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meeting electronically by accessing the meeting live-stream video at kitchener.ca/watchnow.
 
While in-person delegation requests are not feasible at this time, members of the public are invited to
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deadlines. Written comments will be circulated prior to the meeting and will form part of the public
record.
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to take part in a city meeting or event, please call 519-741-2345 or TTY 1-866-969-9994.
 
Chair: Councillor D. Chapman
Vice-Chair: Councillor P. Singh

Pages

1. Commencement

2. Consent Items
The following matters  are considered not  to  require  debate and should  be
approved by one motion in accordance with the recommendation contained in
each staff report. A majority vote is required to discuss any report listed  as
under this section. 

2.1. None.

3. Delegations
Pursuant to Council’s Procedural By-law, delegations are permitted to address
the Committee for a maximum of five (5) minutes. Delegates must register by
4:00 p.m. on March 7, 2022, in order to participate electronically.

3.1. Public Hearing Matter Report DSD-2022-062, listed as Item 5.1



3.1.a. Chris Pidgeon, GSP Group agent

3.1.b. Darryl Firsten, IN8 Developments

3.2. Public Hearing Matter Report DSD-2022-089, listed as item 5.2

3.2.a. Andrea Sinclair, MHBC Planning

3.2.b. Jane Desbarats

3.2.c. Alice Raynard

3.2.d. Elizabeth Stevens

3.2.e. Heather Love

4. Discussion Items

4.1. None.

5. Public Hearing Matters under the Planning Act (6:00 p. m. advertised)
This is a formal public meeting to consider applications under the Planning Act.
 If a person or public body does not make oral or written submissions to the City
of Kitchener before the proposed applications are considered, the person or
public body may not be entitled to appeal the decision to the Ontario Land
Tribunal and may not be added as a party to a hearing of an appeal before the
Ontario Land Tribunal.

5.1. 30 Francis Street South Official Plan
Amendment OPA/21/001/R/DE and Zoning By-
law Amendment ZBA21/002/F/DE - DSD-2022-
062

90 m 3

(Staff will provide a 5 minute presentation on this matter.)

5.2. 890-900 King Street West Official Plan
Amendment OPA21/005/K/BB and Zoning By-
law Amendment ZBA21/008/K/BB - DSD-2022-
089

120 m 151

(Staff will provide a 5 minute presentation on this matter.)

6. Information Items

6.1. Quarterly Development Applications Update 2022 Q1 - DSD-2022-096 240

7. Adjournment
 

 

 

Daniela Mange
Committee Administrator
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Staff Report  
Development Services Department    www.kitchener.ca 

*** This information is available in accessible formats upon request. *** 
Please call 519-741-2345 or TTY 1-866-969-9994 for assistance. 

REPORT TO: Planning and Strategic Initiatives Committee 
 
DATE OF MEETING: March 7, 2022 
 
SUBMITTED BY: Bustamante, Rosa - Director of Planning, 519-741-2200 ext. 7319 
 
PREPARED BY: Dumart, Craig – Senior Planner, 519-741-2200 ext. 7073 
 
WARD(S) INVOLVED: Ward 9  
 
DATE OF REPORT: January 31, 2022 
  
REPORT NO.: DSD-2022-062 
 
SUBJECT: Official Plan Amendment OPA/21/001/F/DE 
 Zoning By-law Amendment ZBA/21/002/F/DE 
 30 Francis Street South 
 30 Francis Kitchener Incorporated  

 
RECOMMENDATION: 
 
That Official Plan Amendment Application OPA/21/001/F/DE for 30 Francis Kitchener 
Incorporated requesting a Specific Policy Area be refused; and 
 
That Zoning By-law Amendment Application ZBA21/002/F/DE for 30 Francis Kitchener 
Incorporated be approved in the form shown in the ‘Proposed By-law’, and ‘Map No. 1’, 
attached to Report DSD-2022-062 as Appendix ‘A’; and further 

 
That in accordance with Planning Act Section 45 (1.3 & 1.4), applications for minor variances 
shall be permitted for lands subject to Zoning By-law Amendment Application 
ZBA21/002/F/DE. 

 
REPORT HIGHLIGHTS: 
  

 The purpose of this report is to evaluate and provide a planning recommendation regarding a 
Zoning By-law Amendment application for a property located at 30 Francis Street South. It is 
planning staff's recommendation that the Zoning By-law be approved. 

 Community engagement included: 
o circulation of a preliminary notice letter to property owners and residents within 240 

metres of the subject site; 
o installation of a large billboard notice sign on the property; 
o follow up one-on-one correspondence with members of the public; 
o two Neighbourhood Information Meetings held on June 2, 2021 and December 14, 

2021); 
o notice letter advising of the statutory public meeting was circulated to all property 

owners within 240 metres of the subject site, those who responded to the preliminary 
circulation; and those who attended the Neighbourhood Meetings; 

o notice of the public meeting was published in The Record on February 11, 2022.  
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This report supports the delivery of core services. 
 
 
EXECUTIVE SUMMARY: 
 
Planning staff is recommending refusal of the requested Official Plan Amendment and approval of a 
revised Zoning By-law Amendment application to add Special Regulation Provision 776R in Zoning 
By-law 85-1 to permit a 44 storey mixed use development with an increased Floor Space Ratio 
(FSR), a reduced rear yard building setback and a Holding Provision to require remediation of the 
site contamination and to require an updated noise study. As part of this development the applicant 
is seeking to obtain an increase in floor space ratio in exchange for the provision of community 
benefits in accordance with the bonusing provisions of Section 17.E.17 of the City of Kitchener’s 
Official Plan. Density bonusing is permitted in the Official Plan (and under Section 37 of the Planning 
Act) for properties within the Urban Growth Centre (Downtown).  Staff recommends that the Zoning 
By-law Amendment application be approved 
    
BACKGROUND:   
 
The City of Kitchener has received a revised development concept from 30 Francis Kitchener 
Incorporated (IN8 Developments) that is proposing to permit an increased Floor Space Ratio in 
exchange for the provision of community benefits in accordance with the bonusing provisions of 
Section 17.E.17 of the Official Plan.  
 
The original Official Plan Amendment application was proposing to add a Specific Policy Area to 
increase the Floor Space Ratio to 18.3. As community benefits are being proposed through the 
revised Zoning By-law Amendment for 30 Francis Street South, the Official Plan Amendment is no 
longer required. 
 
The proposed Zoning By-law Amendment application is requesting to add Special Regulation 
Provision 776R in Zoning By-law 85-1 to permit residential uses, reduce the rear yard setback and 
to allow for an increased floor space ratio of 18.3 to be achieved through the use of bonusing 
provisions, as well as to apply Holding Provision 90H and also to require site contamination 
remediation and an updated noise study. 
 
The lands are within the Urban Growth Centre, designated ‘Innovation District’ in the City of 
Kitchener Official Plan and are zoned ‘as Warehouse District Zone (D-6)’ in Zoning By-law 85-1. 
 
Existing Warehouse District Zone (D-6) zoning permissions include: 

 Commercial and light industrial uses; 

 Maximum floor space ratio of 2.0; 

 Rear yard setback of 7.5 metres; and 

 Maximum front yard setback of 2.0 metres. 
 

Site Context  
 
The subject lands are addressed as 30 Francis Street South and are situated within the City of 
Kitchener’s Downtown. The subject lands are located at the easterly side of the block bound by 
Charles Street West, Francis Street South and Halls Lane. The subject property has a lot area of 
0.23 hectares (0.57 acres) with 54.8 metres of frontage along Francis Street South and 42.2 metres 
of frontage along Charles Street West. 30 Francis Street South is currently a vacant parcel of land 
which was formerly used as a surface parking lot. The subject lands directly abut the surface parking 
lot of the U-Haul commercial property located to the west of the subject lands. The surrounding 
neighbourhood consists of a variety of uses including high rise mixed-use, commercial, buildings, 
medium rise residential, and institutional office buildings. Existing surrounding lands are used for 
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surface parking lots and old large industrial buildings which either have been converted to loft style 
office, residential and other viable uses. 
 

 
Figure 1 - Location Map: 30 Francis Street South 

 
REPORT: 
 
The applicant is proposing to develop the subject lands with a 44 storey, mixed use building,  
consisting of 532 residential units, 3 ground floor commercial units and amenity uses located at 
grade, with a roof top terrace on the 7th level, and 241 parking spaces located underground and 
internal to the building. The proposed building includes a square footprint that has been oriented 
along Charles Street East, Francis Street South and Halls Lane West. Ground floor commercial units 
are located along the Charles Street frontage, and building amenities are located along Francis 
Street and wrap along the Halls Lane building façade.  The principal entrance to the building is 
located in the southeast corner of the building at the intersection of Charles Street East and Francis 
Street South. The proposed 44 storey mixed use building is located adjacent to the Lang Tannery 
building, which has been converted to office and technology related uses. The proposed 
development includes a 6 storey podium (base) which is sensitive in scale, massing and comparable 
to the height of the Tannery building.  
 
Through the processing of the application, a revised development proposal was prepared. The 
original development proposed a multiple residential building comprised of 532 dwelling units (1 and 
2 bedrooms only) with 242 parking spaces and one floor of underground parking. In response to 
comments provided by Planning staff and the public, the applicant has amended the proposed 
development and is now proposing to develop a mixed-use building with a mix of residential unit 
types and increase in the floor space ratio in exchange for the provision of community benefits in 
accordance with the bonusing provisions of Section 17.E.17 of the Official Plan and Section 37 of 
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the Planning Act. Table 1 below provides a comparison of the development concepts and Figures 2 
and 3 show the floor plan and a rendering of the revised development proposal. 
 

 
Table 1.  Development Concept Comparison Table 

 

 Original Development Concept  Revised Development Concept  

Number of Units 532 residential units 532 residential units 

Parking Spaces 242 spaces 241 Spaces 

Underground Parking 
Levels 

1 Level 2 Levels 

Bicycle Parking 135 Class A 
6 Class B 

148 Class A 
6 Class B 

Ground floor 
Commercial Units 

0 commercial units, Blank façade 
located along Charles Street East 
 

3 commercial units located along 
Charles Street East. 

Unit Types Bachelor units (10) 
1 bedroom units (304) 
1 bedroom + den units (99) 
2 bedroom units (119) 

(191) 1 bedroom units 
(194) 1 bedroom + den units 
(137) 2 bedroom units  
(5) 2 bedroom + den units 
(5)  3 bedroom units 

Electric Vehicle 
Parking 

Not included 20 Electric Vehicle parking spaces 
provided 

Parkland 
Enhancement 

Not included Included (Redesign, tender, and 
reconstruct Francis Green) 

Affordable Housing 
Donation 

Not included Included ($300,000 donation to 

affordable housing) 

LEED Standards 
Building Design 

Not included The development will be designed 

to incorporate LEED standards. 

Barrier Free 
Accessible Units 

80 units (15% required by the 
Building Code) 

101 units (19% of the units) 
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Figure 2 – Revised Development Concept Ground Floor Plan 

 

 
 

Figure 3 – Revised Development Elevation Intersection of Charles Street and Francis Street 
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The revised development concept includes significant changes in direct response to public and staff 
comments.  The revised proposed development includes a mixed-use building, a broader mix of unit 
types (including five larger 3 bedroom units and five 2 bedroom plus den units), additional bicycling 
parking, and commercial units located at grade designed to activate the street and enhance the 
public realm. Furthermore, Planning staff are recommending that the proposed increase in Floor 
Space Ratio be permitted in exchange for the provision of community benefits. Planning staff are 
recommending this in accordance with the bonusing provisions of Section 17.E.17 of the Official 
Plan and Section 37 of the Planning Act. The community benefits provided as part of the revised 
development include the following: Transportation Demand Management (TDM) Measures, Dwelling 
Units in the Urban Growth Centre, Water and Energy conservation measures, Parkland 
Improvements, LEED-inspired building design, Electric Vehicle Parking stalls, and Barrier Free 
Accessible Units beyond the building code requirement. In addition, the developer has proposed an 
affordable housing sponsorship. Staff is supportive of the proposed revised development concept.
  
 
To facilitate the redevelopment of 30 Francis Street South with the proposed development concept, 
a Zoning By-law Amendment is proposed to change the zoning of the subject lands.  The lands are 
currently designated ‘Innovation District’ in the City of Kitchener Official Plan and zoned ‘Warehouse 
District Zone (D-6)’ in Zoning By-law 85-1.  
 
The owner is proposing to change the zoning to ‘Warehouse District Zone (D-6) with Special 
Regulation Provision 776R and Holding Provision 90H’ in Zoning By-law 85-1, to permit residential 
uses, reduce the rear yard setback and increase the Floor Space Ratio (FSR) through the use of 
bonusing provisions. A Holding Provision is also proposed to be added to the property to prevent 
the development of the site with sensitive uses, including residential uses, until the site 
contamination has been remediated and a revised noise study is completed to the satisfaction of the 
Region of Waterloo. 
 
Planning Analysis: 
 
Provincial Policy Statement, 2020: 
 
The Provincial Policy Statement (PPS) provides policy direction on matters of provincial interest 
related to land use planning and development.  Section 1.4.3(b) of the PPS promotes all types of 
residential intensification, and sets out a policy framework for sustainable, healthy, liveable and safe 
communities. The PPS promotes efficient development and land use patterns, as well as 
accommodating an appropriate mix of affordable and market-based residential dwelling types with 
other land uses, while supporting the environment, public health and safety. Provincial policies 
promote the integration of land use planning, growth management, transit-supportive development, 
intensification, and infrastructure planning to achieve cost-effective development patterns, 
optimization of transit investments, and standards to minimize land consumption and servicing costs.    

To support provincial policies relating to the optimization of infrastructure, transit and active 
transportation, the proposed designation and zoning facilitate a compact form of development which 
efficiently uses the lands, is in close proximity to transit options including bus and rapid transit and 
makes efficient use of both existing roads and active transportation networks. The lands are serviced 
and are in proximity to cycling networks, multiple parks, trails and other community uses.  Provincial 
policies are in support of providing a broad range of housing. The proposed mixed-use development 
represents an attainable form of market-based housing with a mix of unit types.   

Planning staff is of the opinion that the proposed Zoning By-law Amendment application will facilitate 
the intensification of the subject property with a mixed-used development that is compatible with the 
surrounding community and will make efficient use of the existing infrastructure. The proposed 
development will create more housing options in the downtown within walking distance to jobs. No 
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new public roads would be required for the proposed development and Engineering staff have 
confirmed there is capacity in the sanitary sewer to permit this amount of intensification on the 
subject lands. 
 
Based on the foregoing, staff is of the opinion that this proposal is in conformity with the PPS. 
 
A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2020 (Growth Plan): 
 
The Growth Plan supports the development of complete and compact communities that are designed 
to support healthy and active living, make efficient use of land and infrastructure, provide for a range 
and mix of housing types, jobs, and services, at densities and in locations which support transit 
viability and active transportation.  Policies of the Growth Plan promote growth within strategic growth 
areas including Urban Growth Centres and major transit station areas, in order to provide a focus 
for investments in transit and other types of infrastructure.   
 
Policies 2.2.3 1 (a) and (d) identifies that Urban Growth Centres will be planned as focal areas for 
investment in regional public service facilities, as well as commercial, recreational, cultural, and 
entertainment uses and that Urban Growth Centres plan to accommodate significant population and 
employment growth. 
 
Policy 2.2.6.1(a) states that municipalities will support housing choice through the achievement of 
the minimum intensification and density targets in this plan by identifying a diverse range and mix of 
housing options and densities, including additional residential units and affordable housing to meet 
projected needs of current and future residents. 
 
Policies 2.2.1.4 states that complete communities will:  

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 additional residential units 
and affordable housing, to accommodate people at all stages of life, and to accommodate 
the needs of all household sizes and incomes;  
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) provide for a more compact built form and a vibrant public realm, including public open 
spaces;  
f) mitigate and adapt to the impacts of a changing climate, improve resilience and reduce 
greenhouse gas emissions, and contribute to environmental sustainability; and 
g) integrate green infrastructure and appropriate low impact development. 

 
The Growth Plan supports planning for a range and mix of housing options and, in particular, higher 
density housing options that can accommodate a range of household sizes in locations that can 
provide access to transit and other amenities. 
 
The subject lands are located within the City’s delineated Urban Growth Centre (UGC), and within a 
Major Transit Station Area (MTSA)in the 2014 Kitchener Official Plan.  In the City’s OP on Map 2 – 
Urban Structure the lands appear within the MTSA circle for the Central Station. Urban Growth 
Centres plan to accommodate significant population and employment growth. The Region of 
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Waterloo commenced the Regional Official Plan Review (ROPR) project and as part of that work, 
revised MTSA boundaries were endorsed by Regional Council. These lands are located within the 
Regionally endorsed MTSA boundary.  The proposed development represents intensification and 
will help the City achieve density targets in the MTSA.  The proposed zoning will support a higher 
density housing option that will help make efficient use of existing infrastructure, parks, roads, trails 
and transit. The mixed use development is also proposed to include several unit types that vary in 
sizes, increasing the variety of housing options for future residents.  
 
Regional Official Plan (ROP): 
 
Urban Area policies of the ROP identify that the focus of the Region’s future growth will be within the 
Urban Area. The subject lands are designated UGC in the ROP. The proposed development 
conforms to Policy 2.D.1 of the ROP as this neighbourhood provides for the physical infrastructure 
and community infrastructure to support the proposed residential development, including 
transportation networks, municipal drinking-water supply and wastewater systems, and a broad 
range of social and public health services. Regional policies require Area Municipalities to plan for a 
range of housing in terms of form, tenure, density and affordability to satisfy the various physical, 
social, economic and personal support needs of current and future residents.  
 
Regional staff have indicated that they have no objections to the proposed application or to higher 
density within the MTSA area and Urban Growth Centre of the Region as the type of high-density 
development proposed on site supports the Planned Community Function of the ROP. (Appendix 
‘D’). Planning staff are of the opinion that the applications conform to the ROP. 
 
City of Kitchener Official Plan (OP) 
 
The City of Kitchener OP provides the long-term land use vision for Kitchener. The vision is further 
articulated and implemented through the guiding principles, goals, objectives, and policies which are 
set out in the Plan. The Vision and Goals of the OP strive to build an innovative, vibrant, attractive, 
safe, complete and healthy community.  
 
Official Plan policy 17.E.12.6 of the OP notes that the City will consider all applications to amend the 
Zoning By-law and will provide notice of such application in accordance with the provisions and 
regulations of the Planning Act. 
 
Urban Structure  
 
The OP establishes an Urban Structure for the City of Kitchener and provides policies for directing 
growth and development within this structure. Intensification Areas are targeted throughout the Built-
up Area as key locations to accommodate and receive the majority of development or redevelopment 
for a variety of land uses. Primary Intensification Areas include the Urban Growth Centre (UGC), 
Major Transit Station Areas (MTSA), Nodes and Corridors, in this hierarchy, according to Section 
3.C.2.3 of the Official Plan.  The subject lands are located within the UGC. The UGC (Downtown) is 
the primary Urban Structure Component and Intensification Area. The planned function of the UGC 
is to accommodate a significant share of the Region’s and City’s future population and employment 
growth. Section 3.C.2.13 of the OP indicates that the UGC is planned to achieve, by 2031 or earlier, 
a minimum density of 225 residents and jobs combined per hectare and assist in achieving the 
minimum residential intensification target identified in Policy 3.C.1.6. The UGC is planned to be a 
vibrant Regional and Citywide focal point and destination and is intended to be the City’s primary 
focal point for residential intensification as well as for investment in institutional and Region-wide 
public services, commercial, office, recreational, cultural and entertainment uses. 
 
The site is also within the Central Station Area and within 400 metres of both the Central and Victoria 
Park ION stops. In accordance with Policy 3.C.2.17 of the OP, the planned function of the MTSAs is 
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to provide densities that will support transit, and 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. 
 
Policies also require that development applications in MTSAs give consideration to the Transit-
Oriented Development (TOD) policies contained in Section 13.C.3.12 of the OP.  Generally, the TOD 
policies support a compact urban form, that supports walking, cycling and the use of transit, by 
providing a mix of land uses in close proximity to transit stops, to support higher frequency transit 
service and optimize transit rider convenience.  These policies also support developments which 
foster walkability by creating safe and comfortable pedestrian environments and a high-quality public 
realm.  Staff is of the opinion that the proposed development will help to increase density in an area 
well served by nearby transit and rapid transit while being context sensitive to surrounding lands and 
provides excellent access to off-road pedestrian and cycling facilities. 
 
Staff is of the opinion that the proposed Zoning By-law Amendment will support a development that 
not only complies with the City’s policies for the UGC and MTSA but also contributes to the vision 
for a sustainable and more environmentally friendly city. 
 
Land Use Designation 
 
The subject lands are designated ‘Innovation District’ (Map 4, Urban Growth Centre) in the City of 
Kitchener Official Plan. The Innovation District is characterized by a mix of high rise and medium 
residential, mixed use, commercial and office buildings and old large industrial buildings which either 
have been converted to loft style office, residential and other viable uses or have the potential to do 
so.  This area of the city is expected to evolve and transform into a dense urban contemporary setting 
with continued growth in the high-tech industry coupled with the research office uses affiliated with 
the nearby post-secondary institutions. The primary uses permitted in the Innovation District include 
offices, particularly research and high-tech offices institutional uses and residential uses. 
 
Policies 15.D.2.50 to 15.D.2.52 of the City of Kitchener’s Official Plan encourage growth in this area 
to occur by permitting a full range of complementary commercial uses and encouraging high density 
residential uses.  
 
Policy 17.E.17 of the Official Plan allows bonusing to permit increases in the height and density 
(FSR) of a development in exchange for those community benefits listed provided that the proposed 
increases support the vision of the plan, constitute good planning, support good urban design and 
are compatible with the adjacent properties and the surrounding area. The applicant has proposed 
the following community benefits in support of the increase in FSR from 3.0 to 18.3:  
 

 Transportation Demand Management Measures (including 148 Class A bicycle and 6 Class 
B Bicycle parking spaces) 

 Dwelling Units in the Urban Growth Centre 

 Water and Energy conservation 

 Parkland Improvements 

 LEED Inspired Building Design  

 Electric Vehicle Parking stalls (20 spaces and with charging stations) 

 Special Needs Housing (19% of units Barrier free accessible) 
 
In addition to the community benefits/bonusing provisions above that will be formally secured 
through a Section 37 Agreement, the developer is also proposing a significant affordable housing 
donation. The applicant has advised in writing that they intend to make a $300,000 donation to the 
St. Peter's Lutheran Church who will use the donation to contribute to the development of an 
affordable housing project located in the downtown area. (Appendix E). 
 

Page 11 of 256



As the subject lands are located within the UGC the OP strongly encourages the use of bonusing in 
accordance with Policy 17.E.17.3. A Section 37 Agreement will be required and the specific 
community benefits to be provided in exchange for density increases to be incorporated into the 
amending Zoning By-law. Community benefits are to be provided in exchange for increased density 
and may include, but are not limited to, constructing dwelling units in the UGC, energy or water 
conservation, TDM measures, public art, transit infrastructure, public amenity areas, affordable 
housing contributions, parkland enhancements, heritage conservation, provision of public parking 
and others on the list in the Official Plan under Section 17.E.17.2.  The items proposed by the 
applicant, for this zoning by-law amendment application, are consistent with the Official Plan 
direction on community benefits to be provided in exchange for density increases, and therefore 
meets the intent of the Official Plan. The proposed community benefits for this development proposal 
will be detailed below in the Zoning By-law section. 
 
Section 15.D.2.3 of the OP indicates that transit supportive uses are vital to the downtown, and that 
this area is intended to serve as a high-density major employment area as well as the area to support 
the city’s growth in population. The use proposed at the scale and density shown would meet this 
transit supportive employment objective. 
 
PARTS Central Plan 
 
The subject lands are located within the PARTS Central Plan which is a guiding document that made 
recommendations for land uses within and around rapid transit station stops. The PARTS Central 
Plan made recommendation for amendments to the Secondary Plans within the MTSA, which have 
not yet been implemented. One of the primary recommendations was to protect stable 
neighbourhoods by directing growth in the areas such as the Innovation District. The applicant is 
seeking density bonusing in exchange for the community benefits cited above. The proposed 
development provides for a range of housing options located within the UGC. Accordingly, the 
proposed amendment is in keeping with the PARTS Central vision for development within and 
around the ION stops. 
 
Urban Design 
 
The City’s urban design policies are outlined in Section 11 of the City’s OP.  In the opinion of staff, 
the proposed development meets the intent of these policies including: Streetscape; Safety; 
Universal Design; Site Design; Building Design, and Massing and Scale Design. To address these 
policies, an Urban Design Brief was submitted and has been reviewed by City staff. The Urban 
Design Brief outlines the vision and principles guiding the site design and informs the proposed 
zoning by-law regulations.   
 
Streetscape – A key design feature of the proposed development are active street frontages. The 
commercial units are situated at grade along Charles Street West, while building amenity rooms and 
uses are situated along Francis Street and wrap along the frontage of Halls Lane. The main 
pedestrian entrance to the building is provided at the corner of Francis/Charles, easily accessible by 
the public sidewalk. Vehicular entry to the site is provided off Charles Street West to the underground 
parking level and Halls Lane to the passenger drop-off and podium parking. Cyclists can enter the 
site from the underground parking entrance on Charles Street West. Loading and service vehicles 
are proposed to access the site at the rear from Halls Lane. 
 
Safety – As part of the site plan approval process, staff will ensure Crime Prevention Through 
Environmental Design (CPTED) principles are achieved and that the site meets the Ontario Building 
Code and the City’s Emergency Services Policy. 
 
Universal Design – The development will be designed to comply with Accessibility for Ontarians with 
Disabilities Act and the Ontario Building Code. 
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Skyline – The proposed tower will provide a new feature on the City’s skyline. The proposed building 
will create visual interest from several different vantage points.  
 
Site Design, Building Design, Massing and Scale – The subject site is designed to have a building 
that will be developed at a scale that is compatible with the existing and planned built form for the 
Urban Growth Centre. The tower of the proposed development is composed with a slender floorplate 
located on top of a mid-rise building.  The proposed podium base is sensitive in scale and massing 
and is comparable to the height of the Tannery building located directly across the street. Tower 
step-backs of approximately 2 metres are proposed along Francis Street. Unit balconies are 
proposed on all elevations of the tower from Level 8 to Level 44.  
 
Tower Design 
 
The proposed building tower is classified as a “Compact Slab” as the proposed tower floor plate is 
less than 850 square metres in area. The tower placement has been oriented to minimize overlook 
to adjacent properties and provide a diagonal relationship with the existing tall building at 1 Victoria 
Street.  The tower massing aligns with ground floor level, offering a step back of approximately 2 
metres from its widest point along Francis Street. The tower massing is broken up vertically by 
variation and the articulation of building materials. Furthermore, balconies for the residential units 
are included on all street-facing elevations. 
 
Shadow Impact Study 
 
The owner has completed a Shadow Impact Study in addition to the Urban Design Report.  Staff 
have reviewed the study and are satisfied the shadow study meets the minimum requirements, as 
related to shadow impacts, as noted in the City of Kitchener Urban Design manual.  
 
Wind Study 
 
A wind study was prepared for the consideration of this development proposal and reviewed by staff. 
The wind conditions surrounding the proposed development are expected to be suitable for sitting 
in the summer and standing outside in both summer and winter. The wind study conditions for the 
44 storey tower along Charles Street West and Francis Street south are expected to be comfortable 
in the summer for sitting and standing in winter at the main entrance. Along the building’s north wall 
along Halls Lane, wind conditions are expected to be suitable for standing in the summer and 
leisurely walking in the winter. Conditions on the 7th floor roof top terrace are also expected to be 
comfortable in the summer and ideal for leisurely walking in the winter. Additional wind analysis will 
occur through the site plan phase and any mitigation measures required will be addressed through 
detailed building design phases. 
 
Tall Building Guidelines 
 
The proposed development has also been reviewed for compliance with the City’s Design for Tall 
Buildings Guidelines.  The objective of this document is to: 

 achieve a positive relationship between high-rise buildings and their existing and planned 
context; 

 create a built environment that respects and enhances the city’s open space system, 
pedestrian and cyclist amenities and streetscapes; 

 create human-scaled pedestrian-friendly streets, and attractive public spaces that contribute 
to livable, safe and healthy communities; 

 promote tall buildings that contribute to the view of the skyline and enhance orientation, 
wayfinding and the image of the city; 
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 promote development that responds to the physical environment, microclimate and the 
natural environment including four season design and sustainability; and, 

 promote tall building design excellence to help create visually and functionally pleasing 
buildings of architectural significance. 

 
The proposed development has been designed with these objectives in mind. City staff has 
confirmed that the proposed tower is generally consistent with and meets the overall intent of the 
City’s Design for Tall Building Guidelines. 
 
Transportation Policies: 
 
The Official Plan supports an integrated transportation system which incorporates active 
transportation, allows for the movement of people and goods and promotes a vibrant, healthy 
community using land use designations and urban design initiatives that make a wide range of 
transportation choices viable.  The subject lands are located along the LRT line and in close proximity 
to multiple ION station stops.  The building has excellent access to cycling networks, including 
existing on and off-street cycling facilities, the downtown cycling grid, and multiple trails that are 
within close proximity. The location of the subject lands, in the context of the City’s integrated 
transportation system, supports the proposal for transit-oriented development on the subject lands. 

Policy 3.C.2.22 states that until such time as Station Area Plans are completed and this Plan is 
amended accordingly, in the interim, any development application submitted within a Major Transit 
Station Area will be reviewed generally in accordance with the Transit-Oriented Development 
Policies included in Section 13.C.3.12 

The proposed Zoning By-law Amendment application supports a denser residential development in 
the City of Kitchener’s primary intensification area (UGC).   The location of the proposed building, 
results in a built form that fosters walkability in a pedestrian-friendly environment, which allows 
walking to be a safe, comfortable, barrier-free and convenient form of urban travel.  
 
As part of the future site plan approval processes, the design of the buildings will have to feature a 
high-quality public realm to enhance the identity of the area and create gathering points for social 
interaction, community events and other activities.  Additionally, secured and visitor bicycle parking 
is required as part of the Zoning By-law. 
 
Housing Policies: 
 
Section 4.1.1 of the City’s Official Plan contains policies with the primary objective to provide for an 
appropriate range, variety and mix of housing types and styles, densities, tenure and affordability to 
satisfy the varying housing needs of our community through all stages of life.  The proposed 
development increases the range of dwelling units available in the city. The development is 
contemplated to include a range of unit types including, one and two bedrooms, with and without 
dens and three-bedroom units. Of the 532 proposed dwelling units, 19% of the units (101) will be 
barrier free accessible. The wide range of units will appeal to a variety of households.    
 
Sustainable Development  
 
Section 7.C.4.1 of the City’s Official Plan ensures developments will increasingly be 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;  
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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. 

 
Development applications are required to demonstrate that the proposal meets the sustainable 
development policies of the Plan and that sustainable development design standards are achieved.  
 
Policy 7.C.4.6 of the Official Plans permits the City to develop bonusing regulations in the Zoning 
By-law for development satisfying the sustainable development design standards.  The bonusing 
regulations may include provisions permitting building elements with a demonstrated benefit to the 
community. 
 
As part of the revised development submission, the Applicant has provided a letter outlining 
sustainable development initiatives that will be further explored at the site planning stage. Planning 
staff are recommending site-specific zoning that would require a Section 37 Bonusing Agreement. 
One of the many community benefits being proposed is grey water collection for the irrigation of 
landscape elements. Furthermore, twenty (20) Electric Vehicle parking spaces are required as part 
of the site-specific zoning.  
 
Official Plan Conclusions  
 
Planning staff is recommending refusal of the requested Official Plan Amendment as it is no longer 
required. Rather the requested increase in Floor Space Ratio will be achieved in exchange for the 
provision of community benefits in accordance with the bonusing provisions of Section 17.E.17 of 
the Official Plan to be detailed in the proposed zoning by-law. Staff are recommending approval of 
a revised Zoning By-law Amendment application to add Special Regulation Provision 776R in Zoning 
By-law 85-1 to permit the 44 storey mixed-use building with a reduced rear yard setback and an 
increased floor space ratio achieved through bonusing provisions as further detailed in the proposed 
Zoning By-law Amendment Section of this report. Planning staff are of the opinion that the 
recommended Zoning By-law amendment conforms to the Official Plan.  
 
Proposed Zoning By-law Amendment: 
 
The subject lands are zoned ‘Warehouse District Zone (D-6)’ in Zoning By-law 85-1. The existing 
zoning permits a range of commercial and light industrial uses with a maximum permitted Floor 
Space Ratio (FSR) of 2.0.  The applicant has requested an amendment to Zoning By-law 85-1 to 
change the zoning from ‘Warehouse District Zone (D-6)’ to ‘Warehouse District Zone (D-6) with 
Special Regulation Provision 776R and Holding Provision 90H’ in Zoning By-law 85-1. 
 
Official Plan policies indicate that where special zoning regulations are requested for residential 
intensification or a redevelopment of lands, the overall impact of the site specific zoning regulations 
will consider compatibility with existing built form; appropriate massing and setbacks that support 
and maintain streetscape and community character; appropriate buffering to mitigate adverse 
impacts, particularly with respect to privacy; avoidance of unacceptable adverse impacts by 
providing appropriate number of parking spaces and an appropriate landscaped/amenity area.   
 
The applicant is seeking to amend the Zoning By-law to add Special Regulation Provision 776R to 
Zoning By-law 85-1. The proposed Special Regulation Provision is to allow for residential uses, 
reduce the rear yard setback to 0 metres and increase the Floor Space Ratio from 2.0 to 18.3 through 
a Section 37 Agreement, which will outline density bonusing increases in exchange for the provision 
of community benefits in accordance with the bonusing provisions of Section 17.E.17 of the Official 
Plan. 
 
Staff offer the following comments with respect to the proposed Special Regulation Provision 776R 
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a) Multiple Dwelling Residential Units shall be permitted. 
 

The purpose of this regulation is to allow residential uses on the subject land. The current zoning of 
the property does not align with the subject lands 2014 Official Plan Designation (Innovation District) 
as the new downtown zoning to implement the 2014 Official Plan has not been completed. The 
primary uses permitted in the Innovation District include offices, particularly research and high-tech 
offices institutional uses and residential uses. 

 
b) The minimum rear yard setback shall be 0.0 metres for a mixed-use building containing 

a residential dwelling. 
 
The purpose of this regulation is to allow the building’s podium to be located right up to the rear property 
line. The subject lands have frontage on three public right of ways (Halls Lane, Francis Street and 
Charles Street) which do not have a minimum yard setback when abutting a street. The request to 
reduce the rear yard setback (property line abutting the U-Haul surface parking lot) allows the podium 
to be built to the rear property line and allows for a continuous urban built form along Charles Street 
West and Halls Lane.  
 

c) An additional Floor Space Ratio of 16.3. shall be provided in exchange for community 
benefits as set out in this by-law and secured through a Section 37 Agreement for a total 
maximum for the site of 18.3. 

 
Bonusing is a strategy that is currently permitted by the Planning Act within frameworks approved 
by Council prior to September 18, 2022 and may be used by the City to assist in the development 
or redevelopment of key areas in the City. It involves increasing the height and/or density of a 
development or redevelopment in exchange for community benefits. The proposed development is 
proposing to increase the Floor Space Ratio in exchange for the provision of community benefits in 
accordance with the bonusing provisions of Section 17.E.17 the Official Plan. The owner is proposing 
the following bonusing provisions identified in the Official Plan to allow for increased density; 
Transportation Demand Management Measures, Dwelling Units in the Urban Growth Centre, Water 
and Energy conservation, Affordable Housing Sponsorship, Parkland Improvements, LEED inspired 
building design, Electric Vehicle Parking stalls and Barrier Free Accessible Units. 
 
Community Benefits / Bonusing Provisions 
 
Pursuant to Section 37 of the Planning Act, the density (Floor Space Ratio) of development permitted 
by this By-law is subject to compliance with the conditions set out in this By-law and in return for the 
provision by the owner of the site the following community benefits listed below, the provisions of 
which shall be secured by an agreement pursuant to Section 37 of the Planning Act: 

 
a) Transportation Demand Management Measures including 148 Class A bicycle    

            and 6 Class B Bicycle parking spaces; 
 
Section 17.E.17.2 b) of the Official Plan identifies Transportation Demand Management (TDM) 
strategies as a bonusing provision.  TDM measures are used to reduce the use of single occupancy 
vehicles and encourage increased transit ridership, walking and cycling. The development proposes 
to include 148 Class A bicycle (indoor) and 6 Class B (outdoor) Bicycle parking spaces. The current 
zoning by-law does not require any Class A and Class B bicycle parking spaces. The proposed TDM 
measure will encourage cycling by providing residents and visitors adequate bicycle parking to help 
reduce the dependency on motor vehicles. 
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b) Dwelling Units in the Urban Growth Centre (Downtown); 
 
Section 17.E.17.2 o) of the Official Plan identifies the development of Dwelling Units in the UCG as 
a bonusing provision.  The OP policies for the UGC are designed to support population and job 
growth by encouraging high intensity residential developments in the Downtown. The UGC is 
planned to be a vibrant regional and citywide focal point and destination and is intended to be the 
city’s primary focal point for residential intensification as well as for investment in institutional and 
region-wide public services, commercial, office, recreational, cultural and entertainment uses. The 
addition of 532 residential units which include a wide range of unit types, proposed through this 
development will assists in making the downtown a more vibrant place and meeting the goals of the 
City of Kitchener’s Official Plan. 
 

c) Water and Energy Conservation; 
 
Section 17.E.17.2 a) of the OP identifies Water and Energy conservation as a bonusing provision.  
Water is one of our most precious resources; it is essential to human life and the health of our 
environment and our community.  Section 7.C.5.2. of the Official Plan encourages the use of 
alternative water supply and demand management systems such as, rainwater harvesting and grey 
water reuse in all new developments and/or redevelopments. The proposed development includes 
a Rainwater collection and reuse system which will be used for irrigation purposes. This proposed 
water conservation measure will reduce water consumption on site and contribute towards a 
sustainable development. 
 

d) Parkland Improvements, including all costs associated with   
        the design and construction of Francis Green Parkette; 

 
Section 17.E.17.2 e) of the Official Plan identifies improvements to parks as a bonusing provision. 
In consultation with Parks and Cemeteries staff, it has been identified that the Francis Green would 
benefit from improvements to support its use as a public parkette in the downtown core and that a 
redesign and enhancement of this space is a welcomed community benefit. Francis Green is a 
parkette owned by the City of Kitchener and located across Hall’s Lane to the north of the subject 
lands. The developer is proposing to redesign, tender and reconstruct the public space. The parkette 
will be reprogrammed for higher public enjoyment and usability. A number of new residential 
developments in the area, such as 1 Victoria and the Kaufman Lofts condominiums would directly 
benefit through an improved greenspace as well as wider community benefit to residents of and 
visitors to the downtown area of Kitchener. Attributes of the Francis Green, such as the Industrial 
Artifact, are important to incorporate into any consideration for redesign and construction to 
repurpose for better public utilization. The developer has proposed a high-level conceptual design 
for the Francis Green which incorporates the industrial features and provides an improved urban 
parkette design for better community use. The space would be redesigned to meet the needs of an 
urban parkette and should pay regard to the improvements recently implemented in the City’s 
Vogelsang Green (located at the corner of Duke Street West and Queen Street North). However, 
consideration to elements to support wider community park and open space use, such as play 
elements, could be included. Designs will meet or exceed existing City standards and will be shared 
and reviewed as per the ‘Developer Build’ process with review at 30%, 60% and 90% stages with a 
fully costed construction set being approved pre-tender. As built drawings to City standards will be 
provided after construction. There will be no cost to the City of Kitchener as the developer will be 
fully responsible to design and construct the improvements to the Francis Green. Public input will be 
considered as part the redesign of the park space. 
 

e) LEED inspired building design; 
 
Section 17.E.17.2 k) of the Official Plan identifies the construction of buildings to LEED standards 
as a bonusing provision. The proposed development will be designed by incorporated LEED 
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standards which will include the following LEED inspired design features:  
 Indoor Bicycle facilities 

 Reduced parking rate to lessen on-site parking footprint 

 Electric vehicle parking and Charging Stations 

 Rainwater collection and reuse to reduce irrigation demands 

 Rooftop green space to promote habitat restoration, reduce solar heat gain and mitigate heat 

island effect 

 Selection of finishes with low or zero Volatile Organic Compound (VOC) off-gassing 

 Covered parking to reduce heat island effect 

 Reduce light pollution by using down lighting 

 Reduce Indoor water use by using low flow and water saving fixtures 

 
All of these design considerations are LEED inspired which will result in a sustainable development 
and will be further explored and secured through a Section 41 agreement at the Site Plan approval 
stage. 
 

f) 20 Electric Vehicle Parking stalls; 
 

Section 17.E.17.2 b) of the Official Plan identifies Transportation Demand Management (TDM) 
strategies as a bonusing provision. Section 13.C.7.2. of the Official Plan identifies electric vehicle 
charging stations as an enhanced sustainable transportation choice. The twenty (20) Electric Vehicle 
Parking stalls will provide for a sustainable transportation choice for residents in the proposed 
development and contribute to a sustainable development. The current Zoning By-law does not 
require any EV parking spaces. 
 

g) Barrier free accessible units (19% of total units). 
 

Section 17.E.17.2 l) of the Official Plan identifies the provision of special needs housing as a 
bonusing provision. The proposed development includes 101 (19% of total units) barrier free 
accessible units which is a form of special needs housing. These barrier free units will provide 
housing opportunities to residents that require barrier free units and those that may not drive, with 
good public transit accessibility and the full range of community services. 
 
Staff offer the following comments with respect to Holding Provision 90H: 
 
Official Plan policies indicate that holding provisions will be applied in those situations where it is 
necessary or desirable to zone lands for development or redevelopment in advance of the fulfillment 
of specific requirements and conditions, and where the details of the development or redevelopment 
have not yet been fully resolved. A Holding provision may be used in order to facilitate the 
implementation of the ‘D-6’ zone and special regulation provision. The City will enact a by-law to 
remove the holding symbol when all the conditions set out in the holding provision have been 
satisfied, permitting development or redevelopment in accordance with the zoning category 
assigned. 
 
Holding Provision 90H 
 
Planning staff are recommending the following holding provision as part of the Zoning By-law 
Amendment:  
 

i. No residential use shall be permitted until such time as a Record of Site Condition is 
submitted and approved to the satisfaction of the Ministry of the Environment and Climate 
Change. This Holding Provision shall not be removed until the Region of Waterloo is in receipt 
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of a letter from the MOECC advising that a Record of Site Condition has been completed to 
the satisfaction of the Ministry of the Environment and Climate Change. 

 
ii. No residential use shall be permitted until such time as a Traffic, Railway and Stationary 

Noise Study is submitted and approved to the satisfaction of the Regional Commissioner of 
Planning, Housing and Community Services, if necessary. This Holding Provision shall not 
be removed until the City of Kitchener is in receipt of a letter from the Regional Commissioner 
of Planning, Housing and Community Services advising that such noise study or studies has 
been approved and an agreement, if necessary, has been entered into with the City and/or 
Region, as necessary, providing for the implementation of any recommended noise 
mitigation measures 

 
There is an environmental threat located on the adjacent lands in accordance with the Region’s 
Threats Inventory Database (TID) due to past and current land uses. A Record of Site Condition 
(RSC) and Ministry Acknowledgement Letter shall be required in accordance with the Region’s 
Implementation Guidelines. Until such time that the RSC and Ministry Acknowledgement letter have 
been received by the Region, residential redevelopment of the site is not permitted.  A noise study 
was prepared in support of the proposed Zoning By-law and reviewed by the Region of Waterloo. 
Additional building noise mitigation measure will be reviewed through the site plan design and 
approvals process and an addendum to the noise study will be required prior to removal of the 
Holding Provision. 
 
Proposed Zoning By-law Amendment Conclusions 
 
Staff is of the opinion that the proposed Zoning By-law amendment to add Special Regulation 
Provision 776R represents good planning as it will facilitate the development of a high intensity mixed 
use development that is compatible with the Urban Growth Centre neighbourhood, which will add 
visual interest at the street level and skyline, provide enhanced landscaping that will contribute to 
the streetscape, and which will appropriately accommodate on-site parking needs. The proposed 
zoning by-law amendment offers an appropriate amount of community benefits in return for the 
increased density. Staff are supportive of the proposed development and recommend that the 
proposed Zoning By-law amendment be approved as shown in Appendix “A”. 

 
Department and Agency Comments: 
 
Circulation of the OPA and ZBA was undertaken in April 2021 to all applicable City departments and 
other review authorities.  No major concerns were identified by any commenting City department or 
agency and any necessary revisions and updates were made.  Copies of the comments are found 
in Appendix “C” of this report.  
 
The following Reports and Studies were considered as part of this proposed Official Plan 
Amendment and Zoning By-law Amendment:  
 

 Planning Justification and Urban Design Brief 
Prepared by: GSP Group, November, 2021  

 

 Planning Justification Report  
Prepared by: GSP Group, February, 2021  
 

 Community Benefits Package Report 
Prepared by: GSP Group, December, 2021 

 

 Functional Site Grading, Servicing and Stormwater Management Report  
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Prepared by: IBI Group, November 22, 2021 
 

 Sustainability Statement 
Prepared by: SRM Architects, November 4, 2021 
 

 Shadow Study 
Prepared by: SRM Architects, November 5, 2021 
 

 Wind Study 
Prepared by: RWDI, November 5, 2021 

 

 Pedestrian Wind Assessment 
Prepared by: SLR, March 23, 2021  
 

 Noise Feasibility Study 
Prepared by: HGC Engineering, January 13, 2021 
 

 Landscape Plan 
Prepared by: GSP Group, December 2020 
 

Community Input & Staff Responses 
 
Staff received written responses from 34 residents with respect to the proposed development.  These 
may be found in Appendix ‘D’.  A Neighbourhood Information Meeting was held on June 2, 2021 and 
a follow up Neighbourhood Meeting to inform residents of the revised development proposal was 
held on December 14, 2021. In addition, staff had follow up one-on-one correspondence with 
members of the public.  A summary of what we heard, and staff responses are noted below. 
 

What We Heard 
 

Staff Comment 

Residents support the development 
and feel it’s the appropriate location 
for a development of this scale. 

Staff received numerous emails in support of the proposed 
development. As noted in the staff report the location is 
appropriate as the subject lands are located in the heart of 
the City of Kitchener’s Downtown (Urban Growth Centre) 
which is planned for significant growth and within close 
proximity to multiple ION station stops and a planned 
transit hub at King and Victoria Streets.  

  

Affordable Housing should be 
Provided. 

The original development proposal included bachelor units 
(300 square feet) that were proposed to be sold at an 
affordable market rate ($368,000). The development was 
revised to transform the bachelor units into five larger 3 
bedroom units and the developer is proposing to make a 
$300,000 donation to the St. Peter's Lutheran Church, who 
will use the money towards an affordable housing project 
in the Downtown area. 

Concerns that too many residents in 
the downtown will result in crowding 
at Victoria Park. 
 

The developer is proposing to redesign, tender, and 
reconstruct Francis Green which is located adjacent to the 
subject property. Francis Green has been identified as an 
underutilized green space in the Downtown and the 
redesign, construction and enhancement of the Downtown 
parkette will provide for an upgraded public urban space. 
In addition to the parkland enhancements at Francis Green 
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to alleviate pressures on downtown public park spaces, the 
proposed development includes a 7th floor landscaped 
1100 square metre (11840 square foot) amenity terrace as 
well as 223 square metre (2400 square feet) of indoor 
amenity area. The City’s Parkland Dedication Policy 
currently excludes parkland dedication in the Downtown.  

A 44 storey building is too tall. 

The Innovation District land use designation does not have 
a maximum building height. The proposed height and 
density are justified and increased density will be achieved 
through the provision of community benefits. The subject 
lands are located in the heart of the City of Kitchener’s 
Urban Growth Centre (Downtown), an area planned for 
significant intensification, which includes multiple high 
rises that are similar in height and density which are 
currently built, under construction or planned. The subject 
lands are within close proximity to multiple major transit 
station areas. The location of the proposed development 
of this height and density is appropriate.   

The building should be similar in 

height to what is built now in the 

downtown.  

The City of Kitchener’s Urban Growth Centre consists of 

numerous high-rises that are built or approved to be built 

ranging from 10 storeys to 44 storeys.  Comparable high-

rise buildings in height that are built, under construction or 

proposed include the following developments:  

DTK (60 Frederick St) - 39 Storeys 

Charlie West (60 Charles St W) - 31 Storeys 

20 Queen Street - 34 Storeys 

Station Park (607 King St W), 18, 28, 36, 40 and 44 storeys 

The buildings podium should match 

the building height of the Tannery 

building located across the street. 

The proposed development’s podium is proposed to match 

the Tannery building located across the street. Reflecting 

the height of the Tannery building was an important design 

element that was considered in the design of the building. 

Larger three bedroom units should 
be provided rather than just all one 
and two bedroom units. 
 

In direct response to public comments, the applicant has 
revised the development to include five larger 3 bedroom 
units. Furthermore five 2 bedroom units with dens are also 
proposed providing a further range of unit types. 

Commercial uses should be oriented 

along Charles Street West. 

In direct response to public comments, the development 
has been revised to include three commercial units along 
Charles Street West, which will activate the street frontage.  

Traffic concerns along Halls Lane, 

Victoria Street, and the narrow 

sidewalks along Victoria Street. 

The Region of Waterloo has a reconstruction project 
planned for Victoria Street in the next few years. With all 
of the changes occurring in this area, including new and 
planned mixed-use developments, and the future Transit 
Terminal, pedestrian considerations will be specifically 
considered during the planning, design, and 
implementation of streetscape improvements. City 
Transportation Services staff will be reviewing the 
pavement markings and signage on Halls Lane at Victoria 
in the spring to see if there are improvements that can be 
made. Limiting access to Halls Lane, or converting the 
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laneway to one-way, would not be feasible due to the 
number of vehicles accessing it, as well as considerations 
for waste collection and snow removal. Directing vehicle 
traffic to Halls Lane for access allows for more space 
along the public street to be used for active uses, rather 
than parking garage access.  

 
Planning Conclusions 
 
In considering the foregoing, staff are recommending refusal of the requested Official Plan 
Amendment as it is no longer required and are recommending approval of the revised Zoning By-
law Amendment to permit 30 Francis Street South to be developed with a 44 storey mixed-use 
building.  Staff is of the opinion that the subject application is consistent with policies of the Provincial 
Policy Statement (2020); conforms to Growth Plan for the Greater Golden Horseshoe, the Regional 
Official Plan, and the City of Kitchener Official Plan; and represents good planning and is in the 
public interest. The City of Kitchener’s Urban Growth Centre is the place for this level of 
intensification and the City is using the bonusing tool under Section 37 of the Planning Act to secure 
community benefits. It is recommended that the Zoning By-law Amendment application be approved.  
 
ALIGNMENT WITH CITY OF KITCHENER STRATEGIC PLAN: 
 
The recommendation of this report supports the achievement of the City’s strategic vision through 
the delivery of core service. 
 
 
 
FINANCIAL IMPLICATIONS: 
 
Capital Budget – The recommendation has no impact on the Capital Budget. The improvements 
proposed to Francis Green will be the full responsibility of 30 Francis Kitchener Incorporated. 
 
Operating Budget – The recommendation has no impact on the Operating Budget.  

 
COMMUNITY ENGAGEMENT:  
 
INFORM – This report has been posted to the City’s website with the agenda in advance of the 
council / committee meeting. Notice signs were posted on the property and information regarding 
the application was posted to the City’s website in the spring of 2021. Following the initial circulation 
referenced below, an additional Courtesy Notice of the statutory public meeting was circulated to all 
residents and property owners within 240 metres of the subject lands, those responding to the 
preliminary circulation and who attended the Neighbourhood Information Meetings. Notice of the 
Statutory Public Meeting was posted in The Record on February 11, 2022 (a copy of the Notice may 
be found in Appendix B). 
 
CONSULT – The proposed Official Plan Amendment and Zoning By-law Amendment were circulated 
to residents and property owners within 240 metres of the subject lands on April 12, 2021. In 
response to this circulation, staff received written responses from 34 households, which were 
summarized as part of this staff report. Planning staff also had one-on-one conversations with 
residents on the telephone and responded to emails.  
 
PREVIOUS REPORTS/AUTHORITIES: 
 

 Planning Act, R.S.O. 1990, c. P.13 

 Growth Plan, 2020 
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 Provincial Policy Statement, 2020 

 Regional Official Plan, 2015 

 City of Kitchener Official Plan, 2014 

 PARTS Central Plan 

 City of Kitchener Zoning By-law 85-1 
 
REVIEWED BY:    Stevenson, Garett – Manager of Development Review, Planning Division 
 
APPROVED BY:   Readman, Justin - General Manager, Development Services 
 
APPENDIXS: 
 Appendix A – Proposed Zoning By-law Amendment 

Appendix B – Newspaper Notice  
Appendix C – Department and Agency Comments 
Appendix D – Public Comments 
Appendix E - Affordable Housing Letter  
Appendix F - Final Development Concept 

 

Page 23 of 256



 

PROPOSED BY – LAW 

______ 2022 

BY-LAW NUMBER ___ 

OF THE 

CORPORATION OF THE CITY OF KITCHENER 

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

– 30 Francis Kitchener Incorporated – 30 Francis Street 
South) 

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

 

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

follows: 

 

1. Schedule Number 84 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, 

in the City of Kitchener, attached hereto, from Warehouse District Zone (D-6) to 

Warehouse District Zone (D-6) with Special Regulation Provision 776R and Holding 

Provision 90H. 

 

2. Schedule Number 84 of Appendix “A” to By-law Number 85-1 is hereby further amended 

by incorporating additional zone boundaries as shown on Map No.1 attached hereto.  

 

3. Appendix “D” to By-law 85-1 is hereby amended by adding Section 776 thereto  

 as follows: 

“776.  Notwithstanding Sections 17.1 and 17.3 of this By-law, within the lands 

zoned D-6 and shown as being affected by this Subsection on Schedule 

Number 84 of Appendix “A”, the following special regulations shall apply: 

 

i) Dwelling Units shall be permitted in a building containing non-

residential uses on the ground floor; 

ii) Dwelling Units shall not be located on the ground floor; 

iii) The minimum rear yard setback shall be 0.0 metres; 

iv) Where permitted pursuant to the transitional provisions set out in 

Section 37.1 of the Planning Act, an additional floor space ratio of 
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16.3. shall be provided in exchange for community benefits set out 

in this by-law and secured through an agreement made in 

accordance with the provisions set out in Subsection 37(3) of the 

Planning Act as it existed on the day before section 1 of Schedule 

17 to the COVID-19 Economic Recovery Act, 2020 came into force 

(the “Effective Date”) for a total maximum for the site of 18.3; 

v) Where permitted pursuant to Section 37.1 of the Planning Act, the 

density (Floor Space Ratio) of development permitted by this By-

law is subject to compliance with the conditions set out in this By-

law and in return for the provision by the owner of the site the 

following community benefits listed below, the provisions of which 

shall be secured by an agreement made pursuant to Subsection 

37(3) of the Planning Act as it existed on the day before the 

Effective Date: 

a) Transportation Demand Management Measures 

 including 148 Class A bicycle and 6 Class B Bicycle parking  

spaces; 

b) Dwelling Units in the Urban Growth Centre; 

c) Water and Energy conservation; 

d) Parkland Improvements, including all costs associated with   

      the design and construction of Francis Green Parkette. 

e) LEED inspired building design; 

f) 20 Electric Vehicle Parking stalls; and 

g) 19% of all Dwelling Units be Barrier Free Accessible. 

 

vi) Upon execution and registration on title of an agreement with the 

owner of the site pursuant to Subsection 37(3) of the Planning Act 

as it existed on the day before the Effective Date, securing the 

provisions of the facilities, services and matters listed in (v) above, 

the site is subject to the provisions of this By-law, provided that in 

the event the said agreement requires the provision of a facility, 

service or matter as a precondition to the issuance of a building 

permit, the owner may not erect or use such building until the owner 

has satisfied the said requirements.” 
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4. Appendix “F” to By-law 85-1 is hereby amended by adding Section 90H thereto 

       as follows:  

 
 “90H.  Notwithstanding Section 17 of this Bylaw, within the lands zoned D-6  

and shown as being affected by this Subsection on Schedule 84 of 

Appendix “A”:  

 
i) No residential use shall be permitted until such time as a 

Record of Site Condition is submitted and approved to the 

satisfaction of the Ministry of the Environment, Conservation 

and Parks or any successor Ministry (“MECP”). This Holding 

Provision shall not be removed until the Region of Waterloo is 

in receipt of a letter from the Ministry of the Environment, 

Conservation and Parks advising that a Record of Site 

Condition has been completed to the satisfaction of the 

MECP. 

 

ii) No residential use shall be permitted until such time as a 

Traffic, Railway and Stationary Noise Study is submitted and 

approved to the satisfaction of the Regional Commissioner of 

Planning, Housing and Community Services, if necessary. 

This Holding Provision shall not be removed until the City of 

Kitchener is in receipt of a letter from the Regional 

Commissioner of Planning, Housing and Community Services 

advising that such noise study or studies has been approved 

and an agreement, if necessary, has been entered into with 

the City and/or Region, as necessary, providing for the 

implementation of any recommended noise mitigation 

measures.” 

 
 PASSED at the Council Chambers in the City of Kitchener this     day of            ,                                             

2022. 

       ________________________ 
Mayor 

________________________ 
Clerk 
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MAP NO. 1
City of Kitchener

DEVELOPMENT SERVICES DEPARTMENT, PLANNING
FILE:

ZBA21002FDE_MAP1
.mxdDATE: JANUARY 2, 2022

SCALE 
30 FRANCIS ST S

30 FRANCIS KITCHENER
INCORPORATED
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SCHEDULE NO. 84
OF APPENDIX 'A'
KITCHENER ZONING BY-LAW 85-1 AND 2019-051
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ZONING BY-LAW AMENDMENT ZBA 21/002/F/DE

BY-LAW 85-1
C-1 CONVENIENCE COMMERCIAL ZONE
CR-3 COMMERCIAL RESIDENTIAL THREE ZONE
D-1 RETAIL CORE ZONE
D-4 OFFICE DISTRICT ZONE
D-5 COMMERCIAL RESIDENTIAL ZONE
D-6 WAREHOUSE DISTRICT ZONE
I-1 NEIGHBOURHOOD INSTITUTIONAL ZONE
M-1 INDUSTRIAL RESIDENTIAL ZONE
M-2 GENERAL INDUSTRIAL ZONE
MU-2 MEDIUM INTENSITY MIXED USE CORRIDOR
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MU-3 HIGH INTENSITY MIXED USE CORRIDOR
ZONE
P-2 OPEN SPACE ZONE
R-5 RESIDENTIAL FIVE ZONE
R-7 RESIDENTIAL SEVEN ZONE
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´

OFFICIAL PLAN AMENDMENT OPA 21/001/F/DE

AMENDMENT TO BY-LAW 85-1
AREA 1 -
FROM WAREHOUSE DISTRICT ZONE (D-6)
TO WAREHOUSE DISTRICT ZONE (D-6)
WITH SPECIAL REGULATION PROVISON 776R
AND HOLDING PROVISION 90H
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NOTICE OF PUBLIC MEETING
for a development in your neighbourhood

Concept drawing

To learn more about this project, 
including information on your

appeal rights, visit: 
www.kitchener.ca/
planningapplications

To view the staff report, agenda,
find meeting details or to
 appear as a delegation, visit:
kitchener.ca/meetings

or contact:

519.741.2200 x

Have Your Voice Heard!

Virtual Zoom MeetingLocation:
6:00 p.m.Time:

Date:

Parkland
Enhancements

Increased
Density

44 Storeys
craig.dumart@kitchener.ca

7073
Craig Dumart, Senior Planner

March 7, 2022

Applications for Official Plan and Zoning By-law Amendments will be 
considered to permit a 44 storey mixed used building with a Floor Space Ratio 
of 18.3 and reduced rear and side yard building setbacks. 

30 Francis Street South
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FW: 30 Francis St S - ZBA/OPA 
Dave Seller 
 
I did work on this file and we have no concerns. 
 

Dave Seller, C.E.T. 

Traffic Planning Analyst | Transportation Services | City of Kitchener 

519-741-2200 ext. 7369 | TTY 1-866-969-9994 | dave.seller@kitchener.ca 

         

From: Craig Dumart <Craig.Dumart@kitchener.ca>  
Sent: Tuesday, December 14, 2021 8:52 AM 
To: Dave Seller <Dave.Seller@kitchener.ca> 
Subject: 30 Francis St S - ZBA/OPA 
 
Did you review this one ? if so just wanted to double check transportation staff is okay with the bicycle 
parking that is being provided. Section 4.7 of the design brief includes the bicycle parking section. 
They’re proposing 141 bicycle parking spaces and 241 vehicle spaces.  Neither is a parking reduction. 
 
Craig Dumart, BES, MCIP, RPP 
Senior Planner | Planning Division | City of Kitchener 
(519) 741-2200 ext 7073 | TTY 1-866-969-9994 | craig.dumart@kitchener.ca 

        

 

Page 62 of 256

mailto:dave.seller@kitchener.ca
http://www.instagram.com/cityofkitchener
http://www.instagram.com/cityofkitchener
mailto:Craig.Dumart@kitchener.ca
mailto:Dave.Seller@kitchener.ca
mailto:craig.dumart@kitchener.ca
http://www.instagram.com/cityofkitchener
http://www.instagram.com/cityofkitchener
http://www.kitchener.ca/
http://www.kitchener.ca/connect
http://www.facebook.com/cityofkitchener
http://www.twitter.com/citykitchener
http://www.kitchener.ca/pingstreet
http://www.youtube.com/cityofkitchener
http://www.flickr.com/cityofkitchener
http://www.engagekitchener.ca/
http://www.kitchener.ca/
http://www.kitchener.ca/connect
http://www.facebook.com/cityofkitchener
http://www.twitter.com/citykitchener
http://www.kitchener.ca/pingstreet
http://www.youtube.com/cityofkitchener
http://www.flickr.com/cityofkitchener
http://www.engagekitchener.ca/


Page 63 of 256



From: noreply@esolutionsgroup.ca <noreply@esolutionsgroup.ca> on behalf of Peter Kotwicz 
<pmycro@gmail.com> 
Sent: Sunday, January 30, 2022 7:53 PM 
To: Debbie Chapman <Debbie.Chapman@kitchener.ca> 
Subject: Opinion on 30 Francis St South Condo Building  
  
Hi, my name is Peter Kotwicz. I have lived on Francis St North for 10 years. (Yes, Ward 10...) and thus am 
directly affected by the proposed 30 Francis St South Condo Building. 
 
I think that the 30 Francis St South proposal is a product of crazy land valuations. The much larger 
neighbouring parking lots are a better fit for a highrise than 30 Francis St South. The developer likely got 
a good price on the land for 30 Francis St South because the seller did not think that the land was large 
enough for a 40+ story tower. 
 
I do not support the developer's current proposal for 30 Francis South. However, I would support the 
development if the developer makes any one of the changes below to their proposal: 
 
Change #1: Increase the height of the podium. The tower portion of the building has 10-15 units per 
floor which is low. I would rather that the developer build additional affordable units in a taller podium 
than match the podium height to the Tannery building. 
 
Change #2: Have the developer make a cash contribution in lieu of providing parking. The proposal sucks 
(very little commercial real estate, no affordable housing, ...) because a large part of the building is taken 
up by parking due to the small lot size. The best location for off site parking in my opinion is a parking 
structure at the UW health campus. (A good fit because the city is subsidizing expanding the UW health 
campus - https://urldefense.com/v3/__https://www.cbc.ca/news/canada/kitchener-
waterloo/university-of-waterloo-new-health-facility-kitchener-1.5782101__;!!E19_NBb0RQ!QJ-
lSbqMU8Q6fmsyykjZANcOvQZzQFXJaXOFscMA-mqLd2ipKUw4GMP5RujvQk6xtiiiEpY$  ) 
 
Change #3: Increase the developer's donation for affordable housing to the median price of a single 
detached home in the current Kitchener housing market. (~1 million? 
https://urldefense.com/v3/__https://kitchener.ctvnews.ca/average-detached-home-price-passed-1m-
in-kitchener-waterloo-last-month-1.5728601__;!!E19_NBb0RQ!QJ-
lSbqMU8Q6fmsyykjZANcOvQZzQFXJaXOFscMA-mqLd2ipKUw4GMP5RujvQk6xbTYEf6g$ ) 
 
Thank you for reading. Please let me know if you need any clarification (ex: how this building affects me 
personally) and if there is anything I can do to get the developer to improve their proposal 
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44 Peter Street, 

St. Clements, ON N0B 2M0 

Phone: 519-954-8868 

Fax: 519-954-9208 

 
 

City of Kitchener 

200 King Street West 

Kitchener, ON N2G 4G7 

 

February 2, 2022 

 

Dear Craig Dunmart, 

 

As a component of the community benefits package being offered by IN8 Developments, in connection 

with its project at 30 Francis St, IN8 will be donating $300k to St. Peter's Lutheran Church.  

 

This money will be used to help fund the development and construction of 40 affordable housing units 

at 50 Queen St N in Kitchener. 

 

 

Sincerely, 

 

 

 

Darryl Firsten 

President  

Dumart

   at 49
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- Entrance / Exit

- Light Standard

- Dropped Curb

- Curb Cut

- Fire Hydrant

- Building Setback

- Property Line

SITE LEGEND

- Overhead Doors

DC

CC

FH

- Building Face

SITE DATA

CHARLES AND FRANCIS, KITCHENER, ONTARIO

DATA REQUIRED PROVIDED

ZONING

LOT AREA (m²) - PRE-LAND 
CONVEYANCE

FRONT YARD - CHARLES 

INTERIOR YARD - WEST

EXTERIOR YARD - FRANCIS

REAR YARD - HALLS LN.

-- 0m

-- 0m

-- 0m

-- 0m

CURRENT ZONING - D6

P
O

D
IU

M
 

S
E

T
B

A
C

K
S

2,314m2

BUILDING DATA

DATA REQUIRED PROVIDED

TOTAL DENSITY -- 532 UNITS

GROSS FLOOR AREA* --

-- 44

-- 139.5m +/-

NUMBER OF STOREYS

BUILDING HEIGHT

COMMERCIAL AREA --

BUILDING AREA -- 21,651 SF/ 2,011m2

374,264 SF/ 34,770 m2

GROSS CONSTRUCTION AREA -- 492,143 SF/ 45,722 m2

1 BEDROOM UNITS = 385 
2 BEDROOM UNITS = 142
3 BEDROOM UNITS = 5

FRONT YARD - CHARLES

INTERIOR SIDE - WEST

EXTERIOR SIDE - FRANCIS

REAR YARD - HALLS LN.

-- 12-13m +/-

-- 8-10m +/-

-- 3-5m +/-

-- 6-7m +/-

T
O

W
E

R
 

S
E

T
B

A
C

K
S

UNIT TYPE BREAKDOWN

TYPE NUMBER %

532

2 BEDROOM UNIT 76 14.3 %

1 BEDROOM + DEN UNIT 151 28.4 %

1 BEDROOM UNIT 176 33.1 %

TOTAL

NET AREA* (m2)

32.8~ 49.3

43.8 ~ 54.6

53.6 ~ 60.9

GROSS FLOOR AREA*  DEFINITION BASED ON ZONING BY LAY - CITY OF KITCHENER
THE AGGREGATE HORIZONTAL AREA MEASURED FROM THE EXTERIOR FACES OF THE EXTERIOR WALLS OF ALL STOREYS OF A BUILDING ( EXCLUDING ANY 
PORTION OF A STOREY DEVOTED EXCLUSIVELY TO PARKING ) WITHIN ALL BUILDINGS ON A LOT.

VEHICLE PARKING DATA

DATA REQUIRED PROVIDED

RESIDENTIAL PARKING

VISITOR PARKING

COMMERCIAL PARKING

BARRIER FREE PARKING 2 + 2% of total required 
= 7

13

NA 0

/ 0

211 241

LEVEL P1 34

LEVEL 1 11

LEVEL 2-4 108

<51m2: 385 X 0.165 = 64
>51m2: 147 X 1 = 147

LEVEL 5 36

TOTAL 

BICYCLE PARKING DATA

DATA REQUIRED PROVIDED

RESIDENTIAL BICYCLE PARKING TYPE A:135
TYPE B: 6

TOTAL 141

10% required=
22

2 BEDROOM BF UNIT 38 7.1 % 59.0

NET AREA* 
THE INTERIOR AREA NOT INCLUDE THE DEMISING WALL

(THE PARKING RATIO BASED ON 
THE UNIT NET AREA AND BASED 
ON BYLAW 85-1)

1 BEDROOM  BF UNIT 15 2.8 % 43.2

1 BEDROOM + DEN BF UNIT 43 8.1 % 59.6

LEVEL 6 36

(TYPE A: 7
TYPE B: 6 )

(TYPE A:3
TYPE B: 4)

DATA PROVIDED

793.14 m2

LENGTH OF TOWER FLOORPLATE (m)

CHARLES(a): 0.42 m
FRANCIS(AVERAGE)(b): 0.82 m
HALLS LANE(c): 0.00 m
UHAUL SITE(d): 31.66 m

(e): 32.06 m

TOWER STEPBACK FROM PODIUM 
ALONG CHARLES, FRANSIC(AVERAGE), 
HALLS LANE , AND FROM UHAUL SITE 
(m)

DISTANCE FROM TOWER TO UHAUL 
PROPERTY (m)

(f): 4.64 m

TOWER HEIGHT (m) +/-134.7m

TOWER DATA

TOWER FLOORPLATE (m2)

WIDTH OF TOWER FLOORPLATE (m)

37.2 m

21.3 m

DISTANCE FROM TOWER TO 
CENTRELPOINT OF HALLS LANE (m)

2 BEDROOM INBOUND UNIT 23 4.3 % 54.6

INDOOR AMENITY AREA --

1,814 SF/ 169 m2

2,400 SF/ 223 m2

LEVEL P2 16

2 BEDROOM INBOUND + DEN UNIT 5 1.0 % 59.6

LOCKER UNITS -- 273 units

AREA BREAKDOWN

TYPE AREA (m2)

18.3

SERVICES 1,710.35

COMMON 2,556.12

INDOOR AMENITY 169.46

FLOOR SPACE RATIO**

AREA (ft2)

1,824.03

27,513.84

18,410.06

VERTICAL CIRCULATION 3,084.25 33,198.62

234.00 2,518.66

RESIDENTIAL 26,924.38 289,811.60

COMMERCIAL

PARKING 7,697.10 82,850.88

42,375.65BUILDING FLOOR AREA* 456,127.70

BUILDING FLOOR AREA* : 
MEANS THE AGGREGATE HORIZONTAL FLOOR AREA MEAUSRED FROM THE EXTERIOR WALLS OF ALL FLOORS OR STOREYS OF A BUILDING EXCLUDING ANY 
FLOOR AREA LOCATED TOTALLY BELOW GRADE OR WITHIN AN UNINHABITABLE ATTIC.(CITY OF KITCHENER, ZONING BYLAW 85-1)

FLOOR SAPCE RATIO**:
MEANS THE FIGURE OBTAINED WHEN THE BUILDING FLOOR AREA ON A LOT IS DIVIDED BY THE LOT AREA (PRE -LAND CONVEYANCE) . (CITY OF KITCHENER, 
ZONING BYLAW 85-1)

3 BEDROOM BF UNIT 5 1.0 % 68.0

FLOOR SPACE RATIO** -- 18.3

FLOOR SPACE RATIO** THE FIGURE OBATINED WHEN THE BUILDING FLOOR AREA ON A LOT IS DIVIDED BY THE LOT AREA. 
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Staff Report  
Development Services Department    www.kitchener.ca 

*** This information is available in accessible formats upon request. *** 
Please call 519-741-2345 or TTY 1-866-969-9994 for assistance. 

REPORT TO: Planning and Strategic Initiatives Committee 
 
DATE OF MEETING: March 7, 2022 
 
SUBMITTED BY: Bustamante, Rosa - Director of Planning, 519-741-2200 ext. 7319 
 
PREPARED BY: Bateman, Brian – Senior Planner, 519-741-2200 ext. 7869 
 
WARD INVOLVED: Ward 10  
 
DATE OF REPORT: February 2, 2022 
  
REPORT NO.: DSD-2022-089 
 
SUBJECT: Official Plan Amendment OPA21/005/K/BB 
 Zoning By-law Amendment ZBA21/008/K/BB 
 890-900 King Street West 
 Cantiro King General Partner Ltd. 
 
RECOMMENDATION: 
 
A. That Official Plan Amendment Application OPA21/005/K/BB for Cantiro King General 

Partner Ltd. requesting Special Policy Area 20 to permit a mixed-use development with 
a Floor Space Ratio of 10.1 on the parcel of land specified and illustrated on Schedule 
‘A’, be adopted, in the form shown in the Official Plan Amendment attached to Report 
DSD-2022-089 as Appendix “A”, and accordingly forwarded to the Region of Waterloo 
for approval; and 
 

B. That Zoning By-law Amendment Application ZBA21/008/K/BB for Cantiro King General 
Partner Ltd. be approved in the form shown in the “Proposed By-law” and “Map No. 
1”, and further  

 
C.       That in accordance with Planning Act Regulation 45 (1.3 & 1.4) that applications for 

minor variances shall be permitted for lands subject to this Zoning By-law Amendment 
ZBA21/008/K/BB. 

 
REPORT HIGHLIGHTS: 
  

 The purpose of this report is to evaluate and provide a planning recommendation regarding an 
Official Plan Amendment and Zoning By-law Amendment application for subject lands located 
at 890-900 King Street West. It is Planning staff’s recommendation that the applications be 
approved.  

 Community engagement included: 
o circulation of a preliminary notice letter to owners of property within 120m of the 

subject site; 
o installation of billboard notice sign on the property; 
o a developer-led Neighbourhood Meeting (July 28, 2021) 
o a City-led Neighbourhood Meeting (October 6, 2021); 
o discussions with interested members of the public; 
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o notice letter advising of the public meeting was circulated to all property owners within 
240 metres of the subject site, those who responded to the preliminary circulation and 
those who attended the Neighbourhood Information Meeting; and,  

o notice of the public meeting was given in The Record on February 11, 2022.  

 This report supports the delivery of core services. 
 
EXECUTIVE SUMMARY:   
 
Cantiro King General Partner Ltd. is seeking Official Plan and Zoning By-law amendments to build 
a proposed purpose-built rental development comprised of a 25 storey mixed use building with 231 
residential units with retail/commercial proposed at grade and residential units above. The 
development proposes structured parking below grade (two levels) and above grade in the second 
level of the podium. A total of 108 parking spaces are proposed. The owner is seeking a partnership 
with the Grand River Hospital Foundation (GRHF) to provide several units for exclusive use of 
patient’s families while seeking care at the hospital. 
 

 
Figure 1 - Location Map: 890-900 King St. W. 

 
 
REPORT: 
 
The subject lands are located at the corner of Pine Street and King Street West, directly across the 
street from Grand River Hospital (see Figure 1).  The subject lands are comprised of two separate 
properties (890 King Street West and 900 King Street West) which are proposed to be consolidated 
for the purpose of redevelopment. 890 King Street West was recently used as a private surface 
parking lot and prior to that, was formerly used as a gas station until 1993. 900 King Street West 
was a three storey walk up office building previously used as a medical office. This building has 
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since been demolished. The subject lands are contaminated and are being remediated through the 
Region of Waterloo’s Brownfield Incentive program. The remediation work has commenced. 
 
The surrounding area includes a mix of land uses including commercial, mixed use, residential and 
institutional.  Surrounding land uses include a medical commercial building to the north, commercial 
buildings to the west, Pine Street to the east and Grand River Hospital located on the opposite site 
of King Street. Immediately adjacent to the subject lands, located within the King Street right-of-way, 
is the Grand River Hospital LRT ION transit stop.   
 
Official Plan Amendment and Zoning By-law Amendment Applications  
 
The purpose of this amendment is to add a Special Policy to the K-W Hospital Secondary Plan in the 
1994 Official Plan and to amend Map 18 – K-W Hospital Secondary Plan to increase the maximum 
permitted density on the lands, municipally known as 890-900 King Street West, to facilitate the 
redevelopment for a 25 storey, mix use building with ground floor commercial, 231 residential units and 
108 parking spaces. 
 
To implement the proposed development, an Official Plan Amendment (OPA) is required. The OPA 
is requesting that the subject lands have a maximum Floor Space Ratio of 10.1 whereas policy 
13.7.3.5 of the K-W Hospital Neighbourhood Secondary Plan limits density to a Floor Space Ratio 
(FSR) of 4.0.  
 
In addition to the OPA, a Zoning By-law Amendment (ZBA) is required. The subject lands are zoned 
High Intensity Mixed Use Corridor Zone (MU-3) as per Schedule 75 of Zoning By-law 85-1.  
 
To permit the proposed development the applicant is requesting to maintain the High Intensity Mixed 
Use Corridor Zone (MU-3), but add site-specific provisions to implement the proposed development.  
These include seeking permission to: 

 amend Section 55.2.2.2 a) of Zoning By-law 85-1 to permit a rear yard setback from the west 
property line of 0.70m, whereas 14.0m is required. 

 amend  Section  55.2.2.2  a)  of Zoning  By-law 85-1  to  permit  a  side yard  setback  from  
Dodds  Lane  of  0.60m, whereas  1.50  m  is required. 

 amend  Section  55.2.1 of  Zoning  By-law  85-1  to  permit  a  maximum Floor Space  Ratio  
of  10.1  for  the  proposed  building,  whereas  a  maximum  of  4.0  is permitted. 

 amend Section 55.2.1 of Zoning By-law 85-1 to implement a maximum building height of 
81.0 metres and 25 storeys, whereas the current by-law does not contain a maximum height 
restriction. 

 amend Section 6.2.1 a) to permit parking at a rate of 0.71 per unit for Dwelling Units, greater 
than 51.0 sq.m.  in  size. 

 amend Section 6.2.1 a) to permit parking at a rate of 0.165 per unit for Dwelling Units less 
than 51 sq.m. in size. 

 amend  Section  6.2.1  b)  vi)  B)  to  permit  Visitor  Parking  at  a  rate  of 10% of required  
parking.  Visitor parking  is  to  be  shared  with  commercial  uses. 

 amend  Section  6.2.1  a)  to  allow  non-residential  uses  without  a minimum parking  
requirement; and 

 allow  for  canopies  and  stairs  within  0.0  metres  from  the  King  Street property  line. 
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Development Concept 
 

 
Figure 2 –  Concept Plan of King Street Elevations 

 
The conceptual plan is illustrated in Figure 2 above.  It consists of a base/podium, tower and top.   
 
The podium is 3 storeys in height and covers most of the site. The first floor is proposed to consist 
of retail/commercial uses at grade along the frontage of King Street West and Pine Street. Several 
entry points to commercial units are along King Street, at the corner of King Street West and Pine 
Street, and along a portion of the Pine Street frontage. The main floor has a 4.5m interior ceiling 
height with large windows along most of the frontage of King and Pine Streets. Elements such as 
rolling garage doors are being considered along the frontage to allow the businesses to spill out onto 
the outdoor patio/landscaped area along the King Street West frontage. The main entryways to the 
commercial and residential component of the development will be clearly defined with signage, 
alternative exterior finishes and canopy structures over each pedestrian entrance.  
 
The main access to the residential component of the development is off King Street. The lobby area 
includes access to elevators, a parcel room, mail room, common amenity area and an office area. 
Also on the main level are garbage and recycling areas (with collection off of Dodds Lane). The 
garbage/recycling pick up area will double as a loading area for residents moving in and out of the 
building and to service the commercial/retail units. Service areas and the building transformer are 
located at the back of the building and screened from view from King and Pine Streets.  Storage 
lockers, bike maintenance, a dog washing station and mechanical room are also provided on the 
main level of the podium.  
 

Podium 

Tower 

Top 
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The primary vehicular access leading to the underground parking garage is from King Street. Bicycle 
parking is provided in a secure room for residents on the main level as well as in the second level of 
the podium. Bicycle parking for public use will be included on the site plan during the detailed Site 
Plan process. 
 
The second storey of the podium is for parking. Vehicular access to the second storey parking is 
from Dodds Lane. There are 34 parking spaces along with a bike room that are accessed by 
residents either through an internal staircase or elevators. Large windows are extended up to the 
top of the second floor and provide views out of the building. Parking planned on the second-floor 
podium will be screened so it is not seen from the street.  
 
The third storey of the podium level is for several hospital foundation units as well as office and 
amenity/lounge space. The hospital foundation units would house family members of those seeking 
overnight or extended care at the hospital.   
 
Floors four through twenty-four make up the compact point tower portion which is stepped backed 
from the podium and offset to be closer to the corner of Pine and King Streets.  The tower contains 
231 residential units.  A mix of unit sizes are proposed including studios, one-bedroom and two-
bedroom units. Each unit is proposed to have a private balcony. All units are proposed to be rental 
tenure.   
 
The twenty fifth storey is the top of the tower. The floorplate of the twenty fifth storey is stepped back, 
and it provides a common amenity space for all residents of the building.  The common amenity 
space consists of a fitness room and lounge/café/kitchen. A covered outdoor terrace is planned to 
overlook King and Pine streets and provides views overlooking the hospital and residential areas to 
the west of the site and to the south towards downtown Kitchener. The proposed development 
prioritizes shared communal space (indoor and outdoor) which will provide residents with an 
opportunity to socialize.  
 
Planning Analysis: 
 
Provincial Policy Statement, 2020: 
 
The Provincial Policy Statement (PPS) provides policy direction on matters of provincial interest 
related to land use planning and development.  The PPS sets out policies to consider in building 
strong healthy communities.  The PPS is supportive of efficient development and land use patterns 
which sustain the financial well-being of the Province and municipalities over the long term and 
communities that accommodate an appropriate range and mix of land uses, while promoting 
compact and efficient development patterns that minimize land consumption and make better use of 
infrastructure. 
 
The goal of the Provincial Policy Statement (PPS) is to provide a vision for land use planning in 
Ontario that encourages the efficient use of land, resources and public investment in infrastructure. 
A mix of land uses are encouraged to provide choice and diversity. A variety of transportation modes 
that will facilitate pedestrian movement, require less reliance on the automobile, and increase use 
of public transit is encouraged as a means of creating more sustainable, livable and healthy 
communities. The PPS encourages development that will provide for long-term prosperity, 
environmental health and social well-being.   
 
The PPS provides that settlement areas shall be the focus of growth and development, and their 
vitality and regeneration shall be promoted. Land use patterns within settlement areas shall be based 
on densities and a mix of land uses which efficiently use land and resources.  
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The PPS requires municipalities to promote healthy, livable, and safe communities by 
accommodating an appropriate range and mix of residential, park and other uses to meet the long 
term needs of the community and to encourage compact, mixed-use development that incorporates 
compatible employment uses to support liveable communities.   
 
Provincial land use policies establish a framework that supports transit supportive development 
within Urban Areas of the Region.  Sections 1.1.3.2 and 1.4.3 of the PPS require land use patterns 
within settlement areas to be based on densities and a mix of land uses that make efficient use of 
land and resources, which are transit-supportive and support active transportation, and provide for 
an appropriate range and mix of housing options and densities to meet projected market-based and 
affordable housing needs of current and future residents.  Moreover, 1.4.3e) directs municipalities 
to require transit-supportive development and prioritizing intensification in proximity to transit, 
including corridors and stations. 
 
Planning staff is of the opinion that the proposed applications are consistent with the PPS as they 
will facilitate the redevelopment of the subject property with a compact mixed-use development that 
is located within the Midtown Major Transit Station Area (MTSA), an identified intensification area in 
the Official Plan (OP). The property is adjacent to the Grand River Hospital LRT station. No new 
public roads will be required for the proposed development and Engineering staff has confirmed 
there is capacity in existing infrastructure to support the proposed development.  This proposal better 
utilizes the subject lands as it will bring in a range of uses, including a new purpose-built rental 
housing option, in a form that is transit supportive and included active uses at grade, secured bicycle 
parking, and reduced parking rates. 
 
Growth Plan for the Greater Golden Horseshoe (Growth Plan), 2020  
 
The Growth Plan identified and delineated built up areas as key focus areas for intensification to 
make efficient use of land and infrastructure to support transit viability and provide flexibility to 
capitalize on new economic and employment opportunities while ensuring the provision of a full 
range of housing options to accommodate a range of incomes and household sizes all as part of a 
complete community. 
 
Growth within settlement areas is focused on locations with existing or planned transit, with a priority 
on higher order transit where it exists or is planned.  Complete communities feature a diverse mix of 
land uses, including residential and employment uses, and convenient access to local stores, 
services, and public service facilities.  They also have convenient access to a range of transportation 
options, including options for the safe, comfortable, and convenient use of active transportation. 
Within complete communities, developments must be of a high quality compact built form with an 
attractive and vibrant public realm which includes public open spaces.  
 
Furthermore, Section 2.2.4 of the PPS requires MTSAs to be planned for a minimum density of 160 
residents and jobs combined per hectare for those that are served by light rail transit.  The ION light 
rail transit system is a Priority Transit Corridor.  The subject lands are within several metres the 
Grand River Hospital ION station.     
 
Within all MTSAs, development will be supported, where appropriate, by planning for a diverse mix 
of uses, including second units and affordable housing, to support existing and planned transit 
service levels; by providing alternative development standards, such as reduced parking standards; 
and by prohibiting land uses and built form that would adversely affect the achievement of transit-
supportive densities. Lands adjacent to or near existing and planned frequent transit should be 
planned to be transit-supportive and supportive of active transportation and should be comprised of 
a range of uses and activities. 
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It is the opinion of staff that the proposed applications are in conformity with the Growth Plan. The 
development of the subject lands with a high density mixed-use building - including partnering with 
Grand River Hospital to provide a suite of rooms for families of loved ones needing care from out of 
town - will contribute to the number of jobs and housing options within the MTSA and near the City’s 
Urban Growth Centre, Uptown Waterloo, and Grand River Hospital. An underutilized surface parking 
lot will be redeveloped with an intensive mix of land uses, including a new housing option. The 
redevelopment of these lands will make better use of existing and new infrastructure such as the 
ION light rail transit, and is appropriate for a MTSA. The proposed development is located within an 
area planned for intensification. The Growth Plan prioritizes intensification within strategic growth 
areas which include both Major Transit Station Areas and brownfield sites, both of which applies to 
the subject lands.   The proposed development meets the criteria of the Places to Grow Policy by 
planning a development for intensification within a Major Transit Station Area that is of an appropriate 
scale to support the transit infrastructure and utilizes existing services. 
 
Regional Official Plan (ROP): 
 
The Regional Official Plan (ROP) supports a Planned Community Structure based on a system of 
Nodes, Corridors and other areas that are linked via an integrated transportation system (ROP 
objective 2.1 and 2.2).  Components of the Planned Community Structure include the Urban Area, 
nodes, corridors, and other development areas including Urban Growth Centers (UGC) and MTSAs.  
The subject lands are within a MTSA and in the Midtown PARTS plan area of the City of Kitchener.  
Increased densities in the form of a mix of residential, office, institutional and commercial 
development is encouraged within the MTSAs.  The Region is supportive of the increase in density 
on site and the mixed-use nature of the proposal.  
  
This area contains the physical infrastructure and community infrastructure to support major growth, 
including transportation networks, municipal drinking-water supply systems and municipal 
wastewater systems, and a broad range of social and public health services. It is also well-served 
by the existing public transportation system including bus and light rail rapid transit, including a transit 
station stop immediately in front of the property on King Street. For these reasons, lands within the 
Urban Area have the greatest capacity to accommodate growth and serve as the primary focus for 
employment, housing, cultural and recreational opportunities in the region.  
 
Within the Urban Area, most of the Region’s future growth will be directed to Urban Growth Centres, 
MTSAs, Reurbanization Corridors, Major Local Nodes and Urban Designated Greenfield Areas.   In 
general, these areas will be planned to create a more compact urban form with a greater mix of 
employment, housing, and services in close proximity to each other. The proposed mix of residential, 
office, and commercial uses are proposed at a density that will support transit and make more 
efficient use of the subject lands than an underutilized parking lot and former office building would.   
 
MTSAs are planned to be developed to achieve increased densities that support and ensure the 
viability of existing and planned rapid transit service levels and a mix of residential, office, institutional 
and commercial development, wherever appropriate. Regional Planning staff has no objections to 
the proposed applications.  
 
The Region is currently undergoing a review of its Official Plan including the delineation of MTSA 
boundaries, which have been endorsed by Regional Council. The subject lands are within the draft 
MTSA boundaries that will be outlined in the ROP. 
 
Planning staff is of the opinion that the applications conform with the ROP as this site is appropriate 
for the increases in density being sought due to its proximity to the Grand River Hospital Transit ION 
station. 
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City Policy Considerations: 
 
City Official Plan (OP) 
 
The subject lands,890-900 King Street West, are located at the north easterly corner of King Street 
West and Pine Street. The subject lands are located within the designated Built-Up Area and are 
also located within a Major Transit Station Area.  The lands are designated Mixed Use Corridor in 
the K-W Hospital Secondary Plan, which forms part of the 1994 Official Plan. The Mixed-Use 
Corridor designation in the K-W Hospital Secondary Plan encourages higher density, mixed use 
development and redevelopment.  
 
Major Transit Station Area (MTSA) Official Plan 
The OP establishes an Urban Structure for the City of Kitchener. Policies direct growth and 
development within this intensification area. Intensification areas are targeted as the primary 
locations to accommodate most of the development or redevelopment within the City. According to 
Section 3.C.2.3 of the OP, Primary Intensification Areas include MTSAs. These intensification areas 
have been identified as the areas targeted to provide a range and mix of uses at higher densities 
than adjacent areas. 
 
The subject lands are located within a MTSA which include lands that are generally within a ten-
minute walking radius around the location of an ION station.  
 
Section 3.C.2.17 of the OP indicates that the planned function of MTSAs is to support transit and 
rapid transit.  This is a key principle when focusing on where to accommodate growth through 
development, as growth is intended to support existing and planned transit including rapid transit 
service levels. The MTSA is integral in providing connectivity of various modes of transportation to 
the transit system; achieving a mix of residential, office and commercial development, and achieving 
streetscapes with a built form that is pedestrian-friendly and transit-oriented.  
 
In the opinion of staff, the proposed mixed-use development supports the planned function of a 
MTSA.  The proposed uses will result in intensification of a currently underutilized parcel of land near 
a range of transit options, including ION. Supporting transit usage is a key objective for lands within 
the MTSA, and as such the proposed development has been designed at a density to support higher 
order transit. The site will contain several Transportation Demand Management (TDM) measures 
which encourage other modes of transportation, besides the automobile, with a focus on active 
transportation including walking and cycling. As a predominant location between Uptown Waterloo 
and Downtown Kitchener and along the ION transit route, the site is also located within a Mixed Use 
Corridor which has also been identified for intensification to direct development away from 
surrounding low rise residential neighbourhoods and into the station areas.   
 
In accordance with Section 3.C.2.19 of the OP, the Midtown PARTS Plan has been adopted by 
Council, but has not been implemented through an OPA.  However, the City is currently in the 
process of conducting its Neighbourhood Planning Review (NPR) which is intended to implement 
the recommendations of the PARTS Plan.  It is important to note that the NPR project has 
commenced but has not been finalized as this is closely tied to the ROP Review and the final 
delineation of the MTSAs in the ROP. Therefore, this study is on hold until the ROP review is 
completed. 
 
Until such time as Station Area Plans are completed, any development application submitted within 
a MTSA will be reviewed generally in accordance with the Station Study Areas contained in the City’s 
PARTS Project Plan and Background Report. Section 3.C.2.22 of the OP establishes criteria for 
development within a MTSA. The proposed high-density mixed-use development supports the 
planned function of the MTSA by employing several TDM measures, is within proximity to existing 
public transit facilities, provides on-site amenities together with intensive residential, office and 
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commercial uses that will activate the streetscapes and that are both pedestrian and transit friendly. 
The proposed development is at a scale and intensity that is appropriate for lands located within a 
MTSA.   
 
Urban Structure 
The planned function of a MTSA, in order to support transit and rapid transit, is to:  

a) provide a focus for accommodating growth through development to support existing and 
planned transit and rapid transit service levels;  

b) provide connectivity of various modes of transportation to the transit system; 
c) achieve a mix of residential, office (including major office), institutional (including major 

institutional) and commercial development (including retail commercial centres), 
wherever appropriate; and,  

d) have streetscapes and a built form that is pedestrian-friendly and transit-oriented.   
 
In addition, MTSAs on priority transit station corridors shall be planned with a minimum density target 
of 160 residents and jobs combined per hectare for those served by light rail transit. Planning staff 
are recommending approval of these applications as these types of redevelopment proposals will 
help achieve minimum target levels.  
 
Housing  
Section 4.1.1 of the OP, as one of the City’s objectives concerning the provision of housing options, 
directs staff to provide for an appropriate range, variety and mix of housing types and styles, 
densities, tenure, and affordability to satisfy the varying needs of our community through all stages 
of life. The application for the high-density mixed-use development will provide for a variety of 
housing options including rentals of studio, one-, and two-bedroom units thereby meeting this policy 
direction of the OP. 
 
Section 4.1.4 also directs the location and integration of housing opportunities with local stores and 
services that are accessible by active transportation and public transit. The subject lands will 
integrate office and retail uses with the proposed residential uses. The site is located within a MTSA 
and therefore has access to higher order transit and will also provide for active transportation 
through the provision of bicycle storage and pedestrian and cycling linkages to nearby trails and 
the neighbourhood at large.  
 
Urban Design 
Chapter 11 of the City’s OP outlines policies with respect to the direction and criteria used for urban 
design.  To address these policies, a checklist was submitted in support of the development 
proposal.   
 
Policy 11C.1.30 provides direction for the Site Plan Control process for elements that must be 
incorporated into the site design. These include a design that provides for a high-quality public realm, 
safe site circulation for all modes of transportation, site servicing components are functional but 
screened from view from the public realm, landscaping, site signage be integrated into the design, 
nighttime visibility, and safety. 
 
Policy 11.C.1.31. directs that new buildings are designed to enhance pedestrian usability, respect, 
and reinforce human scale, create attractive streetscapes, and contribute to rich and vibrant urban 
places.   
 
Policy 11.C.1.32 states that the City will require special design consideration for buildings located at 
priority locations. 
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Policy 11.C.1.33. encourages attractive building forms, compatible with surrounding buildings, infill 
development that contributes to the neighbourhood character, architectural innovation, and a high 
standard of building designs for buildings located at priority locations.  
 
In the opinion of staff, the proposed development satisfies the criteria outlined in Section 11 of the 
OP. the criterion for evaluation includes Streetscape; Skyline; Safety; Universal Design; Priority 
Locations; Site Design; and Building Design, Massing and Scale Design. The proposal includes 
upgrades and improvements to adjacent streetscapes to improve the public realm.  The proposal 
includes a high-rise tower that has been evaluated with respect to the Guidelines for Tall Building 
Design (Urban Design Manual) and the 25 storey height of the building will provide visual interest 
and variation which is consistent with other high-rise proposals that have either been approved or 
are under evaluation with respect to the City’s skyline.  The floor plate is smaller to mitigate the 
effects of shadow.  Safety and universal design are principles always considered in good site design.  
Given the location of the subject site within the LRT corridor a higher level of urban design is 
expected and has been incorporated in the overall site and building design. Wind, Shadow and 
Traffic Impact and Tall Buildings analyses have all been undertaken to inform building, site design, 
massing, and scale design of the site to promote compatibility and good planning. Final design 
considerations will be confirmed through the site plan approval process.  
 
Policy Framework 
Policy 16.D.1.4 of the OP directs that certain policies of the OP are applicable in Secondary Plan 
areas.  Parts A, B, C, E and F of the OP are applicable policies that apply to lands within a 
Secondary Plan. Therefore, although the Secondary Plans have not been updated as part of the 
OP in the 2014, all Secondary Plans listed in Policy 16.D.1.3 including the K-W Hospital Secondary 
Plan, which affects these lands, are still subject to these Sections of the OP which means that the 
OP policies also apply to the Secondary Plan areas.   
 
K-W Hospital Secondary Plan 
The subject lands are currently designated as Mixed Use Corridor in the K-W Hospital Secondary 
Plan, which forms part of the Official Plan. 
 
Secondary Plans that are originally part of the 1994 OP, were not revised as part of the adoption of 
the OP in 2014 and are currently under review as part of the Neighbourhood Planning Review 
(NPR) with the intention of being revised as part of a separate comprehensive planning process. 
Therefore, the Secondary Plan policies of the K-W Hospital Secondary Plan continue to apply to 
the subject lands and will be amended through this process. 
 
The Mixed Use Corridor land use designation in the K-W Secondary Plan currently permits a 
maximum FSR of 4.0. Lands within this designation are primarily intended to serve the adjacent 
residential neighbourhoods and employment areas and allow for intensive transit supportive 
development such as the development proposed by the applicant, which will include a mix of office 
and commercial and retail uses together with a variety of residential uses and tenure types including 
affordable housing, as well as rental and condominium development. The intensification of this and 
other sites within the corridor is intended to support higher order transit. The high intensity mixed 
use development proposed for the subject lands will implement this policy direction of the K-W 
Secondary Plan through its provision of residential use as well as the  commercial/retail employment 
uses on the lands that are being proposed for higher densities that will support transit. 
 
Mixed Use Corridors generally have strong pedestrian linkages to and from the surrounding 
residential neighbourhoods and this development proposes to support those linkages. The subject 
lands have the benefit of being in proximity to Uptown Waterloo and Downtown Kitchener meaning 
the full range of amenities are available within walking or biking distance.  This includes: 

 Major employers (Grand River Hospital, Sun Life, etc.); 

 Food stores (Central Fresh Market – 700 m;  Vincenzo’s – 700 m;  Valu-Mart, 1.3 km); 
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 Schools (King Edward Public School, Kitchener Waterloo Collegiate and Vocational School);  

 Trails; 

 Restaurants; 

 Retail; and 

 Recreation. 
 
The current policy framework of the City under the K-W Hospital Plan permits mixed development 
at floor space ratio of 4.0 whereas the proponent is requesting 10.1.  These policies pre-date a 
number of policy documents including the current Provincial Policy Statement, the current Growth 
Plan, the current Regional Official Plan and the 2014 City of Kitchener Official Plan.  When the City’s 
Official Plan was updated in 2014, the Secondary Plans, including the K-W Hospital Plan, were 
deferred in order to complete more detailed PARTS planning and the related Neighbourhood Review 
process. These Secondary Plans are in the process of being updated, with final approval pending 
the Regional review of its Official Plan which is currently underway.   
 
To implement the proposed mixed-use development, an amendment to the Secondary Plan is 
required to increase the Floor Space Ratio from 4.0 to 10.1.  This increase is appropriate given the 
location within a Major Transit Station, the adjacency to the Grand River Hospital ION stop, the 
location along a major Regional Road, and the ability to design the site in a manner which minimizes 
impacts on surrounding development.  The subject lands do not directly abut low-rise residential 
development and are separated from the closest low-rise residential properties by Dodds Lane and 
other non-residential uses.  It has been demonstrated the increased density across from the ION 
stop is supportable and compatible with the objectives of the PARTS Plans.  The proposed 
development is consistent with the Provincial Policy Statement and conforms to the Growth Plan 
and the Region of Waterloo Official Plan.  The proposed development implements broader policy 
direction as it relates to implementation, and reflects the City’s 2014 Official Plan, which identifies 
Major Transit Station Areas as primary intensification areas. The subject lands are also a Brownfield 
site. Brownfields are also considered priorities for redevelopment.    
 
The City’s intensification areas are intended to provide for a broad range and mix of uses in an area 
of higher density and activity than surrounding areas.  As noted in Policy 3.C.2.17 of the Official 
Plan, the planned function of Major Transit Station Areas, in order to support transit and rapid transit, 
is to: 
 

a) provide a focus for accommodating growth through development to support existing and 
planned transit and rapid transit service levels; 

b) provide connectivity of various modes of transportation to the transit system; 
c) achieve a mix of residential, office (including major office), institutional (including major 

institutional) and commercial development (including retail commercial centres), wherever 
appropriate; and, 

d) have streetscapes and a built form that is pedestrian-friendly and transit oriented. 
 
The proposed development will support existing rapid transit service levels by providing development 
immediately adjacent to an existing transit stop.  The proposed development provides housing 
adjacent to a major employer (Grand River Hospital) allowing future residents to walk to work.  The 
development incorporates bicycle parking and will support active transportation.   The development 
includes a mix of uses and has a streetscape and built form that is pedestrian-friendly.  
 
The Official Plan acknowledges that Major Transit Station Areas may include lands within stable 
residential neighbourhoods which are not the primary focus for intensification.  The subject lands are 
outside of the stable residential neighbourhood and are already designated and zoned for high 
density development.  
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The City’s Growth Management Strategy  
 
The strategy outlines where new development will take place within our city to ensure it is 
complementary to our community priorities and aligned with our future infrastructure investments.  
As it relates to the subject lands, a Priority ‘A’ rating has been assigned, which means the City will 
actively work on applications towards an approval.  
 
PARTS Midtown Plan 
 
The subject lands are located within the PARTS Midtown Plan, which is a guiding document that 
made recommendations for land uses around rapid transit station areas. The Midtown Plan made 
recommendations for amendments to the Secondary Plans within the MTSA, which have not yet 
been implemented. One of the principal recommendations was to protect stable neighbourhoods 
by directing growth in the areas such as the Mixed-Use Corridors.  As the subject lands are situated 
adjacent to the Grand River Hospital LRT station, higher density is appropriate, and it will help 
support transit use. 

 
Additionally, the PARTS Midtown recommended that transition regulations be implemented in 
zoning by-laws to protect the transition of higher density development adjacent to stable 
neighbourhoods. One of the key strategies is to ensure buildings are scaled to integrate within their 
surroundings by locating taller elements closer to the transit stops. Create a smooth transition in 
height down to established neighbourhoods. The tower is designed to shift massing and height 
closest to the transit stop and directly opposite to the commercial building in behind which is located 
off Pine Street.  This combined with a 3 storey podium ensures transition occurs between the 
proposed development, the commercial lands directly behind and the residential dwellings of the 
Mary/Pine neighbourhood. 

 
Neighbourhood Planning Review Proposed Zoning  
 
Properties located within Secondary Plans are undergoing Neighbourhood Planning Reviews which 
includes updates to the Official Plan/Secondary Plans and to the proposed Zoning By-law.  The City 
of Kitchener’s recently updatedZoning By-law (2019-051) does not include lands within anticipated 
MTSAs or within Secondary Plan areas.    As part of the NPR, the city has prepared proposed 
amendments to the Zoning Bylaw 2019-051, but these have not yet been considered by Council and 
may be  subject to change. The draft zoning regulations are available  on  the  City  of Kitchener  
website  and  the  proposed development  is  identified  as  a  MIX-3:  Medium to  High  Rise  Mixed  
Use Three Zone  –  which  plans  to accommodate a  variety  of  uses  within  mixed  use buildings  
and  mixed-use developments  at  a medium to  high  density.   If approved, it  is  anticipated  that  
the  site-specific  zoning  contemplated  in  the  Zoning  By-law Amendment  to  By-law  85-1,  would  
be  carried  forward  into  a future stage  of  Zoning  By-law  2019-051.    
 
Urban Design Manual - Tall Buildings Guidelines 
 
 Tall Buildings Guidelines are in the Urban Design Manual. The objective of this document is to: 

 achieve a positive relationship between high-rise buildings and their existing and planned 
context; 

 create a built environment that respects and enhances the city’s open space system, 
pedestrian, and cyclist amenities and streetscapes; 

 create human-scaled pedestrian-friendly streets, and attractive public spaces that contribute 
to livable, safe, and healthy communities; 

 promote tall buildings that contribute to the view of the skyline and enhance orientation, 
wayfinding and the image of the city; 

 promote development that responds to the physical environment and microclimate and the 
natural environment through design, including four season design and sustainability; and 
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 promote tall building design excellence to help create visually and functionally pleasing 
buildings of architectural significance. 

 
The proposed development has been designed with these objectives in mind. Urban Design staff 
has confirmed that the proposed tower is generally consistent with and meet the overall intent of the 
guidelines. Tower separation, wind, shadow analyses are acceptable and consistent with the UDM. 
Detailed design elements will be implemented at the site plan approval stage. 
 

 
Zoning By-law Amendment  
 
A Zoning By-law Amendment has been submitted with this report to rezone the subject lands from 
High Intensity Mixed Use Zone (MU-3) to High Intensity Mixed Use Zone (MU-3) with special 
regulation provision 775R to accommodate the proposed development. Each of the recommended 
site-specific zoning provision is discussed in greater detail below.  
 

1. Reduced rear yard setback of 0.73 whereas 14.0 m is required 
 
The applicant is seeking relief from Section 55.2.2.2 a) of the Zoning By-law to permit a rear yard 
setback from the west lot line of 0.73m. The setback applies to the 3 storey podium only as the tower 
is setback more than 17m from the property line. Tall mixed use developments are often comprised 
of a tower with a podium at the bottom. The intent of the rear yard setback is to create a separation 
from the neighbouring properties. Although the west property line is considered the rear yard in 
accordance with the Zoning By-law definition, it functions more as a side yard. The adjacent use at 
904 King Street West is a Traction Powered Sub Station (TPSS). This land is owned by the Region 
of Waterloo and is a site that is required to power the LRT. As such, the TPSS provides additional 
separation between the proposed development and any development planned further west of the 
property.  
 

2. Increased Floor Space Ratio of 10.1 whereas a maximum of 4.0 is permitted 
 
The applicant is seeking permission to amend Section 55.2.1 of Zoning By-law 85-1 to permit a 
maximum Floor Space Ratio of 10.1 for the proposed building, whereas a maximum of 4.0 is 
permitted.  
 
The increase to the Floor Space Ratio is appropriate for sites located within a MTSA and adjacent 
to an ION station. The additional Floor Space on site will accommodate additional floor area, which 
will be used for office, commercial, and residential uses. Concentrating high density developments 
adjacent to ION stations supports the significant investment that has been made in the Region of 
Waterloo’s Rapid Transit System and is in alignment with Provincial, Regional and local policy that 
directs intensification to MTSAs as a priority.  
 

3. A parking rate of 0.71 spaces per unit for Multiple Dwelling Units and 0.165 spaces per unit 
for Multiple Dwelling Units less than 51 sq. m 
 

The applicant is seeking permission to amend Section 6.2.1 a) to permit parking at a rate of 0.71 per 
unit for Multiple Dwelling Units, and 0.165 spaces per unit for Multiple Dwelling Units less than 51 
sq.m. in size.  
 
The OP supports parking reductions for sites that are well served by transit and particularly by the 
LRT.  Parking at a rate of 0.71 per unit is being requested due to the site being located adjacent to 
the Grand River Hospital ION station. It is anticipated that the residents will utilize existing transit 
and active transportation as primary modes of transportation. A Parking Justification Report has 
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been prepared and submitted to support the parking rate proposed as part of the ZBA and has been 
reviewed by Transportation staff. 
 
The Zoning By-law permits reduced parking for units less than 51 sq.m. in size for a maximum of 
40% of the total units.  A special regulation is proposed that would allow the reduced rate to apply 
to all units less than 51 sq.m. in size. This increase is being recommended given the TDM measures 
and proximity to high order transit options. 
  
5. A visitor parking rate of 10% of required parking. 
 
The applicant is seeking permission to amend Section 6.2.1 b) vi) B) to permit Visitor Parking at a 
rate of 10% of required parking.  
 
Visitor parking is to be shared with commercial uses.  By-law 2019-051 – Kitchener’s new Zoning 
By-law – allows for shared parking arrangements in mixed use developments.  The By-law does not 
apply to these lands, so the regulation does not apply. The 10% visitor rate is consistent with the 
required visitor parking for MIX zoned lands in By-law 2019-051. The City of Kitchener has also 
approved other applications seeking a 10% visitor parking rate. This is to recognize the fact that as 
overall parking is proposed to be reduced, it is appropriate to also consider reductions to visitor 
parking rates as visitors will be able to access the site through alternative modes of transportation. 
 
6. Permitting commercial/retail uses without a minimum parking requirement. 
 
The applicant is seeking permission to amend Section 6.2.1 a) to allow commercial/retail uses 
without a minimum parking requirement.  
 
The visitor parking is proposed to be shared between the residential visitor and commercial uses as 
noted above. It is not anticipated that the ground floor commercial/retail area will generate a 
significant amount of vehicular traffic. Secure bike parking is proposed for employees of the 
commercial units and outdoor bicycle parking will be provided for public use.  
 
7. Permitting Hotel Parking at a rate of 0 spaces per guest room. 
 
The applicant is seeking permission to amend Section 6.2.1 a) to permit Hotel Parking at a rate of 0 
spaces per guest room. 
  
The owners are seeking a partnership with the Grand River Hospital Foundation (GRHF) for the 
provision of suites and office space for exclusive use by GRHF to accommodate family and 
caregivers for those seeking treatment at the Grand River Hospital. To that end, GRHF has 
confirmed that there is parking available at the hospital and that no parking is required at the subject 
lands. The GRHF residential units would be considered a Hotel use under the Zoning By-law.  
 
In summary, to implement the proposed development plan, several site-specific regulations are 
being recommended given context, site location and proximity to the LRT. Staff recommend that the 
proposed Zoning By-law amendment be approved as shown in Appendix “C”. 

 
Technical Analysis 
 
Traffic Study/Transportation Demand Management (TDM) and Parking Reduction 
Justification 
 
A Traffic Study, TDM and Parking Reduction Justification study was submitted to understand and 
assess the transportation context and infrastructure to support the proposed applications for the site.  
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The main conclusions reached are as follows:  
 
1. During weekday morning and afternoon periods, the proposal is estimated to generate 50 and 45 
vehicle trips, respectively;  
2. The site is well located for travel by transit and active transportation;  
3. Bicycle parking on-site will be provided beyond current requirements; and  
4. TDM measures will be incorporated into the proposal to encourage travel alternatives by transit, 
walking and cycling including: 

 Indoor secure bike parking, 

 Unbundled parking, and 

 Inclusion of a carshare vehicle on-site. 
 
In summary, based on the proposed TDM measures and the site context, the proposed development 
is well suited to serve pedestrians, cyclists, car share users and transit users, and as a result, the 
proposed parking justification is appropriate.   

 
Shadow Impact Study  
 
A Shadow Impact Analysis was completed to determine any impact that the proposed building 
design may have on nearby residential areas. The study provided an assessment for three periods 
during the day including 10:00am, 1:00pm and 4:00pm shadows for the months of March, June, 
September and December. The study identified that any proposed shadows cast by the tower fall 
within acceptable ranges for the three critical time periods of March, June, and September.  During 
December, however, the effect of shadow is more apparent.   This is a common occurrence at this 
time of year where the sun’s angle is at its lowest and shadows cast further as a result.  Winter is 
the least critical period because people spend most of their time indoors.   
 
Additional shadow impact was undertaken to address concerns of residents.  It, too, has shown that 
the effects are minimal.  
 
Staff has considered the study and is generally satisfied with the results.    At least five (5) hours of 
cumulative direct sunlight is maintained.    
 
Wind Impact Study 
 
A Pedestrian Wind Assessment was prepared for the subject lands by RWDI, dated March 26, 2021.  
RWDI utilized the local wind climate, surrounding buildings and experience with wind tunneling 
testing in their analysis.  The study concluded that no unsafe or uncomfortable conditions are 
expected.   
 
The Wind Assessment provides the following recommendations: 

 Wind control concepts for the commercial entrances. 

 Additional wind control measures to provide appropriate conditions for outdoor dining 

 Rooftop terrace requires strategically located vertical wind screens and/or planters to protect 
the more sensitive passive use areas. 

 A wind tunnel study is recommended to quantify these wind conditions and to refine any 
conceptual wind mitigation measures presented in the Wind Assessment. 

 
This study has been reviewed and accepted by City staff.  Any of the recommendations noted above 
are to be carried out as part of Site Plan approval. 
     
Noise and Vibration Study 
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A Noise and Vibration Impact Study was prepared for the subject lands by RWDI.  The following 
noise control measures are recommended for the proposed development: Installation of central air-
conditioning; the inclusion of noise warning clauses; and suite bedroom window glazing with 
minimum sound isolation performance of STC 36 for the south façade. 
 
The potential vibration impacts due to the adjacent Grand River Transit ION Light Rail line was 
evaluated. No mitigation measures for vibration are recommended as measured levels of the Light 
Rail Transit passes were below applicable limits. 
 
The study recommends that the building design be further evaluated through detailed design to 
ensure that the acoustical design is adequately implemented to meet applicable criteria. 
 
Regional staff has reviewed the study and concur with the recommendations to undertake a detailed 
assessment at the site plan stage.  A holding provision has been proposed at the request of Regional 
staff.  It will have to be lifted, prior to site plan approval. 
 
Heritage Conservation  
 
The subject lands are not identified as being of cultural heritage value or interest by the City of 
Kitchener and do not contain any significant built heritage resources which are designated or ‘listed’ 
under the Ontario Heritage Act. 
 
Servicing Considerations 
 
A Functional Servicing Report and Stormwater Management Report were prepared in support of the 
proposed redevelopment. The purpose of this report is to document servicing, grading and 
stormwater management opportunities and constraints for the subject lands. The conclusions of the 
study confirm that the proposed development can be adequately serviced by municipal water and 
sanitary infrastructure but there is no storm sewer.  Plans are proposed to extend the storm sewer 
along Pine from Mary Street.  Detailed design will be carried out as part of site plan approval. This 
conclusion has been corroborated by City Engineering staff. 
 
Site Plan 
 
Site Plan application SP22/011/K/BB to redevelop these lands with the concept described above 
was submitted in late 2021.  The site plan was considered at SPRC Meeting of February 16, 2022.  
It is anticipated that approval in principle will be granted pending additional urban design review, 
overall improvements to building design, and pending Council’s approval of the land use 
permissions. Staff has met with the project Architect, and the Project Planning Consultant on several 
occasions to provide input on the design of the site.  Considerable improvements to the overall site 
and building design have occurred, including improved building elevations.  Staff is generally 
satisfied with the building and site design.  
 
Department and Agency Comments: 
 
Preliminary circulation of the OPA and ZBA was undertaken on June 30, 2021, to applicable City 
departments and other review authorities.  No major concerns were identified by any commenting 
City department or agency.  Additional consideration will be addressed through the site development 
approval process. Copies of comments are found in Appendix ‘D’ of this report. 
 
The following Reports and studies were considered as part of this proposed OPA and ZBA:  
 

 Planning Justification Report  
Prepared by: MHBC Planning, May 2021  
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 Functional Servicing Letter  
Prepared by: Meritech Engineering, April 27, 2021 

 

 Transportation Impact, Transportation Demand Management and Parking Justification Study 
Prepared by: Salvini Consulting April, 2021 
 

 Sustainability Statement 
 Prepared by SRM Architects Inc., April 16, 2021 
 

 Noise & Vibration Study 
 Prepared by: RWDI, March 30, 2021  
 

 Shadow Study  
Prepared by: SRM Architects Inc., November 2, 2021 
 

 Pedestrian Wind Assessment 
Prepared by: RWDI, March 26, 2021  
 

 
NEIGHBOURHOOD COMMENTS AND STAFF RESPONSE:  
 
Planning staff received written submissions which are attached as Appendix “E”.  Comments were 
received following the initial circulation in July 2021 and at a Neighbourhood Meeting (NM) that was 
held on October 6, 2021.   Approximately 37 individuals, including members of the media, attended 
the NM. Additional information on the comments received from community members during the 
consultation on these applications is described in greater detail below. 
 
Overall, comments received were generally understanding that development would take place but 
not at the scale and intensity being proposed.   The primary issues raised were as follows:  
 

• Traffic - impact to surrounding road network 
• Parking – ensuring there is enough parking on-site 
• Compatibility – height too tall  
• Shadow impacts 
• Loss of privacy and overlook concerns 
• Affordable housing 

 
Traffic 
 
Traffic impacts associated with the development proposal was cited often by residents who live on 
Pine, Mary, and Herbert streets.  To respond, the subject lands front onto both a Regional Road 
(King Street E.) and a Local Street (Pine Street).  The principal access to the development is from 
King Street with a secondary access proposed off Dodd’s Lane into the parking structure for visitor 
parking only.  As a result, it is anticipated that most of the traffic generated from this development 
will use King Street thus avoiding direct travel through adjacent residential areas. Having access to 
King and Dodds Lane allows a split of the total traffic, keeping the majority off Dodds Lane at the 
request of comments received. The vehicle access does not dominate the façade along King Street. 
The split ramp design limits ramping within the building on the ground floor, allowing more ground 
floor area to be used for active uses.   
 
King Street is designed to accommodate large volumes of traffic and can support the additional traffic 
proposed. Regional Transportation Planning staff has no concerns.  While it is anticipated 
surrounding residential streets may experience some traffic associated with this development, 

Page 167 of 256



Transportation Planning staff has considered proposed traffic movements and volumes and is 
confident the operational capacities of these surroundings local roadways will not be exceeded.       
 
Parking  
 
Residents expressed concerns and wanted to ensure that adequate visitor parking be provided on 
site to avoid spillover parking onto surrounding neighbourhood streets.  This is a common concern 
and one that staff is always trying to balance by encouraging TDM to reduce vehicle trip generation 
(and a need for lots of parking spaces) in favour of public transportation, cycling or walking. Staff is 
of the opinion this development proposal strikes a balance of providing on-street parking spaces and 
supporting TDM measures.  Although a parking reduction is being sought, a total of 109 parking 
spaces will be provided while incorporating a number of TDM measures to promote and incentivize 
using other forms of transportation such as providing unbundled parking, transit passes, indoor 
cycling storage, car share spaces and active uses at grade to offset the reduction.  Moreover, the 
location of the subject lands relative to the Grand River Hospital ION station and other retail and 
employment opportunities combined with the fact this is a mixed use proposal, will lead to walking, 
cycling, or taking public transit more often than driving for future residents of this development.  The 
objective of TDM is to encourage a shift in behaviour from a car dominated culture towards one of 
using public transportation, cycling, and walking. Limiting the amount of parking helps to drive this 
change in behaviour.  Staff is of the opinion that there is a balance of supplying enough parking for 
the development while providing a number of TDM measures to encourage use of public transit, 
cycling, and walking as this area of the community evolves and grows over the longer term. 
 
Compatibility 
 
There were a number of comments expressing concern with the compatibility of the proposal.  Staff 
can appreciate and understand this sentiment as the proposal represents change for the area.  It is 
acknowledged that much of the area is presently developed with low-to-mid rise forms of 
commercial/residential land uses. That is changing as there are several new developments 
underway including ones located at 690 King Street (6 storeys) and 607 King Street (Station Park – 
18 to 44 storeys). Development along the King Street West Mixed Use Corridor, including existing 
development, recently approved developments, and current development proposals reflect the 
presence of LRT and the importance of providing transit supportive densities in MTSAs.   
 
Most of the lands situated within the King Street West Mixed Use Corridor have been targeted for 
planned growth, promoting a vision of mixed land uses of commercial/residential at a higher intensity, 
particularly for lands that have been consolidated into a larger parcel or do not directly back onto 
residentially zoned lands. The subject parcel of land would fall in the latter category as it backs onto 
a commercial zoned property developed with a six storey commercial building.  The proximity of the 
subject lands to Grand River Hospital ION justifies higher density mixed-use developments to 
support the planned function of a MTSA.  Moreover, despite the scale and density, the site has been 
designed to promote compatibility including a podium that is 3 storeys in height, pushed to the 
property edges and activated with commercial uses to provide a positive pedestrian-oriented 
streetscape and public realm.  The tower will be step-backed from the podium so that the presence 
of height is minimized from the street level.  The tower is shifted closer to the King and Pine Street 
intersection.  The floor plate size of the tower is narrower to reduce impacts of wind and shadow, 
while promoting wayfinding and visual interest.  The primary vehicular entrance/exit to the site is off 
King Street which is designed to carry large volumes of traffic thus vehicles do not have to travel 
directly through residential neighbourhoods. 
 
Shadow Impacts 
 
Given the proposed height of the building, many residents who live in the nearby residential 
neighbourhood are concerned with shadow impacts.  The applicant prepared a Shadow Impact 
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Analysis, and this has been reviewed by the City’s Urban Design staff.  The study provided an 
assessment for three periods during the day including 10:00am, 1:00pm and 4:00pm shadows for 
the months of March, June, September and December. Additional shadow analysis was undertaken 
for earlier in the morning and into the evening hours at the request of residents.  Staff has reviewed 
the data and support the findings of the analyses that shadow impact is minimal and acceptable 
based on evaluating criteria of the Tall Building Guidelines. 
 
Loss of Privacy/Overlook Concerns 
 
Some residents expressed concern for the potential of the loss of privacy with the introduction of a 
tall building to their community.  
 
Staff understand the concern, but it is important to note that the existing zoning permissions would 
permit a building of approximately 11-12 storeys in height located 1.5 metres from Dodd’s Lane. The 
potential for overlook would still occur under the existing permissions scenario.  This proposal 
however shifts the tower closer to King/Pine and Dodds Lane to create separation between low rise 
residential and the proposed tower and it brings the tower more in line with the commercial building 
directly behind.  This measure, combined with the podium blocking views at the lower levels while 
incorporating inset balconies at the higher levels, will help to limit views and mitigate the concern.  
 
Affordable Housing 
 
Some residents raised the question of the provision of affordable housing.  The development 
includes 231 purpose-built rental units comprised of a mix of studio, one and two bedroom units that 
will provide an immediate supply of rental housing within an intensification area identified in the OP.  
The residential density achieved through this development provides for a more affordable housing 
option than many existing housing options within the City’s central neighbourhoods. The units will 
appeal to a broad demographic range including singles, families and seniors.  Additionally, the 
proposal also includes a much-needed partnership with the GRHF to provide housing to families 
from out of town seeking medical care at Grand River Hospital.  
 
Planning Conclusions 
 
In considering the foregoing, staff are supportive of the proposed Official Plan Amendment and 
Zoning By-law Amendment to permit 890-900 King Street E. to be developed with a mixed-use 
building 25 storeys in height.  Staff is of the opinion that the subject applications are in keeping with 
the objectives of the KW Hospital Secondary Plan, are consistent with policies of the Provincial Policy 
Statement (2020), conform to Growth Plan for the Greater Golden Horseshoe, the Regional Official 
Plan, and the City of Kitchener Official Plan and represent good planning.  Staff recommends that 
the applications be approved. 
 
STRATEGIC PLAN ALIGNMENT: 
This report supports the delivery of core services. 
 
FINANCIAL IMPLICATIONS: 
Capital Budget – The recommendation has no impact on the Capital Budget. 
 
Operating Budget – The recommendation has no impact on the Operating Budget.  

 
COMMUNITY ENGAGEMENT:  
 
INFORM – This report has been posted to the City’s website with the agenda in advance of the 
Council / Committee meeting. Notice signs were posted on the property and information regarding 
the application posted to the City’s website in the summer of 2021. Following the initial circulation 
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referenced below, an additional courtesy notice of the public meeting was circulated to all property 
owners within 240 metres of the subject lands, those responding to the preliminary circulation and 
who attended the Neighbourhood Meeting on October 6, 2021 and Notice of the Public Meeting was 
posted in The Record on February 11, 2022 (a copy of the Notice may be found in Appendix C). 
 
CONSULT – The OPA and ZBA were originally circulated to property owners within 120 metres of 
the subject lands on June 19, 2021.  In response to this circulation, staff received written responses 
from 38 households, which are included in Appendix ‘E’. 
 
PREVIOUS REPORTS/AUTHORITIES: 

 Municipal Act, 2001  

 Planning Act, R.S.O. 1990, c. P.13 

 Provincial Policy Statement, 2020 

 A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2020 

 Regional Official Plan, 2010  

 City of Kitchener Official Plan, 2014  

 Kitchener Growth Management Strategy 

 Zoning By-law 85-1 & 2019-051  

 City of Kitchener Urban Design Manual 
 
APPROVED BY:   Readman, Justin - General Manager, Development Services 
 
APPENDIX 
 Appendix A – Proposed Official Plan Amendment 
 Appendix B – Proposed Zoning By-law Amendment 

Appendix C – Newspaper Notice  
Appendix D – Department and Agency Comments 
Appendix E – Community Comments 
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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. XX to the 1994 Official Plan of 
the City of Kitchener.  This amendment is comprised of Sections 1 to 4 inclusive and 
Schedule ‘A’.  
 
SECTION 2 – PURPOSE OF THE AMENDMENT 
 
The purpose of this amendment is to add a Special Policy to the K-W Hospital Secondary 
Plan in the 1994 Official Plan and to amend Map 18 – K-W Hospital Secondary Plan to 
increase the maximum permitted density on the lands, municipally known as 890-900 King 
Street West, to facilitate the redevelopment for a 25 storey, mix use building with ground 
floor commercial, 231 residential units and 108 parking spaces. The proposed 
development contains a single residential tower on top of a mixed use podium base. The 
tower has been oriented towards the intersection of King Street West and Pine Street. 
Ground floor commercial units are proposed facing King Street West and all parking is 
located underground or within the podium.  The development contains a range of unit 
sizes and types.  The primary vehicular access to the development will be from King Street 
West.  A secondary vehicular access is provided from Dodds Lane which primarily 
provides access to the visitor parking.  .  
 
SECTION 3 – BASIS OF THE AMENDMENT  
 

The subject lands,890-900 King Street West, are located at the northeasterly corner of 
King Street West and Pine Street. The subject lands are located within the designated 
Built-Up Area and are also located within a Major Transit Station Area.  The lands are 
designated Mixed Use Corridor in the K-W Hospital Secondary Plan, which forms part of 
the 1994 Official Plan. The Mixed-Use Corridor designation in the K-W Hospital 
Secondary Plan encourages higher density, mixed use development and 
redevelopment.  
 
The proposed development has been reviewed relative to applicable Provincial and 
Regional Policies. These policy documents provide the following direction:  
 

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

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

• The proposed development is located within an area planned for intensification. 
The Growth Plan prioritizes intensification within strategic growth areas which 
include both Major Transit Station Areas and brownfield sites, both of which 
applies to the subject lands.   The proposed development meets the criteria of 
the Places to Grow Policy by planning a development for intensification within a 
Major Transit Station Area that is of an appropriate scale to support the transit 
infrastructure and utilizes existing services.   

• The Region’s Official Plan (ROP) states that most of the region’s future growth 
should be directed to Urban Growth, Centres, Major Transit Station Areas, 
Reurbanization Corridors, Major Local Nodes and Urban Designated Greenfield 
areas. Generally, these areas should create a more compact urban form. 

• The ROP promotes medium and higher density development as close as 
possible to the transit stop to support higher frequency transit service and 
optimize transit rider convenience; 

 
 
The current policy framework of the City under the K-W Hospital Plan permits mixed 
development at floor space ratio of 4.0 whereas the proponent is requesting 10.1.  
These policies pre-date a number of policy documents including the current Provincial 
Policy Statement, the current Growth Plan, the current Regional Official Plan and the 
2014 City of Kitchener Official Plan.  When the City’s Official Plan was updated in 2014 
the Secondary Plans, including the K-W Hospital Plan, were deferred in order to 
complete more detailed PARTS planning and the related Neighbourhood Review 
process. These Secondary Plans are in the process of being updated, with final 
approval pending the Regional review of its Official Plan which is currently underway.   
 
In order to implement the proposed mixed-use development, an amendment to the 
Secondary Plan is required to increase the Floor Space Ratio from 4.0 to 10.1.  This is 
increase is appropriate given the location within a Major Transit Station, the adjacency 
to the Grand River Hospital ION stop, the location along a major Regional Road, and 
the ability to design the site in manner which minimizes impacts on surrounding 
development.  The subject lands do not directly abut low-rise residential development 
and are separated from the closest low-rise residential properties by Dodds Lane and 
other non-residential uses.  It has been demonstrated the increased density across from 
the ION stop is supportable and compatible with the objectives of the PARTS Plans.  
The proposed development is consistent with the Provincial Policy Statement and 
conforms to the Growth Plan and the Region of Waterloo Official Plan.  The proposed 
development implements broader policy direction as it relates to implementation, and 
reflect the City’s 2014 Official Plan, which identifies Major Transit Station Areas as 
primary intensification areas. The subject land are also a Brownfield site. Brownfields 
are also considered priorities for redevelopment.    
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The City’s intensification areas are intended to provide for a broad range and mix of 
uses in an area of higher density and activity than surrounding areas.  As noted in 
Policy 3.C.2.17 of the Official Plan, the planned function of Major Transit Station Areas, 
in order to support transit and rapid transit, is to: 
 

a) provide a focus for accommodating growth through development to support 
existing and planned transit and rapid transit service levels; 

b) provide connectivity of various modes of transportation to the transit system; 
c) achieve a mix of residential, office (including major office), institutional (including 

major institutional) and commercial development (including retail commercial 
centres), wherever appropriate; and, 

d) have streetscapes and a built form that is pedestrian-friendly and transit oriented. 
 
The proposed development will support existing rapid transit service levels by providing 
development immediately adjacent to an existing transit stop.  The proposed 
development provides housing adjacent to a major employer (Grand River Hospital) 
allowing future residents to walk to work.  The development incorporates bicycle parking 
and will support active transportation.   The development includes a mix of uses and 
has a streetscape and built form that is pedestrian-friendly.  
 
The Official Plan acknowledges that Major Transit Station Areas may include lands 
within stable residential neighbourhoods which are not the primary focus for 
intensification.  The subject lands are outside of the stable residential neighbourhood 
and are already designated and zoned for high density development.  
 
 
An Official Plan Amendment is required to add a Special Policy to allow a maximum 
Floor Space Ratio (FSR) of 10.1 to facilitate the redevelopment of the subject lands with 
a mixed use development, 25 storeys in height, having 231 dwelling units and ground 
floor commercial floor space. The increase in FSR is required in order to implement the 
mixed-use development concept for the lands.  It is noted that the podium in its entirety 
contributes towards the maximum permitted FSR (despite not containing residential 
units) and as such the existing FSR does not provide for sufficient density to provide 
both structured parking, commercial units and a sufficient number of dwelling units. The 
site has been designed to minimize the impact of the increased density on surrounding 
properties.  This includes an increased tower setback from Dodds Lane (whereas the 
current zoning by-law does not require a tower setback) and the positioning of the tower 
towards the intersection of King and Pine.  
 
In summary, the subject lands are identified in the 2014 Official Plan as being within a 
Major Transit Station Area (MTSA) and are located directly across the street from Grand 
River Hospital and the Grand River Hospital ION Stop. The proposed development 
includes a high intensity mixed use development comprised of residential uses, ground 
floor commercial/retail uses, as well as other non-residential uses, all at a density to 
support both transit and active transportation. The site will include a variety of 
transportation demand management measures in order to encourage the use of 
alternative modes of transportation including public transit. To further encourage the use 
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of alternative modes of transportation, a parking reduction is proposed.  This is 
consistent with Official Plan Policy 13.8.2 which encourages reduced parking space 
demand in support of active transportation and transit and potential redevelopment of 
surface parking lots especially in intensification areas. Policy 13.C.8.2 supports 
adjustments to parking requirements for properties within an area or areas, where the 
City is satisfied that adequate alternative parking facilities are available, where 
developments adopt transportation demand management (TDM) measures or where 
sufficient transit exists or is to be provided.  The subject lands fulfill the criteria set out in 
Policy 13.C.8.2. 
 
The proposed development will implement the vision as set out in the Official Plan for 
lands within a MTSA as being a compact, dense and transit supportive site that has 
been designed with consideration to the compatibility with the established 
neighbourhood to the northwest. The subject lands are strategically located within the 
Midtown Major Transit Station Area, within a Mixed Use Corridor just minutes from the 
downtown core and directly along the light rail transit route. Its prominent location 
makes it ideal for the density proposed. 
 
The maximum Floor Space Ratio, building height, tower floor plate size, setbacks for the 
building, tower step backs, as well as on-site parking will be regulated in the site-
specific amending zoning by-law to ensure urban design elements are implemented and 
onsite constraints are addressed.    
 
The proposal is consistent with the Provincial Policy Statement, conforms to the Growth 
Plan and complies with the Regional Official Plan, as it promotes walkability, is transit-
supportive, maximizes the use of existing and new infrastructure, and assists in 
development of this area as a compact and complete community through the broad 
range of uses. The proposed development implements the redevelopment vision for the 
Major Transit Station Area as prescribed in both the current and newly adopted Official 
Plan and is, therefore, good planning.  
 
SECTION 4 – THE AMENDMENT 
 

1. The 1994 City of Kitchener Official Plan is hereby amended as follows: 
 

a) Part 3, Section 13.7.4 Special Policies is amended by adding new Section 
13.7.4.20 thereto as follows:  

 
“20. Notwithstanding the Mixed Use Corridor land use designation and 

policies for the lands addressed as 890-900 King Street West, the 
maximum permitted Floor Space Ratio shall be 10.1.   
 

b) Map 18 – K-W Hospital Neighbourhood Plan for Land Use is amended by 
adding Special Policy Area No. 20 to the lands, municipally known as 890-
900 King Street West, as shown on the attached Schedule A.  
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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 
 – Cantiro King General Partner Ltd. – 890-900 King Street West) 

 
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 39 and 75 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 1 on Map No. 1, in the City of Kitchener, attached hereto, from High Intensity 

Mixed Use Corridor Zone (MU-3) to High Intensity Mixed Use Corridor Zone MU-3 

with Special Regulation Provision 775R. 

  

2.  Appendix “D” to By-law 85-1 is hereby amended by adding Section 775R thereto 

as follows: 

 

“775.a) Notwithstanding Sections 5.6.1 and 5.6.2 of this By-law, for the lands 

zoned MU-3 as shown on Schedules 39 and 75 of Appendix “A”, the 

following additional regulations shall apply:  

i) canopies and stairs shall be subject to a 0.0 metres minimum  

setback in relation to the King Street lot line. 

b)   Notwithstanding Section 6 of this By-law, for the lands zoned MU-3 as  

     shown on Schedules 39 and 75 of Appendix “A”, the following additional  

     regulations shall apply:  

     i)  required off-street parking (including visitor parking) may be shared  

        among the permitted uses; 

    ii)  required off-street parking for multiple dwellings greater than 51.0  
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square metres in size shall be provided at a rate of 0.71 spaces per                                                        

unit; 

 iii)  required off-street parking for multiple dwellings less than 51.0 square 

     metres in size shall be provided at a rate of 0.165 spaces per unit; 

iv)   required off-street visitor parking shall be provided at a rate of 10 per 

     cent of the required parking for multiple residential uses; 

v)   no minimum off-street parking shall be required for non-residential 

     uses; 

vi)   a minimum of 10% of the parking spaces required for multiple dwellings 

     shall be designed to permit the future installation of electric vehicle 

     supply equipment; 

vii)  where the calculation of the total required electric vehicle parking 

     spaces or parking spaces designed to permit the future installation of  

     electric vehicle supply equipment results in a fraction, then the  

     requirement shall be the next lowest number; 

viii)  for Multiple Residential uses, the minimum requirement for Class A 

     bicycle parking stalls shall be 0.5 Class A Bicycle Stalls per unit; 

ix)   for Multiple Residential uses, a minimum of 6 Class B Bicycle Stalls  

     shall be provided, and these may be shared with non-residential uses; 

x)   no Class A bicycle spaces shall be required for non-residential uses; 

     and 

xi)  no shower and change facilities shall be required for non-residential  

    uses. 

 

c)    Notwithstanding Section 55 of this By-law, for the lands zoned MU-3, as 

      shown on Schedules 39 and 75 of Appendix “A”, the following additional  

regulations shall apply: 

i) the rear yard setback from the westerly lot line shall be 0.70 metres; 

ii) the side yard setback along the northerly lot line (Dodds Lane) shall be 

0.60 metres; 

iii) the maximum Floor Space Ratio shall be 10.1; 
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iv) the minimum percentage of non-residential uses required shall be 0%; 

v) the minimum number of storeys in the Base of a Tall Building shall be 2 

storeys or 7.0 metres; 

vi) the maximum number of storeys in the Base of a Tall Building shall be 

6 storeys or 24 metres; 

vii) the minimum setback from Dodds Lane to the face of a building shall be 

5.0 metres; 

viii) the maximum building height shall be 81 metres; and  

ix) the maximum number of storeys shall be 25 not including the 

mechanical penthouse.” 

  

3. This By-law shall become effective at such time as Official Plan Amendment No. 

__, 890-900 King Street West comes into effect, pursuant to Section 24(2) of The 

Planning Act, R.S.O. 1990, c. P.13, as amended. 

 

PASSED at the Council Chambers in the City of Kitchener this      day of  

                   , 2022. 

 

 

      ________________________ 
      Mayor  
 

     
 ________________________ 

Clerk 
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BY-LAW 85-1
I-2 COMMUNITY INSTITUTIONAL ZONE
I-3 MAJOR INSTITUTIONAL ZONE
MU-2 MEDIUM INTENSITY MIXED USE CORRIDOR
ZONE
MU-3 HIGH INTENSITY MIXED USE CORRIDOR
ZONE
P-2 OPEN SPACE ZONE
R-5 RESIDENTIAL FIVE ZONE
R-6 RESIDENTIAL SIX ZONE
R-7 RESIDENTIAL SEVEN ZONE
R-9 RESIDENTIAL NINE ZONE

´

OFFICIAL PLAN AMENDMENT OPA21/005/K/BB

AMENDMENT TO BY-LAW 85-1
AREA 1 -
FROM HIGH INTENSITY MIXED USE
CORRIDOR ZONE (MU-3)
TO  HIGH INTENSITY MIXED USE
CORRIDOR ZONE (MU-3)
WITH SPECIAL REGULATION PROVISION 775R
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NOTICE OF PUBLIC MEETING
for a development in your neighbourhood

Concept drawing

To learn more about this project, 
including information on your

appeal rights, visit: 
www.kitchener.ca/
planningapplications

To view the staff report, agenda,
find meeting details or to
 appear as a delegation, visit:
kitchener.ca/meetings

or contact:

519.741.2200 x

Have Your Voice Heard!

Virtual Zoom MeetingLocation:
6:00 p.m.Time:

Date:

Reduced Side 
& Rear Yards

25 Storeys,
231 Units

10.1 Floor
Space Ratio

brian.bateman@kitchener.ca
7869

Brian Bateman, Senior Planner

March 7, 2022

Applications for Official Plan and Zoning By-law Amendments will be 
considered to permit a 25 storey mixed use building consisting of 231 dwelling 
units and 108 parking spaces with a Floor Space Ratio of 10.1, reduced side and 
rear yard setbacks and other site-specific regulations.

890 - 900 King Street West
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Staff Report  
Development Services Department    www.kitchener.ca 

*** This information is available in accessible formats upon request. *** 
Please call 519-741-2345 or TTY 1-866-969-9994 for assistance. 

REPORT TO: Planning and Strategic Initiatives Committee 
 
DATE OF MEETING: March 7, 2022 
 
SUBMITTED BY: Rosa Bustamante - Director of Planning 519-741-2200 ext. 7319 
 
PREPARED BY: Garett Stevenson – Manager of Development Review 519-741-2200 

ext. 7070 
 
WARD(S) INVOLVED: All Wards  
 
DATE OF REPORT: February 17, 2022 
  
REPORT NO.: DSD-2022-096 
 
SUBJECT: Significant Planning Applications Update - Quarterly Report 

 
RECOMMENDATION: 
 
For Information. 
 
BACKGROUND:   
 
Planning staff provide a quarterly update report every March, June, September, and December of 
each year of all current significant development applications. It is important to be providing greater 
transparency on significant development applications with the community and Council.  
 
REPORT: 
 
Attached to this report, the Significant Planning Applications Quarterly Report (Q1 2022) provides a 
summary of the current Planning applications under review at the time of the preparation of this 
report.  
 
The current significant development applications section includes Subdivision, Official Plan 
Amendment, and Zoning By-law Amendments that have not received final approval. These are the 
bulk of the applications that Planning Staff consult with the community on on an application specific 
basis. Significant development applications include property specific proposals as well as new 
greenfield communities (subdivisions). Additional details on the development applications can be 
found using the online mapping tool available at www.kitchener.ca/planningapplications.  
 
STRATEGIC PLAN ALIGNMENT: 
 
This report supports the delivery of core services. 
 
FINANCIAL IMPLICATIONS: 
 
Capital Budget – The recommendation has no impact on the Capital Budget. 
 
Operating Budget – The recommendation has no impact on the Operating Budget.  
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COMMUNITY ENGAGEMENT:  
 
INFORM – This report has been posted to the City’s website with the agenda in advance of the 
council / committee meeting. 
 
CONSULT – Significant development application specific engagements are undertaken for Official 
Plan Amendment, Zoning By-law, and Subdivision applications. Engagement includes mailing 
postcards to property owners and occupants of all buildings within 240 metres of the subject lands, 
publishing a newspaper notice when the application is first circulated and when the statutory public 
meeting is scheduled, as well as informal community meetings including Neighbourhood Meetings 
and/or site walks. A large plain language sign is also posted on the property.  
 
PREVIOUS REPORTS/AUTHORITIES: 
 
There are no previous reports/authorities related to this matter. 
 
APPROVED BY:   Justin Readman – General Manager, Development Services 
 
ATTACHMENTS: 
Attachment A – Significant Planning Applications Quarterly Report (Q1 2022)  
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Attachment A – Significant Planning Applications Quarterly Report (Q1 2022)  
 
Current Significant Development Applications  
(Subdivision, Official Plan Amendment, Zoning By-law Amendment)  
 

WARD 1 
 

528 LANCASTER ST W 
Proposal: A development with 5 multiple residential buildings of varying heights (i.e., 26, 20, 20, 16, and 10 
storeys), and commercial uses on the ground floor of the 16-storey building. 

File Number: OPA21/010/L/AP 
 

Description: The main purpose of the Official Plan Amendment is to 
re-designate the whole of the lands to Mixed Use and modify the 
Specific Policy Area to allow a maximum floor space ratio (FSR) of 
5.8 and a maximum building height of 83m (26 storeys).   

Application Type: OPA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments.  

File Number: ZBA21/015/L/AP Description: The main purpose of the Zoning By-law Amendment is 
to re-zone the whole of the lands to MIX-2, and to modify the site-
specific provisions to allow an FSR of 5.8, a building height of 83m 
(26 storeys), a parking rate of 0.72 spaces per unit, among other 
requests for relief. 

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Andrew Pinnell Neighbourhood Meeting Date: January 20, 2022 

Owner: 528 LANCASTER STREET 
WEST INC, 550 LANCASTER INC 

Applicant:  
MHBC PLANNING 

Update Since Last Quarterly Report: A Neighbourhood Meeting was held with the community on January 20, 
2022. Planning Staff and the Applicant are considering input provided at the Neighbourhood Meeting.   

 

104 WOOLWICH ST 
Proposal: Two 3.5-storey multiple dwellings (stacked townhouses) with 24 dwelling units each (total of 48 
dwelling units). 

File Number: OP18/007/W/AP Description: The owner is requesting a Site-Specific Policy to allow 
an FSR of up to 0.9. 

Application Type: OPA  Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

File Number: ZBA18/009/W/AP Description: The owner is requesting to change the zoning 
from Agricultural (A-1) to Residential Six Zone (R-6) along with a Site 
Specific Provisions to: a) reduce the minimum front yard from 4.5 
metres to 1.0 metres, b) eliminate the requirement for Private Patio 
Areas for at-grade dwelling units, c) increase the maximum Floor 
Space Ratio from 0.6 to 0.9, and d) reduce the required parking from 
1.75 spaces per unit to 1.2 spaces per unit. 

Application Type: ZBA  Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Andrew Pinnell Neighbourhood Meeting Date: TBD 

Owner: 1238455 ONTARIO LIMITED Applicant: GSP GROUP INC 

Update Since Last Quarterly Report: No update at this time. 
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507 FREDERICK ST, 40-44-48 BECKER ST  
Proposal: An addition to the existing funeral home is proposed with a crematorium, as well as an expanded 
parking lot along Becker Street.  

File Number: OP17/003/F/GS Description: To change the land use designation of the three Becker 
Street properties from Low Rise Residential to Commercial, and to 
add a special policy in the Official Plan to permit a 
Crematorium/Cremator as a permitted use.  

Application Type: OPA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

File Number: ZC17/010/F/GS Description: To change the zoning of the three Becker Street 
properties from Residential Six (R-6) with Special Use Regulation 
362U to COM-2 (General Commercial), and to add special regulation 
provisions to all properties to define the front yard (due to multiple 
street frontages), permit a reduced Floor Space Ratio (FSR) of 0.17 
(a minimum of 0.6 is required), to permit a 0 metre setback from 
Becker Street, and to permit 11 off-site parking to be included in the 
development, and to add a new Special Use Regulation in the Zoning 
By-law to permit a crematorium/cremator on site.  

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Garett Stevenson Neighbourhood Meeting Date: November 23, 2021 

Owner: Henry Walser Funeral Home 
LTD 

Applicant: GSP GROUP INC. 

Update Since Last Quarterly Report: Planning Staff and the Applicant are considering input provided at the 
Neighbourhood Meeting. The Applicant is updating technical studies to response to comments at the 
Neighbourhood Meeting.   

 
New Applications  
 

26 STANLEY AVE & 31 SCHWEITZER ST 
Proposal: The Site is proposed to be developed with a residential subdivision consisting of 42 single detached 
dwelling lots, 12 semi-detached dwelling lots (total of 24 dwellings) and a 5-unit street-townhouse block totaling 
71 residential units. The Proposed Development will be accessed by a future municipal road connecting to 
Stanley Avenue.  

File Number: 30T-21201 Description: A residential plan of subdivision consisting of single-
detached, semi-detached, and townhouse dwellings, totaling 72 
units. 

Application Type: SA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

File Number: ZBA21/19/S/BB Description: To change the zoning from Residential Four (R-4) and 
Residential Five (R-5) to the Low Rise Residential Five (RES-5) Zone 
with the a Site-Specific Provision to permit a maximum building 
height of 12.5 metres. 

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Brian Bateman Neighbourhood Meeting Date: TBD 

Owner: Newo Holdings Limited Applicant: GSP Group Inc. 

Update Since Last Quarterly Report: This is a new application and is in circulation.   
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WARD 2 
 

1157 WEBER ST E 
Proposal: A mixed-use development consisting of a building with a 15 and 18 storey tower with a total of 378 
residential dwelling units and ground floor commercial units. 

File Number: OPA21/007/W/BB Description: To change the land use designation from Commercial 
Corridor to Mixed Use with a Special Policy Area. 

Application Type: OPA  Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

File Number: ZBA21/010/W/BB Description: To change the zoning of the lands from Commercial Two 
to High Intensity Mixed Use Corridor with Site Specific regulations 

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Brian Bateman 
 

Neighbourhood Meeting Date: November 9, 2021  

Owner: M K G HOLDING 
CORPORATION 

Applicant: GSP GROUP INC. 

Update Since Last Quarterly Report: Planning Staff and the Applicant are considering input provided at the 
Neighbourhood Meeting.    

 

42 WINDOM RD 
Proposal: A stacked three storey town/multiple dwelling building containing 22 residential units. 

File Number: ZBA20/017/W/ES Description: To remove special regulation provision 744R (maximum 
5units) to permit 22 units, FSR increase to 0.75, and a parking 
reduction from 1.75 per unit to 0.95 per unit 

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Eric Schneider Neighbourhood Meeting Date: TBD 

Owner: WINDOM KW INC Applicant: IBI Group  

Update Since Last Quarterly Report: No update at this time. 

 
New Applications  
 

142 FERGUS AVE 
Proposal: A 7 storey building consisting of 78 residential units with associated surface and underground 
parking. 

File Number: OPA22/002/F/BB Description: To redesignate the property from Low Rise Residential 
in the City of Kitchener Official Plan to Medium Rise 
Residential with Special Policy Area to permit a maximum FSR of 
2.3. 

Application Type: OPA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments.  

File Number: ZBA21/017/V/ES  Description: The purpose of the proposed Zoning Bylaw Amendment 
is to rezone the Site to RES-6 Zone with a site specific regulation to 
permit a maximum FSR of 2.3, reduced side yard and rear yard 
setbacks, and a reduced vehicular parking rate. 

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments.  

Staff Contact: Brian Bateman Neighbourhood Meeting Date: TBD 

Owner: 2467491 ONTARIO INC Applicant: GSP GROUP INC. 

Update Since Last Quarterly Report: This is a new application and is in circulation.   
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WARD 3 
 

4396 KING ST E 
Proposal: An 8-storey residential building located on the property at 25 Sportsworld Drive and a high-density, 
mixed-use building featuring 18 and 30 storey towers with ground-floor commercial uses on the property at 
4396 King Street East, with a total of 616 dwelling units and 1,378 m2 of commercial space. 

File Number: OPA21/009/K/AP  Description: The Official Plan Amendment requests to redesignate 
the property from Commercial Campus to Mixed Use with a Specific 
Policy Area.   

Application Type: OPA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

File Number: ZBA21/014/K/AP Description: The applicant proposed to rezone the property from 
Commercial Campus (COM-4) to Mixed Use (MIX-3) and establish a 
site specific provision to allow a maximum building height of 99 
metres (30 storeys), maximum Floor Space Ratio of 6.2, reduced 
parking rate of 0.85 spaces per dwelling unit (580 spaces), non-
residential gross floor area reduction, among other matters.   

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Andrew Pinnell Neighbourhood Meeting Date: TBD 

Owner: SPORTSWORLD SHOPPING 
CENTRE LTD 

Applicant: GSP GROUP INC. 

Update Since Last Quarterly Report: No update at this time. 

 
New Applications  
 

4220 KING ST E & 25 SPORTSWORLD CROSSING RD 
Proposal: Three buildings are proposed including a 14-storey, 158-unit residential tower oriented towards 
Sportsworld Crossing Road, an 18-storey, 156-unit residential tower located towards King Street East, and a 
14-storey, 212-unit residential tower designed in an ‘L’ shape with stepbacks to frame the intersection of King 
Street East and Deer Ridge Drive.  

File Number: OPA22/003/K/CD Description: To redesignate the Site from Commercial Campus to 
Mixed Use to permit the proposed high-density residential mixed-use 
building with a maximum Floor Space Ratio (FSR) of 4.0. 

Application Type: OPA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

File Number: ZBA22/005/K/CD Description: To change the zoning to MIX-3 with special regulations 
to permit a FSR of 4.0, whereas the Zoning By-law currently limits 
the FSR to 2.0 in the MIX-3 zone; to permit a maximum building 
height of 18-storeys (68.6 metres) for the site, whereas the Zoning 
By-law permits a maximum of 10-storeys (32 metres); to permit a 
podium with a minimum height of 2-storeys, whereas the Zoning By-
law requires a minimum height of 3-storeys; and, to permit a 
minimum ground floor building height of 3.5 metres, whereas the 
Zoning By-law requires a minimum ground floor building height of 4.5 
metres.  

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Craig Dumart Neighbourhood Meeting Date: TBD 

Owner: The Tricar Group  Applicant: GSP GROUP INC. 

Update Since Last Quarterly Report: This is a new application and is in circulation.   

  

Page 245 of 256



WARD 4 
 

448 NEW DUNDEE RD 
Proposal: A condominium development with 24 single detached houses with frontage onto a private 
condominium road.   

File Number: ZBA20/003/N/AP  Description: the application requests to change the zoning from R-1 
Zone (allows single detached dwellings on lots with a min. lot area of 
4,000 m2 and min. lot width of 30 m2) to R-6 (allows single detached 
dwellings on lots with a min. lot area of 235 m2 and min. lot width of 
9 m2). 

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Andrew Pinnell Neighbourhood Meeting Date: November 25, 2021. 

Owner: HAYRE PROPERTIES INC Applicant: GSP Group Inc. 

Update Since Last Quarterly Report: Planning Staff and the Applicant are considering input provided at the 
Neighbourhood Meeting. 

 

86 PINNACLE DR 
Proposal: A two storey 16-unit senior-oriented residential building. 

File Number: ZBA19/003/P/KA Description: To change the zoning to Residential Six (R-6) to permit 
a multiple residential dwelling.  

Application Type: ZBA Status: On hold at the request of the Owner 

Staff Contact: Craig Dumart Neighbourhood Meeting Date: Sept. 10, 2019 

Owner: A & F GREENFIELD HOMES 
LTD 

Applicant: IBI Group  

Update Since Last Quarterly Report: No update at this time. 
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WARD 5 
 

161 GEHL PL 
Proposal: A new community with up to 235 residential dwelling units and open space blocks. 

File Number: OP18/006/G/GS Description: Proposing amendment to the Rosenberg Secondary 
Plan to revise land use designations for various lands to implement 
the proposed plan of subdivision. 

Application Type: OPA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

File Number: ZBA18/007/G/GS Description: The proposed amendment to the Zoning By-law is to 
apply new zoning to the lands to implement the Rosenberg 
Secondary Plan (also proposed to be amended) to implement the 
proposed plan of subdivision. 

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

File Number: 30T-18202 Description: A proposed Plan of Subdivision with up to 235 residential 
units and open space blocks. 

Application Type: SA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Garett Stevenson Neighbourhood Meeting Date: N/A 

Owner: 2079546 ONTARIO LIMITED Applicant: SGL PLANNING & DESIGN INC 

Update Since Last Quarterly Report: No update at this time. 

 

1801 BLEAMS RD 
Proposal: A new community with 2607 residential units, a school, green space, and parkland. 

File Number: OP18/005/B/GS Description: Proposing amendment to the Rosenberg Secondary 
Plan to revise land use designations for various lands to implement 
the proposed plan of subdivision. 

Application Type: OPA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

File Number: ZBA18/006/B/GS Description: The proposed amendment to the Zoning By-law is to 
apply new zoning to the lands to implement the Rosenberg 
Secondary Plan (also proposed to be amended) to implement the 
proposed plan of subdivision. 

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

File Number: 30T-18201 Description: A proposed Plan of Subdivision with up to 2607 
residential units, a school, green space, parkland, as well as multiple 
residential and mixed-use blocks. 

Application Type: SA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Garett Stevenson Neighbourhood Meeting Date: N/A 

Owner: 2079546 ONTARIO LIMITED Applicant: SGL PLANNING & DESIGN INC 

Update Since Last Quarterly Report: No update at this time. 

 

ROCKCLIFFE DR (FREURE SOUTH) 
Proposal: A new community with 471 new residential units including single detached, street townhouses & 
multiple dwellings. Parkland open space & stormwater management facilities are also proposed.    

File Number: OP16/001/R/KA Description: To change the designation of the easterly portion of land 
to high rise residential, designate a future park area as open space, 
and to adjust the limits of wooded areas designated as open space. 

Application Type: OPA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 
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File Number: ZC16/009/R/KA Description: To change the zoning from Restricted Business Park (B-
2) to residential and natural heritage conservation zones. 

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

File Number: 30T-16201 Description: The plan of subdivision includes single detached, street 
townhouses & multiple dwellings along with parkland open space & 
stormwater management facilities. 

Application Type: SA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Garett Stevenson Neighbourhood Meeting Date: TBD 

Owner: FREURE DEVELOPMENTS 
LIMITED 

Applicant: MHBC PLANNING LTD 

Update Since Last Quarterly Report: No update at this time. Archeological assessment work continues.  

 
New Applications  
 

1525 BLEAMS RD 
Proposal: To demolish the existing pumping station building and create 6 residential lots, which are proposed 
to be added to the Mattamy South Estates (30T-08206) subdivision through a subdivision modification.  

File Number: ZBA22/005/K/CD Description: To rezone the property to Residential Six (R-6) with site 
specific regulations 671R, 672R, 673R and 674R. 

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Tim Seyler Neighbourhood Meeting Date: TBD 

Owner: Mattamy (South Estates) 
Limited, City of Kitchener 

Applicant: GSP GROUP INC. 

Update Since Last Quarterly Report: This is a new application and is in circulation.   
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WARD 7  
 

1593 HIGHLAND RD W 
Proposal: A mixed-use development consisting of a 13 storey building and 16 storey building, with a total of 
403 dwelling units, 1,052 square metres of ground floor commercial space, and 2 levels of underground 
parking.  

File Number: OPA20/001/H/AP Description: The Official Plan currently state that only commercial-
type uses are permitted on the above properties; residential uses are 
not permitted.  The owner is requesting to change the OP to permit 
up to 403 residential dwelling units within buildings containing 
commercial uses.  

Application Type: OPA Status: This application was appealed to the Ontario Land Tribunal 
in August 2020. The OLT appeal was held from January 24 – 
February 3, 2022. No decision has been received.  

File Number: ZBA20/004/H/AP Description: The Owner is requesting to permit up to 403 residential 
dwelling units within buildings containing commercial uses. 
Additional commercial uses are requested.  The owner is also 
requesting to reduce front, side yard, and rear yard setbacks, 
increase lot coverage, and reduce parking requirements.   

Application Type: ZBA Status: This application was appealed to the Ontario Land Tribunal 
in August 2020. The OLT appeal was held from January 24 – 
February 3, 2022. No decision has been received. 

Staff Contact: Andrew Pinnell Neighbourhood Meeting Date: N/A 

Owner: M DEVELOPMENTS 
 (KITCHENER) INC 

Applicant: IBI GROUP 

Update Since Last Quarterly Report: This application was appealed to the Ontario Land Tribunal in August 
2020. The OLT appeal was held from January 24 – February 3, 2022. No decision has been received. 

 
 
  

Page 249 of 256



WARD 8  
 

660 BELMONT AVE W 
Proposal: An eleven storey (39.1 metre) mixed-use building with 910.7 square metres of ground floor 
commercial space and 132 residential units (including 92 one bedroom and 40 two-bedroom units). The Owner 
is also requesting to purchase a portion of the City-owned Belmont Lane between Belmont Avenue West and 
Claremont Avenue. 

File Number: OPA20/004/B/JVW Description: The City of Kitchener has received a revised 
development proposal and has been advised that an Official Plan 
Amendment application is no longer required. The original Official 
Plan Amendment application requested to increase the maximum 
height to 13 storeys and 49 metres in height.  

Application Type: OPA Status: This application will be considered by Kitchener City Council 
on February 28, 2022. 

File Number: ZBA20/012/B/JVW Description: The Zoning By-law Amendment application is now 
requesting site specific zoning regulations for an increased building 
height of 11 storey and 39.1 metres (whereas 8 storeys and 25 
metres is permitted), a reduced tower setback from the podium of 2.7 
metres (whereas 3.0 metres is required), and a reduced podium 
height of two storeys (whereas a minimum of three storeys is 
required).  

Application Type: ZBA Status: This application will be considered by Kitchener City Council 
on February 28, 2022. 

Staff Contact: Garett Stevenson Neighbourhood Meeting Date: Dec. 17, 2020 & Feb. 25, 2021  

Owner: 660 BELMONT LP INC, City of 
Kitchener (Belmont Lane E.) 

Applicant: GSP Group Inc. 

Update Since Last Quarterly Report: These applications were referred from PSIC held on February 7th and 9th 
to Kitchener City Council on February 28, 2022. 

 

400 WESTWOOD DR 
Proposal: To demolish the existing house and create four new lots for single detached dwellings. 

File Number: ZBA21/012/W/ES Description: To rezone the developable portion of the lands to site 
specific Residential Four (R-4).  

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Eric Schneider Neighbourhood Meeting Date: January 13, 2022 

Owner: NASIR BROMAND, ZAKIA 
BROMAND 

Applicant: IBI GROUP 

Update Since Last Quarterly Report: A Neighbourhood Meeting was held with the community on January 13, 
2022. Planning Staff and the Applicant are considering input provided at the Neighbourhood Meeting.  
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WARD 9  
 

146 VICTORIA ST S 
Proposal: A multi-tower, mixed use development consisting of a shared mid-rise podium of 4-6 storeys in 
height with 3 residential towers atop the podium, with heights of 25, 36, & 38 storeys and containing a total of 
1150 residential units and 1770 square metres of commercial space. 

File Number: OPA21/011/V/ES Description: Proposing a Special Policy Area to increase maximum 
floor space ratio to 11.6 to permit a mixed-use development with 
commercial on the ground floor and residential above. 

Application Type: OPA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments.  

File Number: ZBA21/017/V/ES  Description: To increase maximum floor space ratio to 11. 6 and a 
maximum building height of 38 storeys and 122 metres to permit a 
mixed-use development with commercial on the ground floor and 
residential above. 

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments.  

Staff Contact: Eric Schneider Neighbourhood Meeting Date: February 8, 2022 

Owner: 1936026 ONTARIO INC Applicant: GSP GROUP INC. 

Update Since Last Quarterly Report: A Neighbourhood Meeting was held with the community on February 8, 
2022. Planning Staff and the Applicant are considering input provided at the Neighbourhood Meeting. 

 

30 FRANCIS ST S 
Proposal: A 44 storey mixed-use building, containing 169m2 ground-level commercial (3 units) and 532 
residential units ranging generally from 35.4m2 to 68m2 in floor space.  

File Number: OPA21/001/F/DE Description: The Official Plan Amendment requests to permit an 
increase in density (allowable floor space ratio) in the Innovation 
Downtown District, to permit the proposed 44 storey tower with a FSR 
of 18.3. 

Application Type: OPA Status: These applications have been scheduled for consideration at 
the Planning and Strategic Initiatives Committee for March 7, 2022. 

File Number: ZBA21/002/F/DE  Description: The Zoning By-law Amendment is requested to permit 
the addition of site-specific regulations to the existing D-6 Downtown 
zone to permit the development of a 44-storey building with a FSR of 
18.3. 

Application Type: ZBA Status: These applications have been scheduled for consideration at 
the Planning and Strategic Initiatives Committee for March 7, 2022. 

Staff Contact: Neighbourhood Meeting Date: June 2, 2021 & December 14, 2021 

Owner: 30 FRANCIS KITCHENER 
INCORPORATED 

Applicant: GSP Group Inc.  

Update Since Last Quarterly Report: A second Neighbourhood Meeting was held on December 14, 2021. 
These applications have been scheduled for consideration at the Planning and Strategic Initiatives Committee 
for March 7, 2022.   
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321 COURTLAND AVE E 
Proposal: A new mixed-use community with residential, commercial, and employment uses. Three existing 
buildings are proposed to remain, including the six storey office building, the large distribution warehouse 
building, and the former maintenance garage. The remainder of the buildings are currently being demolished. 
The existing buildings will be repurposed for a mix of employment uses. New buildings are proposed to range 
from three storeys along Stirling Avenue South, to five-to-seven storeys along Courtland Avenue East, and 
between twenty-three and thirty-five storeys along the rail line. In total, approximately 2818 residential units 
are proposed in various forms throughout the site. 

File Number: OP19/002/C/GS Description: An Official Plan Amendment is requested to implement 
new land use permissions for the proposed development.  The 
existing land use designation for the subject lands is General 
Industrial with a site-specific policy in the Mill Courtland Woodside 
Park Secondary Plan.  An amendment is requested to change the 
land use designations to Mixed Use, High Density Multiple 
Residential, and Neighbourhood Park. 

Application Type: OPA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

File Number: ZBA19/005/C/GS Description: The proposed subdivision application contains two 
medium density residential blocks, a high-density residential block, a 
medium density mixed use block, a mixed-use employment block, a 
park block, a street townhouse block, and two future development 
blocks.  Road widening blocks are proposed along Courtland Avenue 
East.  The blocks are arranged along a new proposed road to be 
named Olde Fashioned Way, running parallel to Courtland Avenue 
East from Palmer Avenue to Borden Avenue South.  Palmer Avenue 
and Kent Avenue are proposed to be extended through the site to 
intersect with the proposed road. 

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

File Number: 30T-19201 Description: The Zoning By-law Amendment proposes to implement 
the proposed land use designations with corresponding zoning.  The 
proposed zoning is Medium Intensity Mixed Use Corridor Zone MU-
2 (a medium intensity mixed use zone that permits residential and 
commercial uses), Residential Nine R-9 (a high-rise residential 
zone), and Public Park Zone P-1 (a zone that is applied to public park 
spaces). 

Application Type: SA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Garett Stevenson Neighbourhood Meeting Date: Jul 15, 2019. Planning Staff will be 
holding a second digital information meeting to provide an update on 
this application as issues are resolved. 

Owner: 321 COURTLAND AVE 
DEVELOPMENTS INC 

Applicant: GSP Group Inc.  

Update Since Last Quarterly Report: No update at this time.  
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New Applications  
 

1001 KING ST E & 530-564 CHARLES ST E 
Proposal: A 30 storey building that is 92.0 metres in height with 461 square metres of commercial space and 
486 residential units.  

File Number: OPA22/001/K/KA 
 

Description: The requested Official Plan Amendment proposes a 
special policy area to permit a maximum Floor Space Ratio of 8.27. 

Application Type: OPA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments.  

File Number: ZBA22-001/K/KA Description: The main purpose of the Zoning By-law Amendment is 
to add Special Provisions to the existing High Intensity Mixed Use 
Corridor Zone (MU-3) to permit a maximum floor space ratio of 8.27 
instead of 4.0; a dwelling unit to be located at grade (along Charles 
Street for live work units) in a mixed use building; and a parking rate 
of 0.54 spaces per unit, visitor parking at 4% of required parking, and 
to permit parking for a Plaza complex to be 0. 

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Katie Anderl Neighbourhood Meeting Date: TBD 

Owner: King-Charles Properties  Applicant:  
MHBC PLANNING 

Update Since Last Quarterly Report: This is a new application and is in circulation.   

 

95-101 CEDAR ST S 
Proposal: A 24 unit stacked townhouse complex. 

File Number: OPA21/013/C/KA Description: To re-designate lands from Low Rise Conservation to 
Low Density Multiple Residential. 

Application Type: OPA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

File Number: ZBA21/022/C/KA Description: To change the zoning from Residential Drive (R-5) to 
Residential Seven (R-7) with special regulation provisions. 

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Katie Anderl  Neighbourhood Meeting Date: TBD 

Owner: St George Inc. & St Pola 
Group Inc. 

Applicant: MHBC Planning Inc.  

Update Since Last Quarterly Report: This is a new application and is in circulation.   
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WARD 10  
 

276 KING ST E 
Proposal: A 7-storey mixed-use building. Ground floor commercial uses are proposed along with six storeys 
of residential above. 

File Number: OPA20/006/K/AP Description: To increase the Floor Space Ratio to 4.8 from 3.0. 

Application Type: OPA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

File Number: ZBA20/015/K/AP Description: The property is currently split zoned D-2 (King St) and 
D-3 (former house facing Eby St). Numerous changes are required, 
but the main changes are to change the zoning of the whole property 
to D-2, to allow FSR of 4.8 (currently, the max permitted is 2.0 / 0.75), 
to allow maximum building height of 28.5 metres (currently, the max 
is 17.4m in D-2 and 9.0m in D-3), and to allow zero parking for the 
building (currently zero parking is required for commercial, and 29 
spaces for residential). 

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Andrew Pinnell Neighbourhood Meeting Date: April 28, 2021 

Owner: 276 KING EAST INC Applicant: GSP GROUP INC. 

Update Since Last Quarterly Report: No update at this time. 

 

890 KING ST W 
Proposal: A 25 storey mixed use building with 231 units, 728 m2 of retail/commercial and 108 parking spaces 
in a parking structure. 

File Number: OPA21/005/K/BB Description: This application is seeking an amendment to the K-W 
Hospital Neighbourhood Secondary Plan for a site-specific provision 
to permit a maximum Floor Space Ratio of 10.1 in a Mixed-Use 
Corridor Designation as opposed to the maximum of 4.0. 

Application Type: OPA Status: These applications have been scheduled for consideration at 
the Planning and Strategic Initiatives Committee for March 7, 2022. 

File Number: ZBA21/008/K/BB Description: The application is requesting a special zoning provision 
for relief from setbacks, parking, and density requirements. 

Application Type: ZBA Status: These applications have been scheduled for consideration at 
the Planning and Strategic Initiatives Committee for March 7, 2022. 

Staff Contact: Brian Bateman  Neighbourhood Meeting Date: October 6, 2021 

Owner: CANTIRO KING GENERAL 
PARTNER LTD 

Applicant: MHBC PLANNING LTD 

Update Since Last Quarterly Report: These applications have been scheduled for consideration at the 
Planning and Strategic Initiatives Committee for March 7, 2022.   

 

1668 KING ST E 
Proposal: Two 23 storey buildings, consisting of 616 residential units, 

File Number: OPA21/008/K/CD Description: The Official Plan Amendment requests an increased 
Floor Space Ratio of 7.2 rather than 4.0.  

Application Type: OPA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

File Number: ZBA21/013/K/CD Description: The Zoning By-law Amendment is requested to allow a 
mixed-use development for two 23 storey buildings, consisting of 616 
residential units, 204 square metres of commercial space with an 
increased Floor Space Ratio of 7.2 rather than 4.0, reduced rear yard 
setback of 12.0 metres rather than 14.0 metres, and reduced on-site 
parking to permit parking at a rate of 0.7 spaces per unit for Multiple 
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Dwelling Units greater than 51.0 square metres in size, rather than 
1.0 spaces per unit. 

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Craig Dumart  Neighbourhood Meeting Date: June 17, 2021 

Owner: 2806399 ONTARIO INC Applicant: MHBC PLANNING LTD 

Update Since Last Quarterly Report: No update at this time. 

 

22 WEBER ST W 
Proposal: A 19-storey multiple residential building with 162 units, including 25 barrier free units. A total of 24 
parking spaces are proposed at grade. 

File Number: OPA20/005/W/JVW Description: The applicant is now proposing to amend the 
designation to High Density Commercial Residential with a Special 
Policy Area in order to permit a floor space ratio (FSR) of 7.8.  

Application Type: OPA Status: This application has been appealed to the Ontario Land 
Tribunal (formerly LPAT). A fourth digital case management 
conference is scheduled for April 4, 2022 at 10:00am online and can 
be accessed as https://global.gotomeeting.com/join/613665325. 

File Number: ZBA20/013/W/JVW Description: The subject lands are currently zoned Commercial 
Residential Three (CR-3) in Zoning By-law 85-1. The applicant is 
proposing the same base zone with site specific special regulations 
to permit; an increase in height to 19 storeys, an increase in Floor 
Space Ratio to 7.8, To require a minimum ground floor façade height 
of 4.5m, to reduce the required minimum landscaped area required 
from 10% to 8%, to reduce front and rear yard setbacks, and to 
reduce the required on-site parking to 24 spaces, including 8 visitor 
parking spaces. 

Application Type: ZBA Status: This application has been appealed to the Ontario Land 
Tribunal (formerly LPAT). A fourth digital case management 
conference is scheduled for April 4, 2022 at 10:00am online and can 
be accessed as https://global.gotomeeting.com/join/613665325. 

Staff Contact: Garett Stevenson Neighbourhood Meeting Date: Sept. 8, 2021 & March 3, 2022.  

Owner: 30 DUKE STREET LIMITED Applicant: MHBC PLANNING LTD 

Update Since Last Quarterly Report: A fourth Case Management Conference is scheduled for April 4, 2022. 
The HIA will be presented to the Heritage Kitchener Committee on March 1, 2022. A second Neighbourhood 
Meeting is scheduled for March 3, 2022. 

 
New Applications  
 

20 OTTAWA ST NORTH 
Proposal: To redevelop the subject property as a mixed-use commercial and residential development 
comprised of three buildings, ranging in height from six to 26 storeys. The proposed development will provide 
a total of 464 units with 306 parking spaces and vehicular access to Ottawa Street via a private driveway.  

File Number: OPA21/012/O/CD Description: The subject property is designated Neighbourhood 
Mixed Use Centres in the King Street East Secondary Plan, which 
forms part of the City of Kitchener Official Plan. The land use policies 
of the Neighbourhood Mixed Use Centres designation permits 
multiple unit residential use with a floor space ratio of 1.0. The 
proposed development is proposed to have a floor space ratio of 3.0. 

Application Type: OPA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

File Number: ZBA21/018/O/CD Description: The proposed amendment is to change the current 
Neighbourhood Shopping Centre (C-2) to the Commercial 
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Residential Four Zone (CR-4) to permit dwelling units as well as a 
variety of commercial uses. 

Application Type: ZBA Status: This application has been circulated and Planning staff are 
accepting and reviewing comments. 

Staff Contact: Craig Dumart  Neighbourhood Meeting Date: February 24, 2022 

Owner: 20 Ottawa GP INC. Applicant: MHBC Planning Ltd. 

Update Since Last Quarterly Report: This is a new application and is in circulation.   
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