
 
 
 
 
 
 
 
 
 
 
 
 
 
 
November 22, 2011 
File No.:  14.11222.001.P01 
 
Mayor Brenda Halloran and Members of Council 
City of Waterloo 
100 Regina Street South 
Waterloo, ON  
 
Your Worship and Members of Council, 
 
 
Subject: Northdale Land Use and Community Improvement Plan Study 
 Vision and Principles 
 
 
Please find attached our “Northdale Land Use & Community Improvement Plan Study: Vision and Principles” 
Report, dated November 2011, for Council's consideration at the November 28, 2011 meeting.  Outlined 
below is our recommendation for Council approval: 
 
We recommend that: 
 

1. Council endorse the vision statement and principles outlined in Section 4.0 of the “Northdale 
Land Use & Community Improvement Plan Study: Vision and Principles” Report, dated 
November 2011, and authorize the consulting team to proceed with subsequent phases of the 
work program, to support the preparation of the Land Use Plan and Community Improvement 
Plan for Northdale. 

 
The vision and principles will provide the basis for establishing the land use planning framework, urban design 
options and the community improvement plan to guide future growth and development within Northdale. 
 
Yours very truly 
 
MMM GROUP LIMITED 

 
Chris Tyrrell, MCIP, RPP 
Manager, Planning & Environmental Design 
Partner 
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1.0 Recommendation to Council 
 
We recommend that: 
 

1. Council endorse the vision statement and principles, as outlined in Section 4.0 of the Northdale 
Land Use & Community Improvement Plan Study: Vision and Principles Report dated November 
2011, and authorize the consulting team to proceed with subsequent phases of the work program, to 
support the preparation of the Land Use Plan and Community Improvement Plan for Northdale. 

 
2.0 Introduction 
 
2.1 Study Purpose 
 
The purpose of the Northdale Land Use and Community Improvement Plan Study is to develop: 

 a vision for Northdale; 
 a land use plan (including potential amendments to the City’s Official Plan and Zoning By-law); 
 a Community Improvement Plan; and 
 Urban Design/Built Form Guidelines. 

 
These documents and potentially amendments to the City’s Official Plan and Zoning By-law will establish a planning 
framework to guide future development and land use change within Northdale.  
 
MMM Group Limited in association with RCI Consulting Inc. and Sweeney Sterling Finlayson &Co. (&Co), were 
retained by the City in July 2011 to undertake the study.  It is anticipated that the Final Report, including the land use 
plan, Community Improvement Plan, and Urban Design Guidelines will be presented to Council in June 2012 with a 
recommendation for Council adoption. 
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The purpose of this Report is to update Council on the status of the Northdale Land Use and Community 
Improvement Plan Study and seek Council endorsement of the Study vision and principles and authorize the 
consulting team to proceed with subsequent phases of the work program, to support of the preparation of the Land 
Use Plan and Community Improvement Plan for Northdale.  The presentation to Council provides further details with 
respect to the Study Purpose, Process, Consultation Summary and the recommended vision and principles for 
Northdale. 
 
3.0 Process and Rationale 
 
The vision statement and principles were developed through an extensive consultation program which included a 
visioning workshop with the Northdale Special Project Committee (NSPC) on September 21, 2011 and the Public 
Open House and Visioning Workshop on October 5, 2011, and review and consideration of additional comments 
received through the comment forms and the on-line survey.  A summary of the visioning workshops and comments 
received are available on the City’s Northdale Project website: www.waterloo.ca/northdale.   
 
The vision statement and principles were prepared based on the key themes that were identified through the 
visioning workshops, particularly the responses to the following question: What do you want Northdale to look like 
in 20 years?  The responses to this question were categorized into a number of key themes which emerged and 
have been used to form the basis for the preparation of the vision statement and principles.  The following is a 
summary of the key themes identified. 

 
 Mixed Use / Diverse – Northdale should accommodate a diverse range and mix of residential and community 

uses (i.e., commercial, retail, employment, institutional uses etc.).  The neighbourhood should also 
accommodate a diverse mix of demographics, ranging from student housing, to housing for families and 
seniors.  The neighbourhood is predominately comprised of students and a greater demographic mix is 
desired to support a broader range of community uses. 

 
 University Services / Housing – Northdale should accommodate uses and services which support the 

universities and include opportunities for student housing in various built forms, and institutional and related 
uses.  Northdale may accommodate additional university development and amenities and should appeal to 
students, families and professionals who wish to reside in the neighbourhood. 

 
 Green Space / Open Space – Veterans Green park is the only neighbourhood park in the community and 

Northdale should be improved with new and/or expanded open spaces, parks, walkways and trails. 
 

 Location / Accessibility – The Northdale neighbourhood is located in proximity to the Universities, Uptown 
and major employers and provides an opportunity to better integrate these uses with the rest of the City and 
make better utilization of its location and existing and planned improvements in transit facilities, by 
accommodating more intensive development.  

 
 Development Potential – The neighbourhood has undergone significant transformation and a clear vision is 

required to guide future growth and development which reflects opportunities for intensification, infill and 
redevelopment.   

 
 Sense of Community / Identity – Northdale should have an improved sense of community where people 

wish to live, work and play.  The community should accommodate more public gathering places, vibrant 
streets, increased pedestrian activity and be an attractive destination.  
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 Urban / Building Design – Northdale should provide high quality urban design through more cohesive and 
integrated land use patterns and streetscaping.  Higher quality building architecture and more durable building 
construction is desirable.  Northdale should be a model community showcasing a world-class community and 
landmark buildings.  

 
 Commercial / Recreation Needs – Northdale should provide for a variety of uses that encompass various 

community commercial uses and recreational amenities, which cater to a broader demographic and provide 
for residents’ daily needs. 

 
 Partnerships – Partnerships with the Universities, the City, landowners and businesses are required to 

improve the economy and create employment opportunities, accommodate student housing, and achieve 
community redevelopment objectives. 

 
 Community Services / Safety – The image for Northdale should be improved as a safe community, which is 

supported through community/social infrastructure, improved walkways and pedestrian connections, and 
through improved law enforcement. 

 
 Heritage – The Veterans’ Green park memorial and housing complex should be preserved and/or better 

integrated within the community.   
 

 Building / Property Standards – Northdale should have better building/construction standards and provide 
safe and affordable housing opportunities.  Properties and buildings should be better maintained.  

 
3.1 Northdale Special Project Committee Comments 
 
Following the visioning workshop with the NSPC, the consulting team met with the NSPC on October 19, 2011 to 
present the draft vision statement and principles.  The NSPC met on October 26, 2011 to discuss the draft vision 
statement and principles and provided comments to the consulting team.  Based on the NSPC’s comments, the draft 
vision statement and principles have been revised to reflect and address these comments.  The NSPC comments on 
the draft vision statement and principles are outlined in their meeting minutes of October 26, 2011 (see Appendix A). 
 
At the time of preparing this Report there was a high level of concurrence and support from the NSPC for the 
proposed vision statement and principles, which are being presented to Council for endorsement.  There are a 
couple of outstanding matters which we are currently working through with the NSPC, which relate to: 
 

a) The use of the term “reurbanization” in the vision statement; 
b) The vision outlook to the year 2029 and potential to “move up” the timeline; and 
c) The use of the term “heritage resources” in principle 5 and clarification that it does not include single family 

dwellings in Northdale. 
 
These matters are further discussed below, however, at this time, given the NSPC’s broad support for the proposed 
vision statement and principles, it is our recommendation that Council endorse the proposed vision statement and 
principles. 
 
a) Reurbanization 
 
While there was not complete consensus among the NSPC, there were some comments related to the use of the 
term “reurbanized” in the vision statement.  Some members of the committee felt the term reurbanized should be 
replaced with “intensified”, and/or the meaning of the term should be further clarified.  Others felt that the term 
reurbanized was quite appropriate. 
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We support the use of the term reurbanized in the vision statement.  In our view the term reurbanized does imply 
intensification, however, it also implies more than just increasing the density of development within the 
neighbourhood.  Northdale is currently undergoing intensification (i.e., conversion of dwellings etc.), we feel the term 
reurbanized is more appropriate as it implies that the area will undergo intensification but in a manner which is more 
holistic, and will create a more liveable environment (i.e., address the relationship between adjacent uses, the street, 
open space areas etc.). 
 
While we do not recommend including a definition for reurbanized in the vision statement, we propose to clarify the 
meaning of the term within the reports which describe the vision statement and principles.  In defining what 
‘reurbanized’ means, we draw its meaning from the work that was done by the Reurbanization Working Group 
(RWG) in their presentation dated September 26, 2011, which defined reurbanization as:  
 
“A form of development activity which directs a greater share of future population and employment growth (# of 
people, dwelling units, or jobs) toward the built-up urban areas of the community, particularly the downtowns and 
along transit routes.  The four types of reurbanization activity include: 

 Infill: new development on formerly vacant land 
 Intensification: an expansion in the use of an existing structure or structures that serves to increase the 

density on a site 
 Adaptive Reuse: a change in the use of a structure, typically from commercial/industrial to residential, that 

results in greater density 
 Redevelopment: the change or conversion of an area or structure which results in significantly higher 

density” 
 
b) Timeframe to 2029 
 
Some of the NSPC members provided comments with respect to the vision statement being prefaced with “By 
2029,…”, and whether the vision could be achieved sooner.  The vision statement is intended to provide a succinct 
statement of how Northdale will look at some point in the future.  The year 2029 was identified as the year is 
consistent with the City’s new Official Plan planning horizon, and the Northdale Land Use study is anticipated to 
result in an amendment to the City’s Official Plan to provide more detailed land use policies to guide the future 
development of Northdale.   
 
We recommend that the vision statement to the year 2029 be maintained as it is consistent with the City’s planning 
horizon and policy directions in the new Official Plan, and does represent a realistic timeframe to achieving the vision 
for Northdale.  A neighbourhood of this scale will redevelop and evolve over time, and the planning framework and 
implementation policies that arise from this study should be reviewed in concert with the City’s Official Plan policies at 
the time of the 5-year review of the Official Plan.  Furthermore, there are many factors outside the City’s control that 
may influence the timing in achieving the overall vision for Northdale (i.e., economy and market considerations, 
potential infrastructure improvements, etc.). 
 
With respect to the Community Improvement Plan (CIP), the associated incentive programs are typically 
implemented for a period of 10 years, however, a CIP clause may be included which allows Council to extend the 
programs without amendment to the CIP.  Furthermore, the CIP is only one of the planning tools to be used to help 
achieve the vision, and the improvements generated by the CIP will continue to help the neighbourhood achieve the 
vision long after the CIP is implemented. 
 
c) Heritage Resources (Principle 5: Memorable) 
 
Further clarification was requested from the NSPC as to what constitutes the “community’s heritage resources”, and 
whether this includes single family dwellings. 
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At this stage in the study, the principle of heritage conservation and/or recognition of heritage resources has been 
identified as an important component when considering potential land use and urban design options for Northdale.  
The principle is intended to provide some flexibility in determining what community heritage resources may be 
conserved as we move forward in undertaking further background investigations and in identifying future land use 
options.   
 
Community heritage resources could encompass built heritage resources such as significant/unique housing, and 
potentially the conservation and/or adaptive reuse of significant heritage buildings which may warrant conservation.  
At this stage, some of the buildings associated with the Veterans Green housing complex have been identified as 
having potential opportunity for preservation and/or adaptive reuse of certain buildings.  Furthermore, where buildings 
are not warranted for conservation, there may be opportunities to recognize their significant cultural/built heritage 
attributes through other means (i.e., through community identity, parks and open spaces, signage etc.). 
 
Further study and additional consultation is required to determine how this principle will be implemented through the 
development of land use and urban design options for Northdale. 
 
4.0 Vision and Principles 
 
The following vision statement and principles for Northdale are recommended for Council endorsement. The vision 
statement and principles will provide the basis for establishing the land use planning framework, urban design 
options and the community improvement plan policies and programs to guide future growth and development within 
Northdale. 
 
Vision: 
 
“By 2029, Northdale is revitalized and reurbanized into a diverse, vibrant and sustainable neighbourhood, 
integrated with educational, residential, commercial, cultural, heritage and recreational functions, and 
improved open space, pedestrian, cycling and transit networks.” 
 
The over-arching vision for Northdale is further supported by the following principles: 
 
Principles: 
 
Northdale will be: 
 
1. Integrated Northdale is ideally situated within proximity to the Universities, Uptown, and major employers 

and will be integrated within the urban fabric of the City and surrounding community through 
improved transportation, cycling and pedestrian networks. 

 
2. Diverse Northdale will be a diverse, vibrant, mixed use and urban neighbourhood where residents live, 

work, learn and play.  It will be comprised of a variety of housing types and tenures which 
provides affordable housing and accommodates a diverse demographic including students, 
families and professionals, and supportive commercial, employment, institutional and 
community services.  

 
3. Identifiable Northdale will have a unique, renowned identity as a place in which residents, students and 

professionals are inspired by their environment and the energy and creativity of Waterloo’s 
world-class Universities and employers.  
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4. Supported Northdale will be an important opportunity for public and private investment and redevelopment 
as the neighbourhood evolves and urbanizes, and supported through appropriate infrastructure 
and services. 

 
5. Memorable Northdale will celebrate its cultural and built heritage resources through conservation, adaptive 

reuse and/or through contextual redevelopment which recognizes the community’s heritage 
resources, including the Veterans’ Green Park and housing, and retention of mature trees.  

 
6. Interactive Northdale will be enhanced through a network of additional parks, open spaces, walkways and 

improved streetscaping which provides for recreational, passive and community gathering 
spaces, which complement the Veterans Green Park. 

 
7. Durable Northdale will be a sustainable and environmentally progressive neighbourhood, and provide an 

exemplary level of quality architecture, urban design, public realm and open spaces that are 
robust and durable. 

 
8. Safe Northdale will be a safe neighbourhood which incorporates crime prevention through 

environmental design practices, and provides for street-related, ground floor animation areas, 
and building heights and setbacks which encourage ‘eyes on the street’, and through building 
designs and support services which enhance safety. 

 
9. Flexible Northdale will evolve and transition over time, as such the planning framework, regulations, 

buildings and land uses will be adaptive to changing market conditions, transportation, and 
housing needs.  

 
10. Collaborative Partnerships will be enhanced and forged between the City, Universities, developers, residents 

and landowners to facilitate synergies to further the redevelopment objectives and enhance the 
community. 

 
5.0 Conclusion and Next Steps 
 
At the time of preparing this Report there was a high level of concurrence and support from the NSPC members for 
the proposed vision statement and principles, which are being presented to Council for endorsement.  As indicated, 
there are a couple of outstanding matters which we are currently working through with the NSPC, however, at this 
time, given the NSPC’s broad concurrence with the proposed vision statement and principles, it is our 
recommendation to Council to endorse the proposed vision statement and principles outlined herein.  The vision and 
principles will provide the basis for establishing the land use planning framework, urban design options and the 
community improvement plan policies and programs to guide future growth and development within Northdale. 
 
The land use and urban design options will be presented at a second public open house in January 2011, to consult 
on potential options for Northdale.  The recommended options will then be presented at a third Public Open House 
anticipated in March 2012. It is anticipated that the Final Report will be presented to Council in May/June 2012 with a 
recommendation for Council adoption. 
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