
  

 

 

 

 

Addendum to 

 

PLANNING JUSTIFICATION REPORT 

 

Proposed Mixed Use Development 

Pinebush Road, Cambridge 

 

 

 

 

 

 

PREPARED FOR 

Branthaven Belmont Pinebush Inc. 

PREPARED BY 

 

August 1, 2018



Addendum to Planning Justification Report   August 1, 2018 

Branthaven Belmont Pinebush Inc. 

Pinebush Road, Cambridge 

 

Zelinka Priamo Ltd.  Page i 

TABLE OF CONTENTS  

 Page No. 

1.0 INTRODUCTION ........................................................................................ 1 

1.1 Background ................................................................................................. 1 

1.2 The Proposal............................................................................................... 1 

1.3 Planning Analysis ........................................................................................ 2 

1.3.1 Analysis of Waterloo Region School Board (WRDSB) comments; and the 

proposed developments conformity to the 2017 Growth Plan policies ......... 2 

1.3.1.1 Planning Act ........................................................................................ 3 

1.3.1.2 Provincial Policy Statement ................................................................. 5 

1.3.1.3 2017 Growth Plan for the Greater Golden Horseshoe ....................... 10 

1.3.1.4 Region of Waterloo Official Plan........................................................ 15 

1.3.1.5 City of Cambridge Official Plan ......................................................... 16 

1.3.2 Section 8.4.3 b) - Location Criteria for Multi-Unit Residential Development 

of the OP states: ....................................................................................... 18 

1.3.3 Affordable housing .................................................................................... 20 

1.3.3.1 Provincial Policies ............................................................................. 21 

1.3.3.2 Waterloo Regional Official Plan ......................................................... 22 

1.3.3.3 City of Cambridge Official Plan ......................................................... 22 

1.3.4 MOECC Guidelines for Land Use Compatibility and Distance Separation . 24 



Addendum to Planning Justification Report   August 1, 2018 

Branthaven Belmont Pinebush Inc. 

Pinebush Road, Cambridge 

 

Zelinka Priamo Ltd.  Page 1 

1.0 INTRODUCTION 

1.1 BACKGROUND 

In December 2016, Zelinka Priamo Ltd. prepared a Planning Justification Report for a 

Draft Plan of Subdivision application to the Region of Waterloo and applications to the 

City of Cambridge to amend the City of Cambridge Official Plan (OP) and Zoning By-law, 

to permit a residential development located on lands known municipally as 0 and 112 

Pinebush Road, in Cambridge. In February 2017, an Addendum to the Planning 

Justification Report was prepared for a revised mixed-use development to provide 

further planning analysis for OP Section 2.6.1 - Intensification within the Built-up Area; 

Section 7.8.3 - Parkland Dedication; Section 8.4.2 - Residential Compatibility; and 

Section 8.4.3 - Location Criteria for Multi-Unit Residential. 

As requested by City Staff as part of the second round of circulation comments provided 

on July 9, 2018, this Addendum to the Planning Justification Report has been prepared 

to provide further planning analysis for the following matters: 

 Analysis of Waterloo Region District School Board circulation comments;  

 The proposed developments conformity to the 2017 Growth Plan policies;  

 Further analysis for OP Section 8.4.3 - Location criteria for multi-unit residential; 

 Affordable housing; and 

 Further analysis for D6 guidelines. 

1.2 THE PROPOSAL 

The latest development concept from Branthaven Belmont Pinebush Inc. is to develop 

the vacant property into a mixed use neighbourhood comprising a total of 220 apartment 

units (within four 4-storey buildings) and 244 townhouse dwellings in 2- and 3-storey 

buildings, focused around two centrally located public park blocks, and the existing 

(enhanced) woodlot on the north easterly portion of the property. The existing 

commercial block fronting Pinebush Road (i.e. Block 6, 112 Pinebush Road) will be 

retained, with an enhanced range of permitted employment uses proposed. 
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1.3 PLANNING ANALYSIS 

1.3.1 Analysis of Waterloo Region School Board (WRDSB) comments; and the 

proposed developments conformity to the 2017 Growth Plan policies 

As requested by City Development Planning Staff, this section provides analysis 

respecting the Waterloo Regional District School Board (WRDSB) comments, as well the 

proposed development’s conformity to the 2017 Growth Plan. 

The WRDSB provided first round circulation comments dated April 7, 2017, and second 

round circulation comments on March 28, 2018. Generally, the WRDSB considers that 

the subject applications are premature and not in the public interest because the subject 

site it is not located within convenient walking distance of an elementary school.  

According to the WRDSB, elementary students of the proposed development would be 

directed to Centennial Public School and Hespeler Public School, which are located on 

the north side of Highway 401. Centennial Public School is located approximately 1 km 

to the north of the subject lands, or an approximate 3 km walk/cycle via Hespeler Road 

Bridge and local streets. Hespeler Public School is located approximately 1 km to the 

north east of the subject lands, or an approximate 5 km walk via Hespeler Road Bridge 

and local streets. It is noted that the current improvements to Franklin Bridge (due to be 

completed in December 2018) include a separated pedestrian walkway, which would 

provide reasonable pedestrian and/or cycling options to these schools, and would 

significantly (approximately halve) reduce the above estimated walking distances to/from 

the subject lands. 

In its April 7, 2017 letter, the WRDSB states that at a minimum the owner/applicant 

should agree to signage and a warning clause advising future residents that there are no 

schools planned for the area and that students may be directed to schools outside the 

neighbourhood. As previously advised, the owner/applicant agrees to this request.  

For the purposes of this exercise below we have undertaken a fulsome review of the 

planning policies relevant to the proposed development, which include the policies 

referenced by the WRDSB. In our opinion the proposed development is consistent with 

the Provincial Policy Statement, conforms to the 2017 Growth Plan, the Regional Official 

Plan and the City’s Official Plan (subject of course to the site-specific OPA).  
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1.3.1.1 Planning Act 

Section 51(24) of the Planning Act states that “in considering a draft plan of subdivision, 

regard shall be had, among other matters, to the health, safety, convenience, 

accessibility for persons with disabilities and welfare of the present and future 

inhabitants of the municipality and to, 

 The effect of development of the proposed subdivision on matters of provincial 

interest as referred to in section 2;  

 Whether the proposed subdivision is premature or in the public interest; 

 Whether the plan conforms to the official plan and adjacent plans of subdivision, 

if any; the suitability of the land for the purposes for which it is to be subdivided;  

 The number, width, location and proposed grades and elevations of highways, 

and the adequacy of them, and the highways linking the highways in the 

proposed subdivision with the established highway system in the vicinity and the 

adequacy of them; 

 The dimensions and shapes of the proposed lots;  

 The restrictions or proposed restrictions, if any, on the land proposed to be 

subdivided or the buildings and structures proposed to be erected on it and the 

restrictions, if any, on adjoining land; 

 Conservation of natural resources and flood control; 

 The adequacy of utilities and municipal services; 

 The adequacy of school sites; 

 The area of land, if any, within the proposed subdivision that, exclusive of 

highways, is to be conveyed or dedicated for public purposes;  

 The extent to which the plan’s design optimizes the available supply, means of 

supplying, efficient use and conservation of energy; and 

 The interrelationship between the design of the proposed plan of subdivision and 

site plan control matters relating to any development on the land, if the land is 

also located within a site plan control area designated under subsection 41(2) of 

this Act or subsection 114(2) of the City of Toronto Act, 2006.” 
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Response  

The WRDSB raised concern in its comments that the proposed development does not 

conform to Part VI, S51 (24) of the Planning Act, and particularly the policy (G), which 

speaks to having regard to the “adequacy of school sites”.  

The above S51 (24) policies were given careful consideration in the preparation of the 

proposed draft plan of subdivision, and in our opinion appropriate regard has been had 

to the matters listed therein.  As outlined later in this Addendum, the proposed 

development is consistent with the Provincial Policy Statement and conforms with the 

Growth Plan, both of which encourage intensification in locations such as the subject 

lands; it conforms to the City of Cambridge Official Plan which permits the proposed 

uses, including high-density residential; and, moreover, the subject lands are of a size 

and character capable of accommodating all the requisite facets of the proposed 

development, with a high degree of design accessibility and livability. 

Regarding “the adequacy of school sites”, the focus is not on whether or not students 

have a short walk to the nearest school.  School boards have the authority under the 

Planning Act to request a school site on development lands.  They have not done so in 

this case.  The school board has not advised that there are capacity issues with the 

nearby schools. The City of Cambridge OPA 17, which is in force on the subject lands, 

establishes permission for residential uses (including high-density residential uses). It is 

our understanding that OPA17 did not identify any school sites and the WRDSB did not 

oppose OPA17. In our opinion having to travel a moderate distance (by any means) is 

not an unusual situation for families/students that reside in urban centres, such as 

Cambridge. 

In our opinion that the proposed development would not cast an undue burden on the 

WRDSB. For those students requiring bussing, the existing bus routes could be 

leveraged to accommodate the future students. The (significant) associated 

development charges generated by the development would help offset any financial 

considerations arising from this modest route change.  
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Conclusion 

For the reasons outlined above, it is our opinion that the proposed development has had 

appropriate regard for the matters listed in s.51(24) of the Planning Act. 

1.3.1.2 Provincial Policy Statement 

The 2014 Provincial Policy Statement (PPS), issued under the authority of Section 3 of 

the Planning Act, “provides policy direction on matters of provincial interest related to 

land use planning and development” in order to ensure efficient, cost effective 

development and the protection of resources. 

The PPS 2014 is based on three fundamental planning themes: Section 1.0 Building 

Strong Communities, Section 2.0 Wise Use and Management of Resources and Section 

3.0 Protecting Public Health and Safety. 

Relevant policies were identified in Section 1.1, Managing and Directing Land Use to 

Achieve Efficient and Resilient Development and Land Use Patterns, as follows:  

 Promoting efficient development and land use patterns which sustain the 

financial well-being of the Province and municipalities over the long term (S. 

1.1.1a); 

 Accommodating an appropriate range and mix of residential (including affordable 

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

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

care homes), recreation, park and open space, and other uses to meet long-term 

needs (S. 1.1.1b); 

 Avoiding development and land use patterns which may cause environmental or 

public health and safety concerns (S. 1.1.1c); 

 Avoiding development and land use patterns that would prevent the efficient 

expansion of settlement areas in those areas which are adjacent or close to 

settlement areas (S. 1.1.1d); 

 Promoting cost-effective development patterns and standards to minimize land 

consumption and servicing costs (S. 1.1.1e); 

 Ensuring that necessary infrastructure…and public service facilities are or will be 

available to meet current and projected needs (S.1.1.1g);  
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 Settlement areas shall be the focus of growth and development (S. 1.1.3.1);Land 

use patterns within settlement areas shall be based on densities and a mix of 

land uses which:  

 Efficiently use land and resources are appropriate for, and 

efficiently use, the infrastructure and public service facilities 

which are planned or available, and avoid the need for their 

unjustified and/or uneconomical expansion; and 

 Support active transportation (S. 1.1.3.2a). 

 Planning authorities shall identify appropriate locations and promote 

opportunities for intensification and redevelopment where this can be 

accommodated taking into account existing building stock or areas, including 

brownfield sites, and the availability of suitable existing or planned infrastructure 

and public service facilities required to accommodate projected needs (S. 

1.1.3.3); 

 Appropriate development standards should be promoted which facilitate 

intensification, redevelopment and compact form, while avoiding or mitigating 

risks to public health and safety (S. 1.1.3.4); and 

 New development taking place in designated growth areas should occur adjacent 

to the existing built-up area and shall have compact form, mix of uses and 

densities that allow for the efficient use of land, infrastructure and public service 

facilities (S. 1.1.3.6). 

Response  

The subject lands are located within a Settlement Area of the City of Cambridge. The 

City of Cambridge, as a fully serviced settlement area, is therefore the focus of growth 

within the Municipality. The City of Cambridge’s OPA 17, which is in force on the subject 

lands, establishes the permission for residential uses (including high-density residential 

uses). 

The subject lands have remained vacant for a long time and as a result represent an 

inefficient use of existing infrastructure. The proposed development is utilizing vacant 

lands with a compact form of development, offering a range of housing types, allowing 

for a more efficient use of land and full municipal services, including water, sewage, 

storm and roads.  
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Section 1.3, provides policies that guide the provision of employment by directing the 

following: 

 Planning authorities shall promote economic development and competitiveness 

by:  

o Providing for an appropriate mix and range of employment and 

institutional uses to meet long-term needs; and  

o Encouraging compact, mixed-use development that incorporates 

compatible employment uses to support liveable and resilient 

communities (S.1.3.1). 

Response  

The proposed development retains the existing employment lands fronting onto 

Pinebush Road (Block 6, 112 Pinebush Road), and proposes an enhanced range of 

employments uses, which will provide additional employment opportunities and services. 

The existing abutting commercial presents further enhances efficiencies in jobs, 

provision of services, making for a highly resilient development. 

Section 1.4 provides policies that guide the provision of housing by directing the 

following: 

 Planning authorities to provide for an appropriate range of housing types and 

densities to meet projected requirements of current and future residents (S. 

1.4.3); 

 Permitting and facilitating all forms of housing required to meet the social, health 

and well-being requirements of current and future residents and all forms of 

residential intensification, including second units, and redevelopment in 

accordance with policy 1.1.3.3 (S. 1.4.3 b); 

 Development of new housing towards locations where appropriate levels of 

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

current and projected needs (S. 1.4.3 c); and 

 Promoting densities for new housing which efficiently use land, resources, 

infrastructure and public service facilities, and support the use of active 

transportation (S. 1.4.3 d). 
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Response  

The proposal provides for 244 townhouse dwellings and 220 apartment units that would 

increase the housing supply in the Region and City, as well as potentially more 

affordable housing options.  

The subject lands are vacant and the proposed development has been designed to 

make efficient use of existing infrastructure. 

Section 1.5 requires that “a full range and equitable distribution of publicly accessible 

built and natural settings for recreation, including facilities, parklands, public spaces, 

open space areas, trails and linkages, and, where practical, water based resources” be 

provided and planned for.  

Response  

The proposed development includes publicly accessible and private open space areas, 

including a new neighbourhood park, with a developer commitment to provide a full 

range of programming options in the early phasing of the development. The existing 

woodlot and buffer area in the north easterly portion of the subject lands will be retained 

and enhanced, and dedicated to the City. The City could provide a public trail within the 

buffer area, if desired.  

The overall design of the community effectively integrates a comprehensive system of 

linkages including roads, sidewalks and open space to ensure accessibility and 

connectivity. 

Section 1.6 provides policies that guide the provision of Infrastructure and Public 

Service Facilities as follows: 

 Infrastructure, electricity generation facilities and transmission and distribution 

systems, and public service facilities shall be provided in a coordinated, efficient 

and cost-effective manner that considers impacts from climate change while 

accommodating projected needs (S. 1.6.1); 

 Before consideration is given to developing new infrastructure and public service 

facilities: a) the use of existing infrastructure and public service facilities should 

be optimized (S. 1.6.3); 
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 Direct and accommodate expected growth or development in a manner that 

promotes the efficient use and optimization of existing municipal sewage services 

and municipal water services (S. 1.6.6.1); 

 Municipal sewage services and municipal water services are the preferred form 

of servicing in settlement areas. (S. 1.6.6.2); and 

 A land use pattern, density and mix of uses should be promoted that minimize 

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

transit and active transportation (S.1.6.7.4). 

Response  

Existing local schools (Public service facilities) with capacity for additional students are 

located reasonably proximate to the subject lands and should be optimized. As noted 

earlier, having to travel a moderate distance (by any means) to school is not an unusual 

situation for families/students that reside in urban centres. The proposed development 

will be well connected to existing municipal streets and public transit, and offers options 

for active transportation. 

Section 2.0, Wise Use and Management of Resources of the PPS includes policies 

that protect the natural environment for the long term. The proposed development is 

consistent with Section 2.0 of the PPS 2014 as follows: 

 The diversity and connectivity of natural features in an area, and the long term 

ecological function and biodiversity of natural heritage systems, should be 

maintained, restored or, where possible, improved, recognizing linkages between 

and among natural heritage features and areas, surface water features and 

ground water features (S. 2.1.2); and 

 Protect all municipal drinking water supplies and designated vulnerable areas;  

 Ensuring stormwater management practices minimize stormwater volumes and 

contaminant loads and maintain or increase the extent of vegetative and pervious 

surfaces (S. 2.2.1 h). 

Response  

The existing (approximately 3.9 ha (9.6 ac)) woodlot in the north easterly corner of the 

subject lands will be maintained and enhanced.   
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The proposed public streets are located outside of the Wellhead Protection Area. A 

Servicing Report was completed which confirmed that ability of the site to support the 

proposed development with respect to storm, sanitary and water services. 

Section 3.0, Protecting Public Health and Safety, directs development away from 

hazardous lands.  

Response  

No part of the subject lands is identified as a natural or a man-made hazard. 

Conclusion 

For the reasons outlined above, it is our opinion that the proposed development is 

consistent with the Provincial Policy Statement 2014. 

1.3.1.3 2017 Growth Plan for the Greater Golden Horseshoe  

Given that the original applications were submitted prior to the approval of the Growth 

Plan for the Greater Golden Horseshoe on July 1, 2017 (Growth Plan), the original 

Planning Justification Report dealt with the 2006 Growth Plan (which applied at that 

time). A full assessment of the 2017 Growth Plan in relation to the subject 

applications, as well as the WRDSB comments is provided below.  

The 2017 Growth Plan provides guidance for decisions and a growth management 

policy direction for the Greater Golden Horseshoe (GGH) to the year 2041. It builds on 

the Provincial Policy Statement (PPS) to establish a unique land use planning framework 

for the GGH that supports the achievement of complete communities, a thriving 

economy, a clean and healthy environment, and social equity. 

The subject lands are identified in the 2017 Growth Plan as being within the 

delineated “Built-up Area”, a “Strategic Growth Area”, as well as being located within 

the Settlement Area of the City of Cambridge.    

Under the 2017 Growth Plan, schools fall into the definition of “Public Service 

Facilities”. 
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The 2017 Growth Plan is based on three fundamental planning themes: Section 2.0 

Where and How to Grow, Section 3.0 Infrastructure to Support Growth and Section 

4.0 Protecting What’s Valuable. 

Relevant policies within Section 2.0, Where and How to Grow of the 2017 Growth Plan 

were identified, as follows: 

 The vast majority of growth will be directed to settlement areas that:  

o Have a delineated built boundary;  

o Have existing or planned municipal water and wastewater systems; and  

o Can support the achievement of complete communities. 

 Within settlement areas, growth will be focused in:  

o Delineated built-up areas;  

o Strategic growth areas;  

o Locations with existing or planned transit, with a priority on higher order 

transit where it exists or is planned; and  

o Areas with existing or planned public service facilities (S. 2.2.1.2). 

 Applying the policies of this Plan will support the achievement of complete 

communities that:  

o Feature a diverse mix of land uses, including residential and employment 

uses, and convenient access to local stores, services, and public service 

facilities;  

o Improve social equity and overall quality of life, including human health, 

for people of all ages, abilities, and incomes;  

o Provide a diverse range and mix of housing options, including second 

units and affordable housing, to accommodate people at all stages of life, 

and to accommodate the needs of all household sizes and incomes;  

o Expand convenient access to:  

 A range of transportation options, including options for the safe, 

comfortable and convenient use of active transportation;  

 Public service facilities, co-located and integrated in community 

hubs;  

 An appropriate supply of safe, publicly-accessible open spaces, 

parks, trails, and other recreational facilities; and  
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 Healthy, local, and affordable food options, including through 

urban agriculture; (S. 2.2.1.4). 

 By the year 2031, and for each year thereafter, a minimum of 60 per cent of all 

residential development occurring annually within each upper- or single-tier 

municipality will be within the delineated built-up area (S. 2.2.2.1); 

 All municipalities will develop a strategy to achieve the minimum intensification 

target and intensification throughout delineated built-up areas, which will:  

o Encourage intensification generally to achieve the desired urban 

structure;  

o Identify the appropriate type and scale of development and transition of 

built form to adjacent areas;  

o Identify strategic growth areas to support achievement of the 

intensification target and recognize them as a key focus for development;  

o Ensure lands are zoned and development is designed in a manner that 

supports the achievement of complete communities;  

o Prioritize planning and investment in infrastructure and public service 

facilities that will support intensification; and  

o Be implemented through official plan policies and designations, updated 

zoning and other supporting documents (S. 2.2.2.4).  

 Economic development and competitiveness in the GGH will be promoted by: a) 

making more efficient use of existing employment areas and vacant and 

underutilized employment lands and increasing employment densities (2.2.5.1a); 

and 

 Municipalities will maintain at all times where development is to occur, land with 

servicing capacity sufficient to provide at least a three-year supply of residential 

units. This supply will include, and may exclusively consist of, lands suitably 

zoned for intensification and redevelopment (S. 2.2.6.4). 

Response  

The subject lands are located within the Settlement Area of the City of Cambridge, are 

located within the Delineated “Built-up Area” and a “Strategic Growth Area”, where 

growth will be focused and directed.  As such, the subject lands are considered to be an 

appropriate location for intensification, in conformity with the 2017 Growth Plan policies.  
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All of the proposed units will contribute towards the 2017 Growth Plan’s minimum 

intensification goals. 

The proposed development supports the intent of the 2017 Growth Plan policies by 

providing a range and mix of housing to accommodate differing needs that will help 

achieve intensification targets.  

The proposed enhanced range of employment uses will better utilize the existing 

employment lands fronting onto Pinebush Road (Block 6, 112 Pinebush Road), and will 

provide additional employment opportunities and services. 

The proposed development conform Section 3.0, Infrastructure to Support Growth of 

the 2017 Growth Plan as follows: 

 In the design, refurbishment or reconstruction of the existing and planned street 

network, a complete streets approach will be adopted that ensures the needs 

and safety of all road users are considered and appropriately accommodated (S. 

3.2.2.3); 

 Municipalities will ensure that active transportation networks are comprehensive 

and integrated into transportation planning to provide:  

o Safe, comfortable travel for pedestrians, bicyclists and other users of 

active transportation; and 

o Continuous linkages between strategic growth areas, adjacent 

neighbourhoods, major trip generators, and transit stations, including 

dedicated lane space for bicyclists on the major street network, or other 

safe and convenient alternatives (S. 3.2.3.4). 

 Proposals for large-scale development proceeding by way of a secondary plan, 

plan of subdivision and vacant land plan of condominium or site plan will be 

supported by a stormwater management plan or equivalent (S. 3.2.7.2); 

 Planning for public service facilities, land use planning and investment in public 

service facilities will be coordinated to implement this Plan; and  

 Priority should be given to maintaining and adapting existing public service 

facilities and spaces as community hubs to meet the needs of the community and 

optimize the long-term viability of public investments (S. 3.2.8.3).  
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Response  

As above, there is compelling policy support in the 2017 Growth Plan for intensification 

(such as proposed) on the subject lands.   

The proposed development will be well connected to existing municipal streets and 

public transit locally and regionally, as well as providing a new network of local streets. 

Continuous sidewalks will provide access/connectivity throughout the proposed 

development, including access to and through the new central public park, and to any 

potential trail in the woodlot buffer area. The proposed parkland is capable of 

accommodating pedestrian pathways, and new pedestrian linkages from the site to 

surrounding properties, including the SmartCentres property to the west.  

A Servicing Report was completed which confirmed the ability of the site to support the 

proposed development with respect to storm, sanitary and water services. 

Public services facilities, including educational programs (schools), are conveniently 

located to the subject lands. In our opinion “conveniently located” does not mean that 

students will never be bussed to school.  That is too narrow an interpretation of the 2017 

Growth Plan and would thwart its overall goals and objectives.  The 2017 Growth Plan 

requires everyone to do more with less, to make more efficient use of what we have, and 

this means that it may simply not be possible, at all times and in all cases, to avoid 

bussing students to school. 

The proposed development conforms to Section 4.0, Protecting what is Valuable of 

the Growth Plan as follows: 

 Municipalities, partnering with conservation authorities as appropriate, will ensure 

that watershed planning is undertaken to support a comprehensive, integrated, 

and long-term approach to the protection, enhancement, or restoration of the 

quality and quantity of water within a watershed (S. 4.2.2.1); 

 Within the Natural Heritage System:  a) new development or site alteration will 

demonstrate that:   

o There are no negative impacts on key natural heritage features or key 

hydrologic features or their functions; and 
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o Connectivity along the system and between key natural heritage features 

(S. 4.2.2.3a). 

 Municipalities are encouraged to establish an open space system within 

settlement areas, which may include opportunities for urban agriculture, rooftop 

gardens, communal courtyards, and public parks (S 4.2.5.2).  

Response  

The proposed development retains and enhances the existing 3.9 ha woodlot in the 

north easterly portion of the site, with the potential for the City to provide a public trail 

through the buffer area once the lands are dedicated to the City. In addition, a new 

neighbourhood park, with a full range of programming options, will be provided with 

appropriate linkage(s) through the site and beyond, including to the woodlot/buffer.  

Conclusion 

For the reasons outlined above, it is our opinion that the proposed development conform 

with the 2017 Growth Plan. 

1.3.1.4 Region of Waterloo Official Plan 

Under the Waterloo Regional Official Plan (which came into effect in June 2015), the 

subject lands are designated “Built-up Area”.  The Regional Official Plan (ROP) policies 

seek to direct a greater share of new development to the existing Built-Up Area to make 

better use of land, existing physical infrastructure, community infrastructure and human 

services.  

The north easterly portion of the subject lands contains a “Core Environmental Feature” 

(Significant Woodland). The policies in the ROP seek to maintain, enhance or, wherever 

feasible, restore and encourages the establishment of linkages to such features. 

The subject lands are within a Wellhead Protection Sensitivity Area. The ROP policies 

require that studies are submitted by the owner/applicant will demonstrate that the 

proposed use will not negatively impact the quantity and/or quality of drinking-water 

resources in Source Water Protection Areas for the development application to receive 

approval. 
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Response  

Based on our review there are no specific policies within the ROP requiring that schools 

be located within convenient walking distance from a proposed residential development. 

In our opinion the proposed development, which provides intensification in a location 

where there is clear and compelling policy support, which maintains and enhances the 

existing woodlot area and protects drinking water (and is supported by a range of 

environmental studies), conforms to the policies of the Regional Official Plan. 

1.3.1.5 City of Cambridge Official Plan 

The WRDSB letter dated April 7, 2017 references concern that the proposed 

development does not conform to City of Cambridge Official Plan (OP) Section 2.1.1 - 

Growth Management and the Urban Structure; Section 2.5.5 - Designated Greenfield 

Area; and, Section 8.4.3 b) - Location Criteria for Multi-Unit Residential Development. 

Each of these OP sections is discussed in more detail below. 

Section 2.1.1 - Growth Management and the Urban Structure of the OP states: 

“The policies of this Plan implement the Growth Plan for the Greater Golden Horseshoe 

(Provincial Growth Plan) and are intended to plan and manage growth in accordance 

with the complete community concept. Cambridge, as a complete community, will be a 

well-designed, compact vibrant city that provides:  

 An appropriate mix of jobs; 

 A range of housing options; 

 Convenient access to local services and community infrastructure including 

affordable housing, schools, recreation and open space; and 

 Access to a range of transportation options including public transit.” 
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Response  

The City’s Official Plan must be read in its entirety.  In our opinion the City’s Official Plan 

does not demand that convenient “walking” access be provided to all the listed 

community features. Convenient access does preclude other forms of transportation 

including bussing to schools. 

  

In our opinion the proposed development conforms to OP Section 2.1.1 given that the 

proposed development will provide additional jobs (through the enhanced permissions 

sought on the employment lands); a range of housing options (apartments and a mix of 

townhouse types); convenient access to the adjacent commercial uses; a new public 

park and retained and enhanced woodlot area. The local school are located conveniently 

(which includes bussing) to the subject lands, despite being located north of the 401. 

The current upgrades to the Franklin Road Bridge will improve both pedestrian and 

cyclist access to this area. The proposed development fronts on Pinebush Road, which 

is identified in the OP as an Arterial Road (Regional Road), as well as being part of the 

Regional Municipality of Waterloo Planned Transit Network. The network includes the 

ION Bus route which will run from Kitchener along Highway 8, Highway 401, Hespeler 

Road, and Water Street, and is a limited-stop express route which will include new 

buses with enhanced features. Additional existing routes within walking distance can 

service the subject lands, including Route 67 Lovell Industrial, which runs east/west 

along Pinebush Road; Route 51 Hespeler, which runs north/south along Hespeler Road 

(and through the SmartCentre site); and Route 203 Maple Grove iXpress, which runs 

north/south along Franklin Boulevard. 

Section 2.5.5 - Designated Greenfield Area of the OP states: 

“Community Plans or Secondary Plans will be prepared for new residential and 

employment areas in the designated greenfield area to ensure that development occurs 

at the densities and form consistent with this Plan. Community Plans or Secondary 

Plans will allocate appropriate density ranges to various areas based on their local 

characteristics, access to transportation and availability of amenities (e.g. parks and 

schools).” 
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Response  

The subject lands are not located within a designated greenfield area. We disagree with 

the WRDSB’s comment that “while this might not have been designated a greenfield 

area, one would expect the same principles to apply with regard to the Official Plan 

Amendment that has been requested to support this application.” The subject lands are 

located within the Built-Up Area of the City of Cambridge, which as mirrored in Provincial 

planning policy which states that such areas shall be the focus of growth. Provincial 

policy makes an important distinction between lands within an existing Built-Up Area 

versus lands within a designated greenfield area.  The school board’s comment fails to 

respect this important distinction. The City’s Official Plan (OPA 17) already permits 

residential uses on the subject lands. As such, the subject lands are considered to be an 

appropriate location for residential intensification.   

There is no secondary plan currently applicable to the subject lands. However, as per 

the City’s Development Planning circulation comments dated June 30, 2017, the City is 

currently studying and preparing draft Secondary Plan Policies for Hespeler Road, 

including this site. City staff state that on a preliminary basis the Secondary Plan 

proposes a “Mixed Use Medium Density” designation for the subject lands which would 

permit street townhouses, stacked townhouses and low-rise apartment buildings. It 

would also permit a full range of personal and professional service commercial uses as 

well as smaller scale retail commercial uses. Building height proposed for the area is a 

minimum of three storeys and a maximum of six storeys. A maximum density of 150 

units per ha is permitted. In its current form, the proposed development would be 

consistent with these draft policies. 

1.3.2 Section 8.4.3 b) - Location Criteria for Multi-Unit Residential Development 

of the OP states: 

“The City will encourage the use of lands in residential designations, Urban Growth 

Centre, Community Core Areas, Nodes, Regeneration Areas, Reurbanization Corridors 

and Major Transit Station Areas to provide sufficient units in multi-unit residential 

development to meet the policies in Section 2.8.2 of this Plan. In these circumstances, 

multi-unit residential development may occur without an amendment to this Plan 

provided the compatibility criteria in Section 8.4.2 are addressed. The City may facilitate 
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or encourage the development of lands for multi-unit residential development where a 

site proposed for such development meets the following criteria: 

 b) is conveniently located within reasonable distance of public transit, 

recreational open space and shopping facilities and, if the building is proposed to 

be designed for occupancy by households with children, is also located within 

convenient walking distance of an elementary school.” 

Response  

In our opinion the proposed development conforms to the general intent of OP Section 

8.4.3, for the following reasons: 

 The subject lands are already designated to permit the proposed residential 

uses, which comprise apartments building and townhouses row buildings (i.e. 

multi-unit residential development). The proposed Official Plan Amendment 

application is technical in order to update the relevant OP maps and define the 

area of the retained woodlot area; 

 In our opinion the proposed development, located in a Node, satisfactorily 

addresses the compatibility criteria contained within OP Section 8.4.2 (as 

outlined in Section 1.3.3 of our February 2018 Planning Addendum), and is 

therefore to be permitted and encouraged by the City. We submit that the 

additional criteria a) to e) do not relate to the permission for multi-unit residential 

development (which is addressed above) but rather to whether the City will go 

above and beyond general permission and encouragement to proactively 

facilitate a development meeting all the criteria; 

 As mentioned, there is no secondary plan currently applicable to the subject 

lands. However, the Hespeler Road Secondary Plan is currently being studied 

and prepared, and it is our opinion that the proposed development would be 

consistent with the draft policies, which generally seeks “Mixed Use Medium 

Density” for the subject lands; 

 Notwithstanding the above, it is our submission that local schools are located 

conveniently to the subject lands. It is our opinion that having to travel a 

moderate distance (by any means) is not an unusual situation for 

families/students that reside in urban centres. The current upgrades to the 

Franklin Road Bridge will improve both pedestrian and cyclist access to local 
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schools on the northerly side of the 401. For those students wishing to be 

bussed, the existing school routes could be leveraged to accommodate future 

students of the proposed development, similar to students located in the streets 

approximately 450 m to the east of the subject lands, in the Wayne 

Avenue/Dywin Court area. It is our opinion that the proposed development would 

not cast an undue burden on the WRDSB; and 

 The OP policy in question in our view reflects the general planning objective for 

proximity to schools but does not purport to reflect every development or 

redevelopment proposal the City may encounter. Indeed in our view it is primarily 

directed toward new high-density proposals not ones already established by 

means of a comprehensive planning exercise. If such strict adherence to such a 

policy was required practice, many viable intensification efforts would be deemed 

unacceptable. Intensification does not usually target stable low-density 

residential areas preplanned with proximate school sites, as is present in the 

school sites identified as servicing this development. They are by nature found in 

areas of transition where underlying planning policy is, for a variety of reasons, 

are no longer appropriate. Such over emphasizing of greenfield policies such as 

this would be stifling to a municipality looking to respond to changing land use 

needs, implementing new resources such as local and regional transit services, 

and seeking to meet choice and affordability of housing through creative and cost 

effective intensification. 

Conclusion 

Considering all the relevant policies effecting this development it is clear that on balance 

the proposal effectively implements the intent of the PPS, the 2017 Growth Plan, the 

ROP and City’s local OP. Good planning requires that we consider all of the relevant 

matters, place appropriate weight on each matter and make a balanced decision in the 

public interest. One cannot reasonably indict a proposal by selecting one policy and 

suggesting that it alone is sufficient reason to refuse or materially change the proposal. 

In our opinion the proposed development is in the public interest.  

1.3.3 Affordable housing 

As requested by City Development Planning Staff, further analysis on affordable housing 

with respect to the proposed development is provided below.  
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A summary of the relevant Provincial, Regional and local OP policies related to 

affordable housing:  

1.3.3.1 Provincial Policies  

The Provincial Policy Statement (PPS) and 2017 Growth Plan include the following 

policies that are relevant to affordable housing: 

 Healthy, livable and safe communities are sustained by: b) accommodating an 

appropriate range and mix of residential (including second units, affordable 

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

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

care homes), recreation, park and open space, and other uses to meet long-term 

needs; (PPS, Section 1.1.1.b)  

 Planning authorities shall provide for an appropriate range and mix of housing 

types and densities to meet projected requirements of current and future 

residents of the regional market area by: a) establishing and implementing 

minimum targets for the provision of housing which is affordable to low and 

moderate income households. (PPS, Section 1.4.3 a) 

 Upper- and single-tier municipalities, in consultation with lower-tier municipalities, 

the Province, and other appropriate stakeholders, will each develop a housing 

strategy that: 

o a) supports the achievement of the minimum intensification and 

density targets in this Plan, as well as the other policies of this Plan by:  

 i. identifying a diverse range and mix of housing options and 

densities, including second units and affordable housing to 

meet projected needs of current and future residents; and  

 ii. establishing targets for affordable ownership housing and 

rental housing;  

o b) identifies mechanisms, including the use of land use planning and 

financial tools, to support the implementation of policy 2.2.6.1 a);  

o c) aligns with applicable housing and homelessness plans required under 

the Housing Services Act, 2011; and  

o d) will be implemented through official plan policies and designations and 

zoning by-laws. (2017 Growth Plan, Section 2.2.6.1) 
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1.3.3.2 Waterloo Regional Official Plan 
 
The Regional Official Plan includes the following policies relevant to affordable housing: 
 

 Housing is a basic necessity of life and is an essential element to individual 

health and community vitality. The provision of a full and diverse range and mix 

of permanent housing that is safe, affordable, of adequate size and meets the 

accessibility requirements of all residents, is important if the region is to maintain 

and enhance its quality of life. It also plays a key role in attracting and supporting 

a diversified and stable business environment (Section 3.A); 

 The Region, in collaboration with Area Municipalities and other agencies, will 

prepare and regularly update the Community Action Plan for Housing and the 

Homelessness to Housing Stability Strategy (Section 3.A.1);  

 Area Municipalities will plan to provide an appropriate range of housing in terms 

of form, tenure, density and affordability to satisfy the various physical, social, 

economic and personal support needs of current and future residents. (Section 

3.A.2); and 

 Where a development application proposing residential uses is submitted for a 

site containing two hectares or more of developable land, the Region and Area 

Municipalities will require, wherever appropriate, a minimum of 30 per cent of 

new residential units to be planned in forms other than single-detached and 

semi-detached units, such as town homes and multi-unit residential buildings.  

(Section 3.A.5)  

According to the Region’s Housing Action Plan (2014-2024), the affordable housing 

target (developed using the Region’s forecasting models for housing growth (split by 

tenure) along with income data from Statistics Canada) is that 16% of new household 

growth should be affordable. This consists of 25% of new rental growth, and 10% of new 

owner growth. This corresponds to a total of 619 affordable units a year throughout the 

Region. 

1.3.3.3 City of Cambridge Official Plan 

Section 8.4.1 - Affordable Housing of the City of Cambridge Official Plan states the 

following: 
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1.  The City recognizes the importance of affordable housing and will encourage the 

development of affordable housing and provide opportunities for the development 

of affordable housing through: 

a)  Permitting mixed-use development in the Urban Growth Centre, 

Community Core Areas, Nodes, Regeneration Areas, Reurbanization 

Corridors and Major Transit Station Areas; 

b)  Promoting the inclusion of a residential component in commercial 

development; and 

c)  Encouraging the development of community housing and affordable 

private sector housing that is aimed at meeting the needs of lower income 

residents. 

2.  Where a development application proposing residential uses is submitted for a 

site containing two hectares or more of developable land, the City will require, 

wherever appropriate, a minimum of 30% of new residential units to be planned 

in forms other than single-detached and semi-detached units, such as town 

homes and multi-unit residential buildings. 

3.  New residential development will include a minimum number of affordable 

housing units based on the targets established in the Region’s Community Action 

Plan for Housing.” 

Response 

As outlined above, the subject lands have been identified as an appropriate location for 

intensification, and the proposed development supports the policies of the relevant 

Provincial, Regional and City OP by providing a range and mix of housing to 

accommodate differing needs that will help achieve minimum intensification targets.  

The proposed development can assist the Region with achieving its affordable housing 

target.  

The proposed development given its urban centre location, proximity to walkable 

commercial services and public transit, offers a unique opportunity to provide a range of 

housing options to a range of future residents. 

All (100%) of the proposed housing types for this development contribute towards more 

affordable housing alternatives in the low-rise housing market. The proposed housing 



Addendum to Planning Justification Report   August 1, 2018 

Branthaven Belmont Pinebush Inc. 

Pinebush Road, Cambridge 

 

Zelinka Priamo Ltd.  Page 24 

types include freehold townhouses, common element condominium townhouses, rear-

lane townhouses and back-to-back townhouses. In addition, a significant portion of site 

will be available for multi-unit mid-rise apartment buildings. Permissions are also being 

sought on portions of the subject lands for uses such as a long term care facility; 

retirement lodge; retirement home; nursing home a domiciliary hostel; special care 

facility; a licensed or unlicensed nursing home; a rest home; a convalescent home; an 

establishment providing nursing care for the chronically ill or elderly persons; and a class 

4 group home. These forms of development provide a variety of options in terms of size 

and affordability when compared to alternative forms and tenures of low rise 

development, such as single and semi-detached dwellings. It is our opinion that this 

aligns with the City’s housing policy framework of providing a variety of dwelling types for 

different life cycles and income levels. 

1.3.4 MOECC Guidelines for Land Use Compatibility and Distance Separation 

As requested by City Development Planning Staff, further analysis is provided on the 

MOECC Guidelines for Land Use Compatibility and Distance Separation. 

According to Section 8.5.2.5 of the OP, “industry and major facilities will be protected, 

where practical, from sensitive land uses.” 

The most relevant document pertaining to compatibility is the Ministry of the 

Environment and Climate Change’s (the “MOECC”) Guideline D-6 (the “D-6”): 

Compatibility between Industrial Facilities and Sensitive Land Uses. It important to note 

that the D-Series Guidelines are simply guidelines, and are not a statute, regulations or 

policy documents. The objective of the D-6 is “to prevent or minimize the encroachment 

of sensitive land use upon industrial land use and vice versa.  

The surrounding light industrial/commercial uses (to the west, at 100 Pinebush Road 

and to east, across Struck Court) are Class I Industrial Facilities, which means ‘‘a place 

of business for a small scale, self-contained plant or building which produces/stores a 

product which is contained in a package and has infrequent outputs and movement of 

products/trucks”.  

For Class I Facilities, the D-6’s recommended minimum separation distance is 20 

metres, which is generally measured from the property line, but in the case of site-
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specific zoning or site plan control any required setback can be included as part of the 

measurement. The minimum separation distance guideline, with/without the inclusion of 

setbacks, is achieved for the existing properties on the easterly side of Struck Court, but 

not for the property to the west (Northbridge Consultants, 100 Pinebush Road) or the 

property to the north east (Kane Veterinary Supplies Ltd., 30 Struck Court), which are 

separated by approximately 12.0 m and 8.0 m, respectively. Given the small-scale 

and/or self-contained nature of these uses, and the findings/recommendations of the 

Environmental Noise Feasibility Study prepared by HGC Engineering Ltd (the “Noise 

Study”) (see below), no significant adverse impacts are anticipated from the proposed 

setbacks. Furthermore, additional mitigation measures can be introduced at the site 

plan/development stage to further reduce any possible impacts.  

The Noise Study concludes that the sound emissions of the commercial stores and 

commercial/industrial uses surrounding the site are within or meet MOECC guideline 

due to sound levels from Highway 401 and Pinebush Road. Mitigation measures for 

stationary noise associated with the commercial/industrial facilities are not required for 

the development of the site. Noise warning clauses are recommended to inform future 

residents of the presence of the nearby roadways, commercial uses and light industrial 

facilities in the area.  

Regarding the proposed townhouses located along the Struck Court frontage, these 

townhouses have either been designed or orientated to mitigate any potential noise 

impacts. The majority of the townhouses along Struck Court are rear lane townhouses, 

which includes the amenity area on the opposite side building from the street and 

shielded by the house. Photographs of existing rear lane townhouses constructed by the 

developer are attached to this addendum.  

In accordance with the Noise Study, central air conditioning systems are recommended 

for all the proposed dwellings on the subject site due to road traffic noise associated with 

Highway 401 and Pinebush Road so that the future residents can choose to have their 

windows remain closed. In addition, detailed noise studies are required to be performed 

when grading information is available for the site, when block numbering is provided and 

when floor plans and buildings elevations are available to refine the acoustic 

recommendations on a phase by phase basis for individual buildings or blocks. It is 

anticipated that enhanced facade construction/treatments for noise mitigation together 
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with enhanced mechanical and design elements will be implemented for all relevant 

units will be addressed as part of the future site plan application(s). 

Given the small-scale and/or self-contained nature of the surrounding uses and the 

general internalized design of the proposed development, it is not anticipated that there 

will be any significant conflicts in terms of dust and odour.  

As such, the proposed development is compatible with the surrounding land uses, are 

consistent with the intent of MOECC guidelines in that no significant undue adverse 

impacts or public safety concerns are anticipated. 
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