of the employment block.

The existing one-storey Distribution building sitting at the corner of Courtland Avenue and Borden

Avenue will be retained and will undergo significant exterior re-cladding and interior fit-out for new

office space targeted to technology and creative industries. This building would accommodate

approximately 8,650 square metres of office space on two floors, including the existing first floor

and a new second floor. The design of these spaces would take advantage of the large volume and

high ceilings (two storey equivalent building) to break up the larger building into a series smaller

office spaces that reflect contemporary trends for technology and creative businesses prevalent

throughout Waterloo Region.

The existing one-storey Garage building positioned between the two other buildings would be

retained in its current form with exterior works and interior-fit up for retail and service commercial

spaces. This building would accommodate approximately 8,650 square metres of office space on

one floor. This design of this building’s spaces would emphasize the character of this existing red-

brick building with retail openings that face out on the urban plaza to the west and the interior

courtyard to the east shared with the other existing buildings. This space provides opportunities for

a distinct retail character that relates to the existing building and its surrounding context of buildings

and open spaces.

Added to these re-purposed buildings, a new one-storey building is proposed surrounding the

intersection of Street One and Kent Avenue internally on the site. This building would be smaller

Distribution

Office

Garage
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scale in the order of 250 square metres of floor space. This new building is intended to

accommodate a distinct restaurant / craft brewery as part of the employment block to serve the site

and broader neighbourhood, located as an activity point on the edge of the urban plaza.

Vehicular access to Block 1 is limited to the existing loading access on the south side of the

distribution building (Existing Building 3) accessed from Street One and aligned with the access to

interim surface parking lot on Block 3. No parking is provided on Block 1; rather, it will be

accommodated by the existing parking lot on the north side of Courtland Avenue (existing 120

parking spaces) that forms part of the owner’s larger landholding as well as by the interim surface

parking lot on Block 3.

Block 2

Block 2 is a 1.4-hectare parcel

situated along Courtland Avenue

bounded by Kent Avenue, Palmer

Avenue and Street One. It is to be

developed for medium density

residential uses in keeping with the

location and direction of the

“Mixed-Use Medium Density” land

use designation of the PARTS

Rockway Plan. The proposed

zoning also has permissions for

ground floor retail and office uses.

Three buildings (Buildings A, B and

C) containing a total of 539 apartment units are arranged on Block 2 in a perimeter fashion to

provide street presence along Courtland, Palmer, Kent and Street One. Buildings A and B extend

along Courtland Avenue and around Kent Avenue and Palmer Avenue as “L-shaped” buildings.

Buildings A and B provide a transition in height from Courtland Avenue into the site with five-storey

portions along Courtland that rise to seven storeys extending along Kent Avenue and Palmer

Avenue towards Street One. Given grade differences across this block, Building A is lined with

integrated 2-storey at-grade townhouse units that provide an active edge to the otherwise exposed

edge of the parking garage where it rises out of the ground. Building C frames Street One as an

eight-storey building.

The three buildings surround an internal courtyard space that provide opportunities for outdoor

amenity areas for residents and visitors. Driveway access to Block 2 would be provided from Street

One aligned with Block 4 to the south, internally on the site rather than from Courtland, Kent or

Palmer directly. Parking for Buildings A, B and C would be provided by a stand-alone two-level

underground parking garage with 619 parking spaces.

AB

C
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Block 3

Block 3 is a 0.58-hectare parcel situated at the

southwest corner of Borden Avenue and Street One.

This block is intended to accommodate a surface

parking lot in the interim to serve the employment uses

on Block 1. In the future, this block will be redeveloped

as a 12-storey mixed-use building (Building L)

containing 248 apartment units and office spaces and

other commercial uses on the lower floors as the last

phase of development. This block reflects the location

and general intent of the “Innovation Employment”

designation in the PARTS Rockway Plan, recognizing

the integration of residential uses in mixed-use forms.

Building J is meant to provide a transition between

Borden Avenue and the taller buildings proposed on

Block 4 to the west of the proposed public park. Access to this block is provided from Street One

aligned with the access to Block 1, office an and a separate underground parking garage to serve

residents and employees on Block 1.

Block 4

Block 4 is a 3-hectare parcel situated along most of Street One’s south side and bounded by the

CNR rail line to the south, the public park on Block 9 to the east, and the stacked townhouses on

Block 5 to the west. This block will accommodate higher rise residential forms and will contain the

bulk of the proposed development’s intensity and units. This block reflects the location and general

intent of the “High Rise Residential” land use designation of the PARTS Rockway Plan.

L

D

E F G
H

I
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Block 4 contains six high-rise residential buildings (Buildings D through I) arranged along the Street

One frontage with a total of 1,755 apartment units. Building heights are varied along the length of

Block 4, ranging from 19 storeys to 35 storeys in height with the lower heights on the eastern and

western ends of the block for height transition purposes. The six buildings are arranged in three

modules of two buildings each, connected by a low-rise podium (two or three storeys in height) that

link the buildings and provide a lower edge to the Street One edge between the towers. The spaces

between the podium and towers would contain a combination of at-grade and rooftop amenity

spaces for residents, complementing the internal common amenity areas expected within the

buildings.

Parking for Block 4 is provided by an integrated parking garage shared between the six residential

buildings. A four-storey above-grade garage contains 1,220 parking spaces along the southern

boundary of Block 4, providing for a buffer from the abutting the CNR rail line. One level of

underground parking containing 800 parking spaces lies under the entirety of Block 4, including the

buildings and above-grade parking structure. All six buildings on Block 4 access the above-grade

and underground parking through one of the two entrance driveways from Street One, which are

aligned with those access driveways on Block 2 to the north.

Blocks 5 and 6

Blocks 5 and 6 are divided by a private roadway

extending from Street One. Both Blocks 5 and 6

will be served by an underground parking garage

with 440 parking spaces. Block 5 is a 1.16-hectare

parcel situated south of the private driveway,

abutting Block 4. Block 5 contains 113 stacked

townhouse units, including both standard and

back-to-back stacked townhouses. Block 6 is a

0.73-parcel north of the private driveway. It will

accommodate two six-storey residential buildings

(Buildings J and K) that are arranged to line the

private driveways from Street One and Vernon

Avenue. A small 0.3-hectare parcel (Block 8)

north of Building K with frontage on Courtland

Avenue is reserved as a future development block

and could be developed with Block 6 on the site

or could be consolidated with other landholdings

on Courtland Avenue if such a situation presents;

while the 0.06-hectare parcel north of Building J is

intended for a small block of townhouses with

access from Vernon Avenue.

K J

TH3

TH1

TH2
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3.3 Development Phasing

The preliminary phasing plan demonstrates full build-out of the site over the short term (Stage One),

medium-term (Stage Two), and longer term (Stage Three) (see Figure 8). Blocks 1 and 2, Block 5,

and Buildings D and E of Block 4 are in the initial phases of the development expected to be

constructed in the shorter term. Following the initial phases, construction of Block 4 would progress

from west to east across the site over the middle and long-term phases of the development.

Buildings J and K on Block 6 will be constructed in the middle phases.

3.4 Development Total and Density Projections

The total residential units and non-residential space of the proposed development as well as the

corresponding Growth Plan density projections are provided on Tables 1 and 2.

Table 1: Development Totals and Density Projections

B
lo

c
k

Use Area

(ha)

Residential Retail Office

Units People Jobs Space

(m2)

Jobs Space

(m2)

Jobs

1 Mixed-Use 1.7 3,294 100 13,990 424

2 Mixed-Use 1.4 559 1,006 28

3 Mixed-Use 0.58 248 446 12 5,247 175

4 High Rise

Residential
3.11 1,755 3,159 88

5 Medium Density

Residential
1.13 110 248 7

6 Medium Density

Residential
0.67 143 257 7

7 Townhouses 0.06 3 8 0

8 Future Block 0.03

9 Public Park 0.47

Streets 1.21 1.21

TOTAL 10.36 10.36 2,818 5,125 143 3,294 100 19,237

Table 2: Growth Plan Density Projections

Total People 5,125

Total Jobs 842

Total People and Jobs 5,967

Total Site Area 10.36

Overall Growth Plan Density 576

Notes:

 Person per unit rates: 2.25 for stacked townhouses

(average of 2.7 and 1.8) and 1.8 for apartments

 Employee per floor space (m2): 1/30 for office space

and 1/33 for retail/service space

 Population-related employment: 2.8% of population
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4. Proposed Applications

This section summarizes the proposed Official Plan Amendment, Zoning By-law Amendment, and

Draft Plan of Subdivision applications. Assessment and justification of the proposed applications

per the applicable planning policy is provided in Section 6 of this report.

4.1 Official Plan Amendment

The proposed Official Plan Amendment is contained in Appendix B and shown on Figure 9. The

proposed Amendment will change the existing “General Industrial” designation and Special Policy

9 in Section 13.4.4 of the 1994 Kitchener Official Plan with new special policies for mixed-use,

residential, and park designations reflecting the direction of the 2014 Kitchener Official Plan and

the PARTS Rockway Plan. Specifically, the Official Plan Amendment will:

1. Add new general policies concerning the intent and objectives that recognizes the site’s

role as a major redevelopment opportunity accommodating a diverse cluster of jobs and

housing, a new street and block network, new publicly-accessible open spaces, a mix of

housing types, and adaptively re-purposed buildings containing new businesses.

2. Add new general policies for the site concerning the establishment of a connected pattern

of new public streets on the site as well as updated floodplain policies reflecting the PARTS

and 2014 Official Plan direction.

3. Redesignate Area 1 to the “Mixed-Use Corridor” designation with a new special policy (“9a”)

that establishes this area as a mixed employment and commercial area reflecting the

direction of the “Innovation Employment” cluster in PARTS Rockway Plan. The proposed

special policy:

o Intends for a mixed-commercial development capitalizing on the potential adaptive

re-purposing of certain existing buildings catering to technology-based and creative

industries;

o Permits a broad range of non-residential uses, including office uses and related

smaller scale manufacturing activities as well as small-scale and complementary non-

residential uses, such as retail, commercial entertainment, restaurants,

brewing/distilling establishments, financial establishments, personal services, offices,

health offices and health clinics, daycare facilities, social service establishment,

studio and artisan-related uses, and urban parks and plazas;

o Prohibits residential uses;

o Allows permitted uses either in mixed or stand-alone buildings;

o Intends for development to provide for a compatible, lower rise form that reinforces

the existing and new bounding public streets, with retained buildings “opened” to the

abutting streets through ground level activities and building treatment and new

buildings that fill in the fabric massed to the public street edges; and

o Establishes a permitted Floor Space Ratio of 0.6 to 2.0 and a maximum building

height of 6 storeys.



Planning Justification Report | 321- 325 Courtland, 230 & 240 Palmer, 30 Vernon (Schneiders) 26
GSP Group | April 2019

o



Planning Justification Report | 321- 325 Courtland, 230 & 240 Palmer, 30 Vernon (Schneiders) 27
GSP Group | April 2019

4. Redesignate Area 2 to the “Mixed-Use Corridor” designation with a new special policy (“9b”)

that establishes this area as principally mid-rise residential in nature, with permissions for

non-residential uses, reflecting the general intent of the “Mixed-Use Medium Density”

direction of the PARTS Rockway Plan. The proposed special policy for Area 2:

o Intends for a mid-rise residential development with provision for small-scale retail and

personal service uses on the ground level in a street-oriented building form, meant to

provide a transition to taller forms to the south;

o Permits a range of medium density housing including cluster townhouse dwellings,

multiple dwellings, and special needs housing;

o Permits smaller scale non-residential uses such as retail, commercial entertainment,

restaurants, financial establishments, personal services, offices, health offices and

health clinics, daycare facilities, social service establishment, and studio and artisan-

related uses;

o Intends development to be massed to the public street edge or edges and have active

frontages facing these public streets, considering primary entrances, windows,

walking connections and internal activity areas facing these streets;

o Intends development to incorporate an additional transition in height within this area

moving from Courtland Avenue through upper storey massing; and,

o Establishes a permitted Floor Space Ratio of 1.0 to 4.0 and a maximum building

height of 8 storeys.

5. Redesignate Area 3 to a new “Mixed-Use Corridor” designation with a new special policy

(“9c”) that establishes this area for a mixed employment and residential function, adapting

the general intent of the “Innovation Employment” direction of the PARTS Rockway Plan.

The proposed special policy for Area 3:

o Intends for a mix of office and residential uses that provides opportunity for

employment-generating uses that complements Area 1’s employment function as

providing for additional opportunities for higher intensity residential uses;

o Permits a range of medium density multiple residential uses;

o Permits office uses plus smaller scale retail and personal service uses on the ground

floor;

o Intends permitted uses to be in integrated mixed-use buildings;

o Intends development forms to provide for a transition from the highest intensity and

heights on Area 4 to the existing low-rise neighbourhood to the east of Borden

Avenue; and,

o Establishes a permitted Floor Space Ratio of 1.0 to 3.5 and a maximum building

height of 12 storeys.

6. Redesignate Area 4 to a “High Density Multiple Residential” designation with a new special

policy (“9d”) that establishes this area for higher intensity residential uses and forms,
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reflecting the general intent of the “High Rise Residential” direction of the PARTS Rockway

Plan. The proposed special policy for Area 4:

o Intends for high density multiple dwellings in taller building forms, achieving a high

residential intensity situated away from the existing low-rise neighbourhoods and

using the opportunity for taller building forms to establish a “buffer” for the internal

area of the subject land from the abutting rail line;

o Permits complementary non-residential uses on the ground floor meant to primarily

serve the site and surrounding neighbourhood, such as convenience commercial, day

care facilities, health offices and health clinics, personal services, small offices, small

scale community facilities, and social service establishments.

o Establishes a permitted Floor Space Ratio of 2.0 to 8.0 and no maximum building

height.

7. Redesignate Areas 5 and 6 to the “Medium Density Multiple Residential” designation with

a new special policy (“9e”) that establishes this area for medium intensity residential

development, with opportunities for non-residential uses in certain locations, reflecting the

general intent of the “Medium Rise Residential” and “Mixed Use Medium Density” direction

of the PARTS Rockway Plan. The proposed special policy for Areas 5 and 6:

o Intends for medium density multiple dwellings in low-rise and mid-rise building forms

that achieve a medium level of residential intensity and that transitions from the height

of the tallest building forms to surrounding properties on Courtland Avenue and to

Stirling Avenue;

o Permits a range of medium density housing, including cluster townhouse dwellings,

multiple dwellings, and special needs housing;

o Also permits small-scale, locally serving non-residential uses within mixed-use

buildings having public street frontage, limited generally to such uses as personal

services, offices, health offices and health clinics, daycare facilities, social service

establishments, and studio and artisan-related uses; and

o Establishes a minimum Floor Space Ratio of 1.0 and maximum Floor Space Ratio of

2.0 and a maximum building height of 8 storeys.

8. Redesignate Area 7 to the “Neighbourhood Park” designation per the policy direction of the

existing Mill Courtland-Woodside Secondary Plan. This is meant for an urban public park

that provides a range of recreation opportunities catering to different lifestyles in locations

that maximize use and are connected to active transportation routes.
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4.2 Zoning By-law Amendment

The proposed Zoning By-law Amendment is contained in Appendix C and shown on Figure 10.

The proposed Amendment will rezone the site from the existing General Industrial Zone (M-2) with

Special Regulation Provisions 1R and Special Use Provisions 155U and 159U to new mixed-use,

medium and high density residential, and park zones that implements the direction of the proposed

Official Plan Amendment. Generally, the proposed Zoning By-law Amendment will:

1. Establish a Special Regulation Provision (referenced as “A”R) for the entire site concerning

general parking matters (including locations of off-site parking locations, reduced car

parking requirements for residential and non-residential uses based on PARTS and TOD

program, establishment of minimum bicycle parking requirements and shower and change

facilities) as well as general administration matters for zoning requirements related to lot

lines with the further subdivision of lots in the future.

2. Establish a Holding Provision (“AAA”H) for Areas 2 through 6 that would require the

completion and acknowledgement of a Record of Site Condition prior to the development

of residential uses.

3. Rezone Area 1 to a Medium Intensity Mixed Use Corridor Zone (MU-2) with an area-specific

Special Regulation Provisions (“B”R”) and Special Use Provisions (“AA”U). Further to the

base MU-2 Zone regulations, Special Regulation Provision “B”R establishes refined

minimum and maximum setbacks for all yards, a minor increase to the maximum building

height, and clarification of the application of yard- and lot-related zoning regulations

concerning the existing buildings on the site to be retained. Special Use Provision “AA”U

adds a number of additional specific permitted uses, including technology and advanced

manufacturing establishments, conference and convention facilities, and micro-brewery

establishments.

4. Rezone Area 2 to a Medium Intensity Mixed Use Corridor Zone (MU-2) with an area-specific

Special Regulation Provisions (“C”R”). Further to the base MU-2 Zone regulation, Special

Regulation Provision “C”R establishes refined minimum and maximum setbacks for all

yards, establishes a minimum building height, increases the maximum building height

together with upper storey setback requirements, slightly increases the maximum floor

space ratio, and increases maximum gross floor area for retail space.

5. Rezone Area 3 to a Medium Intensity Mixed Use Corridor Zone (MU-2) with an area-specific

Special Regulation Provision (“D”R”) and Special Use Provision (“BB”U). Further to the

base MU-2 Zone regulation, Special Regulation Provision “D”R establishes refined

minimum and maximum setbacks for all yards, increases the maximum floor space ratio,

and increases the maximum building height together with upper storey stepback

requirements. Special Use Provision “BB”U adds a limited number of the technology-related

permitted uses similar to Area 1 as well as retail and personal uses as part of mixed-use

buildings.

6. Rezone Area 4 to a Residential Nine Zone (R-9) with an area-specific Special Regulation

Provisions (“E”R”). Further to the base R-9 Zone Regulations, Special Regulation Provision
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“E”R increases the maximum floor space ratio, refines the front and side yard setbacks,

refines the application of rear yard setbacks along the CNR rail line, establishes a minimum

tower separation requirement, and refines the application of private patio and landscape

open area requirements.

7. Rezone Area 5 to a Residential Eight Zone (R-8) with an area-specific Special Regulation

Provision (“F”R”). Further to the base R-8 Zone Regulations, Special Regulation Provision

“F”R refines the applications of the maximum floor space ratio, reduces the minimum lot

width, establishes refined yard setbacks for different heights of buildings, establishes a

minimum building height and refines the maximum building height, and refines the

application of private patio requirements.

8. Rezone Area 6 to a Residential Eight Zone (R-9) with area-specific Special Regulation

Provision (“F”R”) and Special Use Provision (“CC”U). Special Regulation Provision “F”R is

shared between Area 5 and 6. Special Use Provision “CC”U will distinguish Area 5 and

Area 6 by additionally allowing retail, personal service, and office uses as part of a mixed-

use building.

9. Rezone Area 7 to a Public Park Zone (P-1).

4.3 Draft Plan of Subdivision

The proposed Draft Plan of Subdivision is shown on Figure 11. The Draft Plan would subdivide the

larger site to establish the new Street One right-of-way, the extensions of Palmer Avenue and Kent

Avenue, the six development blocks (Blocks 1 through 8), the park block (Block 9) and road

widening blocks along the site’s length of Courtland Avenue (Blocks 10 and 11). The intended

development of these blocks is outlined in Section 3.1 of this Planning Justification Report.
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5. Supporting Studies

5.1 Servicing

Stantec prepared a Functional Servicing and Grading Report (dated March 2019) for the complete

applications. The Functional Servicing and Grading Report demonstrates how the site can be

served with full municipal services and utilities in keeping with the respective standards and

requirements. It demonstrates that all necessary infrastructure within bounding public streets is in

place to support the site’s development. The Report’s proposed servicing strategy for water supply,

sanitary, stormwater, grading and utilities includes the following:

o Water supply will be proved through connections to the existing 300mm watermain on

Courtland and 150mm watermain on the Borden stub.

o Sanitary services will be provided through new sanitary sewers within the Street One and

Vernon Avenue rights-of-way.

o New perforated storm sewers within Street One will accommodate storm flows and promote

at-source infiltration of minor rainfall events, while site grading will accommodate major

overland flows to Courtland.

o Clean water storm sewers in Street One will collect and convey rooftop runoff to centralized

infiltration trenches under the urban plaza and public park.

o A combination of underground parking structures and retaining walls will accommodate

grade changes and building layouts.

o Existing utilities (hydro, gas and telecommunications) will be extended into the site.

5.2 Stormwater Management

Stantec prepared a Stormwater Management Report (dated March 2019) for the complete

applications. The Stormwater Management Report demonstrates how the proposed storm servicing

strategy satisfies the SWM criteria established by the GRCA, the City, and the Region at the Pre-

Application Consultation meeting in November 2017. The proposed storm retention strategy for the

site includes at-source infiltration trenches in Street One, perforated storm sewers, pervious pavers,

and a third pipe clean water collection system leading to centralized infiltration trenches. The report

concludes that:

o Water quantity control beyond the proposed retention strategies is not required for the site;

o The proposed storm retention strategy can meet the retention criteria for stormwater with a

minor cash-in-lieu amount or additional detailed retention means for the marginal remaining

storm water at the detailed design stage;

o Proposed buildings and retained buildings can be flood-proofed above the Regional floodline;

o No negative effects to the site or floodway due to potential blockages in the Shoemaker

Creek culvert are anticipated, provided that regular maintenance occurs; and,

o An overland flow path to Courtland Avenue provides emergency relief during major events.
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5.3 Transportation

Paradigm Transportation Solutions Limited prepared a Transportation Impact Study and

Transportation Demand Management (dated March 2019) for the complete applications. The Study

makes recommendations concerning two transportation aspects: first, recommendations for road

improvements in the surrounding area to manage future traffic conditions related to the site’s full

build-out; and second, recommendations for Transportation Demand Management (TDM)

measures and strategies to reduce the number of single occupancy vehicle trips.

The traffic impact component of the report concludes that all intersections within the study area

currently operate at acceptable levels of service and movement during the AM and PM peak hours.

The Study forecasts that the proposed development would generate 730 and 827 trips during the

AM and PM peak hours, respectively, using the Region’s modal split to account for the ION usage

at the full 2030 build-out. Under total traffic conditions with the background conditions and proposed

additional traffic from the site’s proposed development, all intersections within the study area are

forecast to operate within acceptable levels of service, although with lower service levels (LOS E

and LOS F) at certain intersections in the future (2026 and beyond). The “problem” movements are

the northbound movement at Courtland and Palmer (leaving the site) during the PM peak period

and the southbound movements (entering the site) and the northbound movement (leaving the site)

at Courtland and Kent during the AM and PM peak periods.

The Study makes a series of traffic-related mitigation measures to address traffic flows generated

by the site’s development. It recommends a new traffic control signal at the Courtland and Kent

intersection, a mitigation measure which is forecasted to allow acceptable levels of service that will

equate to background conditions. Although not warranted by the Ontario Traffic Manual criteria, the

Study does recommend controls at this intersection as a principal entrance to the development to

provide for safe crossing of Courtland Avenue by pedestrians and cyclists. Kent Street is planned

to be a major pedestrian route as the Rockway area redevelops per the direction of the PARTS

Rockway Plan. Additionally, the Study recommends a continuous two-way left turn lane on

Courtland between Borden and Vernon, which is warranted under 2035 total traffic conditions.

The TDM component of the report notes that the development is well-served by transit. It is located

close to 6 existing GRT routes (local and express routes) and is within 800 and 400 metres,

respectively, of the future Borden and Mill rapid transit stops. The proposed development plan is

expected to include dedicated bicycle parking spaces within all buildings and shower and change

facilities within the employment buildings, which are both TDM measures to reduce car travel

needs. The report recommends exploring the incorporation of other TDM measures into the

development, including consideration of shared parking between different land uses, Travelwise

memberships, car share programs, TDM coordinator and support programs, unbundled parking,

and paid parking.

The TDM component provides an assessment of eligible parking reductions per the City’s TDM

Checklist for the PARTS program, which targets reductions to the reliance on single occupant
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vehicle trips. This assessment determined eligibility for a total reduction upwards of 31% for

residential uses (assumes no shared parkin) and 58% for non-residential uses (assumes some

shared parking) depending on the incorporation of different TDM measures. These conclusions

justify the proposed zoning’s reduced minimum parking requirements, which are reduced from that

of By-law 85-1 but are in keeping with the direction of the draft CROZBY by-law.

5.4 Noise and Vibration

RWDI prepared a Noise and Vibration Feasibility Assessment (dated March 2019) as part of the

complete applications. The Assessment identifies road and rail traffic noise from nearby

transportation corridors (Courtland Avenue, Stirling Avenue and CNR Railway) as well as stationary

noise sources from surrounding industrial activities that may affect the proposed development.

Additionally, rail traffic was identified as a potential source of vibration that could affect the proposed

development. Sound and vibration emissions of these sources were assessed the applicable

provincial criteria to determine if control measures will be required.

Concerning noise impacts, the Assessment concludes the development is feasible from a noise

perspective. The predicted sound levels meet MOECC outdoor sound level limits at all receptors

an no mitigation or warning clauses would be required. Indoor sound levels at all façade receptors

require warning clauses concerning air conditioning installation or allowances.

Concerning vibration impacts, the Assessment concludes that vibration impacts on the closest

residential uses (at 30 metres) are expected to comply with the limits of the Rail Association of

Canada and CNR. Impacts on the structured parking garage (15 metres) are expected to be below

the building damage limits of the US Federal Transit Authority. The Assessment notes that CNR

guidelines indicate that warning clauses are to be included in purchase agreements for dwellings

within 300 metres of the CNR right-of-way.

5.5 Wind

RWDI prepared a Pedestrian Wind and Snow Review (dated March 8, 2019) as part of the complete

applications. The Review involved a qualitative assessment of the pedestrian wind and snow

drifting conditions on and around the proposed development. It identifies potential wind and snow

issues associated with the conceptual design of the site and recommends any necessary mitigation

measures as part of building or site design to address issues. The Review makes the following

conclusions:

The proposed development is not expected to impact the existing wind conditions in the

area. Appropriate wind conditions are expected at most of the entrances to the existing

and proposed buildings. Slightly higher winds are anticipated near the existing six-storey

office tower and warehouses, and around the proposed restaurant if exterior dining areas

are planned.
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Favourable wind conditions are predicted within the pedestrian plaza, and at most east

facing, above grade amenity terraces as they are typically sheltered by building massing

from the prevailing winds. There are a few isolated areas of higher-than-desired wind

activity including at the proposed restaurant, and at the southwest facing terraces on

Towers D through I, J and K. Wind mitigation has been recommended for these locations.

A more detailed wind study involving scale model tests in a wind tunnel will be required for

Site Plan Approval submission.

Snow drifting is not expected to be an issue due to the protection of the site created by the

parking structure along the west perimeter of the project site. A detailed assessment for

snow drifting is not warranted.

5.6 Urban Design

GSP Group prepared an Urban Design Report (dated April 2019) as part of the complete

applications. The Urban Design Report establishes a long-term urban design vision for the

development of the site that provides a general expectation of the nature, form and character to

City Council and the public moving forward in the development process. It assesses and

demonstrates how the proposed development and its design fits with City design policies and

guidelines. As well, it provides more specific design guidance for future development of the streets,

spaces and buildings on the site, bridging the gap between the more general design direction and

guidance of the Kitchener Official Plan and Urban Design Manual and the detailed design stage.

From this urban design guidance, the Urban Design Report makes several recommendations for

the zoning regulations which have been incorporated into the proposed draft zoning for the site.
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6. Policy Overview and Analysis

6.1 Planning Act

6.1.1 Matters of Provincial Interest

The Planning Act R.S.O. 1990, c. P.13 (“Planning Act”) establishes the policy-led land use planning

system for Ontario that outlines matters of provincial interest as part of municipal planning decisions

and provides for statutory planning processes in Ontario. Section 2 of the Planning Act identifies

those matters of provincial interest which a municipality must “have regard to” in carrying out its

responsibility under the Planning Act. These matters are general in nature and broad in range.

These matters are addressed in more detail through the policy statements and provincial plans

issued under the Section 3 of the Planning Act and through the official plans of the Region of

Waterloo and City of Kitchener, as outlined in the following sections.

6.1.2 Policy Statements and Plans

Section 3(5) of the Planning Act requires that the decisions of municipal councils regarding the

exercise of authority concerning planning matters “shall be consistent with the policy statements

issued under subsection (1) that are in effect on the date of the decision” and “shall conform with

the provincial plans that are in effect on that date, or shall not conflict with them, as the case may

be". For the subject site and proposed applications:

o The 2014 Provincial Policy Statement, 2017 Growth Plan for the Greater Golden Horseshoe

and the Grand River Source Water Protection Plan are applicable and relevant to the

consideration of the proposed applications per Section 3(5) of the Planning Act. These are

addressed in Sections 6.2, 6.3 and 6.4, respectively, of this Report.

o The 2017 Greenbelt Plan, 2017 Oak Ridges Moraine Conservation Plan, and 2017 Niagara

Escarpment Plan are provincial plans per Section 3(5) of the Planning Act; however,

Waterloo Region is outside the geographic extent of these plans.

o “The Big Move” is a policy statement issued under section 31.1 of the Metrolinx Act, 2006

per Section 3(5) of the Planning Act; however, Waterloo Region is outside of the

geographic extent of this plan.

o There have been no policy statements issued under Section 11 of the Resource Recovery

and Circular Economy Act, 2016, per Section 3(8) of the Planning Act.

6.1.3 Criteria for Subdivisions

Section 51(24) of the Planning Act identifies a municipality’s consideration of a draft plan of

subdivision shall have regard to “the health, safety, convenience, accessibility for persons with

disabilities and welfare of the present and future inhabitants”, as well more specific criteria. These

matters are captured in more detail through the policy statements and provincial plans issued under

the Section 3 of the Planning Act and through the official plans of the Region of Waterloo and City

of Kitchener, which are reflected in Sections 6.2 through 6.5 below of this Planning Justification

Report.
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6.2 Provincial Policy Statement

The Provincial Policy Statement (“PPS”) provides land use planning policy on matters of provincial

significance. The current 2014 PPS came into effect on April 30, 2014. The overriding vision of the

PPS states that “the long-term prosperity and social well-being of Ontarians depends on

maintaining strong, sustainable and resilient communities for people of all ages, a clean and healthy

environmental, and a strong and competitive economy”. The below sub-sections address the

relevant PPS policies concerning the site and the proposed applications and assess the

consistency of the latter with these policies.

6.2.1 Community Design

Section 1.1.1 of the PPS seeks the establishment of “healthy, livable, and safe communities”

through:

a) promoting efficient development and land use patterns which sustain the financial well-

being of the Province and municipalities over the long term;

b) accommodating an appropriate range and mix of residential (including second units,

affordable housing and housing for older persons), employment (including industrial and

commercial), institutional (including places of worship, cemeteries and long-term care

homes), recreation, park and open space, and other uses to meet long-term needs; …

c) avoiding development and land use patterns which may cause environmental or public

health and safety concerns; …

e) promoting cost-effective development patterns and standards to minimize land

consumption and servicing costs; …

h) promoting development and land use patterns that conserve biodiversity and consider the

impacts of a changing climate.

Consistency: The proposed applications are consistent with Section 1.1.1 of the PPS in that the

proposed development would assist in establishing a healthy, livable and safe community as part

of the Mill-Courtland Neighbourhood and the broader Kitchener context. In respect to the above

policies, the proposed development:

a) Has an efficient, compact layout that efficiently uses a serviced site within the built area of

Kitchener, remediating an existing brownfield site that will further contribute to the City’s

residential and non-residential tax base.

b) Is mixed-use in nature with low, mid- and high-rise residential uses, retail and office uses,

and parks and open spaces to contribute to meeting long-term needs of the site and broader

neighbourhood.

c) Has a development and land use pattern with new buildings positioned outside of the

required setbacks to the CNR rail line with necessary safety measures incorporated and

the stormwater management report prepared for the proposed applications confirms that

both the existing re-purposed buildings and proposed new buildings can be flood-proofed

above the Regional floodline.
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e) Is supported by proposed zoning regulations that allow for a dense and compact use of the

site for a mixture of residential and non-residential uses.

h) Promotes car-free living opportunities supported by the site’s proximity to two ION rapid

transit stations, an express bus route, and various local route, thereby lessening the need

for travel by automobile and reducing climate change impacts.

6.2.2 Settlement Area Land Use Patterns

Section 1.1.3.2a) of the PPS directs that land use patterns in settlement areas are to be based on

densities and a mix of land uses which:

1. efficiently use land and resources;

2. 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;

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

4. support active transportation;

5. are transit-supportive, where transit is planned, exists or may be developed; …

Consistency: The proposed applications are consistent with Section 1.1.3.2 a) of the PPS as the

proposed development promotes a compact and mixed addition to the surrounding neighbourhood.

In respect to the above policies, the proposed development:

1. Efficiently maximizes the use of this existing developed brownfield site with a density of

approximately 575 people and jobs per hectare, which supports surrounding and

community resources, amenities, and functions.

2. Is currently served by municipal services along Courtland Avenue and Borden Avenue for

sanitary, water, and stormwater services, which can accommodate the proposed

development per Stantec’s Functional Servicing Report;

3. Can address energy efficiency at the time of detailed building design, while transit use and

the proposed active transportation routes lessen the need for travel by automobile, thereby

reducing air quality impacts.

4. Includes sidewalks on both sides of all new public streets, two new multi-use pathways

traversing the site, and walkways within the development blocks will support active

transportation through the site.

5. Is served by two ION rapid transit stations and existing local and planned express bus

routes will support the use of public transit by residents, employees and visitors, lessening

the needs for travel by automobile.

6.2.3 Intensification and Compact Form

Section 1.1.3.4 of the PPS directs the promotion of appropriate development standards “which

facilitate intensification, redevelopment and compact form, while avoiding or mitigating risks to

public health and safety”.
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Consistency: The proposed zoning regulations are consistent with Section 1.1.3.4 of the PPS in

that they appropriately facilitate the intensification and redevelopment of the site in a compact urban

fashion. The requested zones and regulations appropriately implement the direction of the PARTS

Rockway Plan (as reflected by the proposed Official Plan Amendment), recognizing the significance

of the site remediation and its preparation for redevelopment. The proposed zones and regulations

include minimum setbacks and upper storey setbacks to ensure an appropriate transition in height

to the surrounding low-rise residential areas. New buildings are positioned outside of the required

setbacks to the CNR Railway with necessary safety measures. Stantec’s Stormwater Management

Report prepared for the complete applications confirms that both the existing re-purposed buildings

and proposed new buildings can be flood-proofed above the Regional floodline.

6.2.4 Employment

Section 1.1.3.4 of the PPS directs that municipalities are to “promote economic development and

competitiveness by “a) providing for an appropriate mix and range of employment and institutional

uses to meet long-term needs” and “c) encouraging compact, mixed-use development that

incorporates compatible employment uses to support liveable and resilient communities”. Section

1.3.2.1 identifies that municipalities are to “plan for, protect and preserve employment areas for

current and future uses”. Section 1.3.2.2 further identifies that municipalities may “permit

conversion of lands within employment areas to non-employment uses through a comprehensive

review, only where it has been demonstrated that the land is not required for employment purposes

over the long term and that there is a need for the conversion”.

Consistency: The proposed applications are consistent with Section 1.1.3.4 in the PPS in respect

to promotion of economic development. The applications would retain a significant employment

function on the site with opportunities for different scales of office space and technology-related

industries as part of a compact, fully mixed-use development. In total, approximately 750 new jobs

are expected on the site once redeveloped.

The proposed Official Plan Amendment is consistent with Section 1.3.2 in the PPS in respect to

satisfying the criteria for an employment land conversion. The City of Kitchener Comprehensive

Review of Employment Lands Study (February 2010) was completed as part of the Official Plan

Review for the 2014 Kitchener Official Plan. This Study was complemented by the Rockway PARTS

Plan exercise that will inform amendments to the 2014 Kitchener Official Plan, a process which is

being accelerated for the site by the proposed Official Plan Amendment. These meet the definition

for a “comprehensive review” per the PPS, which is defined as “an official plan review which is

initiated by a planning authority, or an official plan amendment which is initiated or adopted by a

planning authority”.

IN respect to Section 1.3.2.1, Kitchener’s Employment Lands Study determined that “parcels of

land identified as Urban Growth Centre and Major Transit Station Area are not required to be

retained for employment uses for the purposes of accommodating the employment projections” and
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could be considered for employment land conversion. The site at that time was identified as

“Protected Employment”, however, the Mill ION Station at this point was not shown in the Study.

Subsequent to this comprehensive review, the Rockway PARTS Plan adopted by City Council calls

for a conversion of most of the site to non-employment uses, together with several areas in the

broader Rockway station area.

In respect to the criteria of Section 1.3.2.2, there is a need for the conversion non-employment

uses. Non-employment uses are necessary to justify the considerable costs of remediation and

redevelopment of a large brownfield site with a significant amounts of existing building stock

requiring demolition. This recognizes Block 1, a 1.7-hectare portion of the site, will be retained for

employment and supporting commercial uses and required through the proposed policies and

zoning for the site.

6.2.5 Housing Mix and Densities

Section 1.4.3 of the PPS directs that planning authorities are to provide for an appropriate range

and mix of housing types and densities to meet projected requirements by:

b) permitting and facilitating:

1. all forms of housing required to meet the social, health and wellbeing requirements of

current and future residents, including special needs requirements; and

2. all forms of residential intensification, including second units, and redevelopment in

accordance with policy 1.1.3.3;

c) directing the development of new housing towards locations where appropriate levels of

infrastructure and public service facilities are or will be available to support current and

projected needs;

d) promoting densities for new housing which efficiently use land, resources, infrastructure

and public service facilities, and support the use of active transportation and transit in

areas where it exists or is to be developed; and

e) establishing development standards for residential intensification, redevelopment and

new residential development which minimize the cost of housing and facilitate compact

form, while maintaining appropriate levels of public health and safety.

Consistency: The proposed applications are consistent with Section 1.4.3 of the PPS as the

proposed development would contribute to the provision of a diverse housing stock. In respect to

the above policies, the proposed development:

b) Includes a variety of housing unit sizes and types including stacked townhouses, back-to-

back stacked townhouses, and low-rise, mid-rise and high-rise apartment forms. These

forms will provide for smaller unit sizes that would be accommodating to low- and moderate-

income households. 321 Courtland Ave. Developments Inc. is currently engaging non-profit

affordable housing providers concerning interest in the development of affordable housing

stock as part of Block 6’s development.
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c) Is currently served by existing municipal infrastructure on the bounding public streets, a

several public schools and community facilities within the surrounding neighbourhood, and

ION and bus routes within a short walking distance.

d) Provides a residential density of approximately 275 units per hectare (575 people and jobs

per hectare) over the whole site, efficiently using the above community facilities and

infrastructure with a density that considerably exceeds the minimum density targets of 160

people and jobs per hectare established in Section 2.2.4.3b) of the Growth Plan for light

rail transit or bus rapid transit. As well, it includes sidewalks on both sides of all new public

streets, two new multi-use pathways traversing the site, and walkways within the

development blocks will support active transportation through the site connecting to existing

sidewalks and trails in the surrounding neighbourhood.

e) Includes appropriate zoning regulations that facilitate a compact urban form, as outlined

above concerning Section 1.1.3.4 of the PPS.

6.2.6 Recreation and Open Spaces

Section 1.5.1 of the PPS directs that healthy, active communities should be promoted by, among

other matters, “planning for safe public streets and spaces that meet the needs of pedestrian, meet

the needs of pedestrians, foster social interaction and facilitate active transportation and community

connectivity” as well as “planning and providing for a full range and equitable distribution of publicly-

accessible built and natural settings for recreation, including parks, open spaces, and trails”.

Consistency: The proposed applications are consistent with Section 1.5.1. of the PPS in that the

proposed development would support a healthy and active community through the establishment

of new streets and publicly accessible open spaces within the site. Street One, Kent Avenue and

Palmer Avenue are all planned as tree-lined streets with sidewalks or multi-use pathways on both

sides. The proposed public park and urban plaza provide a connected series of open spaces

providing different recreation opportunities. Street One has a multi-use pathway on one side and

the park/plaza has a second multi-use pathway which combined provided active transportation

circulation through the site and linking to the surrounding network (existing and planned).

6.2.7 Stormwater Management

Section 1.6.6.7 of the PPS identifies that stormwater management planning shall:

a) minimize, or, where possible, prevent increases in contaminant loads;

b) minimize changes in water balance and erosion;

c) not increase risks to human health and safety and property damage;

d) maximize the extent and function of vegetative and pervious surfaces; and

e) promote stormwater management best practices, including stormwater attenuation and re-

use, and low impact development.

Consistency: The proposed applications are consistent with Section 1.6.6.7 of the PPS in that the

proposed development incorporates a series of stormwater management strategies and retention
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measures that maximize infiltration and minimize run-off. The Stormwater Management Report by

Stantec concludes that stormwater quality control is not needed for the site and that both the

existing re-purposed buildings and proposed new buildings can be flood-proofed above the

Regional floodline. The stormwater retention strategy incorporates a series of low-impact

development measures including at-source infiltration trenches and perforated storm sewers in

street rights-of-way, pervious pavers, and a piped clean water collection system to centralized

infiltration trenches.

6.2.8 Transportation

Section 1.6.7.1 of the PPS seeks transportation systems that are “safe, energy efficient, facilitate

the movement of people and goods, and are appropriate to address projected needs”. Section

1.6.7.2 directs the efficient use of existing and planned infrastructure, including through TDM

strategies. Section 1.6.7.4 promotes land use patterns, densities and mixes of uses that “minimize

the length and number of vehicle trips and support current and future use of transit and active

transportation”.

Consistency: The proposed applications are consistent with the Section 1.6.7.1, 1.6.7.2 and

1.6.7.4 of the PPS in that the proposed development form will contribute to a connected

transportation system in the neighbourhood that supports non-automobile travel. The extensions

of Kent Avenue and Palmer Avenue into the site connecting to a new Street One leading to Borden

Avenue will provide a safe and convenient movement of people to and through the site. The site’s

proximity to two ION rapid transit stations and existing local and express bus routes will support

the use of public transit by residents, employees and visitors, lessening the needs for travel by

automobile. The intensity and mixe-use nature of the proposed development and contemplated

TDM measures will encourage public transit and active transportation movements.

6.2.9 Sustainability

Section 1.8.1 of the PPS provides direction for environmental sustainability through land use and

development patterns which:

a) promote compact form and a structure of nodes and corridors;

b) promote the use of active transportation and transit in and between residential, employment

(including commercial and industrial) and institutional uses and other areas; …

e) improve the mix of employment and housing uses to shorten commute journeys and

decrease transportation congestion; …

f) promote design and orientation which:

1. maximizes energy efficiency and conservation, and considers the mitigating effects of

vegetation; and

2. maximizes opportunities for the use of renewable energy systems and alternative

energy systems; and

g) maximize vegetation within settlement areas, where feasible.
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Consistency: The proposed applications are consistent with Section 1.8.1 of the PPS given the

sites’ location and context as well as through building design considerations. Redevelopment of an

existing industrial brownfield site is inherently sustainable, particularly the reduction in resource

consumption associated with the adaptive re-use of three existing buildings on the site containing

approximately 15,000 square metres of floor area. The proposed development reflects a compact

and mixed-use addition to the surrounding neighbourhood that will take advantage of proximity to

two ION rapid transit stations and existing local and planned express bus routes, lessening the

needs for travel by automobile and allowing for car-free living opportunities. The development will

strike a live-work balance by retaining an employment function on the site accommodating in the

order of 750 new jobs on the site together with the addition of 5,200 new residents. Sidewalks on

both sides of all new public streets, two new multi-use pathways traversing the site, and walkways

within the development blocks will support active transportation through the site. Energy efficiency

and opportunities for renewables will be addressed at the time of detailed building design. The

site’s long-term development envisions virtually no surface parking across the site, maximizing non-

building area for plantings and accommodating opportunities for roof-top plantings for building

areas.

6.3 Growth Plan for Greater Golden Horseshoe

The Growth Plan for the Greater Golden Horseshoe (the “Growth Plan”) is the Province’s growth

strategy for the Greater Golden Horseshoe region. The Growth Plan builds on the PPS’s foundation

with more specific land use planning policies as “a framework for implementing the Government of

Ontario’s vision for building stronger, more prosperous communities by managing growth in the

region to 2031”. The 2017 Growth Plan came into effect on July 1, 2017. The below sub-sections

address the relevant Growth Plan policies concerning the site and the proposed applications and

assess the conformity of the latter with these policies.

6.3.1 Growth Management

Section 2.2.1 of the Growth Plan outlines the growth management policies for Ontario. Section

2.2.1.2a) directs that most growth will be directed to settlement areas that have delineated

boundaries, have existing or planned water and wastewater systems, and can support achieving

complete communities. Within Settlement Areas, Section 2.2.1.2c) directs that growth will be

focused in delineated built-up areas, strategic growth areas, locations with existing or planned

transit (prioritizing those existing or planned “higher order transit”), and areas with existing or

planned public service facilities. Section 2.2.1.4 identifies the Growth Plan policies are meant to

support the achievement of complete communities that:

a) feature a diverse mix of land uses, including residential and employment uses, and

convenient access to local stores, services, and public service facilities;

b) improve social equity and overall quality of life, including human health, for people of all

ages, abilities, and incomes;

c) provide a diverse range and mix of housing options, including second units and affordable

housing, to accommodate people at all stages of life, and to accommodate the needs of all

household sizes and incomes;
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d) expand convenient access to:

i. a range of transportation options, including options for the safe, comfortable and

convenient use of active transportation;

ii. public service facilities, co-located and integrated in community hubs;

iii. an appropriate supply of safe, publicly-accessible open spaces, parks, trails, and

other recreational facilities; and

iv. healthy, local, and affordable food options, including through urban agriculture;

e) ensure the development of high quality compact built form, an attractive and vibrant public

realm, including public open spaces, through site design and urban design standards;

f) mitigate and adapt to climate change impacts, build resilience, reduce greenhouse gas

emissions, and contribute towards the achievement of low-carbon communities; and

g) integrate green infrastructure and low impact development.

Conformity: The proposed applications conform to Section 2.2.1 a) and c) of the Growth Plan

given the site is within thin the existing Kitchener Built-Up Area, is serviced from the bounding public

streets, and is within the 800-metre walkshed of two higher order transition stations, while the

proposed development form will contribute to a complete community further to the considerations

outlined above for the PPS. In respect to the policies of Section 2.2.1.4, the proposed development:

a) Is mixed in nature with low, mid- and high-rise residential development, retail and office

space, and parks and open spaces which are located to take advantage of existing services

and facilities in the surrounding built-up neighbourhood.

b) Incorporates public streets and publicly-accessible open spaces that are designed to

provide recreation opportunities for people of different ages and abilities.

c) Provides options for a variety of housing unit sizes and types including stacked

townhouses, back-to-back stacked townhouses, and low-rise, mid-rise and high-rise

apartment forms, including smaller unit sizes that would be accommodating to low- and

moderate-income households. Opportunities for non-profit affordable housing within the

development is currently being explored.

d) Contributes to a connected transportation system in the neighbourhood that supports non-

automobile travel with extensions of public streets into this large site and proximity to two

ION rapid transit stations (which connect directly to the Kitchener Farmers Market) and

existing local and express bus routes will support the use of public transit by residents,

employees and visitors.

e) Includes an attractive and vibrant public realm achieved through tree-lined street with

sidewalks with pedestrian facilities for Street One, Kent Avenue and Palmer Avenue and a

proposed public park and urban plaza that provides a connected series of open spaces

providing different recreation opportunities.

f) Incorporates sustainability considerations and initiatives at the site and building design

stages, as outlined above for Section 1.8.1 of the PPS.
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g) Includes Low Impact Development (LID) measures including permeable paving on

boulevards and pathways, central median bio-gardens, and perforated storm pipes under

the central median with public streets and infiltration areas within the public park, urban

plaza, and other landscaped areas as part of a clean water collection and discharge

system.

6.3.2 Delineated Built-Up Areas

The site is within the “delineated built-up area” of the Growth Plan. Section 2.2.2 of the Growth

Plan requires a minimum of 60 per cent of all residential development for municipalities will occur

within the delineated built-up by the year 2031 and for each year thereafter.

Conformity: The proposed applications conform to Section 2.2.4 of the Growth Plan as the site is

within Kitchener’s built-up area and supports the residential target.

6.3.3 Transit Station Areas

The site is part of “Major Station Transit Area” in the Growth Plan, associated with the “higher order

transit” of the planned ION Stations. Section 2.2.4 of the Growth Plan identifies that all major transit

station areas will be “planned and designed to be transit-supportive and to

achieve multimodal access to stations and connections to nearby major trip generators” and that

development within such areas will be supported for a mix uses, including affordable housing, to

support transit use, with alternative development standards such as reduced parking standards.

Conformity: The proposed applications conform to Section 2.2.4 of the Growth Plan in that the

proposed development is compact, dense, and connected to support public transit use. The site is

within 800 metres of two ION Stations and within 200 metres generally of local and express bus

routes on Courtland Avenue or Ottawa Street. The proposed intensity exceeds the minimum

thresholds for supporting dedicated rapid transit per Provincial transit-supportive guidelines. The

proposed mixture of residential (including considerations for affordable housing), office and retail

space on the site provides a transit-supportive composition of activities. Connections through the

site are accommodated by way of new public sidewalks, cycling facilities, and multi-use pathways

on the site linking to Courtland and Borden through the site.

6.3.4 Housing

Section 2.2.6 of the Growth Plan establishes policies for the provision of housing as part of the

community communities. Specifically, Section 2.2.6.3 identifies that municipalities are to consider

“the use of available tools to require that multi-unit residential developments incorporate a mix of

unit sizes to accommodate a diverse range of household sizes and incomes”.

Conformity: The proposed applications conform to Section 2.2.6 of the Growth Plan as the

development plan will provide options for a variety of housing types and sizes. Housing types

include stacked townhouses, back-to-back stacked townhouses, and low-rise, mid-rise and high-

rise apartment forms. Housing sizes include options for smaller unit sizes suited to various lifestyles
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and incomes. 321 Courtland Ave. Developments is engaging non-profit affordable housing

providers concerning the development of affordable housing stock on Block 6 to complement the

market rate housing on the site. This affordable housing stock could represent approximately 3.5%

to 5% of the total housing stock developed on the site

6.3.5 Employment

Section 2.2.5 of the Growth Plan establishes policies for the planning for and protection of

designated employment lands within municipalities. Section 2.2.5.9 allows for the conversion of

employment lands to non-employment uses “through a municipal comprehensive review where it

is demonstrated that:

a. there is a need for the conversion;

b. the lands are not required over the horizon of this Plan for the employment purposes for

which they are designated;

c. the municipality will maintain sufficient employment lands to accommodate forecasted

employment growth to the horizon of this Plan;

d. the proposed uses would not adversely affect the overall viability of the employment

area or prime employment area or the achievement of the minimum intensification and

density targets in this Plan, as well as the other policies of this Plan; and

e. there are existing or planned infrastructure and public service facilities to accommodate the

proposed uses.”

Conformity: The proposed applications conform with Section 2.2.5 of the Growth Plan in that it

satisfies the criteria concerning the conversion to non-employment uses for most of the site. In

respect to the policies of Section 2.2.5.9:

a. The conversion to residential uses in part is necessary for remediation and

redevelopment of this large brownfield site requiring substantial demolition efforts and

costs.

b. & c. The Kitchener Employment Lands Study determined that “parcels of land identified as

Urban Growth Centre and Major Transit Station Area are not required to be retained

for employment uses for the purposes of accommodating the employment

projections”.

d. The proposed mixed-use nature of the site would not adversely affect the overall

viability of surrounding pockets of existing employment lands given separation

distances and particularly given many of such lands are also contemplated for

conversion by the PARTS Rockway Plan.

e. The site is currently served by municipal services along Courtland Avenue and Borden

Avenue for sanitary, water, and stormwater services and there are sufficient public

services facilities in the surrounding area, including trails, community centres, school,

and greenspace.
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6.3.6 Stormwater Management

Section 3.2.7 of the Growth Plan identifies that large-scale developments proceeding by way of a

plan of subdivision or site plan are to be supported by a stormwater management plan that:

b. incorporates an integrated treatment approach to minimize stormwater flows and reliance

on stormwater ponds, which includes appropriate low impact development and green

infrastructure;

c. establishes planning, design, and construction practices to minimize vegetation removal,

grading and soil compaction, sediment erosion, and impervious surfaces; and

d. aligns with the stormwater master plan for the settlement area, where applicable.

Conformity: The proposed development conforms to Section 3.2.7 of the Growth Plan with a

proposed series of stormwater management strategies and measures that maximize infiltration and

minimize run-off. The proposed storm retention strategy for the site incorporates a series of low-

impact development measures, including at-source infiltration trenches and perforated storm

sewers in street rights-of-way, pervious pavers, and a clean water collection system connected to

centralized infiltration trenches. There is minimal vegetation existing on the site and sediment

erosion is addressed by the Stormwater Management Report.

6.4 Grand River Source Water Protection Plan

The Grand River Source Protection Plan (GRSWP) was approved in November 2015 and came

into effect on July 1, 2016. It contains policies to protect sources of municipal drinking water against

existing and future drinking water threats prescribed in the Clean Water Act, 2006 within the Grand

River watershed. Per the Clean Water Act, municipalities are to bring their official plans into

conformity with the GRSWP’s significant threat policies within five years of the Plan coming into

effect and zoning by-laws into conformity with the amended official plans within two years from its

amendment. The Clean Water Act requires that decisions under the Planning Act must “conform

with” significant threat/condition policies for those threats that are identified as significant drinking

water threats and are to “have regard to” for threats that have been designated moderate or low.

Conformity: The site is outside of a Wellhead Protection Area and is not within a vulnerable area

on Schedule I of the GRSWP, so there is no effect of the GRWSP source water policies on the site.

Regardless, the proposed residential, retail and office uses are not restricted land uses per the

source water protection policies of the Regional of Waterloo Official Plan.

6.5 Region of Waterloo Official Plan

The Region of Waterloo Official Plan (referenced as the “Regional Official Plan”) was passed by

Regional Council in June 2009, replacing the previously 1995 plan, and was approved by the

Ministry of Municipal Affairs and Housing in December 2010. The Regional Official Plan came into

effect in June 2015 further to OMB orders regarding appeals, except for certain sections and

policies that remain deferred. The Planning Act requires that all local official plans, local land use

related by-laws, and all future development must conform to the Regional Official Plan. The below
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sub-sections address the relevant Regional Official Plan policies concerning the site and the

proposed applications and assess the conformity of the latter with these policies.

6.5.1 Community Structure and Reurbanization

The site is part of the Urban Area on Map 3a of the Regional Official Plan, which per Section 2.B.2

is meant to accommodate most of the Region’s growth over the Regional Official Plan’s horizon.

Section 3.C.2 directs that area municipalities are to establish official plan policies that “ensure that

by 2015 and each year thereafter a minimum of 45 per cent of all new residential development

occurring annually within the region as a whole will be constructed within the Built-Up Area”.

Conformity: The proposed applications conform to Section 2.B.2 and 3.C.2 of the Regional Official

Plan given the site is within Kitchener’s built-up area and the proposed development supports

achievement of the minimum residential target.

6.5.2 General Development Policies

Section 2.D.1 identifies general development policies for the review of development planning

applications. These policies seek to ensure that development in the Urban Area is “planned and

developed in a manner that:

(a) supports the Planned Community Structure described in this Plan;

(b) is serviced by a municipal drinking-water supply system and a municipal wastewater

system;

(c) contributes to the creation of complete communities with development patterns, densities

and an appropriate mix of land uses that supports walking, cycling and the use of transit;

(d) protects the natural environment, and surface water and groundwater resources;

(e) conserves cultural heritage resources and supports the adaptive reuse of historic buildings;

(f) respects the scale, physical character and context of established neighbourhoods in areas

where reurbanization is planned to occur;

(g) facilitates residents’ access to locally grown and other healthy foods in neighbourhoods;

and

(h) promotes building designs and orientations that incorporate energy conservation features

and the use of alternative and/or renewable energy systems.”

Conformity: The proposed applications conform to Section 2.D.1 as the proposed development:

(a) Supports the Regional Official Plan’s Urban Area and Major Transit Station Area policies

for a compact and transit-supportive form of development, as outlined in Sections 6.5.1 and

6.5.4 of this Report.

(b) Has existing suitable water and wastewater infrastructure along the bounding public streets.

(c) Contributes to the creation of complete communities as outlined above for the PPS and

Growth Plan considerations.

(d) Remediates an existing brownfield site concerning any existing soil or groundwater

exceedances, as required.
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(e) Retains and re-purposes three existing building on the site, although none on the site are

designated or listed as significant heritage resources.

(f) Transitions building heights rising into the site away from the Courtland with a mid-rise

building form closest to the street and increasing to taller buildings towards the CNR rail

line.

(g) Will allow residents and employees to be within a short walking distance or transit ride to

the Kitchener Market for locally grown and healthy food choices.

(h) Will explore energy efficiency and opportunities for renewables at the time of detailed site

and building design.

6.5.3 Transit-Oriented Development Policies

Further to the general development policies of Section 2.D.1, Section 2.D.2 of the Regional Official

Plan provides transit-oriented development considerations for sites that are served by existing or

planned rapid transit or higher frequency bus transit. These polices seek to ensure development

on such sites:

(a) creates an interconnected and multi-modal street pattern that encourages walking, cycling

or the use of transit and supports mixed-use development;

(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;

(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;

(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;

(e) fosters walkability by creating pedestrian-friendly environments that allow walking to be a

safe, comfortable, barrier-free and convenient form of urban travel;

(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 …

Conformity: The proposed applications are consistent with Section 2.D.2 as they accommodate a

transit-supportive form of development within 800 metres of two ION Stations and immediately

serving local and express bus routes. In respect to policies (a) and (e), the proposed development

includes sidewalks on both sides of all new public street extending through the site together with

two new multi-use pathways traversing the site will support ease of movement for those walking

and cycling through the site. In respect to policies (b), (c) and (d), the proposed development is

mixed in nature with low, mid- and high-rise residential development, retail activities (including

permissions for food stores, restaurants, and convenience commercial uses) and office spaces in

a dense, compact form of development. In respect to policy (f), the new public streets will be tree-

lined streets with pedestrian facilities for Street One, Kent Avenue and Palmer Avenue and a
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proposed public park and urban plaza that provide gathering and outdoor recreation spaces for

different users.

6.5.4 Major Transit Station Area Policies

Section 2.D.6 through 2.D.13 of the Regional Official Plan provides additional policy direction for

Major Transit Station Areas which are “typically located within a 600 to 800 metre radius of a rapid

transit station”. Section 2.D.6 directs that Major Transit Station Areas are meant to be planned and

developed to achieve increased rapid transit-supportive densities and a mix of residential and non-

residential development as appropriate. Section 2.D.7 directs that area municipalities are to prepare

a Station Area Plan for each Major Transit Station Area outside of downtowns. Station Area Plans

are meant to include more defined station area boundaries, design guidance and development

standards, parking management strategies, and implementation plans. Further to these policies,

Section 2.D.10 of the Regional Official Plan identifies that planning applications for such areas will

be reviewed in accordance with the general transit-oriented development policies of Section 2.D.2

where established policies for Major Transit Stations Areas are not in place.

Conformity: The proposed applications confirm to Section 2.D.6 of the Regional Official Plan as

the proposed development provides an intensity and form that supports rapid transit use by

residents and employees on the site. The City of Kitchener has prepared a Station Area Plan for

the ION Rockway Station per Section 2.D.7 (which is addressed in Section 6.7 of this Report) but

the plan has not been implemented yet through an Official Plan Amendment. In the interim, the

proposed applications meet the intent of Section 2.D.2 as outlined in Section 6.5.3 of this Report.

6.6 City of Kitchener Official Plan (2014)

The new City of Kitchener Official Plan (the “2014 Kitchener Official Plan”) was adopted by

Kitchener City Council in 2014 and was approved with modifications by the Region in November

2014. It will replace the previous 1994 Kitchener Official Plan once it is in force and effect. Portions

of the 2014 Official Plan were appealed to the OMB (LPAT) while the remaining un-appealed

policies came into effect on September 23, 2015. The LPAT Order dated March 21, 2019 approved

settled revisions for most of the outstanding appeals concerning Official Plan Amendment No. 103,

with one site-specific appeal remaining.

Site-specific applications for an Official Plan Amendment, Zoning By-law Amendment and Draft

Plan of Subdivision are to conform with the 2014 Official Plan. More specifically:

o Section 17.E.2.16 indicates that that Amendments to the 2014 Official Plan are evaluated,

in part, on their “conformity to the vision, goals, objectives and policies of this Plan”;

o Section 17.E.6.6 indicates that “existing Secondary Plans will be reviewed and modified to

conform with the policies of this Plan and any other relevant piece of legislation”.

o Section 17.E.6.7 indicates that “the City may determine that the existing Secondary Plans

affected by Station Area Plans may be amended to implement the recommendations of the
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Station Area Plans, consolidated into one or more plans or they may be determined to be

no longer required”.

o Section 17.E.23.7 indicates that plans of subdivision are to conform to the policies of this

Plan, among other matters; and,

o Section 17.E.12.5 that until the existing zoning by-law is amended or a new by-law is

adopted to implement the 2014 Official Plan, any amendment to the existing Zoning By-law

must “be in conformity with this Plan and any Provincial legislation”.

The below sub-sections address the relevant 2014 Kitchener Official Plan policies concerning the

site and the proposed applications and assess the conformity of the latter with these policies.

6.6.1 Urban Structure

The site is part of the “Built Up Area” on Map 1 of the 2014 Kitchener Official Plan (see Figure 12).

Further to the Regional Official Plan, the Built Up Area is meant as a focus for residential

development and intensification. Section 3.C.1.6 of the 2014 Kitchener Official Plan establishes

five-year average residential intensification targets of 50% from 2016-2021 and increasing to 55%

for 2021-2026 and 60% from 2026-2031; however, this policy is deferred per the revised wording

of the LPAT Order, pending the Region’s Municipal Comprehensive Review. Section 3.C.1.10

identifies that the “majority of residential growth in the Built-Up Area will occur within Intensification

Areas”, which includes Major Transit Station Areas.

The site is part of the “Major Transit Station Area” on Map 2 following the direction of the Regional

Official Plan (see Figure 13). Section 3.C.2.17 identifies the planned function of Major Transit

Station Areas are to be reviewed through Station Area Planning exercises. Generally, Major Transit

Station Areas are to provide a focus for growth and development to support transit service levels,

provide connections for various transportation modes to the transit system, achieve a mixture of

uses were appropriate, and have pedestrian-friendly and transit-oriented streetscapes and

buildings.

Sections 3.C.2.18 and 3.C.2.19 identify that the City will prepare Station Area plans, similar in

contents with those identified in the corresponding Regional policies. Of note, Section 3.C.2.19c)

expands on the parking management transportation management strategy from that of the Regional

policies specifying specific strategies “may include reduced parking requirements, shared parking,

development of structured or underground parking facilities, parking pricing and other appropriate

strategies”. Section 3.C.2.20 notes that Phase 1 of the Planning Around Rapid Transit Station Areas

(PARTS) Project to identify Major Transit Station Study Areas is meant to inform applications for

development and redevelopment in advance of the completion of Station Area Plan, recognizing

that “not all lands within a possible influence area of a ten minute walking radius centered around

the location of a proposed Rapid Transit Station Stop should be the focus for intensification and

development”.
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Section 3.C.2.21 concerns the conversion of employment lands to non-employment within Major

Transit Station Areas. It states that such applications for proposed conversions of “industrial

employment areas to other employment and non-employment uses in Major Transit Station Areas

may be considered in advance of the implementation of approved Station Area Plans, subject to

the completion of a comprehensive review and provided any proposal is in accordance with the

Regional Official Plan and the Transit-Oriented Development Policies in Section 13.C.3”.

Section 3.C.2.22 provides transitional policies for evaluating planning applications submitted

between the time that Station Area Plans are completed and the Official Plan is amended to

implement the direction. In such circumstances, such applications “will be reviewed generally in

accordance with the Station Study Areas contained in the City’s Planning Around Rapid Transit

Station Areas (PARTS) Project Plan and Background Report” and that such areas are “intended to

be the focus for intensification, development applications will support the planned function of Major

Transit Station Areas and have regard for the following:

i) the Regional Official Plan and the Transit-Oriented Development Policies included in

Section 13.C.3;

ii) new non-transit-supportive uses such as low density uses and/or auto oriented uses will be

discouraged;

iii) appropriate pedestrian and public transit facilities may be required with all major

development or redevelopment proposals;

iv) vehicular access points will be controlled to minimize disruption to traffic flow and new

development may be required to share common driveways and provide for maneuverability

between sites.”

Conformity: The proposed applications conform to the Major Transit Station Area policies of

Section 3.C of the 2014 Kitchener Official Plan as they an appropriately reflect and implement the

direction of the approved PARTS Rockway Plan and the intended land use mix and pattern. The

proposed Official Plan Amendment accelerates the implementation of the PARTS Rockway Plan

as it affects the subject site. The proposed applications:

o Conform to the intent of Section 3.C.2.17 for the same reasons outlined for Section 2.D.2

(Transit-Oriented Development) and 2.D.6 (Major Transit Station Areas) in the Regional

Official Plan, outlined in Section 6.5 of this Report above.

o Conform to the conversion policies of Section 3.C.2.21 as the City’s Comprehensive

Review of Employment Lands Study determined that parcels in Major Transit Station Area

are not required to meet employment projections and could be considered for employment

land conversion, and they satisfy the Regional Official Plan’s Transit-Oriented Development

policies in 2.D.2 as outlined above.

o Conform to the application review considerations of Section 3.C.2.22 in the transitional

periods prior to the adoption of the Official Plan Amendment implementing the PARTS

Rockway Plan, in that they satisfy the Regional Official Plan’s Transit-Oriented

Development policies in 2.D.2; are meant for higher intensity, transit-supportive uses;
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provide a connected pattern of walkways and trails leading to the abutting public sidewalks;

and limits vehicular access points to three new public street connections to the abutting

Courtland and Borden.

6.6.2 Housing

Section 4 of the 2014 Kitchener Official Plan emphasizes intensification and redevelopment

throughout the city as part of its housing policy. Section 4.C.1.3 directs that the most residential

growth within the Built-Up Area is to be within “Intensification Areas” such as Major Transit Station

Areas. Section 4.C.1.12 identifies the City’s preference for mixed land use patterns that disperse

“a full range of housing types and styles both across the city as a whole and within neighbourhoods”.

Concerning the fit of new housing, Section 4.C.1.9 directs that residential intensification and

redevelopment within existing neighbourhoods is to be designed to respect existing character with

a “high degree of sensitivity to surrounding context”. Section 4.C.1.8 identifies considerations for

the evaluation of requested special zoning regulations to ensure that new buildings are appropriate

in massing and scale, compatible with the character of established neighbourhoods, sensitive to

exterior areas of adjacent properties, and function appropriately without creating unacceptable

adverse impacts on adjacent properties concerning parking, landscaping and amenity areas.

Concerning affordability, Section 4.C.1.16 identifies that “the City will require, wherever appropriate,

a minimum of 30 percent of new residential dwelling units to be planned in forms other than single

detached and semi-detached dwellings, and may include housing forms such as street or cluster

townhouses and multiple residential buildings”. Further, Section 4.C.1.17 identifies that the City

may require “the allocation of lands for a minimum number of units of affordable housing when

considering applications for new residential development” to satisfy PPS requirements. Section

4.C.1.16 is in effect, however, Section 4.C.1.17 was deferred by the LPAT Order pending a City-

initiated Amendment to bring other policies or plans related to affordable housing into effect.

Conformity: The proposed applications conform to the relevant housing policies of the 2014

Kitchener Official Plan. In respect to Sections 4.C.1.3, 4.C.1.12 and 4.C.1.16, the proposed

development plan is meant for entirely multiple residential forms, including options for a

street/cluster townhouses, stacked townhouses, back-to-back stacked townhouses, and low-rise,

mid-rise and high-rise apartment forms, and including opportunities for smaller unit sizes that would

be accommodate low- and moderate-income households. In respect to policies 4.C.1.8 and 4.C.1.9,

the proposed development plan incorporates the transition in height preferred by the PARTS

Rockway Plan, rising from a mid-rise building form along Courtland Avenue to taller building forms

positioned to the site’s rear along the railway corridor. Although Section 4.C.1.17 is deferred, 321

Courtland Ave. Developments is engaging non-profit affordable housing providers concerning the

development of affordable housing stock on Block 6 to complement the site’s market rate housing

stock, which could contain up to 5% of the proposed housing stock as affordable units.
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6.6.3 Economy

Section 5 of the 2014 Kitchener Official Plan provides policy direction for establishing and

maintaining a strong and robust economy as part of a complete and healthy community. Section

5.C.1.1 identifies that such an economy will be supported by “encouraging a mix of uses within

Intensification Areas”, which includes Major Transit Station Areas, and “supporting options to work

from home by planning for an appropriate range of home-based occupations within land use

designations that permit residential uses”. Section 5.C.1.8, although currently under appeal,

identifies that the City “will continue to diversify its economic base by supporting its Urban Growth

Centre (Downtown), Major Transit Station Areas, City Nodes, Community Nodes, Neighbourhood

Nodes, Urban Corridors and Arterial Corridors to be developed with an appropriate range of

economic uses, including office, institutional, commercial activity and technology based

businesses”.

Conformity: The proposed applications conform to the intent of Section 5 of the 2014 Kitchener

Official Plan as the development incorporates office and retail space that could accommodate in

the order of 750 jobs on a site within a Major Transit Station Area. These spaces include those

catering to needs of technology-based businesses within the retained Distribution and Garage

buildings or more “traditional” office space within the retained Office building and opportunities

within the future mixed-use building. Work-from-home opportunities throughout the residential

portions of the site complement this employment function.

6.6.4 Land Use

The site is identified as “Secondary Plan Detail” on Map 3 of the 2014 Kitchener Official Plan (see

Figure 14), corresponding to the Mill Courtland Woodside Park Secondary Plan in 1994 Kitchener

Official Plan. All existing Secondary Plans from the 1994 Kitchener Official Plan were deferred as

part of the adoption of the 2014 Kitchener Official Plan.

Conformity: The City intends to review the Secondary Plans following the completion of the full

planning process of the PARTS plans to incorporate a refined policy direction into the 2014

Kitchener Official Plan. In the meantime, specific land use policy continues to be directed by the

Mill Courtland Woodside Park Secondary Plan as discussed in Section 6.6 of this Report below.

The proposed Official Plan Amendment for the subject site will amend the 1994 Kitchener

Secondary Plan as it concerns the site, accelerating the implementation a new policy direction for

the site in keeping with the PARTS Rockway Plan.
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6.6.5 Natural Heritage and Environmental Management

The portion of Shoemaker Creek that is below-grade as it runs through the site is identified as a

“Stream – Ecological Restoration” with an “Ecological Restoration Area” overlay on Map 6 of the

2014 Kitchener Official Plan (see Figure 15). However, the portion on the site identified for

restoration was specifically deferred as part of the Region’s approval of the 2014 Kitchener Official

Plan (Deferral No. 8) and remains deferred.

Conformity: None of the noted policies are in force and effect as it concerns the site given the

deferral of the subject policies. The in-force 1994 Official Plan does not contain policy direction on

this matter. The proposed development’s design retains the existing Shoemaker Creek within an

underground culvert. The retention and re-purposing of the three existing buildings on Block 1

preclude the daylighting of the Shoemaker Creek through this portion of the site. Daylighting

through the proposed public park in Block 9 is not reasonable or warranted from a site efficiency

perspective, given the significant width (approximately 48 metres on preliminary review) needed to

satisfy required engineering and slope profiles for such a short stretch of the channel.

6.6.6 Natural Hazards

Part of the western and eastern portions of the site are identified as “Two Zone Flood Plain Policy”

on Map 7 of the 2014 Kitchener Official Plan (see Figure 16). With such designated areas, Section

6.C.2.5 allows development or site alteration in the flood fringe where the “effects and risk to public

safety are minor so as to be managed or mitigated in accordance with the Province’s standards”

and satisfies considerations of floodproofing standards, safe ingress and egress, and hazards and

environmental impacts. Section 6.C.2.9 specifically identifies that “development, redevelopment or

site alteration may be permitted in the flood fringe, subject to appropriate floodproofing standards

to the flooding hazard elevation or another flooding hazard standard approved by the Minister of

Natural Resources”.

Conformity: The proposed applications conform to the policy intent of Section 6.C concerning Two

Zone Flood Plain areas. The 2014 Kitchener Official Plan provides updated policy direction as it

concerns development within floodplain areas, particularly Two-Zone Policy areas, from that of the

1994 Official Plan concerning the Secondary Plan area. The “Update of Schneider Creek Floodplain

Mapping and Two-Zone Policies” on behalf of the GRCA in 2016 as part of the PARTS Rockway

Plan process refined the floodplain mapping and policy direction for the Rockway area. Portions of

the site do remain under the “Flood Fringe” as part of the Two-Zone approach in this Update.

Stantec’s Stormwater Management Report has concluded that new and retained buildings can be

flood proofed above the Regional floodline and that negative effects to the site or floodway are not

expected due to potential blockages in the Shoemaker Creek culvert provided regular maintenance

is undertaken.

6.6.7 Sustainability

Section 7.C.4. of the 2014 Kitchener Official Plan provides the policy direction for sustainable

development. Section 7.C.4.1 provides the general direction indicating that the City “will ensure that



Planning Justification Report | 321- 325 Courtland, 230 & 240 Palmer, 30 Vernon (Schneiders) 63
GSP Group | April 2019

development and redevelopment strives to be increasingly sustainable by encouraging, supporting

and, where appropriate, requiring:

a) compact development and efficient built form;

b) environmentally responsible design (from community design to building design) and

construction practices;

c) the integration, protection and enhancement of natural features and landscapes into

building and site design;

d) the reduction of resource consumption associated with development; and,

e) transit-supportive development and redevelopment and the greater use of other active

modes of transportation such as cycling and walking.

As well, Section 7.C contains a series of other sections and policies related to promoting and

encouraging supporting sustainable development matters, including water conservation, energy

conservation and efficiency, alternative energy systems, waste reduction and management, and

air quality.

Conformity: The proposed development supports the general sustainable development policies of

Section 7.C.4 of the 2014 Kitchener Official Plan. Specifically, the proposed development:

a) Will be a compact and mixed-use addition to the surrounding neighbourhood that efficiently

maximizes the use of an existing brownfield site.

b) Represents an environmentally-sensitive design, given its urban context, compact form and

intensity, transit-proximity, low impact development measures, and opportunities for

sustainable design and construction practices at the time of detailed building design, when

firmer detailed plans are known.

c) Has no adverse impacts on natural areas or features given there are not any existing natural

features or landscapes on the site (recognizing the existing Shoemaker Creek is contained

in an underground culvert).

d) Retains and re-purposes three existing buildings on the site, minimizing construction

resources that would be required for new buildings in these locations.

e) Is a transit-supportive form and intensity given its proximity to two ION stations and local

and express bus stops, which will be well-connected through a new public street pattern

through the site and multi-use pathways.

As requested in the Pre-Submission Consultation Record, a feasibility overview for LEED

Neighbourhood Development (ND) certification for the site has been prepared by an accredited

LEED professional (see Appendix D). LEED ND Certification is not being pursued for this site.

however, the feasibility overview demonstrates how the proposed development naturally aligns with

the intent and principles of LEED ND. Based on the known details of the project at this time, the

feasibility overview demonstrates that the proposed development comes close to achieving a

“Certified” or “Silver” certification with minimal additional efforts over those credit’s associated with

site’s location, transit proximity, development form and intensity, and land use mix.
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6.6.8 Parkland

Section 8.C of the 2014 Kitchener Official Plan provides the policy direction for parkland within

Kitchener. Per Sections 8.C.1.13 and 8.C.1.15 of the 2014 Kitchener Official Plan, the Parks

Strategic Plan is meant to provide the direction for the requirements for open space and public

parks in each neighbourhood including where future parkland is required. The following general

topics and policies for parkland are relevant to the site and the proposed development:

o Site Selection: Section 8.C.1.15 indicates that the City will “select suitable sites, and plan for

the complete integration of these sites with the integrated transportation system, the public

transit system and multi-use pathway network”.

o Private Greenspace: Section 8.C.1.21 identifies that on-site recreation facilities and usable

greenspace will be required in multiple housing development and affordable housing

developments. Section 8.C.1.23 identifies that the City will encourage “useable and

accessible semi-public spaces in private developments that provide linkages and/or support

arts, culture, recreation and leisure opportunities for its residents”. Section 8.C.1.34 directs

that “[p]rivately built urban squares and parks held in private ownership will not be considered

part of parkland dedication”.

o Park Hierarchy: Section 8.C.25 identifies the park hierarchy typologies that are relevant to

the proposed development and its open space system. Relevant to the site, Urban Greens

are “smaller greenspaces designed to provide rest and shade areas along trails and within

the urban environment, including parkettes, commons and lookouts”; while Urban Plazas are

defined as “an open area designed for public use, generally defined by surrounding buildings

and/or streets”, which are meant to provide “a diversity of opportunities for social interaction,

activities and public gathering, provide relief and relaxation, and expand and reinforce the

public realm”.

o Parkland Acquisition: Section 8.C.1.29 identifies that the City will require land for “parkland,

open space, or multi-use pathway purposes” as a condition of subdivision amounting to 5%

of the land for residential and institutional purposes (or alternatively require up to one hectare

for each 300 dwelling unit), 2% for commercial and industrial uses, or according to the use

mix for mixed-use development using the above. Section 8.C.1.32 identifies the City may

require cash-in-lieu of all or part of the required parkland in circumstances where the shape,

size or location of the required dedicated land would be limited; where the dedication would

render the remainder of the site unsuitable or impractical for development; where surrounding

park facilities are determined to be adequate; or where funds are required to enhance existing

parks or facilities in the community. Notwithstanding these dedication policies, Section

8.C.1.30 identifies the “the City’s Parkland Dedication Policy may include provisions for

reductions or exemptions from parkland dedication requirements for the purposes of

achieving intensification and other objectives of this Plan”.

Conformity: The proposed applications conform to the intent for parkland and greenspaces in

Section 8.C.1 of the 2014 Kitchener Official Plan. The proposed development provides a

greenspace system consisting of publicly-accessible parks and plazas, multi-use pathways and

privately-accessible courtyards and terraces. Block 9 comprises a 0.47-hectare public park that

would be dedicated to the City. Block 1 contains a privately-developed urban plaza (approximately
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0.5 hectares in area when calculating the area bounded by the existing buildings and Courtland,

Kent, and Street One frontages as well as the corridor between the existing buildings). Additionally,

the preliminary development plan for the residential buildings on Blocks 2 through 6 collectively

contains in the order of 5,500 square metres of outdoor amenity area.

The location of the connected public park and publicly-accessible urban plaza through the site is

suitably located per the direction of Section 8.C.1.15 of the Official Plan. It generally follows the

“Public Realm Framework Map” in Section 7 of the PARTS Rockway Plan which conceptually

shows a new park extending along the alignment of the Shoemaker Creek culvert through the site

and towards, with a jog, the intersection of Kent Avenue with Courtland Avenue. This integrated

park/plaza sits where between new east-west and north-south multi-use pathways interconnect

through the site. The size and configuration of this park/plaza provides sufficient public street

frontage on multiple streets to accommodate permeability of movement to and through these

spaces.

The intended design of the park and plaza is consistent with the general direction for the park

hierarchy in Section 8.C.1.25. The conceptual public park design follows the intent for an “Urban

Green” with programming opportunities for walkways, open lawns, play structures, sitting areas,

and supporting landscape treatments. The conceptual private plaza design follows the intent for

“Urban Plazas” envisioning a combination of hardscaped plaza areas punctuated by open lawns,

seatwalls and other sitting areas, shade structures, small scale programmed spaces, and

supporting trees and plantings throughout the space.

The remainder of the site’s greenspaces will be privately-accessible in keeping with the direction of

Section 8.C.1.21 and 8.C.1.23 of the 2014 Official Plan for such complementary spaces. The

apartment blocks include at-grade courtyards between the buildings that provide for mid-block

linkages for residents. As well, rooftop communal terraces will provide opportunities for a range of

casual activities and functions. The contemplated stacked townhouse forms may provide individual

rooftop terraces for residents.

For parkland dedication per 8.C.1.29, per the Pre-Submission Consultation Record for the

applications, parkland dedication is not required for Block 1 per the Pre-Submission Consultation

Record, recognizing there is a net decrease in existing non-residential floors space from existing to

proposed. On the other blocks with new buildings, the rate of 1 hectare per 500 residential units

per the direction of the PARTS Rockway Plan will be applied. Based on the proposed estimate of

2,818 residential units, the required parkland dedication would be 5.64 hectares of land (or 54% of

the total site area), which represents a requirement of approximately $7.75 Million as cash-in-lieu.

Applying this formula to this type of project and location is excessive and will hinder its

redevelopment and it runs counter to multiple layers of policies within the Official Plan encouraging

brownfield redevelopment, re-investment in existing built-up areas, intensification within Major

Transit Station Areas, and a compact urban form, all counter to the policy intent of Section 8.C.1.30.
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Rather, 321 Courtland Ave. Developments is proposing the following strategy to provide for a range

of public and private open space and recreational amenities for the site in respect to Sections

8.C.1.29 and 8.C.1.32:

1. They will dedicate Block 9 as the fulfillment of the parkland dedication as it concerns the

overall site at the time of Subdivision registration. Block 9 represents 0.47 hectares of land

dedication, or approximately 5% of the site in keeping with the standard provisions of the

Planning Act. This amount would be further by additional dedication owed through the Site

Plan Approval process, when the nature, size and unit count of uses are better known and

allowing for a phasing of parkland dedication.

2. They will design and construct the public park on Block 9 to the satisfaction of the City, per

any necessary developer build agreements. The value of this design and construction work

for the preliminary design concept is estimated to be approximately $550,000 (landscape

and surface works).

3. They will be design and construct the urban plaza on Block 1 as an approximately 0.44

hectare publicly-accessible open space as a focal point for the community. The estimated

value of this design and construction work for the preliminary design concept is

approximately $2.2 Million (landscape and surface works). They will also maintain the urban

plaza, a substantial ongoing investment, which is over and above the noted value.

4. Apartments on Blocks 2, 3, 4 and 6 will have significant outdoor amenity areas for use by

residents and visitors. In total, approximately 5,000 square metres of outdoor space is

currently planned for these buildings in the form of usable ground level courtyards and

rooftop terraces to meet certain recreation needs. These spaces would reviewed and

refined as part of detailed Site Plan Approval processes for these blocks.

5. Additionally, apartments on Blocks 2, 3, 4 and 6 will have significant indoor amenity areas

that will further provide for recreation needs for residents. The size and allocation of these

spaces is not determined at this point, but they would also be reviewed and refined as part

of detailed Site Plan Approval processes for these blocks comprehensively with the outdoor

spaces.

6. They will design and construct the multi-use pathway running through the site within either

public rights-of-way, the public park or the urban plaza. These routes will include permanent

paving, streets, and furniture. The estimated value of this design and construction work is

approximately $150,000 (landscape and surface works), which is over and above those

pathway portions included as part of the public park and urban plaza.

7. Affordable housing units are to be exempt from any parkland dedication requirements. This

reduction is meant to provide a further incentive for the provision of affordable housing stock

as part of the site’s redevelopment.

This above comprehensive strategy meets the spirit and intent of Section 8.C.1 of the 2014

Kitchener Official Plan. It provides sufficient open space and recreation opportunities through a

combination of public and private spaces and facilities. And it recognizes a broader objective of the

Official Plan of encouraging investment and intensification on existing brownfield site, particularly

within a Major Transit Station Area.
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6.6.10 Urban Design

Section 11 of the 2014 Kitchener Official Plan contains the general urban design policy direction

for the city. At the neighbourhood level, Section 11.C.1.28 directs that development or

redevelopment within the City’s Central Neighbourhoods is to be compatible with the existing

neighbourhood. At the site level, Section 11.C.1.29 intends that the City will ensure that existing

sites are redeveloped and community infrastructure is “planned to enhance the site, buildings, open

spaces and the streetscape”. Section 11.C.1.31 intends that new buildings are designed and

existing buildings are reworked to “enhance pedestrian usability, respects and reinforce human

scale, create attractive streetscapes and contribute to rich and vibrant urban places”.

Conformity: The Urban Design Report prepared for the proposed applications addresses the

Section 11 policies on a comprehensive basis for the site with development objectives, a conceptual

master plan, supporting urban design guidelines, and zoning recommendations.

6.6.11 Transportation

(a) Streets

Section 13 of the 2014 Kitchener Official Plan provides the policy direction for an intended

integrated, multi-modal transportation system throughout the city. Map 11 identifies the street

classifications for the street network abutting the site (see Figure 17). Courtland Avenue is

identified as a “Regional Road”, which are principally meant for higher capacity “people and goods

movement within, through and between municipalities”. Regional Roads are meant to have

sidewalks on both sides, dedicated on-street cycling facilities where appropriate, and new access

points regulated to maintain traffic-carrying capacity. Borden Avenue, Palmer Avenue and Kent

Avenue are all identified as a “Local Street”, which are meant to “provide access to abutting

properties and are not intended to carry high volumes of through traffic”. Local Streets are to have

sidewalks on both sides of the street and shared on-road cycling facilities.

Conformity: The proposed applications conform to intent of Section 13 of the 2014 Kitchener

Official Plan in that the proposed development contributes to a connected transportation pattern on

and surrounding the site for all travel modes. The proposed layout of new streets logically extends

the existing street fabric from north of Courtland Avenue and provides a new street connection to

Borden Avenue. Paradigm’s Transportation Impact Study forecasts that most traffic entering and

existing the site under full build-out conditions and mitigation improvements will utilize Courtland

Avenue, principally from Kent Avenue, in keeping with the intent for Regional Roads for higher

capacity through traffic. The Borden Avenue connection will provide additional movement options,

but it is not forecasted to generate high volumes of through traffic given the proximity to Courtland

Avenue. The cross-sections for the new internal Local Streets on the site have sidewalks on both

sides of the street (multi-use pathway on the north side of Street One) and shared on-road cycling

lanes.
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(b) Multi-Use Pathways

A “Planned Secondary Multi-Use Pathway/Connection (Type 2)” runs through the site’s eastern

portion on Map 11 of the 2014 Kitchener Official Plan (see Figure 17). This is meant to provide a

three-season north-south connection between Mill Street and Iron Horse Trail, following the

alignment shown in the Multi-Use Pathways and Trails Master Plan for the design, development

and operation of the multi-use pathway system per Policy 13.C.2.1. Development applications are

to reflect the Multi-Use Pathways and Trails Master Plan per Policy 13.C.2.2, although Section

13.C.2.3 does allow changes to the location and alignment to reflect on-the-ground conditions and

opportunities with the need for an Official Plan Amendment.

Conformity: The proposed applications conform to the policy intent of Section 13.C.2 as the

proposed development incorporates two multi-use pathways running through the site in keeping

with the location shown of Map 11 or the PARTS Rockway Plan direction.

The first multi-use pathway implements the direction of the Multi-Use Pathways and Trails Master

Plan as reflected on Map 1. This will be a new north-south multi-use pathway running from the site’s

southern boundary through the public park, crossing Street One, and running between the retained

buildings on Block 1 towards Courtland Avenue. Alternatively, north of Courtland Avenue the multi-

use pathway could extend to the proposed signalized intersection at Courtland and Kent through

the urban plaza. South of the site, the multi-use pathway is expected in the short term to following

the bend in Borden Avenue at the site’s southeast corner, but there is also the future possibility for

a connection across the CNR corridor linking to Mill Street to the south.

The second multi-use pathway implements the intent of the PARTS Rockway Plan for an east-west

“spur” of the Iron Horse Trail system routed through or abutting the site. The PARTS Rockway Plan

identifies a route running between Stirling Avenue and the ION Mill Station along the CNR corridor.

Instead, the proposed development plan incorporates this east-west multi-use pathway within a

more central route on the site as part of Street One, which would connect between Stirling Avenue

and Borden Avenue and intersect with the site’s north-south multi-use pathway. This is proposed

principally for visibility and site functionality purposes and maintains the PARTS Rockway Plan’s

intent for an active transportation east-west route in this area.

(c) Transit

Section 13.C.3.1 identifies the City “will ensure that all development and/or redevelopment

proposals in areas serviced or planned to be serviced by public transit support the provision of an

efficient, convenient and safe public transit service”. Section 13.C.3.2 directs that the City strive to

“ensure an arrangement of development and streets whereby the maximum walking distance to a

planned or existing transit stop will not exceed 450 metres for 95 percent of residences, places of

employment and community facilities”. Section 13.C.3.12 identifies that the City will apply the

relevant TOD provisions of the Regional Official Plan for the consideration of development and

redevelopment applications for sites served by rapid or higher frequency transit.



Planning Justification Report | 321- 325 Courtland, 230 & 240 Palmer, 30 Vernon (Schneiders) 69
GSP Group | April 2019

Conformity: The proposed applications conform to Section 13.C.3 of the 2014 Kitchener Official

Plan in that the proposed development provides for a transit-supportive development pattern and

form. The site is immediately abutting existing local bus stops at Courtland Avenue and Palmer

Avenue for Route 8, connecting between Downtown Kitchener and Fairway Station. Most of the

site is within a 450 metre walking distance of the existing westbound stop of the crosstown 205

Ottawa iExpress route at the corner of Courtland Avenue and Borden Avenue (and slightly further

to the 205’s eastbound stop at Courtland Avenue and Ottawa Street). The proposed development

form meets the intent of Section 2.D.2 of the Regional Official Plan concerning TOD considerations,

as outlined above in Section 6.5.3 of this Report above.

(d) Active Transportation

Section 13.C.1.2 supports pedestrian and cycling environments that provide “opportunities to walk

and cycle for convenient travel, recreational, health, environmental and economic reasons” through

such means as “integrating pedestrian and cycling facilities into existing, expanded and new

development areas” and “providing pedestrian and cyclist connections to transit stops”. Section

13.C.1.13 requires “new, multi-unit residential, commercial, industrial, office and institutional

developments” to provide secure bicycle parking and encourages the provision of shower and

change facilities for commuters. Section 13.C.1.6 encourages a mix of land uses to accommodate

opportunities for walking to work and services without the need for driving or transit. Section

13.C.1.4 identifies that pedestrian-friendly streets will be designed by providing sufficiently wide

sidewalks, minimizing conflicts with vehicular traffic through street design, and providing for more

attractive, comfortable and safe streetscapes.

Conformity: The proposed applications conform to Section 13.C.1 of the 2014 Kitchener Official

Plan as the proposed development plan will provide safe and direct active transportation routes

through the site, in both north-south and east-west directions, with new public streets and two multi-

use pathways. The compact, mixed-use nature of the development lends to moving by foot or bike

to and from the site between land uses on and surrounding the site. The new public streets are

provided with sidewalks on both sides and shared bicycle lanes. Driveway crossings of the public

sidewalks are coordinated between multiple building sets to limit their extent. The residential and

employment buildings will provide secure bicycle parking areas and employment buildings are to

provide commuter facilities, per the recommendations of the TDM Report and as required by the

proposed zoning.

(e) Transportation Demand Management

Section 13.C.7.1 establishes the City’s support for the Region’s TDM policies and initiatives.

Specifically, Section 13.C.7.3 identifies “the incorporation of Transportation Demand Management

measures” may be required and Section 13.C.7.4 contemplates “reduced parking requirements for

development and/or redevelopment in accordance with Policy 13.C.8.2 where a comprehensive

Transportation Demand Management Report is submitted to the satisfaction of the City”. Section

13.C.8.6 specifically identifies that the City will develop a parking reduction strategy for land within

Major Transit Station Areas to recognize and encourage rapid transit use.
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Response: The proposed applications conform to Section 13.C.7 of the 2014 Kitchener Official

Plan as the proposed development incorporates several TDM measures as part of a

comprehensive program. Paradigm’s TDM Report identified options for both pre-occupancy

strategies (including additional bicycle parking, shower and change facilities, and shared parking)

and post-occupancy strategies (Travelwise memberships, on-site TDM coordinator, car share

programs, unbundled parking, and paid parking) for consideration as part of a TDM program. The

proposed zoning includes reduced minimum parking requirements for residential and non-

residential uses, reduced from that of the in-force By-law 85-1 but in keeping with the direction of

the draft CROZBY by-law. The proposed development currently provides more parking than these

reduced minimum parking requirements, but the proposed zoning provides for flexibility moving

forward and reflects the general intent of the PARTS Rockway Plan to reducing the need for parking

and supporting transit use. The extent of the proposed reductions is supported by Paradigm’s TDM

Checklist which demonstrated eligibility for a parking reduction of approximately 46% for residential

space and 62% for the commercial and office space, respectively, under the City’s TDM PARTS

program. The reduced minimum parking requirements are also supported by minimum

requirements for bicycle parking facilities (residential and non-residential) and shower/change

facilities (non-residential) that are in keeping with the direction of the draft CROZBY by-law.

6.6.12 Noise and Railways

Section 6 of the 2014 Kitchener Official Plan concerns policies related to compatibility and safety

concerning noise and railways. Section 6.C.3.9 identifies that City “will encourage the minimization

of noise levels in the urban environment, particularly where sites are located adjacent or near

sensitive land uses, by supporting the use of mitigation techniques such as building orientation,

location of open spaces relative to noise sources and other internal or external noise attenuation

measures”. Section 6.C.3.14 identifies that required noise studies are to “recommend design

solutions that avoid or minimize noise barriers along with addressing any other noise attenuation

measures which may be needed, to the satisfaction of the City, Region and the Province”. Further

to Section 6.C.3.18 requires that “proposed development or redevelopment adjacent to railways

will ensure that appropriate safety measures such as setbacks, berms and security fencing are

approved to the satisfaction of the City in consultation with the appropriate railways”.

Conformity: The proposed applications conform to Section 6 of the 2014 Kitchener Official Plan

given the proposed development is supported by the completion of required assessment studies

and incorporates mitigation measures concerning noise sources and the abutting railway. The

Noise and Vibration Feasibility Study prepared by RWDI concludes the proposed development is

feasible from a noise impact perspective with mitigation measures and warning clauses in certain

locations, as outlined in Section 5.4 of this Report. The proposed development incorporates

appropriate safety measures to the CNR rail line including a 15 metre setback, crash walls for the

portion of the above-grade parking structure where it is within the 15 metre setback, and boundary

fencing.
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6.6.13 Brownfields

Section 6.C.4.2 require the completion of a Record of Site Condition for development on or adjacent

to known contaminated sites and Section 6.C.4.3 requires the submission of an Environmental Site

Assessment for change in use where such proposals are “proposed on, or adjacent to, a known or

potentially contaminated site as identified required by the Region”. Section 6.C.4.4 further identifies

the City will defer decision on such applications until “notification is received from the Province

and/or Region that the Environmental Site Assessment and/or Record of Site Condition is/are

satisfactory” and final planning approvals with be withheld “until the Province has provided

confirmation that the lands have been made suitable for the proposed use”.

Conformity: The proposed applications conform to Sections 6.C.4.2 and 6.C.4.3 of the 2014

Kitchener Official Plan as it concerns environmental assessment processes and documentation.

Pinchin has completed Environmental Site Assessments for the entire site and is currently

proceeding with the Record of Site Condition process. In respect to Section 6.C.4.4, a holding

provision in the proposed zoning requires a Record of Site Condition prior to lifting for the

development of residential or other sensitive land uses.

6.7 City of Kitchener Official Plan (1994)

This section outlines the relevant sections of the 1994 Kitchener Official Plan concerning the Mill

Courtland Woodside Park Secondary Plan that are in effect. As noted above, all existing Secondary

Plans from the 1994 Kitchener Official Plan were deferred as part of the adoption of the 2014

Kitchener Official Plan and thus remain applicable. Section 2 (Part 1) of the 1994 Official Plan

indicates that “the Official Plan must conform to the Regional Plan while all the other Plans and By-

Laws must conform to the Official Plan”. The below sub-sections address the relevant 1994

Kitchener Official Plan policies for the site and the proposed applications and assess the conformity

of the latter with these policies.

6.7.1 Land Use

The site is designated “General Industrial” on the Mill Courtland-Woodside Park Secondary Plan

on Map 12 of the 1994 Official Plan (see Figure 18). These policies are relevant to the site as the

2014 Kitchener Official Plan defers to the existing secondary plans until they are amended or

replaced. The General Industrial designation applies areas that typically apply in the inner areas

and older established industrial areas of Kitchener and allow for a broad range of industrial uses

as well as industrial-supporting uses and service commercial uses. For the Mill Courtland-

Woodside Park area, Section 13.4.3.4 (Part 2) directs that the General Industrial policies are meant

to provide for the continuation of several large heavy industrial uses (such as the Schneiders factory

and located near Courtland Avenue, but not permit new heavy industrial uses unassociated with

these existing functions. The eastern portion of the site (321-325 Courtland Avenue) has additional

site-specific permissions related to the food processing and office functions on the site.

Conformity: The proposed non-industrial uses of the proposed development are not permitted by

the existing policy of the 1994 Kitchener Official Plan. The existing General Industrial designation
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on the site, a site within a Major Transit Station Area per the Growth Plan and Regional Official

Plan, does not conform to the intent of these policy documents concerning, among matters,

providing for a diverse mixture of land uses and a density that supports transit-use.

Accordingly, the proposed Official Plan Amendment will bring the site into conformity with the

Growth Plan and Regional Official Plan. It will redesignate the site from the existing General

Industrial designation to “Mixed-Use Corridor”, “High Density Multiple Residential”, “Medium

Density Multiple Residential” and “Neighbourhood Park” designations with special policies to allow

the proposed development. The extent and policies of the proposed designations are in keeping

with the direction of the approved PARTS Rockway Plan, although with some deviations regarding

the specific nature of the proposed development. The justification of the proposed applications

concerning the PARTS Rockway Plan is outlined in Section 6.8.3 of this Report.

6.7.2 Natural Hazards

Part of the site’s western portion is identified as “Flood Fringe” on Map 13 of the 1994 Kitchener

Official Plan (see Figure 19). These policies are relevant to the site as the entirety of the Natural

Hazards policies in the 2014 Kitchener Official Plan are under appeal. Section 13.4.2.1 (Part 2) of

the 1994 Kitchener Official Plan designates the flood plain of Schneider Creek and the Shoemaker

Greenway within the area as a “Two-Zone Flood Plain Policy Area”. Within such areas, Section 7.4

(Part 1) sets limits on potentially sensitive land uses within the floodplain:

Development in the flood fringe will be restricted to infilling, redevelopment or replacement of

existing buildings or structures and major additions or alterations to existing buildings as of

December 1993. Development in the floodway shall be restricted to minor expansions and

minor alterations to buildings existing as of the date of adoption of this Plan, provided no new

dwelling units are created.

Further, Section 13.2.2.2 (Part 2) identifies that underground parking garages will be permitted

within the flood fringe in certain designations “provided that such underground parking facility is

floodproofed to the Regulatory Flood elevation and safe access is maintained during times of

severe flooding”.

Conformity: The 2014 Kitchener Official Plan provides updated policy direction as it concerns

development within floodplain areas, particularly Two-Zone Policy areas; however, these policies

are currently under appeal. The “Update of Schneider Creek Floodplain Mapping and Two-Zone

Policies” on behalf of the GRCA in 2016 refined the floodplain mapping and policy direction as part

of the PARTS Rockway Plan process. The proposed Official Plan Amendment for the site will bring

forward the appealed language of Section 6.C.2.9 in the 2014 Official Plan (which allows

development and redevelopment in the flood fringe subject to appropriate floodproofing standards)

and amends Map 12 of the 1994 Official Plan to reflect the updated flood fringe mapping as it

concerns the site.
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Portions of the site do remain under the “Flood Fringe” as part of the Two-Zone approach in this

Update. Stantec’s Stormwater Management Report has concluded that new and retained buildings

are flood proofed above the Regional floodline and that negative effects to the site or floodway are

not expected due to potential blockages in the Shoemaker Creek culvert recognizing regular

maintenance.

6.8 PARTS Rockway Plan

Kitchener’s Planning Around Rapid Transit Stations (PARTS) plans provide a more land use and

design direction for each of the ION Station Areas within Kitchener. They are meant to provide more

specific land use policy direction from that of the general Major Transit Station Area policies in the

Regional Official Plan and the 2014 Kitchener Official Plan. The PARTS Rockway Plan was

approved by City Council in December 2017 but has not yet been implemented through

amendments to the Official Plan and Zoning By-law.

6.8.1 Station-Wide Strategies

The PARTS Rockway Plan was formulated based on a series of “Station-Wide Strategies” that sets

the framework for capitalizing on the LRT investment through land use and development patterns.

This basis includes the following five strategic themes, each of which has a nested series of more

specific strategies. The five themes include:

1. Creating a transit-supportive development pattern.

2. Designing streets as places.

3. Creating a strong park and open space network by improving connections between

existing open spaces and providing a range of new open spaces.

4. Designing buildings that support placemaking and deliver an interesting and varied built

environment.

5. Seamlessly integrating parking and servicing into a pedestrian-friendly and transit-

supportive environment.

Response: The proposed applications support these broad strategies for the Rockway Station

Area. The proposed intensity of use and connected circulation pattern will support public transit use

and active transportation. The proposed development’s design incorporates new public streets that

are meant to be tree-lined with pedestrian walkways and multi-use pathways. It incorporates an

integrated publicly-accessible park and plaza leading to Kent Street with intersecting multi-use

pathways crossing the site. The street-oriented massing form with low-rise, mid-rise and high-rise

forms is complemented by a varied, attractive architecture that will be refined through the detailed

design process.
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6.8.2 Key Directions

A series of “Key Directions” provides the general direction for land use and built form within the

PARTS Rockway Plan. For the site, Key Direction #8 calls for the “reurbanization of the former

Schneiders site” as a higher intensity mixed-use development of residential and non-residential

uses. Other Key Directions for the immediately surrounding area include the re-investment and

redevelopment of the employment area to the south across the CNR corridor; the redevelopment

of land between Stirling Avenue and Madison Avenue to the west; the conservation of the character

of the existing pockets of low-rise neighbourhoods surrounding the site to the north and east; the

gradual evolution of the employment area to the northeast; and higher intensity “Focus Areas”

immediately surrounding the ION Borden and Mill Stations. Key Direction #8 for the site provides a

set of eight area-specific land use and design strategies for the ultimate form of development.

Response: The proposed applications and preliminary development plan implement the area-

specific directions of the PARTS Rockway Plan as they concern the site, as follows:

a) Implement a framework of new land use permissions on the site to accommodate a mix of

housing, innovation employment and supportive commercial uses.

The proposed Official Plan Amendment and Zoning By-law Amendment allow for this

intended mix. They allow a mixed-use frontage in a mid-rise form along Courtland that

progresses west to east from residential (or residential with at-grade permissions) between

Palmer and Kent to mixed office and retail from Kent to Borden. They allow for mid-rise

residential uses at the western portion of the site closest to Stirling Avenue, including

apartments and stacked townhouses. They allow for a cluster of “innovation” employment

uses at the Courtland and Borden corner utilizing the retained Office, Distribution and

Garage buildings on the site. They allow for neighbourhood-servicing commercial uses

within the employment cluster and mixed-use areas along Courtland and Borden.

b) Through redevelopment, a significant new on-site park should be provided. The park should

be designed and oriented to establish a connection between Kent Avenue and the

Shoemaker Creek corridor, provide amenity for on- and off-site users, and help celebrate

the history of the site.

The Draft Plan of Subdivision includes a new half-hectare public park along the southern

boundary that links to the intended multi-use pathways on the site and the broader trail

system. The public park would connect to a publicly-accessible, privately owned and

maintained urban plaza that draws people to Kent Avenue. These two spaces provide for a

range of recreation spaces and activities that accommodate different users and interests,

with accentuating finishes and details that can reflect the site’s industrial heritage at the

time of detailed design.

c) As part of the redevelopment of the site, a logical network of streets and blocks should be

provided. This may include the extension of adjacent streets into the site and connections

via a logical network of public or private internal streets. Alternate right-of-way widths and

standards may need to be considered as long as services, utilities and amenities can

appropriately be provided.
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The Draft Plan of Subdivision incorporates a new on-site public street system that extends

Palmer and Kent into the site, connecting to an internal new mid-block public street as the

main street of the new development. These new streets break the site into smaller

development blocks with private driveways and roadways accessing these new public

streets rather than the existing bounding public streets of Courtland and Borden.

d) Building height step-backs should be included in the zoning and design of buildings along

Courtland Avenue, particularly for portions of buildings above four storeys. Attention should

be given to the appropriate design of other mid-rise building areas on the site.

The proposed development plan provides for this transition to Courtland. Existing buildings

on Block 1 are to remain and new buildings are limited to six storeys. On Block 2, the

proposed new buildings between Palmer and Kent along Courtland include a low-rise 5-

storey form with step-backs on the uppermost floor that transitions to a taller 7-storey

portion towards Street One. The proposed MU-2 Zone regulations for Block 2 control upper-

storey height and position above the fifth storey (20 metre setback from Courtland for those

building portions above 18 metres). The proposed MU-2 Zone regulations for Block 3

additionally control transitions to Borden in terms of positioning of those building portions

above the third storey (25 metre setback for those portions above 11 metres in height). The

Urban Design Report provides site-specific urban design guidance for all buildings across

the site, including the other mid-rise buildings.

e) Any buildings nine storeys and above should conform to the City’s Tall Building guidelines

and any related zoning regulations.

The Urban Design Report addresses the Tall Building Guidelines. It provides additional

site-specific urban design guidance for the tall buildings on Block 4 to tailor the Tall Building

Guidelines to the site. The proposed zoning incorporates certain form-related regulations

that reflect the Tall Building Guidelines, such as minimum tower spacing regulations.

f) Locate parking below grade, and / or within structures at the back of the site (subject to

flood fringe policy criteria). Require reduced and shared parking between different uses on

the site. Some surface parking could be considered in certain portions of the site during the

initial phases of development to support the feasibility of new employment uses (in addition

to the existing surface parking facility on the side of Courtland Avenue).

The proposed development plan contains all parking either within underground parking

levels or above-grade structures. The surface parking lot along Borden south of Street One

is meant as an interim condition, redeveloped with a new building and structured parking in

the later phases of the development.

g) Redevelopment should achieve a high standard of environmental (sustainability)

performance and the feasibility of district energy should be studied.

The site provides elements of sustainability naturally from its location, context and intensity.

The proposed redevelopment will retain and re-purpose three existing buildings on the site,

minimizing the need for new construction resources. Proximity to two ION rapid transit

stations and existing local and express bus routes will support the use of public transit by
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residents, employees and visitors, which will be well-connected through a new public street

pattern through the site and multi-use pathways. Sustainable design and construction

practices will be addressed at the time of detailed building design, when firmer detailed

plans are known. A district energy system is not being explored at this time.

h) The site should incorporate green infrastructure, including on-site urban stormwater

management features.

Street One is designed with Low Impact Development (LID) measures, including permeable

paving, central median bio-gardens, and perforated storm pipes under the central median.

The public park, urban plaza, and other landscaped areas on the site will be utilized as

infiltration areas for a clean water collection and discharge system.

6.8.3 Preferred Land Use Plan

The preferred land use plan in the PARTS Rockaway Plan calls for the mixed-use redevelopment

of the former Schneiders site, including employment, multiple residential, and mixed-use buildings

(see Figure 20). Four land use designations apply to the site: “Innovation Employment”, “Mixed-

Use Medium Density”, “High Rise Residential”, and “Mid-Rise Residential”. The intent is that these

designations would form the basis for the future City-initiated Official Plan Amendment implements

the PARTS Rockway preferred land use plan and other key policy directions.

The Innovation Employment designation applies to the area around the Courtland and Borden

intersection and extending along Borden to the railway. This designation is intended predominantly

for office and high-tech manufacturing, including both large and small buildings, as well as

opportunities for street related retail and restaurant uses to provide amenity. The Floor Space Ratio

is meant to be between 0.6 to 2.0 and the maximum building height is 6 storeys.

The Mixed-Use Medium Density designation lines the remainder of the site’s frontage portion along

Courtland Avenue. This area is intended for a mixture of office, residential and retail uses with

active uses at street level in a general form between 5 and 8 storeys in height, with parking in

underground garages. The Floor Space Ratio is meant to be between 1.0 to 2.0 and the maximum

building height is 8 storeys.

The High Rise Residential designation is on the eastern portion of the site’s southern boundary

shared with the CNR Railway edge, located away from the Courtland frontage. This area is intended

for taller residential buildings greater than 8 storeys, building bases oriented to line streets and

parks, and parking in underground garages. The Floor Space Ratio is meant to be between 2.0 to

4.0 and there is no maximum building height.

The Mid-Rise Residential designation is located to the west of the High Rise Residential

designation, along the boundaries with the CNR Railway and Stirling Avenue. This area is intended

for mid-rise residential buildings with buildings between 4 and 8 storeys in height, buildings oriented

to line streets and open spaces, and parking in underground garages. The Floor Space Ratio is

meant to be between 1.0 to 2.0 and the maximum building height is 8 storeys.
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Response: The proposed Official Plan Amendment (and implementing Zoning By-law Amendment

regulations) reflects the general pattern and policy intent of the PARTS Rockway’s preferred land

use plan, although with deviations to account for the intended form of the proposed development

plan. The proposed Official Plan Amendment refines the policies of the existing Mill Courtland-

Woodside Park Secondary Plan as it concerns the site, using that land use designation vocabulary

of the existing Secondary Plan. The proposed designations are tailored to align with intent of the

PARTS Rockway Plan and 2014 Official Plan, allowing for integration into the new Secondary Plan

for the Rockway area as it is prepared.

The below outlines how the proposed designations and zoning follow the intent of the PARTS

Rockway Plan’s preferred land use plan and associated policies.

(a) Overall Site

Official Plan Amendment

The Official Plan Amendment outlines the proposed intent and objectives for the former Schneiders

site reflecting 321 Courtland Ave. Development’s vision and that of the PARTS Rockway for a new

complete, diverse and mixed-use addition to the Rockway community. The proposed general

policies in the Official Plan Amendment concerning street patterns seek to break up the site through

extensions of existing public streets into the site and the provision of a new public street; while the

proposed general policies regarding floodplain matters brings forward the language of the

approved, but appealed, 2014 Kitchener Official Plan as it affects the site.

Zoning By-law Amendment

Further to the specific regulations of the individual zones for each area, the proposed Special

Regulation Provision “A”R though applies generally across the site concerning matters of parking

and the application of zoning. The proposed A”R” Special Regulation Provision:

o Allows the provision of off-site parking anywhere on the site, regardless of zoning, or within

400 metres of the lot. This is an appropriate provision for the comprehensive mixed-use

nature of the proposed development.

o Exempts the adaptively re-used buildings from general planting strip requirements and

parking and loading locations within such spaces, to reflect the existing site condition

concerning the positioning of such buildings.

o Establishes minimum car parking requirements for multiple dwellings, employment-type uses,

and retail and personal uses. These rates are consistent with the general direction of the draft

CROZBY by-law and the PARTS Rockway for lower minimum parking requirements as

compared to By-law 85-1 and are supported by Paradigm’s TDM Report for the complete

applications.

o Establishes minimum bicycle parking requirements for residential and non-residential uses,

and minimum shower and change facility requirements for non-residential uses. These rates

are brought forward from the draft CROZBY by-law and are meant to support the above

minimum parking requirements with a minimum requirement for TDM measures.
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(b) Area 1

Official Plan Amendment

The proposed “Mixed-Use Corridor” special policy reflects the “Innovation Employment”

designation in the PARTS Rockway Plan. The proposed special policy provides for a mixed-

commercial development on Area 1, either in stand-alone or mixed buildings, that cater to

technology-based and creative industries within re-purposed buildings. It allows for office and

supporting manufacturing activities as principal uses together with complementary commercial

uses including retail, restaurants and personal service establishments. It specifically prohibits

residential uses to maintain the employment and commercial function of this area. It intends for

development to provide for a compatible, lower rise form that reinforces the existing and new

bounding public streets with new activities through adaptations of retained buildings and new infill

buildings. It includes a Floor Space Ratio range of 0.6 to 2.0 and maximum height of 6 storeys,

matching that of the PARTS Innovation Employment designation.

The proposed Mixed-Use Corridor designation’s extent on Area 1 is extended somewhat to the

west as compared to conceptual location for the PARTS Innovation Employment designation (into

what is shown as “Mixed Use Medium Density” in PARTS). This is meant to align the designation’s

boundary with the extension of Kent Avenue into the site, providing for a single employment block

that contains the urban plaza per the general open space configuration of the PARTS public realm

plan. This slight deviation has no meaningful effect on the intended pattern per PARTS as the urban

plaza and the proposed commercial use (restaurant) on the subject portion of Area 1 fronting the

Kent Avenue extension are uses contemplated by the PARTS Mixed Use Medium Density

designation. Additionally, the “Mixed Use” designation of the 2014 Official Plan, currently under

appeal but which would presumably form the basis for the PARTS Rockway Secondary Plan,

contemplates both mixed-use and stand-alone buildings. Given these reasons, the departure is

minor in nature and justified for the comprehensive redevelopment of the site.

Zoning By-law Amendment

The proposed MU-2 Zone site-specific provisions for Area 1 tailor the zoning to the above site-

specific policy intent. The “AAA”U Special Use Provision adds further permitted uses that reflect

the “Innovation Employment” intent of the PARTS Rockway Plan. The new “Advanced

Manufacturing Establishment” use and definition reflects a scoped definition of manufacturing

specific to the site, recognizing the interests of not allowing general industrial type uses. The new

“Computer, Electronic, Data Processing, or Server Establishment”, “Conference, Convention, or

Exhibition Facility” and “Research and Development Establishment” are based on draft CROZBY

uses and definitions and provide a further refinement of reasonable technology-based industries

that fit with the innovation employment intent. The “Micro-Brewery” use and definition is also based

on draft CROZBY uses and definition and fits with the supporting commercial function of the

innovation employment area. The prohibition of any form of residential use is appropriate in that it

ensures a mixed employment and commercial function for the site per the PARTS direction.
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The “B”R Special Regulation Provision is rationalized as follows:

a) For the purposes of determination of Yards, the lot line shared with Courtland Avenue shall

be deemed the Front Lot Line

Rationale: this regulation clarifies the application of yard-related requirements given

the block is bounded on all sides by public streets.

b) MINIMUM and MAXIMUM Yard regulations in c) through e) shall not apply to buildings

existing on the land at the time the MU-2 Zone is applied to the land. Additions to such

buildings shall not be closer to the street line than the existing building as it exists at the

time the MU-2 Zone is applied to the land.

Rationale: this regulation reflects the existing positioning of retained buildings on

the block and ensures any additions are positioned flush or behind the face of such

buildings.

c) MINIMUM Front Yard (Courtland), Side Yard Abutting a Street (Borden, Kent): and Rear

Yard (Street One): 1.5 metres

d) MAXIMUM Front Yard (Courtland), Side Yard Abutting a Street (Borden) and Rear Yard

(Street One): 7.5 metres

Rationale: these regulations clarify and refine the “build-to” area of minimum and

maximum yard setbacks to respective streets for the site. The front and side yards

are the same minimum and maximum as the base MU-2 Zone, while the rear yard

is reduced to 1.5 metres given there are no “true” rear yards on the site as the

perimeter is bounded by streets. The design guidelines within the Urban Design

Report provide guidance on desired setbacks within this range for different

buildings and ground floor uses.

e) MAXIMUM Side Yard Abutting a Street (Kent): 7.5 metres, or 10.0 metres where such a

yard contains publicly-accessible landscaped area

Rationale: this regulation allows for an increased maximum setback where the

building faces onto the private urban plaza or similar space.

f) MAXIMUM Building Height: 25.0 metres

Rationale: this regulation reflects a 1.0 metre increase from the base MU-2 Zone of

24.0 metres to reflect the nature of taller commercial floors in mixed-use or stand-

alone buildings.

g) MINIMUM Width of Primary Ground Floor Facade: 50% of the length of abutting street lines,

including all new and existing buildings on the lot

Rationale: this regulation clarifies that the application of minimum ground floor

façade width requirements are to be measured across all existing and new buildings

on the site, and do not change the base MU-2 Zone regulation of 50%.
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h) MINIMUM Floor Space Ratio: 0.6, measured over the entire lot subject to this provision and

including all floor space, both new and existing

i) MAXIMUM Floor Space Ratio: 2.0, measured over the entire lot subject to this provision

and including all floor space, both new and existing

Rationale: these regulations clarify that Floor Space Ratio requirements are to be

measured using all existing and new buildings on the site, and do not change the

range of 0.6 to 2.0 from the base MU-2 Zone regulations.

j) MAXIMUM Gross Floor Area of Retail Space: 4,000 square metres

Rationale: this regulation increases the maximum from 1,000 to 4,000 square

metres recognizing the large size of Block 1 and the intent for supporting retail uses

as part of the mixed employment block per the PARTS Rockway Plan.

(c) Area 2

Official Plan Amendment

The proposed “Mixed-Use Corridor” special policy on Area 2 reflects the “Mixed Use Medium

Density” designation in the PARTS Rockway Plan. The proposed special policy intends generally

for a mid-rise residential development with opportunities for smaller scale retail and personal

services on the ground level in a street-oriented form, in keeping with the PARTS Mixed Use

Medium Density designation. It allows for a range of medium density housing and smaller scale

non-residential uses, including retail, restaurants, personal services, offices, and health offices and

clinics. It intends for a transition in height from the low-rise neighbourhood on the north side of

Courtland and the taller buildings on Block 4 away from Courtland. Also, it directs new buildings to

be massed to the public street edge and have active street-facing frontages. It includes a maximum

height of 8 storeys, matching that of the PARTS Mixed Use Medium Density designation.

The proposed “Mixed-Use Corridor” special policy does depart from the “Mixed Use Medium

Density” designation in the PARTS Rockway Plan concerning maximum floor space intensity. The

proposed special policy includes a maximum Floor Space Ratio of 4.5, greater than the 2.0 Floor

Space Ratio contemplated by the PARTS Mixed Use Medium Density designation. This proposed

intensity reflects the needs associated with a significant brownfield remediation and the

underground parking garages for the entirety of this block parking requirements. There is no change

to the PARTS’ intended mid-rise height of up to 8 storeys and zoning regulations are incorporated

to diminish intensity through step-backs and transitions from Courtland. Given these reasons, the

departure is justified for the comprehensive redevelopment of the site.

Zoning By-law Amendment

The proposed MU-2 Zone site-specific regulations for Area 2 tailor the zoning to the above site-

specific policy intent. Further to the base MU-2 Zone regulations, the “C”R Special Regulation

Provision is rationalized as follows:

a) For the purposes of determination of Yards, the lot line shared with Courtland Avenue shall

be deemed the Front Lot Line
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Rationale: this regulation clarifies the application of yard-related requirements

given the block is bounded on all sides by public streets.

b) MINIMUM Front Yard (Courtland). Side Yard Abutting a Street (Kent, Palmer), and Rear

Yard (Street One): 1.5 metres

c) MAXIMUM Front Yard (Courtland) and Side Yard Abutting a Street (Kent, Palmer): 7.5

metres

Rationale: these regulations clarify and refine the “build-to” area of minimum and

maximum yard setbacks to respective streets for the site. The front and side yards

are the same minimum and maximum as the base MU-2 Zone, while the rear yard

is reduced to 1.5 metres given there are no “true” rear yards on the site as the

perimeter is bounded by streets. The design guidelines within the Urban Design

Report provide guidance on desired setbacks within this range for different

buildings and ground floor uses.

d) MAXIMUM Rear Yard (Street One): 10.0 metres

Rationale: this regulation recognizes a greater setback to Street One to provide

opportunity for greater separation to multi-use pathway on the north side of Street

One and additional space for landscaping efforts.

e) MINIMUM Building Height: 11.0 metres

Rationale: this regulation ensures a minimum building height (4 storeys) reflective

of the general direction of the Mixed-Use Medium Density designation in PARTS

Rockway.

f) MAXIMUM Floor Space Ratio: 4.5

Rationale: this regulation is meant to reflect the high cost associated with

substantial demolition and brownfield remediation and the extent of proposed

underground parking for this block.

g) MAXIMUM Building Height: 34.0 metres, provided that any portion of building with a

Building Height exceeding 18.0 metres is at least 20 metres from the Front Lot Line abutting

Courtland

Rationale: this regulation establishes an 8-storey maximum for building height on

the block, with setback/step-back regulations concerning building height above the

fifth storey. The 8-storey Building C along Street One is maximum height; the other

two buildings along Courtland Avenue are proposed as 5-storeys at Courtland and

rising to 7-storeys closer to Street One. The regulation includes building transition

requirements that limit building heights within 20 metres of Courtland to provide a

transition in height per the general direction of PARTS Rockway.

h) Location of Dwelling Unit: Dwelling units may be located on the ground floor of a Multiple

Dwelling building.
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Rationale: this regulation refines the base MU-2 Zone regulations to allow for

ground floor residential units that assist in providing activity and interest along the

street edge. This also allows for the intended integrated “townhouse” units that line

the edge of the parking garage where it would otherwise be exposed given final site

grades. The design guidelines in the Urban Design Report provide guidance

concerning separation and landscaping in the interests of privacy for such

situations.

i) MAXIMUM Gross Floor Area of Retail Space: 2,000 square metres

Rationale: this regulation increases the maximum from 1,000 to 2,000 square

metres recognizing the large size of Block 2, given the regulation is measured on a

lot rather than building basis.

(d) Area 3

The proposed “Mixed-Use Corridor” special policy for Area 3 reflects the direction of the “Innovation

Employment” designation in the PARTS Rockway Plan for an employment function on the block

within the context of mixed-use permissions including residential uses. The proposed special policy

provides for a mix of office and residential uses, complementing the employment function of Block

1 while providing additional opportunities for higher intensity residential. It intends for development

to be a taller form, but one that provides for a transition from the highest intensity in Area 4 to the

west and the existing low-rise neighbourhood to the east of Borden Avenue. It allows principally for

a range of medium density housing and office uses, together with opportunities for supporting

smaller scale commercial uses such on the ground floor within integrated mixed-use buildings. It

includes policies requiring a minimum amount of non-residential employment space to ensure the

employment function is maintained. It includes a Floor Space Ratio range of between 1.0 to 2.0,

which matches the intent of the PARTS Innovation Employment designation and a maximum

building height of 12 storeys.

The proposed “Mixed-Use Corridor” special policy does depart from the “Innovation Employment”

designation in the PARTS Rockway Plan concerning maximum building height. The proposed

maximum building height of 12 storeys is greater than the 6 storeys contemplated by the PARTS

Innovation Employment designation. This reflects the desire for a building scale that provides a

transition between the high-rise buildings on Block 4 to the west and the low-rise dwellings on the

east side of Borden Avenue, and which better balances the heights flanking the sides of the public

park. The maximum Floor Space Ratio of 2.0 in the PARTS Innovation Employment designation is

maintained on Area 3 with this taller height, so there is no change in the block’s intended intensity.

Zoning By-law Amendment

The proposed MU-2 Zone site-specific regulations for Area 3 tailor the zoning to the above site-

specific policy intent. Further to the base MU-2 Zone regulations, the “D”R Special Regulation

Provision is rationalized as follows:

a) MINIMUM Front Yard (Street One): 1.5 metres
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b) MAXIMUM Front Yard (Street One): 7.5 metres

Rationale: these regulations clarify and refine the “build-to” area of minimum and maximum

yard setbacks to respective streets for the site. The front yards are the same minimum and

maximum as the base MU-2 Zone. The design guidelines within the Urban Design Report

provide guidance on desired setbacks within this range for different buildings and ground

floor uses.

c) MINIMUM Side Yard Abutting a Street (Borden): 4.5 metres

d) MAXIMUM Side Yard Abutting a Street (Borden): None

Rationale: this regulation provides an increased minimum setback to Borden as part of a

minimum transition in form to existing dwellings on the east side of the street. The

maximum regulation is removed to allow design opportunities further building separations

than the 5.0 metres proposed for Blocks 1 and 2, again in the interest of transition.

e) MAXIMUM Floor Space Ratio: 3.5

f) MAXIMUM Building Height: 38.5 metres, provided any portion of a building with a Building

Height exceeding 11.0 metres is at least 25 metres from the Side Lot Line abutting Borden

Rationale: this regulation increases the maximum building height from 24.0 metres to 38.5

metres to reflect the proposed 12-storey building on the development plan. The

establishment of an additional regulation concerning a minimum 25 metres setback of

upper portions of the building above 11 metres (4 storeys) is meant to ensure an

appropriate transition to lower-rise properties to the east side of Borden.

g) MINIMUM Gross Floor Area for Non-Residential uses, not including Retail or Personal

Service uses: 4,000 square metres

Rationale: this regulation ensures a minimum amount of office and office-related

employment activity is provided on the site as part of a mixed-use building in keeping with

the Innovation Employment designation of the PARTS Rockway Plan.

(e) Area 4

The proposed “High Density Multiple Residential” designation for Area 4 reflects the “High Rise

Residential” designation in the PARTS Rockway Plan. The proposed special policy provides for

high density multiple dwellings in taller building forms. The designation is located to achieve a high

residential intensity situated away from the existing low-rise neighbourhoods and using the

opportunity for taller building forms to establish a “buffer” for the site’s internal areas from the

abutting railway. It provides for multiple residential uses as the predominant land use as

opportunities for complementary non-residential uses on the ground floor that are meant to primarily

serve the site and surrounding neighbourhood, such as convenience commercial, day care

facilities, health offices/clinics, personal services, small offices, and small-scale community

facilities. It has no maximum building height, following the direction of the High Density Residential

designation in the PARTS Rockway Plan, and a maximum Floor Space Ratio of 8.0.
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The extent of the proposed High Density Multiple Residential designation is somewhat longer than

the conceptual configuration illustrated in the PARTS High Rise Residential designation. While the

PARTS preferred land use plan is conceptual, the proposed designation extends further to the west

(into what is shown as the Medium Rise Residential in PARTS) and more slightly to the east (into

what is shown as the Innovation Employment in PARTS). This, in part, is meant to maximize the

length of the above-grade parking structure that will shield the internal areas of the development

from the CNR Rail line. This departure does not preclude the achievement of the general intent and

development of Area 5 to the west and Areas 3 and 9 to the east per the PARTS direction.

The proposed High Density Multiple Residential special policy does depart from the High Rise

Residential designation in the PARTS Rockway Plan concerning the maximum floor space

intensity. The proposed maximum Floor Space Ratio of 8.0 is greater than the 4.0 Floor Space

Ratio contemplated by the PARTS High Rise Residential designation. This proposed increase is

justified and appropriate for the comprehensive redevelopment of the site as it:

1. Reflects the high cost associated with the substantial demolition and remediation required

for the site’s redevelopment.

2. Recognizes an appropriate higher “as-of-right” intensity for a High Density Residential

designation within the PARTS Station Area as compared to such designations in greenfield

areas, the latter which do not have the benefit of proximity to higher order transit but under

the existing policy framework have the same base maximum intensity of a 4.0 FSR.

3. Reflects that the entirety of the parking supply (excluding on-street public parking) is

proposed as structured parking, either as underground or above-grade structures, and that

the 4-storey above-grade parking garage providing a specific design function as a rail

buffer accounts for approximately 20% of the Floor Space Ratio anticipated for Block 4.

Zoning By-law Amendment

The proposed R-9 Zone site-specific regulations for Area 4 tailor the zoning to the above site-

specific policy intent. Further to the base R-9 Zone regulations, the “E”R Special Regulation

Provision is rationalized as follows:

a) MAXIMUM Floor Space Ratio: 8.0

Rationale: this regulation is meant to reflect the high cost associated with substantial

demolition and brownfield remediation, the nature of the above-grade parking

structure lining the CNR rail line (which accounts for approximately 20% of the

proposed floor space), and an uplift of intensity for Block 4 within the PARTS area

as compared to similar designations in greenfield areas.

b) MINIMUM Front Yard: 2.0 metres

c) MINIMUM Side Yard: 5.0 metres

Rationale: these regulations are meant to simplify the application of minimum

setbacks of building bases along property edges. Urban design guidelines as part
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of the Urban Design Report for the site provide additional guidance on building

form and are meant to be used in conjunction with these zoning regulations.

d) MINIMUM Building Separation: there shall be a minimum separation of 25 metres between

any portions of buildings exceeding 19.0 metres in Building Height on the same lot.

Rationale: this regulation is meant to establish a minimum separation standard

between building towers on Block 4. Further consideration of tower separation and

other tower matters are meant to be addressed through detailed design utilizing the

guidance of the Tall Building Guidelines.

e) MINIMUM Rear Yard: 0 metres to any portion of a building containing an above-grade

structured parking garage; 15 metres otherwise.

Rationale: this regulation allows zero setbacks for parking garage portions of the

buildings and 15 metres for other portions of the buildings. CNR standards and

guidelines for crash walls and other safety features would need to be addressed at

the time of detailed design.

f) Private Patio Area: Exclusive use patio areas for ground floor level dwelling units are not

required provided common outdoor amenity areas are available with such buildings

g) MINIMUM Landscape Area: 20% of the lot area, which may include landscaped areas on

the rooftops of buildings

Rationale: these regulations provide a more contemporary approach for amenity

areas seen in recent high-rise projects that allows for a combination of balconies

and rooftop terraces for outdoor amenity spaces and landscaping to satisfy the

recreation needs of residents.

(f) Areas 5 and 6

The proposed “Medium Density Multiple Residential” special policy on Areas 5 and 6 reflects the

“Medium Rise Residential” and “Mixed Use Medium Density” designation in the PARTS Rockway

Plan. The special policy intends for low-rise and mid-rise residential building forms with a level of

residential intensity that transitions from the height of the High Density Multiple Residential

designation to surrounding properties on Courtland Avenue and Palmer Avenue. It allows for a

range of medium density housing will be permitted, including stacked townhouses and apartments.

As well, it allows small-scale, locally serving non-residential uses within mixed-use buildings with

public street frontage, limited generally to such uses as personal services, offices, health offices

and health clinics, daycare facilities, social service establishment, and studio and artisan-related

uses. It has a Floor Space Ratio between 1.0 and 2.5 and the maximum building height is 8 storeys.

The PARTS Rockway preferred land use plan generally divides Areas 5 and 6 into two parts

generally by a line extending from the Street One terminus to Stirling Avenue, forming the line

generally between the Medium Rise Residential designation to the south and the Mixed Use

Medium Density designation to the north. The Mixed Use Medium Density designation generally

intends for the same mid-rise form as the Mid-Rise Residential designation in the PARTS Rockway
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Plan with buildings up to 8 storeys in height and a maximum 2.0 Floor Space Rati; however they

are differentiated generally by the intended mix of residential and non-residential uses and ground

floor use. Accordingly, the proposed Official Plan Amendment uses a single designation, Medium

Density Multiple Residential designation, for the site with distinctions between Area 5 and 6 through

special policies.

Area 5 including and to the south of the private roadway from Street One is generally shown as

“Medium Rise Residential” in the PARTS Rockway Plan. The proposed Medium Density Multiple

Residential special policy provisions noted above reflect this general direction in terms of the mid-

rise residential focus and building heights. While the proposed Official Plan Amendment allows

supporting non-residential uses within mixed-use buildings having public street frontage, Area 5

would be generally precluded from such uses given buildings would not have direct public frontage.

Area 6 to the north of the private roadway is shown generally as “Mixed Use Medium Density” in

the PARTS Rockway Plan. This area is complicated by a fragmented ownership pattern in that

most of the Courtland Avenue frontage west of Palmer Avenue, where commercial uses could be

reasonably expected and supportable, is owned by others. Nothing in the PARTS Mixed Use

Medium Density or in the Mixed Use designation in the 2014 Official Plan (under appeal in its

entirety) requires commercial space as part of a mixed-use building. Rather, mixed-use buildings

are encouraged but stand-alone residential buildings are also permitted. The proposed special

policies allow for supporting non-residential uses including office and retail space within mixed-use

buildings having public street frontage reflect the Mixed Use Medium Density designation,

recognizing such situations are expected to be limited to the short frontage on Palmer Avenue.

Zoning By-law Amendment

The proposed R-8 Zone site-specific regulations for Areas 5 and 6 tailor the zoning to the above

site-specific policy intent. The “CCC”U Special Use Provision allows for smaller-scale non-

residential uses as part of the mixed-use buildings in Area 6 per the proposed Official Plan

Amendment. Further to the base R-8 Zone regulations, the “F”R Special Regulation Provision is

rationalized as follows:

a) MINIMUM and MAXIMUM Floor Space Ratio: 0.6 and 2.0, respectively, which is to be

measured across the total area of the Lots subject to the “F”R Special Regulation Provision.

Individual Lots may exceed the MAXIMUM provided, up an individual Floor Space Ratio of

2.5 provided the MAXIMUM of 2.0 is met across the entirety of land subject to this provision.

Rationale: this regulation does not alter the maximum floor space intensity per the

PARTS plan, but rather allows the intensity to be measured across all of Areas 5

and 6 subject to the zone, regardless of property line. This recognizes the intent

for mid-rise apartments closer to Courtland and stacked townhouses closer to the

CNR rail line, as well as the inclusion of the private driveway within Area 5

although it serves both Areas 5 and 6.

a) For the purposes of determination of Yards, the lot line shared with Palmer Avenue shall

be deemed the Front Lot Line
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Rationale: this regulation clarifies the application of yard-related requirements

given the block has multiple frontages.

b) MINIMUM Lot Width: 12.0 metres

Rationale: this regulation recognizes the narrow configuration of Block 5 where it

connects to Street One for a private driveway access.

c) MINIMUM Front Yard: 6.0 metres, or 3.0 metres with non-residential uses at grade

Rationale: this regulation establishes a distinction between stand-alone residential

buildings in keeping with surrounding properties and mixed-use buildings with

ground floor commercial uses that are desired closer to the street.

d) MINIMUM Side Yard:

i. 1.5 metres for buildings 13.5 metres or less in Building Height; or

ii. 3.0 metres for buildings greater than 13.5 metres in Building Height, but 7.5 metres

to the lot line shared with a property containing an existing residential building.

Rationale: these regulations provide more contemporary zoning regulations for

low- and mid-rise housing forms, generally distinguishing between housing forms

that are 4 storeys and less or greater than 4 storeys.

e) MINIMUM Building Height: 10.5 metres

f) MAXIMUM Building Height: 27.5 metres

Rationale: these regulations establish a minimum building height for a lower mid-

rise form (3 storeys) and a slightly increased maximum building height (27.5 metres

as compared to 24 metres) to reflect contemporary heights for 8-storey buildings.

g) Private Patio Area: Exclusive use patio areas for ground floor level dwelling units are not

required provided outdoor common amenity areas are available as part of such buildings

and/or private amenity areas are provided entirely above grade as balconies or terraces

with access directly from the interior of individual dwelling units.

h) MINIMUM Landscape Area: 20% of the lot area, which may include landscaped areas on

the rooftops of buildings

Rationale: these regulations provide for a more contemporary approach for amenity

areas as seen in similar projects allowing for a combination of balconies and

rooftop terraces for outdoor amenity spaces.

(g) Area 7

Official Plan Amendment

The proposed “Neighbourhood Park” on Area 7 implements PARTS Rockway Plan direction for

each major, large-scale redevelopment to include a new public open space. Although Area 7 is

designated “Innovation Employment” in the PARTS Rockway Plan’s preferred land use plan, this

plan does not specifically designate locations for new parks. The Area 7 park together with the

urban plaza in Area 1 reflects an open space configuration in keeping with that shown on the “Public



Planning Justification Report | 321- 325 Courtland, 230 & 240 Palmer, 30 Vernon (Schneiders) 91
GSP Group | April 2019

Realm Framework Map” in Section 7 of the PARTS Rockway Plan, which specifically contemplates

“possible public/private spaces” and a range of amenities that cater to different users and needs.

Zoning By-law Amendment

The proposed Public Park Zone (P-1) for Block 7 is a standard zone for municipally-owned

neighbourhood parks.
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7. Conclusions

321 Courtland Ave. Developments Inc. is proposing the redevelopment of the former Schneiders

site in Kitchener as a large scale, mixed-use redevelopment that will transform the site in keeping

with the direction of the recently approved PARTS Rockway Plan. New public street extensions

into the site are meant to integrate the site with the surrounding street fabric and break down the

large block into smaller blocks. The residential mix will include mid-rise and high-rise apartment

buildings, stacked townhouses and mixed-use buildings accommodating in the order of 5,200 new

residents. Re-purposed buildings for creative industries together with new building floor space is

meant to contribute to the development’s vibrancy with around 750 new employees in such spaces.

An integrated series of open spaces will include a park and plaza as an integral component of this

new urban neighbourhood.

Applications for an Official Plan Amendment, Zoning By-law Amendment, and Draft Plan of

Subdivision are required to allow the development. The Official Plan Amendment would change

the “General Industrial” designation applicable to the entire site to mixed-use, employment,

residential, and park designations, together with site-specific policies, to reflect intent and vision of

the proposed site master plan. The Draft Plan of Subdivision would establish a new east-west public

street running through the site into which the extensions of Kent Avenue and Palmer Avenue would

connect, which would create nine development blocks for residential, non-residential, and public

park uses. The Zoning By-law Amendment would rezone each of the development blocks from the

existing “General Industrial (M2) Zone” applicable to the site to new zones corresponding to the

proposed Official Plan designations and including site-specific regulations tailored to the proposed

site master development plan and building forms.

In our professional planning opinion, the proposed applications are justified and represent good

planning. They are consistent with the Provincial Policy Statement, conform to the Growth Plan for

the Greater Golden Horseshoe, and conform to the Region of Waterloo Official Plan and Kitchener

Official Plan as outlined in Section 6 of this Report. Currently, the existing sections of the 1994

Kitchener Official Plan and By-law 85-1 that the applications seek to amend are inconsistent with

the PPS, do not conform to the Growth Plan, and do not conform to the 2014 Kitchener Official

Plan, particularly given the policy direction for Major Transit Station Areas to be mixed-use, dense

and transit-supportive. Per the applicable Provincial, Regional and City policy direction, the

proposed applications and the resulting development will:

o Intensify an existing brownfield site within the Built-Up Area of Kitchener in keeping with

Provincial, Regional and City growth management policies;

o Provide for a complete and mixed land use pattern that includes residential, office and retail

uses together with supporting park and outdoor recreation spaces;

o Accommodate a compact development pattern that efficiently uses existing roads and

servicing infrastructure abutting the site and support existing public facilities and community

resources in the surrounding neighbourhood;
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o Support the use of surrounding local and rapid transit systems with a transit-supportive form

and intensity in keeping with the direction for Major Transit Station Areas.

o Provide for a diversity of housing options in different forms, types and sizes and includes

consideration of dedicated affordable housing stock as part of the housing composition;

o Establish a transportation pattern on the site consisting of new public streets, sidewalks and

multi-use pathways that will accommodate direct movements for all travel modes and will

particularly support active transportation;

o Establish an open space system on the site that meets the Official Plan’s intent of providing

sufficient green spaces and recreation opportunities, which recognizing a broader objective

of the Official Plan of encouraging investment and intensification on an existing brownfield

site;

o Implement the direction contemplated by the approved PARTS Rockway Plan, including the

general land use mix, building forms, and transitions;

o Incorporate sustainability naturally from the site’s location and context, which will be built on

and refined through site and building level considerations at the time of detailed design;

o Satisfy the test for the conversion of existing employment lands per Provincial policy,

recognizing the ION Station Areas are directed as areas of transition by interim City policy;

o Provide a quality urban design that supports a pedestrian-scaled and oriented environment

with zoning standards concerning transitions and fit with the surrounding neighbourhood;

and,

o Implement safety measures concerning the abutting rail line through the site and building

measures.
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RECORD OF PRE-SUBMISSION CONSULTATION 
City of Kitchener 
Community Services Department 
Planning Division, 6

th
 Floor 

200 King Street West 
Kitchener, Ontario  N2G 4G7 
Phone: 519-741-2426 
Fax: 519-741-2624 

 
________________________________________________________________________________ 
 
The purpose of the Pre-Submission Consultation meeting is to review a proposed development and 
identify the need for, and scope of, the other information and materials necessary for a thorough and 
complete review of the proposal.  This Record of Pre-Submission Consultation documents the 
required other information and materials that must be submitted in conjunction with the application 
form and fees.  It will be used by Planning Staff to determine whether the application is complete. 
 
This Record of Pre-Submission Consultation only applies to the proposal as described below and/or 
as provided for in the attached concept plan. Unless otherwise approved by the Director of Planning 
or his/her delegate, this Record of Pre-Submission Consultation shall be valid for one year from the 
date of the Pre-Submission Consultation Meeting. 
 

 
This Record of Pre-Submission is CONFIDENTIAL. 

 

  
Date of Pre-Submission Consultation Meeting: December 12, 2017 
 
Address: 321-325 Courtland Avenue East, 230 & 240 Palmer Avenue, 30 Vernon Avenue  
 
Planner / Staff on File: Garett Stevenson 
 
Present: Garett Stevenson, Adam Clark, Karen Leasa, Mark Parris, Brian Bennett, Faranak 
Hosseini, Dave Seller, Katie Pietrzak, Lauren Nelson, Brandon Sloan, Barbara Steiner, Lenore 
Ross, Trisha Hughes (GRCA), Richard Parent (RMOW), Glenn Scheels (GSP), Heather Price 
(GSP), Russell Fleischer (Turner Fleischer), Kevin Fergin (Stantec), Vanessa Marshall 
(Pinchin), Lindsay Shepherd (Pinchin)  
 
Applicant: Glenn Scheels (GSP), Heather Price (GSP) 
 
Owner: Auburn Developments  
 
Type of Applications: Official Plan Amendment, Zone Change, & Plan of Subdivision 
 
Pre-Submission Fee in the amount of $2132.00 has been paid in full. Receipt # 185089 & 
185090 
 

 
PART I. SUMMARY OF PROPOSAL 
 
Auburn Developments has purchased the former Schneider’s factory and is proposing an Official 
Plan amendment, Zone Change, and a plan of subdivision to redevelop the lands with a mix of uses, 
including residential. 



 

 

 
The proposed redevelopment concept includes;  

 Demolishing most of the current buildings on site, 

 Retaining buildings near the intersection of Courtland and Borden for reuse as employment 
and commercial building, including 100,000-150,000 square feet of space for office, 
technology firms, commercial and restaurant uses, 

 Extending Palmer Avenue and Kent Streets into the site, and creating a new public east/west 
street connecting to Borden Avenue, 

 New open space areas, including a large common or plaza on the east side of Kent Street, 

 Retaining the Schneider Creek tributary in a culvert condition under the site,  

 Retaining existing parking areas at the south end of the site adjacent to the railway and 
across Courtland Avenue as an interim use for non-residential parking,  

 Six new residential towers of up to 20 storeys each with approximately 1500 units, 

 A series of midrise buildings which are 4-8 storeys in height and contain approximately 400 
units, and  

 A cluster of townhouses, stacked townhouses, and back-to-back residential uses, with 
approximately 300 residential units, at the north end of the site. 

 
  



 

 

PART II. DEPARTMENT / AGENCY COMMENTS 
 
The following constitutes the minutes of Pre-Submission Consultation Meeting and provides a 
summary of the comments and concerns raised by the various commenting agencies and divisions.  
 

a. Planning Comments 
Comments Provided By: Garett Stevenson & Lauren Nelson  
 
Official Plan  

 The City’s new Official Plan was adopted and approved in 2014. Portions of the new 
Official Plan are in effect with other portions remaining under appeal at the Ontario 
Municipal Board. 

 The subject lands are located within a Major Transit Station Area. The planned function 
of the Major Transit Station Areas is to support transit and rapid transit and it is intended 
that they achieve a mix of residential, office, institutional and commercial uses. They are 
also intended to have streetscapes and a built form that is pedestrian-friendly and transit-
oriented (the Major Transit Station Area policies are currently under appeal, although the 
amendment for Special Policy #58 is in effect).  

 During the review of the new Official Plan, the City’s Secondary Plans were deferred to 
allow for the completion of the City’s Planning Around Rapid Transit Stations (PARTS) 
project.  

 Official Plan Amendment 101 provides interim policy direction for how development 
applications will be evaluated until such time as the City completes the Planning Around 
Rapid Transit Stations (PARTS) implementation process. 

 
Planning Around Rapid Transit Stations (PARTS)  

 The intent of PARTS is to determine the most appropriate land uses, streetscapes, 
infrastructure requirements and transportation plans within an approximate 10 minute 
walk of the ION rapid transit station stops. The subject site is located within the Council-
approved PARTS Rockway Plan. The vision for redevelopment on the subject lands 
includes the following:  

o Achieve a mix of housing, innovation employment and supportive commercial 
uses. The plan also includes policies about the location and orientation of these 
uses on the site. 

o Neighbourhood scale commercial uses such as retail, restaurants, and personal 
services should be located within the mixed use and innovation employment land 
use and focused along Courtland Avenue and near parks. 

o Staff note the proposed concept plan differs from the Council-approved Rockway 
land use plan. The location of the proposed restaurant and residential building “I” 
are within lands intended for parks and open spaces. Further, the surface parking 
lot shown on the concept plan for future development is also located within the 
area intended for innovation employment land uses.  

o Significant on-site park lands should be provided and oriented to connect Kent 
Avenue and the Shoemaker Creek corridor. 

o Consider opportunities for a multi-use trail to connect the Iron Horse Trail at 
Courtland Ave East and Stirling Ave to the Mill LRT Stop. The PARTS plan 
shows a possible alignment along the rail corridor; however if a parking structure 
is proposed in that area, consider other opportunities for multi-use trail 
connections through the site. 

o The Plan includes policies for a streetscape master plan along Kent Avenue as a 
complete street with dedicated bike lanes, slowed traffic, improved intersection 
crossings and coordinated street furnishings. The extension of Kent Avenue into 



 

 

the subject site should provide a high quality streetscape and be designed to 
integrate with a complete street. 

o Reduced parking minimum standards, shared on-site parking and other 
Transportation Demand Management (TDM) measures are encouraged. The 
City’s PARTS TDM Checklist could be used as part of the justification for site 
specific parking reductions.  The applicant and file planner may also want to 
consider the direction proposed for motor vehicle parking requirements, visitor 
parking requirements, electric vehicle parking, and bicycle parking requirements 
in the first draft of the City’s new zoning by-law (CRoZBy). 

o Parking should be located below grade or in structures oriented toward the rail 
corridor. 

o Redevelopment should achieve a high standard of environmental performance 
and the feasibility of district energy should be studied. The site should also 
incorporate green infrastructure, including on-site urban stormwater management 
features. 

 The preferred PARTS land use plan provides high level direction for future land use 
designations:  

o Medium Density Mixed Use  
 FSR 1-2,  
 A mix of office, residential and retail uses  
 Active uses at street level such as stores, restaurants and services  
 Generally between 5 and a maximum of 8 storeys in height  
 Parking is accommodated underground  

o High Rise Residential 
 FSR 2.0 - 4.0 
 Residential buildings greater than 8 storeys 
 Residential at street level with larger setbacks than mixed-use buildings 
 Building bases oriented to line the streets and parks 
 Parking is accommodated underground 

o Medium Rise Residential 
 FSR 0.6 – 2.0 
 Residential buildings between 4 and a maximum of 8 storeys in height 
 Residential at street level with larger setbacks than mixed-use buildings 
 Building bases oriented to line the streets and parks 
 Parking is accommodated underground 

o Innovation Employment 
 FSR 0.6 – 2.0 
 A maximum of 6 storeys in height 
 Predominantly office and high-tech manufacturing 
 Potential for both large and small buildings 
 Opportunity for street related retail and restaurant uses to provide 

amenity 
 

Zoning By-law 

 The property is currently zoned M-21R 155U 159R to accommodate the previous 
industrial use.   

 
 Comprehensive Review of the Zoning By-law (CRoZBy) 

 The City’s Comprehensive Review of the Zoning By-law (CRoZBy) project is well 
underway to update the By-law and implement the new Official Plan within the next 
several years. Depending on the timing of a complete application, the applicant should 
be advised that the existing zoning requirements could change. A complete first draft of 



 

 

the proposed zoning by-law is available on the project website 
(www.kitchener.ca/crozby).  

 
Official Plan Amendment 

 Supporting materials should illustrate and identify how the proposal achieves the 
objectives of the Official Plan including the overall goal of a healthy and complete 
community, as well as objectives of the PARTS Rockway plan.  

 Land use should be organized in accordance with the PARTS Rockway land use plan, 
including the location of innovation employment land uses and linear parks and open 
spaces through the site to achieve public realm objectives. 

 Further, the innovation employment land use is new and staff continues to consider how 
this new land use designation would be integrated with the City’s Official Plan.  

 
Zone Change 

 Site specific zoning should address the location and orientation of neighbourhood scale, 
walkable commercial uses toward key streets and park spaces.  

 This could include regulations requiring a minimum first storey height as well as limiting 
specific uses on the ground floor of a building.  

 Building height stepbacks will be considered in the zoning and design of buildings along 
Courtland Avenue, particularly for buildings over 4 storeys.  

 Site specific zoning regulations will also implement parking and TDM measures on the 
site. 

 
Plan of Subdivision 

 Sustainability measures: The target for this site could be for LEED ND Silver 
equivalency. We suggest that prior to subdivision registration the applicant should 
provide a LEED ND feasibility analysis by a qualified professional.  

 
Overall Comments 

 The proposal with publically-owned streets aligns with the PARTS Rockway Plan and will 
help to phase the development of the community.  Blocks should be designed to 
accommodate individual developments so that each phase can be a separate property, 
allowing individual site planning approvals and servicing. Zoning boundary lines should 
likely follow the block and street lines. 

 The residential densities generally align with the PARTS Rockway Plan. 

 The PARTS Plan shows a large Innovation Employment area than shown on the 
proposal. 

 Clarification is required as to which park spaces would be privately and publically owned. 

 Residential towers H and I, and a 7th ghosted tower, are shown in areas identified for 
park and Innovation Employment.  These areas are not proposed for residential uses in 
the PARTS Rockway Plan. This residential density could be transferred to other areas of 
the development. 

 The Urban Brief would be approved by Council as part of the consideration of the 
applications. 

 The City’s preference would be to have a complete application with all supporting 
materials before demolitions occur on site.  

 The City has not received comments from the adjacent Rail owner/operator and will 
provide under separate cover. 

 Separate meetings will be set up to discuss the cross sections for the public streets, 
including the extension of Kent and the new north/south street (with trail). 

 The PARTS Rockway Plan calls for an affordable housing target of 20% of the units in 
the Focus Area. 

http://www.kitchener.ca/crozby


 

 

 The City is pleased to see the proposed low impact/sustainable development techniques 
proposed for the SWM infrastructure.  The PARTS Rockway Plan provides further 
direction for sustainable development. 

 
Planning Justification Report  

 As part of a complete Official Plan Amendment, Zone Change, and Subdivision 
application, a Planning Justification report is required and shall include; 

o Provincial policy analysis including the Provincial Policy Statement and the 
Growth Plan for the Greater Golden Horseshoe 

o Regional Official Plan 
o RMOW Community Building Strategy 
o Kitchener Official Plan 

 MTSA, Section 3 
 Housing, Section 4 
 Natural Heritage and Environmental Management (Sections 7.C.2., 

7.C.4, 7.C.6 
 Parkland Strategy, Section 8 
 Urban Design (policy basis only, further discussion in the Urban Design 

Brief), Section 11 
 Integrated Transportation System, Section 13 
 Proposed Land Use Designations, Section 15 

o Planning Around Rapid Transit Station Areas (PARTS) Rockway Plan 
o Zoning By-law 85-1 
o CRoZBy, draft new zoning by-law 
 

b. Urban Design Comments 

 Consider alternative tower placement, orientation, overlook, separation and height to 
provide stronger design relationships between the tall building components of the 
proposal. Explore alternatives with the understanding that concerns related to phasing, 
financing, unit yield and efficiencies related to typology will be factored in, but that 
likewise, the size of the site allows for many potential approaches and solutions.  

 Consider phasing/timing with regard to ultimate build-out of tower forms (in particular). 
While the area may currently require a catalyst first phase that is more affordable; ie, 
higher residential efficiencies for larger rental units, and that will drive the need for slab-
like forms, once that early phase has begun to transform the area, more compact towers, 
possibly taller, may become viable for future phases. This would help to alleviate the 
uniformity of the towers as currently shown. 

 Even if the market remains unchanged for future phases, sensitivity must be given to 
these towers’ cumulative impacts and how they can be designed to create a high quality 
public realm. Staff look forward to working with the applicant to achieve the successful 
implementation of the Tall Building Guidelines, as well as determining which elements 
will need to be incorporated as part of a successful OPA/zone-change/Plan of 
Subdivision.  

 Provide for greater transition between tall buildings and low-rise development through 
the thoughtful design of mid-rise building forms and parks and open spaces.  

 Prioritize pedestrian and cycling connections through the site, to parks and open spaces, 
and to the broader network of streets and trails. 

 Consider at-grade active use for all buildings along Courtland Ave E, including both office 
and residential buildings. 

 Consider a more continuous fabric of public and private open spaces that are interrupted 
less frequently by internal streets, lanes and delivery/loading areas. 

 Consider improving the utility of ‘rear’ green spaces such as those along Stirling Avenue 
or the rail corridor. In some cases those spaces can be enhanced to avoid the long term 



 

 

creation of vacant lawn areas. In other cases consider reallocating built form to less-
hospitable open spaces, and moving those open spaces to more connected, accessible 
locations. 

 Consider replacing central landscaped boulevard on internal street with larger side-
loaded multi-use path for better pedestrian/cycling connectivity and amenity.  

 If proposed restaurant is to be internal to the site, consider locating within the adaptive 
reuse of a piece of the factory building (it does not appear to be so currently, given where 
it’s located on the plan). If retaining a portion for this use is not viable, consider bringing it 
toward Courtland Avenue where it can be a part of a series of activated uses along the 
street. Ideally, a restaurant would be located within a retained section of the original 
factory building at the newly created corner of the Kent Avenue extension and Courtland 
Avenue East, where it would create a prominent gateway feature, preserve some of the 
historical character of the area, and offer a landmark meeting place for residents and 
visitors.  

 The City’s Urban Design Manual should be used for reference as further compliance with 
the manual will also be reviewed at the site plan application stage. This resource is 
available online(https://www.kitchener.ca/en/building-and-development/urban-design-
manual.aspx?_mid_=12056)  
 

 General Information 

 Within the City’s approved Official Plan there are numerous sections that are relevant 
including Part C, Section 11 Urban Design.  
https://www.kitchener.ca/en/resourcesGeneral/Documents/CSD_PLAN_New-Official-
Plan---CONSOLIDATED-Version-Modifications-Deferrals--Appeals.pdf 

 The City’s Planning Around Rapid Transit Station Areas project is underway and the 
Rockway Station area has recently received approval from City Council. 

 https://www.kitchener.ca/en/resourcesGeneral/Documents/CSD_PLAN_PARTS-
Rockway-Plan.pdf  

 A link to the City of Kitchener Urban Design Manual – UDM - is provided.  Please be 
aware that over the next year this document will be updated to reflect Official Plan 
policies and new standards of best practice.  https://www.kitchener.ca/en/building-and-
development/urban-design-manual.aspx    

 
Urban Design Manual  

 Part A of the Manual provides further urban design and built form objectives.  Part B of 
the Manual contains Design Briefs which outline specific requirements related to 
particular geographic areas or land uses.  Part C of the Manual contains City standards 
for many site development requirements and these should be accurately reflected in the 
proposal: parking stall dimensions; aisle widths; sidewalk dimensions; planting rates; 
landscape plan details; dark-sky luminaire compliance and photometric details.  

 
Tall Building Guidelines 

 The Tall Building Guidelines   are also a component of the Urban Design Manual  and 
have key standards and criteria that will impact the design, placement and separation of 
the proposed residential towers.   

 https://www.kitchener.ca/en/resourcesGeneral/Documents/CSD_PLAN_TallBuildings_Fi
nalDraftGuidelines.pdf 

 The proposed High Rise Residential Land Use designation permits building heights 
greater than 8 storeys and for such development the City’s Tall Buildings Guidelines will 
apply.   Please note that the requirements for floor plate, tower offset, setbacks, step 
backs podium characteristics and heights may affect site design and fewer buildings with 
additional height may be a strategy to achieve the required standards.  

https://www.kitchener.ca/en/building-and-development/urban-design-manual.aspx?_mid_=12056
https://www.kitchener.ca/en/building-and-development/urban-design-manual.aspx?_mid_=12056
https://www.kitchener.ca/en/resourcesGeneral/Documents/CSD_PLAN_New-Official-Plan---CONSOLIDATED-Version-Modifications-Deferrals--Appeals.pdf
https://www.kitchener.ca/en/resourcesGeneral/Documents/CSD_PLAN_New-Official-Plan---CONSOLIDATED-Version-Modifications-Deferrals--Appeals.pdf
https://www.kitchener.ca/en/resourcesGeneral/Documents/CSD_PLAN_PARTS-Rockway-Plan.pdf
https://www.kitchener.ca/en/resourcesGeneral/Documents/CSD_PLAN_PARTS-Rockway-Plan.pdf
https://www.kitchener.ca/en/building-and-development/urban-design-manual.aspx
https://www.kitchener.ca/en/building-and-development/urban-design-manual.aspx
https://www.kitchener.ca/en/resourcesGeneral/Documents/CSD_PLAN_TallBuildings_FinalDraftGuidelines.pdf
https://www.kitchener.ca/en/resourcesGeneral/Documents/CSD_PLAN_TallBuildings_FinalDraftGuidelines.pdf


 

 

https://www.kitchener.ca/en/resourcesGeneral/Documents/CSD_PLAN_TallBuildings_Fi
nalDraftGuidelines.pdf  

 
Urban Design Brief  

 Urban Design Brief is required as part of a complete application.  The final Design Brief 
will be approved by Council and may include: 

o Detailed discussion of how the proposed applications align with, support and 
implement the established  PARTS  Vision, Objectives, Key Directions and 
Strategies and include site specific Design Standards for implementation at 
subsequent Planning applications.   

o Conceptual Master plan 
 Land Use and Built Form - including the identified key directions and 

strategies 

 Conserve character of established neighbourhoods 

 Respect the updated Schneider Creek floodway and work 
towards a future vision 

 Facilitate the redevelopment of the former Schneider’s site 
 Mobility – including the identified key directions and strategies 

 Introduce a fine-grained street and block network to break up 
large sites 

 Extend the Iron Horse Trail Network 

 Transform Kent Ave. into a complete street 
 Public realm – including the identified key directions and strategies 

 Facilitate the ecological restoration of Schneider and Shoemaker 
Creek corridors along with improved stormwater management 

 Introduce new parks and open space as a component of all large-
scale developments 

 Create opportunities for green infrastructure  within large 
development blocks, parks and open spaces 

o Site specific implementation measures including zoning and Design Guidelines 
 built form  
 setbacks/stepbacks and angular plane 
 sun access/shadow impact 
 active frontages 
 tower characteristics ,   

o Plans 
 Detailed Master Plan 

 Location of public and/or private streets, intersections and 
laneways, and connections to streets in the surrounding 
community; 

 Pedestrian and cycling connections through the site and 
connecting to the surrounding community; 

 Location, size and configuration of parkland and open space; 

 Location, uses and massing of buildings and their relationship to 
adjacent streets, natural heritage features and open spaces; 

 Built form transitions to the surrounding community; 

 Shadow impacts (specifically on adjacent public spaces, parks or 
school yards); 

 Cultural heritage attributes to be rehabilitated, conserved and 
retained in the proposed development, if applicable; and locations 
for heritage interpretation, environmental information and/or 
public art. 

https://www.kitchener.ca/en/resourcesGeneral/Documents/CSD_PLAN_TallBuildings_FinalDraftGuidelines.pdf
https://www.kitchener.ca/en/resourcesGeneral/Documents/CSD_PLAN_TallBuildings_FinalDraftGuidelines.pdf


 

 

 Streetscape master plan including plantings, furnishings, signage and 
lighting. 

o Comments on the proposed Terms of Reference for the Urban Design Brief will 
be provided by the City’s Urban Designer under separate cover 

 
c. Transportation Services Comments 

 The City will review the Transportation Impact Study required by the Region of Waterloo. 

 As part of the Planning Justification Report, a Parking Study is required in additional to 
information on the proposed parking rate (and reduction) as well as information on what 
types of Transportation Demand Management Strategies are being incorporated into the 
site design. 

 At this time, a minimum right-of-way width of 18 metres is required for any proposed 
publically owned roads that will be under the jurisdiction of the City of Kitchener, unless 
otherwise approved by the City’s Director of Engineering. 

 Vernon Avenue should have a linear alignment, rather than the offset preliminary 
alignment shown. 

 
 

d. Engineering Comments 
 
Complete Application Requirements 

 Functional Servicing plan showing outlets to the municipal servicing system along with 
the storm and sanitary design sheets are required to the satisfaction of the Engineering 
Division.  The sanitary zoned and actual peak flow must also be submitted to the 
Engineering Division to run the sanitary capacity modeling.  The City of Kitchener will use 
this information to determine if there are any downstream issues.  If the capacity analysis 
determines that the pipes will need to be upgraded to support the development, then 
these upgrades will be rolled into the development costs.  Further studies will be required 
at the time of development to determine the approximate length of sanitary sewers that 
will need to be upgraded to accommodate the above developments.   

 A Water Distribution Report is required to the satisfaction of the Engineering Division in 
consultation with Kitchener Utilities and the Region of Waterloo. 

 Sanitary Sewer Capacity must be confirmed - upgrades may be necessary to the 
municipal system.   

 The Engineering Division will require a copy of the Record of Site Conditions (RSC) for 
the portion of land that is to be conveyed to the City prior to subdivision draft approval. 

 Storm Sewer Capacity must be confirmed. 

 A Stormwater Management Report is required to address quality, quantity and retention 
concerns in accordance with the Schneider Creek watershed. 

 A Grading and Drainage Control Plan is required to the satisfaction of the Engineering 
Division. Where site soils are conducive to infiltration, groundwater infiltration measures 
should be implemented. 

 A Site Servicing Plan showing outlets to the municipal servicing system will be required 
to the satisfaction of the Engineering Division. 

 An Erosion and Sedimentation Control Plan must be submitted for review and approval. 

 A Construction staging Plan should be submitted to the City to determine the staging 
sequence and road network to support the order of development.  Only required if being 
constructed in multiple stages. 

 All proposed street Plan and Profile drawings must be submitted for review and approval. 

 A Functional Servicing Report is required to establish methods of servicing the proposed 
subdivision lands. 



 

 

 Detailed Geotechnical/Hydrogeological Investigation Report must be submitted to the 
City for review.  This report must distinguish the suitability of soils to support the 
infiltration of roof water. 

 
Subdivision Comments 

 Where major overland flow routes are not on municipally owned lands, the owner must 
deed to the City a minimum 6.0 m wide drainage corridor. 

 All low points must be eliminated in order to provide positive major overland storm flows. 

 Sidewalks will be required on all streets internal and directly surrounding the subdivision 
as per City policy. 

 Any impacts to private wells and septic systems are the responsibility of the subdivider to 
address. It should be considered in the Servicing Report whether the surrounding 
residences could be serviced. If the private wells fail to function due to the development 
of the subdivision, the subdivider is responsible to provide water supply and other 
services to the affected residences. The appropriate conditions identifying this 
requirement should be incorporated into the subdivision agreement.  

 Any collateral / structural damage to neighboring properties is the responsibility of the 
subdivider to rectify. 

 All public right-of-ways and all services shall be designed and constructed to the 
standards specified in the City of Kitchener Standards, Regional Standards and other 
applicable Provincial Standards without exception. 

 All infiltration / parkette blocks must be conveyed to the City at no cost.  The appropriate 
conditions identifying this requirement should be incorporated into the subdivision 
agreement. 

 All SWM systems including infiltration requirements must be and must meet City of 
Kitchener design standards and applicable Regional and Provincial standards. 

 All SWM systems must be constructed above the Regional 100yr Flood Elevation, 
including the SWM pond outlet pipe elevation. 

 Demonstrate the difference in elevation between seasonally high groundwater elevations 
to the underside of footing elevations (0.6m minimum separation).  No groundwater 
collection systems designed to lower existing groundwater levels will be allowed. 

 Decommissioning of all existing wells and any septic systems must be done in 
accordance with the applicable Ontario Regulation. 

 All service easements are to have a minimum 5.0 meter width. 

 Reserve Blocks (0.3m) should be shown at all subdivision boundaries where road 
connections are shown to continue and along any other road frontages along the 
boundaries of the subdivision. 

 A detailed water servicing report is required to review the extent of lands that can be 
serviced by municipal water distribution network.  A copy of this report should be directed 
to Utilities Division for approval. 

 In accordance with Section 53 of the Ontario Water Resources Act, a certificate of 
approval for sewage works will be required by the Ministry of Environment for the on-site 
stormwater management pond (if required), and extension of the municipal sewers and 
watermain to the satisfaction of the Director of Engineering prior to servicing approval. 

 Additional comments will be provided during the subdivision design review process. 
 

e. Community Services Comments 
 
Park Dedication 

 Park Dedication will be required for the application for both Residential and potential 
other site uses (pending use of existing structures noted on submission) uses and 
calculations, consistent with Official Plan item 8.C.1.29.c. 



 

 

 Residential 
o Dedication will be based on a dedication rate of 1 hectare per 500 units. At 2100 

residential units proposed and no existing occupancy units, the residential 
component is estimated at 4.20ha 

 Commercial 
o Dedication will be based on the net proposed floor area. As there is significantly 

less floor area for Industrial/Commercial use, there will not be dedication required 
for any industrial/commercial land use component on the property. 

 
Land Dedication 

 The City of Kitchener has identified a gap in neighbourhood park land delivery within this 
community (see Appendix A, Gap #2 Mill Courtland). Increasing residential density through 
infill will exacerbate the lack of public park access. 

 The gap in park service has been captured in the PARTS Rockway Secondary Plan under 
the following references: 

o Parks and Open Space Recommendations: 
8. The City may need to pursue utilizing the Park Reserve Fund to acquire land to be 
used as park space within the underserved area. At minimum, at least 5.0ha of new 
parkland (beyond that shown in the preferred land use plan) may be needed in the 
long term to support large scale redevelopment of the area 
9. Continue to use a park dedication rate of 1 ha per 500 units for the PARTS 
Rockway Area 

o Public Realm Key Direction #3 – Introduce New Parks and Open Spaces 
 As part of the redevelopment process for large sites, secure the provision of 

significant on-site public open spaces 
 Where large site span multiple development blocs, ensure that each major 

development block includes a new public open space 
 New Parks should include a range of amenities that respond to the character and 

needs of adjacent land uses and users. Depending on adjacent users, this could 
include play structures, splash pads, skating areas, and more urban hardscaped 
plazas with seating and greenery 

 As large sites are redeveloped over time, coordinate the design of respective 
new parks and open spaces to ensure the provision of a diversity of spaces that 
strategically address various community needs. 

 Ensure new parks are designed to have a primary frontage on a street, providing 
visibility and address 

 Encourage active street level uses, residential and office development to orient 
towards the park to provide animation and surveillance of these public spaces at 
all times of day. 

 The park space is envisioned in the PARTS Rockway plan as a connected corridor along the 
Kent Avenue extension and Courtland Avenue East frontage, spanning to the back of the 
property along the Schneider Creek underground culvert. Land will be pursued to enter 
public ownership and follow the PARTS framework, with some flexibility on final size, shape 
and orientation.  

 The balance of park dedication through cash-in-lieu are encouraged to be used within the 
created park blocks utilizing developer-build agreements and pursuant to the Planning Act 
use of the “Special Account”. Elements of the park to be paid for under this structure to be 
beyond the minimum park block requirements defined by the City of Kitchener Development 
Manual Section L.5., and deemed acceptable by the City of Kitchener. 

 
Daylighting Shoemaker Creek 

 The PARTS secondary plan recommends the open space be aligned with Shoemaker Creek 
for the potential to daylight the creek. Parks supports this alignment and envisions a day-lit 



 

 

creek to be integrated with the active/passive portions of the park space, enhancing the open 
space experience with naturalized context and stormwater/watershed/ecological educational 
features. 

 
Trail Corridor 

 Further to active use, the City of Kitchener aims to create an off-road multi-use pathway 
along the CN corridor to connect Borden Ave. and Stirling Ave. Final alignment to be 
determined by building masses and potential CPTED issues of non-active corridor frontage.  

 With the current submission, it is recommended this multi-use pathway connection enter the 
site south of the proposed parking lot on Borden, turn east along the proposed open space 
aligned with Shoemaker Creek, and connect to a multi-use pathway network within a 
pedestrian oriented right of way cross section. Cross section to be developed in conjunction 
with Urban Design, Transportation and Planning following intended urban design guidelines. 

 The connection is introduced in the PARTS Secondary Plan under the following references: 

 Mobility Key Direction #2 – Extend the Iron Horse Trail Network 

 Ensure redevelopment of the former Schneider’s site provides space for the trail 
along the western edge of the site, including connections into and through the site to 
connect with the surround road network. A crossing of the rail corridor to connect into 
the Shoemaker Creek trail system (note: future) should also be incorporated 

 Therefore the City’s goals for off road pedestrian network include: 

 North-South trail along the Western edge of the property to extend the MUP network 
already underway through various infill initiatives by the City of Kitchener (Mill St) and 
The Region of Waterloo (Grenville to Mill connection). 

 At or above grade crossing of the CN rail (Goderich Exeter, Huron Spur) to connect to 
future MUP network West of the site. 

 
Cash-in-Lieu Valuation 

 If less than the maximum allowable dedication is dedicated through land and developer build 
agreements, the balance shall be paid through cash-in-lieu equivalence 

 A land use appraisal value of $1,359,000 per hectare for Multiple Residential Apartment will 
be the base line value. Due to the encumbrances of the site the applicant is encouraged to 
submit a land use appraisal value from an accredited appraiser to determine any cash-in-lieu 
dedication component. 

 
f. Grand River Conservation Authority Comments 

 In 2016, GRCA updated the Schneider Creek floodplain mapping in this area based on the 
Update of Schneider Creek Floodplain Mapping & Two-Zone Policies – Stirling Avenue to 
Sydney Street study, prepared by MMM Group (May 2016). According to our current 
mapping, a portion of the subject lands noted above are within the flood fringe portion of the 
floodplain of Shoemaker Creek and Schneider Creek and the associated regulatory 
allowance to the floodplain. Shoemaker Creek is enclosed within a culvert across 321 
Courtland Avenue East.  We note the culvert contains the floodway at this location. 

 In Two-Zone areas, the floodplain is comprised of two sections - the floodway and the flood 
fringe. As noted above, the floodway is contained within a culvert.  The remainder of the 
floodplain is considered flood fringe.  Depths and velocities of flooding in the flood fringe are 
much less than those in the floodway, allowing for limited development to occur. 
Development within the flood fringe is subject to applicable Two-Zone Floodplain Policy Area 
policies in the GRCA’s Consolidated Policies for the Administration of Ontario Regulation 
150/06, the City of Kitchener Official Plan and the Update of Schneider Creek Floodplain 
Mapping & Two-Zone Policies – Stirling Avenue to Sydney Street study, prepared by MMM 
Group (May 2016).   



 

 

 Our Engineer has advised that there are two Regulatory Flood Elevations (RFEs) applicable 
to the subject lands. The RFE of 321.3 metres is applicable to the northwest portion of the 
site, up to the area at the back of 321 Courtland Avenue East, by the train tracks. The RFE 
of 319.9 metres is applicable to the area to the southeast where Shoemaker Creek flows 
under the property. 

 Please see the attached map showing the RFE’s.   

 In addition to receipt of the proposed Official Plan designation(s), proposed zone change 
amendments and Draft Plan of Subdivision, we will require additional information as outlined 
below in order to complete a comprehensive review. Please consider these comments 
preliminary in nature as we may have additional comments upon receipt of the information 
below or a revised concept plan.   

o Letter outlining how the proposal meets the applicable City of Kitchener and  GRCA’s 
Two-Zone floodplain policies as well as the requirements outlined in the Update of 
Schneider Creek Floodplain Mapping & Two-Zone Policies – Stirling Avenue to 
Sydney Street study, prepared by MMM Group (May 2016). The following plans are 
anticipated to be required to demonstrate compliance with these policies:  

 Grading Plans showing existing and proposed grades on the properties. The 
existing and proposed floodplain should be illustrated on the grading plan 
based on the RFE’s provided above.  The grading must demonstrate that 
“dry” or “safe” access is available throughout the property. It appears access 
from Borden Avenue may be required to achieve this requirement. The 
Regulation Limit should also be shown on the grading plans. 

 Elevation Plans of all new structures/buildings which illustrate the elevation of 
the floodplain in relation to floor elevations and exterior openings.  Please 
ensure the elevations are geodetic.  The elevation plans combined with the 
floor plans must demonstrate that new dwelling units are above the elevation 
of the Regulatory flood, all habitable floor space and electrical, mechanical 
and heating services are located above the elevation of the Regulatory flood, 
no basement is proposed, or where the building contains multiple units, the 
basement is floodproofed to the elevation of the Regulatory flood to provide 
parking below grade or common amenities, and ingress and egress to the 
building or structure is “dry” where this standard can be practically achieved, 
or floodproofed to an elevation which is practical and feasible, but no less 
than “safe”. 

 Depending on the information provided, we may require additional details on 
how the building or structure will be floodproofed to the elevation of the 
Regulatory flood and confirmation it can withstand hydrostatic pressure in the 
event of floods.  

 Detailed plans for any underground parking.  It should be demonstrated that 
ingress and egress to the parking structures is “dry” where it can be 
practically achieved or floodproofed to an elevation that is safe. Depending 
on the location of the underground parking in relation to the proposed 
floodplain, the applicant may need to demonstrate that the underground 
parking can withstand hydrostatic pressure in the event of floods.  

 With respect to the buildings to be retained, we will require additional 
information on existing and proposed uses for these buildings as well as 
extent of works proposed for these buildings before we can provide specific 
comments.  We may require the elevation of the first floor and any exterior 
openings to be provided to inform our comments.   

 The subject lands are partially within Block 14 and within Block 15 as per the Update of 
Schneider Creek Floodplain Mapping & Two-Zone Policies – Stirling Avenue to Sydney 
Street, prepared by MMM Group (May 2016).  The report states that the floodway is 
contained with the culvert on the property, and according to Table 4.1 of this study, any 



 

 

redevelopment scenario on Block 15 must maintain conveyance of these flows.  As a good 
engineering practice, we recommend that the culvert be analyzed with some degree of 
blockage assumed to determine if an overland spill path should be provided.    

 We request confirmation that the applications will not include lands north of Courtland 
Avenue East.  The Preliminary Roof Plan prepared by Turner Fleischer (dated November 16, 
2017) shows office parking on the other side of Courtland Avenue, between Kent Avenue 
and Borden Avenue. We understand though that the parking lot will be removed from future 
submissions.   We wish to take this opportunity though to inform the applicant that this 
parking lot is within the floodway.  No new development would be permitted within the 
floodway. If any future works are being considered for these lands, please consult our office 
for further input.   

 We may request the submission of a preliminary stormwater management report.  We will 
consult with City staff and update our comments accordingly.   

 The proposed development (grading and construction) will require prior written approval from 
the GRCA in the form of a permit pursuant to Ontario Regulation 150/06. The permit process 
involves the submission of a permit application to this office, the review of the application by 
Authority staff and the subsequent approval/refusal of the permit application by the GRCA. A 
copy of the GRCA permit application can be downloaded from our website at 
www.grandriver.ca.  The information requested above will also support the permit 
application. We will not require a permit for demolition activities. 

 The GRCA applies Plan Review Fees for Planning Act applications located within GRCA 
areas of interest. Upon receipt of a formal application, we will determine the appropriate Plan 
Review Fee. A separate fee is applied for a GRCA permit application.  
 

g. Environmental Planning Comments 

 Will be provided under separate cover. 
 

h. Heritage Comments 

 No heritage planning concerns. 
 

i. Region of Waterloo Comments 
 

Community Planning 

 A Planning Justification Report is required as part of a complete application for the Official 
Plan Amendment, Zoning By-law Amendment and Plan of Subdivision applications. 

 The Community Building Strategy (CBS) provides an overall framework and vision for the 
entire Rapid Transit Route and specific Station Areas. The subject lands fall within 800 
meters of the Mill, Borden and Kitchener Market stops. This location encourages medium 
density residential and a mix of building types for both residential and commercial uses. 

 Region staff are very supportive of mixed used and transit supportive developments in this 
area. 

Hydrogeology and Source Water Protection 

 A preliminary Stormwater Management Report and a Salt Management Plan are required as 
part of a complete application for the Plan of Subdivision application.   

 The applicant is advised that open-loop geothermal wells will not be permitted on the subject 
lands. If one or more closed loop geothermal systems are being considered for this proposed 
development, the applicant will need to submit a Hydrogeological Study as part of a 
complete application for the Plan of Subdivision application. 

Water Services 

 A Servicing Report is required as part of the Official Plan Amendment, Zoning By-law 
Amendment and Plan of Subdivision applications. 

http://www.grandriver.ca/


 

 

 The applicant is advised that the subject property is located in Kitchener Zone 4 with a static 
hydraulic grade line of 384 mASL. Any development with a finished road elevation below 
327.8 mASL will require individual pressure reducing devices on each water service in 
accordance with Section B.2.4.7 of the Design Guidelines and Supplemental Specifications 
for Municipal Services for January 2017. 

Corridor Planning 
Regional Road Dedication 

 Regional Road 53 (Courtland Avenue) has a designated road allowance of 26.213 metres 
(Mill Street – Queen Street), as defined in Schedule A of the Region’s Official Plan. An 
approximate 4 metre road widening will be required along the entire Courtland Avenue 
frontage.  Additionally, a 7.62 metre daylighting triangle is required at each intersecting 
municipal street at Courtland Avenue (i.e Borden Avenue, Palmer Avenue, Vernon Avenue).  

 Intersecting driveways which are not municipal streets will not require the 7.62 metre 
daylighting to be dedicated to the Region, but will require a 7.62 metre daylight area free of 
obstructions 0.9 metres high or greater.  Low level landscaping would be considered in these 
areas. 

 The subject lands are identified in the Region’s Threats Inventory Database as potentially 
contaminated. A Phase 1 and a Phase 2 ESA will be required. The lands to be dedicated 
through the road widening process must be excluded from the Record of Site Condition for 
the balance of the lands. 

 The land for the road widenings must be dedicated to the Region of Waterloo for road 
allowance purposes and must be dedicated without cost and free of encumbrance.  The 
Applicant must engage an Ontario Land Surveyor (OLS) to prepare a draft Reference Plan 
which illustrates the required road allowance widening. Prior to registering the Reference 
Plan, the OLS should submit a draft copy of the plan to the Transportation Planner for 
review. An electronic copy of the registered plan is to be emailed to the Region of Waterloo. 
The Applicant’s Solicitor will prepare the land transfer document and submit the document to 
the Regional Legal Assistant for registration. 

 The regional road dedication will be required as a condition of draft plan approval for the 
Plan of Subdivision. 

 Traffic Site Circulation & Access 

 A Transportation Impact Study is required as part of Official Plan Amendment, Zoning By-law 
Amendment and Plan of Subdivision applications.  As per the Region of Waterloo’s 
Transportation Impact Study Guidelines, a pre-consultation meeting with the transportation 
consultant is required to determine the scope of the study.   

 Any mitigation recommended by the Transportation Impact Study for any of the intersecting 
private driveways will be the financial responsibility of the applicant.  Any mitigation on 
Courtland Avenue at any of the municipal intersections will be paid for through Regional 
Development charges. The applicant will be responsible to provide any of their land required 
to implement any of the mitigation free and clear to the Region, above and beyond the road 
widening. 

 A Regional Access Permit will be required for each the proposed accesses onto Courtland 
Avenue ($200).  The Access Permits may be deferred to Site Plan. 

 Stormwater Management 

 A Functional Servicing Report, Storm Water Management Report, and all engineering 
drawings will be required as part of a complete application for the Plan of Subdivision 
application.  

 Transit Planning 

 Grand River Transit (GRT) currently provides transit service (Route 8) running bi-directionally 
along Courtland Ave. The route will directly serve the proposed development with 
southbound stops at Palmer Avenue and Kent Avenue. In anticipation for increased bus stop 
passenger activity resulting from the redevelopment, GRT will need to increase the transit 
facilities in this area.  The applicant will be required to provide funding for a standard sized 



 

 

bus shelter and shelter pad to one of the southbound bus stops at Courtland/Kent or 
Courtland/Palmer. This requirement will be made a condition of draft approval for the Plan of 
Subdivision. 

 Regional staff recommend a “complete street” design for the proposed extension of Kent into 
the site, which would allow for a key pedestrian/cyclist connection to transit and the Iron 
Horse Trail. The applicant is advised that the Region of Waterloo and City of Kitchener are 
currently designing a multi-use trail that will connect Ottawa and Grenville Ave (where it 
connects to Borden). The applicant’s extension of this active transportation connection to, 
and through, the site will enhance the transit-supportive characteristics of this development, 
animate the site, and mitigate traffic impacts and parking demand. 

 A clearly defined pedestrian/cyclist trail connection (at minimum connecting the proposed 
Kent extension to the end of Borden), will provide the site with an essential direct connection 
to Mill ION Station and GRT bus stops on Ottawa/Mill. In addition, this connection would link 
the site to transit services on Courtland Ave to Ottawa/Mill, thereby enhancing access to 
multiple transit options.  

 
Noise and Vibration 

 At this location the noise sensitive development may be affected by traffic, stationary and rail 
noise and rail vibration.  It is the responsibility of the applicant to ensure the development is 
not adversely affected by these anticipated impacts. The applicant must prepare and submit 
an Environmental Noise Study and Vibration Study. The noise level criteria and guidelines 
for the preparation of the study are included in the Region of Waterloo Implementation 
Guideline For Noise Policies.  

 The noise consultant must be pre-approved by the Region of Waterloo. The noise consultant 
is responsible for obtaining current information, applying professional expertise in performing 
calculations, making detailed and justified recommendations, submitting the Consultant 
Noise Study Declaration and Owner/Authorized Agent Statement along with 4 copies (1 
digital) of the report to the Region of Waterloo. 

 The noise consultant preparing the Environmental Noise Study must contact Region of 
Waterloo staff for transportation data including traffic forecasts and truck percentages for 
Regional roads.  For the Transportation Planning Noise Assessment Fee Form please refer 
to 
http://www.regionofwaterloo.ca/en/doingBusiness/resources/Noise_Assessment_Fee_Applic
ation.pdf.  There is a $250 fee for this application.  As indicated on the form, traffic forecasts 
for noise assessments will be prepared within 15 business days of the data of the request, 
but will be withheld if payment has not been received. 

 The Environmental Noise Study and Vibration Study must be submitted as part of a complete 
application for the Official Plan Amendment, Zoning By-law Amendment and Plan of 
Subdivision applications. 

 
Regional Development Charges & Fees 

 Any future development on the subject lands will be subject to provisions of Regional 
Development Charge By-law 14-046 or any successor thereof.  

 In accordance with Regional Fee By-law 17-001, the following fees will be required: 
o Zoning By-law Amendment - $1,000 (to be included with application) 
o Official Plan Amendment - $5,000 (payable after City Council approves the 

amendment) 
o Plan of Subdivision - $2,500 plus $250/hectare to a maximum of $10,000 (to be 

included with the application) 
 

  

http://www.regionofwaterloo.ca/en/doingBusiness/resources/Noise_Assessment_Fee_Application.pdf
http://www.regionofwaterloo.ca/en/doingBusiness/resources/Noise_Assessment_Fee_Application.pdf


 

 

PART IV. OTHER INFORMATION AND MATERIALS 
 
The following is a list of other information and materials that will be required in order to process the 
subject applications. Please note that following the acceptance of an application as “complete” 
additional information and materials may be required as a result of the detailed review, due to 
changes to the proposal, or changes to policy. 
 
Other Information and Materials # of 

Copies 
To the 
Satisfaction Of: 

Notes: 

Planning 

Completed Application Form 15 Planning  

Draft Plan of Subdivision 40 Planning Show streets, blocks, 
parkland dedication area, 
privately-owned park 
areas 

Planning Justification Report (PJR) 20 Planning, Region 
of Waterloo, GRCA  

 

Urban Design Report (UDR) 20 Choose an item.  

Digital Plans & Reports 

Copies of all Reports 1 Planning PDF Copy 

Draft Plan of Subdivision 1 Planning PDF & .DWG copies 

Environmental/Natural Heritage/Natural Hazards 

Hydrogeological Assessment 10 Engineering  

Salt Management Plan 6 Region  

Environmental/Servicing and Infrastructure 

Record of Site Condition 6 Region  

Erosion and Sedimentation Control Plan 10 Engineering  

Functional Servicing Study 10 Engineering  

Preliminary Grading & Drainage Plan 10 Engineering, 
GRCA 

Show floodplain based on 
GRCA RFE’s provided  

Preliminary Stormwater Management 
Report and Plan 

10 Engineering, 
GRCA 

 

Preliminary Elevations Plans 10 GRCA Show dwelling units and 
mechanical located above 
Reg. flood limit 

Preliminary Underground Parking Plans 10 GRCA “Dry” Ingress/egress to 
structure or flood-proofed 
to a “safe” elevation  

Water Distribution Report 10 Region  

Sanitary Sewer Capacity Analysis 10 Engineering  

Soils or Geotechnical Study 10 Engineering  

Land Use Compatibility 

Building Elevation Drawings 20 Planning Include in UDR 

Noise Study  6 Region  

Shadow Study 20 Planning Include in UDR 

Vibration Study 6 Region  

Transportation 

Transportation Demand Management 
Options Report 

- Choose an item. Include in PJR 

Transportation Impact Study (TIS) 7 Region  

 
 
  





APPENDIX B

Proposed Draft Official Plan Amendment

AMENDMENT NO. ___ TO THE OFFICIAL PLAN OF THE CITY OF KITCHENER

SECTION 1 – TITLE AND COMPONENTS

This amendment shall be referred to as Amendment No. ___ to the Official Plan of the City of Kitchener.

This amendment is comprised of Sections 1 to 4 inclusive.

SECTION 2 – PURPOSE OF THE AMENDMENT

The purpose of the Official Plan Amendment is to change the designation and policies on the properties at

321 to 325 Courtland Avenue, 230 and 240 Palmer Avenue, and 30 Vernon Avenue. This assembly of

properties is known generally as the former Schneiders site. The proposed Amendment would change the

land use designations on the site to reflect the intent of the PARTS Rockway Plan, which was approved in

December 2017 but has not yet been implemented through an Official Plan Amendment for the Rockway

station area. The Amendment would allow for the site’s comprehensive redevelopment as mixed-use

project with a mixture of residential, retail, employment and park uses in keeping with the PARTS Rockway

Plan.

Amendment No. ___ would bring forward the PARTS Rockway Plan’s direction, as it affects the site, by

changing the land use designations and policies on the site in the Mill Courtland-Woodside Park Secondary

Plan of the 1994 Kitchener Official Plan. The Secondary Plan policies of the 1994 Kitchener Official Plan

remain in force and effect as they were deferred in the 2014 Kitchener Official Plan, deferring to future

review as part of the station area planning exercises. It would change the land use designations on Map

12 of the 1994 Kitchener Official Plan from “General Industrial” to mixed-use, high and medium density

residential, and park designation, together with corresponding new site-specific policies, that reflect the

vision for the former Schneiders site as expressed by the PARTS Rockway Plan.

SECTION 3 – BASIS OF THE AMENDMENT

The subject land is a 10.36-hectare assembly of multiple properties situated on the south side of Courtland

Avenue between Stirling Avenue and Borden Avenue. The site is currently designated for general industrial

uses as part of the existing in-place secondary plan policies for the Courtland Mill-Woodside Park

neighbourhood. The former Schneiders’ facility continuously operated on the subject land for most of the

20th century and first part of the 21st century, which numerous expansions over the years to its current form.

The facility has sat vacant and unused since its closure in 2015. The location of the subject land within an

inner urban neighbourhood of Kitchener no longer serves the contemporary needs of such larger scale,

traditional industries, which desire proximity to major provincial transportation road corridors.



The City of Kitchener Planning Around Rapid Transit Stations (“PARTS”) initiative related to the new ION

stations recognizes the need for the evolution of such sites within the Rockway station area. Building on

the direction of regional and provincial policy concerning transit-oriented development within such “Major

Transit Station Areas”, the PARTS plans for the Rockway station area calls for a mixed, intense, compact,

connected and balanced urban fabric in the neighbourhood. It establishes a preferred land use plan that

is meant to form the basis for a future City-initiated Official Plan Amendment that would implement the land

use designations and associated polices across the Rockway station area.

Auburn Developments is proposing a large scale, mixed-use redevelopment that will transform the site and

integrate it within the surrounding neighbourhood. New public street extensions into the site are meant to

integrate the site with the surrounding street fabric and break down the large block into smaller

components. The residential mix would include a varied composition of mid-rise and high-rise apartment

buildings, stacked townhouses, and mixed-use buildings. Employment uses within retained and adaptively

re-used existing buildings, together with supporting new commercial buildings, on the site is meant to

contribute to the completeness of the development. An integrated series of open spaces will include both

a public park and outdoor private plazas and spaces.

In advance of the broader PARTS Rockway Official Plan Amendment, Auburn Developments has proposed

Amendment ___ for the subject land that would to “bring forward” the PARTS Rockway preferred land use

plan as it affects the subject land. A concurrent Draft Plan of Subdivision for the subject land would divide

the subject land into seven development blocks and three new public streets. Amendment No. ___ would

change the existing “General Industrial” designation on these seven development blocks to mixed-use or

mixed-use commercial designations for blocks along the Courtland Avenue and Borden Avenue blocks of

the subject land, mid- and high-rise residential designations on for interior blocks away from these public

streets, and a neighbourhood park designation for a block near Courtland Avenue. Each of the blocks have

special policies that express the nature and built expectations for development, reflecting the general

direction of the PARTS Rockway preferred land use plan and policies. A concurrent Zoning By-law

Amendment for subject land will implement these land use designations.

The proposed Amendment ___ is consistent with the policies of the Provincial Policy Statement and

conforms to the Growth Plan for the Greater Golden Horseshoe. The proposed Amendment promotes the

creation of livable, sustainable and complete communities through efficient development patterns and an

appropriate mix of land uses on the subject land. It would allow for the comprehensive redevelopment of

an existing brownfield site within the built-up area of Kitchener that has full municipal infrastructure in place

to serve the development and includes full provision of a range of transit services, public facilities, and

parks and open spaces. The criteria concerning conversion of employment land to non-employment uses

is satisfied by the municipal reviews undertaken as part of the 2014 Kitchener Official Plan and PARTS

Rockway Plan that deemed such land within Major Transit Station Areas not required for employment

purposes over the long-term.

The proposed Amendment ___ conforms to the Region of Waterloo Official Plan. Further to the above

provincial policy considerations, it supports a transit-supportive form of development within 800 metres of

two ION Stations and immediately serving local and higher frequency bus routes. tA new multi-modal



transportation system on the subject land will allow for ease of movement to transit stops. The proposed

development intensity will support rapid transit use by residents and employees on the site.

The proposed Amendment ___ conforms to the objectives and policies of the 2014 City of Kitchener Official

Plan, and the 1994 City of Kitchener Official Plan as relevant. It provides opportunities for a compact,

balanced, sustainable, and diverse development that is supportive of active transportation and transit use.

It appropriately implements the direction of the approved PARTS Rockway Plan concerning the intended

nature and boundaries land use designations identified for the subject land and provides sufficient direction

for implementation through zoning and other planning mechanisms.

SECTION 4 – THE AMENDMENT

1. The City of Kitchener Official Plan (1994) is hereby amended as follows:

a) Amend Map No. 12 (Mill Courtland-Woodside Park Neighbourhood Secondary Plan) by changing

the designations on the subject land, as shown on the attached Schedule ‘A’, from the “General

Industrial” with Special Policy Area “9” to the following:

i) For Area 1, to “Mixed-Use Corridor” with Special Policy Area “9a”;

ii) For Area 2, to “Mixed-Use Corridor” with Special Policy Area “9b”;

iii) For Area 3, to “High Density Multiple Residential” with Special Policy Area “9c”;

iv) For Area 4, to “High Density Multiple Residential” with Special Policy Area “9d”;

v) For Areas 5 and 6, to “Medium Density Multiple Residential” with Special Policy Area “9e”;

and

vi) For Area 7, to “Neighbourhood Park”.

b) Delete the existing Special Policy Area “9” in its entirety and replace with the following:

“9. Former Schneiders Site

Intent and Objectives

The former Schneiders site has played an important role in the evolution of the Rockway

community. With the recent closure of this important facility, the site represents a major

redevelopment opportunity that will likely act as a catalyst and precedent for broader

reinvestment within the station area. The former Schneiders site presents a key opportunity to

introduce a diverse cluster of jobs and housing, organized around a new street and block

network and new publicly-accessible open spaces. Given the scale of the site, redevelopment

is meant to provide a mix of housing types including high rise, mid-rise, and ground-related

residential units. There are opportunities for adaptive reuse of existing buildings which could be

used to maintain employment uses on the site for businesses looking to locate near Downtown

Kitchener in a more affordable live/work environment. 



General Policies

The intent of the special policies for the site is based on the establishment of a new public street

system on the site that creates smaller development blocks within the site and allows for

movement through the site. The site is meant to be subdivided by the extension of Palmer Street

and Kent Street from Courtland Avenue and a new public “east-west” from Borden Avenue.

These streets are meant to be complete and accommodating of vehicular, bicycle, and

pedestrian travel.

The former Schneiders’ site is within the floodplain of the Schneider Creek and Shoemaker

Creek. These floodplains are designated as a Two-Zone Flood Plain Policy Areas by the City

of Kitchener and the Grand River Conservation Authority. For the portions of the form

Schneiders’ site within this Two Zone Policy Area is applied, development, redevelopment or

site alteration may be permitted in the flood fringe subject to appropriate floodproofing standards

to the flooding hazard elevation or another flooding hazard standard approved by the Minister

of Natural Resources.

Special Area Policies

Notwithstanding the general land use policies of 13.4.1, 13.4.2, and 13.4.3 above, the following

special policies apply to the subject land as referenced on Map 12.

9a. Mixed-Use Corridor (Innovation Employment)

The Mixed-Use Corridor designation at the corner of Courtland Avenue and Borden Avenue is

meant is meant to provide for a mixed-commercial development. Capitalizing on the location of

existing buildings that present the best opportunities for adaptive reuse on the site, this is area

is largely meant to accommodate an “innovation employment” function for technology-based

and creative industries that are drawn to such adapted spaces together with supporting other

commercial activities.

A broad range of non-residential uses will be permitted, but not residential uses. Principal non-

residential uses include those uses reasonably expected as part of such a mixed-commercial

employment cluster, such as a broad range of office uses and related smaller scale

manufacturing activities. Additionally, complementary small-scale non-residential uses will also

be permitted, including such uses as retail, entertainment, restaurants, brewing/distilling

establishments, financial establishments, personal services, offices, health offices and health

clinics, daycare facilities, social service establishment, studio and artisan-related uses, and

urban parks and plazas. Uses may either may in mixed or stand-alone buildings.

Development of this area is meant to provide for a compatible, lower rise form that reinforces

the existing and new bounding public streets. Retained buildings should be additionally “opened”

to the abutting street edges through ground level activities and building treatment. New buildings

that fill in the fabric of this existing area should be massed to the public street edge.



A minimum Floor Space Ratio of 0.6 and maximum Floor Space Ratio of 2.0 will apply to

development and redevelopment within the extent of this area. The maximum building height

shall be 6 storeys for new buildings, recognizing the existing building heights on the land.

9b. Mixed-Use Corridor (Residential)

The Mixed-Use Corridor designation along Courtland Avenue between Kent Avenue and Palmer

Avenue is meant to be principally for a mid-rise residential development although with provision

for smaller scale retail and personal services on the ground level. This area is largely intended

to provide a street-oriented, mid-rise residential building form that provides a transition between

the lower-rise neighbourhood north of Courtland Avenue and the taller forms anticipated south

of the new east-west public street on the subject land.

A range of medium density housing and commercial uses will be permitted. Permitted medium

density housing generally includes cluster townhouse dwellings, multiple dwellings, and special

needs housing, although mixing and integrating of innovative and different forms of housing is

supported to achieve and maintain a medium-rise built form. Permitted non-residential uses are

meant to be smaller scale in nature and may include such uses as retail, commercial

entertainment, restaurants, financial establishments, personal services, offices, health offices

and health clinics, daycare facilities, social service establishment, and studio and artisan uses.

Development of this area is meant to reinforce the existing and new bounding public streets and

provide a transition in height from the low-rise neighbourhood on the north side of Courtland.

New buildings should be massed to the public street edge or edges and have active frontages

facing these public streets, considering primary entrances, windows, walking connections and

internal activity area facing these streets. Further to its role as a transition between the

neighbourhood to the north and taller forms intended to the south, a transition in height with the

mid-rise form is expected moving from Courtland Avenue through upper storey massing.

A minimum Floor Space Ratio of 1.0 and a maximum Floor Space Ratio of 4.0 will apply to

development and redevelopment within the extent of this area. The maximum building height

shall be 8 storeys.

9c. Mixed-Use Corridor (Mixed Residential and Office)

The Mixed-Use Corridor designation along Borden Avenue south of the new east-west public

street on the subject land is meant to provide opportunities for a mix of office and residential

uses. This area is meant to provide opportunity for employment-generating uses that

complement the function of the “innovation employment” cluster and additional opportunities for

higher intensity residential. The form is meant to be a mid-rise or lower high-rise form that

provides a transition from the highest intensity on the subject land to the west and the existing

low-rise neighbourhood to the east of Borden Avenue.



Medium density multiple residential uses and office uses will be permitted, preferably in

integrated mixed-use buildings. Permitted multiple residential uses are expected as multiple

dwellings such as apartments, although mixing and integrating of innovative and different forms

of housing is supported to achieve and maintain a medium-rise built form. Smaller scale retail

and personal service uses on the ground floor may also be contemplated.

A minimum Floor Space Ratio of 1.0 and a maximum Floor Space Ratio of 2.0 will apply to

development and redevelopment within the extent of this area. The maximum building height

shall be 12 storeys.

9d. High Density Multiple Residential

The High Density Multiple Residential designation located between the CNR Rail corridor to the

south and the new east-west street to the north is meant to accommodate high density multiple

dwellings in taller building forms. This area is meant to achieve a high residential intensity

situated away from existing low-rise neighbourhoods and using the opportunity for taller building

forms to establish a “buffer” for the internal area of the subject land from the abutting rail line.

The predominant land use within the High Density Multiple Residential designation will be

multiple residential uses. Complementary non-residential land uses may be permitted within

such multiple residential buildings. Such uses are meant to primarily serve the subject land and

surrounding neighbourhood, and may include uses such as convenience commercial, day care

facilities, health offices and health clinics, personal services, small offices, small scale

community facilities, and social service establishments. These uses are generally limited to

locations on the ground floor of multiple residential buildings, although certain non-retail uses

may be appropriate on above floors.

A minimum Floor Space Ratio of 2.0 and a maximum Floor Space Ratio of 8.0 will apply to

development and redevelopment within the extent of this area. There is no maximum building

height.

9e. Medium Density Multiple Residential

The Medium Density Multiple Residential designation located on the western end of the subject

land is meant to accommodate medium density multiple dwellings in low-rise and mid-rise

building forms. This area is meant to achieve a medium level of residential intensity that

transitions from the height of the High Density Multiple Residential designation to surrounding

properties on Courtland Avenue and to Stirling Avenue.

A range of medium density housing will be permitted in this area. Permitted medium density

housing generally includes cluster townhouse dwellings, multiple dwellings, and special needs

housing, although mixing and integrating of innovative and different forms of housing is

supported to achieve and maintain a medium-rise built form. Small-scale, locally serving non-

residential uses could also be permitted within mixed-use buildings with public street frontage,



limited generally to such uses as personal services, offices, health offices and health clinics,

daycare facilities, social service establishment, and studio and artisan-related uses.

A minimum Floor Space Ratio of 1.0 and a maximum Floor Space Ratio of 2.0 will apply to all

development and redevelopment within this area. The maximum building height shall be 8

storeys.



APPENDIX C

Proposed Draft Zoning By-law Amendment

BY-LAW NUMBER ___________________

OF THE

CORPORATION OF THE CITY OF KITCHENER

(Being a by-law to amend By-law No. 85-1, as amended, known as the

Zoning By-law for the City of Kitchener for land at 321 to 325 Courtland Avenue, 230 and 240

Palmer Avenue, and 30 Vernon Avenue, Auburn Developments Inc.)

WHEREAS it is deemed expedient to amend Zoning By-law 85-1;

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

1. Schedule Numbers 118 and 119 of Appendix “A” to By-law 85-1 is hereby amended by changing

the zoning applicable to the parcel of land specified and illustrated as Area 1 on Map No. 1,

attached hereto, from General Industrial Zone (M-2) with Special Regulation Provisions 1R and

Special Use Provisions 155U and 159U to Medium Intensity Mixed Use Corridor Zone (MU-2)

with Special Regulation Provisions “A”R and “B”R” and Special Use Provisions “AA”U.

2. Schedule Numbers 118 and 119 of Appendix “A” to By-law 85-1 is hereby amended by changing

the zoning applicable to the parcel of land specified and illustrated as Area 2 on Map No. 1,

attached hereto, from General Industrial Zone (M-2) with Special Regulation Provisions 1R and

Special Use Provisions 155U and 159U to Medium Intensity Mixed Use Corridor Zone (MU-2)

with Special Regulation Provisions “A”R and “C”R” and Holding Provision “AAA”H.

3. Schedule Numbers 118 of Appendix “A” to By-law 85-1 is hereby amended by changing the

zoning applicable to the parcel of land specified and illustrated as Area 3 on Map No. 1, attached

hereto, from General Industrial Zone (M-2) with Special Regulation Provisions 1R and Special

Use Provisions 155U and 159U to Medium Intensity Mixed Use Corridor Zone (MU-2) with

Special Regulation Provisions “A”R and “D”R” and Special Use Provisions “BB”U and Holding

Provision “AAA”H.

4. Schedule Numbers 118 and 119 of Appendix “A” to By-law 85-1 is hereby amended by changing

the zoning applicable to the parcel of land specified and illustrated as Area 4 on Map No. 1,

attached hereto, from General Industrial Zone (M-2) with Special Regulation Provisions 1R and

Special Use Provisions 155U and 159U to Residential Nine Zone (R-9) with Special Regulation

Provisions “A”R and “E”R” and Holding Provision “AAA”H.



5. Schedule Number 118 of Appendix “A” to By-law 85-1 are hereby amended by changing the

zoning applicable to the parcel of land specified and illustrated as Area 5 on Map No. 1, attached

hereto, from General Industrial Zone (M-2) with Special Regulation Provisions 1R and Special

Use Provisions 155U and 159U to Residential Eight Zone (R-8) with Special Regulation

Provisions “A”R and “F”R” and Holding Provision “AAA”H.

6. Schedule Number 119 of Appendix “A” to By-law 85-1 are hereby amended by changing the

zoning applicable to the parcel of land specified and illustrated as Areas 6 on Map No. 1,

attached hereto, from General Industrial Zone (M-2) with Special Regulation Provisions 1R and

Special Use Provisions 155U and 159U to Residential Eight Zone (R-8) with Special Regulation

Provisions “A”R and “G”R” and Special Use Provisions “CC”U and Holding Provision “AAA”H.

7. Schedule Number 118 of Appendix “A” to By-law 85-1 are hereby amended by changing the

zoning applicable to the parcel of land specified and illustrated as Area 7 on Map No. 1, attached

hereto, from General Industrial Zone (M-2) with Special Regulation Provisions 1R and Special

Use Provisions 155U and 159U to Public Park Zone (P-1).

8. Appendix “C” to By-law 85-1 is hereby amended by adding Section “AA”U thereto as follows:

“AA”U. Notwithstanding Section 53.1, within the lands shown on Schedule Numbers 118 and

119 of Appendix “A”, the following use provisions apply:

(i) An “Advanced Manufacturing Establishment”; a “Computer, Electronic, Data

Processing, or Server Establishment”; a “Conference, Convention, or Exhibition

Facility”; a “Micro-Brewery”; and a “Research and Development Establishment”

are also permitted per the following definitions:

a) An Advanced Manufacturing Establishment means an establishment

specializing creation of advanced technology products (software and or

hardware), services, systems, processes, and or prototyping, either on stand-

alone basis or related to those activities defined by a Research and

Development Establishment.

b) A Computer, Electronic, Data Processing, or Server Establishment means

the use of a building for software development and testing, or for the

collection, analysis, processing, storage, or distribution of electronic data.

c) A Conference, Convention, or Exhibition Facility means the use of a

premises as the place of assembly or venue for intermittent events such as

conferences, conventions, exhibitions, seminars, banquets, or product and

trade fairs.

d) A Micro-Brewery means the use of a premises for the small-scale production

of beer, wine, cider, and/or spirits, which may be stand-alone or in

conjunction with a restaurant.



e) A Research and Development Establishment means the use of a premises

for research, investigation, testing, or experimentation including laboratories;

pilot plants; prototype production facilities; software development and/or

engineering services; and scientific, technological, or communications

establishments.

(ii) A Duplex Dwelling, a Multiple Dwelling, a Dwelling Unit, a Residential Care

Facility, a Single Detached Dwelling, and a Street Townhouse Dwelling are not

permitted.

9. Appendix “C” to By-law 85-1 is hereby amended by adding Section “BB”U thereto as follows:

“BB”U. Notwithstanding Section 54.1, within the lands shown on Schedule Numbers 118 and

119 of Appendix “A”, the following use provisions apply:

(i) A “Computer, Electronic, Data Processing, or Server Establishment” and a

“Research and Development Establishment” are also permitted per the following

definitions:

a) A Computer, Electronic, Data Processing, or Server Establishment means

the use of a building for software development and testing, or for the

collection, analysis, processing, storage, or distribution of electronic data.

b) A Research and Development Establishment means the use of a premises

for research, investigation, testing, or experimentation including

laboratories; pilot plants; prototype production facilities; software

development and/or engineering services; and scientific, technological, or

communications establishments.

(ii) Retail and Personal Services are permitted only as part of a mixed-use building

that includes other permitted uses.

10. Appendix “C” to By-law 85-1 is hereby amended by adding Section “CC”U thereto as follows:

“CC”U. Notwithstanding Section 42.1, within the lands shown on Schedule Number 119 of

Appendix “A”:

(i) Retail, Personal Services, and Office uses are additionally permitted within a

mixed-use building that includes other permitted uses.

11. Appendix “D” to By-law 85-1 is hereby amended by adding Section “A”R thereto as follows:

“A”R. (A) Notwithstanding Section 6.1 of this By-law, within the land zoned MU-2, R-9, and R-

8 shown on Schedule Numbers 118 and 119 of Appendix “A”, the following special

regulations apply for parking requirements:

(i) Notwithstanding Section 6.1.1.1 a) ii) of this By-law, required off-street parking

facilities may be located on any another lot subject to Special Regulation



Provision “A”R, regardless of the zoning of that lots, or on lots within 400 metres

subject to the provisions of 6.1.1.1 a) ii).

(ii) Notwithstanding Section 6.1.1.1 a) iii) and iv) of this By-law regulations requiring

minimum plantings strip, including prohibitions on loading spaces and drive

aisles within such spaces, do not apply in respect to the adaptive re-use of

existing buildings along the Street One property line.

(iii) Minimum car parking requirements shall be as follows:

a) Multiple Dwelling: 0.8 spaces per dwelling unit plus 0.1 spaces per

dwelling unit where 5 or more dwelling units are on a lot

b) Office: 1 space per 50 square metres of gross floor area.

c) Advanced Manufacturing Establishment; Conference, Convention, or

Exhibition Facility; Computer, Electronic, Data Processing, or Server

Establishment; and Research and Development Establishment: 1 space

per 50 square metres of gross floor area.

d) Retail and Personal Services: 1 space per 50 square metres of gross floor

area.

e) Restaurant and Micro-Brewery: 1 space per 50 square metres of gross

floor area.

(iv) Minimum bicycle parking requirements for Multiple Dwellings shall be 0.5 “Class

A” Bicycle Parking Stalls per dwelling unit and 6 “Class B” Bicycle Parking Stalls

where more than 20 dwelling units are on a lot.

(v) Minimum bicycle parking requirements per Gross Floor Area of non-residential

uses shall be:

a) Office: 1 “Class A” Bicycle Parking Stall per 500 square metres and 1

“Class B” Bicycle Parking Stalls per 750 square metres.

b) Advanced Manufacturing Establishment; Conference, Convention, or

Exhibition Facility; Computer, Electronic, Data Processing, or Server

Establishment; and Research and Development Establishment: 1 “Class

A” Bicycle Parking Stall per 500 square metres and 1 “Class B” Bicycle

Parking Stall per 750 square metres.

c) Retail and Personal Services: 1 “Class A” Bicycle Parking Stall per 1,000

square metres and 1 Class B Bicycle Parking Stall per 333 square metres.

d) Restaurant and Micro-Brewery: 1 “Class A” Bicycle Parking Stall per 250

square metres and 2 “Class B” Bicycle Parking Stalls per establishment.

(vi) For the purposes of d) and e) above:

a) “Class A” Bicycle Parking Stall shall mean a bicycle locker or an enclosed,

secure area with controlled access in which a bicycle may be parked and

secured for the long term in a stable position with at least one point of

contact with the frame of the bicycle. Bicycle Parking Stall,



b) “Class B” Bicycle Parking Stall shall mean an area in which a bicycle may

be parked and secured for the short term in a stable position with two

points of contact with the frame of the bicycle.

(vii) Shower and change facilities shall be required for non-residential uses

according to the following rates:

a) Where 60 or less Bicycle Parking Stalls are required, provide a facility with

at least 2 showers and a minimum floor area of 8 square metres;

b) Where 61 to 120 Bicycle Parking Stalls are required, provide a facility with

4 showers and minimum floor area of 12 square metres;

c) Where 121 to 180 Bicycle Parking Stalls are required, provide a facility

with 6 showers and minimum floor area of 16 square metres; or

d) Where greater than 180 Bicycle Parking Stalls are required, provide a

facility with 8 showers and minimum floor area of 20 square metres.

(B) Notwithstanding Section 5.2 of this By-law:

(i) Lots may be subdivided and developed without frontage on a public street provided that

such lots have access over a private roadway that leads to a public street.

(ii) Internal lot lines created through the registration of plans of condominium or the

severance of land further to the respective zoning coming into force shall not be

construed to be lot lines for the purposes of the application of zoning regulations.

9. Appendix “D” to By-law 85-1 is hereby amended by adding Section “B”R thereto as follows:

“B”R. Notwithstanding Sections 53 of this By-law, on the land zoned MU-2 as shown on

Schedule Numbers 118 and 119 of Appendix “A” the following special regulations apply:

(i) Notwithstanding Section 53.2.1, for all uses:

a) For the purposes of determination of Yards, the lot line shared with Courtland

Avenue shall be deemed the Front Lot Line

b) MINIMUM and MAXIMUM Yard regulations in c) through e) shall not apply to

buildings existing on the land at the time the MU-2 Zone is applied to the land.

Additions to such buildings shall not be closer to the street line than the existing

building as it exists at the time the MU-2 Zone is applied to the land.

c) MINIMUM Front Yard (Courtland), Side Yard Abutting a Street (Borden, Kent):

and Rear Yard (Street One): 1.5 metres

d) MAXIMUM Front Yard (Courtland), Side Yard Abutting a Street (Borden) and

Rear Yard (Street One): 7.5 metres

e) MAXIMUM Side Yard Abutting a Street (Kent): 7.5 metres, or 10.0 metres

where such a yard contains publicly-accessible landscaped area

f) MAXIMUM Building Height: 25.0 metres.



g) MINIMUM Width of Primary Ground Floor Facade: 50% of the length of

abutting street lines, including all new and existing buildings on the lot

h) MINIMUM Floor Space Ratio: 0.6, measured over the entire lot subject to this

provision and including all floor space, both new and existing

i) MAXIMUM Floor Space Ratio: 2.0, measured over the entire lot subject to this

provision and including all floor space, both new and existing

(ii) Notwithstanding 53.2.2.1, for Retail uses:

a) MAXIMUM Gross Floor Area of Retail Space: 4,000 square metres

10. Appendix “D” to By-law 85-1 is hereby amended by adding Section “C”R thereto as follows:

“C”R. Notwithstanding Sections 53 of this By-law, within the lands zoned MU-2 as shown on

Schedule Numbers 118 and 119 of Appendix “A” the following special regulations apply:

(i) Notwithstanding Section 54.2.1, for all uses:

a) For the purposes of determination of Yards, the lot line shared with Courtland

Avenue shall be deemed the Front Lot Line

b) MINIMUM Front Yard (Courtland). Side Yard Abutting a Street (Kent, Palmer),

and Rear Yard (Street One): 1.5 metres

c) MAXIMUM Front Yard (Courtland) and Side Yard Abutting a Street (Kent,

Palmer): 7.5 metres

d) MAXIMUM Rear Yard (Street One): 10.0 metres

e) MINIMUM Building Height: 11.0 metres

f) MAXIMUM Building Height: 34.0 metres, provided that any portion of building

with a Building Height exceeding 18.0 metres is at least 20 metres from the

Front Lot Line abutting Courtland

g) MAXIMUM Floor Space Ratio: 4.5

h) Location of Dwelling Unit: Dwelling units may be located on the ground floor

of a Multiple Dwelling building.

(ii) Notwithstanding 53.2.2.1, for Retail uses:

b) MAXIMUM Gross Floor Area of Retail Space: 2,000 square metres

11. Appendix “D” to By-law 85-1 is hereby amended by adding Section “D”R thereto as follows:

“D”R. Notwithstanding Sections 53 of this By-law, within the lands zoned MU-2 as shown on

Schedule Number 118 of Appendix “A” the following special regulations apply:

(i) Notwithstanding Section 54.2.1, for all uses:

a) MINIMUM Front Yard (Street One): 1.5 metres



b) MAXIMUM Front Yard (Street One): 7.5 metres

c) MINIMUM Side Yard Abutting a Street (Borden): 4.5 metres

d) MAXIMUM Side Yard Abutting a Street (Borden): None

e) MAXIMUM Floor Space Ratio: 3.5

f) MAXIMUM Building Height: 38.5 metres, provided any portion of a building

with a Building Height exceeding 11.0 metres is at least 25 metres from the

Side Lot Line abutting Borden

12. Appendix “D” to By-law 85-1 is hereby amended by adding Section “E”R thereto as follows:

“E”R. Notwithstanding Sections 43 of this By-law, within the lands zoned R-9 as shown on

Schedule Numbers 118 and 119 of Appendix “A” the following special regulations apply:

(i) Notwithstanding Section 43.2.1, for all uses:

a) MAXIMUM Floor Space Ratio: 8.0

(ii) Notwithstanding Section 43.2.3, for Multiple Dwellings:

a) MINIMUM Front Yard: 2.0 metres

b) MINIMUM Side Yard: 5.0 metres

c) MINIMUM Building Separation: there shall be a minimum separation of 25

metres between any portions of buildings exceeding 19.0 metres in Building

Height on the same lot.

d) MINIMUM Rear Yard: 0 metres to any portion of a building containing an

above-grade structured parking garage; 15 metres otherwise.

e) Private Patio Area: Exclusive use patio areas for ground floor level dwelling

units are not required provided common outdoor amenity areas are available

with such buildings

f) MINIMUM Landscape Area: 20% of the lot area, which may include

landscaped areas on the rooftops of buildings

13. Appendix “D” to By-law 85-1 is hereby amended by adding Section “F”R thereto as follows:

“F”R. Notwithstanding Sections 42 of this By-law, within the lands zoned R-8 as shown on

Schedule Numbers 118 and 119 of Appendix “A” the following special regulations apply:

(i) Notwithstanding Section 42.2.2.1, for all uses:

b) MINIMUM and MAXIMUM Floor Space Ratio: 0.6 and 2.0, respectively, which

is to be measured across the total area of the Lots subject to the “F”R Special

Regulation Provision. Individual Lots may exceed the MAXIMUM provided,

up an individual Floor Space Ratio of 2.5 provided the MAXIMUM of 2.0 is

met across the entirety of land subject to this provision.



(ii) Notwithstanding Section 42.2.2.6, for Multiple Dwellings:

i) For the purposes of determination of Yards, the lot line shared with Palmer

Avenue shall be deemed the Front Lot Line

j) MINIMUM Lot Width: 12.0 metres

k) MINIMUM Front Yard: 6.0 metres, or 3.0 metres with non-residential uses

at grade

l) MINIMUM Side Yard:

i. 1.5 metres for buildings 13.5 metres or less in Building Height; or

ii. 3.0 metres for buildings greater than 13.5 metres in Building Height,

but 7.5 metres for such buildings to the lot line shared with a property

containing an existing residential building

m) MINIMUM Building Height: 10.5 metres

n) MAXIMUM Building Height: 27.5 metres

o) Private Patio Area: Exclusive use patio areas for ground floor level dwelling

units are not required provided outdoor common amenity areas are available

as part of such buildings and/or private amenity areas are provided entirely

above grade as balconies or terraces with access directly from the interior of

individual dwelling units.

p) MINIMUM Landscape Area: 20% of the lot area, which may include

landscaped areas on the rooftops of buildings

14. Appendix “F” to By-law 85-1 is hereby amended by adding Section “AAA”H thereto as follows:

“AAA. Notwithstanding Sections 42, 43, 53 and 54 of this Bylaw, residential uses on the lands

zoned MU-2, R-8 and R-9 as shown as affected by this Subsection on Schedules 118 and

119 of Appendix “A” are not permitted until such time as a Record of Site Condition is

acknowledged by the Ministry of the Environment and Climate Change for the respective

land. This Holding Provision shall not be removed until the City of Kitchener is in receipt of

a letter from the Ministry advising that a Record of Site Condition has been completed to

the Ministry’s satisfaction.

PASSED at the Council Chambers in the City of Kitchener this ___ day of ___________, 2018.

_____________________________________

Mayor

_____________________________________

Clerk



APPENDIX D

LEED Neighbourhood Development

Feasibility Overview

The Pre-Submission Consultation Record for the proposed planning applications requests a feasibility

overview for LEED Neighbourhood Development (ND) certification for the site has been prepared by an

accredited LEED professional. LEED ND Certification is not being pursued for this site. Despite this, the

feasibility overview demonstrates how the proposed development naturally aligns with the intent and

principles of LEED ND. The overview is cursory in the sense that it is not a fulsome review and

documentation of requirements, but rather speaks to expectations from the current preliminary design.

LEED ND certification is possible for projects at the “Plan” stage for projects in the planning phase and up

to 75% constructed or the “Built Project” stage for projects nearing complete or completed within the last

three years. LEED rating systems are points-based system with minimum point thresholds for different

levels of certification. For Canadian projects, LEED ND has four policy themes: Smart Location and Linkage

(SLL), Neighbourhood Pattern and Design (NPD), Green Infrastructure and Building (GIB), and Innovation

(IN). Each policy theme has a series of “Prerequisites” that must be met for all projects and “Credits” that

are optional to achieve points towards certification thresholds. The four LEED ND certification levels are

“Certified” with 40 to 49 points; “Silver” with 50 to 59 points; “Gold” with 60 to 79 points; and “Platinum” with

80 and more points

The below “scorecard” tracks the proposed development regarding achievement of the Prerequisites and

Credits for LEED ND. Each Prerequisite and Credit is indicated as either:

1. “Achieved in Conceptual Design”: these are prerequisites or credit points that can be achieved

based on the details of the site and proposed conceptual design at this time.

2. “Potential in Detailed Design”: these are prerequisites or credit points that could be achieved

through commitments at the time of detailed design.

3. “Not Targeted or Achievable”: these are perquisites or credit points that are not achievable given

the nature and conditions of the site or the proposed development form in the conceptual design.

This scorecard shows that the conceptual design could achieve a score of 36 points based largely on the

site’s proximity to transit, context within a mixed-use neighbourhood, and proposed compact form. Another

29-35 points are identified as potentially available for the project achievement with commitments to credits

through the detailed design stage. This positions the project to easily achieve the lower certification levels

of Certified (90% of points achieved) and Silver (72% of points achieved) with minimal additional efforts

concerns building-related sustainability credits. Gold (60% of points achieved) certification would require a

greater commitment to building-related sustainability credits. Of note, this assumes that all Prerequisites

for the Green Infrastructure and Buildings policy theme are achieved, some of which require a certain level

of building-related sustainability, including a least one building that is certified under a LEED rating system.



Smart Location and Linkage (SLL)

Prerequisite / Credit
Available

Points

Achieved in
Conceptual

Design

Potential in
Detailed
Design

Not
Targeted or
Achievable

Notes

SLL p1 Smart Location Prerequisite Yes

 Site is served by existing water and wastewater infrastructure along Courtland Avenue

 Site could meet any of four options needed, including “infill sites” (Option 1), “adjacent sites with connectivity” (Option 2), “transit
corridors” (Option 3), and “sites with nearby neighbourhood assets”.

SLL p2
Imperiled Species and
Ecological Communities

Prerequisite Yes  None on the site

SLL p3
Wetlands and Water Body
Conservation

Prerequisite Yes  None on the site

SLL p4 Agricultural Land Conservation Prerequisite Yes  Site satisfies options for infill sites and sites served by transit per SLLp1 above

SLL c5 Floodplain Avoidance Prerequisite Yes
 Site would fall within Case 2 for Infill or Previously Developed Site within Flood Hazard Areas

 Would have to comply with equivalent standards in Canada, as it applies to the site

SLL c1 Preferred Locations 10 10
 Site is infill site and a previously developed site (5 points)

 Site’s connectivity within 800 metres estimated to be greater than 154 intersections/km2 (5 points)

SLL c2 Brownfield Remediation 2 1 1
 Site is a brownfield with soil contamination requiring remediation by municipality/province (1 point)

 Does not satisfy as a federal priority area equivalent (1 point)

SLL c3 Access to Quality Transit 7 7
 Site has >50% of entrances within 400 or 800 metres walling distance of eligible transit stops in excess of 320 weekday trips

and 200 weekend trips (7 Points)

SLL c4 Bicycle Facilities 2 2

 Non-residential building (office) expected achieve short and long-term bicycle parking and shower/change facilities – proposed
minimum requirements in zoning expected to achieve although LEED requirements are based on number of occupants

 Non-residential building (retail) achieves requirements concerning short and long-term bicycle parking and shower/change
facilities based on proposed minimums requirements in zoning

 Multiple Residential Buildings can satisfy short-term and long-term storage – proposed minimum requirements in zoning is short
of required 1 space per unit, but can be voluntary through detailed design

 Site can achieve both credit options for “bikable location” and “bicycle network” given Courtland bike lanes and Iron Horse Trail
connections

SLL c5 Housing and Jobs Proximity 3 1-3

 Not expected that there are 2,850 existing full-time equivalent jobs within 800 metres walking distance of centre of the site to
achieve “Project with affordable residential component” (Option 1) or “Project with residential component” (Option 2)

 Project cannot meet “Infill project with nonresidential component” (Option 3) given floor space and transit proximity
requirements

SLL c6 Steep Slope Protection 1 1  Not applicable as no slopes >15% on the site

SLL c7
Site Design for Habitat or
Wetland and Water Body
Conservation

1 1  Site does have relevant features and earns one point under Case 1

SLL c8
Restoration of Habitat or
Wetlands and Water Bodies

1 1  Not applicable as no habitat or features present on the site.

SLL c9
Long-Term Conservation
Management of Habitat or
Wetlands and Water Bodies

1 1  Not applicable as no habitat or features present on the site.

SUB-TOTAL 19 2 5-7



Neighbourhood Pattern and Design (NPD)

Prerequisite / Credit
Available

Points

Achieved in
Conceptual

Design

Potential in
Detailed
Design

Not
Achievable

Notes

NPD p1 Walkable Streets Required Yes

 Conceptual design could achieve functional entry requirements (although private roadways may not qualify), minimum height to
width ratio requirement, requirements for walking routes on both sides of all streets (minimum 2.5 metres width on Block 1 would
have to be satisfied) and requirements for maximum garage and service bay openings

NPD p1 Compact Development Required Yes
 Residential and non-residential components would meet the minimum residential density and FAR requirements, respectively

 Expected requirements could be met at both build-out and 5-year construction timeframe

NPD p1
Connected and Open
Community

Required Yes  Conceptual design could achieve the internal connectivity and through connection requirements

NPD c1 Walkable Streets 9 5 4
 Can only be determined at detailed design considering functional entries, façade treatments, and ground floor design
 Expected that up to 10 “walkable streets” items are possible for the detailed design (5 points)
 Remaining 6 items not expected to be feasible based on conceptual design (4 points)

NPD c2 Compact Development 6 5  Conceptual design includes a density and mix of residential and non-residential floor space (5 points)

NPD c3 Mixed-Use Neighborhoods 4 1 1-2
 Site generally within 400 metres walking distances of 4-7 existing diverse uses
 An additional 1 to 2 points could be achieved through planned uses as part of project if the in place by time of 50% occupancy,

depending on the nature of uses

NPD c4
Housing Types and
Affordability

7 3
 Expected a Simpson Diversity Index of 0.7 is achievable (3 Points) under Option 1

 Options 2 and 3 could be used given intent for affordable housing, depending on Option 1 (up to 3 points in total)

NPD c5 Reduced Parking Footprint 1 1
 Conceptual design meets the 20% threshold maximum for surface parking lots (temporary surface parking lot location may prevent

points under this credit) but does currently does not meet 10% minimum threshold for carpool or share-use vehicular parking

NPD c6
Connected and Open
Community

2 2  Conceptual design could achieve the internal connectivity and through connection requirements (2 points)

NPD c7 Transit Facilities 1 1  New transit stops or upgrades to existing stops not identified, but could be addressed through detailed design

NPD c8
Transportation Demand
Management

2 2  TDM program is not known but 2 of the identified TDM measures are reasonable (1 point for every two measures)

NPD c9
Access to Civic & Public
Space

1 1  Proposed public park satisfies distance and size threshold for project (1 point)

NPD c10
Access to Recreation
Facilities

1 1  Kaufman Park facilities within 800 metres walking distance can satisfy credit threshold

NPD c11
Visitability and Universal
Design

1 1  Not known at this time, but likely achievable through detailed design

NPD c12
Community Outreach and
Involvement

2 2  Consultation options not targeted as part of design process, but are possible

NPD c13 Local Food Production 1 1
 Neighbourhood gardens (Option 1) or CSA (Option 2) are not targeted but are achievable

 Project cannot meet threshold for farmer’s market (Option 3)

NPD c14
Tree-Lined and Shaded
Streetscapes

2 2
 Landscape plan at detailed design would need to determine achievement of credit thresholds
 Conceptual design is expected to allow for achievement through detailed design

NPD c15 Neighborhood Schools 1 1  Cameron Height Collegiate Institute is within credit threshold walking distance

SUB-TOTAL 14 16-17 4



Green Infrastructure and Buildings (GIB)

Prerequisite / Credit Available Points
Achieved in
Conceptual

Design

Potential in
Detailed
Design

Not
Achievable

Notes

GIB p1 Certified Green Building Required Yes
 One whole building (new or retrofit) within project would have to be certified through LEED rating system or other qualifying rating

system

GIB p2
Minimum Building Energy
Performance

Required Yes  90% of total building floor area of building 4+ storeys must comply with one of the performance options

GIB p3
Indoor Water Use
Reduction

Required Yes  Buildings 4+ storeys must demonstrate 20% reduction from baseline

GIB p4
Construction Activity
Pollution Prevention

Required Yes  Erosion and sedimentation plan must be created and implemented using best management practices

GIB c1 Certified Green Buildings 5 1-5
 Additional points given for % of additional certified floor space beyond that of the above prerequisite
 LEED certification not targeted at this time

GIB c2
Optimize Building Energy
Performance

2 1-2
 90% of total building floor area of building 4+ storeys must provide prescribed improvement in energy performance
 Not known at this time

GIB c3
Indoor Water Use
Reduction

1 1
 Buildings 4+ storeys must demonstrate 40% reduction from baseline
 Not known at this time

GIB c4
Outdoor Water Use
Reduction

2 1-2  Landscape design that does not require irrigation (2 Points) or demonstrates % reduction from baseline (1-2 points)

GIB c5 Building Reuse 1 1  Expected that one of the three retained buildings will meet threshold of re-using 50% of its surface area under Case 1

GIB c6
Historic Resource
Preservation and Adaptive
Reuse

2 2  Existing buildings would not qualify as historic resources

GIB c7 Minimized Site Disturbance 1 1  Expected that the entirety of the site would be considered previously developed land (1 point)

GIB c8 Rainwater Management 4 1-4

 LID and green infrastructure need to capture 100% of total volume run-off at certain thresholds (1 to 4 points based on rainfall
event)

 Conceptual design includes infiltration targets and LID infrastructure that capture a percentage of run-off, but 100% capture would
have to be addressed

GIB c9 Heat Island Reduction 1 1  Non-roof and roof shading and heat reduction measures not considered at this time

GIB c10 Solar Orientation 1 1  Conceptual design not expected to achieve the credit’s block or building orientation thresholds

GIB c11
Renewable Energy
Production

3 3  Not targeted for the project, but possible

GIB c12 District Heating and Cooling 2 2  Not targeted for the project, but possible

GIB c13
Infrastructure Energy
Efficiency

1 1  Infrastructure choices not known at this time

GIB c14 Wastewater Management 2 2  Not targeted for the project, but possible



GIB c15
Recycled and Reused
Infrastructure

1 1
 Re-use of existing building and surface materials for new construction purposes is underway
 No details on total mass of re-used materials to meet credit thresholds at this time

GIB c16 Solid Waste Management 1 1  Achieving 4 of the 5 requirements is not targeted for the project, but possible

GIB c17 Light Pollution Reduction 1 1  Lighting plans not known at this time

SUB-TOTAL 2 17-26 3

Innovation (IN)

Prerequisite / Credit Available Points
Achieved in
Conceptual

Design

Potential in
Detailed
Design

Not
Targeted or
Achievable

Notes

IN c1 Innovation 1-5 1-5  Achieve with a combination of innovation strategies, pilot credits, or exemplary performance on certain above credits

IN c2
LEED Accredited
Professional

1 1  LEED ND professional on project.

SUB-TOTAL 1 1-5

GRAND-TOTAL 36 36-40 12-14

Achieved in
Conceptual

Design

Additional
Points needed

Achievable
with

Conceptual
Design?

Certified 36 4 Yes

Silver 36 14 Yes

Gold 36 24 Yes

Platinum 36 44 No


