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1.0 INTRODUCTION 

1.1 BACKGROUND 

On behalf of Branthaven Belmont Pinebush Inc., an application has been submitted to 

the City of Cambridge to amend the City of Cambridge Official Plan and the City of 

Cambridge Zoning By-law 150-85, As Amended, to permit a mixed residential 

development on lands within the City of Cambridge.  

 

The purpose of the following land use assessment is to provide planning justification for 

the proposed development and requested amendments. 

1.2 DESCRIPTION OF THE SUBJECT LANDS 

The subject lands are generally located on the north side of Pinebush Road, between 

Conestoga Boulevard and Franklin Boulevard and are bound by Highway 401 to the 

north (see Figure 1). The subject lands comprise an irregular shaped lot with an area of 

approximately 36.29 ac (14.685 ha). 
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The subject lands are predominantly vacant and undeveloped, with sloping lands and 

valleys and a remnant woodlot in the north easterly portion of the property. The existing 

car dealership, located at 112 Pinebush Road, forms part of the subject site.  

 

The site slopes from the north, west and south towards the middle of the site, and from 

there towards the northeast into the woodlot.  

 

Surrounding land uses generally include (see Figure 1): 

 North: Hwy 401, and Light Industrial, Retail and Office beyond; 

 East: Light Industrial, Retail and Office; 

 South: Light Industrial, Office and Retail; and 

 West: Retail.  
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1.3 PLANNING HISTORY 

1.3.1 Undeveloped portion of subject lands 

In April 2003, Bridgecam Shopping Centres Limited appealed the City of Cambridge’s 

refusal to enact proposed amendments (OPA 21) to the City Official Plan and Zoning By-

law No. 150-85, and from the Regional Municipality of Waterloo’s refusal to enact a 

proposed amendment (ROPP21) to the Regional Official Policies Plan, to permit retail 

commercial expansion on the existing approximate 68-acre Regional Power Centre site 

at the northeast corner of Hespler Road and Pinebush Road immediately south of 

Highway No. 401 (which includes the undeveloped portion of the subject lands, identified 

as Site C). The appeal was resolved through a full settlement in November 2005. 

 

The proposal resulted in an increase in maximum gross retail commercial floor area to 

672,000 square feet on the lands of Bridgecam shown as Site A, a one-store area of 

38,280 square feet on Site B and no retail commercial floor area space on Site C (i.e. 

the subject lands) in keeping with a previous condition of approval of a consent to 

convey lands in 1998.  

1.3.2 Car dealership at 112 Pinebush Road 

In 2002, a Zoning By-law Amendment application was approved (and implemented by 

By-law 144-02) on 112 Pinebush Road to permit a range of commercial uses, including 

the existing automobile sales and display establishment. 

1.4 THE PROPOSAL 

Branthaven Belmont Pinebush Inc. is proposing a new mixed residential community. As 

illustrated on the Preliminary Concept Plan (see Figure 3) and Preliminary Massing 

Diagrams (see Figure 4), the proposed development generally consists of:  

 An existing 3.90 ha (9.64 ac) woodlot area, with a new 10 metre buffer area 

containing a public trail (measuring a total area of approximately 0.417 ha (1.03 

ac)) in the north easterly portion of the subject lands (Blocks 9 and 10); 

 Three 4-storey apartment buildings with a total of 182 units in the northern 

portion of the site with areas of landscaping and shared at-grade parking (Block 

1);  
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 A central public park measuring approximately 0.556 ha (1.37 ac) (Block 3); 

 A mix of 2 and 3-storey rear lane, back to back and conventional townhouse 

blocks with a total of 272 units, ranging from 15 to 21 feet in depth (Blocks 2, 4, 5 

and 12 – 16)  

 A network of private local streets, and two new municipal streets (A and B);  

 A 4-storey apartment building in the south easterly portion of the site (at the 

corner of Pinebush Road and Struck Court), with a total of 42 units, as well as 

areas of landscaping and shared at-grade parking at the rear (Block 8); and  

 A 4-storey apartment building in the south westerly portion of the site (at the 

corner of Pinebush Road and new north-south Street A), with a total of 62 units, 

and areas of landscaping and shared at-grade parking at the rear (Block 6). 
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The site concept plan is preliminary and is subject to refinement through the design and 

review of the development proposal.  

 

There is a parcel of land with frontage along Pinebush Road which does not form part of 

the subject lands (see the hatched area on Figure 3). This parcel of land currently 

contains a residential dwelling and a car club, and is under separate ownership. It is 

appropriate for any planning of the subject lands to allow for the future development and 

integration of this parcel into the subject lands. For illustrative purposes, a 4-storey 

apartment building is denoted on the Preliminary Concept Plan (Figure 3) to show 

consistency with the proposed apartment buildings adjacent along Pinebush Road and 

the vision for the streetscape in this area.  
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1.5 SERVICING 

The proposed development will utilize existing services, as confirmed in the Functional 

Servicing Report prepared by MTE Consultants Inc., which is discussed in Section 4.3.1. 

1.6 ACCESS  

Vehicle access for the proposed development will be through multiple connections to 

existing municipal streets, as well as a network of new private streets. The primary 

access will be the connection of Street A with Pinebush Road (to the south), while a 

secondary connection will be provided to Struck Court (to the west). 

 

A Traffic Impact Study was prepared by Traffic Plus Engineering Limited for the subject 

lands, with the conclusions discussed in Section 4.3.10. 
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2.0  PLANNING DOCUMENTS 

2.1 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. 

 

Analytical response  

The proposed development is consistent with the PPS, as it encourages: development in 

Settlement Areas (Section 1.1.3.1) such as the City of Cambridge; the efficient use of 

land, resources and infrastructure (Section 1.1.3.2); intensification while avoiding risks to 

public health and safety (Section 1.1.3.4); and an appropriate range and mix of housing 

types and densities and range of housing uses (Section 1.4.1). 

2.2 GROWTH PLAN  

The 2006 Growth Plan for the Greater Golden Horseshoe (Office Consolidation, June 

2013) (Growth Plan) provides guidance for decisions and a growth management policy 

direction for the Greater Golden Horseshoe (GGH) to the year 2031. The subject lands 

are indicated as a “Built-up Area” under Schedule 2 (see Figure 5). 
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It is noted that under the proposed 2016 Growth Plan for the Greater Golden 

Horseshoe, the lands are indicated as “Built-up Area”. The 2016 Growth Plan 

proposes to increase the minimum intensification target from 40% to 60% of all 

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

municipality within the Built-up Area. 

Analytical response  

The proposed development complies with the Growth Plan and the goal to build 

compact, vibrant and complete communities as per the following policies: 

 The Growth Plan directs a significant portion of new growth to the built-up areas 

of the community through intensification (Section 2.2.2.1.a); 

 The Growth Plan encourages the development of complete communities with a 

diverse mix of land uses and a range and mix of housing types (Section 

2.2.2.1.h); 

 The Growth Plan directs development to settlement areas, except where 

necessary for development related to the management or use of resources, 

resource-based recreational activities (Section 2.2.2.1.i); and 

 The Growth Plan directs major growth to settlement areas that offer municipal 

water and wastewater systems (Section 2.2.2.1.j). 

2.3 REGION OF WATERLOO OFFICIAL PLAN 

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

are designated Built-up Area (see Figure 6).  

 

The Built-up Area identifies all lands within the built boundary of the Urban Area as of 

June 16, 2006. This boundary was established by the Province and will remain fixed in 

place to monitor the density targets and reurbanization targets of this Plan. The Built-up 

Area does not permit or prohibit uses. 
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According to Map 3A, the subject lands are also within a Central Transit Corridor 

Environmental Assessment Study Area. This Corridor identifies the study area within 

which an alignment for the proposed rapid transit system will be selected, and the area 

that may be directly and/or indirectly affected by the system. Following the completion of 

the Rapid Transit Environmental Assessment, the Region will delineate the alignment of 

the rapid transit system shown on Map 3a through a future amendment to the OP 

(Section 5.A.10). It is our understanding that as part of the Study a transit terminal is 

proposed at the intersection of Pinebush Road and Hespeler Road, and a bus rapid 

transit line is proposed along Hespeler Road.  

 

According to Map 4: Greenlands Network, the subject lands contain a Core 

Environmental Feature (see Figure 7). According to Regional Staff and in accordance 

with ROP Policy 7.C.6, the Core Environmental Feature on the subject lands is identified 

as a Significant Woodland.  
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In circumstances where development or site alteration is permitted within or on lands 

contiguous with a Core Environmental Feature, the submission of a satisfactory 

Environmental Impact Statement is required (Sections 7.C.9, 7.C.10 and 7.C.11).  

 

According to Map 6A: Water Resource Protection Areas, the subject lands are within a 

WPSA 2 (see Figure 8).  
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The Regional Official Plan designates Wellhead Protection Sensitivity Areas (WPSA) 

around each municipality drinking-water supply well. The WPSA’s prevent certain land 

uses that are potentially harmful to the Municipal drinking-water supply wells. Studies 

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 (Section 8.A.4). 

 

Analytical response  

The proposed development, which maintains and enhances the existing woodlot area, 

and is supported by a range of environmental studies (see Section 4.3), complies with 

the policies of the Regional Official Plan. 

2.4 CITY OF CAMBRIDGE OFFICIAL PLAN 

The City of Cambridge Official Plan (OP) was adopted by City Council on May 7, 2012 

and was partially approved by the Region of Waterloo on November 21, 2012. Based on 

our review of the outstanding OMB appeals, there are no site specific appeals to the 

subject lands. The OP sections outlined below are in full force and effect. 

 

According to Map 1A: Urban Structure, the subject lands are within the Built-up Area 

(Province of Ontario) and a Regional Scale Node (see Figure 9, below for the OP 

Policies). The Built-up Area boundary is a fixed boundary that identifies the limits of the 

developed urban area of the City of Cambridge as of June 16, 2006. 
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According to Map 2: Land Use Designation, the subject lands are designated 

Commercial Class 5 (i.e. the undeveloped portion), Natural Open Space System (i.e. the 

existing woodlot) and Employment Corridor (i.e. the car dealership at 112 Pinebush 

Road) (see Figure 10).  
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2.4.1 Commercial Class 5 

According to OP Policy 8.6.2.5.1, lands that are designated as Commercial Class 5 

(such as the undeveloped portion of the subject lands) should be reserved primarily for 

their development and use as a Regional Power Centre to accommodate special 

commercial activities and uses such as service commercial uses, multi-use commercial 

development including recreational facilities, a hotel and trade centre. Residential 

development is not permitted in this Commercial Class 5 designation. 

The 65,985 sq. m. of gross retail commercial floor area permitted on the Regional Power 

Centre (see Figure 11) shall be allocated as follows: 

o Site A: 62,429 sq. m.; 

o Site B: 3,556 sq. m.; and 

o Site C: 0 sq. m. (i.e. the undeveloped portion of the subject lands) 
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2.4.2 Official Plan Amendment 17 

The City of Cambridge is currently updating the existing OP commercial policies in an 

effort to promote mixed use development (through Official Plan Amendment 17 (OPA 

17)). 

 

OPA17 proposes to delete and replace the Commercial Class 5 designation (i.e. the 

designation for the undeveloped portion of the subject lands) and OP Policy 8.6.5.2 

(Class 5 (Regional Power Centre) Commercial) with a new “Regional Commercial” 

designation.  

 

Proposed Policy 8.6.3 of OPA17 states that consideration maybe given to permitting 

medium or high-density residential development as appropriate on lands designated 

Regional Commercial. It must be demonstrated that the proposed residential use(s) will 

not compromise the planned function of the lands or result in a reduction in the existing 

gross leasable area of commercial uses on the lands. The proposed development must 

also conform to residential compatibility policies and multi-unit residential development 

locational criteria, and with the transit orientated development provisions within the OP. 

 

Proposed Site Specific OP Policy 8.10.60 of OPA17 relates to the Regional Commercial 

designation, and lands on the northeast quadrant of Hespeler Road and Pinebush Road 

(which includes the subject lands), and states that Site C (i.e. the subject lands) shall 

continue to be allocated 0 sq m of gross retail commercial floor area. 

2.4.3 Regional Scale Node 

According to OP Figure 1, the subject lands are within a Regional Scale Node (see 

Figure 12).  
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According to OP Policy 8.7.1.1, Regional Scale Node is intended to evolve over the 

horizon of the OP to include high-density residential and additional employment uses in 

support of a rapid transit station. 

 

OP Policy 8.7.1.1 states that notwithstanding Table 2 in Section 2.8.3 of the OP 

(Minimum and Maximum Residential Densities and Heights), the minimum building 

height of two storeys and maximum building height of 15 storeys apply to the Regional 

Scale Node.  

2.4.4 Natural Open Space System 

The Natural Open Space System (i.e. the existing woodlot) on the subject lands is 

identified as a Core Environmental Feature (as shown on OP Map 9 Regional 

Environmental Features). Core Environmental Features are designated in accordance 

with Section 7.C of the Regional Official Plan. 
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According to OP Policy 8.8.3, permitted uses on lands designated Natural Open Space 

System include: Passive recreational activities, trails and outdoor education or research 

which do not threaten the natural features and their ecological functions. 

2.4.5 Employment Corridor 

The Employment Corridor designation permits a range of uses including light industrial 

uses, offices, hotels, conference centres, research and development and information 

technology related uses.  

 

According to Site Specific OP Policy 8.10.33 and Figure 37, additional uses may include 

establishments for the display and sale of motor vehicles, banks, showrooms, a car 

wash. Further, subject to the policies of this Plan, Council may pass by-laws or 

otherwise facilitate or encourage the development of these lands for such additional 

purposes without amending this Plan. 

2.4.6 Built-up Area 

The subject lands are within the Built-up Area and the Regional Scale Node, where the 

City encourages intensification and population growth, and intensification will be planned 

and designed to: support vibrant neighbourhoods through the inclusion of a diverse and 

compatible mix of land uses, including residential and employment uses; and, provide for 

a range and mix of housing; incorporate high quality public open spaces; and generally 

achieve higher densities than surrounding areas (Section 2.6). 

2.4.7 Residential Lands 

The City encourages the development of a wide a range of housing unit types to 

accommodate the needs, preferences and economic resources of the city’s households, 

and supports multi-unit residential developments (Section 2.8). 

2.4.8 Residential Densities 

The City will allow compatible higher density residential development in Nodes (such as 

the subject lands) and encourages compatible higher density development on sites 

where such development will result in the preservation of significant natural or cultural 

heritage resources.  
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According to Table 2 in Section 2.8.3 of the OP (Minimum and Maximum Residential 

Densities and Heights), the minimum residential density within Nodes (in built-up areas) 

(such as the subject lands) is 0.5 FSI and the maximum density is 2.0 FSI, and the 

minimum height is 4 storeys and the maximum height 12 storeys. 

2.4.9 Affordable Housing 

The City recognizes the importance of affordable housing and will encourage the 

development and provide opportunities for affordable housing through permitting mixed 

use development in Nodes and promoting the inclusion of a residential component in 

commercial development (Section 8.4.1). 

2.4.10 Residential Compatibility 

The City will encourage development in Nodes (such as the subject lands) that is 

compatible with the location, density and other characteristics of neighbouring land uses 

(Section 8.4.2). 

2.4.11 Industrial Compatibility 

Industry and major facilities will be protected, where practical, from sensitive land uses 

(Section 8.5.2.5). 

The Provincial Policy Statement (PPS) speaks to sensitive land uses, which includes 

residential uses. The policy document governing compatibility in these cases 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. The 

objective of the D-6 is “to prevent or minimize the encroachment of sensitive land use 

upon industrial land use and vice versa, as these two types of land uses are normally 

incompatible, due to possible adverse effects on sensitive land use created by industrial 

operations”. 

This Report has considered the surrounding light industrial uses to be 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 low 

probability of fugitive emissions. Outputs are infrequent, and could be point source or 
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fugitive emissions for any of the following: noise, odour, dust and/or vibration. There are 

daytime operations only, with infrequent movement of products and/or heavy trucks and 

no outside storage.” 

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

metres, as generally measured from the area designated for industrial use to the area 

designated for sensitive land use. As shown on Figure 10 (above), the lands to the east 

(across Struck Court) are designated Employment Corridor under the OP, which permits 

light industrial uses, and the lands to the south (across Pinebush Road) are designated 

Business Industrial under the OP.  

2.4.12 Multi-Unit Residential 

The City will encourage the use of lands in Nodes (such as the subject lands) to provide 

sufficient units in multi-unit residential development (i.e. group of 4 or more attached 

dwelling units, including row houses and apartment buildings) provided it meets certain 

criteria, including the site must be located on an arterial or collector road, the site must 

be of suitable size and configuration, etc. (Section 8.4.3) 

2.4.13 Urban Design Policies 

Chapter 5: Urban Design of the OP states that all development within the City is 

expected to demonstrate a high standard of urban design to the satisfaction of the City 

that supports the creation of a unique identifiable space while respecting and enhancing 

our cultural and natural heritage and our unique identity.  

2.4.14 Secondary Plan 

There is currently no adopted Secondary Plan that includes the subject lands. Staff have 

advised that the first Draft of Hespeler Road Secondary Plan is likely to be released in 

February/March 2017. 

 

Analytical response 

Discussion of how the proposed development is consistent with the policies of the City of 

Cambridge Official Plan is outlined in Section 4.1 of this report. 
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2.5 CITY OF CAMBRIDGE ZONING BY-LAW 

2.5.1 Zoning By-law No. 150-85, As Amended 

Under the City of Cambridge Zoning By-law 150-85, As Amended, the subject lands are 

zoned (H) Regional Power Centre C6; Site C; S.4.1.72 (i.e. the undeveloped portion); 

and zoned Industrial M1.S4.1.194 (i.e. the car dealership use at 112 Pinebush Road) 

(see Figure 13). 

 

2.5.2 Lands zoned (H) Regional Power Centre C6; Site C; S.4.1.72  

Residential uses are not listed as permitted uses in the Regional Power Centre C6; Site 

C; S.4.1.72 Zone. Permitted uses include an extensive range of retail commercial, food 

services establishments, services commercial establishments, commercial recreation 

establishments.  
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Based on preliminary discussions with City Staff it is believed that the Holding (H) 

Provision on the subject lands is tied to a number of factors, including: the site currently 

does not have any services; the site has limited access; there is limited information on 

how much of the site is developable once the existing grade and the environmental 

features are considered; a development proposal has not been submitted for the subject 

lands, and the Regional OP designation, Cambridge OP designation and Zoning are tied 

to the adjacent lands. 

2.5.3 Lands zoned Industrial M1.S4.1.194 

Residential uses are not listed as permitted uses in the M1.S4.1.194 Zone. Permitted 

uses include an extensive range industrial uses including, general and heavy industrial 

uses and industrial business park uses.  

2.5.4 Zoning By-law Review  

To implement the approved (but under appeal) 2012 Cambridge Official Plan, the City is 

currently updating Zoning By-law No. 150-85, As Amended. According to City Staff, the 

next iteration of the Draft Zoning By-law will be released in February/March 2017. 

Analytical response 

Discussion of how the proposed development conforms with the intent the City of 

Cambridge Zoning By-law is outlined in Section 4.2 of this report. 

2.6 GRAND RIVER CONSERVATION AUTHORITY 

According to the Grand River Conservation Authority (GRCA) Watershed Viewer, the 

environmental feature on the subject lands is identified as a Treed area, however based 

on pre-application discussions with GRCA Staff, the feature is not subject to GRCA 

regulations. 
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3.0 PROPOSED APPLICATIONS 

3.1 PROPOSED OFFICIAL PLAN AMENDMENT 

An Official Plan Amendment is required for the proposed mixed residential development 

on the subject lands given that residential uses are not listed as permitted uses within 

the Class 5 Commercial OP designation (undeveloped portion of site) or the 

Employment Corridor OP designation (car dealership). The proposed Official Plan 

Amendment application seeks to permit the proposed mixed residential development on 

the subject lands under High Density Residential and Open Space designations. A draft 

Official Plan Amendment has been prepared and is attached as Appendix 1. 

3.2 ZONING BY-LAW AMENDMENT 

A concurrent Zoning By-law Amendment is proposed for the subject lands to site specific 

RM3, OS1 and OS4 zones that adequately addresses the requirements of the proposed 

development while implementing the policies of the City of Cambridge OP. 

 

Consequently, the proposed rezoning is from (H) Regional Power Centre C6; Site C; 

S.4.1.72 (undeveloped portion of site) and M1.S4.1.194 (car dealership) to RM3 

S.4.1___ .1 (cluster and linear row townhouses and/or apartment buildings) and RM3 

S.4.1___ .2 (cluster and linear row townhouses), OS1___ (existing woodlot), and 

OS4___ (proposed public park) with site specific regulations. A draft Zoning By-law has 

been prepared and is attached as Appendix 2. 
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4.0 PLANNING ANALYSIS 

4.1 CITY OF CAMBRIDGE OFFICIAL PLAN 

The proposed development is consistent with the policies of the City of Cambridge 

Official Plan as outlined in Section 2.4 as follows: 

 The Regional Scale Node (which includes the subject lands) is intended to 

evolve over the planning period of the OP to include high-density residential and 

additional employment uses in support of a rapid transit station. High-density 

residential and Open Space are listed as permitted uses (Policy 8.7.1.1); 

 Intensification is encouraged throughout the Built-up Area of Cambridge, 

particularly within Nodes and the areas for intensification are intended to attract a 

significant portion of future population and employment growth. Intensification 

within the built-up area will be planned and designed to: support vibrant 

neighbourhoods through the inclusion of a diverse and compatible mix of land 

uses, including residential uses; and, provide for a range and mix of housing; 

incorporates high quality public open spaces; and generally achieve higher 

densities than surrounding areas (Section 2.6); 

 There is no gross retail commercial floor area allocation for the subject lands 

(identified as Site C) (Policy 8.6.2.5.1), which is reconfirmed in the proposed 

commercial policies for the subject lands (Policy 8.10.60, OPA 17); 

 The proposed commercial policies for the subject lands state that consideration 

maybe given to permitting medium or high-density residential development on 

lands designated Regional Commercial (Policy 8.6.3, OPA17);  

 The City will allow compatible higher density residential development in Nodes 

(such as the subject lands) and the City encourages compatible higher density 

development on sites where such development will result in the preservation of 

significant natural or cultural heritage resources (Section 2.8.3); 

 The subject lands are surrounded by lighter industrial/business uses, rather than 

traditional industrial uses. Given that the recommended separation distances are 

provided between the proposed residential buildings and the nearest light 
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industrial/business uses, it is not anticipated that there will be any significant off-

site compatibility issues (Section 8.5.2.5); 

 The proposed development has a density of approximately 0.64 FSI on the area 

of the lot on which the buildings are developed (i.e. the subject lands exclusive of 

the woodlot and buffer area), which is within the OP density range of 0.5 FSI to 

2.0 FSI for sites within Nodes (Policy 2.8.3.3); 

 The 2 to 4-storey proposed building heights are within the range of 2 storeys to 

15 storeys that applies to lands within the Regional Scale Node (Policy 8.7.1.5); 

 The City will encourage the use of lands in Nodes (such as the subject lands) to 

provide sufficient units in multi-unit residential development (Section 8.4.3); 

 The proposed development is consistent with the urban design policies in 

Section 5 of the OP, as demonstrated by the Urban Design Brief prepared by 

Zelinka Priamo Ltd (see Section 4.3.9 of this report). 

4.2 CITY OF CAMBRIDGE ZONING BY-LAW 

The Zoning By-law Amendment is required to adequately address the requirements of 

the proposed development while implementing the policies of the City of Cambridge OP. 

The proposed site specific exceptions are generally consistent with the relevant existing 

zone regulations, however given the size, scale, and the variety of built form proposed, 

relief is required from a number of regulations. As mentioned, a draft Zoning By-law has 

been prepared for Zoning By-law No. 150-85, As Amended and is attached as Appendix 

2, with some of the proposed exceptions discussed further below. 

4.2.1 Additional permitted uses  

In addition to the uses permitted within the RM3 Zone, the following additional permitted 

uses are requested for the proposed RM3 S.4.1___ .1 (cluster and linear row 

townhouses and/or apartment buildings) Zone: 

 A hotel or motel; 

 A long term care facility, retirement lodge, retirement home, nursing home a 

domiciliary hostel, special care facility, a licenced or unlicenced nursing home; a 

rest home; a convalescent home; an establishment providing nursing care for the 
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chronically ill or elderly persons; a class 4 group home; and administrative offices 

accessory to the above uses; and 

 Ancillary retail and service commercial uses located on the ground floor only 

including but not limited to a pharmacy, physician office and physiotherapy office 

or health provider office related to seniors. 

 

The inclusion of the above additional uses will allow the landowner to respond more 

flexibly to changing market conditions. The additional uses are generally compatible with 

the residential uses, as well as being compatible with the surrounding land uses.  

For hotel and motel uses, relief is sought from the minimum required parking rate (i.e. 1 

space per room/suite to 0.8 spaces per room/suite) and the requirement to provide 

parking for associated retail/commercial uses. Based on comparable developments, it is 

not anticipated that the requested relief will result in significant traffic impacts. The 

proposed development is appropriately located fronting onto an Arterial Road (Regional 

Road) as well as being part of the Regional Municipality of Waterloo Planned Transit 

Network, which is suitable for the scale of development and intensity of use, and is 

conveniently located for access to public transit.  

4.2.2 Apartment Houses and Townhouses 

The proposed site specific regulations for cluster and linear row townhouses and/or 

apartment buildings in the proposed RM3 S.4.1___ .1 zone and cluster and linear row 

townhouses in the RM3 S.4.1___ .2 zone will allow the landowner to respond more 

flexibly to changing market conditions. 

 

While relief is sought from the minimum amenity space and landscaping requirements, 

sufficient areas for amenity space and landscaping are provided through the new 

centralized public park, the retained and enhanced woodlot area with public trail, and 

areas surrounding the buildings, including the 14 metre MTO setback along the length of 

the northern property line. The proposed centralized public park and enhanced woodlot 

area and path will provide accessible recreational facilities for the proposed development 

and wider community. 
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The requested relief from the maximum density, minimum lot frontage and minimum 

yard requirements supports the possible land division of the northern parcel containing 3 

apartment buildings, which would result in the future parcels having frontage onto the 

small cul-de-sac at the end of Street A.  

 

The built form of the proposed residential development is generally consistent with what 

could be developed under the RM3 Zone. The scale and massing is consistent with the 

land uses in the surrounding area. Appropriate separation features together with 

effective mitigation measures will ensure a high level of livability for future residents of 

the development. 

It is not anticipated that the minor relief sought from the minimum parking requirements 

will result in significant traffic impacts, especially given that the proposed development is 

conveniently located for access to public transit.  

4.3 TECHNICAL REPORTS 

The proposed development is supported by the following technical reports. 

4.3.1 Servicing 

A Functional Servicing Report was prepared by MTE Consultants Limited for the subject 

lands. The Functional Servicing Report provides a number of site servicing conclusions 

for the proposed development that addresses the requirements of the applicable 

regulatory agencies and provides the basis for detailed servicing design with regards to 

stormwater, sanitary and water. 

4.3.2 Tree Management Plan 

A Tree Management Plan was prepared by MMM Group for the subject lands to assess 

the existing trees within and adjacent to the limits of the subject lands.  

 

The Tree Management Plan was prepared concurrently with the Scoped Environmental 

Impact Study (EIS) for the subject lands, also by MMM Group (see below). 
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The Tree Management Plan concludes that the implementation of the outlined tree 

management and protection measures will promote the continued health of the trees 

identified for retention. The Plan also concludes that the proposed grading and 

development for the subject property has been designed to avoid any disturbance to the 

existing woodlots, with supervised removal of hazardous Ash trees along the edge of the 

woodlot recommended. Enhancement planting have been designed to improve the 

woodlot buffers. 

4.3.3 Environmental Impact Statement 

A Scoped Environmental Impact Statement (EIS) was prepared by WSP/MMM Group for 

the subject lands. A comprehensive field program has been undertaken as part of the 

scope of work to characterize the natural environment on the subject 

property/immediately adjacent lands. The EIS concludes that the draft plan and 

environmental management and setback / buffer implementation measures discussed in 

the EIS conform to the environmental management and mitigation principles identified in 

relevant planning studies and policies and that the proposed development could be 

undertaken while mitigating potential adverse impacts to natural heritage features and 

functions. 

4.3.4 Environmental Site Assessments 

A Phase One Environmental Site Assessment (ESA) was prepared by GHD Ltd. for the 

vacant and undeveloped portion of the site. This Phase one ESA concludes that no 

Areas of Potential Environmental Concern (APECs) were identified to be associated with 

the site, and that a Phase Two ESA will not be required before a RSC can be filed with 

the Ministry of the Environmental and Climate Change (MOECC). 

 

A Phase One Environmental Site Assessment (ESA) was prepared by GHD Ltd. for the 

car dealership lands at 112 Pinebush Road, which forms part of the subject lands. This 

Phase One ESA concludes that as fill materials were historically imported to the Site for 

the purpose of levelling the Site surface a Phase Two ESA will be required before a RSC 

can be filed with the Ministry of the Environmental and Climate Change (MOECC). 
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A Phase Two Environmental Site Assessment (ESA) was subsequently prepared by 

GHD Ltd. for the car dealership lands. The purpose of the Phase Two ESA was to 

investigate soil quality, specifically the fill materials, at the site. A total of nine soil 

samples (including one field duplicate) were collected and analyzed for specific 

parameters, which included metals, petroleum hydrocarbon fractions and volatile organic 

compounds. All soil samples submitted for laboratory analysis met the applicable 

MOECC Table 2 Standards for all parameters analyzed at all investigative locations. The 

Phase 2 report concluded that based a review of the analytical results compared to the 

MOECC Table 2 Standards, a Risk Assessment is not required to evaluate soil quality at 

the Site prior to filing a Record of Site. 

4.3.5 Geotechnical Investigations 

A Geotechnical Investigation Report was prepared by Inspec Sol (now GHD Ltd.) for the 

vacant and undeveloped portion of the site. The purpose of the Investigation was to 

determine the subsurface soil and groundwater conditions within the proposed 

development footprint, and based on the findings, it provides preliminary geotechnical 

recommendations for the proposed development.  

 

A Geotechnical Investigation Report was prepared by GHD Ltd. for the car dealership 

lands at 112 Pinebush Road, which forms part of the subject lands. The purpose of the 

Investigation was to determine the subsurface soil and groundwater conditions for the 

block containing proposed apartment building 4, and based on the findings, it provides 

preliminary geotechnical recommendations for the building structure.  

4.3.6 Noise Feasibility Study 

A Noise Feasibility Study was prepared by HGC Engineering for the subject lands. The 

Study provides a number of noise control conclusions, recommendations and 

implementation measures relating to transportation noise sources and stationery noise 

sources, including requiring air conditioning units for all units, acoustic barriers and 

upgraded building construction for some buildings, and warning clauses for future 

occupiers/residents. 
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4.3.7 Stormwater Management Report 

A Stormwater Management Report was prepared by MTE Consultants Limited for the 

subject lands. The Report provides preliminary design of stormwater management 

measures for the proposed development and the two external abutting properties along 

Pinebush Road. The Report provides a number of conclusions, including that all 

stormwater management requirements of the approving agencies can be met by the 

proposed development plan, and a number of recommendations, including the use of 

tow oil and grit separators to enhance water quality treatment and directing site run-off to 

the existing storm sewer. 

4.3.8 Hydrogeological Investigation 

A Hydrogeological Investigation was prepared by MTE Consultants Limited for the 

subject lands. The Investigation addresses the suitability of the site for residential 

development and to evaluate potential hydrogeological impacts to the site and the 

municipal well field with respect to proposed construction activities. The investigation 

provides a number of conclusions, including groundwater monitoring during the site plan 

process, construction, and final build out. 

4.3.9 Urban Design Brief 

An Urban Design Brief was prepared by Zelinka Priamo Ltd. for the subject lands to 

demonstrate that the conceptual design of the proposed mixed residential development 

is consistent with the existing and emerging urban context of the City of Cambridge, and 

particularly how the proposed development illustrates consistency with the City’s OP 

urban design policies. 

4.3.10 Traffic Impact Study 

A Traffic Impact Study was prepared by Traffic Plus Engineering Limited for the subject 

lands to determine the traffic impacts of the proposed development on the surrounding 

network and identify any necessary improvements necessary. The Study provides a 

number of key findings and conclusions, including that the proposed development is not 

anticipated to significantly impact traffic operations in the study area. 
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5.0 CONCLUSIONS 

Given the findings of this report, it is concluded that the proposed Official Plan 

Amendment and Zoning By-law Amendment for the subject lands to permit the proposed 

mixed residential development under High Density Residential and Open Space 

designations of the Official Plan and site specific exception RM3 S.4.1___ .1 (cluster and 

linear row townhouses and/or apartment buildings) and RM3 S.4.1___ .2 (cluster and 

linear row townhouses), OS1___ (existing woodlot), and OS4___ (proposed public park) 

zones is appropriate. It is consistent with the Provincial Policy Statement and conforms 

with Growth Plan and Regional and City of Cambridge land use planning policies, and 

represents good land use planning, as follows: 

 

 The subject lands are located within a designated area which is the focus of new 

growth and development, and the proposed development will create new housing 

which will help promote the vitality, land use diversity and economic well-being of 

the wider community; 

 The subject lands have been designated for commercial for some time. However 

the municipality has never chosen to afford the property any retail floor space 

allocation. It is clear that the lands do not represent an important component of 

the commercial inventory. As such, the subject lands represent a clear and 

compelling opportunity to implement the mixed land use objectives of the 

regional and local OP policies; 

 The proposal is consistent with the emerging OP policies in OPA 17 which state 

that consideration be given to permitting medium or high-density residential 

development on the subject lands; 

 The subject lands are within an identified Node, where OP policies encourage 

intensification, and which is intended to evolve to include high-density residential 

and support vibrant neighbourhoods; 

 The subject lands are of a size and character capable of accommodating all the 

requisite facets of the proposed residential development, with a high degree of 

design accessibility and livability; 

 The density and building heights of the proposed development are within the OP 

ranges for sites within the Regional Scale Node; 

 The proposed development will have good access to public transit; 
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 An attractive high quality development will be created on a currently underutilized 

site, and the design of the proposed residential development will reinforce and 

enhance the local community character, while respecting its immediate context 

and will create a quality living environment. The resulting community  will be  a 

positive application of emerging land use planning trends seeking to create 

complete communities offering the opportunity to live, work, shop and play in 

compact intensified communities;  

 The proposed development will have no significant adverse impacts on the 

surrounding land uses. 
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By-law No. XXX-XX 

of the 

Corporation of the City of Cambridge 

Being a by-law of the City of Cambridge to adopt 

Amendment No. X to the City of Cambridge Official Plan 

(2012), as amended. 

 

(Proposed Residential Development on Part of Lot 4, Plan 1365, Cambridge) 
 

Whereas sections 17 and 22 of the Planning Act R.S.O. 1990 c. P.13, as amended empower the 

City of Cambridge to adopt an Official Plan and make amendments thereto; 

1. Now Therefore the Municipal Council of the Corporation of the City of Cambridge enacts as 

follows: 

2. That Amendment No. X to the City of Cambridge Official Plan (2012) as amended, consisting 

of the text and attached map, be and the same is hereby adopted. 

3. That the Clerk is hereby authorized and directed to make application to the Regional 

Municipality of Waterloo for approval of the aforementioned Amendment No. X to the City of 

Cambridge Official Plan (2012), as amended. 

That this By-law shall come into full force and effect upon the final passing thereof. 

Read a First, Second and Third Time, Enacted and Passed this XX day of XXXX, A.D. XXXX 

_____________________ 

    Mayor 

 

_____________________ 

Clerk 

  



Purpose and Effect of Official Plan Amendment No. X 

City File No. X – Branthaven Belmont Pinebush Inc. Mixed Residential Development 

The purpose and effect of this Official Plan Amendment is to amend the City of Cambridge Official 

Plan (2012), as amended, to permit a mixed residential development on a 36.29 ac (14.685 ha) parcel 

of land located on the north side of Pinebrush Road, between Conestoga Boulevard and Franklin 

Boulevard and are bound by Highway 401 to the north which are located within the municipal 

boundaries of the City of Cambridge in the Region of Waterloo to. A map of the area forms part of this 

amendment. 

Amendment No. X to the City of Cambridge Official Plan 

1. Chapter 8, subsection 8.10 of the City of Cambridge Official Plan is hereby amended by adding 

a Site Specific Policy to allow the proposed residential development on the lands known legally 

as Part of Lot 4, Plan 1365, Cambridge, Ontario. 

2. 8.10.X.a) Notwithstanding the permitted uses in this Plan, the lands at the northwest corner of 

Pinebush Road and Struck Court designated on Map 2 as Commercial Class 5, Natural Open 

Space System and Employment Corridor and more particularly shown as the subject lands on 

Figure X, may be used for any of the following purposes: 

i. Low/medium density residential; 

ii. High density residential; 

iii. A hotel or motel;  

iv. A private hospital, nursing home, convalescent home or establishment 

providing care for chronic illness; 

v. A rest home or retirement home; 

vi. Residential special care (Group Homes); 

vii. Recreational and cultural activities;  

viii. Open space; and 

ix. Administrative offices accessory to the above uses and ancillary retail and 

service commercial uses located on the ground floor only such as a pharmacy, 

physician office and physiotherapy office or health provider office related to 

seniors may also be permitted.” 

3. 8.10.X.b) Notwithstanding the policies of this Plan, such matters as the minimum FSI, minimum 

building height and the number of dwelling units is to be provided and regulations applicable 

thereto may be further refined in the Zoning By-law.”; and 

4. Chapter 16, of the City of Cambridge Official Plan is hereby amended by adding Figure X as 

shown on Schedule ‘A’ attached hereto. 
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BY-LAW XX-16 

of the 

CORPORATION OF THE CITY OF CAMBRIDGE 

Being a by-law of the City of Cambridge to amend City of 

Cambridge Zoning By-law No. 150-85 as amended 

pursuant to section 34 of the Planning Act (R.S.O. 1990, 

c. P. 13 as amended) in respect of Part of Lot 4, 

Registrar’s Compiled Plan 1365 Cambridge and Part 59 

to 69 & 73 to 75, 67R3638; Save & Except Part 1 

58R9460. S/T 1397626; T/W 1397626; S/T 1390207, 

WS741455; CAMBRIDGE 

WHEREAS the City of Cambridge Official Plan provides for the lands affected by this by-law to be 

zoned as set forth in this by-law; 

NOW THEREFORE THE MUNICIPAL COUNCIL OF THE CORPORATION OF THE CITY OF 

CAMBRIDGE enacts as follows: 

1. THAT Schedule A to the City of Cambridge Zoning By-law No. 150-85 be, and the same is 

hereby, amended by changing the zoning classification of the lands shown outlined by a 

heavy black line on Schedule A attached hereto and forming part of this by-law from (H)C6; 

Site C; S.4.1.72 and M1.S4.1.194 to RM3 S.4.1.___.1, RM3 S.4.1.___.2, OS1 and OS4.  

2. THAT the aforesaid City of Cambridge Zoning By-law, as amended, be, and the same is 

hereby, further amended by adding the following subsections to Section 4.1 thereof: 

S.4.1.XXX.1 

Notwithstanding the provisions of section 3.1.2.1, 3.1.2.4, 3.1.2.5, 2.2.1.1 (d), 2.2.1.2 and 

2.2.1.3 (d),(e) of this by-law, the following regulations shall apply to the lands in the RM3 

zone to which parenthetical reference (4.1.___.1) is made on Map ___ of this By-law: 

a) In addition to the uses permitted in section 3.1.2.1, the following uses shall be 

permitted: 

a. A hotel or motel; and 

b. A long term care facility, retirement lodge, retirement home, nursing home a 

domiciliary hostel, special care facility, a licenced or unlicenced nursing 

home; a rest home; a convalescent home; an establishment providing 

nursing care for the chronically ill or elderly persons; a class 4 group home; 

administrative offices accessory to the above uses; and ancillary retail and 

service commercial uses located on the ground floor only such as a 



   

pharmacy, physician office and physiotherapy office or health provider office 

related to seniors.  

b) The uses referred to in section 4.1. ___.1(a) a. shall be subject to the development 

specifications of section 3.3.3.2 and 2.2.1 of this by-law for the C4 zone with the 

following exceptions: 

a. Parking shall be required at a minimum rate of 0.8 spaces per guest room or 

suite. No additional parking shall be required for any retail or other 

commercial establishment provided in the hotel or motel; 

b. Minimum lot frontage shall be 7.5 m; 

c. Minimum front yard shall be 3 m; 

d. Minimum rear yard and minimum rear yard abutting a residential zone shall 

be 3 m; and 

e. Minimum interior side yard and minimum interior side yard abutting a 

residential zone shall be 3 m. 

c) The uses referred to in section 4.1.___.1(a) b. shall be subject to the development 

specifications of section 3.2.1.2 of this by-law for the N zone with the following 

exceptions: 

a. Minimum lot frontage shall be 7.5 m; 

b. Minimum front yard shall be 3 m; 

c. Minimum rear yard shall be 3 m; 

d. Minimum interior side yard shall be 3 m; and 

e. Minimum exterior side yard shall be 3 m. 

d) Site Specific Development Specifications for Apartment Houses Containing Four or 

More Dwelling Units and Mixed Terraces include: 

 
Apartment Houses 

Containing Four or More 
Dwelling Units 

Mixed Terrace 

a. Minimum lot frontage 7.5 m 30 m 

 Minimum lot area N/A 
150 sq. m per dwelling 

unit 

 Maximum lot coverage N/A 50% 

b. 
Maximum density 
(dwelling units per net 
residential hectare) 

250 
 

N/A 

c. Minimum front yard 1.5 m 1.5 m 

d. 
Minimum exterior side 
yard 

1.5 m 
1.5 m 

e. 
Minimum interior side 
yards 

1.5 m 

 
 

1.5 m 

f. Minimum rear yard 1.5 m 
 

1.5 m 

g. 
Minimum gross floor 
area (sq. m per 
dwelling unit) 

 
 



   

 

i. per bachelor or 

studio unit 
As prescribed by the 

OBC 

40 sq. m 

 

ii. per one-bedroom 

unit 

 

50 sq. m 

 
 

50 sq. m 

 
iii. per unit with two or 
more bedrooms 

60 sq. m 
 

60 sq. m 

h. 
Minimum amenity area 
(m2 per dwelling unit) 

May be provided in Open 
Space Zone within 

subdivision 

N/A 

i. 

Maximum building 

height (m) N/A 

 
N/A 

j.  

Minimum landscaped 
open space, subject to 
section 3.1.1.4 (% of 
lot area) 

15% 

 
 

15% 

k. 

Planting strips and 
fencing 

in accordance with section 
2.4 

in accordance with 
section 2.4 

e) The minimum number of parking spaces for an apartment house shall be calculated 

at a ratio of 1.2 spaces per unit inclusive of visitor parking; and 

f) Cluster Development or Linear Development of Residential Uses Other than 

Apartment Houses shall be subject to the development specifications of section 

4.1.___.2 a) and b) of this by-law. 

 “4.1.XXX.2 

Notwithstanding the provisions of section 3.1.2.4, 3.1.2.5, 3.1.2.6 and 2.2.1.1 of this by-law, 

the following regulations shall apply to the lands in the RM3 zone to which parenthetical 

reference (4.1.___.2) is made on Map ___ of this By-law: 

a) Site Specific Development Specifications for Cluster Development or Linear 

Development of Residential Uses Other than Apartment Houses include: 

 

Attached One 
Family Dwellings 

(row house) 
for Linear 

Development  

Attached 
One Family 
Dwellings 

(row house) 
for Cluster 

Development 

Back-to-back 
form of Cluster 
Row Housing 

a. i. minimum lot frontage 
4.5 m per dwelling 

unit 20 m 
 

20 m 

  
ii. Minimum corner lot 
frontage N/A N/A 

 
N/A 

b. (i) minimum lot area 
100 m2 per 
dwelling unit N/A 

 
N/A 

  
(ii) minimum corner lot 
area N/A N/A 

 
N/A 



   

c. 
minimum front yard to 
garage 

 
5.5 m 5.5 m 

 
5.5 m 

 
minimum front yard to 
house 

 
2.4 m 2.4 m 

 
2.4 m 

d. minimum rear yard 7.0 m 5.5 m 0 m 

e. 

minimum interior side 
yards 
(subject to section 
3.1.1.5) 

1.2 m 

 
 

1.2 m 

 
 

1.2 m 

f. 
minimum exterior side 
yard 

2.4 m 
 

2.4 m 
 

2.4 m 

g. 
minimum gross floor 
area per dwelling unit 

70 sq. m 
70 sq. m 70 sq. m 

  
(i) in a bachelor or 

studio 
unit 

N/A 
as prescribed 
by the OBC 

as prescribed by 
the OBC 

  
(ii) in a one-bedroom 

unit 
N/A 

50 50 

  
(iii) in a 2 or more 

bedroom 
unit 

N/A 
 

60 
 

60 

h. 
maximum lot coverage 
(% of lot area) 

55% 
 

55% 
 

65% 

i. 
minimum private 
amenity area per 
dwelling unit 

N/A 

May be 
provided in 
Open Space 
Zone 

May be provided 
in Open Space 
Zone 

j. 
maximum number of 
attached dwelling units 
(see section 4.2.56) 

8 
 

8 
 

8 

k. 

minimum landscaped 
open space, subject to 
section 3.1.1.4 (% of lot 
area) 

30% 

 
 

30% 

 
 

15% 

l. 

planting strips and 
fencing 

In accordance with 
section 2.4 

In 
accordance 
with section 
2.4 

In accordance 
with section 2.4 

M. 

Minimum distance 
between buildings on 
the same lot: 

 
  

 
(i) between side walls n/a 

 
3 m 

 
3 m 

 

(ii)between (1) a front 
wall and rear wall; (2) a 
front wall and another 
front wall and (3) a rear 
wall and another rear 
wall 

n/a 

 
 
 

10m 

 
 
 

0 m 



   

 

Permitted Encroachments – open or covered 
unenclosed porches, patios, decks not 
exceeding 3 m in height 

2.7 m 

No maximum projection of unenclosed stairs 
within a required yard 

 

b) The minimum number of parking spaces for Residential Uses Other than Apartment 

Houses shall be 1 space per dwelling unit; plus 1 space for each 4 dwelling units for 

visitors only. 

 

3. Notwithstanding the creation of lot lines by the registration of a common element 

condominium, the zoning regulations for cluster development in a RM3 zone, as set out in 

section 3.1 of the Cambridge Zoning By-law, shall be applied to the entirety of the lands 

zoned RM3, not the individual lots created through the common elements condominium. 

4. AND FURTHER THAT subject to section 34(21) of the Planning Act (R.S.O. 1990, c.P.13 as 

amended) this by-law shall come into force on the day of its passing.  

 

READ A FIRST, SECOND AND THIRD TIME, ENACTED AND PASSED this ____ day of ________ 

2016. 

 

_________________________ 

MAYOR 

 

 

_________________________ 

CLERK 
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APARTMENTS
BLOCKS: 1,6,8
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PARKING: 344

4-STOREY APRT.
BY OTHERS
BLOCKS: 7
UNITS: 62
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BLOCKS: 4,5,15,16
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