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Mayor McCabe in the Chair

1. TERRITORIAL ACKNOWLEDGEMENT

2. MOMENT OF REFLECTION

3. DISCLOSURE OF PECUNIARY INTEREST AND THE GENERAL NATURE

THEREOF

4, STAFF REPORTS

a) Title:

HAF Community Planning Permit Page 6
System Initiative: Second Draft

Community Planning Permit By-law

and Complementary Urban Design

Guidelines

Report No.:  IPPW2025-037
Prepared By: Tanja Curic

Presentation: David Riley, Principal, SGL Planning & Design Inc.

Justine Giancola, Partner, Dillon Consulting Limited
Catherine Jay, Principal, SGL Planning & Design Inc.

Recommendation:

1.

2.

Council Meeting

That Council receive report IPPW2025-037 for information.
That Council direct staff to consult with the public and interested

parties on the second draft Community Planning Permit By-law and
complementary Urban Design Guidelines.
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b) Title: Official Plan Review: Resolution of Page 13
deferred sites from Phase 1 and
modification requests

Report No.: IPPW2025-026

Prepared By: Ric Martins and Adam Zufferli
Ward No.: City-Wide

Presentation: Ric Martins and Adam Zufferli

Recommendation:
1. That report IPPW2025-026 be approved.

2. That Council request the Ontario Ministry of Municipal Affairs and
Housing to make modifications to Official Plan Amendment 58 to
add four new Area Specific Policies as outlined in Attachment C to
report IPPW2025-026.

3. That Council request the Ontario Ministry of Municipal Affairs and
Housing to remove the deferral for all properties referred to in Table
C of Attachment B to report IPPW2025-026.

4. That Council request the Ontario Ministry of Municipal Affairs and
Housing to maintain a deferral for the properties noted in Table B of
Attachment B to report IPPW2025-026, with the resolution of the
deferral to be determined as part of Phase 2 of the Official Plan
Review.

5. PUBLIC MEETINGS
Informal Public Meeting
a) Title: Barrel Yards - 6 Merchant Page 38

(OPA65 & Z-25-12) and 2 & 8
Father David Bauer Drive (OPA66 &

Z-25-13)
Prepared by: Amanda Wyszynski
Ward No.: Ward 7 - Uptown
Presentation: Amanda Wyszynski

Delegation:

1. Kristen Barisdale, GSP Group
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b) Title: 170 Columbia St W (OPA67 & Page 39
Z-25-14) and 180 Columbia St W
(OPAG68 & Z-25-15)
Prepared by: Amanda Wyszynski

Ward No.: Ward 6 — Central Columbia
Presentation: Amanda Wyszynski
Delegation:

1. David Galbraith, UP Consulting
Formal Public Meeting

c) Title: Zone Change Application Z-16-14, Page 40
Draft Plan of Subdivision 30T-16402,
2115881 Ontario Limited (Mattamy Homes),
556, 560, 576 Conservation Dr

Report No.: IPPW2025-041
Prepared By: John Vos

Ward No.: Ward 2, Northwest
Presentation: John Vos
Delegations:

1. Kristen Barisdale, GSP Group

Recommendation:

1. That Council approve IPPW2025-041.

2. That Council approve Zone Change Application Z-16-14, 2115881
Ontario Limited (Mattamy Homes), for 556, 560, 576 Conservation
Dr, as set out in Section 8 of IPPW2025-041.

3. That Council approve Draft Plan of Subdivision 30T-16402,

2115881 Ontario Limited (Mattamy Homes), for 556, 560, 576
Conservation Dr, as set out in Section 8 of IPPW2025-041.
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4. That Council delegate authority to the City’s Director of Planning to
make administrative and minor modifications to any Standard
Condition of Subdivision Approval and/or Site Specific Condition of
Subdivision Approval in relation to Draft Plan of Subdivision 30T-
16402, and minor redline revisions to Draft Plan of Subdivision 30T-
16402.
5. That Council further extend the timeframe for 2115881 Ontario
Limited to obtain a building permit for the replacement of the
dwelling unit at 560 Conservation Drive and the dwelling unit at 576
Conservation Drive until October 30, 2030, pursuant to subsection
6.a of the City’s Demolition Control By-law.
6. CONSIDERATION OF NOTICE OF MOTION GIVEN AT PREVIOUS MEETING
None
7. NOTICE OF MOTION
None
8. COMMUNICATIONS AND CORRESPONDENCE
None
9. UNFINISHED BUSINESS

None

10. QUESTIONS

11. NEW BUSINESS

12. ENACTMENT OF BY-LAWS
Recommendation:
That the By-laws listed below be read a first, second and third time and finally

passed, numbered sequentially commencing with By-law Number 2025-050 and
that the Mayor and Clerk be authorized to sign them accordingly.
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a) By-law to amend By-Law No. 2018-050, being a Zoning By-law
controlling land use in the City of Waterloo for 556, 560, 576
Conservation Drive (Zoning By-law Amendment Z-16-14,
IPPW2025-041, Council July 14, 2025, 2115881 Ontario Limited
(Mattamy Homes))

b) By-law to confirm all actions and proceedings of Council, July 14,
2025

13. ADJOURNMENT
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STAFF REPORT
Planning

Title: HAF Community Planning Permit System Initiative: Second
Draft Community Planning Permit By-law and Complementary
Urban Design Guidelines

Report Number: IPPW2025-037

Author: Tanja Curic

Council Date: July 14, 2025

File: Housing Accelerator Fund

Attachments: Second Draft By-law & Urban Design Guidelines — see

Engage Waterloo
Public Engagement Summary — see Engage Waterloo
Ward No.: Wards 1,5,6 and 7

Recommendations:

1. That Council receive report IPPW2025-037 for information.

2. That Council direct staff to consult with the public and interested parties on the
second draft Community Planning Permit By-law and complementary Urban Design
Guidelines.

A. Executive Summary

The City of Waterloo received a Housing Accelerator Fund (“HAF”) grant to implement
eight housing initiatives focused on increasing the supply of housing and/or streamlining
development processes. Federal disbursement of HAF grant monies is dependent on
the City of Waterloo achieving specific milestones and the issuance of 650 building
permits by 2027 that are over and above the City’s historical housing growth.

This report relates to one of the HAF initiatives, being the development and implementation
of a Community Planning Permit System (“CPPS”) in the Uptown Waterloo Primary Node
and along the Erb Street Corridor. This report provides an overview of the first phase
engagement, and highlights modifications made to the second draft Community Planning
Permit By-law and complementary Urban Design Guidelines. A final CPP By-law and
complementary Urban Design Guidelines are anticipated in March 2026.

B. Financial Implications
None.

C. Technology Implications
None.
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2 Integrated Planning & Public Works

D. Link to Strategic Plan
(Strategic Priorities: Reconciliation, Equity, Accessibility, Diversity and Inclusion; Environmental
Sustainability and Climate Action; Complete Community; Infrastructure and Transportation
Systems; Innovation and Future-Ready)

(Guiding Principles: Equity and Inclusion; Sustainability; Integrity; Workplace Wellbeing;
Community-centred; Operational Excellence)

Complete Community: This initiative will help to streamline development applications in
two strategic growth areas of the city. This initiative is one of the actions in the City’s
Affordable Housing Strategy and will help the City achieve its Housing Accelerator Fund
commitment of 650 additional units over and above the city’s historical growth rate.

E. Related Reports on this Topic
IPPW2024-057 — HAF Community Planning Permit System Initiative: Draft Community

Planning Permit By-law and Complementary Urban Design Guidelines
CA0O2024-014 — Housing Accelerator Fund Launch and Progress Reporting
IPPW2023-037 — Housing Accelerator Fund — City of Waterloo Application
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HAF Community Planning Permit System Initiative: Second Draft Community
Planning Permit By-law and Complementary Urban Design Guidelines
IPPW2025-037

1.0 Purpose and Background

To help address housing supply challenges facing communities across Ontario and
Canada, governments at all levels are looking at ways to enable more housing and/or
streamline development processes. The Planning Act enables municipalities to integrate
and streamline certain applications for concurrent review through a Community
Planning Permit System (“CPPS”). This land use planning tool combines zoning, minor
variance and site plan control development processes into one application and approval
process, facilitating a more streamlined process, which could deliver units to the market
more expeditiously. Leveraging the HAF grant, a CPPS will be developed and
implemented in the Uptown Waterloo Primary Node and the Erb Street Corridor as
shown in Figure 1.
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Figure 1. Project Area Map

This report provides an overview of the first phase engagement, and highlights
modifications made to the second draft Community Planning Permit By-law and
complementary Urban Design Guidelines. Provided that developers activate their land
use planning approvals, this initiative will help Waterloo achieve its Provincial housing
pledge and the overall building permit requirements in the HAF grant conditions.
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4 Integrated Planning & Public Works

2.0 First Drafts and Engagement Summary

The first draft Community Planning Permit (CPP) By-law and complementary Urban
Design Guidelines were released on December 5, 2024 and were presented at a
Council meeting on December 16, 2024. The draft By-law carried forward the City’s
existing Zoning By-law 2018-050 regulations as the foundation of the Community
Planning Permit (“CPP”) By-law, while making modifications to support broader benefits
to the way housing is delivered such as: a more streamlined development process; a
more flexible set of development standards; and, the ability to support important local
objectives (e.g. increased housing diversity, affordable housing, transit-supportive
development, high quality sustainable design and environmental protection). The Urban
Design Guidelines will form part of the citywide Urban Design Manual (“UDM”) and are
intended to expand on the UDM'’s general design direction for all Nodes and Corridors
across the city.

Engagement sessions followed with the public (in-person) and development industry
(virtual), and the drafts were circulated to agencies, staff and other interested parties for
comments. In addition, an online survey was made available on Engage Waterloo to
gather community feedback. Comments were received and were compiled into a “Public
Engagement Comments and Responses Summary” document and posted on Engage
Waterloo in April 2025 and circulated to the project email list and commenters for
information.

3.0 Second Draft CPP By-law and Complementary Urban Design Guidelines

The second draft CPP By-law and complementary Urban Design Guidelines have been
posted to the Engage project page for interested persons and parties to review and
comment on. Several modifications have been made in response to comments and
feedback received as outlined in the previous section. Some of the key highlights
include:

¢ Notification requirements for Class 2 applications have been added and include
notice on the City’s website and property signage.

e Detached buildings with up to four units would not require a Community Planning
Permit (recently Council approved 4 units, 4 storeys on a serviced lot), assuming
all applicable by-law requirements are met.

e Official Plan Amendment 58 modifications have been incorporated (which are still
subject to Ministerial approval as of the writing of this staff report) including:

o High Rise Residential designation increased to 30 storeys and 900
bedrooms per hectare in Protected Major Transit Station Areas provided
properties are located outside of the Laurel/Clair Special Policy Area;

o Uptown Core Commercial and Uptown Mixed-Use Commercial precincts
have been consolidated into one precinct called Uptown Mixed-Use Core;
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o Mixed-Use Neighbourhood Commercial and Mixed-Use Office precincts
have been combined into the Mixed-Use Community Commercial precinct;

o Minimum parking requirements have been removed in the Protected Major
Transit Station Areas in accordance with Bill 185 Planning Act changes;
and

o “Facilties, Services and Matters” section has been updated to reflect that
in Protected Major Transit Station Areas only a Complete Community
Contribution fee applies as the City is anticipated to have Inclusionary
Zoning (1Z) requirements that would apply and would require the provision
of actual affordable housing units.

*Note: the City has retained an urban planning and land economics firm to
conduct a financial feasibility study that assesses the implications of the
draft CPPS on development feasibility considering additional density and
will include an analysis and recommendations on the application of
“facilities, services and matters” (i.e. percentage of residential units above
the Class 1 density threshold that shall be provided as Affordable Dwelling
Units (ownership or rental) or cash-in-lieu equivalent, for the Erb Street
corridor located outside of a Protected Major Transit Station Area).

e A more nuanced approach to the Class 2 Staff Threshold including:

o Some development standards have been set such that any proposed

variation would constitute a Class 2 Staff Variation:
= Minimum lot frontage to address orphaned lots; and
=  Minimum density to accommodate properties that are increasing
density by adding residential units, but are still below the minimum
requirement in the CPP By-law.

o Some development standards have had the Class 2 Staff Variation
Threshold increased as shown in the brackets below to enable more
flexibility including:

= Maximum horizontal tower dimension (up to 15%);
=  Minimum height of first storey (up to 20%);

= Minimum podium height (up to 20%);

= Maximum podium height (up to 20%);

=  Minimum rear yard setback (up to 20%); and

=  Minimum side yard setback (up to 50%).

o Clarification that within the Laurel/Clair Special Policy Area, any height and
density proposed beyond current Official Plan permissions will be subject to an
application for an Official Plan Amendment and existing Provincial procedures
regarding Special Policy Areas.

e Schedule (mapping) improvements for clarity and useability.

¢ Inclusion of site specifics in Schedule C that have been carried over from the

existing Zoning By-law.
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e Updates to the Urban Design Guidelines to align with other City master plans,
manuals and strategies, as well as to incorporate comments received from the
Region of Waterloo regarding Regional Roads (e.g. Erb Street, King Street).

It is important to note that the Province’s recent changes to the Planning Act did not
include changes to O.Reg 173/16 which are still intact and regulate Community
Planning Permit Systems. The draft CPP By-law, similar to other municipalities that
have adopted a CPPS, is utilizing all the benefits that the tool provides. At this time, the
City has not made changes to the following:

e Heights and Densities other than those in the High Rise Residential designation
as noted above. As part of Phase 2 of the City’s Official Plan Review, that project
team staff will be reviewing the City’s Nodes and Corridors framework as a whole
including heights and densities which could potentially result in future changes to
the CPP By-law. Any modification through the Official Plan Review (and
implementing zoning) will be carried over to the CPP By-law as applicable or if
not approved at the time of CPP By-law approval, afterwards by way of a CPP
By-law general amendment.

e Transition provisions for multi-phased, multi-tower developments, based on a
review of development applications submitted since the implementation of the
City’s Comprehensive Zoning By-law in September 2018.

e Pre-consultation and complete application requirements, so that staff and/or
Council have all the information needed to make an informed decision within the
45-day review period. In staff's experience, a comprehensive pre-application
consultation process does streamline development approvals, and remains a
best practice among municipalities that have advanced a CPPS.

¢ Not exempting development with less than ten residential dwellings units from
the CPPS process. This would result in a site plan process for townhouse
developments and/or small apartments to address site design matters such as
site circulation, accessibility, lighting, etc.

e A Facilties, Services and Matters regime for applications seeking additional
density, to secure appropriate community benefits in return for additional density.

In addition to the above, staff are continuously assessing various elements of the
proposed CPPS, and are interested in continued feedback from all interested parties on
the proposed structure. To date, the development industry has noted consistently that
they are interested in elements of CPPS that streamline the development review
process, and have been cautioning against enacting elements that are contrary to that
objective. In response, staff continue to actively assess CPPS for opportunities to
simplify the system, where appropriate. The final version of the CPP By-law in March
2026 may feature an even more streamlined approach than this draft.
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The Public Engagement Summary of Comments and Responses document on the
Engage project page provides a more comprehensive list of which comments have or
have not resulted in modifications to the second draft.

The Provincial government recently passed Bill 17, the Protect Ontario by Building
Faster and Smarter Act, 2025 which made several changes to multiple statutes
including the Planning Act. Any modifications required as a result of Bill 17 will be
reflected in the final CPP By-law.

4.0 Engagement

The Community Planning Permit System initiative webpage is found on Engage
Waterloo at engagewr.ca/waterloo-haf-initiative-7. A CPPS and associated By-law rely
on front-end engagement with the public and other interested parties when these tools
are being developed, as there are no third-party appeals for CPP By-law applications
once the By-law is in effect. There will continue to be many opportunities throughout the
project process for the public, development industry, and other interested parties to
engage. Following the July 14 Council meeting, engagement on the drafts will continue
over the summer months.

5.0 Next Steps

This initiative will help to streamline development applications in the Uptown Waterloo
Primary Node and the Erb Street Corridor. It will also support important local objectives
such as increased housing diversity, affordable housing, transit-supportive
development, and high-quality sustainable design. Second drafts of the CPP By-law and
complementary Urban Design Guidelines have been released. The next step is to
undertake engagement with the community, development industry and other interested
parties on the second drafts. A final CPP By-law and complementary Urban Design
Guidelines are anticipated in March 2026.
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STAFF REPORT

Planning
Title: Official Plan Review: Resolution of deferred sites from Phase 1
and modification requests
Report Number: IPPW2025-026
Author: Ric Martins and Adam Zufferli
Council Date: July 14, 2025
File: PF2020-002
Attachments: Attachment A: Official Plan Amendment 58 Deferral Sites

Attachment B: Categorization and Recommendations for
OPA 58 Deferral Sites
Attachment C: Recommended New Area Specific Policies
for Select Deferral Sites

Ward No.: City-Wide

Recommendations:

1. That report IPPW2025-026 be approved.

2. That Council request the Ontario Ministry of Municipal Affairs and Housing to
make modifications to Official Plan Amendment 58 to add four new Area Specific
Policies as outlined in Attachment C to report IPPW2025-026.

3. That Council request the Ontario Ministry of Municipal Affairs and Housing to
remove the deferral for all properties referred to in Table C of Attachment B to
report IPPW2025-026.

4. That Council request the Ontario Ministry of Municipal Affairs and Housing to
maintain a deferral for the properties noted in Table B of Attachment B to report
IPPW2025-026, with the resolution of the deferral to be determined as part of
Phase 2 of the Official Plan Review.

A. Executive Summary

In December 2024, City Council adopted Official Plan Amendment 58 (“OPA 58”), which
formed Phase 1 of the Official Plan Review. As part of the Council adoption of OPA 58,
several sites across the city were deferred in staff report IPPW2024-061 at the request
of the landowner. Additionally, several sites were added to the list of deferral requests at
the December 2 Council meeting. Deferring a site means that the new policies of OPA
58 will not apply and the existing policy framework of the current Official Plan will
continue to apply to the sites.

Following the Council adoption of OPA 58, staff engaged the landowners and their

agents for each of the deferral sites to better understand their concerns, and
collaboratively discuss options to resolve the deferrals. After reviewing the policy

Council Meeting Page 13 of 171 July 14, 2025



2 Integrated Planning & Public Works

concerns of each landowner and evaluating the site-specific conditions/considerations
of each site, staff categorized each of the sites that had been deferred from OPA 58 into
one of the following:

e Category A — Deferrals to be resolved through a recommended Area Specific Policy
e Category B — Deferrals to be resolved during Phase 2 of the Official Plan Review
e Category C — Deferrals to be resolved (removed) without policy changes

After evaluating each site, staff prepared recommendations to resolve the OPA 58
deferrals. Four of the deferred sites were deemed appropriate to be resolved through a
new Area Specific Policy (ASP) as a modification to OPA 58. The majority of the
remaining sites are recommended to be reviewed in greater context as part of Phase 2
of the Official Plan Review. A third category of sites are recommended to have the
deferral removed and to take no further action — this will allow the new OPA 58 policies
to apply once the updated Official Plan comes into effect following Provincial approval.

The process by which the deferrals will be resolved is by Council endorsing the
recommendation of IPPW2025-026 that the Minister of Municipal Affairs and Housing,
as part of the overall review and approval of OPA 58, make modifications to OPA 58 as
set out in IPPW2025-026.

B. Financial Implications
None

C. Technology Implications
None

D. Link to Strategic Plan
(Strategic Priorities: Reconciliation, Equity, Accessibility, Diversity and Inclusion; Environmental
Sustainability and Climate Action; Complete Community; Infrastructure and Transportation
Systems; Innovation and Future-Ready)

(Guiding Principles: Equity and Inclusion; Sustainability; Integrity; Workplace Wellbeing;
Community-centred; Operational Excellence)

The Official Plan is the City’s primary comprehensive land use planning document that
guides growth, land use change, built form, and development. Updating the City Official
Plan will ensure that it aligns with the 2023-2026 Strategic Plan, including the Strategic
Priority of creating a complete community and making the city future ready.

E. Previous Reports on this Topic

IPPW0224-061 — Official Plan Amendment 58: Official Plan Review (Phase 1)
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Official Plan Review: Resolution of deferred sites from Phase 1
IPPW2025-026

1.0 Background

In December 2024, City Council approved Official Plan Amendment 58 (“OPA 58”), which
formed Phase 1 of the Official Plan Review. Key parts of the Official Plan were updated
including Chapters 1-3, and Chapters 10-12. Phase 2 of the Official Plan Review will
include the remining chapters of the Official Plan as well as a few outstanding issues that
were raised during the Phase 1 review (e.g. height considerations, site specific concerns,
expansion of certain nodes).

OPA 58 updated policies related to the permitted height of buildings. The updated
policies increased the permitted height for the “High Rise Category” from 81 metres (25
storeys) to 30 storeys. OPA 58 also updated some of the land use policies relating to
Residential, Commercial, Employment and Academic designations (Chapter 10). The
full scope of updates, which form OPA 58, are highlighted in report IPPW2024-061.

Timing for Council adoption of Phase 1 of the Official Plan Review (OPA 58) was in part
tied to the Federal Government’s Housing Accelerator Fund (HAF) grant. To facilitate
some of the HAF initiatives, some components of the updated Official Plan needed to
be adopted before the end of 2024 as they were directly tied to the HAF grant timelines.
As such, site-specific issues raised by several landowners were not able to be fully
addressed before the final approval of Phase 1 of the Official Plan Review.
Acknowledging the tight timeline for adopting OPA 58, the recommendations of report
IPPW2024-061 included a recommendation that Council defer policy and schedule
modifications for a selected number of sites in the city. The deferred sites were not
directly related to any of the HAF initiatives. A few additional sites were added to the
deferral list by Council on December 2, at the request of the landowner.

The list and description of all OPA 58 deferred sites is summarized in Attachment “A”.

1.1 Deferred Sites

All sites that were deferred from OPA 58 are noted in the table included as Attachment
“A” to this report. The table details the addresses of each deferral site, the respective
landowners who made the request to be deferred, and the permissions in the existing
Official Plan. In total, there were 39 sites requested to be deferred from OPA 58. Some
sites consisted of a single address, but many sites contained multiple properties. The
majority of deferred sites are located in Major Nodes, Corridors and the Uptown Area.
Figure 1 outlines the location and distribution of deferred sites across the city.
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Figure 1: Location of Sites differed from OPA 58
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5 Integrated Planning & Public Works

The majority of deferrals are related to landowner requests for increased height and
density. Some landowners of deferred sites also requested site specific considerations
for specific uses and/or a continuation of uses permitted in the existing Official Plan. A
minority of sites were deferred based on a request that the City consider additional
policy updates.

2.0 Deferral Resolution Process

In response to the requests to be deferred from OPA 58, City staff consulted with
affected landowners. Consultation provided staff with each landowners’ rationale behind
their deferral request. Common concerns that staff heard included building height
permissions, development financial viability, and permitted land uses. The updated
policy framework for the Uptown area in particular was also identified.

After reviewing the policy concerns of each landowner and evaluating the site-specific
conditions/considerations of each site, staff separated the deferred sites into one of
three categories:

e Category A — Deferrals recommended to be resolved through an Area Specific
Policy

e Category B — Deferrals recommended to be resolved during Phase 2 of the
Official Plan Review

e Category C — Deferrals recommended to be resolved (removed) without policy
changes

Deferrals were categorized based on whether the requested policy changes is
consistent with the general intent of the updated Official Plan; implementable via an
Area Specific Policy; and whether the site could be considered “shovel ready” for new
housing development. Deferrals placed in ‘Category A’ were accompanied by requests
that achieved each of these criteria, in particular sites with well developed plans that
can reasonably be expected to be developed in the short-term. Deferrals that were
placed in ‘Category B’ included requests where development was not specifically time
sensitive, and therefore the requests could be studied further during Phase 2 of the
Official Plan Review. Deferrals placed in ‘Category C’ were requests that were generally
not consistent with the Official Plan or were deemed too significant a change to resolve
through this process.

Following the categorization of the deferred sites and determining a course of action,
staff delivered letters to each of the landowners. The letters informed landowners as to
how the deferrals applicable to their respective sites could be resolved, and invited
landowners to request a follow-up meeting with City staff.

2.1 Modifications to Official Plan Amendment 58

As of January 1, 2025, the Ministry of Municipal Affairs and Housing (MMAH) became
the approval authority for any new City Official Plan and any comprehensive Official
Plan updates pursuant to Section 26 of the Planning Act. MMAH is currently reviewing
the Council adopted OPA 58. As such, the process by which the deferrals can be
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resolved is by Council endorsing the recommendation in IPPW2025-026 that the
Minister of Municipal Affairs and Housing make modifications to OPA 58 as part of
his/her overall review and approval of OPA 58. Specifically, for the ‘Category A’ sites, a
new Area Specific Policy (ASP) is being recommended as a modification request to the
Provincial approval of OPA 58.

3.0 Recommendations and Rationale

After categorizing and reviewing the details and conditions of each deferral site, staff
formulated a preferred approach to resolving each deferral. A summary is outlined in
Attachment “B”. As previously noted, the majority of the deferrals are requests for
increased height, but several of the deferred sites had pending development plans
and/or were affected by policy changes relating to permitted uses set out in OPA 58.
Some sites were impacted by updates to the policies relating to the Uptown core area.
As such, four of the 39 deferred sites were identified as appropriate sites that could be
addressed through an ASP that would enable development that is consistent with the
intent of the updated policies of OPA 58.

3.1 ‘Category A’ Sites

Four sites are being recommend by staff for a modification to OPA 58, more specifically
a new ASP. These are:

167-171 King Street South

209-217 King Street South, 176-182 Caroline Street, 15 John Street West

173-189 Park Street, 35 John Street West

52 and 56 Regina Street North, 33 Young Street East, and 34 Bridgeport Road East

For all proposed ASPs, a zoning by-law amendment will be required, providing an
opportunity for Council and the community to review and comment on the implementing
site specific development regulations. Proposed wording for new ASPs is outlined in
Attachment “C” to this report.

167-171 King Street South

The site at 167-171 King Street South is the location of the Erb and Good funeral home.
The site is located in close proximity to the Allen and Willis Way ION station stops. The
existing Uptown Mixed-Use designation allows for residential uses along the ground
floor whereas the updated Uptown Mixed Use Core designation of OPA 58 allows
residential uses above the ground floor only. This change is a result of consolidating the
existing “Uptown Mixed Use” and “Uptown Commercial Core” designations into the new
Uptown Mixed-Use designation of OPA 58. Given the property (a through lot) also has
frontage on Caroline Street that contains primary residential uses, there is merit in
allowing residential uses to continue to be permitted on the ground floor for this site. A
moderate increase in permitted height to a maximum of 38 storeys, with a maximum
average height of 35 storeys between the two towers, is proposed in the draft ASP. The
site-specific height is a potential maximum. The actual building height may need to be
lower as determined thought detailed design and specifically in response to technical
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considerations such as Nav Canada restrictions placed on height due to Waterloo
Region Airport operational restrictions.

209-217 King Street South, 176-182 Caroline Street, 15 John Street West

The site at 209-217 King Street South, 176-182 Caroline Street, 15 John Street West,
has already gone through a development application process and has a settlement
agreement between the City and the landowner through the LPAT (now the Ontario
Land Tribunal or OLT). The intent of this ASP is to ensure that the development of the
site is consistent with the OLT decision. Detailed development considerations for the
site will still be regulated by the implementing Zoning By-law. Frontage for commercial
uses is a challenge given undulating slopes on the site. As such, the proposed ASP
allows for residential uses on the ground floor. A slight increase in permitted height to a
maximum of 38 storeys, with a maximum average height of 35 storeys between the two
towers, is proposed in the draft ASP. Similar to the 167-171 King Street South site, the
actual building height of any further development will be subject a detailed review and
relevant considerations such as Nav Canada restrictions.

173-189 Park Street and 35 John Street West

The site at 173-189 Park Street and 35 John Street West is in very close proximity to
the Allen Street ION station stop. It is noted that Station Area Planning did not address
any land use, height or density permissions for the Uptown areas within close proximity
to the ION LRT. The update to the Regional Official Plan established boundaries for the
three Major Transit Station Areas in the Uptown area. These boundaries were included
in the OPA 58 updates. However, while the City now has defined Major Transit Station
Area boundaries for the Uptown area, an overall review of permitted building heights
has not been completed for the surrounding area.

A comprehensive review of building height policies for the Uptown MTSAs will be part of
Phase 2 of the Official Plan Review. The subject site at Park and John Street has
already submitted a pre-consultation request for redevelopment. The ASP as proposed
would allow an increase in permitted height from six storeys to 12 storeys. The existing
parking lot to the southwest of the subject site, in addition to the Iron Horse Trail,
provide a natural built form transition to the low-rise area, create a unique context where
additional height and density could be considered. The recommended ASP outlines that
development of the site will require a setback from the third storey and will incorporate a
terraced building form. A future implementing Zoning By-law will further regulate the
development of the subject site.

52 Regina Street North and 34 Bridgeport Road East

The site at 52 Regina Street North and 34 Bridgeport Road East consists of two parcels
that are located adjacent to City owned lands. The City-owned lands allow for a
maximum building height of 30 storeys, whereas the subject sites are limited to six and
12 storeys respectively. To enable consistency in the planning framework, staff are
recommending an ASP that would allow the same height on both the public and private
lands at the northeast corner of Bridgeport/Regina. Making the heights consistent may
facilitate a future comprehensive development of all the lands.
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3.2 ‘Category B’ Sites

The majority of request for deferral in this category are properties that are seeking to
increase building heights, either beyond what the Official Plan current allows or beyond
the increase that was approved as part of OPA 58. Through staff’s review, it became
evident that increasing heights on these sites could create potential planning
inconsistencies and/or inequities in relation to adjacent / surrounding properties.

As indicated on December 2, 2024 (Council Meeting), staff will undertake a
comprehensive review of height permissions city-wide as part of Phase 2 of the Official
Plan Review. It is staff’'s opinion that ‘Category B’ sites are best considered as part of
Phase 2. By maintaining the deferral of these sites, the landowners are able to work
within their existing planning framework, with assurance that the height framework will
be comprehensively assessed as part of Phase 2.

While OPA 58 did increase the maximum building height in the tallest built form
category in the Official Plan to 30 storeys (High Rise), it did not consider the potential
for increased height in other categories applied to many of the deferral sites. Staff
recommend that, rather than increasing height for a select few sites, that a broader
(city-wide) comprehensive review of building heights be completed through Phase 2 of
the Official Plan Review.

As such, staff are recommending that ‘Category B’ sites remain deferred, to be further
assessed through Phase 2 of the Official Plan Review. Deferral sites that were placed
under ‘Category B’ are identified in Table B of Attachment “B”.

3.3 ‘Category C’ Sites

The third category for deferral sites is ‘Category C’, for sites that are recommended to
be removed from deferral status, and for which no further action is recommended in the
short term. Many of these deferrals include requests that are too site-specific to be
considered as part of Phase 1 or the comprehensive Official Plan Review, and are best
addressed through site specific official plan amendment applications. One of the
requests is to consider future policy updates, which staff can consider as part of Phase
2 without the need for a deferral. Proponents of ‘Category C’ sites were invited to submit
site specific official plan amendment applications given the detailed nature of their
request and/or asked to participate in the Phase 2 Official Plan Review process. Further
details and rationale of ‘Category C’ sites are noted in Table C of Attachment “B”.

4.0 Next Steps

If Council agrees with the recommendations to add additional ASPs to OPA 58 as
outlined in Attachment “C” to this report, staff will forward this endorsement to Provincial
staff reviewing OPA 58 and request that the Minister make modifications to the draft
Official Plan Amendment 58 as part of the review and approval process. The remaining
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deferral sites identified as ‘Category B’ (identified in Attachment “B”) will be evaluated
as part of the broader review under Phase 2 of the Official Plan Review.

Community Planning staff are currently reviewing and working with various City
divisions in drafting Phase 2 of the Official Plan Review. Phase 2 includes the remaining
chapters of the Official Plan not addressed in Phase 1 as well as the integration of the
Regional Official Plan policies. Further, various remaining issues that were identified in
Phase 1 that were not fully address will be evaluated and incorporated into Phase 2 of
the Official Plan Review process.
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Attachment A: Official Plan Amendment 58 Deferral Sites

Address( es)

Landowner(s)

\ Existing OP Permissions

Landowner Requests

167-171King St S

VanMar
Developments

Commercial (A)
Uptown Mixed-Use (A1)
Primary Node (B)

High Density 81m (B1)
Willis Way PMTSA (J)

e Height max.25~> 38
storeys

e Density max. 750> 2130
bph

e Ground floor residential
use along Caroline St
frontage

o Relief from urban design
policies

52-56 Regina St
N

33Young StE
34 Bridgeport Rd
E

HIP Bridgeport Inc

Commercial (A)

Uptown Commercial Core
(A1)

Primary Node (B)

Regina and Young St
properties: Medium Density
20m (B1)

Bridgeport Rd property:
Medium High Density 40m
(B1)

Waterloo Public Sq PMTSA
)

Laurel-Clair SPA

e Increase heightto 30
storeys for 52 Regina
and 34 Bridgeport to
match similar height
permissions for
immediately adjacent
lots.

Part of Waterloo
Public Square
Parking Lot

Momentum
Developments

Commercial (A)

Uptown Commercial Core
(A1)

Primary Node (B)

High Density 81m (B1)
Waterloo Public Sq PMTSA
)

Laurel-Clair SPA

e Height max.25~> 39
storeys
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Address( es)

\ Existing OP Permissions

Landowner(s) Landowner Requests

209-217 King St S
176-182 Caroline

BentallGreenOak

Commercial (A)
Uptown Mixed-Use (A1)

Height max. 25 > 30+
storeys

St Primary Node (B) No density max. in
11 John StW High Density 81m (B1) zoning
Allen PMTSA (J) Allow stand-alone
residential
Lexington Park Commercial (A) Main street height4 > 5+
2King StN Real Estate Uptown Commercial Core storeys
(A1) Clarity on additional
Primary Node (B) work to review building
Main St 16m (B1) along heights
King St frontage Flexibility for requests
High Density 81m (B1) forincreased heights
along Regina St frontage
Waterloo Public Sq PMTSA
)
Part IV Heritage
Designation
28 King StN Lexington Park Commercial (A) Main street height 4 > 5+
0 Regina StN Real Estate Uptown Commercial Core storeys
(A1) Clarity on additional
Primary Node (B) work to review building
Main St 16m (B1) along heights
King St frontage Flexibility for requests
High Density 81m (B1) forincreased heights
along Regina St frontage
Waterloo Public Sq PMTSA
)
3 Regina StN Lexington Park Commercial (A) Clarity on additional

Real Estate

Uptown Commercial Core
(A1)

Primary Node (B)

High Density 81m (B1)
Waterloo Public Sq PMTSA
)

Listed Heritage Property

work to review building
heights

Flexibility for requests
forincreased heights
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Address( es)

\ Existing OP Permissions

Landowner(s) Landowner Requests

12 Dupont StW Lexington Park Commercial (A) Clarity on additional
Real Estate Uptown Commercial Core work to review building
(A1) heights
Primary Node (B) Flexibility for requests
High Density 81m (B1) forincreased heights
Waterloo Public Sq PMTSA
()
Part IV Heritage
Designation
15King StN Lexington Park Commercial (A) Main street height4 > 5+
Real Estate Uptown Commercial Core storeys
(A1) Flexibility for requests
Primary Node (B) forincreased heights
Main St 16m (B1)
Listed Heritage Property
24 King StN Lexington Park Commercial (A) Main street height4 > 5+

Real Estate

Uptown Commercial Core
(A1)

Primary Node (B)

Main St 16m (B1)

Listed Heritage Property

storeys
Flexibility for requests
forincreased heights

124-134King St S

Lexington Park
Real Estate

Commercial (A)

Uptown Commercial Core
(A1)

Primary Node (B)

Main St 16m (B1)

Main street height 4 > 5+
storeys

Flexibility for requests
forincreased heights

50-54 King St N

Lexington Park
Real Estate

Commercial (A)

Uptown Commercial Core
(A1)

Primary Node (B)

Main St 16m (B1)

Listed Heritage Property

Main street height 4 > 5+
storeys

Flexibility for requests
forincreased heights

85 King StN

Lexington Park
Real Estate

Commercial (A)

Uptown Commercial Core
(A1)

Primary Node (B)

Main St 16m (B1)

Main street height 4 > 5+
storeys

Flexibility for requests
forincreased heights
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\ Existing OP Permissions

Address( es) Landowner(s) Landowner Requests

89-91 King St N

Lexington Park
Real Estate

Commercial (A)

Uptown Commercial Core
(A1)

Primary Node (B)

Main St 16m (B1)

e Main street height4 > 5+
storeys

o  Flexibility for requests
for increased heights

460 Columbia St
w

Lexington Park
Real Estate

Mixed-Use Medium High
Density Residential (A)
Minor Node (B)

Medium High Density 40m
(B1)

e Additional height beyond
existing permissions
(12+) to facilitate final
phase of development

210-220 King St
N

Lexington Park
Real Estate

Commercial (A)

Mixed-Use Community
Commercial (A1)

Major Node (B)

High Density 81m (B1)
Specific Provision Area 20F

e Height max. 25> 30+
storeys

e  (Clarity on additional
work to review building
heights

247 King StN Lexington Park Commercial (A) e Height max. 25> 30+
Real Estate Mixed-Use Community storeys

Commercial (A1) e  Clarity on additional
Major Node (B) work to review building
High Density 81m (B1) heights
Specific Provision Area 38
Specific Provision Area 45 -
Northdale

253 King StN Lexington Park Commercial (A) e Height max. 25> 30+

Real Estate

Mixed-Use Community
Commercial (A1)
Major Node (B)

storeys
e  Clarity on additional
work to review building

High Density 81m (B1) heights
Specific Provision Area 38
Specific Provision Area 45 -
Northdale
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Address( es)

\ Existing OP Permissions

Landowner(s) Landowner Requests

Real Estate

Mixed-Use Community
Commercial (A1)
Major Node (B)

High Density 81m (B1)

255King StN Lexington Park Commercial (A) e Height max. 25> 30+
Real Estate Mixed-Use Community storeys

Commercial (A1) e  (Clarity on additional
Major Node (B) work to review building
High Density 81m (B1) heights
Specific Provision Area 45 -
Northdale

258 King StN Lexington Park Commercial (A) e Height max. 25> 30+

storeys

e  (Clarity on additional
work to review building
heights

9 Hickory StW

Lexington Park
Real Estate

Commercial (A)

Mixed-Use Community
Commercial (A1)

Major Node (B)

High Density 81m (B1)
Specific Provision Area 45 -
Northdale

e Height max. 25> 30+
storeys

e  (Clarity on additional
work to review building
heights

265 Regina StN Lexington Park Commercial (A) e Height max. 25> 30+
Real Estate Mixed-Use Community storeys
Commercial (A1) e  (Clarity on additional
Major Node (B) work to review building
High Density 81m (B1) heights
65 University Ave | 2328693 Ontario Commercial (A) e Height max. 25> 30+
E Inc Mixed-Use Community storeys
2702116 Ontario Commercial (A1) e Clarity on additional
Inc Major Node (B) work to review building
2702117 Ontario High Density 81m (B1) heights
Inc Laurel-Clair SPA e Allow stand-alone
2762507 Ontario residential
Inc
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Address( es) Landowner(s) \ Existing OP Permissions Landowner Requests
35 University Ave 2328693 Ontario e Commercial (A) Height max. 25 > 30+
E Inc e Mixed-Use Community storeys
2702116 Ontario Commercial (A1) Clarity on additional
Inc e Mixed-Use Office (southern work to review building
2702117 Ontario portion) (A1) heights
Inc e Major Node (B) Allow stand-alone
2762507 Ontario ° ngh Density 81m (B1) residential
Inc e Specific Provision Area 20A Supportive of removal of
e Specific Provision Area 20B mixed-use office on
(southern portion) southern portion
e Specific Provision Area 20C
e Laurel-Clair SPA
25-33 University 2328693 Ontario e Commercial (A) Height max. 25 > 30+
Ave E Inc e Mixed-Use Community storeys
2702116 Ontario Commercial (A1) Clarity on additional
Inc e Major Node (B) work to review building
2702117 Ontario e High Density 81m (B1) heights
Inc e Specific Provision Area 20A Allow stand-alone
2762507 Ontario e  Specific Provision Area 20C residential
Inc
230 Regina StN 2328693 Ontario e Commercial (A) Height max. 25 » 30+
Inc e Mixed-Use Community storeys
2702116 Ontario Commercial (A1) Clarity on additional
Inc e Major Node (B) work to review building
2702117 Ontario e High Density 81m (B1) heights
Inc e Specific Provision Area 20A Allow stand-alone
2762507 Ontario e Specific Provision Area 20C residential
Inc
210 Regina StN 2702115 Ontario e Commercial (A) Supportive of removal of
Inc e Mixed-Use Office (A1) mixed-use office
e Major Node (B) Clarity on additional
e High Density 81m (B1) work to review building
e Specific Provision Area 20A heights
e  Specific Provision Area 20B
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Address( es) Landowner(s) \ Existing OP Permissions Landowner Requests
19 Regina St N 2425955 Ontario e Commercial (A) e Height max. 25> 30+
Inc e Uptown Commercial Core storeys
(A1) e  (Clarity on additional
e Primary Node (B) work to review building
e High Density 81m (B1) heights
e Listed Heritage Property e Flexibility for requests

forincreased heights

7 Union StE 2326300 Ontario e Mixed-Use Medium Density e The OP does not plan for
Ltd Residential (A) sufficient density in Allen
e Minor Corridor (B) PMTSA
e Medium Density 20m (B1) e Expand the Primary
e Allen PMTSA (J) Node to include the

subject lands

e Consider opportunities
for greater height on the
consolidation

13 Union StE 2326300 Ontario e Mixed-Use Medium Density e The OP does not plan for
Ltd Residential (A) sufficient density in Allen
e Minor Corridor (B) PMTSA
e Medium Density 20m (B1) e Expand the Primary
e Allen PMTSA (J) Node to include the

subject lands

e Consider opportunities
for greater height on the
consolidation

17 Union StE Veronica Garduno e Mixed-Use Medium Density e The OP does not plan for
and Carlos Diaz Residential (A) sufficient density in Allen
e Minor Corridor (B) PMTSA
e Medium Density 20m (B1) e Expand the Primary
e Allen PMTSA (J) Node to include the

subject lands

e Consider opportunities
for greater height on the
consolidation
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Address( es)

\ Existing OP Permissions

Landowner(s) Landowner Requests

173-189 Park St

Uptown Mixed-Use (A1)
Primary Node (B)

Medium Density 20m (B1)
Allen PMTSA (J)

251 Mary St Megan Elizabeth e Mixed-Use Medium Density The OP does not plan for
Shirley Residential (A) sufficient density in Allen
e Minor Corridor (B) PMTSA
e Medium Density 20m (B1) Expand the Primary
e Allen PMTSA (J) Node to include the
subject lands
Consider opportunities
for greater height on the
consolidation
35John StW M Developments e Commercial (A) Increased height

permissions to allow a
12 storey building

59-71King StN
44 Dorset St
9-11 Bridgeport

David and Kelly
Adlys

Commercial (A)
Uptown Commercial Core
(A1)

Increased height
permissions to allow a
44 storey building

Primary Node (B)
Medium Density 20m (B1)

RAdW e Primary Node (B) Add urban design policy
a.k.a. the e Main St 16m on King St recognizing “gateway”
"Huether Hotel" frontage (B1) sites
site e High Density 81mon
Dorset St/Bridgeport Rd
Frontage (B1)
e Waterloo Public Sq PMTSA
)
103 Erb StW Dave Epp e Commercial (A) Stand alone residential
e Uptown Mixed-Use (A1) permissions
e Primary Node (B)
e Medium Density 20m (B1)
e Willis Way PMTSA (J)
318 Erb StW Alex Della Sciucca e Mixed-Use Medium Density Add flexible parking
Residential (A) policy for the Erb Street
e Minor Corridor (B) Corridor
e Medium Density 20m (B1)
70 Short St Ada Marie e Mixed-Use Medium Density Request to maintain
D'Addario Residential (A) existing permissions
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Address( es) Landowner(s) \ Existing OP Permissions Landowner Requests
87 Park St Momentum e Mixed-Use Medium Density e Greater flexibility in OP
Developments Residential (A) and Zoning

e Primary Node (B)
e Medium Density 20m (B1)

40 William StW Momentum e Mixed-Use Medium Density e Greater flexibility in OP
Developments Residential (A) and Zoning

e Primary Node (B)

e Medium Density 20m (B1)

Council Meeting Page 30 of 171 July 14, 2025



19 Integrated Planning & Public Works

Attachment B: Categorization and Recommendation for OPA 58 Deferral Sites

Table A - ‘Category A’ Sites

Staff Recommendation:

o Lift (remove) Deferral
e Apply a new Area Specific Policy to the updated Official Plan

\ Deferred Site

Rationale

167-171 King Street
South

e Development ready site in close proximity to LRT stop

e "average height" allows for height distribution between the two
towers.

¢ Ground floor residential uses are existing along Caroline Street
in adjacent buildings (181 King, 155 Caroline), and the street
has a predominately residential character

e Council has approved maximum building heights of up to 35
storeys on select intensification sites

e OPA 58 policies 3.4(6) and (8) can be addressed through the
implementing zoning, allowing for a modest increase in building
height above 30 storeys via an Area Specific Policy

¢ Development includes conservation of a designated cultural
heritage facility

209-217 King Street
South, 176-182 Caroline
Street, 15 John Street
West

¢ Allows development consistent with LPAT/OLT decision

e Development ready site in close proximity to LRT stop

e The lands are uneven in slope, making it difficult to establish a
consistent frontage for commercial uses along King St

e Council has approved maximum building heights of up to 35
storeys on select intensification sites

e OPA 58 policies 3.4(6) and (8) can be addressed through the
implementing zoning, allowing for a modest increase in building
height above 30 storeys via an Area Specific Policy

¢ Development includes recognition of cultural heritage facility of
interest

173-189 Park Street, 35
John Street West

e Development ready site in close proximity to LRT stop

¢ Lands are within a short walk to the Allen LRT station (<400 m)

¢ The existing parking lot to the southwest of the subject lands, in
addition to the Iron Horse Trail, provides a natural built form
transition to the Low Rise Residential area.

52 Regina Street North,
and 34 Bridgeport Road
East

¢ Aligning maximum building heights on these lots with the
planned maximum heights on the adjacent municipal lands, to
facilitate a future comprehensive redevelopment of the collective
lands if consolidated in the future.
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Table B - ‘Category B’ Sites

Staff Recommendation:
¢ Maintain Deferral

¢ Review and update recommendations as part of Phase 2 of the Official Plan

Review

Deferred Site Rationale

9 Erb Street West - Part
of Waterloo Public
Square Parking Lot

¢ Additional development considerations need to be addressed
(e.g. floodplain implications)

¢ A development application is likely pending (as noted by the
Proponents); the deferral can be resolved through a future site-
specific development application process

2, 24, and 28 King Street
North, 3 Regina Street
North

12 Dupont Street West

19 Regina Street North

15 King Street North

124-134 King Street
South

247, 253, and 255 King
Street North, 9 Hickory
Street West

210-220 King Street
North

258 King Street North

265 Regina Street North

25-33, 35, and 65
University Avenue East,
210 and 230 Regina
Street North

7,13, and 17 Union
Street East, 251 Mary
Street

87 Park Street, 40
William Street West

¢ Requests for increase in height should be part of larger
contextual review

o City staff will be undertaking a more comprehensive review of
building heights in Phase 2.

e Deferral to be resolved as part of Phase 2 Official Plan Review

50-54 King Street North

85 and 89-91 King Street
North

¢ Requests for increase in height should be part of larger
contextual review for “Main Street” policies
¢ Deferral to be resolved as part of Phase 2 Official Plan Review
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Deferred Site Rationale

59 and 71 King Street
North, 9 and 11
Bridgeport Road West,
44 Dorset Street

o A development application is likely pending (as noted by the
Proponents); the deferral can be resolved through a future site-
specific development application process

Table C - ‘Category C’ Sites -

Staff Recommendation:

o Lift (remove) Deferral
¢ No further action is required and/or issue will be addressed in Phase 2 of the
Official Plan Review

Deferred Site Rationale

103 Erb Street West

o City staff believe that this request would be more suitably
addressed through a site-specific development application

318 Erb Street West

e Consideration will be given to the requested policy during the
next phase of the Official Plan Review. In the meantime, City
staff believe that the matter of on-site vehicular parking on the
subject site is more suitably addressed through a site-specific
development application

460 Columbia Street
West

¢ City staff believe this request would be more suitably addressed
through a site-specific development application

70 Short Street

o Lifting the deferral, and therefore applying the updated Official
Plan policies to the subject site, would not impact the
Proponent’s ability to build a 6-storey residential building
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Attachment C: Recommended New Area Specific Policies for Select Deferral Sites

11.1.XX Area Specific Policy XX (167 and 171 King Street South)

1)

2)

3)

The policies of this Area Specific
Policy apply to lands known
municipally as 167 and 171 King
Street South, shown as ASP XX.
In addition to all other applicable
policies in this Plan, and
notwithstanding the maximum
height permitted within the 'High
Rise Residential' designation, the
implementing Zoning By-law may
permit the following maximum and
average heights:

(a) the maximum height of any
tower (inclusive of podium) on the lands may be up to 38 storeys;
and,

(b) the average height of all towers (inclusive of podium) on the lands
shall be no greater than 35 storeys,

having regard to relevant policies including 3.4(6) and 3.4(8).

Notwithstanding anything to the contrary in this Plan, residential uses
shall be permitted on the ground floor on the Caroline Street South
frontage.

Matters relating to appropriate built form, density, transition, setbacks,
entrances to first storey dwelling units and buffering from adjacent lands
shall be regulated by the implementing Zoning By-Law.
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11.1.XX Area Specific Policy XX (209, 215, and 217 King Street South; 176, 180, and
182 Caroline Street South; and 15 John Street West)

1)  The policies of this Area Specific
Policy apply to lands known \ _
municipally as 209, 215, and 217 |\ \ WA s
King Street South; 176, 180, and N W\
182 Caroline Street South; and 15 | R\ COARE
John Street West, shown as ASP T L\t
XX. A\ SN

2)  Subject to policy 11.1.XX (6), in 5 g
addition to all other applicable |
policies in this Plan, and
notwithstanding the maximum
height permitted within the 'High
Rise Residential' designation, the ':—i“'_:_"_"__"_"_:._"f_r"-_'r_*i'-"—' ------------
implementing Zoning By-law may

permit the following maximum and average heights:

(a) the maximum height of any tower (inclusive of podium) on the lands
up to 38 storeys; and,

(b) the average height of all towers (inclusive of podium) on the lands
shall be no greater than 35 storeys,

having regard to relevant policies including 3.4(6) and 3.4(8).

3) Notwithstanding anything to the contrary in this Plan, residential uses
shall be permitted on the ground floor.

4)  Notwithstanding anything to the contrary in this Plan, Assisted Living
and Long Term Care uses are deemed to be primary permitted uses.

5) Matters relating to appropriate built form, transition, setbacks, entrances
to first storey dwelling units and buffering from adjacent lands shall be
regulated by the implementing Zoning By-law.

6) Matters relating to density shall be addressed in accordance with a
Section 37 Agreement as contemplated by the order of the Ontario
Land Tribunal issued on June 17, 2022 (OMB Case No. PL180347).
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11.1.XX Area Specific Policy XX (35 John Street West; and 173, 177, 181, 185, and
189 Park Street)

1)  The policies of this Area Specific _
Policy apply to lands known A W
municipally 35 John Street West; 2
and 173, 177, 181, 185, and 189
Park Street, shown as ASP XX.

2) In addition to all other applicable
policies in this Plan, and
notwithstanding the maximum
height permitted within the
'Medium Rise, 6 storeys'
designation on Schedule ‘B1’, the " KITCHENER
maximum height of any building i
within ASP XX may be up to 12 storeys.

3) The building above the podium (including balconies) shall be set back
from the podium, and the building shall incorporate a multi-terrace built
form along its vertical plane parallel to Park Street. Building setbacks,
built form, density, transition, terracing and buffering from adjacent land
uses shall be regulated by the implementing Zoning By-law.
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11.1.XX Area Specific Policy XX (52 Regina Street North, and 34 Bridgeport Road

East)

1)

Council Meeti

The policies of this Area Specific
Policy apply to lands known
municipally 52 Regina Street
North, and 34 Bridgeport Road
East, shown as ASP XX.

In addition to all other applicable
policies in this Plan, and
notwithstanding the 'Medium
Rise, 6 storeys' and 'Medium
High Rise, 12 storeys'
designation on Schedule ‘B7’,
the maximum height of any
building on the lands within ASP
XX may be up to 30 storeys.

= Regl,na 5“\.; L ‘:."

e
._,_____f’”g Ste

ng Page 37 of 171

July 14, 2025



LOG CITY CENTRE
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THE CITY OF

Waigrldp

NOTICE OF AN INFORMAL PUBLIC MEETING AND
COMPLETE APPLICATION

OFFICIAL PLAN AMENDMENT
NOS. 65 & 66

ZONING BY-LAW
AMENDMENTS Z-25-12 & Z2-25-13

SILVER LAKES DEVELOPMENTS INC

6 MERCHANT AND 2 &8 FATHER DAVID
BAUER DRIVE, WARD 7 - UPTOWN

Council Chambers, City Hall, Waterloo City Centre, 100 Regina St S
Monday, July 14, 2025
At a time to be determined

The Applicant is proposing to redesignate the lands from “Commercial,
Mixed Use Office” to “Mixed Use- High Density Residential” and modify
existing SPA 17 and SPA 18 to permit increased building heights and
densities. The Applicant is also proposing to lift the holding and rezone
the lands from “Mixed Use Office (C4-40)" to “Residential Mixed-Use (RMU-
81)" with site specific provisions relating to increased density, maximum
building height, maximum tower dimension, increased maximum retail
area and all other relief identified through the process.

HOW TO GET INVOLVED

The purpose of the public meeting is to share information and to
hear and consider public and stakeholder comments regarding
the planning applications as part of City Council's decision making
process. The public is invited to participate by submitting written
comments in advance of the public meeting and/or arranging

to speak to the application in person. All information related to
the development application is posted on the Engage page here:
engagewr.ca/father-david-bauer-dr-and-merchant-dr

If a person or public body would otherwise have an ability to appeal
the decision to the Ontario Land Tribunal but the person or public
body does not make oral submissions at a public meeting or make
written submissions to the City of Waterloo before the by-law is
passed, the person or public body is not entitled to appeal the
decision.

If a person or public body does not make oral submissions at a public
meeting, or make written submissions to the City of Waterloo before
the by-law is passed, the person or public body may not be added as

a party to the hearing of an appeal before the Ontario Land Tribunal
unless, in the opinion of the Tribunal, there are reasonable grounds to
do so.

TO SUBMIT WRITTEN COMMENTS

Written comments received before 9 a.m. on Wednesday July 2, 2025
will be included in the City Council Agenda. Written comments received
after 9 a.m. on Wednesday, July 2, 2025 will be provided to City Council
for consideration prior to the Informal Public Meeting, but will not be
included in the Council Agenda. Written comments can be provided in the
following ways:

Via the Engage Page link:
engagewr.ca/father-david-bauer-dr-and-merchant-dr

Via email to Amanda Wyszynski, amanda.wyszynski@waterloo.ca

By dropping off a hardcopy at Waterloo City Hall, addressed to
Amanda Wyszynski, Planning Division, 2nd floor, 100 Regina St S,
Waterloo, ON

By placing a hardcopy in the Waterloo City Hall after hours mail slot
to the left of the side door entrance on William Street

All written submissions should clearly state “Informal Public Meeting
Official Plan Amendment No.65 & 66 and Zoning By-law Amendment
Z-25-12 & Z-25-13" at the top of the letter/correspondence.

TO SPEAKTO THE APPLICATION

If you wish to speak to the application, please contact the Legislative
Services Division no later than 10 a.m. on Monday, July 14, 2025, by any
of the following ways:

+ By phone at 519-747-8549
« By email to clerkinfo@waterloo.ca

When we receive your registration, we will provide you with a
confirmation message and instructions for participating in the public
meeting.

We encourage the public to provide input into these important Official
Plan and Zoning By-law Amendment applications. The public is informed
and notified that names, addresses and comments may be made public.
Julie Finley-Swaren, City Clerk, City of Waterloo.

For further information regarding the above matter, please contact the

City of Waterloo Integrated Planning and Public Works, 2nd Floor,

Waterloo City Centre, Waterloo, Ontario, by calling Amanda Wyszynski

at 519-886-1550 x 78759 or email amanda.wyszynski@waterloo.ca
Council Meging8 ofJtif114, 2025

P. 519-886-1550 waterloo.ca
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LOG CITY CENTRE
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THE CITY OF

Waigrldp

SEm—

NOTICE OF AN INFORMAL PUBLIC MEETING AND
COMPLETE APPLICATION

OFFICIAL PLAN AMENDMENT
NOS.67 &68

ZONING BY-LAW

AMENDMENTS Z-25-14 & Z-25-15

170 COLUMBIA WATERLOO
INCORPORATED & 180 COLUMBIA
WATERLOO INCORPORATED

170 COLUMBIA ST W & 180 COLUMBIA
STW, WARD 6 - CENTRAL COLUMBIA

Council Chambers, City Hall, Waterloo City Centre, 100 Regina St S
Monday, July 14, 2025
At a time to be determined

The applicant is proposing to a multi-phase mixed-use development that
consists of 5 high-rise mixed-use towers ranging from 37 to 41 storeys,
along with ground flood commercial/retail spaces and amenity space.
The applicant is proposing to redesignate the lands from “Employment”
to “Station Area Mixed Use” and permit a maximum building height of
41 storeys. The applicant is also proposing to rezone the lands from
“Station Area Business Employment 2" to “Residential Mixed Use” with
site specific provisions relating to density, building height, podium
height, tower separation, streetline setback, landscape open space, a
holding provision and all other relief identified through the process.

HOW TO GET INVOLVED

The purpose of the public meeting is to share information and to hear
and consider public and stakeholder comments regarding the planning
application(s) as part of City Council’s decision making process. The public
is invited to participate by submitting written comments in advance of
the public meeting and/or arranging to speak to the application in person.
All information related to the development application is posted on the
Engage page here: engagewr.ca/170-180-columbia-st-w

n\\;‘c"RD

NOTE

i) Ifaperson or public body would otherwise have an ability to appeal
the decision to the Ontario Land Tribunal but the person or public
body does not make oral submissions at a public meeting or make
written submissions to the City of Waterloo before the by-law is
passed, the person or public body is not entitled to appeal the
decision.

If a person or public body does not make oral submissions at a public
meeting, or make written submissions to the City of Waterloo before
the by-law is passed, the person or public body may not be added as

a party to the hearing of an appeal before the Ontario Land Tribunal
unless, in the opinion of the Tribunal, there are reasonable grounds to
do so.

TO SUBMIT WRITTEN COMMENTS

Written comments received before 9 a.m. on Wednesday July 2, 2025
will be included in the City Council Agenda. Written comments received
after 9 a.m. on Wednesday, July 2, 2025 will be provided to City Council
for consideration prior to the Informal Public Meeting, but will not be
included in the Council Agenda. Written comments can be provided in the
following ways:
Via the Engage Page link: engagewr.ca/170-180-columbia-st-w
Via email to Amanda Wyszynski, amanda.wyszynski@waterloo.ca
By dropping off a hardcopy at Waterloo City Hall, addressed to
Amanda Wyszynski, Planning Division, 2nd floor, 100 Regina St S,
Waterloo, ON
By placing a hardcopy in the Waterloo City Hall after hours mail slot
to the left of the side door entrance on William Street
All written submissions should clearly state “Informal Public Meeting,

Official Plan Amendment No.67 & 68 and Zoning By-law Amendment
Z-25-14 & Z-25-15" at the top of the letter/correspondence.

TO SPEAKTO THE APPLICATION

If you wish to speak to the application, please contact the Legislative
Services Division no later than 10 a.m. on Monday, July 14, 2025 by any
of the following ways:

+ By phone at 519-747-8549

+ By email to clerkinfo@waterloo.ca
When we receive your registration, we will provide you with a
confirmation message and instructions for participating in the public
meeting.
We encourage the public to provide input into these important Official
Plan and Zoning By-law Amendment applications. The public is informed
and notified that names, addresses and comments may be made public.
Julie Finley-Swaren, City Clerk, City of Waterloo.

For further information regarding the above matter, please contact the
City of Waterloo Integrated Planning and Public Works, 2nd Floor,
Waterloo City Centre, Waterloo, Ontario, by calling Amanda Wyszynski

at 519-886-1560 ¢ ANV ORI sKi@REterloo.ca
P. 519-886-1550 waterloo.ca
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THE CITY OF |:==

Waie loo

STAFF REPORT
Planning

Zone Change Application Z-16-14, Draft Plan of Subdivision 30T-
16402, 2115881 Ontario Limited (Mattamy Homes), 556, 560, 576
Conservation Dr

IPPW2025-041
John Vos

July 14, 2025
Z-16-14, 30T-16402

Map 1 — Location Map

Map 2 — Proposed Zone Change Map

Map 3 — Draft Plan of Subdivision 30T-16402

Appendix ‘A’ — Minutes of the Informal Public Meeting
Appendix ‘B’ — Summary of Comments

Appendix ‘C’ — Proposed Site Specific By-law C284

Appendix ‘E’ — Site Specific Conditions of Subdivision Approval
Appendix ‘F’ — Standard Conditions of Subdivision Approval

Ward 2, Northwest

1. That Council approve IPPW2025-041.

2. That Council approve Zone Change Application Z-16-14, 2115881 Ontario
Limited (Mattamy Homes), for 556, 560, 576 Conservation Dr, as set out in
Section 8 of IPPW2025-041.

3. That Council approve Draft Plan of Subdivision 30T-16402, 2115881 Ontario
Limited (Mattamy Homes), for 556, 560, 576 Conservation Dr, as set out in
Section 8 of IPPW2025-041.

4. That Council delegate authority to the City’s Director of Planning to make
administrative and minor modifications to any Standard Condition of Subdivision
Approval and/or Site Specific Condition of Subdivision Approval in relation to
Draft Plan of Subdivision 30T-16402, and minor redline revisions to Draft Plan of
Subdivision 30T-16402.

5. That Council further extend the timeframe for 2115881 Ontario Limited to obtain
a building permit for the replacement of the dwelling unit at 560 Conservation

Council Meeting
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Drive and the dwelling unit at 576 Conservation Drive until October 30, 2030,
pursuant to subsection 6.a of the City’s Demolition Control By-law.

A. Executive Summary

2115881 Ontario Limited (the “Applicant”) submitted Zone Change Application Z-16-14
and Draft Plan of Subdivision Application 30T-16402 for the lands municipally known as
556, 560, 576 Conservation Drive as shown on Map 1 (the “Lands”).

The Applicant is proposing to develop the Lands with a mixture of residential unit
typologies including single detached dwellings, townhouses, multiple residential, a new
neighbourhood park and mixed use as illustrated in the chart below.

o Area Unit Range
Description Blocks (hectares) | Minimum | Maximum
Residential* 1-20 7.779 183 245
Townhouses 21-26 2.342 98 128
Multiple Residential 27 - 28 1.868 96 185
Elementary School 29 3.198 (N/A) (N/A)
Park 30 1.408
Open Space (Beaver Creek) 31-32 4.938
Stormwater Management 33 1.173
Walkway 34 — 35 0.046
Trail 36 — 37 0.497
0.3m Reserve 38 —40 0.016
Future Development (local road) 41 0.080
TOTAL 28.127 ha | 377 units | 558 units

*Residential includes Single Detached Dwellings and/or Townhouses

To facilitate the proposed subdivision, the Applicant is proposing to rezone the lands
from ‘Zone Change Application’ (ZC) to the following zoning categories:

Block(s) | Zoning Category

1-20 Residential Beaver Creek Two (RBC2)
21-26 Residential Beaver Creek Three (RBC3)
27 - 28 Residential Beaver Creek Four (RBC4)
29 School (S)

30 Parks and Recreation (OS1)

31-33 Conservation (OS3)

After reviewing the applications, Staff support Zone Change Application Z-16-14 and
Draft Plan of Subdivision 30T-16402 as specified in Section 8 of IPPW2025-041, for
reasons including those outlined in Section 7 of this report.
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B. Financial Implications

Staff are not aware of any municipal financial implications with respect to the requested
applications. Should the applications be appealed, potential costs related to an Ontario
Land Tribunal (OLT) hearing may be incurred.

C. Technology Implications
Staff are not aware of any technology implications.

D. Link to Strategic Plan
(Strategic Priorities: Reconciliation, Equity, Accessibility, Diversity and Inclusion; Environmental
Sustainability and Climate Action; Complete Community; Infrastructure and Transportation
Systems; Innovation and Future-Ready)

(Guiding Principles: Equity and Inclusion; Sustainability; Integrity; Workplace Wellbeing;
Community-centred; Operational Excellence)

The recommendations in this report support the “Complete Community” and
“‘Environmental Sustainability and Climate Action” Strategic Priorities of the Strategic
Plan, as the subdivision will include a variety of dwelling typologies, a potential elementary
school, and land is to be conveyed to the City for park purposes and to protect
environmental features (i.e., Beaver Creek).

E. Previous Reports on this Topic
IPPW2019-048 — Proposed Demolition of a Residential Dwelling: 576 Conservation Drive,

2115881 Ontario Limited
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THE CITY OF |:==

Waie loo

Zone Change Application Z-16-14, Draft Plan of Subdivision 30T-16402, 2115881
Ontario Limited (Mattamy Homes), 556, 560, 576 Conservation Dr
IPPW2025-041

SECTION 1 - SUBJECT LANDS , T

Location
556, 560, & 576 Conservation Drive

Ward
Northwest (Ward 2)

Total Lot Area
28.127 ha

Owner/Applicant
2115881 Ontario Ltd. (Mattamy Homes)

Agent
GSP Group
Existing Land Use .
. Subject Property ®
Vacant - Agriculture 556, 560, 576
: Conservation Drive
Proposed Use LOCATION MAP

Residential subdivision containing:
e single detached dwellings, townhouses, multiple residential dwellings, with a
maximum combined total of 558 dwelling units

e The conveyance of the following lands to the City of Waterloo:
o 4.938 ha of open space
o 4.781 ha for local roads
o 1.173 ha for stormwater management
o 1.408 ha for a park
o 0.543 ha for trails and walkways

e Lands for a proposed elementary school (3.198 ha)
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1.1 Public Input

The mechanisms used to gather input are as follows:

Table 1: Consultation

Mechanism

Date

Results

Agency and Staff Circulation of
1t Submission

August 23, 2016

Agency and staff comments
attached as Appendix B

Neighbourhood Meeting

October 12, 2016

Public comments attached as
Appendix B

Agency and Staff Circulation of
2" Submission

November 22, 2017

Agency and staff comments
attached as Appendix B

Informal Public Meeting

February 26, 2018

Informal Public Meeting minutes
attached as Appendix A

Agency and Staff Circulation of
3" Submission

October 2, 2019

Agency and Staff Circulation of
4" Submission

September 29, 2020

Agency and Staff Circulation of
5" Submission

October 11, 2022

Agency and Staff Circulation of
6" Submission

January 23, 2024

Agency and Staff Circulation of
7" Submission

December 18, 2024

Agency and Staff Circulation of
8" Submission

April 16, 2025

Agency and staff comments
attached as Appendix B

Advertise Formal Public
Meeting

June 26, 2025

Advertised in the Waterloo Region
Record and notice sent to property
owners within 120 metres of the
subject property and those who
requested notice.

Formal Public Meeting

July 14, 2025

Council consideration of application

1.2

Site Description and Neighbourhood Context

The Lands are in northwest Waterloo, north of Conservation Drive and west of Roy
Schmidt Road, as shown on Map 1, within the Beaver Creek Meadows District Plan
area. The Lands are irregular in shape with a total area of approximately 28 hectares,
with frontages of 472 metres along Conservation Drive, 435 metres of frontage along
Roy Schmidt Road, and 632 metres along the northerly municipal boundary with

Woolwich Township.

The Lands are currently used for agricultural cropland. The surrounding lands include:
e Agricultural to the north
e Natural feature (Beaver Creek) to the west

Council Meeting
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¢ Residential to the east, including the Conservation Meadows neighbourhood and
the recently approved Activa subdivision (30T-17403) (the “Activa Subdivision”)

e Lands to the south are currently agricultural and have been approved for a new
low rise residential subdivision (30T-17401 and 30T-17402) (the “Northgate
Subdivision”).

Municipal services are planned to be installed through upgrades to Beaver Creek Road
and Conservation Drive, a sanitary pump station to be constructed within the nearby
Northgate Subdivision, and a stormwater management facility at 570 Beaver Creek
Road. City Council approved tenders for the road upgrades (Beaver Creek Road and
Conservation Drive) on June 16, 2025, with works expected to start by mid to late 2025.

SECTION 2 - PROPOSED DEVELOPMENT

The Applicant is proposing to develop the Lands with a mixture of residential unit
typologies including single detached dwellings, townhouses, and multiple residential
(i.e. low rise apartments or stacked townhouses). In addition, the Draft Plan of
Subdivision (the “Plan”) includes four new residential streets and the extension of two
existing streets, a 1.408 hectare park, and a stormwater management facility — all to be
conveyed to the City. The Plan also includes a 3.198 hectare block for an elementary
school which will be available for the Waterloo Region District School Board. The
proposed subdivision is anticipated to proceed in two stages, with the second stage
situated in the northwest corner of the subdivision, which will proceed in conjunction
with the development on the adjacent lands to the west.

SECTION 3 — APPLICATION DETAILS

31 Zoning By-law Amendment Z-16-14

The Applicant is proposing to rezone the Lands from ‘Zone Change Application’ (ZC) to
the following zoning categories, and as illustrated in Map 2:
e Residential Beaver Creek Two (RBC2)
Residential Beaver Creek Three (RBC3)
Residential Beaver Creek Four (RBC4)
Parks and Recreation (OS1)
Conservation (OS3)
School (S)

In addition, the Applicant has requested several site specific exemptions which are
listed in Section 4.6 and evaluated in Section 5.2 of this report, including reduced
setbacks for all yards, and exemptions for porches and balconies to extend into the front
and flankage yards.
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3.2 Draft Plan of Subdivision 30T-16402

The Applicant is proposing to subdivide the Lands in accordance with Figure 1 in this

report and Table 2 below.

Township of Woolwich
City of Waterloo
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Figure 1: Draft Plan of Subdivision 30T-16402
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The Applicant’s proposed plan of subdivision is evaluated in Section 5 of this report.

Table 2: Proposed Uses within each Subdivision Block

Blocks Land Use

Area (ha)

1-20
e  Minimum 183 units
e Maximum 245 units

Residential (single detached or semi-detached dwellings)

7.779

21 -26 Street Townhouses
e  Minimum 98 units

e Maximum 128 units

2.342

27 - 28
buildings)
e Minimum 96

Multiple Residential (stacked townhouses or low-rise apartment

1.868
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Maximum 185 units

transferred to the City of Waterloo upon registration of the
subdivision:
o Rideau River Street
Pinery Trail
Mono Cliffs Street
Bass Lake Street
Esker Lake Drive
Rushing River Street
Roy Schmidt Road will be upgraded to an urban cross
section

O O O O O

29 School block to be available for the Waterloo Region District 3.198
School Board for a new elementary school

30 Park to be conveyed to the City of Waterloo 1.408

31-32 | Open space to be conveyed to the City of Waterloo 4.938

33 Stormwater management facility to be conveyed to the City of 1.173
Waterloo

34 - 35 | Walkway to be conveyed to the City of Waterloo 0.046

36 -37 | Trail 0.497

38 -40 | 0.3 metre Reserve 0.016

41 Future Development (Road) 0.080

Roads | e The following roads with a width of 18 or 20 metres will be 4.781

SECTION 4 - POLICY REVIEW

41 Planning Act

The proposed Zone Change and Draft Plan of Subdivision, as recommended by Staff,
have regard for matters of provincial interest, as required by Section 2 of the Planning
Act, R.S.0. 1990 c.P.13 as amended (the “Planning Act”), including but not limited to:
e The adequate provision and efficient use of communication, transportation,
sewage and water services and waste management systems.
e The orderly development of safe and healthy communities.
e The adequate provision and distribution of educational, health, social, cultural
and recreational facilities.
e The appropriate location of growth and development.
e The promotion of development that is designed to be sustainable, to support
public transit and to be oriented to pedestrians.

Section 51(24) of the Planning Act requires that in considering a draft plan of
subdivision, regard shall be had, among other matters, to the health, safety,
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convenience, accessibility for persons with disabilities, and welfare of the present and
future inhabitants of the municipality.

The proposed Draft Plan of Subdivision, as recommended by Staff, has regard to
Section 51(24) for reasons including:
e The proposed subdivision is not premature and is in the public interest.
e The land is suitable for the purposes for which it is to be subdivided.
¢ The dimensions and shapes of the proposed lots is appropriate for the context.
e Adequate utilities and municipal services are planned for the subdivision and will
be available in the near future.

4.2 Provincial Planning Statement
The 2024 Provincial Planning Statement (the “PPS”) establishes the vision and policy

framework for matters of provincial interest related to land use planning and
development in Ontario. Collectively, the policies aim to focus growth within existing
settlement areas; promote efficient development and land use patterns to minimize land
consumption and servicing costs; support densities that provide for a more compact
urban form, and building strong and safe communities.

The proposed Zone Change and Draft Plan of Subdivision, as recommended by Staff,
are consistent with the PPS, as the proposed development:

e Will contribute to a healthy, livable and complete community by adding new
housing in a mixture of unit typologies, opportunities for commercial uses, and
additional green space.

e Will result in the efficient uses of land and existing infrastructure.

e Will enable intensification and cost-effective development patterns, and minimize
land consumption.

e The Lands meet and exceed a density of 58 residents and jobs per hectare.

4.3 Region of Waterloo Official Plan
The Regional Official Plan (“ROP”) provides a land use policy framework that

implements Provincial planning policies in the regional context. The Lands are located
within the Urban Area Boundary and identified as Urban Designated Greenfield Area
(as shown on ROP Map 2 Urban Area).

The proposed Zone Change and Draft Plan of Subdivision conform to provision 2.G.1.2

of the ROP which outlines criteria for how new development occurring in Designated
Greenfield Areas should be planned, designated, zoned, and designed. The
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Provision 2.G.1.2 of the ROP speaks to ensuring new development occurring in
Designated Greenfield Areas will be planned, designated, zoned and designed to
specific criteria. The proposed Zone Change and Draft Plan of Subdivision conform
to said criteria, as follows:

The development provides opportunities for home occupations and direct
connections to lands planned for commercial development within a 15-minute
travel time. Three bus stops will be provided for future extension of bus
service.

The Applicant is proposing a maximum density of 64.6 residents and jobs
combined per hectare which achieves and exceeds the growth target.

All streets will have sidewalks or multi-use paths on both sides which provide
convenient access to destinations such as the school and park and connect to
the broader trail network.

The development as proposed includes the creation of municipal streets
(being 18-20 metres wide), which includes the extension of existing municipal
streets.

Several of the streets are oriented north/south which result in roofs with a
southern exposure, ideal for solar panels.

The development will include trees along all municipal roads. The zoning for
the development protects for sufficient area for homeowners to plant trees
within the front and rear yards, at their discretion.

The development includes 1.408 hectares of parkland which is designed to
provide a variety of amenities and 0.497 hectares for trails which connect to
the school, natural features, and the broader trail network.

The development will be serviced by municipal water, wastewater system, and
stormwater systems.

The proposed Zone Change and Draft Plan of Subdivision, as recommended by
Staff, conform to the ROP for reasons including:

Will contribute to a healthy, livable and complete community by adding new
housing in a mixture of unit typologies, parkland, an elementary school, and
walkways and trails, and it will be transit ready.

Will result in the efficient uses of land and existing infrastructure.

Will enable intensification and cost-effective development patterns.

The Lands are located within a designated growth area which is intended to
accommodate residential growth, and a density of approximately 45 to 65 net
persons and jobs per hectare is proposed.
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44 Beaver Creek Meadows District Plan
The Lands are located within the Beaver Creek Meadows District Plan. The intent of

the District Plan is to provide a land use structure and a policy framework to guide future
development within the Beaver Creek Meadows Community. Development objectives
are to create a complete and liveable community that protects existing natural heritage
features.

Policy 3.4.7 of the Beaver Creek Meadows District Plan describes how lands identified
as Low Density Residential 1 permit low rise residential building forms including single
detached, semi-detached, duplex and townhouse dwellings. It further states dwellings
shall not exceed 3 storeys in height. The proposed development is in alignment with this
policy as the Applicant is proposing single detached dwellings on lands identified as
Low Density Residential 1.

Policy 3.4.8 of the Beaver Creek Meadows District Plan describes how lands identified
as Low Density Residential 2 permit townhouses, duplexes, triplex and terrace
dwellings, and shall not exceed 4 storeys in height. The proposed development is in
alignment with this policy as the Applicant is proposing street facing townhouses on
lands identified as Low Density Residential 2.

Policy 3.4.11 of the Beaver Creek Meadows District Plan describes how lands identified
as Mixed-Use Medium Density Residential permits townhouses, triplexes, terrace
dwellings and low rise apartment buildings. The proposed development is in alignment
with this policy as the Applicant is proposing stacked townhouse and back-to-back
townhouses on lands identified as Mixed Use Medium Density Residential. The
Applicant is not planning to develop mixed-use buildings with commercial units,
however, there will be opportunities for limited commercial uses as home occupations
within dwelling units.

While the proposed development deviates slightly from the Beaver Creek Meadows
District Plan, it is Staff’'s opinion the general intent is maintained.

4.5 City of Waterloo Official Plan
The City of Waterloo Official Plan designates the lands as follows:

Schedule A: Land Use Plan e Low Density Residential

e Open Space

e Future Node

Schedule A4: Natural System e Core Natural Feature

e Supporting Natural Feature
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Schedule A5: Natural Hazards

One Zone Policy Area

Schedule A6: Specific Provision Areas

Specific Provision Area 37
Specific Provision Area 62

Schedule B1: Height and Density

Low Density, 10 metres

Schedule B3: Designated Greenfield
Areas

Urban Area Boundary
Designated Greenfield Areas

Schedule B4: Source Water Protection
Areas

Wellhead Protection Sensitivity Area 8

Schedule C: District Boundaries

Beaver Creek Meadows

Schedule E: City Structure

Major Colector (Conservation Drive)
Minor Collector (Pinery Trail)
Local Road (Roy Schmidt Road)

Schedule F: Active Transportation
Framework

City-Wide Cycling and Multi-Use Routes
(Conservation Drive and Pinery Trail)

Schedule G: Road Allowances

Conservation Drive (26.0 m ROW)
Pinery Trail (20.0 m ROW)

The Lands are designated as Low Density Residential on Schedule ‘A’. This designation
is intended to accommodate primarily low-rise residential land uses at lower densities
than the rest of the city. Intensification in areas designated Low Density Residential
shall be context sensitive to the surrounding neighbourhood and maintain a low-rise

built form.

The Lands are also designated as Designated Greenfield Area on Schedule ‘B3’. Lands
with this designation are expected to accommodate a significant portion of growth within
Waterloo. Provision 3.5(1) of the Official Plan states Designated Greenfield Areas will
be planned in a manner that integrates with existing communities and supports the city

as a complete community.

Provision 10.1.3(1) of the Official Plan speaks to lands designated Low Density
Residential and describes how this designation is intended to permit a mixture of low-
density residential building types across neighbourhoods that support and are generally
consistent with the existing low-rise character of the area. It further describes how lands
designated Low Density Residential may be zoned to permit single detached dwellings,
semi-detached buildings, duplex dwellings, triplex dwellings, townhouses, terrace

dwellings and apartment units.

Provision 11.1.37 (SPA 37) permits a maximum density of 300 bedrooms per hectare,
and a maximum building height of 20 metres. The multi-unit buildings proposed on
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Blocks 27 & 28 align with the height and density contemplated for this area in the
Official Plan. The final density will be further confirmed through the site plan process.

Provision 11.1.62 (SPA 62) describes how the overall density of the Beaver Creek
Meadows area shall be planned to achieve a minimum 58 residents and jobs combined
per hectare, which is consistent with the Beaver Creek Meadows District Plan. The
proposed draft plan of subdivision is aligned with this policy as a maximum density of
approximately 4.6 net persons and jobs per hectare are proposed, which achieves and
exceeds the density target in the District Plan.

It is Staff’s opinion that the proposed Zone Change and Draft Plan of Subdivision
conform to the City of Waterloo Official Plan for reasons including:

e That the development as proposed aligns with the existing land use designations,
the contemplated uses, and the intended planned function as set out in the
Official Plan.

e Will contribute to a healthy, livable and complete community by adding new
housing in a mixture of unit typologies, opportunities for home occupation uses,
an elementary school, parkland and conservation of natural features.

e Will result in the efficient use of land and existing infrastructure.

e Will enable intensification and cost-effective development patterns.

e The Lands are located within a designated growth area which is intended to
accommodate residential growth. If the maximum number of proposed units is
developed, the density will be approximately 65 persons and jobs per hectare
which exceeds the minimum density target.

4.6 City of Waterloo Zoning By-law 2018-050

The Lands are currently zoned ‘Zone Change Application’ (ZC) in Zoning By-law 2018-050.
ZC is an interim zoning category applied to lands that had an active zone change
application when Zoning By-law 2018-050 came into effect on September 10, 2018. The
regulations of the ZC zone only permit buildings and land uses that lawfully existed on the
property on September 10, 2018, pending the completion of the active zone change
application.

The Applicant is proposing to rezone the Lands from ZC to various Residential Beaver
Creek zones (RBC2, RBC3, RBC4) with site specific zoning regulations, Parks &
Recreation (OS1), Conservation (OS3), and School (S) as illustrated in Map 2.

The Applicant has requested several site specific regulations for each of the Residential
Beaver Creek zones as summarized below:
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A. Site specific amendments to the RBC2 zone for single detached dwellings:

oo oo

Lot area for an interior lot reduced from 255 m? to 245 m?

Lot area for a corner lot reduced from 330 m? to 252 m?

Average lot depth reduced from 30 m to 29 m

Front yard setback reduced from 6 m to 5 m, while the garage will
continue to be setback 6.0 m

Side yard setback reduced from 1.2 m on both sides, to 0.6 m for one side
and 1.2 m on the other side

Rear yard setback reduced from 7.5 mto 6.5 m

A one-storey unenclosed porch may encroach into the front or flankage
yard by 1.5 m, increased from 0.6 m

Maximum width of the garage is increased from 58% to 60% of the front
building fagcade length.

B. Site specific amendments to the RBC3 zone for freehold townhouse dwellings:

oo oo

Lot area for an interior lot reduced from 165 m? to 143 m?

Lot area for a corner lot reduced from 285 m? to 225 m?

Lot frontage for a corner lot reduced from 9.5 mto 8.5 m

Front yard setback reduced from 6 m to 5 m, while the garage will
continue to be setback 6.0 m

Side yard setback reduced from 1.2 m on both sides, to 0.6 m for one side
and 1.2 m on the other side

Rear yard setback reduced from 7.5 mto 6.5 m

A one-storey unenclosed porch may encroach into the front or flankage
yard by 1.5 m, increased from 0.6 m

. Maximum width of the garage (60% of the front building fagade length)

shall not apply to corner lots.

C. Site specific amendments to the RBC4 zone for multi-unit buildings:

a.
b.
C.

Rear yard setback reduced from 7.5 mto 5.0 m
Density increased from 150 to 300 bedroom per hectare
Amenity area shall not be required.

D. Site specific amendments to the cluster development regulations (section
3.C.10 of Zoning By-law 2018-050):

a.
b.
C.

Street line setback reduced from 6.0 m to 5.0 m

Interior lot line setback reduced from 7.5 mto 1.5 m

A one-storey unenclosed porch may encroach into the front yard by 1.5 m,
increased from 0.6 m

A balcony may encroach into the front yard by 1.8 m, increased from 0.6 m
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The merits of Zone Change Application Z-16-14 are evaluated in Section 5.2 of this
report.

SECTION 5 - PLANNING EVALUATION

Staff have reviewed and evaluated the applications (Z-16-14 and 30T-16402). A
summary of Planning staff's evaluation of the applications and proposed development is
provided in this section.

5.1 Residential Block Types

The proposed development is intended to be a continuation of the existing Conservation
Meadows subdivision with direct connections to the existing road and trail network. Staff
have included appropriate draft plan conditions to ensure the design objectives of the
Beaver Creek Meadows District Plan are satisfied, applicable Urban Design Guidelines
and Zoning By-law 2018-050 are being complied with, and parking is screened from
Conservation Drive.

The Applicant is proposing three different residential block types:
1) Residential
2) Street Townhouse
3) Multiple Residential

Blocks 1 through 20 which are identified as Residential on the Plan are proposed to be
zoned as Residential Beaver Creek Two “RBC2” which permits single detached
dwellings, semi detached dwellings, or townhouse buildings. These blocks are generally
located in the northern part of the subdivision and adjacent to the existing Conservation
Meadows subdivision.

Blocks 21 through 26 which are identified as Street Townhouse on the Plan are proposed
to be zoned as Residential Beaver Creek Three “RBC3” which permits townhouses,
stacked townhouses, or a triplex. These blocks are in the south portion of the subdivision,
particularly along Esker Lake Drive, Rushing River Street, and Roy Schmidt Road within
close proximity to the elementary school, the park, and the trail network.

Blocks 27 and 28 in the southern part of the Lands are identified as Multiple Residential
and are proposed to be zoned as Residential Beaver Creek Four “RBC4”. This zone
permits assisted living facilities, long term care facilities, multi-unit residential buildings,
and townhouse buildings. These blocks will be subject to site plan approval, and
appropriate draft plan conditions have been applied in relation to the development of
these blocks.
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Commercial and mixed-use zones are not proposed in this subdivision, however, each
of the residential zones permit home occupations, including:

e Home office

e Class A artist studio

e Home child care

e Home commercial wellness
e Home health practitioner

e Home low risk food kitchen
e Home personal service

e Teacher

5.2 Zoning Relief
As listed in Section 4.6 above, the Applicant is requesting various site specific

exemptions from the Residential Beaver Creek zones to accommodate their preferred
residential built form. The following tables summarize the current regulations, the
Applicant’s requested amendments, and staff's recommendation.

5.2.1 Amendments to the RBC2 Zone:

TABLE 3 — RESIDENTIAL BEAVER CREEK TWO ZONE (RBC2)

Staff’s

Setback (min)

(If the front yard setback
is reduced to 5.0 meters,
the garage must be
setback 7.0 metres)

RBC2 Zone Applicant’s Request Recommendation
Dwelling Type Single Freehold Single Freehold
Detached Semi- Detached | S¢Mi-

Detached Detached
INTERIOR LOT 2 5 2 2
AREA (min) 255 m 204 m 245 m 204 m Support
CORNER LOT 5 5 2 2
AREA (min) 330 m 252 m 319 m 252 m Support
INTERIOR LOT
FRONTAGE (min) 8.5m 6.8 m 85m 6.8 m
CORNER LOT
FRONTAGE (min) 11.0m 84m 11.0m 84 m
Average LOT
DEPTH (min) 30.0 m 29 m Support
FRONT YARD 6.0 m

5.0 m for the habitable
portion and 6.0 m for
the garage portion

Do not support

FLANKAGE YARD

Setback (min) 3.0m 3.0m
SIDE YARD 0.6 m on one side and
Setback (min) 1.2m 1.2 m on the other Do not support
side
REAR YARD
Setback (min) 7.5m 6.5m Support
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BUILDING HEIGHT
(max)

LOT COVERAGE
(max)
LANDSCAPED
OPEN SPACE 30% 30%
(min)

PARKING SPACES
(min)

Projection for one-
storey unenclosed
porch into a

10.0 mand 3 STOREYS | 10.0 m and 3 STOREYS

55% 55%

1 per DWELLING UNIT 1 per DWELLING UNIT

FRONT YARD and 0.6 metres 1.5 metres Do not support
FLANKAGE YARD

(max)

Garage width (max) 58% 60% Support

5.2.1.1 Lot Depth:
The Applicant is proposing to reduce the lot depth for Blocks 2, 6, 7, 8, 9, 10, and 20
from 30.0 metres to a minimum depth of 29.0 metres. The Plan is efficiently laid out with
a pattern of residential blocks and roads within the developable portion of the Lands,
constrained by:

e the topography of the Lands

e the location of the stormwater management block

e the irregular shaped open space lands (including environmental buffers), and

e the municipal boundary.
Reducing the lot depth to 29.0 metres for specific blocks ensures an efficient layout and
use of the Lands. When combined with the minor rear yard reduction (see 5.2.1.4), the
associated lots maintain a standard contemporary building envelope within Waterloo.

5.2.1.2 Lot Area:

The Applicant is proposing minor reductions to the lot area for Blocks 2, 6, 7, 8, 9, 10
and 20 which have a depth of 29.0 metres. The proposed lot areas are the product of
the minimum lot frontage and the lot depth. Staff support this amendment specifically for
the specified blocks which have reduced lot depth, while all other blocks will comply with
the RBC2 zone.

5.2.1.3 Front Yard Setback:
Staff have reviewed the requested amendment for a 5.0 metre front yard setback and
do not support the approval of this specific request. The RBC2 zone requires a
minimum front yard setback of 6.0 metres which is the standard in most low rise
residential areas in Waterloo. This is established for various reasons, including to:

e accommodate landscaping and trees

e accommodate snow storage, particularly from the driveway and abutting sidewalk

Council Meeting Page 56 of 171 July 14, 2025



18 Integrated Planning & Public Works

o facilitate at-source infiltration

e maintain streetscape character and a consistent street edge within the
subdivision and a continuation from the adjacent neighbourhood (Conservation
Meadows) and elsewhere in the City of Waterloo

e create separation from municipal infrastructure and utilities such as natural gas
and hydro lines (including the standard 2.0 metre wide easement along the street
line)

Reducing the front yard setback for all single detached dwellings to 5.0 metres, despite
the proposed garage setback of 6.0 metres, will reduce the amount of landscaping and
viability of trees in the front yard, particularly where porches and stairs project into the
front yard. If the proposed amendment is approved, only 2.4 metres would be available
in the front yard between the porch (excluding stairs) and the standard 2.0 metre
easement (i.e., parallel to the street, for natural gas and municipal services) for trees
and infiltration.

It is acknowledged that the RBC2 zone provides flexibility to reduce the front yard
setback to 5.0 metres if the garage setback is increased to 7.0 metres, which is
intended to provide a minor degree of flexibility to accommodate home purchasers with
larger vehicles (e.g., Ford F-354 Super Cab), ensuring vehicles parked in driveways do
not obstruct or interfere with the municipal sidewalk. It generally maintains the available
building envelope area to that of a standard lot, provides flexibility in the design of the
dwelling where it is deemed necessary due to large vehicle needs (e.g., accessible
vans), while still maintaining an average setback of 6.0 metres. This provision is rarely
used, and should not be construed as “typical” or “common”.

5.2.1.4 Rear Yard Setback:

The Applicant is proposing to reduce the rear yard setback for Blocks 2, 6, 7, 8, 9, 10,
and 20 from 7.5 metres to a minimum setback of 6.5 metres. Staff support this reduction
specifically for the blocks which have a lot depth of 29.0 metres, as the rear yard will
continue to provide sufficient space for passive recreation, a deck, and tree planting. It
will also generally maintain the available building envelope area to that of a standard lot.

5.2.1.5 Side Yard Setbacks:

The Applicant is requesting a reduced side yard setback of 0.6 meters on one side of
the dwelling (likely the garage side), while the other side will remain at 1.2 metres (likely
the habitable side).

The Applicant provides the following reasons to support this reduction:
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e “The proposed side yard setbacks are widely used throughout greenfield
developments throughout Ontario, including but not limited to, Kitchener,
Cambridge, Guelph, Brantford, Barrie, Milton, Brampton and Ofttawa.

e “They have proven to provide value to the homebuyer, make efficient use of
land, allows for proper drainage and access to rear yards, creates an
appropriate urban streetscape and provides municipalities the added benefit of
efficient use of municipal infrastructure.

e “The reduced side yard setbacks also relate to housing affordability
considerations by reducing the size and cost of a building lot. The cost of land is
the single largest contributing factor to the sale price of a low rise residential
dwellings. With the reduced side yards as proposed, the overall cost of the
dwelling and associated lot can be reduced up to $40,000, which is a meaningful
saving to the price of the house that will directly help with housing affordability in
this community.”

The City of Waterloo sets zoning regulations based on the local context and historical
experience with previous subdivisions throughout the city, rather than replicating the
same zoning regulations as other municipalities. The City has previously approved
reduced front yard and side yard setbacks in specific neighbourhoods (i.e., Clair Hills
and Columbia Forest) which have since experienced impacts including restricted access
to rear yards, easements over neighbouring properties resulting in privacy concerns and
landowner disputes, poor drainage between houses, utility issues (e.g., hydro metres),
fewer / smaller windows in side yards, and parking in front of the habitable portion of the
dwelling. In response, City Council approved:

a.) new zoning for the next subdivision (Vista Hills) that established a minimum side
yard setback of 1.2 metres on both sides of the dwelling;

b.) new zoning for these neighbourhoods (Clair Hills and Columbia Forest) through
the Comprehensive Zoning By-law Review (Zoning By-law No. 2018-050) which
increased the minimum side yard setback to 1.2 metres on both sides of the
dwelling to ensure future development avoids replicating the same issues;

c.) new zoning for the Beaver Creek Meadows District with a minimum side yard
setback of 1.2 metres on both sides of the dwelling, applied to both the Activa
(30T-17403) and Northgate (30T-17401 and 30T-17402) subdivisions.

The financial impact of a reduced side yard setback on the affordability of the single
detached dwellings is unclear. The Applicant did not provide a market study or land
appraisal to support the claim that the overall cost of the dwelling and associated lot can
be and would be reduced by up to $40,000.00. Staff note that other measures to
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mitigate affordability have been included in the recommended zoning, including reduced
lot area, reduced lot frontage, reduced lot depth, and permitting a range of dwelling
types — without compromising on the side yard setbacks.

Staff have also visited several subdivisions in Kitchener and Cambridge which were
constructed with a reduced side yard setback (0.6 metres on one side) over the
previous two decades. During the visits, Staff observed the negative impact of the
reduced setback and discussed these impacts with residents who noted difficulty
accessing their rear yard, limited space for snow storage, difficulty parking multiple
vehicles, and poor drainage.

Having considered the Applicant’s reasons for requesting the reduced side yard
setback, Staff ultimately recommend that the side yard setback remain at 1.2 metres on
both sides of the dwelling. This is consistent with all other contemporary low rise
residential zones (including the recently approved subdivisions nearby in Beaver Creek
Meadows) in Waterloo and will protect for good site and neighbourhood design
measures, such as but not limited to:
e better manage drainage and facilitate at-source infiltration
o facilitate access to rear yards
e facilitate maintenance of the side fagade of the house without encroaching on
neighbouring properties, including sufficient space to safely prop up a ladder or
scaffolding within the limits of the property
e accommodate utilities and mechanical equipment (e.g., air conditioners, furnace
and dryer vents, hydro and gas meters) within side yards, without impeding
access
e enable more windows (natural light), including window wells, on the side facades
of the house
e avoid the need for easements to allow shared access over adjacent lots
e reduce neighbour disputes
e accommodate fences along the side lot line and sufficient width for a gate to
access the rear yard
e create reasonable separation between homes, including eaves
e provide sufficient space for eavestroughs and downspouts to be directed within
the limits of the subject property and away from adjacent properties
e provide an opportunity for side entrances, such as for access to an Additional
Residential Unit (ARU) (e.g., basement apartment)
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5.2.1.6 Porch Projections:

The Applicant is proposing to increase the porch projection from 0.6 m to a maximum of
1.5 metres in both the front and flankage yards. Staff do not support the approval of this
amendment for various reasons, including:

e Section 3.A.5 of Zoning By-law 2018-050 provides regulations for architectural
projections such as balconies and porches into a front yard and flankage yard up
to a maximum of 0.6 metres.

e The proposed 1.5 metre projection would reduce the viability of planting trees or
other similar vegetation within the front yard. The front yard would be reduced to
4.5 metres, or 3.5 metres if the front yard setback in 5.2.1.3 is granted, which is
further compressed by the 2.0 metre easement (i.e., no planting zone), resulting
in a planting area that is insufficient for a tree to grow and flourish. The proposed
1.5 metre projection would also eliminate the potential for trees and shrubs within
the affected flankage yard, as a 1.5 metre landscape strip would remain, which
would be within the 2.0 metre easement (i.e., no planting zone).

e The RBC2 zone requires a minimum flankage yard setback of 3.0 metres. A
standard 2.0 metre wide easement extends along the front lot line and flankage
lot line for municipal and utility purposes. A projection of 1.5 metres into the
flankage yard would extend the porch into the easement (as shown on Figure 2),
which would conflict with the easement (i.e., no build zone).
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Figure 2: Porch projection into standard 2.0 metre easement
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5.2.1.7 Garage Width:

Staff do not object to increasing the maximum width of the garage from 58% to 60% of
the front building fagade and, in this context, believe this to be a minor increase. This
could result in slightly larger garages which could accommodate stairs for access into
the dwelling, and storage of bicycles and waste bins within the garage.

5.2.2 Amendments to the RBC3 Zone:

TABLE 4 — RESIDENTIAL BEAVER CREEK THREE ZONE (RBC3)
Applicant’s Staff’s
RBC3 Zone Request Recommendation
Dwelling Type Freehold Townhouse and Triplex Dwellings
INTERIOR LOT AREA (min) 165 m? 143 m?
CORNER LOT AREA (min) 285 m?2 225 m?2 Support
INTERIOR LOT FRONTAGE (min) 55m 55m
CORNER LOT FRONTAGE (min) 9.5m 8.5m Support
FRONT YARD Setback (min) 6.0m 5.0 m Do not support
FLANKAGE YARD Setback (min) 3.0m 3.0m
SIDE YARD Setback (min) 1.8 m 1.5 m Subport
REAR YARD Setback (min) 75m 6.5 m PP
BUILDING HEIGHT (max) 10.0 mand 3 10.0 mand 3
STOREYS STOREYS
LOT COVERAGE (max) 55% 55%
LANDSCAPED OPEN SPACE (min) 30% 30%
PARKING SPACES (min) 1 per 1 per DWELLING
DWELLING UNIT
UNIT
Projection for one-storey unenclosed
porch into a FRONT YARD and 0.6 metres 1.5 metres Do not support
FLANKAGE YARD (max)
Garage width (max) 60% for interior
units
60% No garage width Do not support
limit for corner
units

5.2.2.1 Lot Area

The Applicant is proposing to reduce the lot area for townhouse development in Blocks
21, 22, 23, 24, and 26 due to the reduced depth of the blocks which ranges from 27.5
metres to 29 metres. Staff support this request.

5.2.2.2 Corner Lot Frontage

Staff do not object to reducing the lot frontage for a corner lot from 9.5 metres to 8.5
metres as this will provide flexibility in the lot layout while still ensuring sufficient
flankage yard setbacks are maintained.

Council Meeting Page 61 of 171 July 14, 2025



23 Integrated Planning & Public Works

5.2.2.3 Front Yard Setback

Staff have reviewed the requested amendment to permit a 5.0 metre front yard setback,
and do not support the approval of this specific request for reasons including those
listed above in section 5.2.1.3.

5.2.2.4 Side Yard Setback

Staff support the Applicant’s request to reduce the side yard setback from 1.8 metres to
1.5 metres as this is a minor reduction and will maintain sufficient separation between
units for drainage, access to rear yards, and maintenance of the side building fagade.

5.2.2.5 Rear Yard Setback

Staff support the Applicant’s request to reduce the rear yard setback from 7.5 metres to
6.5 metres specifically for Blocks 21, 22, 23, 24, and 26 due to the reduced depth of the
blocks. The proposed 6.5 metre rear yard setback will provide sufficient space for
passive recreation, a deck, and tree planting.

5.2.2.6 Porch Projection

Staff have reviewed the requested amendment to permit a 1.5 metre porch projection
into the front yard and flankage yard, and do not support the approval of this specific
request for the reasons described in section 5.2.1.6 above.

5.2.2.7 Garage Width

The Applicant has requested that the garage width regulation (maximum 60% of the
front facade) only apply to interior units, not for corner units. This would allow the entire
front fagade of the corner units to be comprised of a garage, with the habitable portion
of the dwelling including the front door located entirely on the flankage facade. Staff do
not support this amendment for various reasons, including the potential for the entire
front yard to be paved for a driveway, reducing the amount of landscaping, and
eliminating any direct connection between the residents and the street frontage.
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5.2.3 Amendments to the RBC4 Zone:

TABLE 5 - RESIDENTIAL BEAVER CREEK FOUR ZONE (RBC4)
Applicant’s Staff’s
RBC4 Zone Request Recommendation
Dwelling Type Multiple Unit Building
LOT FRONTAGE (min) 15.0 m 15.0m
STREET LINE setback to 50m 50m
habitable portion (min) ' '
SIDE YARD Setback (min) 3.0m 3.0m
REAR YARD Setback (min) Support
75m 50m (for Block 28)
Do not support
(for Block 27)
LOW RISE RESIDENTIAL LOT Half the BUILDING
LINE Setback (min) h"'.a'f the BUILDING height or 4.5
eight or 4.5 metres, )
: : metres, whichever
whichever is greater .
is greater
BUILDING HEIGHT (max) 12.0 m and 4 12.0 mand 4
STOREYS STOREYS
Density (max) 150 BEDROOMS per | 300 BEDROOMS s
hectare er hectare upport
p
PARKING SPACES (min) 1 per DWELLING 1 per DWELLING
UNIT UNIT
VISITOR PARKING SPACES 0.1 per DWELLING 0.1 DWELLING
(min) UNIT UNIT
I(_n,iil:l]l)DSCAPED OPEN SPACE 30% 30%
AMENITY AREA (min) 3 m2 per BEDROOM Support for
for the first stacked
BEDROOM and 2 m2 | AMENITY AREA townhouses
for each additional is not required Do not support for
BEDROOM in the apartments
DWELLING UNIT buildings

5.2.3.1 Rear Yard Setback

The Applicant is proposing to reduce the rear yard setback for the multiple unit blocks
(Blocks 27 and 28) from 7.5 metres to 5.0 metres. Figure 3 identifies the rear lot lines
for each block. Staff do not object to reducing the rear yard setback for Block 28
because the reduced setback will align with the front yard setback along the Roy
Schmidt Road frontage (minimum 5.0 metres).

However, Staff recommend that the rear yard setback for Block 27, adjacent to the open
space lands (Block 31), remain at 7.5 metres in order to ensure good separation to the
natural feature and to reduce the likelihood of encroachment into the environmental
buffer. Staff also note that the proposed concept plan for Block 27 indicates a setback of
approximately 10.3 metres from the rear lot line to the closest building, therefore the
amendment appears to be unnecessary. The final placement of the buildings in the
multiple unit residential development will be confirmed through Site Plan Control.
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Figure 3: Rear lot lines on Block 27 and Block 28

5.2.3.2 Density

Staff support the increased density of 300 bedroom per hectare as this aligns with the
City’s Official Plan and the Beaver Creek Meadows District Plan and will help to achieve
Regional and neighbourhood density targets.

5.2.3.3 Amenity Area

Staff do not support the Applicant’s proposal to fully exempt amenity area requirements
within multiple unit developments including apartment buildings. Amenity area is
important for resident’s comfort and quality of life in such buildings, and there are
various options to provide amenity areas within an apartment building or like structure.

Staff can support an exemption for amenity area within stacked townhouse buildings as
this built-form does not traditionally have common areas, such as a lobby or central
hallway for access to amenity areas. Outdoor amenity area can be provided within the
landscaped area (30% of the lot) such as a playground and shaded sitting area.
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5.2.4 Amendments to the Cluster Development Regulations:

TABLE 6 — CLUSTER DEVELOPMENT REGULATIONS (Section 3.C.10 in Zoning By-law 2018-050)

Cluster Applicant’s Staff’s
Regulations Request Recommendation
STREET LINE setback (min) 5.0 mto
6.0m S:g:;anblff Do not support
the dwelling

COMMON ELEMENT ROAD or PRIVATE ROAD

. : 6.1m 6.1m
width, two-way road (min)
COMMON ELEMENT ROAD or PRIVATE ROAD

) ) 3.5m 3.5m
width, one-way road (min)
COMMON ELEMENT ROAD or PRIVATE ROAD
setback, where a DRIVEWAY is provided for the 6.0m 6.0m
DWELLING UNIT (min)
INTERIOR LOT LINE setback (min) 7.5m 1.5m Do not support
BUILDING Separation — residential (min) 24 m 24 m
BUILDING Separation — non-residential (min) 6.0m 6.0m
One (1) storey unenclosed Porch may encroach
into t:me) FRONT YARD (max) ’ 0.6m 1.5m DI W88 SUREait
,(Amt;a;(I;:ony may encroach into the FRONT YARD 06m 1.8 m Do not support

5.2.4.1 Street Line Setback

The Applicant is proposing to reduce the street line setback for the habitable portion of
the dwelling from 6.0 metres to 5.0 metres, while the garage would continue to be
setback 6.0 meters. This is primarily related to cluster development (multiple residential
buildings) on Block 27. Staff have reviewed the requested amendment and do not
support the approval for the reasons outlined in section 5.2.1.3 above.

5.2.4.2 Interior Lot Line Setback

The Applicant has proposed reducing the interior lot line setback from 7.5 metres to 1.5
metres. Staff note that the RBC4 zone includes a regulation (7.19.8) which removes this
regulation and instead applies the side yard and rear yard setbacks in the RBC4 zone.
The initial concept plan provided by the Applicant for Block 27 appears to comply with
the side yard and rear yard regulations in the RBC4 zone. In staff's opinion, this
amendment is not required and therefore should not be supported.

5.2.4.3 Porch and Balcony Projections

Staff have reviewed the requested amendment to permit a porch to project 1.5 metres
into a front yard and a balcony to also project 1.8 metres into the front yard. Staff do not
support the approval of these projections for the reasons outlined in section 5.2.1.6
above. Based on staff’s review of the initial concept plan provided by the Applicant for
Block 27, the proposed porches and balconies can be accommodated without projecting
into the front yard. This will be further reviewed through detailed design during Site Plan
Control.
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5.3 Noise Study Recommendations (Holding Provision)

A preliminary environmental noise study prepared in 2022 and updated in 2024
confirmed that dwelling units along Conservation Drive will be impacted by traffic noise
based on forecasted traffic volumes for 2035. The study identified predicted noise levels
along Conservation Drive to be 60dBA for outdoor living areas and 55dBa for indoor
living areas during daytime hours (7 am to 11 pm) which exceeds Regional criteria.
During nighttime hours (11pm to 7am), noise levels are predicted to be 44dBA outdoors
and 39dBA indoors which is within Regional criteria.

The noise study also recommends a holding provision be applied to Blocks 27 and 28
on the Plan to require an update to the noise study during the site plan review process
to identify if noise attenuation measures are required. The report notes that a noise wall
may be necessary if development occurs within 17.0 metres from the centre line of
Conservation Drive. Staff do not support the instillation of a noise wall and have
confirmed that, after the road widening and setbacks are applied, the nearest
development could occur is 19 metres from the centre line. This should ensure a noise
wall is not required. This will be reviewed further during the holding removal process
and all other mitigation measures will be considered.

The report also recommends that Type A and Type C warning clauses be applied to all
Offers of Purchase and Sale, lease/rental agreements, and condominium declarations
for Blocks 27 and 28 informing future residents about the increased sound levels, and
the opportunity to install air conditioning at the occupant’s discretion. Warning clauses
have been included as draft plan conditions and a holding provision has been added to
the zoning for the multiple residential blocks.

5.4 Detailed Water Distribution Report (Holding Provision)

Regional staff have reviewed the Preliminary Servicing Report by Meritech dated
December 2024 and agree with and accept the findings of the Report. However,
Regional staff recommend a holding provision be applied to multiple residential Blocks
27 and 28, and school Block 29, to require the completion of a detailed water
distribution report. The water distribution report should confirm fire flow values as
information becomes available during the Site Plan process, full buildout of the subject
site, along with ultimate consolidation of the Waterloo Pressure Zones infrastructure
upgrades. In order to expedite the approval process, instead of applying a holding
provision, a condition has been added to secure a detailed water distribution report prior
to issuance of a building permit.
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5.5 Townhouse Length

The Zoning By-law limits the maximum number of townhouses in a single block to six
(6) units. The intent of this regulation is, in part, to encourage appropriate building
massing, to facilitate articulated rooflines and to facilitate access to rear yards. The
Applicant is requesting an amendment to increase the number of connected townhouse
units from six (6) to eight (8) units only within Block 27, given its size and location. In
Staff’s opinion, the general intent of the regulation is maintained given that the request
is limited to only one block and will provide flexibility in the final design.

SECTION 6 — OTHER CONSIDERATIONS

6.1  School Block

The Waterloo Region District School Board has identified the need for an elementary
school in the Beaver Creek District, particularly within this Draft Plan of Subdivision. A
3.198 ha school site is proposed on Block 29. The block has frontage on Esker Lake
Drive and secondary frontage on Pinery Trail and Rushing River Street. Various
walkway blocks and trails have been designed to connect to the school site, including a
multi-use path along the Esker Lake Drive frontage, trails in the adjacent park to the
west, and a walkway connecting to Roy Schmidt Road and the adjacent Conservation
Meadows neighbourhood.

6.2 Park Block

Block 30 on the Plan is proposed as parkland dedication for a neighbourhood park,
adjacent to the elementary school block and the stormwater facility. The Applicant has
provided an initial concept plan for the park block (see Figure 4) which includes a
basketball court, junior and senior play structures, area for a rink, several trails, and
dozens of trees.

The Parkland Dedication By-law (No. 2022-073) requires a minimum of 5% of the net
land area for parkland dedication. Block 30 has an area of 1.408 hectares which
represents 6.1% of the net land area (omitting the open space lands). However, a
portion of the block will be encumbered by a sanitary sewer along the west side of the
park. The encumbered parkland has an area of approximately 0.318 ha, or
approximately 1.4%, reducing the overall unencumbered parkland to 1.09 ha or 4.7%.

Staff are satisfied that the size and configuration of Block 30 is an appropriate
contribution towards the parkland dedication for the proposed Plan, and it believe the
parkland contribution will accommodate various recreational opportunities to serve the
needs of the future neighbourhood.
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Figure 4: Park Concept Plan (Block 30)

6.2 Trail and Walkway Network

The Plan includes sidewalks on both sides of all roads within the 18 metre right of ways,
as well as various multi-use paths or trails (see Figure 5). Blocks 34, 35, 36 and 37 will
be conveyed to the City at the time of registration for walkways and trails. A multi-use
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path (“MUP”) will be established along the west side of Esker Lake Drive, along the
frontage of the elementary school. Additional trails will connect through the open space
lands, the park, along the northern limit of the subdivision, and along sections of Roy
Schmidt Road.
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Figure 5: Sidewalks and Multi-Use Paths

An existing dirt path (see Figure 6) west of Rideau River Place will be upgraded to a full
MUP, providing a safe and accessible connection between Rideau River Street and the
northern city limit, as well as a community garden on adjacent farmland in Woolwich
Township (see Figure 7). This MUP will continue westerly along the north limit of the
Lands, and easterly connecting to the Conservation Meadows trail network and the
Avon Trail.
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Figure 6: Existing path viewed from Rideau River St

6.4 Open Space Lands (Beaver Creek)

Beaver Creek, a tributary of Laurel Creek, passes through the westerly portion of the
Lands. Blocks 31 and 32 on the Plan will be conveyed to the City at the time of
registration to ensure this natural feature and associated buffers are protected by the
City through municipal ownership. The blocks will be rezoned to Conservation (OS3)
and appropriate subdivision conditions have been included to ensure the protection of
the creek and the supporting natural features.

6.5 Stage 2 - Future development

Blocks 3, 4, & 41 on the Plan will be developed in a future stage (Stage 2) in
conjunction with the adjacent lands to the west (624-640 Conservation Drive). The
adjacent lands are zoned Future Determination (FD) and will require a zone change
application before development can occur.

Block 41 is sufficiently sized for a local road (18 m wide) if required for access to the

adjacent lands. The block is in the preferred location, although the final alignment may
be adjusted through a modification to the Plan in coordination with the development
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plans for the adjacent lands. Block 3 may also be modified to add a walkway or an
emergency access.

6.6 Demolition Control Extension

The Applicant is seeking an additional five-year extension to obtain a building permit for
the replacement of two (2) dwellings at 560 Conservation Drive and 576 Conservation
Drive. The Demolition Control Area By-law (No. 2013-014) requires that replacement
residential dwellings be reconstructed within 2 years of the demolition, after which a
charge of $10,000.00 to $20,000.00 per dwelling would be applied.

A demolition permit for 560 Conservation Drive was issued on October 5, 2017, and a
demolition permit for 576 Conservation Drive was issued on October 30, 2019. Council
approved Staff Report IPPW2019-048 for 576 Conservation Drive to extend the
deadline to construct the new dwelling by five years (until October 30, 2024). The
Applicant has requested an additional extension for the replacement of both dwellings
with a new deadline of October 30, 2030.

Staff do not oppose this request as the demolished dwellings can be replaced following
subdivision registration. However, their timing is dependant upon the availability of
municipal sanitary services, specifically the reconstruction of Beaver Creek Road and
the easterly sanitary pump station on the Northgate lands. The road reconstruction
project is scheduled to commence in mid-July 2025.

6.7 Beaver Creek Road and Conservation Drive Upgrades

The proposed subdivision depends on the planned upgrades of both Beaver Creek
Road and Conservation Drive, and a sanitary pump station in the Northgate
Subdivision. The subdivision’s water, sanitary, and storm services will all connect to
Conservation Drive, which is dependant upon upgrades to Beaver Creek Road (phase 1
of the capital works project). The sanitary system further requires the construction of a
sanitary pump station abutting Beaver Creek Road within the Northgate Subdivision.
Similarly, some stormwater drainage will be sent south on Beaver Creek Road to a new
communal stormwater management facility at 570 Beaver Creek Road (abutting Green
Acre RV Park). Appropriate conditions in relation to the road and servicing works are
included in the draft plan conditions. On June 16, 2025, City Council approved tenders
for the reconstruction of Beaver Creek Road and Conservation Drive which is expected
to be completed in early 2028.

6.8 Roy Schmidt Road

The City acquired Roy Schmidt Road in 1850 and opened it as a public road in 1998. It
temporarily served as an emergency access when a portion of the Conservation
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Meadows neighbourhood was under construction but has been closed to traffic in recent
years. The Applicant, in partnership with Activa Holdings (i.e., landowner to the east),
will be responsible for upgrading a portion of the road to an urban cross section (e.g.,
curbs, sidewalks, municipal services) and closing the southerly section connecting to
Conservation Drive for a MUP (trail) only. Conditions have been included to ensure that
costs are allocated appropriately and the work is coordinated.

6.9 Archeological Assessment

The Applicant has completed full archeological assessment for the Lands, including
excavation and documentation of artifacts found in two specific locations on the Lands.
Stage 4 mitigation was completed for both locations and the subsequent reports have
been entered into the Ontario Public Register of Archaeological Reports, thereby
completing the archeological assessment process for the Lands.

SECTION 7 — CONCLUSIONS

Based on staff’s review of the applications, we support Zone Change Application Z-16-14
and Draft Plan of Subdivision 30T-16402 in accordance with Section 8 of report
IPPW2025-041, for reasons including:

e the proposed subdivision is in keeping with Section 51(24) of the Planning Act;

e the applications are consistent with the 2024 Provincial Planning Statement;

e the applications conform to the policies of the Regional Official Plan;

e the applications conform to the policies of the City of Waterloo Official Plan;

¢ will contribute to a healthy, livable and complete community by adding new housing
in a mixture of unit typologies, opportunities for home occupations, lands for a new
elementary school, and a neighbourhood park;

e will result in the efficient use of land and existing infrastructure;

e environmental features will be protected and enhanced by buffering;

¢ the proposed subdivision protects the countryside line;

e the proposed subdivision is designed to be walkable, with trails and walkways
connecting to adjacent trail connections, parkland and the proposed elementary
school;

¢ the proposed subdivision is designed to accommodate transit;

e appropriate conditions of draft approval will be applied to the Plan of Subdivision;
and,

e the development contributes to orderly growth and development.
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SECTION 8 - RECOMMENDATIONS
A. That Staff Report IPPW2025-041 be approved.

B. That Council approve Zoning By-law Amendment Z-16-14, for the lands known
municipally as 556, 560, 576 Conservation Drive, as follows:

1. That Zoning By-law 2018-050 be amended by changing the zoning on
Schedule A (Zoning Map) for the Lands from Zone Change Application (ZC)
to Residential Beaver Creek Two (RBC2), Residential Beaver Creek Three
(RBC3), Holding Residential Beaver Creek Four ((H)RBC4), Parks &
Recreation (OS1), Conservation (OS3), and School (S) as set forth on ‘Map
2’ attached to IPPW2025-041.

2. That Zoning By-law No. 2018-050 be amended by adding Site Specific
Exemption ‘C284’ to Schedule ‘C’ of Zoning By-law 2018-050 as set forth in
Appendix ‘C’ attached to IPPW2025-041 for the Lands.

3. That Zoning By-law No. 2018-050 be amended by adding Site Specific
Exception ‘C284’ to Schedule ‘C1’ of Zoning By-law 2018-050 for the Lands
identified as “Subject Property” on ‘Map 1’ attached to IPPW2025-041.

4. That Zoning By-law No. 2018-050 be amended by adding RBC1, RBC2,
RBC3, RBC4, RBC5 to the definition of ‘Low Rise Residential Area’.

C. That Council approve Draft Plan of Subdivision 30T-16402, 2115881 Ontario Ltd.
(Mattamy Homes), for the lands known municipally as 556, 560, 576 Conservation
Drive in the City of Waterloo, Project No. 09009.40, Drawing File Name
dp09009zzc.dwg prepared by GSP Group, dated July 2, 2025, subject to the
following conditions:

1. That the City of Waterloo’s site specific conditions of subdivision approval as set
out in Appendix ‘E’ to IPPW2025-041 be applied to Draft Plan of Subdivision
30T-16402.

2. That the City of Waterloo’s standard conditions of subdivision approval as set out
in Appendix ‘F’ to IPPW2025-041 be applied to Draft Plan of Subdivision 30T-
16402.

D. That Council delegate authority to the City’s Director of Planning to make

administrative and minor modifications to any Standard Condition of Subdivision
Approval and/or Site Specific Condition of Subdivision Approval in relation to Draft
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Plan of Subdivision 30T-16402, and minor redline revisions to Draft Plan of
Subdivision 30T-16402.

E. That Council authorize an extension of approximately thirteen (13) years and twenty-
five (25) days from October 5, 2017 (Permit #17 016780 000 00 RE) to October 30,
2030, to obtain a building permit for the replacement of one (1) dwelling at 560
Conservation Drive, pursuant to subsection 6.a of the Demolition Control By-law.

F. That Council authorize a further extension of six (6) years from October 30, 2019
(Permit #19 017521 000 00 RE) to October 30, 2030, to obtain a building permit for
the replacement of one (1) dwelling at 576 Conservation Drive, pursuant to
subsection 6.a of the Demolition Control By-law.

Submitted by:

John Vos, MCIP RPP
Senior Development Planner
Planning Division

City of Waterloo
john.vos@waterloo.ca
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MAP 2 - PROPOSED ZONE CHANGE MAP
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MAP 3 - DRAFT PLAN OF SUBDIVISION 30T-16402
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APPENDIX ‘A’
Minutes of the Informal Public Meeting

COUNCIL MEETING
Monday, February 26, 2018

Informal Public Meeting

Title: Draft Plan of Subdivision 30T-16402 & Zoning By-law
Amendment Z-16-14, 2115881 Ontario Limited, 556, 560, 576
Conservation Drive

Prepared By: Natalie Hardacre

Ward No.: Ward 2 — Northwest

The Chair advised that the Informal Public Meeting was the first opportunity to inform
Council and the public of the application and emphasized that no decision would be
made by Council at this meeting.

Joel Cotter, Director, Planning Approvals, advised the applicant is proposing to amend
Zoning By-law No. 1418 by rezoning the lands from Agriculture (A) to Residential (R),
Medium Density Three (MD3), Institutional (IN), Green One (G1) and Green Two (G2)
with site specific provisions for the proposed R and MD3 zones. This application is
being advanced in conjunction with Draft Plan of Subdivision application 30T-16402 to
permit the creation of 436 - 441 residential units including single detached dwellings,
townhomes and multiple residential units, a proposed new public elementary school,
public park and protected open space.

Kristen Barisdale, GSP Group on behalf of the applicant provided an overview of the
proposed application including the revised plan of subdivision, proposed housing types
and zoning variance requests.

As no one else was present to speak to the application, the Chair concluded the
Informal Public Meeting and indicated that staff will review the issues and report back to
Council at a later date.
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APPENDIX ‘B’
Summary of Comments

PUBLIC COMMENT:

The public asked several questions during a neighbourhood meeting and through
discussions with staff (via phone and email). The following is a list of common questions
and staff’s response.

e Will the subdivision result in the removal of the community garden?

o The community garden is located on private property within the Township
of Woolwich, north of the proposed subdivision. The subdivision will
include new trails and walkways which could provide access to the
community garden.

e What are the plans for Roy Schmidt Road? Will it remain open, or will it be
partially closed?

o The intersection of Roy Schmidt Road at Conservation Drive will be
closed. The road will be redirected east through the Activa subdivision
(30T-17403) parallel to Conservation Drive and connecting to Rideau
River Street.

e When will the school be built?

o The timing of the new school will be determined by the Waterloo Region
District School Board.

e Will lots be wider and deeper than currently exist in Conservation Meadows?

o The Applicant has proposed smaller lots which align with the Beaver
Creek Meadows District Plan area.

e Will there be enough parking for townhouse development, including sufficient
room for on-street parking?

o The Residential Beaver Creek Three (RBC3) zone requires one parking
space per dwelling unit. This space is within a garage and the driveway
can accommodate a second parking space.

e What is the timing for construction to begin?

o It may take a few months or a few years for construction to start within the
subdivision.

o If the applications are approved, the Applicant will begin clearing
conditions including preparing detailed design of the new roads and
infrastructure. This could take several months to complete.
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SUMMARIZED AGENCY COMMENTS:

Waterloo Region District School Board (WRDSB)

e The school block is appropriately sized (3.198 hectares)

e The block has frontage on three (3) roads which provides opportunities for safe
access, and is adjacent to the park block with trail connections

e The school block will be registered with the first stage so the lands will be
available for the WRDSB to proceed to acquire and develop

e Various other conditions and comments (warning clauses) have been included in
the site specific conditions.

Region of Waterloo

e The Region has requested specific conditions which have been included in the
site specific conditions, including:

o As a condition of draft approval for the related draft plan of subdivision
application, Regional staff will require that the applicant enter into an
agreement with the Region to complete Salt Management Plans for the
multiple residential blocks as part of the future Site Plan applications and
the school block prior to issuance of a building permit.

o To support the growth anticipated from the proposed subdivision, GRT
requires funds in lieu of the provision of the three (3) transit landing pads
within this Subdivision.

e Regional staff has reviewed the proposed Zoning Bylaw Amendment and
requested a holding provision to assess fire flows for the higher-density blocks
and school site.

o Note: A condition has been added to ensure the servicing capacity is
verified prior to a building, rather than applying a building permit in order to
expedite the approval process.

Grand River Conservation Authority (GRCA)
e GRCA recommends conditional draft plan approval for this application.
e Conditions have been included to ensure detailed engineering plans are
prepared and accepted by GRCA prior to grading and construction.

Enova Power
e Conditions of Services: Enova’s standard conditions in effect at the time of
servicing will apply.
e Existing System: Enova has existing three phase primary overhead distribution
lines running along Conservation Drive as well as Rideau River Street that Enova
intends to maintain. Enova also has single phase distribution running down
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Wasaga Crescent, Pinery Trail, and Rideau River Street. To accommodate the
proposed new subdivision, Enova will use the existing overhead distribution lines
as well as the underground distribution and will service the new subdivision
underground.

¢ Relocation of Existing Facilities: Any relocation of existing Enova facilities, if
possible, will be at 100% of the applicant’s cost.

e Expansion and Upgrade: If modifications or additions to Enova existing
distribution system is triggered by subdivision development and deemed
necessary (otherwise customer connections cannot be made), Enova will
conduct an economic evaluation outlined in OEB Distribution System Code.
Such expansion cost will be stated in a Subdivision Agreement between Enova
and the Customer and shall be signed by both parties prior to construction.

e Set Back: The proposed building(s) must be set back a minimum of 5.0m from
all overhead primary conductors. Decreased setbacks (if proposed) may
necessitate the installation of non-combustible barrier walls between Enova
padmount transformers and the housing unit as per the Ontario Electrical Safety
Code, Section 26-014. This installation would be at 100% the developer’s cost
and may require a revised right of way cross section to facilitate the installation
due to the proximity of the padmount transformer to the sidewalk.

e Clearance: Any objects (crane, similar hoisting device, backhoe, power shovel or
other vehicle or equipment) shall not be brought closer than 3 meters to an
energized overhead conductor owned by Enova.

e Access to Meters: Enova requires a minimum 1.2 m (4’) wide clear access in
front of and around a meter location that is within 3 m (10’) of the front corner of
the building and is on the side of the lot where the service stub is located. If less
than 1.2m (4’) is provided, a registered easement on the adjacent lot must be
granted at no cost to Enova. If this access/easement cannot be provided, the
meter must be placed on the front face of the house. For on-street townhouse
blocks, ganged meter bases must be placed on the end units in accordance with
Enova’s final design.

e Easement: In townhouse blocks, if there is no public right-of-way, a blanket
easement over all townhouse blocks is required by Enova in order to construct
and maintain hydro owned facilities. Where there is public right-of-way,
individual easements to ganged meter base are required. Easement shall be at
no cost to Enova and be free of encumbrances, including fences and shall be
granted to Enova prior to connection.

e Road Widening: The City of Waterloo should review the pole locations in relation
to any planned road widening. A larger building set back may be required to
facilitate the relocation of Enova’s poles.
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Grading: Any grading changes by the developer which will affect existing Enova
facilities shall be reviewed and approved by Enova prior to starting any site
grading.

Landscaping: The customer is to ensure any landscaping that will be within the
vicinity of Enova infrastructure complies with the ESA Planting Under or Around
Powerlines & Electrical Equipment guideline.

What Happens Next: Enova may conduct a high level hydro plan once receiving
the 1st submission package. Enova will only start the detailed engineering
design upon the reception of the 2nd submission package. Typical 14 weeks is
required from the date of Enova receiving the 2nd submission package to the
date of Enova issuing the subdivision agreement to Customer. Customer shall
install road crossings as per Enova design and then install road base and curbs
prior to start of hydro civil construction.

NO COMMENTS OR CONCERNS:

Building
Emergency Services
Waterloo Catholic District School Board
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APPENDIX ‘C’ — Proposed Site Specific By-law C284

Exception
C284

Address Zoning File Reference
556, 560, 576 Conservation Drive RBC2, RBC3, (H)RBC4, | Z-16-14 and 30T-16402
0OS1, 0S3,and S

Location: 556, 560, 576 Conservation Drive, as shown on Schedule ‘C1’ to this BY-LAW.

Site Specific Regulations:

a.) Notwithstanding anything to the contrary, the following site-specific provisions shall apply to the

lands known municipally as 556, 560, 576 Conservation Drive (the “"Lands”), shown on Schedule C1 to
this BY-LAW as C284.

i. For the portion of the Lands zoned RBC2:

A

PRIVATE GARAGE width (maximum) attached to the main building: 60% of the FRONT
BUILDING FACADE LENGTH

ii. For the portion of the Lands zoned RBC2 and identified as Area A in Image 1 hereto:

A

m O 0O

F.

INTERIOR LOT AREA (minimum) for a SINGLE DETACHED BUILDING: 245 m?
CORNER LOT AREA (minimum) for a SINGLE DETACHED BUILDING: 319 m?
INTERIOR LOT AREA (minimum) for a SEMI-DETACHED BUILDING: 204 m?
CORNER LOT AREA (minimum) for a SEMI-DETACHED BUILDING: 252 m?
Average LOT DEPTH (minimum): 29.0 m

REAR YARD setback (minimum): 6.5 m

iii. For the portion of the Lands zoned RBC3

A SIDE YARD setback (minimum): 1.5 m
iv. For the portion of the Lands zoned RBC3 and identified as Area B in Image 1 hereto:
A. INTERIOR LOT AREA (minimum): 143 m?
B. CORNER LOT AREA (minimum): 225 m?
C CORNER LOT FRONTAGE (minimum): 8.5 m
D. SIDE YARD setback (minimum): 1.5 m
E. REAR YARD setback (minimum): 6.5 m

V. For the portion of the Lands zoned RBC4 or (H)RBC4:

A

O n

Council Meeting

REAR YARD setback (minimum): 5.0 m

REAR YARD setback (minimum) adjacent to the Conservation (OS3) zone: 7.5 m
Density (maximum): 300 BEDROOMS per hectare

AMENITY AREA requirements shall not apply to STACKED TOWNHOUSE BUILDINGS

Number of units in a linear TOWNHOQOUSE BUILDING (maximum): 8 units
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Vi. For the portion of the Lands zoned (H)RBC4 and identified as Area C in Image 1 hereto:

A Notwithstanding anything to the contrary, a holding symbol is applied to the lands
identified as “Area C" as shown on Image 1. Prior to the passing of a by-law to remove
the holding (H) symbol, and prior to issuance of a building permit, the owner of the
Lands shall submit a detailed noise study to the satisfaction of the CITY. The noise study
shall evaluate transportation noise impacts on the proposed development, and confirm
compliance with the more restrictive of: (i) the Province's Environmental Noise Guideline
NPC-300; and (ii) the noise criteria specified in the Regional Official Plan. The study shall
be conducted when grading plans, elevations, and floor plans are available, and in
compliance with the City’s Terms of Reference for Noise Studies as amended from time
to time. The owner shall make secure arrangements to implement the
recommendations of the approved study and shall enter into an agreement with the
City under the provisions of the PLANNING ACT.

Image 1: Area Specific Regulations

) Lands subject to Z-16-14 -
and 30T-16402

Area A
Area B
XX Area C
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APPENDIX ‘E’ — Site Specific Conditions of Subdivision Approval

CITY OF WATERLOO
SITE SPECIFIC CONDITIONS OF SUBDIVISION APPROVAL
DRAFT PLAN OF SUBDIVISION 30T-16402
(2115881 ONTARIO LIMITED)

ADMINISTRATION

1)

2)

3)

4)

7)

“City” means The Corporation of the City of Waterloo, and where the context so
applies, includes its council, officers, employees, servants, agents and contractors.
“City of Waterloo” herein shall have a corresponding meaning.

For the purposes of these conditions of draft approval, “accepted” in the contextof
technical plans, drawings, reports, tenders, and contracts means the City of
Waterloo’s written acknowledgement that such plans, drawings, reports, tenders,
and contracts sufficiently satisfy the City’s requirements, specifications, and
standards to allow for land development and related works to be undertaken in
accordance with such plans, drawings, reports, tenders, and contracts, and subject
to compliance with all conditions applied thereto by the City. “Accepted” shall not
mean the “receipt” of such plans, drawings, reports, tenders, and contracts by the
City. “Acceptance” and “accept” in the context of technical plans, drawings and
reports shall have a corresponding meaning.

The City reserves the right to modify references to Stage, Block, Lot and Unit
numbers.

The Site Specific Conditions herein are in addition to the City’s Standard Conditions
applicable to proposed plans of subdivision.

“Draft Plan” and “Subdivision 30T-16402” means Draft Plan of Subdivision 30T-
16402, File Number dp09009zzc, prepared by GSP Group, dated July 2, 2025,
signed by Raymond J. Sibthorp, O.L.S. of MacDonald Tamblyn Lord Surveying
Limited on August 18, 2016. “Draft Plan” and “30T-16402” shall have a
corresponding meaning.

“‘Owner” means 2115881 Ontario Limited, and includes any subsequent or other
beneficial and registered owner(s) of the Lands or part thereof, and their
successors and assigns.

‘Region” means The Regional Municipality of Waterloo, and where the context so
applies, includes its council, officers, employees, servants, agents and contractors.
“‘Region of Waterloo” herein shall have a corresponding meaning.
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8) Every provision of this Agreement by which the Owner is obligated in any way shall
be deemed to include the words “at the expense of the Owner” unless otherwise
stated, including the payment of any applicable taxes including HST.

9) References herein to any statute, regulation, by-law, policy, manual or any

provision thereof includes amendments, revisions, re-enactments, consolidation
and successor thereto.

SITE SPECIFIC CONDITIONS

These conditions of draft approval of the City of Waterloo apply to Plan of Subdivision 30T-
16402, generally west of Roy Schmidt Road and north of Conservation Drive, being
legally described as:

556 Conservation Drive
Part of Lot 28, German Company Tract, designated as Part 1 on 58R-18692; City
of Waterloo; Regional Municipality of Waterloo; being all of PIN 22238-0960 (LT)

560 Conservation Drive

Part of Lot 28, German Company Tract, designated as Part 1 and 2 on 58R-13991
except Parts 1 and 6 on 58R-22223; City of Waterloo; Regional Municipality of
Waterloo; being all of PIN: 22238-0972 (LT)

576 Conservation Drive:
Part of Lot 28 German Company Tract, designated as Part 1 on 58R-18693 except
Part 2 on 58R-22223; City of Waterloo; Regional Municipality of Waterloo; being

all of PIN: 22238-0974 (LT)

(hereinafter the “Lands”).

The Draft Plan shows the following:

Blocks 1 - 20 Residential (183 — 245 units) 7.779 ha
Blocks 21 - 26 Street Townhouses (98 — 128 units) | 2.342 ha
Blocks 27 - 28 Multiple Residential (96 — 185 units) | 1.868 ha
Block 29 School 3.198 ha
Block 30 Park 1.408 ha
Blocks 31 - 32 Open Space 4.938 ha
Block 33 Stormwater Management Facility 1.173 ha
Blocks 34 - 35 Walkway 0.046 ha
Blocks 36 - 37 Trail 0.497 ha
Blocks 38 - 40 0.3 metre Reserve 0.016 ha
Block 41 Future Development 0.080 ha
Rideau River Street Municipal Street 4.781 ha
Pinery Trail Municipal Street
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Mono Cliffs Street Municipal Street
Bass Lake Street Municipal Street
Esker Lake Drive Municipal Street

Rushing River Street | Municipal Street

Roy Schmidt Road Municipal Street

GENERAL

0.0

0.1

0.2

0.3

The City’s standard conditions of subdivision approval, attached hereto as
Appendix ‘F’, shall apply to the Draft Plan and approval thereof.

Prior to undertaking any works on the Lands, and prior to final approval of Stage
1, the Owner shall submit a Staging Plan for the Lands and development thereon,
demonstrating at a minimum:
a.) how the proposed subdivision will be registered and constructed in stages;
b.) the location and sequencing of phases within each stage, as applicable;
c.) how required services and infrastructure (including utilities) will be provided
for each stage and each phase;
d.) the independent operation of each stage, including if no subsequent stage
is registered;
e.) the independent operation of each phase, including if no subsequent
phase is created;

to the satisfaction of the City’s Commissioner of Integrated Planning and Public
Works (the “Commissioner”) or his/her delegate(s).

If required by the City, prior to the final approval of each Stage, the Owner shall
enter into a subdivision agreement for the Lands, being all of the Draft Plan, to
satisfy all requirements, financial or otherwise, of the City in relation to the
development of the Lands. The subdivision agreement shall include a condition
requiring the Owner to enter into a supplementary subdivision agreement for each
stage, to satisfy all requirements, financial or otherwise, of the City in relation to
said stage. The form and content of the agreements shall be to the satisfaction of
the City’s Director of Planning and the City Solicitor.

A clause shall be included in the Subdivision Agreement indicating that in the event
a plan of condominium is applied for on any lot or block, the City may require the
Owner to enter into a development agreement with the City to satisfy all
requirements, financial or otherwise, of the City in relation to the proposed
condominium, including but not limited to:

e design of private roads, driveways, and loading areas

e active transportation infrastructure

e services (water, sanitary, stormwater), including compliance with the

Ontario Building Code
o utilities and telecommunication
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0.4

0.5

stripping of topsoil, area grading, and erosion and sediment control
stormwater management

emergency response

sustainable and energy infrastructure and facilities

parking

municipal addressing

easements

shared facilities

certifications from architects, engineers, surveyors and solicitors
common elements (including exclusive use common elements)
any other matter of municipal interest having regard to the nature and
scope of the proposed condominium

Further, the clause in the Subdivision Agreement shall provide notice to the
owner/developer of the lot or block that a plan of condominium may be denied if
compliance with the Ontario Building Code cannot be demonstrated to the
satisfaction of the City, including Section 7.1.5.4 of the Ontario Building Code
(“Separate Services”), and that the development thereon should be designed
accordingly.

The form and content of the development agreement shall be to the satisfaction of
the City’s Director of Planning and the City Solicitor.

Prior to site plan approval or the issuance of a building permit, whichever occurs
first, for any residential building on a lot/block abutting Conservation Drive
(excluding reserves), being Blocks 27 and 28 on the Draft Plan, the Owner shall
provide a final environmental noise assessment for said lot/block, in accordance
with the recommendations of the Preliminary Environmental Noise Impact
Assessment prepared by Meritech, revised October 2024. The final environmental
noise assessment shall be prepared by a qualified and licensed acoustical
engineer and shall assess transportation noise impacts on surrounding sensitive
uses. The final environmental noise assessment shall be prepared to the
satisfaction of the City and may be peer reviewed by the City at the expense of the
Owner. The Owner shall implement all recommendations of the accepted noise
impact study, and provide certification of same, to the satisfaction of the City. If
required by the City, the Owner shall enter into a development agreement with the
City to implement the requirements of the final environmental noise assessment,
said agreement to be registered on title to the applicable lot/block, at the discretion
of the City.

Prior to final approval of Stage One, and prior to any site servicing or subdivision
construction works (excluding stripping of topsoil and area grading) except as
authorized by the City’s Director of Engineering Services in writing, the Owner
agrees as follows:
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0.6

0.7

0.8

0.5.1 The segment of Beaver Creek Road from Laurelwood Drive to
Conservation Drive, and the segment of Conservation Drive from Beaver
Creek Road to the western limit of the Draft Plan, shall be reconstructed
(including the extension of municipal water, sanitary, and stormwater
services) to an urban cross section, to the satisfaction of the City’s
Director of Engineering Services.

0.5.2 Sanitary services shall be extended to the Lands to fully service the
subdivision, unless otherwise determined by the City’s Director of
Engineering Services.

0.5.3 Water services shall be extended to the Lands to fully service the
subdivision, unless otherwise determined by the City’s Director of
Engineering Services.

0.54 Stormwater services shall be extended to the Lands to fully service the
subdivision, unless otherwise determined by the City’s Director of
Engineering Services.

If required by the City, prior to final approval of Stage One, the Owner shall register
easements in favour of all interior freehold townhouse units in the subdivision to
provide for rear yard access, to the satisfaction of the City’s Director of Planning
and the City Solicitor.

The Owner may undertake the following works prior to final approval of each
Stage:
a.) any works authorized by or directed by the City’s Chief Building Official,
including as specified on a building permit;
b.) the demolition of an existing building(s) on the Lands in accordance with a
demolition permit issued by the City’s Chief Building Official,
c.) any works authorized by or directed by the City’s Director of Engineering
Services;
d.) any works authorized by or directed by the City’s Director of Transportation
Services, including in accordance with a Road Occupancy Permit;
e.) any works authorized by or directed by the City’s Fire Chief;
f.) any works associated with a Record of Site Condition, if required.

Notwithstanding Standard Subdivision Condition 4.1, the following multiple
residential blocks shall be developed in accordance with the minimum and
maximum number of dwelling units as labelled on the Draft Plan, unless otherwise
agreed to in writing by the City’s Director of Planning, and in compliance with the
applicable zoning regulations:

e Block 27 90 to 175 units

e Block 28 6 to 10 units
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0.9

0.10

0.1

A clause shall be included in the subdivision agreement that the Owner shall, at its
sole expense, construct homes / residential units on Blocks 27 and 28 of the Draft
Plan to permit the future installation of an air conditioning system by the occupants,
or supply each home / residential unit with an air conditioning system which will
allow windows and exterior doors to remain closed, to the satisfaction of the City.

The following warning clauses shall be included in every Agreement of Purchase
and Sale or rental agreement (prior to its execution) for homes / residential units
on Blocks 27 and 28 of the Draft Plan, and a clause shall be included in the
subdivision agreement regarding same:

a.) Stationary Noise:

Any warning clause(s) recommended in the accepted final environmental noise
assessment required by Condition 0.4, to the satisfaction of the City’s Director
of Planning.

b.) Road Noise:

“Purchasers/tenants are advised that sound levels due to increasing road
traffic may occasionally interfere with some activities of the dwelling
occupants as the sound levels exceed the sound level limits of the
Municipality and the Ministry of the Environment, Conservation and Parks.

This dwelling unit has been designed with the provision for adding air
conditioning at the occupant’s discretion. Installation of air conditioning by the
occupant in low and medium density developments will allow windows and
exterior doors to remain closed, thereby ensuring that the indoor sound levels
are within the sound level limits of the Municipality and the Ministry of the
Environment, Conservation and Parks.”

A clause shall be included in the subdivision agreement that, as part of a complete
building permit application and prior to building permit issuance for any home /
residential unit on Blocks 27 and 28, the Owner shall implement the
recommendations of the accepted final environmental noise assessment required
by Condition 0.4 including as applicable on the building design plans, and, prior to
occupancy, provide a written certification to the City from a professional engineer
qualified in acoustics and licensed in the Province of Ontario that all such
recommendations have been implemented and the development meets all sound
level criteria and limits of the Ministry of the Environment, Conservation, and Parks’
Publication NPC-300, to the satisfaction of the City’s Director of Planning.

LANDS TO BE CONVEYED, EASEMENTS, AND STAGE 2 ON DRAFT PLAN

1.1

The following lands shall be conveyed to the City, free of charge and clear of
encumbrances, immediately following final approval of the stage in which it is
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1.2

1.3

1.4

1.5

1.6

located as shown on the Draft Plan, unless otherwise stated, and prior to
conveyance of any other lots or blocks in the applicable stage:

1.1.1  Block 30 for municipal park purposes

1.1.2 Blocks 31 and 32 for open space purposes

1.1.3  Block 33 for stormwater management purposes

1.1.4 Blocks 34 and 35 for walkway purposes

1.1.5 Blocks 36 and 37 for trail purposes

1.1.6  Blocks 38, 39, and 40 for 0.3 metre reserve purposes
1.1.7  Block 41 for a public highway

In addition to all other easements required by the Standard Conditions of
Subdivision Approval for Subdivision 30T-16402, the following easements shall be
conveyed to the City, free of charge and clear of encumbrances, immediately
following final approval of the stage in which it is located and prior to conveyance
of any other lots or blocks in the applicable stage:

1.2.1 turning circle easements, if and as required by the City’s Director of
Engineering Services;

1.2.2 2.0 metre wide servicing easements abutting all highways (including
roads, streets, and crescents), if and as required by the City’s Director of
Engineering Services.

Blocks 3, 4, and 41 on the Draft Plan will comprise a separate stage (Stage 2).

Prior to final approval of Stage 1, a clause shall be included in the subdivision
agreement that Blocks 3, 4, and 41 shall not be developed except in conjunction
with the adjacent lands to the west, and access to this stage shall be controlled by
a 0.3 metre reserve (Block 40) along the frontage of said blocks.

Since Block 41 is intended for a future municipal road to provide access to the
adjacent lands, a clause shall be included in the subdivision agreement that Stage
2 on the Draft Plan shall not be registered until the development plans for the
adjacent lands have been submitted and approved to the satisfaction of the City’s
Director of Planning.

Prior to final approval of Stage 2, the Owner shall submit a red line revision to the
Draft Plan should the final width and alignment of Block 41 need to be adjusted
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1.7

1.8

1.9

based on the development plans for the adjacent lands, to the satisfaction of the
City’s Director of Planning.

A clause shall be included in the subdivision agreement that Block 41 shall be
dedicated to the City upon final approval of Stage 2, to the satisfaction of the City’s
Director of Planning and the City Solicitor.

Prior to final approval of Stage 1, Blocks 3, 4, and 41 shall be graded and seeded
and maintained by the Owner, at its sole expense, in a good condition, well
manicured, and in accordance with applicable law including the City’s Property
Standards By-law 2011-122 as amended from time to time, until such time that
Stage 2 has received final approval and the blocks are developed, all to the
satisfaction of the City’s Director of Engineering Services. A clause shall be
included in the subdivision agreement regarding same.

Block 3 may include a walkway block and/or emergency access block as required
for the appropriate development of the adjacent lands to the west, to the
satisfaction of the City’s Director of Planning. A clause shall be included in the
subdivision agreement that prior to final approval of Stage 2, the location,
configuration and dimensions of the walkway block and/or emergency access
block shall be determined, to the satisfaction of the City’s Director of Planning.

SERVICING AND ENGINEERING

2.1

2.2

2.3

A clause shall be included in the subdivision agreement that the design,
construction, and operation of any private water service(s) for development on the
Lands shall not create a non-municipal drinking water system(s) within the
meaning of the Safe Drinking Water Act, 2002, S.O. 2002, c.32 (the “SDWA”), as
amended from time to time.

A clause shall be included in the subdivision agreement that the design,
construction, and operation of private services (water, sanitary, and stormwater)
for development on the Lands shall comply with applicable law, including but not
restricted to the Building Code Act, 1992, S.0. 1992, ¢.23 and Section 7.1.5.4 of
the Ontario Building Code, to the satisfaction of the City’s Chief Building Official.

Prior to the final approval of Stage 1of Subdivision 30T-16402, and prior to
stripping of topsoil or area grading, the Owner shall provide and obtain acceptance
of a Final Stormwater Management Plan for the subdivision demonstrating that
pre-development infiltration recharge rates are maintained or enhanced as
outlined in the North Waterloo Scoped Subwatershed Study (the “NWSSS”), to the
satisfaction of the City’s Director of Engineering Services. A clause shall be
included in the subdivision agreement that the Owner shall comply with and
implement the said plan at its sole expense and to the satisfaction of the Director
of Engineering Services.
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24

2.5

2.6

2.7

A portion of Subdivision 30T-16402 shall be serviced by a communal stormwater
management facility (the “CSWMF”) to be constructed on part of the lands known
municipally as 570 Beaver Creek Road (formerly known as part of 580 Beaver
Creek Road), provided further that:

2.4.1 Perior to the final approval of Stage 1 and prior to the commencement of site
servicing or subdivision construction works within Draft Plan 30T-16402
(excluding stripping of topsoil and/or area grading approved by the City’s
Director of Engineering Services), the CSWMF shall be designed,
constructed (excluding landscaping works, which the Owner agrees shall
be secured through the provision of financial securities through the
applicable subdivision agreement equal to the full value of such
landscaping works) and operational in accordance with Accepted Plans and
any other plans approved by an authority having jurisdiction, all to the
satisfaction of the City’s Director of Engineering Services.

Notwithstanding anything to the contrary, where a block within Subdivision 30T-
16402 is subject to Site Plan Control pursuant to Section 41 of the Planning Act,
R.S.0. 1990, c.P.13 (the “Planning Act”), no site servicing within the block shall
be undertaken (excluding grading or topsoil removal, or works authorized by a Site
Alteration Permit) prior to the issuance of a building permit unless written
authorization has been granted for said works by the City’s Director of Engineering
Services or the City’s Chief Building Official.

Prior to final approval of each stage, if retaining walls or the like are proposed on
the Lands, the Owner shall, at its sole expense, obtain acceptance of design and
construction plans (including dimensions and materials) for such walls / structures,
to the satisfaction of the City’s Director of Engineering Services or the City’s Chief
Building Official. Said plans shall include the applicable engineering drawings for
the development of the Lands, to the satisfaction of the City’s Director of
Engineering Services. The plans shall be stamped by a qualified and licensed
professional engineer prior to submission to the City, unless otherwise directed by
the City’s Director of Engineering Services. A clause shall be included in the
subdivision agreement that the Owner shall implement said Accepted Plans to the
City’s satisfaction.

Prior to final approval of Stage 1, the Owner shall obtain acceptance of a
Comprehensive Trail Network Plan (the “CTNP”), and a clause shall be included
in the subdivision agreement that the Owner shall comply with and implement the
CTNP at its sole expense, to the satisfaction of the City’s Director of Engineering
Services. The CTNP shall include construction details for the trail network on the
Lands, to the satisfaction of the City’s Director of Engineering Services. The plan
shall include, identify and/or demonstrate:
a.) multi-use pathway (“MUP”) / multi-use trail (“MUT”) network within:
i. Blocks 30, 31, 33, 34, 35, 36, 37
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ii. the Roy Schmidt Road right-of-way east of Block 28, connecting to
Block 37 and/or to Conservation Drive

iii. the Roy Schmidt Road right-of-way east of Block 1, connecting
Rideau River Street to the existing Avon Trail along the northern edge
of the city limit;

connections to the municipal sidewalk network;

accessibility/network hierarchy distinctions

easements;

utilities and infrastructure;

) dimensions and setbacks of the trails;

) construction techniques and cross-sections;

) retaining walls and fencing;

) bollards, gates, seating and rest areas, lighting, and signage, as required.

N N N N

b
c
d
e
f.
g.
h.
i.
The Owner shall, at its sole expense, design, construct, and maintain (until the
completion of the Maintenance Period) the accepted Comprehensive Trail Network

Plan, to the satisfaction of the City’s Director of Engineering Services. A clause
shall be included in the subdivision agreement regarding same.

2.8 MUPs and MUTs within the Comprehensive Trail Network shall be designed and
constructed in accordance with the following, to the satisfaction of the City’s
Director of Engineering Services:

a.) compliance with applicable accessibility standards;

b.) compliance with the City’s Comprehensive Engineering & Landscape
Manual (“CELM”);

c.) cross slope of minimum 0.5% to maximum 2%, and a maximum running
slope of 5%, or alternative slopes accepted by the City’s Director of
Engineering Services;

d.) minimum 3.0 metre wide surface treatment acceptable to the City’s
Director of Engineering Services;

e.) with the exception of walkway blocks, a minimum setback from any
private property line of 1.5 metres, or alternative setback accepted by the
City’s Director of Engineering Services;

f.) street and trail/pathway light standards shall be situated so as not to
obstruct access to or from the trails/pathways;

g.) bollard gates, as required by the City’s Director of Engineering Services,
at all entries;

h.) locations and details of signage including MUP / MUT rules, wayfinding,
accessibility, and educational communications;

i.) where a MUP / MUT intersects a street, show the transitional node area
as per City standards with bollard gates/bollards, depressed curbs, and
trail signage;

j-) for areas of the trail network with steeper side slopes (greater than 3:1),
if required by the City’s Director of Engineering Services, the trail deck
area shall be widened to accommodate both a 3.0 metre wide
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2.10

2.1

212

2.13

trail/pathway and 1.0 metre minimum flat area on either side for user
safety;

k.) incorporate a minimum 0.5 metre wide strip of sod on both sides of the
trail/pathway with a maximum slope of 2%;

l.) a maximum 3:1 slope adjacent to MUP / MUT, or an alternate slope
acceptable to the City’s Director of Engineering Services, where it would
eliminate the need for a retaining wall;

m.)appropriate guards/edge protection where the MUP / MUT is adjacent to
a steep slope/retaining wall;

n.) accommodation for maintenance vehicles;

0.) where a retaining wall is abutting one side of the MUP / MUT, a minimum
1.0 metre separation between the back of the retaining wall and the
property line;

p.) where there are steep slopes on both sides of a MUP / MUT, plantings
on both slopes with erosion control shall be provided;

g.) all retaining walls associated with MUP / MUT must be on lands to be
conveyed to the City, or subject to an easement in favour of the City
acceptable to the City’s Director of Engineering Services.

Prior to any site servicing or subdivision construction works within any stage of
Subdivision 30T-16402, the Owner shall obtain acceptance of a Photometric Plan
for street lighting and MUP / MUT lighting applicable to such stage, to the
satisfaction of the City’s Director of Engineering Services.

Prior to the stripping of topsoil or area grading on the Lands, the Owner shall
demonstrate that the Subdivision Grading Plan(s) and Servicing Plan(s) are
coordinated and aligned (above and below grade) with the City’s Engineering
Plans for the reconstruction of Beaver Creek Road and Conservation Drive, to the
satisfaction of the City’s Director of Engineering Services.

Prior to final approval of any stage, should the City’s Director of Engineering
Services deem it necessary to secure an additional temporary construction
easement(s) to facilitate the reconstruction of Conservation Drive, or any part
thereof, the Owner shall within 30 days of receipt of a written request from the City,
convey to the City free of charge and clear of encumbrances the temporary
construction easement(s). The location and size of which shall be to the
satisfaction of the City’s Director of Engineering Services. The form and content of
all transfers and easements shall be to the satisfaction of the City Solicitor.

Prior to any site servicing or subdivision construction works (excluding grading or
topsoil removal), the Owner shall obtain acceptance of detailed plans and
supporting technical documents for proposed infiltration systems within any
highway (including road, street, and crescent) in Subdivision 30T-16402, to the
satisfaction of the City’s Director of Engineering Services. For clarity, the
acceptance or denial of such infiltration systems is at the sole discretion of the City.
If accepted by the City’s Director of Engineering Services, such infiltration systems
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2.14

2.15

2.16

217

shall be constructed in accordance with the plans and technical drawings (and with
financial securities) accepted by the City’s Director of Engineering Services. The
technical documents shall include:

a.) ongoing monitoring of the seasonally high ground water table and
groundwater mounding calculations if required by the City’s Director or
Engineering Services;

b.) during construction inspection requirements, including geotechnical
quality control, testing and reporting requirements;

c.) monitoring and operations requirements;
d.) maintenance procedures and frequency thereof.

The Owner shall, at its sole expense, design and reconstruct Roy Schmidt Road
pursuant to Condition 5.4 and to municipal standards, as amended from time to
time, coordinated with the development of Draft Plan of Subdivision 30T-17403, to
the satisfaction of the City’s Director of Engineering Services. A clause shall be
included in the subdivision agreement regarding same.

The Owner shall, at its sole expense, as part of the works required under Condition
2.14, provide services (water, sanitary, storm) to municipal standards, as amended
from time to time, coordinated with the development of Draft Plan of Subdivision
30T-17403, to the satisfaction of the City’s Director of Engineering Services. A
clause shall be included in the subdivision agreement regarding same.

The Owner shall, at its sole expense, as part of the works required under Condition
2.14, provide for the extension of utilities and telecommunication services,
coordinated with the development of Draft Plan of Subdivision 30T-17403, to the
satisfaction of the City’s Director of Engineering Services. A clause shall be
included in the subdivision agreement regarding same.

(a) Prior to final approval of Stage 1, the Owner shall comply with all of the
applicable obligations, terms and conditions set out in the following agreements to
the satisfaction of the City’s Director of Engineering Services and provide evidence
of same: (1) Beaver Creek Meadows Stormwater Drainage Swale — Cost Sharing
Agreement dated March 19, 2025, as amended from time to time; and (2) Beaver
Creek Meadows Servicing Works - Cost Sharing Agreement, as amended from
time to time, entered into by the City, the Owner and certain abutting landowners
in respect of the provision of certain Servicing Works as defined therein;

(b) The Owner shall complete the design and construction of the street boulevard
works (including multi-use pathway, street lights and landscaping) of Conservation
Drive abutting the Draft Plan, as determined by the City’s Director of Engineering
Services and excluding allocated development charges and other secured
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government funding/grants, all to the satisfaction of the City’s Director of
Engineering. A clause shall be included in the subdivision agreement regarding
same.

2.18 A clause shall be included in the subdivision agreement that, in accordance with
Standard Condition 0.5(c.), the Owner shall, at its sole expense, construct the trail
network in the accepted CTNP in accordance with:

¢ plans and technical documents accepted by the City’s Director of Engineering
Services; and
e permits issued by the GRCA (where applicable),
to the satisfaction of the City’s Director of Engineering Services. Notwithstanding
the foregoing, the City’s Director of Engineering Services may permit the
construction of the trail network in the accepted CTNP or any part thereof after the
timing specified in Standard Condition 0.5(c.), at their discretion.

2.19 A clause shall be included in the subdivision agreement that the Owner shall
indicate the locations of MUPs, MUTs and parks on sales maps, information
boards, plans, and marketing platforms (including websites) for the subdivision and
homes therein. Maps identifying the specific MUPs, MUTs and park locations shall
be prominently displayed in the sales office(s) and on the sales website(s) for new
homes in the subdivision.

2.20 Further to Standard Subdivision Condition 11.1.(g), a clause shall be included in
the subdivision agreement that the Comprehensive Fencing Plan shall indicate the
location of all temporary and permanent fencing, include all applicable details, and
include and/or demonstrate:

a.) 1.5 metre high black vinyl chain-link fencing;

b.) Turtle barrier fencing required under the Blanding’s Turtle Habitat Mitigation Plan

c.) Property demarcation posts and living fences;

d.) Erosion and sediment control fencing;

e.) Vegetation protection fencing;

f.) Any retaining walls including indications of height;

g.) Any other fencing that may be required by the City; and

h.) Be coordinated between types and extents of fencing to avoid redundancies,
unnecessary / unintended barriers, parallel/duplicate fencing.

The Comprehensive Fencing Plan shall be coordinated with the Comprehensive
Trails Network Plan, the Landscape Plan, and the Erosion and Sediment Control
Plan. The Owner shall, at its sole expense, design, install, maintain and monitor
the accepted Comprehensive Fencing Plan until the completion of the
Maintenance Period for same, to the satisfaction of the City’s Director of
Engineering Services. A clause shall be included in the subdivision agreement
regarding same.

2.21 Prior to final approval of Stage 1, the Regional Municipality of Waterloo (the
“‘Region”) shall provide written acceptance of the final Stormwater Management
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Plan to the City’s Director of Engineering Services. If the final Stormwater
Management Plan addresses matters of Regional interest, such as grading where
the Lands drain to a Regional Facility or source water protection, the Owner shall,
prior to final approval of Stage 1, enter into an agreement with the Region to secure
implementation of the Plan’s conclusions and recommendations related to the
matter(s) of Regional interest, to the satisfaction of the City’s Director of
Engineering Services.

ENVIRONMENT

3.1

3.2

3.3

A clause shall be included in the subdivision agreement that, prior to the removal
of any trees on the Lands in accordance with the accepted Tree Saving and
Protection Plan, all trees shall be reviewed and assessed for bird nests/potential
bat roosting habitat in accordance with the Endangered Species Act and Migratory
Birds Convention Act.

Garbage and Debris

Prior to final approval of Stage 1, the Owner shall remove all debris and garbage
from Blocks 31 and 32, to the satisfaction of the City’s Commissioner of Integrated
Planning and Public Works or his/her delegate(s).

Stormwater Management Facility (Block 33)

3.3.1 After construction and prior to assumption of the stormwater management
facility in Stage 1 of Draft Plan of Subdivision 30T-16402, the Owner shall
prepare an operations maintenance plan for the stormwater management
facility, to the satisfaction of the City, the Grand River Conservation
Authority (the “GRCA”), and the Ministry of the Environment, Conservation
and Parks (the “MECP”).

3.3.2 The maintenance plan required in Condition 3.3.1 shall specify that in-water
maintenance work should not be undertaken between May 1 and August 31
to ensure no negative impact to Blanding’s Turtle.

3.3.3 Notwithstanding Condition 3.3.2, where maintenance work cannot be
avoided, wildlife salvage shall be implemented immediately prior to the
maintenance work commencing, to the satisfaction of the Ministry of the
Environment, Conservation and Parks and the City.

3.3.4 The Owner shall prepare Standard Operating Procedures (the “SOP”) for
the opening and closing of the winter bypass valve for the stormwater
management facility in Stage 1 of Draft Plan of Subdivision 30T-16402, to
the satisfaction of the City’s Director of Engineering Services. The SOP
shall consider water quality and quantity data and/or seasonal conditions to
optimize the timing of the seasonal valve operations.
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3.4

A clause shall be included in the subdivision agreement regarding the foregoing.

Prior to the stripping of topsoil, area grading, land clearing, earthen works,
servicing works, infrastructure works, tree removal, and final approval of Stage 1,
the Owner shall, at its sole expense, implement the fencing required by the
Blanding’s Turtle Habitat Mitigation Plan as approved, to the satisfaction of the
Ministry of the Environment, Conservation and Parks and the City’s Commissioner
of Integrated Planning and Public Works or his/her delegate(s). The
implementation of the Blanding’s Turtle Habitat Mitigation Plan shall be
coordinated with the City’s road reconstruction works, to the satisfaction of the
City’s Commissioner of Integrated Planning and Public Works or his/her
delegate(s).

PLANNING, URBAN DESIGN, SCHOOL, AND WATER DISTRIBUTION

4.1

4.2

4.3

4.4

4.5

Prior to final approval of each stage, the Owner shall, at its sole expense, provide
a draft registered plan for review and acceptance by the City’s Director of Planning.

Prior to the final approval of Stage One, the Owner shall, at its sole expense,
prepare Urban Design Guidelines for the Lands (the “UDG”), to the satisfaction of
the City’s Director of Planning.

A clause shall be included in the subdivision agreement that the Lands and all
buildings therein shall conform to and implement the accepted UDG, unless
otherwise agreed to by the City’s Director of Planning.

The UDG shall, demonstrate consistency with the urban design policies of the
Beaver Creek Meadows District Plan (the “District Plan”), including:

o foster design continuity within the subdivision;

e create an architectural vision and design objectives for the subdivision and

buildings therein;

e assist future owners through the site plan process;
create a common design vocabulary and standard for the subdivision and
buildings therein;
identify and protect / enhance significant focal points and views / vistas;
establish design guidelines for above-grade utilities;
foster high quality urban design and building architecture;
foster connectivity; and
foster well designed and attractive streetscapes.

As part of a site plan application pursuant to Section 41 of the Planning Act, R.S.O.
1990 c.P.13, the Owner shall, at its sole expense, submit an Urban Design Brief
to the City for acceptance by the City’s Director of Planning. The Urban Design
Brief shall demonstrate how the proposed development is consistent with the UDG
and the District Plan, to the satisfaction of the City’s Director of Planning.
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4.6

4.7

4.8

4.9

4.10

4.1

412

4.13

4.14

4.15

Development on the Lands shall conform to the accepted Urban Design Brief, to
the satisfaction of the City’s Director of Planning. A clause shall be included in the
subdivision agreement regarding same.

Upon final approval of Stage 1, the Owner shall convey parkland to the City in
accordance with Standard Condition 5.1, being Block 30 on the Draft Plan, all to
the satisfaction of the City.

Prior to final approval of Stage 1, an elementary school site (the “School Site”)
shall be set aside and designated in the subdivision for school purposes, being
Block 29 on the Draft Plan, which is approximately 3.198 hectares.

The School Site shall be developed and registered as part of Stage 1 and
concurrent with the registration of ‘Rushing River Street’, ‘Esker Lake Drive’ and
Block 30 (Park) adjacent to the School Site.

Prior to final approval of Stage 1, the Waterloo Region District School Board
(“WRDSB?”) shall advise the City’s Director of Planning in writing that satisfactory
arrangements regarding the adequate provision and distribution of educational
facilities have been made between the Owner and the WRDSB.

Prior to final approval of Stage 1, the Owner shall submit to the satisfaction of the
Waterloo Region District School Board appropriate soil and environmental
investigations, site grading plans, stormwater management plans, site servicing
plans (sanitary, water and utilities) and archaeological investigations and pipeline
details (if necessary). In the event of an identified concern, the WRDSB may
commission its own studies at the cost of the Owner.

Prior to final approval of Stage 1, the Owner shall certify that all properties to be
conveyed to the Waterloo Region District School Board are free of contamination.

Prior to final approval of Stage 1, the Owner shall submit to the Waterloo Region
District School Board for review a copy of the final engineering plans as approved
by the City, which indicates the storm drainage system that will service the School
Site and the overall grading plans for the complete subdivision area.

As part of subdivision area grading, the Owner shall area grade the School Site to
the satisfaction of the Waterloo Region District School Board and the City’s
Director of Engineering Services, to ensure that it meets the grades of adjacent
lots/blocks.

The Owner shall obtain written permission from the Waterloo Region District
School Board prior to stripping any topsoil or placing any fill on the School Site.

If, prior to final approval of Stage 1, the Waterloo Region District School Board
elects to waive its interest in the School Site, the Waterloo Catholic District School
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4.16

417

4.18

4.19

4.20

4.21

4.22

4.23

4.24

Board, Conseil Scolaire Viamonde, and/or Conseil Scolaire Catholique MonAvenir
shall be given the opportunity to acquire the School Site, subject to the same terms
and conditions of approval as the WRDSB, unless such school gives notification
in writing that its interest in the School Site has similarly been waived. All waivers
shall be to the Owner and the City’s Director of Planning.

That prospective purchasers and renters/occupants within the subdivision be
advised that, notwithstanding the designation of a School Site, there is no
assurance or guarantee: (i) that a school will be constructed; (ii) if a school is to be
constructed, the timing of said school construction; and (iii) that elementary school
accommodation will be provided within the subdivision or any part thereof. A clause
shall be included in the subdivision agreement regarding same.

Prior to the occupancy of a school on the School Site, that active transportation
facilities to the School Site shall be constructed to ensure safe off-street travel
options for school attendees and employees, to the satisfaction of the City’s
Director of Engineering Services. A clause shall be included in the subdivision
agreement regarding same.

Prior to final approval of Stage 1, Student Transportation Services of Waterloo
Region (“STSWR”) shall be contacted to provide any relevant comments on
transportation requirements, including school vehicle routes and infrastructure
needs (including pedestrian facilities), and requests for student travel plans to area
schools. The registration shall address the comments as appropriate, to the
satisfaction of the City’s Director of Planning.

Prior to final approval of Stage 1, the Owner shall provide the WRDSB with a digital
file of the plan of subdivision in either ArcGIS Shapefile, ArcGIS File Geodatabase,
or AutoCAD Drawing format containing parcel fabric and street network.

Prior to final approval of Stage 1, the WRDSB shall advise the City’s Director of
Planning in writing that Conditions 4.7 through 4.19 have been satisfied.

Prior to the issuance of a building permit on the School Site, the Owner shall
complete a Salt Management Plan for the school block (Block 29), to the
satisfaction of the Regional Municipality of Waterloo.

Prior to the issuance of a building permit on the School Site, the Owner shall
complete a detailed water distribution report with confirmed fire flow values for the
school block (Block 29), to the satisfaction of the Regional Municipality of Waterloo.

Prior to the issuance of a building permit on Block 27, the Owner shall complete a
detailed water distribution report with confirmed fire flow values for Block 27, to the
satisfaction of the Regional Municipality of Waterloo.

Prior to the issuance of a building permit on Block 28, the Owner shall complete a
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detailed water distribution report with confirmed fire flow values for Block 28, to the
satisfaction of the Regional Municipality of Waterloo.

TRANSPORTATION

5.1

5.2

5.3

If an amendment to the Draft Plan is advanced by the Owner that has the effect of
changing the traffic assumptions that would result in a material increase in the
traffic generated by the subdivision or amend the road pattern as set out in the
Draft Plan, the Owner agrees to submit an updated Transportation Assessment
(“UTA”) if required by the City’s Director of Transportation Services in accordance
with terms of reference to be approved by the City’s Director of Transportation
Services, as part of the application to amend the Draft Plan. A clause shall be
included in the subdivision agreement regarding same.

Where an UTA is required pursuant to Condition 5.1, the following shall apply:

5.2.1 prior to updating the Transportation Assessment, the terms of reference
for the study shall be accepted by the City’s Director of Transportation
Services;

522 the Owner shall obtain acceptance of the UTA from the City’s Director of
Transportation Services prior to the servicing of that stage of the Draft
Plan that has been amended, or where servicing has occurred in
accordance with timing specified by the City’s Director of Transportation
Services;

523 the Owner shall, at its sole expense, implement the recommendations of
the accepted UTA, to the satisfaction of the City’s Commissioner of
Integrated Planning & Public Works or his/her delegate(s); and,

524 the timing of implementation of the accepted UTA as specified in
Condition 5.2.3 shall be to the satisfaction of the City’s Commissioner of
Integrated Planning & Public Works or his/her delegate(s).

A clause shall be included in the subdivision agreement regarding same.

Highways (including roads, streets and crescents) within Subdivision 30T-16402
and Roy Schmidt Road shall be designed and constructed by the Owner, at its
sole expense, to the satisfaction of the City’s Director of Engineering Services.
Without restricting the generality of the foregoing, this shall include:

5.3.1 Rideau River Street on the Draft Plan, an 18 metre wide highway
allowance to City standards and specifications, with a 1.8 metre wide
sidewalk on both sides of the road.

5.3.2 Pinery Trail on the Draft Plan,
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5.3.3

5.3.4

5.3.5

5.3.6

5.3.7

5.3.8

5.3.9

i. a 20 metre wide highway allowance from Roy Schmidt Road to
Esker Lake Drive with a 1.8 metre wide sidewalk on both sides of
the road, and

i. an 18 metre wide highway allowance from Esker Lake drive to
Rideau River Street with a 1.8 metre wide sidewalk on both sides
of the road,

to City standards and specifications.

Mono Cliffs Street on the Draft Plan, an 18 metre wide highway allowance
to City standards and specifications, with a 1.8 metre wide sidewalk on
both sides of the road.

Bass Lake Street on the Draft Plan, an 18 metre wide highway allowance
to City standards and specifications, with a 1.8 metre wide sidewalk on
both sides of the road.

Rushing River Street on the Draft Plan, an 18 metre wide highway
allowance to City standards and specifications, with a 1.8 metre wide
sidewalk on both sides of the road.

Esker Lake Drive on the Draft Plan:

i. a 20 metre wide highway allowance from Conservation Drive to
Pinery Trail with a 1.8 metre wide sidewalk on the east side of the
road and a 3.0 metre wide asphalt MUP along the west side of the
road, and

i. an 18 metre wide highway allowance from Pinery Trail to Rideau
River Street with a 1.8 metre wide sidewalk on both sides of the
road,

to City standards and specifications.

Roy Schmidt Road on the Draft Plan (including the adjacent lands as
specified in Condition 5.4), coordinated with the development of Draft Plan
of Subdivision 30T-17403 including cost sharing, on the east side of Blocks
17,18, 19, 20, 23, 28 and 35, an 18 metre wide highway allowance to City
standards and specifications with a 1.8 metre wide sidewalk on both sides
of the road.

All turning circles shall be designed to City standards and specifications,
and an easement granted over any private lands containing all or part of a
turning circle for municipal highway and servicing purposes to the
satisfaction of the City Solicitor.

All intersections shall be designed with daylight triangles in accordance
with TAC guidelines, and in accordance with applicable standards and
specifications of the City, to the satisfaction of the City’s Director of
Transportation Services.

A clause shall be included in the subdivision agreement regarding same.
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54

5.5

5.6

5.7

5.8

The Owner agrees to design and construct the segment of Roy Schmidt Road,
including associated servicing and infrastructure (including sidewalks and MUPs),
to the east of the Draft Plan between Conservation Drive and the city limit, in
accordance with municipal standards and to the satisfaction of the City’s Director
of Planning and the City’s Director of Engineering Services. The total cost of this
segment of Roy Schmidt Road, including the design and construction of same,
shall be borne equally (50% each) by the Owner (Subdivision 30T-16402) and the
owner of Plan of Subdivision 30T-17403, unless otherwise agreed to in a legally
binding and executed cost sharing agreement between the parties. Prior to final
approval of Stage 1, the Owner shall provide a final executed copy of such
agreement to the City’s Director of Engineering Services.

Prior to the issuance of building permits on Blocks 19, 20, 23, and 28, the segment
of Roy Schmidt Road abutting said Blocks to Pinery Trail shall be designed and
constructed in accordance with Condition 5.4, and in accordance with municipal
standards and specifications, to the satisfaction of the City’s Director of
Engineering Services. A clause shall be included in the subdivision agreement
regarding same.

The improvements to and construction of Roy Schmidt Road required in Condition
5.4 shall include the design and construction of a multi-use path / multi-use trail
(including associated landscaping) within the portion of Roy Schmidt Road labelled
as ‘Trail’ on the Draft Plan, east of Blocks 28, and through Block 37 on the Draft
Plan. The multi-use path / multi-use trail (including associated landscaping) shall
be in accordance with municipal standards and specifications, to the satisfaction
of the City’s Director of Engineering Services. The total cost of the works shall be
as specified in Condition 5.4.

The improvements to and construction of Roy Schmidt Road required in Condition
5.4 shall include the design and construction of a multi-use path / multi-use trail
(including associated landscaping) within the portion of Roy Schmidt Road
between Rideau River Street and the northern limit of the City of Waterloo. The
multi-use path / multi-use trail (including associated landscaping) shall be in
accordance with municipal standards and specifications, to the satisfaction of the
City’s Director of Engineering Services. The total cost of the works shall be as
specified in Condition 5.4 excluding any allocated municipal capital funding,
development charge funding, and/or other government funding/grants.

Prior to the issuance of final Site Plan Approval for Block 27 on the Draft Plan, if
deemed appropriate by the City’s Director of Planning for reasons of enhanced
pedestrian movement, the Owner shall grant to the City, free of charge and clear
of encumbrances, an easement to connect a multi-use trail or sidewalk between
Conservation Drive and Rushing River Street. The form and content of the
easement shall be to the satisfaction of the City Solicitor. The design, location and
configuration of the easement shall be to the satisfaction of the City’s Director of
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5.9

5.10

5.1

5.12

Planning, having regard to minimizing impacts on the development of Block 27. A
clause shall be included in the subdivision agreement regarding same.

Prior to final approval of each stage, the Owner shall provide a Traffic Calming
Plan for the Draft Plan, to the satisfaction of the City’s Director of Transportation
Services. The Owner shall, at its sole expense, implement the accepted Traffic
Calming Plan, to the satisfaction of the City’s Director of Transportation Services.

In alignment with Standard Condition 12.4, prior to final approval of each stage,
the Owner shall provide a Driveway Location Plan to the satisfaction of the City’s
Director of Engineering Services in consultation with the City’s Director of
Transportation Services. The required Driveway Location Plan shall:

5.10.1 minimize or eliminate conflicts between driveways;

5.10.2 minimize or eliminate driveways at / near the curves of roads, unless
otherwise agreed to by the City’s Director of Engineering Services and
the City’s Director of Transportation Services; and

5.10.3 maximize the availability of on-street parking and street tree planting.

The Owner shall, at its sole expense, implement the accepted Driveway Location
Plan, and require all builders in the subdivision to implement the accepted
Driveway Location Plan, to the satisfaction of the City’s Director of Engineering
Services. A clause shall be included in the subdivision agreement regarding same.

At the discretion of the City, the location, alignment, and configuration of driveways
on the accepted Driveway Location Plan may be adjusted through detailed site
design, to the satisfaction of the City’s Commissioner of Integrated Planning and
Public Works or his/her delegate(s).

Decorative street lights shall only be installed in locations accepted by the City’s
Director of Engineering Services and the City’s Director of Transportation Services,
and such requests may be denied at the respective Director’s sole discretion.

5.12.1 If decorative street lights are permitted by the City, the Owner shall pay a
one-time fee for future maintenance or replacement of said lighting. The
fee shall be paid to the City prior to installation of said lighting, in the amount
calculated as 10% of the decorative lighting cost (including poles, fixtures,
and base) by the City’s Director of Engineering Services or a minimum of
$30,000.

5.12.2 All lighting, including decorative street lighting, shall conform to the standard
drawings and materials in the City’s Comprehensive Engineering and
Landscape Manual (CELM), and the Photometric Plan required in Condition
2.10.
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5.13

5.14

5.15

5.16

If any subdivision entrance features or identification features are proposed for the
subdivision, the Owner shall not install such features within an existing or proposed
municipal highway right-of-way without prior written approval from the City’s
Commissioner of Integrated Planning and Public Works. A clause shall be included
in the subdivision agreement regarding same.

Any open sides of road allowances created by the subdivision shall be terminated
with a 0.300 metre reserve, including Blocks 38, 39, and 40 on the Draft Plan.

The Owner shall, at its sole expense, arrange for the erection of permanent street
name signs, emergency access signs, and traffic control signs and devices, as
required to implement the subdivision, to the satisfaction of the City’s Director of
Transportation Services.

Prior to final approval of stage 1, the Owner shall enter into a registered
development agreement with the Regional Municipality of Waterloo to provide
sufficient funds for three (3) transit landing pads, to the satisfaction of the Regional
Municipality of Waterloo.

PRIOR TO EXECUTION OF AN AGREEMENT OF PURCHASE AND SALE OR
RENTAL AGREEMENT

6.1

The following warning clauses shall be included in every Agreement of Purchase
and Sale or rental agreement (prior to its execution) for all residential units in the
subdivision:

6.1.1 “Despite the best efforts of the Waterloo Region District School Board
(WRDSB), accommodation in nearby facilities may not be available for all
anticipated students. You are hereby notified that students may be
accommodated in temporary facilities and/or bussed to a school outside
the area, and further, that students may, in future, be transferred to another
school. Purchasers and occupants are advised to contact the Waterloo
Region District School Board and the Waterloo Catholic District School
Board directly regarding school attendance boundaries.”

6.1.2 “For information on which schools are currently serving this area, contact
the WRDSB Planning Department at 519-570-0003 ext. 4419, or email
planning@wrdsb.ca. Information provided by any other source cannot be
guaranteed to reflect current school assignment information.”

6.1.3 “To limit liability, public school buses operated by the Student
Transportation Services of Waterloo Region (STSWR), or its assigns or
successors, will not travel on privately owned or maintained right-of-ways
to pick up students, and potential busing students will be required to meet
the bus at a congregated bus pick-up point."
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6.1.4 “Bicycle lanes may be installed along certain roads within the subdivision
to provide cycling connections within the area. On-street parking is
prohibited along street frontages containing bicycle lanes.”

6.1.5 “Block 27 and Block 28 on Draft Plan of Subdivision 30T-16402 are
planned for multi-unit residential development, such as townhouses,
stacked townhouses, multiple unit residential buildings, and low-rise
apartment buildings.”

6.1.6 “Development in this subdivision is required to conform to an accepted
Staging Plan and Urban Design Guidelines, to the satisfaction of the City
of Waterloo, which may be amended from time to time.”

6.1.7 “Development in this subdivision may be constructed in stages and
phases, meaning the construction and provision of certain facilities,
amenities and parkland may occur after occupancies at an unspecified
time, or not at all should a subsequent stage or phase not proceed.”

6.1.8 “Prospective purchasers and tenants within the subdivision are advised
that due to the proximity of the neighbouring farming operations to the
north, your property may experience farming related noises and odours
from time to time that may cause concern to some individuals.”

CLEARANCES

71

7.2

7.3

7.4

That prior to the signing of the final plan by the City’s Director of Planning, the City
is to be advised by the Waterloo Regional District School Board that Standard
Condition 8.4 and Site Specific Condition 4.20 have been carried out to their
satisfaction with a brief but complete statement detailing how each condition has
been satisfied.

That prior to the signing of the final plan by the City’s Director of Planning, the City
is to be advised by the Waterloo Catholic District School Board that Standard
Condition 8.3 and Site Specific Condition 4.15 have been carried out to their
satisfaction with a brief but complete statement detailing how each condition has
been satisfied.

That prior to the signing of the final plan by the City’s Director of Planning, the City
is to be advised by the Grand River Conservation Authority that Standard
Conditions 6.1, 11.1 and 11.7 and Site Specific Condition 3.3 have been carried
out to their satisfaction with a brief but complete statement detailing how each
condition has been satisfied.

That prior to the signing of the final plan by the City’s Director of Planning, the City
is to be advised by Canada Post that Standard Condition 8.1 has been carried out
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to their satisfaction with a brief but complete statement detailing how each
condition has been satisfied.

7.5  That prior to the signing of the final plan by the City’s Director of Planning, the City
is to be advised by Enbridge that Standard Condition 12.13.3 has been carried out
to their satisfaction with a brief but complete statement detailing how each
condition has been satisfied.

7.6 That prior to the signing of the final plan by the City’s Director of Planning, the City
is to be advised by Enova that that Conditions 8.2 and 12.12 have been carried out
to their satisfaction with a brief but complete statement detailing how each
condition has been satisfied.

7.7  That prior to the signing of the final plan by the City’s Director of Planning, the City
is to be advised by a telecommunications provider that Conditions 8.5 and 12.13
have been carried out to their satisfaction with a brief but complete statement
detailing how each condition has been satisfied.
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APPENDIX ‘F’ — Standard Conditions of Subdivision Approval

CITY OF WATERLOO
STANDARD CONDITIONS OF SUBDIVISION APPROVAL
DRAFT PLAN OF SUBDIVISION 30T-16402
(2115881 ONTARIO LIMITED)

(Any condition with a strikethrough is deleted with respect to this subdivision)

These conditions of draft approval of the City of Waterloo apply to Plan of Subdivision 30T-
16402, generally west of Roy Schmidt Road and north of Conservation Drive, being
legally described as

556 Conservation Drive
Part of Lot 28, German Company Tract, designated as Part 1 on 58R-18692; City
of Waterloo; Regional Municipality of Waterloo; being all of PIN 22238-0960 (LT)

560 Conservation Drive

Part of Lot 28, German Company Tract, designated as Part 1 and 2 on 58R-13991
except Parts 1 and 6 on 58R-22223; City of Waterloo; Regional Municipality of
Waterloo; being all of PIN: 22238-0972 (LT)

576 Conservation Drive:

Part of Lot 28 German Company Tract, designated as Part 1 on 58R-18693 except
Part 2 on 58R-22223; City of Waterloo; Regional Municipality of Waterloo; being
all of PIN: 22238-0974 (LT)

(hereinafter the “Lands”).

For the purposes of these conditions of draft approval, “accepted” in the context of
technical plans, drawings, reports, tenders, and contracts means the City of Waterloo’s
written acknowledgement that such plans, drawings, reports, tenders, and contracts
sufficiently satisfy the City’s requirements and standards to allow for land development
and related works to be undertaken in accordance with such plans, drawings, reports,
tenders, and contracts, and subject to compliance with conditions applied thereto by the
City. Accepted shall not mean the “receipt” of such plans, drawings, reports, tenders, and
contracts by the City. Acceptance, accept and accepted in the context of technical plans,
drawings and reports shall have a corresponding meaning.

STANDARD CONDITIONS

0.1 Where there is any conflict or inconsistency between these Standard Conditions
and the City’s Site Specific Conditions for Draft Plan of Subdivision 30T-16402 (the
“‘Draft Plan”), or where the Site Specific Conditions provide more specific direction,
the Site Specific Condition shall prevail in relation to the conflict or inconsistency
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0.2

0.3

0.4

0.5

unless the Site Specific Condition or part thereof is waived by the City’s Director
of Planning.

Prior to undertaking any works on the Lands or any part thereof including but not
restricted to the installation of site services and infrastructure for the subdivision,
and prior to final approval, the Owner shall enter into a standard subdivision
agreement (hereinafter the “Subdivision Agreement”) with The Corporation of
the City of Waterloo (the “City”) to satisfy all requirements, financial or otherwise,
of the City for the Draft Plan. The Subdivision Agreement shall include terms,
conditions, standards, requirements, obligations and covenants related to the
provision of roads, installation of services, drainage, staging of development,
standards of development, financial considerations and securities, legal matters,
insurance, and any other and further conditions set out as part of the approval of
the Draft Plan, to the satisfaction of the City. A copy of the Subdivision Agreement
shall be provided to the Regional Municipality of Waterloo.

The form and content of the Subdivision Agreement shall be to the satisfaction of
the City’s Director of Planning and the City Solicitor.

Prior to the execution of the Subdivision Agreement, the Owner shall prepare a
schedule detailing all works necessary to provide complete services and
infrastructure for the Draft Plan, in accordance with City subdivision standards and
procedures, and in accordance with the general specifications and conditions
designated by the City and any other authority having jurisdiction (hereinafter
“Schedule ‘B’” to the Subdivision Agreement). The Owner shall undertake and
pay for the works referred to as “Estimated Subdivider Cost” designated in a
column set forth in Schedule ‘B’, and construct the said works in accordance with
the standards and procedures for such a project and the general specifications of
the City, to the satisfaction of the City’s Director of Engineering Services. Schedule
‘B’ shall form an integral part of the Subdivision Agreement. The form and content
of Schedule ‘B’ shall be to the satisfaction of the City’s Director of Engineering
Services.

The Subdivision Agreement shall contain a schedule detailing: (1) the installation
timing and sequencing for services, infrastructure, and surface works; and (2) the
calculation and payment timing for development charges (hereinafter “Schedule
‘C’” to the Subdivision Agreement). The form and content of Schedule ‘C’ shall be
to the satisfaction of the City’s Director of Engineering Services and the City’s Chief
Financial Officer.

For the Draft Plan:

a.) The works referred to as “Underground Services to Base Asphalt” designated
in a column set forth in Schedule ‘B’ shall commence within two (2) years of
the execution date of the Subdivision Agreement containing the Schedule ‘B’,
unless otherwise agreed to by the City’s Director of Engineering Services.
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0.6

0.7

0.8

b.) The works referred to as “Underground Services to Base Asphalt” designated
in a column set forth in Schedule ‘B’ shall be completed within twelve (12)
months of the commencement of installation, unless otherwise agreed to by
the City’s Director of Engineering Services.

c.) The works referred to as “Surface Works” designated in a column set forth in
Schedule ‘B’ shall be constructed and completed according to a timeline
provided by the City’s Director of Engineering Services, but not in excess of
four (4) years commencing on the date of commencement of the works
referred to as “Underground Services to Base Asphalt” in Schedule ‘B’ of the
Subdivision Agreement. The City’s Director of Engineering Services may
extend the four (4) year time period to complete “Surface Works” where the
Owner is diligently working towards completing the surface works within the
four (4) year period but additional time is warranted, as determined by the
City’s Director of Engineering Services.

d.) Development Charges will be calculated in accordance with the City’s
Development Charge By-law and any amendments thereto, and paid
immediately prior to the issuance of a building permit at one hundred percent
(100%) of the applicable development charge rate, unless otherwise directed
by applicable law including the City’s Development Charge By-law.

The Subdivision Agreement shall include a schedule detailing grading and
drainage requirements for landowners in the subdivision (hereinafter “Schedule
‘D’” to the Subdivision Agreement). The form and content of Schedule ‘D’ shall be
to the satisfaction of the City’s Director of Engineering Services.

On corner lots, the flankage building fagade elevation shall contain the same
exterior finishes and architectural details as the front building fagcade elevation, to
the satisfaction of the City’s Director of Planning. The foregoing may include wrap-
around porches, windows, doors and roof lines to maintain architectural continuity
to the streetscape.

Development on the Lands shall comply with applicable zoning by-laws, to the
satisfaction of the City’s Director of Planning.

FINANCIAL

1.1

Letter of Credit

1.1.1 Prior to undertaking any works on the Lands or any part thereof including
but not restricted to the installation of site services and infrastructure for the
subdivision, and prior to final approval, the Owner shall provide to the City
financial securities for the subdivision in the form of an irrevocable standby

Council Meeting Page 111 of 171 July 14, 2025



73 Integrated Planning & Public Works

letter of credit (hereinafter the “Letter of Credit”). The Letter of Credit shall
be from an approved financial institution acceptable to the City, in a form
and with content acceptable to the City’s Chief Financial Officer, and in an
amount equal to one hundred percent (100%) of the cost of the works
referred to as “Underground Services to Base Asphalt” as set forth in the
column designated “Estimated Subdivider Cost” in Schedule ‘B’, or such
higher amount as determined by the City’'s Commissioner of Integrated
Planning & Public Works to fully indemnify the City against all subdivision/
development and related costs for which the Owner is responsible in relation
to the Draft Plan. The Letter of Credit shall be security for matters including:

e subdivision services, infrastructure, works, and covenants and
obligations for which the Owner is responsible in relation to the Draft
Plan; and

¢ financial obligations of the Owner in relation to the Draft Plan.

Wherever a Letter of Credit is required to be filed with the City, the Owner
may deposit with the Chief Financial Officer, a bank draft, certified cheque,
or bond pursuant to O. Reg. 461/24 in an amount equal to the Letter of
Credit and such deposit shall be held by the City as financial securities to
indemnify the City against subdivision/development and related costs for
which the Owner is responsible in relation to the Draft Plan, provided that
no interest shall be payable on any such deposit and the deposit amount
and terms are acceptable to the Chief Financial Officer and the City Solicitor.

1.1.2 The Letter of Credit shall provide the City with full security to cover the cost
of all uncompleted works and unpaid costs of the Owner at all times during
the development of the Lands and throughout the Maintenance Period as
described in Condition 2.1 herein (the “Maintenance Period”).

1.1.3 Where the Owner does not satisfy its/their obligations in relation to the Draft
Plan, the City may draw down / on the Letter of Credit in part or in full to
satisfy said obligations and any other amounts that are overdue or owing
from the Owner to the City in relation to the Draft Plan, together with interest
thereon at fifteen percent (15%) per annum. Where the Letter of Credit is
drawn down / on, the Owner shall replace or increase the Letter of Credit to
its original value (being the amount prior to the said draw) within fifteen (15)
business days of receiving notice of the said draw.

1.1.4 Subject to the approval of the City’s Chief Financial Officer and the City’s
Director of Engineering Services, and at the discretion of the City, the Letter
of Credit may be reduced to fifteen percent (15%) of the value of the
completed works plus one hundred percent (100%) of the value of the
uncompleted works plus one hundred percent (100%) of any amount that is
overdue or owing from the Owner to the City in relation to the Draft Plan (the
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“Retained LC”). In no case shall less than fifty thousand dollars ($50,000)
be retained.

1.1.5 The Letter of Credit shall not be reduced as set forth in Condition 1.1.4 until:

a.) the Owner’s consulting engineer has certified to the City’s Director of
Engineering Services that the works, services and infrastructure for
the Draft Plan are substantially complete as defined in the
Construction Act, R.S.0. 1990, c. C.30 or successor thereto (the
“Construction Act”);

b.) all required statutory declarations and advertising under the
Construction Act have been completed; and,

c.) all of the work has been paid for and no person has filed a lien claim
within the prescribed periods under the Construction Act,

(the “Certification Date”), and the Owner has submitted a written request
to the City’s Director of Engineering services for said reduction.

1.1.6 The Retained LC shall be held by the City following the Certification Date
for the entire Maintenance Period to indemnify the City against the cost of
any:

a.) required maintenance, replacement, repair and/or restoration of
completed subdivision works (including subdivision services and/or
infrastructure);

b.) uncompleted subdivision works; and

c.) any amount that is overdue or owing from the Owner to the City in
relation to the Draft Plan.

1.1.7 Prior to the installation of “Surface Works” as set forth in the column
designated “Estimated Subdivider Cost” in Schedule ‘B’, the Letter of Credit
deposited with the City shall be increased to fully indemnify the City against
all costs related to the installation of said Surface Works, to the satisfaction
of the City’s Director of Engineering Services.

1.1.8 Prior to undertaking any works for subsequent stages or phases of the Draft
Plan (if any), the Letter of Credit deposited with the City shall be increased
to fully indemnify the City against all costs related to the development of the
subsequent stage(s) or phase(s) of the Draft Plan, to the satisfaction of the
City’s Director of Engineering Services.

1.2 Estimated Subdivider Costs
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The Owner shall install and pay for the works referred to as “Estimated Subdivider
Cost” designated in a column set forth in Schedule ‘B’, and such installation shall
be within the time limits set out in Schedule ‘C’, to the satisfaction of the City. The
works shall be undertaken, constructed and installed:

a.) in accordance with applicable law, including applicable by-laws, statutes
and regulations;

b.) in a good workmanlike manner by persons qualified and licensed to
undertake such works;

c.) in accordance with the engineering drawings and plans accepted by the
City;

d.) in accordance with tender and contract documents accepted by the City;
and,

e.) to the satisfaction of the City.
1.3  Update Schedule ‘B’

If requested by the City’s Director of Engineering Services, the Owner shall
forthwith update Schedule ‘B’ to the satisfaction of the City’s Director of
Engineering Services. If the City’s Director of Engineering Services determines
that the Letter of Credit posted by the Owner for the Draft Plan is insufficient to
fully indemnify the City against the costs set out in the updated Schedule ‘B’, the
Owner shall forthwith increase the Letter of Credit to fully indemnify the City against
the costs set out in the updated Schedule ‘B’, to the satisfaction of the City’s
Director of Engineering Services and the City’s Chief Financial Officer.

1.4  Additional City Charges

The Owner shall pay standard City charges for services and works performed by
the City, including but not restricted to site engineering inspections, valve
inspections/operations, and street signs. The Owner shall pay the said charges
within thirty (30) days of being invoiced by the City, unless the works are carried
out by the Owner under the authorization of the City and to the satisfaction of the
City.

1.5 Engineering Fee
The Owner shall pay the City’s Engineering Fee being five percent (5%) of the cost
of the works referred to as “Estimated Subdivider Cost” designated in a column set

forth in Schedule ‘B’ for engineering and administration costs incurred by the City.
Two percent (2%) shall be paid at first submission of engineering drawings and the
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remaining three percent (3%) shall be paid at final submission of engineering
drawings.

1.6  Agreement Compliance and Implementation Costs

The Owner shall pay one hundred percent (100%) of the cost to comply with and
implement the Subdivision Agreement and any supplementary agreement(s)
thereto, unless otherwise stated in the said agreements and excluding allocated
municipal capital funding, development charge funding, and/or other government
funding/grants.

1.7 Cost of Subdivision Works

The Owner shall pay one hundred percent (100%) of the cost of all subdivision,
grading, drainage, stormwater, servicing, utility, telecommunication, infrastructure,
parks, trails, and open space works (including design, installation and construction)
required to develop the Lands and the Draft Plan, excluding any allocated
municipal capital funding, development charge funding, and/or other government
funding/grants. The said works shall include, but not be restricted to, sanitary
sewers, drainage works, storm sewers, watermains, valves, hydrants,
underground structures, all electrical distribution apparatus, lighting apparatus,
pipes, pedestals and transformers, driveway ramps, streets, pavements, curbs,
gutters, walkways, trails, bridges, fences in public right-of-ways, boulevard
landscaping (including trees), street name signs, traffic control signs, sidewalks,
and all necessary connections, appurtenances and outlets to the foregoing
services, works and facilities.

1.8 Cost To Install Works — Schedule “B” — City

a.) Where a portion of the cost of the works set out in Schedule ‘B’ will be borne
by the City and/or development charges, the award of the contract for such
works shall be approved by the City and shall be in accordance with City
tendering policies and practices.

b.) Where a portion of the cost of the works set out in Schedule ‘B’ will be borne
by the City and/or development charges, the City shall pay its share of the cost
after the City issues the start of maintenance letter for the works and Council
has approved funding for the works. Where development charges fund all or
part of the works, the development charge monies shall be paid after:

i.) the City’s Chief Financial Officer confirms that sufficient funding exists in
the development charges account to fund the works;

ii.) the works are identified in the current year or preceding year(s) of the City’s
approved capital budget, as amended from time to time;
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1.1

1.12

1.13

iii.) the tender for the works has been awarded; and,

iv.)the Owner pays its share of the works.

The foregoing shall be to the satisfaction of the City.
Contravention - Building Permit

If the Owner requests a building permit(s) while it is / they are in contravention of
the Subdivision Agreement and/or any supplementary agreement thereto, any
issuance of a permit shall: (i.) in no way affect the rights of the City at law to enforce
the Subdivision Agreement and/or any supplementary agreement thereto; (ii.) in
no way affect the rights of the City to require the Owner to remedy said
contravention upon written demand; (iii.) in no way affect the rights of the City to
draw down / on any Letter of Credit; and (iv.) not be deemed to be a waiver by the
City of the Owner’'s obligations under the Subdivision Agreement and/or
supplementary agreement thereto.

Registration Costs

All costs incurred by the City related to the preparation, review, drafting, processing
and registration of legal instruments related to the Draft Plan, including but not
restricted to the Subdivision Agreement and any supplementary agreement(s)
thereto, shall be borne by the Owner.

Taxes

Prior to final approval, the Owner shall pay in full all taxes owing and to be levied
on the Lands as they fall due and in accordance with the assessment and
collector’s roll, to the satisfaction of the City.

Legal Costs

Within thirty (30) calendar days of being invoiced, the Owner shall pay all legal
fees and disbursements incurred by the City with respect to the Draft Plan,
including but not restricted to the preparation, review, drafting, processing and
registration of the Subdivision Agreement and any supplementary agreement(s)
thereto.

Failure of Owner

If the Owner fails or neglects to conform with any condition of approval applied to
the Draft Plan, or if the Owner fails or neglects to comply with any term or provision
of the Subdivision Agreement or any supplementary agreement thereto, the City
may provide written notice of such failure or neglect and require rectification by the
Owner within a specified period of time. If the Owner has not remedied the failure
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or neglect within the timeline set out in such notice, or is not diligently working
towards remedying the failure or neglect (other than a financial default) as
determined by the City, the City may without notice enter upon the Lands and:

a.) proceed to supply all equipment, material and professional services necessary
to implement the subdivision on the Lands in accordance with the approved
Draft Plan, and undertake all necessary work in connection with the Owner’s
obligations in relation to the Draft Plan, and charge the cost thereof together
with applicable engineering and administrative fees/charges to the Owner who
shall forthwith pay the same upon demand; or,

b.) proceed to return the Lands to a vacant state with grades and ground cover
acceptable to the City’s Director of Engineering Services, and charge the cost
thereof together with applicable engineering and administrative fees/charges
to the Owner who shall forthwith pay the same upon demand.

Upon such entry by the City:

c.) the Letter of Credit and financial securities placed on deposit with the City in
relation to the Draft Plan may be drawn down / on by the City to: (i.) to remedy
the failure or neglect; (ii.) for the purposes set out in Condition 1.13(a.); and
(iii.) for the purposes set out in Condition 1.13(b.);

d.) further building permits for the Lands shall not be issued by the City until: (i.)
the failure or neglect has been rectified, to the satisfaction of the City; and (ii.)
sufficient monies or securities are submitted to the City to fully indemnify the
City against all subdivision/development costs for which the Owner is
responsible in relation to the Draft Plan.

1.14 Damage to Municipal Infrastructure

The Owner shall be responsible to the City for the cost of damage done to:
e any public service
e any municipal infrastructure / works
e any municipal lands / property,

in the immediate vicinity of the Lands during the development of the Draft Plan,
including servicing and/or construction works, by anyone other than the City,
unless the Owner demonstrates to the reasonable satisfaction of the City’s
Commissioner of Integrated Planning & Public Works that such damage was not
caused by any employee, contractor, supplier or agent of the Owner or anyone
building a home on the Lands or any employee, contractor, supplier or agent of
anyone building a home on the Lands. If, in the opinion of the City’s Commissioner
of Integrated Planning & Public Works, such damage was caused by the Owner
(or its employees, contractors, suppliers or agents) or a homebuilder in the
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subdivision (or its employees, contractors, suppliers or agents), and the Owner
fails to repair such damage or pay to the City the cost of such damage:

a.) the City may draw down / on the Letter of Credit or any other financial security
related to the development of the Lands to repair the damage and recover
municipal engineering, facilities, legal, insurance and administrative costs
incurred by the City.

Any dispute between the City and the Owner as to the responsibility for any
damage shall be resolved by a third party consulting engineer retained by the City
and paid for by the Owner, and the decision of the third party consulting engineer
shall be binding on the City and the Owner.

1.15 Five (5) Year Lapsing Provision
Pursuant to Section 51(32) of the Planning Act, R.S.0. 1990 c.P.13 as amended
(the “Planning Act”) the approval of the Draft Plan may lapse if the plan is not
granted final approval within five (5) years at the discretion of the City. Extensions
may be considered by the City in accordance with the Planning Act, if a written
request from the Owner is received before the Draft Plan approval lapses.
MAINTENANCE PERIOD

2.1 Maintenance Period

a.) Subdivision Maintenance Period

The Owner shall warrant and guarantee all works, services and materials set
out in Schedule ‘B’ for which the subdivider is responsible against all defects
until the completion of the Maintenance Period. The Maintenance Period shall
commence on the date the City issues a Substantial Completion Certificate
following the substantial completion of the associated works, services and
materials to the satisfaction of the City’s Director of Engineering Services and
where applicable following the Certification Date, and shall continue for at least
twenty-four (24) months until a final inspection has been undertaken by the
City and the City issues a Final Acceptance Certificate. The Maintenance
Period may exceed twenty-four (24) months where and if required by the City’s
Director of Engineering Services. The Owner shall, at its sole expense,
maintain the works, services and materials until the completion of the
Maintenance Period. The acceptance of all works, services and materials by
the City shall be in writing. Underground works, up to and including the base
course of asphalt, may be accepted separately from above ground works.
Above ground works may be accepted on a street by street basis, at the
discretion of the City’s Director of Engineering Services.
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b.) Parks, Open Space, Etc. — Maintenance Period

In addition to all other maintenance requirements including condition 2.1(a.),
the Owner shall warrant and guarantee all works, services and materials
(including plant material) for which the subdivider is responsible that are
installed within parks, parkettes, open space, trails, buffers, restoration areas,
greenbelts, right of ways, boulevards, berms, and the like against all defects
until the completion of the Maintenance Period, including plant materials in a
good and healthy condition as determined by the City’s Director of Engineering
Services. The Maintenance Period shall commence on the date the City issues
a Substantial Completion Certificate following the substantial completion of the
associated works, services and materials to the satisfaction of the City’s
Director of Engineering Services, and shall continue for at least twenty-four
(24) months until a final inspection has been undertaken by the City and the
City issues a Final Acceptance Certificate. The Maintenance Period may
exceed twenty-four (24) months where and if required by the City’s Director of
Engineering Services. The acceptance of all works, services and materials by
the City shall be in writing. The Owner shall, at its sole expense, maintain the
said works, services and materials until the completion of the Maintenance
Period. Maintenance standards and requirements shall be as determined by
the City’s Director of Engineering Services for such works, acting reasonably.

ENGINEERING

3.1

3.2

Works in Schedule “B”

The works set out in Schedule ‘B’ shall include all works, services and
infrastructure required to fully implement the subdivision (or a stage thereof where
the context so applies) in accordance with City standards and procedures for such
a development as determined by the City’s Director of Engineering Services, and
in accordance with the general specifications and conditions applied by the City
and any other authority having jurisdiction. The cost estimates for the works,
services and infrastructure as set out in Schedule ‘B’ shall be accurate and
complete in all respects, to the satisfaction of the City’s Director of Engineering
Services.

Inspection Services

3.2.1 The Owner shall retain, at its sole expense, a qualified and licensed
consulting engineer or other qualified professional, acceptable to the City’s
Director of Engineering Services, to undertake design, construction,
supervision and inspection services of the works set out in Schedule ‘B’.
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3.3

3.4

3.5

3.2.2 The City shall have the right to inspect the installation of all subdivision
works at any time and without notice. If, in the opinion of the City, the works
are not being carried out in accordance with the accepted engineering
drawings and conditions thereto, contract documents, and/or in accordance
with good engineering practice, the City may direct the consulting engineer
/ qualified professional to stop all or any part of the installation / works until
such time as the installation / works are carried out to the satisfaction of the
City.

3.2.3 The Owner shall deliver to the City a certificate from the consulting engineer
/ qualified professional certifying that the works set out in Schedule ‘B’ have
been installed in accordance with the accepted engineering drawings and
conditions thereto, contract documents, and good engineering practice. The
form and content of the said certificate shall be to the satisfaction of the
City’s Director of Engineering Services.

Contracts and Insurance

3.3.1 All contracts between the Owner and any contractor for any work to be done
in relation to the Draft Plan shall be with a contractor acceptable to the City
and contain a provision binding the contractor to obtain and maintain liability
insurance in an amount satisfactory to the City, and in the case of such
insurance the City shall be named as a co-insured and the said insurance
shall not be less than five million dollars ($5,000,000) with a deductible
acceptable to the City. The said insurance certificate shall be delivered to
the City’s Director of Engineering Services prior to the commencement of
any works on the Lands including but not restricted to topsoil removal and
area grading.

3.3.2 If required by the City, all contracts between the Owner and any contractor
for any work to be done in relation to the Draft Plan shall be subject to the
prior acceptance of the City’s Director of Engineering Services.

Works Carried Out In Accordance With Accepted Plans and Reports

All works related to the development of the Lands including those set forth in
Schedule ‘B’ shall be constructed, installed, and carried out in accordance with
plans and reports accepted by the City, and if required by the City in accordance
with tender and contract documents accepted by the City. All plans and reports
shall be prepared by licensed and qualified professionals who are acceptable to
the City.

Responsibility of Works, Services and Infrastructure

The Owner shall, at its sole expense, be responsible for the maintenance and
repair of all works, services and infrastructure constructed, installed, and carried
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3.6

3.7

3.8

3.9

out for the Draft Plan until the completion of the Maintenance Period as described
in Condition 2.1.

Servicing Staging

The Owner shall proceed with and undertake the installation of works, services
and infrastructure for the subdivision on the Lands as promptly as good practices
permit and in accordance with staging of development accepted by the City. The
City’s Director of Engineering Services may specify in what order and to what lands
the works, services and infrastructure are to be carried out / installed, and may
require steps to be undertaken by the Owner (at its sole expense) to protect public
infrastructure, public lands, and existing works installed for or in relation to the Draft
Plan.

No Expansion of Services

3.7.1 Municipal services shall not be extended beyond the limits of the Lands, or
expanded or connected to in any way without the prior written conditional
approval of the City.

3.7.2 Municipal services shall not be extended beyond the limits of any stage of
the Draft Plan, without the prior written conditional approval of the City.

Servicing in the Public Interest

If works, servicing and infrastructure for the Draft Plan are not constructed,
installed and/or carried out in accordance with accepted plans, contract
documents, tenders, and staging of development, and/or where the City
determines it to be in the public interest to provide such works, services and
infrastructure to secure orderly development and/or public health and safety, the
City may at its sole discretion proceed with the engineering and construction of
such works, services and infrastructure at the Owner’'s expense and the cost
thereof shall be a charge upon the Lands and a debt payable by the Owner to the
City. The City may draw down /on the Letter of Credit and any other financial
security related to the Draft Plan to undertake the works, services and
infrastructure. This provision shall not extend to the servicing of adjacent privately
held lands under usual circumstances.

Servicing And Infrastructure Works Prior to Final Approval

3.9.1 Where the Owner wishes to proceed with the installation of works, services
and infrastructure prior to final approval, the following shall be required:

a.) the zoning for the subdivision on the Lands shall be in force and effect;
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b.) acceptance of all engineering drawings and reports referred to in
Conditions 12.1 to 12.6 inclusive;

c.) acceptance of all plans referred to in Conditions 11.1, 11.2 and 11.3;

d.) acceptance of any Environmental Impact Study required for the Draft
Plan, and implementation of its recommendations;

e.) completion of the pre-development monitoring referred to in Condition
6.1;

f.) acceptance of the subdivision plan showing the final lotting for
registration of all lands being serviced, to the satisfaction of the City’s
Director of Planning;

g.) written conditional authorization from the City’s Director of Engineering
Services;

h.) receipt by the City of the Letter of Credit referred to in Condition 1.1;
i.) receipt by the City of the Engineering Fee referred to in Condition 1.5;

j-) receipt by the City of the insurance certificate referred to in Condition
3.3;

k.) execution of the Subdivision Agreement referred to in Condition 0.2; and

l.) any additional conditions and/or agreements as required by the City
having regard to the nature and scope of the lands to be serviced, and
to the works to be undertaken.

Clauses 3.9.1(a.) to (I.) inclusive shall be at the Owner’s expense and to the
satisfaction of the City’s Commissioner of Integrated Planning & Public
Works.

3.9.2 If the Owner receives authority to proceed with the installation of works,
services and infrastructure prior to final approval, the installation of such
works, services and infrastructure shall be at the Owner’s sole risk and the
Owner shall indemnify the City with respect to any claim or loss which may
occur as a result of the installation of works, services and/or infrastructure
prior to final approval including all costs thereto, to the satisfaction of the
City Solicitor. If the final plan is not approved or if registration is rescinded,
the Owner agrees to undertake all measures required by the City to stabilize
the Lands and to ensure that erosion control measures are in place, to the
satisfaction of the City’s Director of Engineering Services.
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3.10

3.1

3.12

3.13

Service Upgrades

Where and if required by the City’s Director of Engineering Services, the Owner
shall, at its sole expense (excluding any allocated municipal capital monies,
development charge monies, and other secured government funding/grants),
design, construct, install, upgrade, and warranty to current municipal standards all
servicing infrastructure and works beyond the limits of the Lands required to
service and develop the subdivision, including related restoration works, to the
satisfaction of the City’s Director of Engineering Services. The design and
methodology of construction of the works must be accepted by the City and any
other authority having jurisdiction prior to the Owner undertaking the works, and
may be subject to City conditions including the requirement of the Owner to obtain
and maintain liability insurance in an amount satisfactory to the City, and in the
case of such insurance the City shall be named as a co-insured and the said
insurance shall not be less than five million dollars ($5,000,000) with a deductible
acceptable to the City.

Street Upgrades

Where and if required by the City’s Director of Engineering Services, the Owner
shall, at its sole expense (excluding any allocated municipal capital monies,
development charge monies, and other secured government funding/grants),
design, construct, upgrade, and warranty to current municipal standards any
streets beyond the limits of the Lands required to access the subdivision or
accommodate traffic from the subdivision, including related restoration works, to
the satisfaction of the City’s Director of Engineering Services and the City’s
Director of Transportation Services. The design and methodology of construction
of the street upgrades must be accepted by the City and any other authority having
jurisdiction prior to the Owner undertaking the works, and may be subject to City
conditions including the requirement of the Owner to obtain and maintain liability
insurance in an amount satisfactory to the City, and in the case of such insurance
the City shall be named as a co-insured and the said insurance shall not be less
than five million dollars ($5,000,000) with a deductible acceptable to the City.

Easements and Street Dedications - Extension of Services

The Owner shall grant to the City all easements and street dedications necessary
for the extension of servicing infrastructure to the limits of the Lands at such time
as requested by the City’s Director of Planning. The form and content of the
easements and street dedications shall be to the satisfaction of the City Solicitor.

Decommission Wells and Septic Systems
3.13.1  The Owner shall decommission all existing wells and septic systems on

the Lands in accordance with applicable law and regulations, excluding
any wells to be used for monitoring purposes prior to any grading on the

Council Meeting Page 123 of 171 July 14, 2025



85 Integrated Planning & Public Works

3.14

3.15

3.13.2

3.13.3

property. Wells used for monitoring purposes shall be decommissioned
by the Owner in accordance with applicable law and regulations once the
well is no longer required for monitoring purposes. All costs related to
decommissioning wells and septic systems shall be borne by the Owner.

New wells and septic systems shall only be constructed on the Lands if
written consent to do so is granted by the City’s Director of Engineering
Services and the City’s Chief Building Official. If conditions are applied
by the City to such written consent, the Owner shall comply with the
conditions at its sole expense, to the satisfaction of the City.

Prior to any grading on the Lands and prior to final approval, the Owner
shall: (a) decommission any septic systems and private wells on the
Lands, excluding any wells to be used for monitoring purposes, in
accordance with applicable law and regulations, including O. Reg. 903;
and (b) enter into an agreement with the City to decommission monitoring
wells once the well is no longer required for monitoring purposes, to the
satisfaction of the City’s Director of Engineering Services.

Temporary Sedimentation Basins

If directed by the City’s Director of Engineering Services, the Owner shall design
and install, at its sole expense, one or more temporary sedimentation basins on
the Lands, to the satisfaction of the City’s Director of Engineering Services and
any other authority having jurisdiction. The temporary sedimentation basin(s) shall
not be located within any area identified by the City as environmentally significant.

Construction of Stormwater Management Facilities and Erosion/Siltation Control
Measures

The Owner shall, at its sole expense:

a.) construct stormwater management facilities and systems for the Draft Plan
prior to or in conjunction with site servicing for the associated stage of the
subdivision, as directed by the City’s Director of Engineering Services;

b.) maintain all stormwater management facilities and systems for the Draft Plan
in accordance with accepted plans and in good working order until the
completion of the Maintenance Period;

c.) implement erosion and siltation control measures prior to stripping of topsoil
and/or area grading; and,

d.) prevent sediment laden water runoff from entering surface water systems
(such as creeks) and/or other natural heritage features,
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3.16

3.17

all to the satisfaction of the City’s Director of Engineering Services.
Groundwater Flow Gradients

Pre-development groundwater flows and gradients shall be maintained to the
extent possible through the provision of cutoffs in service trenches where shallow
groundwater is intercepted, or other means acceptable to the City’s Director of
Engineering Services, with notification of such other means to the Region of
Waterloo.

Organic Materials and Geotechnically Unsuitable Soils

3.17.1 The Owner shall provide the City’s Director of Engineering Services and the
City’s Chief Building Official written notice of the location, quantity and
composition of organic materials and geotechnically unsuitable soils on the
Lands immediately after their discovery. The quantity and composition of
the organic materials and geotechnically unsuitable soils shall be
determined by a geotechnical professional acceptable to the City.

3.17.2The Owner shall, at its sole expense, remove organic materials and
geotechnically unsuitable soils from the Lands, unless otherwise directed in
writing by the City’s Director of Engineering Services and/or the City’s Chief
Building Official.

3.17.3 Organic materials and geotechnically unsuitable soils removed from the
Lands shall be properly disposed of off-site by the Owner, at its sole
expense, to the satisfaction of the City.

3.17.4 At the discretion of the City, the Owner’s geotechnical professional shall
certify that the organic materials and geotechnically unsuitable soils were
removed from the Lands and properly disposed of in accordance with all
applicable law.

3.17.5All soil and granular material replacing the organic materials and
geotechnically unsuitable soils as backfill on the Lands shall be certified by
a geotechnical professional acceptable to the City as being suitable for
development purposes as contemplated in the Draft Plan, and where the
context so requires, suitable for building, servicing, and infrastructure
installation, to the satisfaction of the City.

3.17.6 Where, in the opinion of the City’s Director of Engineering Services or the
City’s Chief Building Official, organic material and geotechnically unsuitable
soil has not been removed from the Lands to an off-site location or has been
re-used as backfill, the City’s Director of Engineering Services or the City’s
Chief Building Official may:
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a.) issue aconditional order to remove and properly dispose of the organic
material and/or geotechnically unsuitable soil from the Lands, at the
Owner’s sole expense. The Owner shall comply with the order and
conditions thereto, as well as all applicable law, at its sole expense.
Without limiting the generality of the foregoing, the conditional order
may stop all or part of the installation of subdivision services, works
and infrastructure and/or stop the issuance of building permits on the
Lands until the order is fully complied with to the satisfaction of the
City; and,

b.) draw down / on the Letter of Credit or any other financial security
related to the development of the Lands to remove and properly
dispose of the organic material and geotechnically unsuitable soil from
the Lands.

3.18 Decorative Street Lighting

Decorative street lights shall not be permitted in the subdivision on the Lands.

PLANNING

4.1

4.2

4.3

Density

The plan submitted for registration and any plan submitted for part-lot control
exemption shall incorporate a lot pattern for all lots/blocks to be lotted at a density
consistent with the density specified in the City’s Zoning By-law and as specified
on the Draft Plan, unless otherwise agreed to by the City’s Director of Planning in
writing.

Part Lot Control

If required by the City, the Owner shall enter into one or more supplementary
subdivision agreements prior to the passing of a by-law exempting part lot control,
said agreements to address such matters as lot numbering, lot layout, access,
turning circles, reserves, easements, solar orientation, servicing, grading,
drainage, and any other matter of interest to the City having regard to the nature
and scope of the development. This condition is predicated on the understanding
that City Council cannot contract in advance to approve or pass an exempting by-
law and that the City cannot fetter its authority in respect to passing or not passing
by-laws.

Staging
4.3.1 The Owner shall stage the development of the Lands in a manner

satisfactory to the City’s Director of Planning. Staging shall have regard to
servicing, drainage areas, logical growth, transportation needs, the
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4.4

43.2

4.3.3

434

provision of parks and school blocks, and any other matter deemed relevant
by the City’s Director of Planning having regard to the nature and scope of
development.

If the Draft Plan is developed in stages, the Owner shall provide the City’s
Director of Planning with a comprehensive plan demonstrating how the
Lands will be developed in stages and how required services and
infrastructure will be provided, to the satisfaction of the City’s Director of
Planning.

If the Draft Plan is developed in stages, the City may require the Owner to
enter into supplementary subdivision agreements with the City to satisfy all
subdivision and development requirements, financial or otherwise, of the
City for each stage of the subdivision.

If a road allowance (municipal or private) is terminated for any reason
including staging of development, with the exception of cul-de-sacs, the
Owner shall:

a.) Convey to the City, free of charge and encumbrances, a 0.3 metre
reserve at the end of the road allowance, to the satisfaction of the
City’s Director of Planning.

b.) Establish a turning circle at the end of the road allowance, to the
satisfaction of the City’s Director of Engineering Services. Turning
circles shall not be established on lands containing (or planned to
contain) natural heritage features, environmental buffers, open
spaces, walkways, parkland, stormwater management facilities,
municipal infrastructure, utility infrastructure, or the like.

c.) If required by the City, register an easement in favour of the City over
the turning circle and the related lot/block/unit, to the satisfaction of the
City Solicitor.

d.) Turning circle shall be removed and the related easement released if
the City determines that the turning circle is no longer required.

e.) Pay all costs associated with establishing and removing the turning
circle and the associated easement.

Access for Local Authorities

441

The Owner shall schedule its road construction and servicing to facilitate
access to and development of lands dedicated or conveyed to the City for
municipal purposes as required by the City and in accordance with the
accepted staging of development for the Lands.
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4.4.2 The Owner shall permit the City and other governmental authorities and
local boards temporary passage across any vacant lands in the subdivision
to access and undertake works on lands to be dedicated or conveyed to
such entity. The City or other governmental authority or local board
accessing such vacant lands shall indemnify the Owner with respect to
crossing the vacant lands and shall reinstate the vacant lands to their prior
condition upon completion of the works on the lands to be dedicated or
conveyed.

45 Well Interference

If an existing private water supply is permanently disrupted or degraded as a result
of developing this subdivision or building construction therein, the Owner shall
provide, at its sole expense, an alternative permanent water supply to the affected
property, to the satisfaction of the City. The Owner’s obligation under this condition
shall end two (2) years after ninety-five percent (95%) of house construction within
the Draft Plan is completed, as determined by the City.

PARKS, OPEN SPACES & ENTRANCE FEATURES
51 Parkland

5.1.1 The Owner shall convey land in the amount of five percent (5%) of the lands
comprising the Draft Plan to the City for park purposes pursuant to the
provisions of subsection 51.1(1) of the Planning Act provided further that:

a.) the location of the parkland is acceptable to the City’s Director of
Planning; and

b.) the configuration of the parkland is acceptable to the City’s Director of
Planning.

5.1.2 The grades of the parkland shall be acceptable to the City’s Director of
Engineering Services. Without restricting the generality of the foregoing,
parkland shall be designed with grades not exceeding four percent (4%),
and the majority of the park block shall be designed with grades not
exceeding two percent (2%). “Majority” in the preceding sentence means
least eighty percent (80%) of the area of the park block, unless otherwise
agreed to by the City’s Director of Engineering Services.

5.1.3 Environmental features and associated buffers as defined in the City’s

Parkland Dedication By-law No. 2022-073 as amended shall be excluded
from the land area subject to the parkland dedication described in Condition
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5.2

5.1.4

5.1.5

5.1.6

51.7

5.1.1 provided that the environmental features and associated buffers are
conveyed to the City free of charge and clear of encumbrances.

Notwithstanding Condition 5.1.1, at the sole discretion of the City’s
Commissioner of Integrated Planning & Public Works, the Owner may make
a cash payment in lieu of the conveyance of land for park purposes pursuant
to subsection 51.1(3) of the Planning Act. Any payment in lieu shall be paid
to the City prior to final approval.

Parks, parkettes and the like within the subdivision shall contain both active
and passive recreation components, to the satisfaction of the City’s Director
of Engineering Services. Without restricting the generality of the foregoing:
(1) active recreation components include one or more play structures, multi-
use courts, and freestanding play equipment for a variety of age groups; (2)
passive recreation components include asphalt trails, native landscaping,
park furniture (such as seating, bicycle racks, and garbage receptacles),
bollard gates, and property demarcations. All active and passive recreation
components shall be CSA compliant. The type and location of active and
passive recreation components shall be to the satisfaction of the City’s
Director of Engineering Services. The Owner shall, at its sole expense
(excluding any eligible development charges), implement the accepted
active and passive recreation components in the parkland, in accordance
with timing specified by the City’s Director of Engineering Services, and to
the satisfaction of the City’s Director of Engineering Services.

The City’s Parkland Frontage Policy shall not apply to the Draft Plan.
Below-grade common infiltration galleries may be installed within parkland

subject to the prior written conditional consent of the City’s Director of
Engineering Services.

Parkland — Utilities and Services

5.2.1

522

Subdivision utilities and services (including easements related to such
utilities and services) shall not be located on parks, parkettes, open spaces,
trails, buffers, restoration areas, greenbelts, or municipal right of ways
without written conditional authorization from the City’s Commissioner of
Integrated Planning & Public Works. The foregoing shall not apply to utilities
and services that solely serve the park, parkette, open space, trail, buffer,
restoration area, greenbelt, or municipal right of way.

If conditional authorization is granted by the City’'s Commissioner of
Integrated Planning & Public Works pursuant to Condition 5.2.1, a condition
may be applied requiring the Owner to financially compensate the City for
the encumbrance in an amount equal to the full value of the lands being
encumbered. Financial compensation shall be paid prior to final approval,
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5.3

5.4

5.5

5.6

to the satisfaction of the City’s Commissioner of Integrated Planning &
Public Works.

5.2.3 The Owner shall, at its sole expense, provide stormwater, electrical (hydro),
and water services to all park blocks within the subdivision, to the
satisfaction of the City’s Director of Engineering Services.

Licensed Landscape Architects

The Owner shall, at its sole expense, retain the services of a qualified and licensed
Landscape Architect acceptable to the City’s Director of Engineering Services to
design, supervise, inspect and certify the construction and maintenance of all
parkland, open space, buffers, trails, restoration areas, landscaping of stormwater
management facilities, boulevards, and the like on and abutting the Lands until the
completion of the Maintenance Period, to the satisfaction of the City’s Director of
Engineering Services.

Construction of Parkland / Open Space

The Owner shall, at its sole expense (excluding allocated development charge
funding), construct and maintain parks, parkettes, open space, buffers, restoration
areas, trails, greenbelts, right of ways, boulevards, and the like in accordance with
the accepted Landscape Plan referred to in Condition 11.1 and in accordance with
the City’'s Comprehensive Engineering and Landscape Manual as amended.
Parkland within each stage of subdivision registration shall be constructed within
one year of the issuance of the first building permit for that registration, or in
accordance with the timing specified by the City’s Director of Engineering Services.

Seeding/Sodding

The Owner shall, at its sole expense, following finished area grading or upon
written direction from the City’s Director of Engineering Services, topsoil and
seed/sod those blocks within the subdivision to be used for park, parkette, open
space, greenbelt, right of way, trail, and the like, to the satisfaction of the City’s
Director of Engineering Services.

Boulevard and Walkway Sodding/Landscaping and Fencing

5.6.1 The Owner shall provide boulevard sodding, landscaping (including street
trees), and fencing for streets within and adjacent to the subdivision as
required by the City and to the satisfaction of the City’s Director of
Engineering Services. The said boulevard sodding, landscaping, and
fencing shall be designed to City standards and constructed at the sole
expense of the Owner. The Owner shall maintain, at its sole expense, the
boulevard sodding, landscaping, and fencing until the completion of the
Maintenance Period.
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5.7

5.8

5.6.2 The Owner shall provide hard surfacing, sodding, landscaping, and fencing

for servicing, access and walkway blocks within the subdivision as required
by the City and to the satisfaction of the City’s Director of Engineering
Services. The said hard surfacing, sodding, landscaping, and fencing shall
be designed to City standards and constructed at the sole expense of the
Owner. The Owner shall maintain, at its sole expense, the hard surfacing,
sodding, landscaping, and fencing until the completion of the Maintenance
Period.

Public / Private Land Delineation

5.7.1

5.7.2

5.7.3

574

The Owner shall, at its sole expense, install demarcation measures (such
as demarcation posts, living fences, fencing) along all public-private
interfaces as required by the City, to City design standards, and to the
satisfaction of the City’s Director of Engineering Services. Living fences
shall be located near the property line on the municipal lands in accordance
with the Demarcation Plan required under Condition 11.1, to the satisfaction
of the City’s Director of Engineering Services. Demarcation and fence posts
shall be located approximately one hundred and fifty millimeters (150 mm)
from the property line on the municipal lands, to the satisfaction of the City’s
Director of Engineering Services. Fence meshing shall face public lands.

No person or party other than the City of Waterloo shall use municipal
parkland, open space, trails, buffers, restoration areas, greenbelts, or the
like for any purpose except in accordance with the prior written consent of
the City.

No person or party other than the City of Waterloo shall place or deposit
any item or substance on municipal parkland, open space, trails, buffers,
restoration areas, greenbelts, or the like except in accordance with the prior
written consent of the City.

No person or party other than the City of Waterloo shall modify, cut or
remove any demarcation marker (including but not limited to fencing) except
in accordance with the prior written consent of the City.

Community/Pedestrian Trails

The Owner shall, at its sole expense, design and construct trails within the
subdivision in accordance with the Landscape Plan referred to in Condition 11.1,
to City design standards (including winter maintenance design standards), and to
the satisfaction of the City’s Director of Engineering Services. The Owner shall
maintain, at its sole expense, such trails until the completion of the Maintenance
Period.
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5.9

5.10

5.1

5.12

Planting Programs

The Owner shall fund and implement planting gift certificates per the City’s “Spruce
Up Your City With Backyard Planting” program, to the satisfaction of the City’s
Director of Engineering Services, for residential dwellings on the Lands that are
exempt from Site Plan Control pursuant to Section 41 of the Planning Act. Planting
requirements for all other residential dwellings and non-residential uses
constructed on the Lands shall be secured through Site Plan Control pursuant to
Section 41 of the Planning Act.

Comprehensive Engineering and Landscape Manual

The Landscape Plan and landscape designs for stormwater management ponds,
open space, buffers, trails, restoration areas, greenbelts, right of ways, boulevards,
berms, demarcation posts, and related signage required under Condition 11.1 shall
conform to the City’s landscape standards as set out in the City’s Comprehensive
Engineering and Landscape Manual as amended, unless directed otherwise by
the City’s Director of Engineering Services, to the satisfaction of the City’s Director
of Engineering Services.

Useable Rear Yards

Where a landscaped earthen berm or steep slope (as determined by the City’s
Director of Engineering Services acting reasonably) is constructed on the Lands,
each adjacent residential lot shall have a usable rear yard, unless otherwise
agreed to by the City’s Director of Engineering Services. For the purposes of this
condition, useable rear yard shall mean a minimum six metre (6.0 m) deep private
amenity space with a maximum gradient of five percent (5%) between the dwelling
and the nearest toe of the berm or slope or retaining wall.

Entrance Features — Public Lands

5.12.1 If any subdivision entrance feature or identification feature is proposed on
public lands or lands to be dedicated or conveyed to the City, prior to the
installation of the feature, the Owner shall submit a written request to the
City’s Commissioner of Integrated Planning & Public Works for consent to
erect said feature, and such request may be denied at the Commissioner’s
sole discretion.

5.12.2If the Commissioner grants conditional consent pursuant to condition
5.12.1, prior to the installation of the entrance feature / identification feature,
the Owner shall enter into a binding agreement with the City to address
matters including the location of the feature, the composition of the feature,
the design of the feature (including structural design), the materials of the
feature, a financial reserve for the feature funded by the Owner, liability,
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lighting, and maintenance, all to the satisfaction of the City’s Commissioner
of Integrated Planning & Public Works. The form and content of the said
binding agreement shall be to the satisfaction of the City’s Commissioner of
Integrated Planning & Public Works and the City Solicitor.

5.13 Entrance Features — Private Lands

6.0

6.1

Subdivision entrance features or identification features on private lands within the
subdivision are subject to the City’s Sign By-law, and shall only be constructed or
erected in accordance with the City’s Sign By-law and a site plan (including
elevations) accepted by the City’s Director of Planning.

ENVIRONMENT

Environmental Monitoring Plan

6.1.1

6.1.2

6.1.3

6.1.4

The Owner shall prepare and implement, at its sole expense, an
environmental monitoring plan for each stage of development on the Lands
if required by the City, the Region of Waterloo, and/or the Grand River
Conservation Authority (GRCA) (the “EMP Authorities”), to the satisfaction
of the EMP Authorities as the case may be. The terms of reference for the
environmental monitoring plan shall be accepted by the EMP Authorities
prior to the commencement of the environmental monitoring, and shall
include targets for water quality and quantity and terrestrial objectives. The
environmental monitoring plan shall be undertaken in accordance with the
accepted terms of reference by persons qualified and licensed to do so, to
the satisfaction of the EMP Authorities. The purpose of the environmental
monitoring shall be to determine whether during and post construction
targets for water quality and quantity and terrestrial objectives have been
met, and to evaluate the effectiveness of environmental best management
practices.

The environmental monitoring plan shall be completed for pre-construction,
during construction and post construction time periods, to the satisfaction
of the EMP Authorities.

The environmental monitoring plan shall include the establishment of long-
term groundwater monitoring wells, installed by the Owner at its sole
expense to allow performance monitoring of the proposed subdivision
design and works. The location, depth and completion details of the
monitoring wells shall be reviewed and accepted by the EMP Authorities.
The monitoring wells shall be installed prior to area grading.

Post construction environmental monitoring shall continue for two (2) years
after ninety percent (90%) of the Draft Plan has been fully implemented
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6.2

6.3

6.1.5

6.1.6

including house construction, as determined by the City’s Director of
Planning.

The Owner shall, at its sole expense, implement best management
practices acceptable to the EMP Authorities for each stage of the
subdivision to achieve the environmental targets and objectives for the
development and enhance the natural environment, to the satisfaction of
the EMP Authorities.

Where during and post construction targets for groundwater and surface
water quality and quantity and/or terrestrial objectives are not met due to
matters related to the development of the subdivision and/or construction of
buildings/structures thereon, the Owner shall undertake measures
acceptable to the EMP Authorities to mitigate impacts and facilitate
compliance with the environmental targets and objectives to the extent
possible. Such measures shall be incorporated into:

a.) any built portion of the development, where determined feasible by
the City’s Director of Planning; and,

b.) any unbuilt portion of the development.

Groundwater Recharge

Where appropriate, the Owner shall maximize permeability and “clean water”

infiltration on lots and blocks within the subdivision to facilitate groundwater
recharge, to the satisfaction of the City and the Region of Waterloo. Measures to
maximize permeability and “clean water” infiltration shall form part of the
comprehensive Stormwater Management Plan required under Condition 11.1.

6.3.1

Winter Maintenance & Salt Reduction Plan — Site Plan Control

A winter maintenance and salt reduction plan shall be included in each site
plan application pursuant to Section 41 of the Planning Act on the Lands, to
the satisfaction of the City and the Region of Waterloo. The accepted winter
maintenance and salt reduction plan shall be implemented in conjunction
with the development of the related lands, to the satisfaction of the City and
the Region of Waterloo. The winter maintenance and salt reduction plan
shall address snow storage, plowing, road salt management/reduction, and
any other mitigative measures deemed appropriate by the City and the
Region of Waterloo required to minimize salt impacts on the natural
environment. Development requiring site plan approval on the Lands shall
be designed with a road drainage system based on cold weather (winter)
flows, unless otherwise directed in writing by the City’s Director of
Engineering Services.
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6.4

7.0
7.1

7.2

7.3

6.3.2 Prior to final approval, the Owner shall enter into a development agreement
with the Regional Municipality of Waterloo to implement the
recommendations of the approved winter maintenance and salt reduction
plan, to the satisfaction of the Regional Municipality of Waterloo.

Vehicle Fueling
Vehicle fueling and re-fueling shall be located away from natural features and
precautions taken to prevent spillage, to the satisfaction of the City’s Director of

Engineering Services.

TRANSPORTATION

Reserves

Any open sides of road allowances created by the subdivision shall be terminated
with a 0.300 metre reserve, to the satisfaction of the City’s Director of Planning.
Reserves shall be conveyed to the City free of charge and clear of encumbrances,
and held by the City:

a.) to prevent undesired access to a municipal highway or municipal lands;

b.) until required to access a future road allowance; or

c.) until required for the development of adjacent lands in accordance with
municipal approvals.

The Owner shall, at its sole expense, be responsible for the preparation and
registration of any reference plan required to lift all or part of a reserve pursuant to
Condition 7.1(b.) and (c.), to the satisfaction of the City’s Director of Planning.

Sidewalks and/or Multi-Use Trails / Multi-Use Pathways

7.2.1 The Owner shall construct, at its sole expense, concrete sidewalks or multi-
use trails along both sides of the streets within the subdivision as shown on
the accepted engineering drawings required under Condition 12.1, to the
satisfaction of the City’s Director of Engineering Services.

7.2.2 The Owner shall construct, at its sole expense, active transportation
infrastructure such as multi-use trails within the subdivision as shown on the
accepted engineering drawings required under Condition 12.1, to the
satisfaction of the City’s Director of Engineering Services.

Sidewalks and/or Multi-Use Trails on Abutting lands

The Owner shall construct, at its sole expense (excluding allocated municipal
capital funding and development charge funding), concrete sidewalks and/or
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7.4

7.5

7.6

7.7

active transportation infrastructure on municipal or provincial highways adjacent to
the subdivision as required by the City’s Commissioner of Integrated Planning &
Public Works and to the satisfaction of said Commissioner.

Emergency Access

The Owner shall, at its sole expense, provide and construct an emergency access
if more than 26 units are developed with one point of vehicular access, unless
directed otherwise by the City’s Commissioner of Integrated Planning & Public
Works. The design, location and configuration of each emergency access shall be
to the satisfaction of the City’s Commissioner of Integrated Planning & Public
Works, and in accordance with design drawings accepted by the Commissioner
(or designate) prior to installation.

Temporary and Emergency Access Signs and Devices

7.5.1 If required by the City’s Director of Transportation Services, the Owner shall,
at its sole expense, install temporary street name signs and emergency
access signs in the subdivision if permanent signs are not erected, to the
satisfaction of the City’s Director of Transportation Services. The signs shall
indicate that such roads are not assumed by the City and are used at one’s
own risk.

7.5.2 If required by the City’s Director of Transportation Services, the Owner shall,
at its sole expense, install and operate temporary traffic control devices in
the subdivision if permanent traffic control devices are not erected, to the
satisfaction of the City’s Director of Transportation Services. The City shall
have the right to inspect the temporary traffic control devices at any time
and without notice, and the cost of the said inspections shall be at the sole
expense of the Owner.

Street Signs

The Owner shall, at its sole expense, arrange for the erection of permanent street
name signs, emergency access signs, and traffic control signs and devices, and
parking control signs in the subdivision immediately following the placement of the
first course of asphalt on a street, to the satisfaction of the City’s Director of
Transportation Services. At the time such permanent signs are installed, the
Owner shall remove, at its sole expense, any related temporary signs within the
subdivision.

Bicycle Lanes
The Owner shall construct, at its sole expense, on-street bicycle lanes as identified

on the accepted engineering drawings referred to in Condition 12.1, to the
satisfaction of the City’s Director of Engineering Services.
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8.0 AGENCIES

8.1 Canada Post

8.1.1

8.1.2

8.1.3

8.1.4

8.1.5

8.1.6

8.1.7

The Owner shall complete the following to the satisfaction of the City of
Waterloo and Canada Post:

a.) include a statement in each Agreement of Purchase and Sale or
rental agreement (prior to its execution), that the home/business mail
delivery will be to a designated Community Mail Box; and,

b.) officially notify the initial new home purchasers of the exact
Community Mail Box locations prior to the closing of any home sales.

The Owner shall locate Community Mail Box facilities in locations
acceptable to Canada Post and the City’s Director of Engineering Services.

The Owner shall indicate the locations of existing and proposed Community
Mail Box facilities on sales maps, information boards, plans and marketing
platforms (including websites) for the subdivision and homes therein. Maps
identifying the specific Community Mail Box locations shall be prominently
displayed in the sales office(s) and on the sales website(s) for new homes
in the subdivision.

The Owner shall install a concrete pad in accordance with the requirements
of, and in locations approved by, Canada Post and the City’s Director of
Engineering Services to facilitate the placement of Community Mail Boxes.
The pads shall be identified on the engineering servicing drawings, and
poured at the time of curb and/or sidewalk installation within each stage of
the subdivision.

The Owner shall be responsible for standard Canada Post Community Mail
Box fees and charges, to the satisfaction of Canada Post.

The Owner shall work with Canada Post to determine and provide
temporary suitable Community Mail Box locations in the subdivision that
may be utilized by Canada Post until the curbs, boulevards and sidewalks
in the subdivision are constructed to municipal standards. The location of
temporary Community Mail Boxes shall be in a safe area, away from
construction activity, and accessible to residents/tenants in the subdivision,
to the satisfaction of Canada Post and the City’s Director of Engineering
Services.

The Owner shall prepare and maintain an area of compacted gravel to
Canada Post’s specifications where temporary Community Mail Box are
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8.1.9

sited. The compacted gravel area shall be made available to Canada Post
a minimum of 30 days prior to the date of the first occupancy.

A centralized mail facility shall be provided in buildings and complexes with
a common lobby, common indoor space, or common sheltered space in
accordance with Canada Post’s multi-unit policy.

8.2  Enova Power Corp

8.2.1

8.2.2

8.2.3

8.2.4

8.2.5

8.2.6

The Owner shall locate hydro infrastructure including meters in locations
deemed acceptable to Enova Power Corp. (“Enova Power”) and the City’s
Commissioner of Integrated Planning & Public Works (or designate).

Decreased setbacks (if proposed) may necessitate the installation of non-
combustible barrier walls between Enova Power padmounted
transformers and the housing unit as per the Ontario Electrical Safety
Code. Such installations shall be at one hundred percent (100%) the
Owner’'s cost and may require a revised right-of-way cross section to
facilitate the combustible barrier wall(s) due to the proximity of the
padmounted transformer to the sidewalk.

Ganged hydro meters shall be provided for townhouses, stacked
townhouses and like building typologies on end units, in locations
acceptable to Enova Power and the City’s Director of Planning, unless
otherwise directed by Enova Power and the City’s Director of Planning in
writing. The Owner shall, at its sole expense, register an easement over
any end unit containing a ganged hydro meter in favour of the owners of
the internal units for their electrical services, to the satisfaction of Enova
Power and that the said easement shall be registered on title.

The Owner shall dedicate a blanket easement over the entire Lands, or a
site specific easement over the underground electrical conductors from
the property line to the meter bases, if requested by Enova Power and to
the satisfaction of Enova Power.

The Owner shall construct easement lands used for hydro anchoring
purposes to within 150mm of final grade.

Any removal, replacement and/or relocation of existing hydro facilities, if
necessary, shall be at one hundred percent (100%) the Owner’s cost,
excluding any allocated municipal capital funding, development charge
funding, and/or other government funding/grants.

8.3  Waterloo Catholic District School Board

8.3.1

The Owner shall enter into an agreement or memorandum of understanding
with the Waterloo Catholic District School Board (“WCDSB”) to advise
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prospective residents about schools in the area, in a manner suitable for the
development, to the satisfaction of WCDSB.

8.3.2 That Education Development Charges shall be collected prior to the
issuance of a building permit(s).

8.3.3 The Owner shall enter into an agreement or memorandum of understanding
with the WCDSB to supply, erect and maintain a sign, at the developer’s
expense and according to the WCDSB’s specifications, affixed to the
development sign, advising prospective residents about schools in the area.
All' signs shall comply with the City’s Sign By-law No. 2016-050 or successor
thereto.

8.3.4 Prior to final approval, a clause shall be inserted into the Subdivision
Agreement requiring the Owner to insert the following clause into all
Agreements of Purchase and Sale, Lease and/or Rental Agreements:

“In order to limit risks, public school buses contracted by Student
Transportation Services of Waterloo Region (STSWR), or its assigns
or successors, will not travel on privately owned or maintained right-
of-ways to pick up and drop off students, and so bussed students will
be required to meet the bus at a congregated bus pick-up point.”

8.3.5 Perior to final approval, the WCDSB shall advise the City in writing that
Conditions 8.3.1, 8.3.3 and 8.3.4 have been satisfied.

8.4  Waterloo Region District School Board (“WRDSB”)

8.4.1 Prior to final approval, a clause shall be inserted into the Subdivision
Agreement requiring the Owner to insert the following clauses into all
Agreements of Purchase and Sale, Lease and/or Rental Agreements:

“Whereas the Waterloo Region District School Board (WRDSB) may
designate this parcel of land as a Development Area for the purposes
of school accommodation, and despite the best efforts of the
WRDSB, sufficient accommodation in nearby school facilities may
not be available for all anticipated students. You are hereby notified
that students may be accommodated in temporary facilities and/or
bussed to a school outside the area, and further, that students may,
in future, be transferred to another school.”

"For information on which schools are currently serving this area,
contact the WRDSB Planning Department at 519-570-0003 ext.
4419, or email planning@wrdsb.ca. Information provided by any
other source cannot be guaranteed to reflect current school
assignment information."

Council Meeting Page 139 of 171 July 14, 2025



101 Integrated Planning & Public Works

8.5

9.0

9.1

9.2

And, the warning clause specified in Condition 8.3.4.

8.4.2 That in cases where Agreements of Purchase and Sale have already
been executed, the Owner/Developer shall send a letter to all purchasers
containing the warning clauses specified in Condition 8.4.1.

8.4.3 The Owner shall enter into an agreement or memorandum of
understanding with the WRDSB to supply, erect and maintain a sign, at
the developer’s expense and according to the WRDSB's specifications,
affixed to the development sign, advising prospective residents about
schools in the area. All signs shall comply with the City’s Sign By-law
No. 2016-050 or successor thereto. The Owner shall submit a photo of
the sign for review and approval by the WRDSB prior to its erection.

Telecommunications

8.5.1 The Owner shall grant to telecommunication providers, such as Bell Canada
and Rogers Communications, easements that the telecommunication
provider may require for communication and telecommunication
infrastructure on the Lands, which may include a blanket easement.

8.5.2 The Owner shall design and construct the subdivision to accommodate
telecommunication and wire line services, to the satisfaction of the City’s
Director of Engineering Services.

8.5.3 Any relocation of existing telecommunication and wire line infrastructure, if
necessary, shall be at one hundred percent (100%) the Owner’s cost.

8.5.4 In the event of any conflict with existing telecommunication easements, the
Owner shall, at its sole expense, be responsible for the relocation of such
easements.

DRAWINGS

Electronic Drawings

All accepted and as-recorded drawings for the subdivision on the Lands, including
the plans and drawings required under Conditions 11.1 and 12.1, shall be provided
by the Owner to the City’s Director of Planning in an electronic format acceptable
to the City’s Director of Planning.

School Board — Drawings

Upon registration, the Owner shall provide the City, the Waterloo Region District

School Board and the Waterloo Catholic District School Board with a digital file of
the registered plan of subdivision in an electronic format acceptable to the City and
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the School Boards containing the layer information for the subdivision, in
accordance with the City’s Digital Plan Submission Standards.

10.0 GENERAL
10.1 Expeditious Works

All work done in relation to the subdivision and building construction on the Lands
shall be done expeditiously, in a good workmanlike manner, by persons qualified
and licensed in accordance with all applicable by-laws, statutes and regulations,
to the satisfaction of the City.

10.2 Clean Site

10.2.1 The Owner shall require its employees, contractors, suppliers and agents
and any home builder's employees, contractors, suppliers and agents to
maintain the Lands in a clean condition in accordance with the requirements
of the City and to the satisfaction of the City’s Director of Engineering
Services. The intent is to:

a.) avoid unsightly properties;

b.) avoid construction debris impacts on nearby landowners, stormwater
management facilities, municipal highways, and open space lands; and,

c.) avoid the accumulation of grit, dirt, debris or other materials within the
road right-of-way.

10.2.2 A qualified representative of the Owner (the “Representative”) shall, at the
Owner’s expense, monitor and inspect the Lands throughout all stages of
subdivision development and building construction to ensure the Lands are
maintained in a clean condition, to the satisfaction of the City’s Director of
Engineering Services.

10.2.3 The Representative shall manage and resolve all ‘clean site’ complaints, at
the Owner’'s expense and to the satisfaction of the City’s Director of
Engineering Services.

10.2.4 Notwithstanding condition 10.2.3, ‘clean site’ complaints arising from
unauthorized storage, unauthorized site works, and/or lot maintenance by
a landowner in the subdivision shall be directed to the said landowner for
resolution, including in accordance with City By-laws Nos. 2011-122 and
2011-123, as amended, being a “By-law to Prescribe Standards for the
Maintenance and Occupancy of Property within the City of Waterloo” and a
“‘By-law to Regulate the Maintenance of Land within the City of Waterloo”
respectively, or any successor by-laws.
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10.3

10.4

10.5

10.2.5 Where the City’s Director of Engineering Services provides written notice to
the Owner (or the Representative) regarding the need to clean up the Lands
and the said clean-up is not undertaken within the timeline set out in the
notice, the City may take the necessary action to clean the Lands at the
Owner’s expense, and the Owner shall pay to the City upon demand the full
amount of the costs incurred by the City to clean the Lands plus a $1,000
charge per occurrence. If the Owner does not pay the City:

a.) the Letter of Credit and any financial securities deposited with the
City in relation to the Draft Plan may be drawn upon by the City to
satisfy the required payment, and the Owner shall replace or
increase said Letter of Credit and financial securities to their original
value within fifteen (15) business days of receiving notice of such
draw or draws; and,

b.) further building permits on the Lands shall not be requested until
the Owner satisfies the obligations of condition 10.2.5(a.), to the
satisfaction of the City’s Director of Engineering Services.

10.2.6 All streets within and abutting the Lands shall be kept in a good and useable
condition and free of obstructions during all stages of subdivision
development and building construction on the Lands, and if damaged or
dirtied will be restored to a good and useable condition by the Owner, at its
sole expense, to the satisfaction of the City’s Director of Engineering
Services.

Open Burning

The burning of brush, garbage, debris, waste or any other material / substance
shall not be permitted on the Lands except in accordance with the written
permission of the City’s Fire Rescue Services Division.

Geodetic Monuments

The Owner shall retain a qualified professional to install concrete geodetic
monuments in the subdivision with coordinates and elevations thereon, to the
satisfaction of the City. The plan submitted for registration shall include the
location of such monuments, their coordinate values, elevation and code numbers
as prescribed by the Surveyor General of Ontario.

Survey Bar Installation
The Owner shall, at its sole expense, employ an Ontario Land Surveyor to install

survey bars on all corners of lots and blocks and at any other locations required by
the City. Further, the Owner shall, upon final completion of all servicing and area
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grading works for this subdivision, provide an Ontario Land Surveyor’s Certificate
that all survey bars are in place and easily accessible.

11.0 PRIOR TO TOPSOIL STRIPPING AND AREA GRADING OF THE SUBDIVISION

11.1 Plans

That prior to the stripping of topsoil or area grading, the Owner shall obtain
acceptance of the following plans from the City’s Director of Engineering Services
and any other authority having jurisdiction, and shall comply with and implement
the said accepted plans at its sole expense:

a.) “Tree Saving and Protection Plan” shall be provided identifying existing
individual trees, hedgerows or other groupings of trees on or adjacent to the
Lands, and an analysis of which of these trees are proposed to be removed.
The Owner shall design the subdivision to retain as many trees, hedgerows
and groupings of trees as possible, and any tree or trees identified as “to be
removed” shall be reviewed and approved by the City prior to removal. The
Owner agrees to protect trees to be retained with tree/vegetation protection
fencing and/or other means deemed appropriate or approved by the City as
identified on the Tree Saving and Protection Plan.

The Tree Saving and Protection Plan shall include:

a. the surveyed driplines of all treed features on or abutting the
development;

b. the surveyed location of all individual trees (outside of open space
features) on the Lands and trees located on adjacent properties within
6 metres of the property boundary;

c. a detailed tree inventory and assessment for any areas where
proposed works (including topsoil stripping, excavation, grading,
servicing, and construction) will occur within the designated Tree
Protection Zone (TPZ) defined as the existing dripline of any tree plus
one (1) metre;

d. the locations and details for all vegetation protection measures; and

e. arisk assessment and identification of any hazard trees or trees in poor
health within falling distance of any proposed street, sidewalk, trail,
parkland, residential lot/block, or otherwise that could pose a potential
risk to persons or property.

b.) “Subdivision Grading Plan” shall be provided showing existing and
proposed elevations, existing trees that are proposed to be retained, existing
trees that are proposed to be removed, and the drainage scheme for each lot
and block within the subdivision. The grading plan shall include detailed
information on the method proposed to re-establish ground cover, and the
said ground cover shall be installed upon completion of fine grading.
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The Subdivision Grading Plan shall illustrate topographic contours and spot
elevations at least twenty (20) metres beyond the limits of the development,
and shall be in accordance with City policies and practices including the City’s
Comprehensive Engineering and Landscape Manual (“CELM”) as amended.

The Subdivision Grading Plan shall be to the satisfaction of the Region of
Waterloo where the Lands drain to a Regional Facility.

The Subdivision Grading Plan shall be accompanied by clearances from the
Grand River Conservation Authority, Hydro One, and any other agency
(including the Province of Ontario) having an interest in the Lands or part
thereof or an interest in the abutting lands or part thereof, if required by the
City’s Director of Engineering Services.

c.) “Erosion and Sediment Control Plan” shall be provided for all lots and
blocks within the subdivision. The said plan shall include the identification of
soil stockpiling areas.

d.) Plans required by the City’s Director of Engineering Services in conjunction
with a valid site alteration permit pursuant to City By-law 2010-066, as
amended, or any successor by-law. The City’s “Site Alteration By-law No.
2010-066" and all other by-laws that regulate topsoil filling, grading and/or
site alteration in the City shall be complied with in relation to the Lands. No
topsoil shall be stripped on the Lands until the Owner has applied for and
obtained a site alteration permit, unless otherwise directed by the City’s
Director of Engineering Services in writing. The Owner shall abide by any site
alteration permit issued by the City, including conditions related thereto. No
topsoil or fill shall be stored on park blocks or lands to be conveyed to the
City or Region without the prior written consent of the City’s Director of
Engineering Services.

In addition to a.) through d.) above, the City’s Director of Engineering Services may
require the Owner to submit one or more of the plans identified in e.) through j.)
below to the satisfaction of the City’s Director of Engineering Services prior to the
stripping of topsoil or area grading, and the Owner shall, at its sole expense,
comply with and implement the said accepted plans to the satisfaction of the City’s
Director of Engineering Services:

e.) “Landscape Plan for Stormwater Management Facilities” shall be
provided for stormwater management facilities prior to the construction of
said facilities. The Owner shall, at its sole expense, implement the Landscape
Plan for Stormwater Management Facilities in accordance with timing
specified by the City’s Director of Engineering Services.

f.) “Landscape Plan” shall be provided for all:

Council Meeting Page 144 of 171 July 14, 2025



106 Integrated Planning & Public Works

i.) boulevard right-of-ways within and adjacent to the subdivision, including
a Street Tree Planting Plan. The Owner shall, at its sole expense,
implement the Landscape Plan in accordance with timing specified by
the City’s Director of Engineering Services;

ii.) natural feature buffers to stabilize and re-establish disturbed edges to a
primarily naturalized state based on a natural feature buffer analysis
prepared by the Owner at its sole expense, with recommendations on
rehabilitation, restoration and naturalization, to the satisfaction of the
City in consultation with the Region. The analysis shall specify details
and locations of proposed ecological enhancements and educational
signage.

Where reduced buffers are proposed, the plan shall include enhanced
plantings and enhanced erosion and sediment control measures, to the
satisfaction of the City in consultation with the Region; and,

iii.) parks, parkettes, greenbelts, trails, right-of-ways and open spaces
within the subdivision. The plans shall have regard to the surrounding
context and neighbourhood, and Crime Prevention Through
Environmental Design (CPTED) principles.

The Landscape Plan shall include a compensation strategy for trees to be
removed, considering a minimum replacement ratio of 2:1, appropriate to
existing ecological communities, and coordinated with the Tree Saving and
Protection Plan.

g.) “‘Demarcation Plan” shall be provided for all interfaces between public
(including publicly accessible) and private lands within the subdivision, which
may include a comprehensive fencing plan. The Owner shall, at its sole
expense, implement the Demarcation Plan in accordance with timing
specified by the City’s Director of Engineering Services.

h.) “Stormwater Management Plan” shall be provided for all lots and blocks
within the subdivision. The Stormwater Management Plan shall include the
identification of stormwater controls (quality and quantity) such as stormwater
management facilities, stormceptors, clean water collector systems, water
retention ponds, and the elimination of storm sewer connections.

The Stormwater Management Plan shall demonstrate how:

i.  run-off will be managed;

i. run-off from the Lands will be controlled to prevent erosion;

ii. run-off volumes will maintain the form and function of significant
wetland features and surface water systems (such as creeks,
streams, rivers, ponds) on or near the Lands;

iv. predevelopment drainage patterns will be maintained post-
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development to the extent possible, unless otherwise directed by
the City’s Director of Engineering Services;

v. predevelopment groundwater divides will be maintained post-
development to the extent possible, unless otherwise directed by
the City’s Director of Engineering Services;

vi. groundwater infiltration on the Lands can be maintained as close as
possible to pre-development conditions or enhanced;

vii. the water balance on the Lands can be maintained as close as
possible to pre-development conditions or enhanced, that is how
during-construction and post-construction conditions match pre-
development estimates;

viii. an assessment of whether the soils and the noted high water table
can accommodate the infiltration volumes being proposed;

ix. the oversizing of infiltration galleries by 15%, which must go above
and beyond the 25 mm rain event to account for future reduction in
the performance of the system over time and/or disconnection;

x. the targets of any applicable watershed study and subwatershed
management plan, and any other targets approved by the City, will
be met or exceeded,;

xi. indicate the design and location of any special engineering
measures required to maintain the water balance, stormwater
quality, and/or stormwater quantity and,

xii. provide details on access and staging for future operations and
maintenance of stormwater management facilities,

all to the satisfaction of the City’s Director of Engineering Services and
GRCA.

The Stormwater Management Plan shall also be to the satisfaction of the
Region of Waterloo where the Lands drain to a Regional Facility.

The engineering reports, schedules and drawings for infiltration infrastructure
shall contain calculations on groundwater mounding of the water table in
relation to services, utilities, and basement footings, to the satisfaction of the
City’s Director of Engineering Services.

i.) “Servicing Plan” shall be provided for all water, sanitary, stormwater, roads
and other services and infrastructure required to implement the subdivision,
and all existing easements on the Lands.

Services shall be located to one side of the road where a centre median is

used to provide emergency access, unless otherwise directed by the City’s
Director of Engineering Services.
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The Servicing Plan shall demonstrate that buried services will not negatively
alter existing groundwater flow patterns sustaining any wetland or water
system, to the satisfaction of the City, the Region, and the GRCA.

j-)  “Encumbrance Plan” shall be provided showing all existing and known
encumbrances within and adjacent to the subdivision that could reasonably
affect topsoil removal, grading, site servicing, subdivision construction works,
subdivision lotting, and/or the positioning of buildings/structures on proposed
lots/blocks. Without restricting the generality of the foregoing, encumbrances
include easements, rights-of-way, and significant utility infrastructure such as
hydro vaults and high voltage transformers and towers. Encumbrances shall
exclude standard natural gas easements adjacent to streets. The Owner
shall provide the City’s Director of Engineering Services copies of all
easements, right-of-way, and agreements related to the existing and known
encumbrances.

The engineering plans for the subdivision shall identify the regulatory floodplain, to
the satisfaction of the City and the GRCA. Development within the subdivision shall
not be located within the regulatory floodplain, measured at the finished ground
level adjacent to the building, unless otherwise directed by the City and the Grand
River Conservation Authority (GRCA).

All plans identified in e.) to j.) above shall be to the satisfaction of and accepted by
the City’s Director of Engineering Services prior to the commencement of site
servicing (including utilities installation and infrastructure works) and subdivision
construction works, and the Owner shall, at its sole expense, comply with and
implement the said accepted plans, to the satisfaction of the City’s Director of
Engineering Services.

11.2 Construction Traffic Plan — Grading Phase

Prior to any stripping of topsoil or area grading, the Owner shall provide a
Construction Traffic Plan for the grading phase of the site works, to the satisfaction
of the City’s Director of Engineering Services. The accepted construction traffic
route(s) shall remain open as long as possible, and the Owner shall advise the City
prior to closing any construction traffic route(s). The Owner shall require
contractors and builders to use the accepted construction traffic route(s) as their
primary access in order to redirect construction traffic away from occupied
residential streets and sensitive uses / features. The Owner shall provide
appropriate financial securities to enforce the Construction Traffic Plan, to the
satisfaction of the City’s Director of Engineering Services.

11.3 Grading, Servicing and Construction Monitoring

The Owner shall, at its sole expense, undertake site monitoring during grading,
servicing and construction on the Lands, to the satisfaction of the City, including:
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a.) monitoring the edge of any water features, woodlands/forest, trees to
remain, and conservation lands on or abutting the Lands;

b.) ensuring vegetation protection measures are implemented and functioning;
c.) assessing the integrity of the erosion control measures;

d.) managing construction debris and ensuring complete removal of such debris
from the Lands and surrounding lands upon the completion of construction;

e.) debris removal from natural areas; and,
f.) establishment, spread, and control of any noxious or invasive species.

Site monitoring requirements shall be detailed in a plan, to the satisfaction of the
City’s Director of Engineering Services.

11.4 Area Grading and Importing Fill

11.4.1 No stripping of topsoil or area grading shall occur on the Lands until such
time as the Owner has received a letter of authorization from the City’s
Director of Engineering Services to proceed, and then only in accordance
with the accepted Subdivision Grading Plan and/or any site alteration
permit. Further, no stripping of topsoil or area grading shall occur on the
Lands until such time as the City Clerk has received the insurance certificate
required under Condition 3.3 with copy to the City’s Director of Engineering
Services.

11.4.2 Imported fill shall have similar soil characteristics including type, compaction
and hydraulic conductivity as the underlying native soils, unless otherwise
directed by the City’s Director of Engineering Services and/or the City’s
Chief Building Official

11.5 Geotechnical Engineer — Inspection Services - Grading

The Owner, at its sole expense, shall retain a licensed geotechnical engineer to

undertake full-time inspections during the stripping of topsoil and area grading

operations if required by the City’s Director of Engineering Services. The
geotechnical engineer shall, among other duties:

a.) undertake full-time inspections during earth works on the Lands;

b.) examine and approve sources of fill material;

c.) monitor fill placement and verify compaction by in situ density testing;
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d.) certify geotechnical compliance with accepted engineering drawings for
underground services and dewatering; and,

e.) certify geotechnical compliance with accepted engineering drawings for
grading,

all to the satisfaction of the City’s Director of Engineering Services.
11.6 Archaeological Assessment

Prior to the stripping of topsoil or area grading, the Owner shall, at its sole expense,
complete an Archaeological Assessment for the Lands, to the satisfaction and
approval of the Ministry of Heritage, Sport, Tourism and Culture Industries, and
obtain Ministry acknowledgement of the Archaeological Assessment. Two copies
of the acknowledged Archaeological Assessment along with the Ministry clearance
letter for same shall be submitted to the City and Region. At least two weeks prior
to undertaking any Archaeological Assessment on the Lands, the Owner shall
notify the City of the start date for the Archaeological Assessment.

11.7 Grand River Conservation Authority

Prior to any grading or construction on the Lands and prior to final approval of the
plan of subdivision, the Owner or their authorized agents shall submit the
following plans and reports to the satisfaction of the Grand River Conservation
Authority (“GRCA”):

a.) a detailed stormwater management report in accordance with the 2003
Ministry of the Environment Report entitled "Stormwater Management
Planning and Design Manual” or successor report;

b.) a detailed Lot Grading, Servicing and Storm Drainage Plan;
c.) an Erosion and Siltation Control Plan in accordance with the Grand River
Conservation Authority's Guidelines for sediment and erosion control,

indicating the means whereby erosion will be minimized and silt maintained
on-site throughout all phases of grading and construction;
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d.) the submission and approval of a permit from the Grand River Conservation
Authority pursuant to Ontario Regulation 41/24 prior to any construction in a
wetland and/or grading in a regulated area and/or construction of the
stormwater management outlet in a regulated area.

All works on the Lands and related to the subdivision shall be undertaken,
completed, and maintained in accordance with the approved plans, reports,
permits and agreements described in sub-clauses a.) through d.) inclusive above,
to the satisfaction of the GRCA.

12.0 PRIOR TO SERVICING
12.1 Engineering Drawings

Prior to any site servicing or subdivision construction works (excluding grading or
topsoil removal), the Owner shall provide engineering drawings for all sanitary
sewers, watermains, storm sewers, road base, sidewalks, pavement and all other
surface and underground works set forth in Schedule ‘B’ and required for the
subdivision pursuant to Condition 11.1. The said drawings shall be accepted by
the City’s Director of Engineering Services and any other authority having
jurisdiction prior to undertaking any site servicing or subdivision construction works
on the Lands.

12.2 Dewatering

Prior to any site servicing or subdivision construction works (excluding grading or
topsoil removal), if required by the City’s Director of Engineering Services, the
Owner shall submit a dewatering plan with the engineering drawings referred to in
Condition 12.1, to the satisfaction of the City’s Director of Engineering Services.

12.3 Construction Traffic Plan — Construction Phase

Prior to any site servicing or subdivision construction works (excluding grading or
topsoil removal), the Owner shall provide a Construction Traffic Plan for the
servicing and construction phase of the site works, including temporary street signs
and emergency access signs, to the satisfaction of the City’s Director of
Engineering Services. The accepted construction traffic route(s) shall remain open
as long as possible, and the Owner shall advise the City prior to closing any
construction traffic route(s). The Owner shall require contractors and builders to
use the accepted construction traffic route(s) as their primary access in order to
redirect construction traffic away from occupied residential streets and sensitive
use / features. The Owner shall provide appropriate financial securities to enforce
the Construction Traffic Plan.
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12.4 Driveway Locations

At the time of servicing design, the Owner shall provide the City a Driveway
Location Plan that establishes driveways in locations that maximize the availability
of on-street parking and minimizes conflicts between the driveways and
subdivision infrastructure and entrances, to the satisfaction of the City’s Director
of Engineering Services and Director of Transportation Services. The subdivision
shall be developed in accordance with the accepted Driveway Location Plan.

12.5 Subsurface Soil Investigation

The Owner shall submit to the City a soil investigation report prepared by a
qualified and licensed geotechnical engineer that provides engineering
specifications and recommendations to make all lots and blocks within the
subdivision adequate for foundations, roads, stormwater management facilities
and all other works set out in Schedule ‘B’ and required to develop the subdivision
(including the construction of buildings / structures thereon). The soil investigation
report shall identify the presence of groundwater elevations and hydrostatic
pressure that may impact footings, basements, and underground or surface works.
Building permits shall not be available until the required soil investigation report
has been accepted by the City’s Director of Engineering Services or the City’s
Chief Building Official.

12.6 No Servicing Prior to Acceptance of Plans

No site servicing or subdivision construction works shall commence until the
technical drawings and reports referred to in Conditions 6.1, 11.1, 11.2,12.1, 12.2,
12.3, 12.4, and 12.5 have been accepted by the City’s Director of Engineering
Services and any other authority having jurisdiction.

12.7 Plans — Condition 12.1

Prior to any site servicing or subdivision construction works, the obligation in
Condition 12.1 shall be satisfied, being the acceptance of the plans identified in
Condition 11.1 by the City’s Director of Engineering Services.

12.8 Comprehensive Engineering and Landscape Manual (CELM) Compliance

Engineering drawings for the subdivision including those specified in Condition
12.1 shall be in accordance with the City’s current subdivision standards, good
engineering practices, and the City’s Comprehensive Engineering and Landscape
Manual (CELM) as amended, unless otherwise directed by the City’s Director of
Engineering Services. In the event of a conflict between engineering standards,
the standard applicable to the subdivision shall be determined by the City’s
Director of Engineering Services.
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12.9 Consultant - Engineer

12.9.1 The Owner shall retain, at its sole expense, a qualified and licensed
consulting engineer to prepare and co-ordinate all engineering reports,
schedules, drawings, approvals, specifications, estimates, contract
administration, inspection, certification, and completion of ‘as-recorded’
drawings required to service and construct the subdivision.

12.9.2 The Owner shall, at its sole expense, provide for the full-time supervision
and inspection services of a qualified and licensed consulting engineer
acceptable to the City’s Director of Engineering Services for the installation
of all engineering, servicing, grading and geotechnical works related to the
subdivision on the Lands.

12.10 References on Drawings

If required by the City’s Director of Engineering Services, maintenance procedures
and timing for subdivision services and infrastructure shall be included on the
engineering drawings submitted to the City for acceptance. With respect to
stormwater management and drainage drawings, if requested by the City’s
Director of Engineering Services, quality and quantity control assurances for the
maintenance of stormceptors, siltation controls and the like shall be identified on
the engineering drawings submitted to the City for acceptance.

12.11 Regional Agreement for Servicing and Water Pressure & Distribution Analysis

12.11.1  Prior to any site servicing or subdivision construction works, the Owner
shall enter into an Agreement for Servicing with the Region to preserve
access to municipal water supply and municipal wastewater treatment
services. The Region of Waterloo shall advise the City’s Director of
Engineering Services, prior to the execution of a Regional Agreement
for Servicing, that sufficient water supplies and wastewater treatment
capacity is available for this subdivision, or the portion of the subdivision
to be registered.

12.11.2  Prior to any site servicing or subdivision construction works (excluding
grading or topsoil removal), the Owner shall:

i) obtain written confirmation from the Region that sufficient water
pressure is available to fully service the subdivision; and,

ii.) complete a water distribution analysis for the subdivision, to the
satisfaction of the City and the Region.

Council Meeting Page 152 of 171 July 14, 2025



114 Integrated Planning & Public Works

12.12 Enova Power Corp (“Enova Power”) — also see Condition 8.2

12.12.1

12.12.2

Prior to any site servicing or subdivision construction works, the Owner
shall enter into an agreement with Enova Power for the provision of
permanent (and if necessary temporary) electrical services to the Lands
and for the subdivision, to the satisfaction of Enova Power.

Further to Condition 8.2.6, the removal, replacement and/or relocation
of any existing electrical distribution facilities of Enova Power shall be
undertaken to the satisfaction of Enova Power.

12.13 Utilities and Telecommunications

12.13.1

12.13.2

12.13.3

Prior to any site servicing or subdivision construction works, the Owner
shall make satisfactory arrangements for the provision of permanent
(and where necessary temporary) utility and telecommunications
services for the subdivision, including easements and/or agreements,
to the satisfaction of the City.

The Owner shall provide for the underground installation of
telecommunication, natural gas, and hydro services in the subdivision,
unless otherwise agreed to in writing by the City and the applicable
service provider.

The Owner shall make satisfactory arrangements with Enbridge Gas
Inc. for the provision of permanent (and if necessary temporary) gas
services to and within the subdivision, including easements and/or
agreements.

12.14 Road Salt Impact Assessment

12.14 1

12.14.2

Council Meeting

The Owner shall design roads with the subdivision to minimize the need
for and application of salt during de-icing and winter operations, to the
satisfaction of the City’s Director of Engineering Services.

Prior to any site servicing or subdivision construction works, the Owner
shall complete a road salt impact assessment for the subdivision in
conjunction with the required Stormwater Management Plan, to the
satisfaction of the Region of Waterloo and the City. The assessment
shall calculate the loading of salt from de-icing operations to
groundwater so as to ensure that groundwater concentrations of sodium
and chloride will remain within the Reasonable Use Guidelines
established by the Province of Ontario. The Owner shall, at its sole
expense, implement the recommendations of the road salt impact
assessment, to the satisfaction of the City and the Region of Waterloo.
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12.15

12.16

13.0

13.1

13.2

13.3

13.4

Geotechnical Engineer — Servicing Design and Construction

The Owner, at its sole expense, shall retain a qualified and licensed geotechnical
professional acceptable to the City’s Director of Engineering Services to provide
geotechnical expertise with respect to the design and construction/ installation of
underground services and dewatering requirements for the subdivision, to the
satisfaction of the City’s Director of Engineering Services.

Geotechnical — Infrastructure

The Owner shall, at its sole expense, retain a qualified and licensed geotechnical
professional acceptable to the City’s Director of Engineering Services to inspect
all infrastructure and servicing excavation areas in the subdivision. Where
structural fill or soil concerns are found, the geotechnical professional shall prepare
a report to the satisfaction of the City’s Director of Engineering Services indicating
whether-or-not the site is suitable to accept the proposed infrastructure and/or
services. Where a site is not suitable for site servicing or subdivision construction
works, the report shall provide professional recommendations regarding methods
to remediate the site to allow for servicing and construction in accordance with
accepted plans and reports, to the satisfaction of the City’s Director of Engineering
Services.

PRIOR TO OR CONCURRENT WITH THE REGISTRATION OF THE PLAN
Plan

Prior to final approval, the plan to be registered shall be approved by the City’s
Director of Planning.

Technical Plans — Prior to Final Approval

Prior to final approval, the plans and reports set out in Conditions 6.1, 11.1, 11.2,
11.3,12.1,12.2, 12.3, 12.4, 12.5 and 12.14 shall be accepted by the City.

OLS Verification

Prior to final approval, the Owner shall submit verification from an Ontario Land
Surveyor that the proposed lots/blocks to be registered comply with the
requirements of the City’s Zoning By-law.

Clearances and Financial Securities

Prior to final approval, the Owner shall submit the required clearances and financial
securities set out in the City’s conditions of approval for the Draft Plan.
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13.5 Dedication of Streets and Lanes

At the time of registration, streets and lanes shall be dedicated as public highways
to the City, free of charge and clear of encumbrances. The streets shall be named
to the satisfaction of the City’'s Commissioner of Integrated Planning & Public
Works.

13.6 Lands To Be Conveyed

13.6.1 Lands to be conveyed to the City (excluding the lands identified in
Condition 13.5) shall be conveyed immediately after registration, to the
satisfaction of the City Solicitor.

13.6.2 Prior to final approval, Lands to be conveyed to the City at the time of
registration (excluding the lands identified in Condition 13.5) may be
secured through a supplementary subdivision agreement, at the
discretion of the City. The form and content of the supplementary
subdivision agreement shall be to the satisfaction of the City’s Director
of Planning and the City Solicitor.

13.7 Conveyance of Easements to Utilities and Telecommunication Service Providers

At the time of registration, the Owner shall have made secure arrangements
satisfactory to the City to convey easements for utility and telecommunication
services in the subdivision to the applicable utilities and telecommunication service
providers.

13.8 Stormwater Management Facilities - Registration

No portion of the Lands shall be registered until all stormwater management
facilities required to service the lands to be registered have been constructed, to
the satisfaction of the City’s Director of Engineering Services.

13.9 Multiple Residential and Non-Residential Site Signs

Prior to final approval and immediately after plan servicing, the Owner shall, at its
sole expense, design, construct and install signage on the Lands that clearly
notifies the public of all proposed multiple residential, mixed-use, and non-
residential sites identified on the Draft Plan, the said signage to be located:

a.) on the multiple residential, mixed-use, and non-residential sites, unless
otherwise consented to by the City’s Commissioner of Integrated Planning &
Public Works if circumstances warrant the placement of the said signage in an
alternative location on the Lands; and,

b.) in clear, plain and legible sight of the adjacent public highway.
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The sign’s design, construction and installation shall be to the satisfaction of the
City. The said signage shall comply with the City’s Sign By-law, as amended.

13.10 Public Land Signage

Prior to final approval and immediately after plan servicing or within 30 days written
notice from the City’s Director of Planning, the Owner shall, at its sole expense,
design, construct, install, and maintain signage on the Lands that clearly notifies
the public of the designated locations and intended function of public spaces
(including parks, open spaces, greenbelts, right of ways, trails, and the like) on and
abutting the Lands, to the satisfaction of the City’s Director of Planning. The sign’s
design, construction and installation shall be to the satisfaction of the City’s
Director of Planning. The Owner shall remove the signage within 30 days of
receiving written notice from the City’s Director of Planning. The said signage shall
comply with the City’s Sign By-law, as amended.

13.11 Regional Agreement for Servicing

Prior to final approval, the obligation in Condition 12.11 shall be satisfied.
13.12 Enova Power Agreement

Prior to final approval, the obligation in Condition 12.12 shall be satisfied.
13.13 Easement Plan

13.13.1 Prior to final approval, the Owner shall obtain acceptance of an easement
plan (the “Easement Plan”) from the City Solicitor and any other authority
having jurisdiction. The Easement Plan shall identify all existing and
proposed easements on the lands to be registered, including a minimum
two metre (2 m) wide easement to be conveyed to the City and applicable
utility providers on both sides of all streets within the subdivision, to the
satisfaction of the City Solicitor.

13.13.2 At the time of registration, the Owner shall have made secure
arrangements satisfactory to the City to convey all easements required
in the City’s conditions of approval for the Draft Plan on the accepted
Easement Plan. Easements shall be conveyed free of charge and clear
of encumbrances.

13.13.3 Where an easement is to be conveyed to the City, the form and content
of the said easement shall be to the satisfaction of the City Solicitor.
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13.13.4 Immediately following registration of each stage, the Owner shall convey
all easements within the respective stage required in the City’s conditions
of approval for the Draft Plan on the accepted Easement Plan.

13.14 Grand River Transit

Prior to final approval, the Owner shall either:

a. provide the physical and financial resources for the construction of concrete
landing pads at transit locations determined by the Region within and/or
adjacent to the subdivision; or,

b. construct concrete transit landing pads at locations determined by the
Region within and/or adjacent to the subdivision, to the satisfaction of the
Region. For the purposes of this obligation, transit pads are approximately
nine (9) metres in length, one-point-five (1.5) metres in width, with a
connection to the sidewalk or multi-use trail.

13.15 Turning Circle — Financial Securities

Prior to final approval, the obligation in Condition 4.3.4(e.) shall be satisfied, being
the receipt of financial securities for the removal of turning circles and the
construction of the road allowance to municipal standards.

14.0 PRIOR TO EXECUTION OF AN AGREEMENT OF PURCHASE AND SALE OR
RENTAL AGREEMENT

14.1 Schedule “D”

Schedule ‘D’ shall form an integral part of the Subdivision Agreement. The Owner
shall attach a copy of Schedule ‘D’ to every Agreement of Purchase and Sale or
rental agreement (prior to its execution) for each lot or block being purchased or
rented in the subdivision.

The Owner shall require all builders within the subdivision to attach a copy of
Schedule ‘D’ to every Agreement of Purchase and Sale or rental agreement (prior
to its execution) for new homes/residential units in the subdivision.

14.2 No Occupancy Inspection

Every Agreement of Purchase and Sale or rental agreement (prior to its execution)
for lots or blocks in the subdivision, or new homes/residential units in the
subdivision, shall incorporate a statement indicating that builders will not request
occupancy inspections until such time as all exterior finishes are substantially
complete, to the satisfaction of the City’s Chief Building Official.
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14.3 Grading Provision in Agreement of Purchase and Sale

Every Agreement of Purchase and Sale or rental agreement (prior to its execution)
for lots or blocks in the subdivision, or homes/residential units in the subdivision,
shall incorporate as a condition of the sale the requirement that the purchaser
comply with:

a.) the accepted Subdivision Grading Plan; and,
b.) the accepted Lot Development Plan with respect to grading.

The Owner shall remain primarily liable for full compliance with respect to grading
until the two (2) year period referred to in Condition 17.2.1(b.) is complete, to the
satisfaction of the City. The foregoing does not release the owner of such lot or
block from being liable to keep the grading of their lot or block in compliance with
the accepted Subdivision Grading Plan and Lot Development Plan, unless
otherwise directed by the City’s Director of Engineering Services in writing.

14.4 Agreement of Purchase and Sale — Standard Attachments

The Owner shall require all builders within the subdivision to attach the following
documents and warning clauses to every Agreement of Purchase and Sale or
rental agreement (prior to its execution) for new homes/residential units in the
subdivision:

a.) the pertinent zoning for the lot/block/dwelling;
b.) a copy of the District Plan concept for the area, prepared by the City;

c.) a copy of the registered plan of subdivision that clearly identifies the purpose
of each lot/block;

d.) written notice to prospective buyers that the attendance boundaries for
students in this area has not been finalized and that they should contact the
Waterloo Region District School Board and Waterloo Catholic District School
Board directly with respect to school attendance boundaries;

e.) source water protection and awareness information to educate home
purchasers on the proper use and storage of chemicals, nutrients and road
salts, to the satisfaction of the Region of Waterloo;

f.) a copy of the following documents:
i.) the City’s “The Usual Suspects” brochure regarding pesticides, or
successor brochure, if required by the City;
ii.) City of Waterloo Fence By-law;
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iii.) Facts About Waterloo Region’s Drinking Water Quality, or successor
brochure; and
iv.) Regional By-law Respecting the Conservation of Water;

g.) a document outlining the location of parks and parkettes, and written notice
that the following may be installed within parks and parkettes:
» children’s play equipment
» active recreation infrastructure
* passive recreation infrastructure;

h.) an excerpt of the Subdivision Grading Plan and Servicing Plan for the lot/block;
i.) the information required by Canada Post pursuant to Condition 8.1;

j-) prior to final approval, the Owner shall include the following statement in all
Agreements of Lease or Purchase and Sale that may be entered into pursuant
to Section 52 of the Planning Act, prior to the registration of this plan:

“The lot(s) and/or block(s) which are the subject of this agreement of lease
or purchase and sale are not yet registered as part of a plan of subdivision.
The fulfilment of all conditions of draft plan approval, including the
commitment of water supply and sewage treatment services thereto by the
Region and other authorities, has not yet been completed to permit
registration of the plan. Accordingly, the purchaser should be aware that
the vendor is making no representation or warranty that the lot or block
which is the subject of this agreement of lease or purchase and sale will
have all conditions of draft plan approval satisfied, including the availability of
servicing, until the plan is registered.”

A clause shall be included in the Subdivision Agreement regarding same.
14.5 Parking — Warning Clause

The following parking warning clause shall be included in Agreements of Purchase
and Sale or rental agreements (prior to its execution) for all residential units in the
subdivision:

“‘Residents are hereby advised that it is their responsibility to manage their parking
needs on-site, without reliance on municipal lands including but not limited to
municipal highways (inclusive of roads, streets and lanes), and in accordance with
applicable law, including the City of Waterloo’s Zoning By-law. Driveways shall
comply with the City’s Zoning By-law. No portion of the driveway shall be located
in front of the habitable portion of the first storey of the building, unless otherwise
directed by the City of Waterloo in writing. Parking is not permitted, wholly or
partially, on any lawn or on or overhanging the sidewalk, curb or an entrance
walkway. On-street parking is regulated by the City of Waterloo’s Traffic And
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Parking By-law. Where permitted, on-street parking may be used to accommodate
short-term visitor parking, provided said on-street parking occurs in accordance
with applicable law including City by-laws.”

15.0 PRIOR TO ISSUANCE OF BUILDING PERMITS

15.1 No Assurance — Building Permits

15.1.1

15.2 Soil Stab

15.2.1

15.2.2

Council Meeting

That any approval or acceptance by the City with respect to this
subdivision or any authorization to commence the installation of
services/infrastructure shall not be deemed to give assurance that
building permits when applied for will be issued unless all other by-laws
and requirements of the City and all other applicable laws have been
complied with, to the satisfaction of the City’s Chief Building Official.

ilization, Fill, Flood Protection, Etc.

The City’s Chief Building Official may withhold the granting of building
permits until required works such as soil stabilization, the placing of
structural fill, installation of flood protection measures, special
foundations, retaining walls, or other work is completed to their
satisfaction and refuse to grant building permits on any lot or block on the
Lands which, in the opinion of the Chief Building Official, is unsuitable for
building because of its rocky, low lying, marshy or unstable
characteristics or which may be subject to flooding, until such time as all
works which may be required to make such land suitable for building or
protected from flooding are completed, to the satisfaction of the City’s
Chief Building Official.

As part of every building permit application, the following information shall
be submitted:

a.) geotechnical details for the lot, including any structural fill
requirements;

b.) details on any structural fill pads, including limits of the fill pad in
relation to the building envelope;

c.) the maximum elevation of the seasonally high groundwater table;

d.) the maximum elevation of any groundwater mounding (where
applicable); and,

e.) the elevation of the basement footings to verify compliance with

the footing tables in the Ontario Building Code and conditions of
draft approval for this subdivision.

Page 160 of 171 July 14, 2025



122 Integrated Planning & Public Works

15.2.3 Building footings shall be located at least 0.6 metres above:

e the maximum elevation of the seasonally high groundwater table;
and,
e the maximum elevation of any groundwater mounding, unless

otherwise directed by the City.

15.2.4 If required by the City’s Chief Building Official, all foundations on
structural fill or native soils shall be inspected by a qualified and licensed
geotechnical engineer acceptable to the City’s Chief Building Official prior
to the placement of concrete to ensure the subgrade soils are capable of
supporting the building foundations, and to confirm the building envelope
does not extend beyond the limits of the structural fill pad.

15.3 Development Charges and Community Benefit Charges

15.3.1 Prior to the issuance of a building permit, all applicable development
charges shall be paid to the City at the applicable rates, in accordance
with Schedule ‘C’ of the required Subdivision Agreement.

15.3.2  Prior to the issuance of a building permit, all applicable community benefit
charges shall be paid to the City at the applicable rates.

15.4 Lot Development Plan

If required by the City, a “Lot Development Plan” for each lot/block shall be
submitted with every building permit application. The form and content of the Lot
Development Plan shall be to the satisfaction of the City’s Chief Building Official.
The Chief Building Official may, at their sole discretion, refuse to issue a building
permit until a Lot Development Plan has been received and accepted by the City.
The Lot Development Plan shall be prepared by a licensed and qualified
consulting engineer acceptable to the City’s Chief Building Official, who shall:

a.) certify that the Lot Development Plan conforms to the plans set out in
Conditions 11.1, 12.1, and 12.4 and the report set out in Condition 12.5;

b.) provide a description of the environmental purpose of any natural features
on the lot/block;

c.) set on-site grades, including top of foundation grades, in accordance with
the accepted Lot Development Plan and applicable law;

d.) ensure the implementation of the tree saving / protection and tree planting
requirements of the accepted Lot Development Plan;
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e.) ensure the implementation of stormwater management, infiltration, and
drainage requirements identified on the accepted Lot Development Plan;
and,

f.) ensure the implementation of erosion and sediment control requirements
identified on the accepted Lot Development Plan.

The consulting engineer shall inspect and certify in writing that each building
foundation when construction is on standard fill pads, as shown on the accepted
Lot Development Plan, to the satisfaction of the City’s Chief Building Official.

15.5 Lot Development Plan Deposit

15.5.1 The Owner shall, prior to the issuance of a building permit, submit
financial securities as set out in the Subdivision Agreement, to ensure
compliance with the accepted Lot Development Plan required by
Condition 15.4. The performance deposit will be refunded in accordance
with timing specified in the Subdivision Agreement. The City may draw
on all or a portion of the financial securities and/or Letter of Credit to
remedy non-compliance with a Lot Development Plan, as determined by
and to the satisfaction of the City’s Chief Building Official.

15.6 Lot Development Plan Provided To New Home Purchasers

The Owner shall require all builders within the subdivision to provide the Lot
Development Plan for the lot or block to every new home purchaser within the
subdivision. The Lot Development Plan shall be given to the new home
purchaser immediately after the final Lot Development Plan is prepared and prior
to the submission of any building permit on the related lot or block, with a
statement that the Lot Development Plan remains subject to City approval.

15.7 Water Saving Fixtures
The Owner shall require all developers/builders within the subdivision to utilize
water saving fixtures in all residential units, to the satisfaction of the City’s Chief
Building Official.

15.8 Underground Services

a.) Prior to the issuance of the first building permit in each subdivision
registration, the Owner shall:

i.) construct the “Underground Services to Base Asphalt” as set out in

Schedule ‘B’ of the required Subdivision Agreement, and provide
an engineering consultant’s certification for the underground
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services and works, to the satisfaction of the City’s Director of
Engineering Services;

ii.) provide written evidence verifying that secure arrangements have
been made for the installation of underground natural gas, hydro
and telecommunication services, to the satisfaction of the City’s
Director of Engineering Services;

iii.) satisfy the approval conditions applied to the Draft Plan related to
the provision of hydro electric services for the subdivision, to the
satisfaction of the City’s Director of Engineering Services;

iv.) satisfy the approval conditions applied to the Draft Plan related to
the provision of natural gas services for the subdivision, to the
satisfaction of the City’s Director of Engineering Services;

v.) satisfy the approval conditions applied to the Draft Plan related to
the provision of telecommunications services for the subdivision, to
the satisfaction of the City’s Director of Engineering Services.

b.) Prior to the City’s Building Standards Division undertaking an occupancy
inspection, the Owner shall verify in writing that underground natural gas,
hydro and telecommunication services have been installed and are
functional, to the satisfaction of the City’s Chief Building Official.

For the purposes of Condition 15.8 and the conditions of draft approval for the Draft
Plan, telecommunication services shall include, but are not restricted to, cable
television and telephone services.

15.9 Services Required Prior to Issuance of Building Permit

The City’s Chief Building Official may withhold the issuance of a building permit or
permits to the Owner, its successors or assigns, for any lot or block on the Lands
until:

a.) the street fronting the lot/block has been provided with sanitary sewers, storm
sewers, watermains, road base, necessary utilities, and service connections;

b.) the infrastructure in Condition 15.9 a.) is sufficiently sized to fully service the
development;

c.) the infrastructure in Condition 15.9 a.) has been connected to the City’'s
servicing systems, the municipal road network, and the utility distribution
system in accordance with applicable law, applicable agreements and
permits, and to the satisfaction of the City’s Director of Engineering Services;
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d.) the City’s Director of Engineering Services has verified that sufficient
servicing capacity is available to fully service the development; and,

e.) all easements and land dedications related to the services in Condition 15.9
a.) have been transferred to the City and registered,

all to the satisfaction of the City’s Chief Building Official.

No building permit on any lot or block on the Lands shall be applied for until the
obligations in a.) to e.) above are satisfied, unless otherwise agreed to by the City’s
Chief Building Official.

15.10 Emergency Services — Access And Measures

Prior to the issuance of the first building permit in each subdivision registration, the
Owner shall consult the City’s Fire Rescue Services Division and obtain
emergency access and fire protection requirements for said stage. The Owner
shall, at its sole expense, construct and maintain the required emergency access
and fire protection measures identified by the City’s Fire Rescue Services Division,
to the satisfaction of the City’s Fire Rescue Services Division. In the event that the
Owner does not comply with this condition, the City may remedy the default and
charge the cost thereof against the Letter of Credit.

15.11 Geotechnical — Buildings

15.11.1 The Owner shall retain a qualified and licensed geotechnical professional
acceptable to the City’s Chief Building Official to inspect all building
excavation areas. Where structural fill or soil concerns are found, the said
geotechnical professional shall prepare a report to the satisfaction of the
City’s Chief Building Official indicating whether or not the site is suitable
to accept the proposed building construction. Where a site is not suitable
for construction, the report shall provide professional recommendations
regarding methods to remediate the site to allow for construction, to the
satisfaction of the City’s Chief Building Official.

The geotechnical professional shall confirm that subgrade soils are
capable of supporting the foundation, and confirm that the building
envelope does not extend beyond the limits of the structural fill pad.

15.11.2 If requested by the City’s Chief Building Official, a geotechnical
investigation shall be provided for all large structures (including but not
limited to townhouse buildings) in order to provide specific
recommendations for the design of foundations for such structures, to the
satisfaction of the City’s Chief Building Official.
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15.11.3 If methods to remediate soil conditions on the site to allow for construction
include pilings or the like, such methods shall be to the satisfaction of the
Region of Waterloo and the City’s Chief Building Official, and shall not
negatively impact or have the potential to negatively impact (either
directly or indirectly) underground aquifers without the prior written
consent of the Region of Waterloo.

15.12 Verification of Capacity

No building permits shall be issued for any lot or block until the City has verified
that sufficient servicing capacity is available to fully service the lands and proposed
development within the lot or block, to the satisfaction of the City’s Director of
Engineering Services. Without restricting the generality of the foregoing,
verification shall include servicing capacity of receiving sanitary pumping stations
and related forcemains.

15.13 Prior to final approval, if geothermal wells are proposed and permitted on the Lands
(including in the City’s Zoning By-law), the Owner shall enter into an agreement
with the Regional Municipality of Waterloo to provide for completion of the required
studies as outlined in Policy 8.A.4 of the Regional Official Plan (or successor
policies) prior to the issuance of building permit(s), to the satisfaction of the
Regional Municipality of Waterloo. A copy of said agreement shall be provided to
the City’s Chief Building Official immediately after its execution.

16.0 PRIOR TO RELEASE OF THE SUBDIVISION AGREEMENT
16.1 Release

16.1.1  The City may, but shall not be obligated to, at its discretion, release all or
part of the Subdivision Agreement and any supplementary agreement
thereto from any lot or block in the subdivision after all terms and
provisions of the said agreement(s) applicable to the said lot or block
have been complied with, to the satisfaction of the City’s Commissioner
of Integrated Planning & Public Works and the City Solicitor.

16.1.2 The City may, but shall not be obligated to, at its discretion, release the
Owner from any obligation in the Subdivision Agreement and any
supplementary agreement thereto after the obligation has been satisfied
to the satisfaction of the City’s Commissioner of Integrated Planning &
Public Works, or the City’s Commissioner of Integrated Planning & Public
Works (or designate) determines that the obligation is no longer required
for the proper and orderly development of the Lands or any part thereof.
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16.2

16.3

17.0

171

17.2

Release Costs

The cost of any release or notice deleting the Subdivision Agreement or any
supplementary agreement thereto from title shall be borne by the Owner.

Compliance Letters

Upon the written request of the Owner and payment of applicable fees by the
Owner and the provision of all documentation and information requested by the
City, the City will provide a compliance letter with respect to the Subdivision
Agreement and any supplementary agreement thereto, or any part thereof, as of
the date of the request.

OTHER SPECIFIED TIMEFRAMES
Service Connections

The Owner shall be responsible for the maintenance and repair of all service
connections from the main to the property line until such time as the City assumes
such services, to the satisfaction of the City’s Director of Engineering Services and
the City’s Director of City Utilities.

Development Compliance Letter Representative

17.2.1 A qualified and licensed representative of the Owner shall, at the Owner’s
expense, undertake inspections and clearances related to development
compliance letters. The Owner shall provide written notification to the
City’s Director of Engineering Services of its selected representative prior
to the representative performing any final inspections. The Owner further
agrees that should its representative become unavailable to perform their
duties, a new qualified and licensed representative shall be appointed by
the Owner to the satisfaction of the City’s Director of Engineering
Services. The representative:

a.) must be accepted by the City’s Director of Engineering Services as
qualified to perform final inspections;

b.) will be responsible for managing and resolving all drainage
complaints for lots and blocks within the subdivision for a period of
two (2) years following the date of the City’s acceptance of the
development compliance letter for the lot or block, to the satisfaction
of the City’s Director of Engineering Services, but shall not be
responsible for changes to the drainage made by a developer or
owner in accordance with permits or approvals granted by the City;
and,
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c.) will not be responsible for drainage complaints arising after the
completion of the two (2) year period referred to in b.) above, or for
changes to the drainage made by a developer or owner in
accordance with permits or approvals granted by the City. Drainage
complaints arising out of changes made after the said two (2) year
period shall be the responsibility of the party who made the
changes.

17.2.2 The Owner shall supervise the representative in Condition 17.2.1, and
require the representative to perform the obligations of Condition 17.2.1,
to the satisfaction of the City’s Director of Engineering Services.

17.2.3 The Owner shall pay all costs related to the resolution of drainage
complaints submitted within the time period specified in Condition
17.2.1(b.), but shall not be responsible for changes to the drainage made
by a developer or owner in accordance with permits or approvals granted
by the City.

17.2.4 Notwithstanding anything to the contrary, complaints arising from
unauthorized grading and drainage by a developer or owner shall be
directed to the said developer or owner for resolution, and the
responsibility to remedy any impacts caused by the unauthorized grading
and/or drainage shall rest solely with the developer or owner including all
costs related thereto. If directed by the City’s Director of Engineering
Services in writing, the developer or owner shall immediately restore the
grading and/or drainage on their lot or block to comply with the accepted
Lot Development Plan and all other applicable engineering approvals of
the City and any other authority having jurisdiction, to the satisfaction of
the City’s Director of Engineering Services.

17.3 Development Compliance Letter

Immediately after completion of building construction, planting, fine grading, and
sodding, the Owner’s representative referred to in Condition 17.2.1 shall submit a
development compliance letter to the City’s Director of Engineering Services
certifying that the lot or block has been developed in accordance with the accepted
Lot Development Plan, to the satisfaction of the City’s Director of Engineering
Services. Upon request, a release for each lot or block will be issued when:

a) the provision of all documentation and information requested by the City is
received;

b) the development compliance letter is filed and accepted by the City; and,
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c) the maintenance period has been completed, to the satisfaction of the City’s
Director of Engineering Services

17.4 Migratory Birds Convention Act

a.) The Owner agrees that no clearing of vegetation on the Lands, other than
removal of agricultural crops, shall occur during the bird breeding season
(April 1 to August 31) in compliance with the Migratory Birds Convention
Act, unless it can be ascertained by a qualified expert that the proposed
clearing will not have the potential to disturb or destroy migratory birds
protected by the Act or their active nests, to the satisfaction of the City.

b.) No grading within open space buffers shall be undertaken on Lands during
the breeding bird season of April 1 to August 31 unless it can be ascertained
by a qualified expert that the proposed works will not have the potential to
disturb or destroy migratory birds protected by the Act or their actives nests,
to the satisfaction of the City.

This condition does not replace or diminish the provisions of the Migratory Bird
Convention Act, 1994 (S.C. 1994, c.22) as amended, or any obligation to comply
therewith.

18.0 LEGAL AND ADMINISTRATIVE
18.1 Easements

a.) The Owner shall, at its sole expense, upon written request, convey to the City
or the Region (as the case may be) all easements and lands required to provide
for access, drainage, municipal infrastructure, and/or municipal works,
including but not restricted to the extension of municipal services within any
stage of the subdivision, to the satisfaction of the City Solicitor. The form and
content of the said easements and land dedications shall be to the satisfaction
of the respective municipality and its solicitor. Such conveyances shall be free
of charge and clear of encumbrances.

b.) The Owner shall, at its sole expense, convey to the appropriate provider all
easements required for utility and telecommunication services, within any
stage of the subdivision, coincident with or immediately following the
registration of such stage, to the satisfaction of the City Solicitor. Such
conveyances shall be free of charge and clear of encumbrances to the
satisfaction of the utility or telecommunications service provider.

18.2 Indemnification

The Owner shall unconditionally and irrevocably indemnify and hold harmless the
City and its elected officials, officers, employees, agents, contractors, and others
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for whom the City is responsible in law (collectively and individually, “Indemnitees”)
from and against any and all actions, causes of action, suits, claims and other
proceedings which may be brought against or made upon the Indemnitees and
from and against all loss or damage (including bodily injury, death, property
damage or environmental impairment), liability, judgment, costs, charges,
demands, or expenses which the Indemnitees may sustain, suffer or be put to,
including resulting from or arising out of any loss, damage, injury or death to any
person or property, howsoever caused, directly or indirectly, in connection with the
Lands, development of the Lands, works on and/or in relation to the Lands and/or
development thereon, and all matters, financial or otherwise, in relation to the Draft
Plan, to the satisfaction of the City Solicitor. The form and content of the indemnity
shall be to the satisfaction of the City Solicitor.

18.3 Contaminated Soil Indemnification

The Owner shall indemnify and hold harmless the City, its elected officials, officers,
employees, solicitors, agents, and contractors from and against any and all costs,
claims, demands, damages, fines, penalties, expenses, suits, actions, and
judgments made, brought or recovered against the City arising in connection with
any environmental condition, contaminants, and/or soil problems defined by
current environmental laws and found on or in relation to the Lands, including any
lands dedicated or to be dedicated to the City through the terms and provisions of
the approval of the subdivision on the Lands. The Owner shall pay all costs
associated with the removal, treatment and disposal of such environmental
condition/contamination, all of which shall be to the satisfaction of the City’s
Director of Engineering Services. The form and content of the indemnity shall be
to the satisfaction of the City Solicitor.

18.4 Adequacy of Soils Not Confirmed

That the Owner agree that any City approvals, including but not limited to zoning,
subdivision and site plan approvals, do not verify or confirm the adequacy of soil
and/or environmental conditions on the Lands and the Owner accept complete
responsibility for soil and environmental conditions on the Lands (including soil
composition, soil contamination, soil stability, geotechnical suitability, and soil load
bearing capacity) and agrees:

a.) to comply with the Environmental Protection Act (or successor legislation) and
any other applicable environmental legislation; and,

b.) to indemnify and save the City harmless from all actions or claims relating to

soil conditions and environmental conditions on the Lands, to the satisfaction of
the City Solicitor
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18.5 Construction Act — Draw on Letter of Credit

Any liens pursuant to the Construction Act, as amended, with respect to the Lands
that the Owner does not have removed within 30 days of written notice, shall
constitute a default by the Owner of the terms of the Subdivision Agreement and
any supplementary agreement thereto, and shall entitle the City (but not require
the City) to draw down / on any or all of the Letter of Credit and financial securities
related to the subdivision and to utilize said draw to make payment into court of
the holdback together with costs in order to remove such lien from title, without
prejudice to the Owner’s rights to dispute such lien.

18.6 Advanced Timing of Infrastructure

Should advancement of the timing of infrastructure be needed for the development
of the Lands and/or supporting infrastructure, the Owner may request such
advancement in writing to the City or the Region of Waterloo (as the case may be).
The City or the Region of Waterloo (as the case may be) shall consider the request
in accordance with their advanced timing of infrastructure policies and practices,
municipal objectives, financial means, the efficient and cost effective expansion of
infrastructure, and any other matters deemed appropriate by the City or the Region
of Waterloo. The decision to permit advanced timing of infrastructure shall be at
the sole discretion of the City or the Region of Waterloo (as the case may be). The
payment of advanced infrastructure shall be front-ended by the Owner, and
repayment shall be made in accordance with an advanced timing of infrastructure
agreement between the parties.

18.8 Force Majeure, Estoppel, Assignment Clauses

That the Owner agree that the Subdivision Agreement and any supplementary
agreement thereto may, at the discretion of the City, contain a force majeure
clause, estoppel clause, and assignment clause. The form and content of such
clauses shall be to the satisfaction of the City Solicitor. Without limiting the
generality of the foregoing, sample clauses are set forth below:

Force Majeure — Subdivision Agreement

In the event that either party hereto is delayed or hindered in or prevented from the
performance of any act required hereunder by reason of strikes, lock-outs, labour
troubles, inability to procure materials, failure of power, restrictive laws or
regulations of the Federal or Provincial governments, riots, insurrection, war or by
reason of the order or direction of any administrator, comptroller, board, Federal
or Provincial governmental department or office or other authority required thereby
or other reason of a like nature not the fault of the party delayed in performing the
work or doing acts required under the terms of this Agreement, then performance
of such act shall be excused for the period of the delay and the period for the
performance of any such act shall be extended for a period equivalent to the period
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of such delay. Notwithstanding anything herein contained, the provisions of this
clause shall not entitle either party to compensation for any inconvenience,
nuisance or discomfort thereby occasioned.

Estoppel — Subdivision Agreement

The Owner agrees not to call into question directly or indirectly in any proceedings
whatsoever in law or in equity or before any administrative tribunal or other body,
the right of the parties to enter into this Agreement and to enforce each and every
term, covenant and condition contained herein. This provision may be treated as
an estoppel by the City against the Owner or anyone else.

Assignment — Subdivision Agreement

This Agreement may not be assigned by the Owner unless the proposed assignee
first separately agrees in writing with the City to assume all of the obligations and
covenants of the Owner hereunder, and such assignment shall not release the
Owner from said obligations. For the purposes of this clause, an assignment shall
include the sale, transfer or pledge of shares in the Owner which would change
the present ownership of the Owner. A consent to any such sale, transfer or pledge
of shares shall not constitute consent for any subsequent sale, transfer or pledge
of the Owner’s shares

18.9 Binding on Successor and Assigns

All of the covenants, provisions, agreements, obligations, terms, conditions and
understandings contained in the Subdivision Agreement and any supplementary
agreement thereto shall run with the Lands and shall be binding upon and enure
to the benefit of each of the parties and upon their respective heirs, executors,
administrators, successors and permitted assigns and upon future owners and
occupiers of the Lands from time to time. The transfer or other disposition of the
property shall not release the Owner from any covenants or obligations under the
Subdivision Agreement or any supplementary subdivision agreement.

18.10 Registration

The Subdivision Agreement and any supplementary agreement thereto shall be
registered by the City at the Owner’s expense as a first charge against the title to
the Lands in priority to all other charges and encumbrances, and the Owner shall
obtain and register postponement agreements executed by all mortgagees and
chargees in respect to all mortgages and charges registered against the Lands
prior to final approval of the Subdivision Agreement, or prior to the registration of
an applicable supplementary subdivision agreement, to the satisfaction of the City
Solicitor.
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