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1.0 INTRODUCTION 
 

Zelinka Priamo Ltd., on behalf of Legion Heights Hespeler Inc., is pleased to submit this report in 
support of an application to the Region of Waterloo and the City of Cambridge to amend the City 
of Cambridge Official Plan and Zoning By-law to permit the redevelopment of the lands known 
municipally as 506-510 Hespeler Road, 516 Hespeler Road, and 1000 Langs Drive (hereinafter 
referred to as the “subject lands”) for a high-rise, mixed-use development consisting of 1,366 
residential dwelling units, office and retail uses, and a large public park.  

The purpose of this Planning and Design Report is to provide design details and evaluate the 
proposed Official Plan and Zoning By-law Amendments within the context of existing and 
emerging land use policies and regulations, including the Provincial Policy Statement, the Growth 
Plan for the Greater Golden Horseshoe, the Region of Waterloo Official Plan, the City of 
Cambridge Official Plan, the Draft Hespeler Road Corridor Secondary Plan (May 2019), the City 
of Cambridge Zoning By-law, and the Draft City of Cambridge Zoning By-law (May 2019).  
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2.0 SUBJECT LANDS 
 

The subject lands are generally located at the southwest intersection of Hespeler Road and Langs 
Drive, approximately 190m (623ft) east of Industrial Road (Figure 1). The irregularly-shaped lands 
have an area of approximately 4.5ha (11.4ac) with frontages of approximately 155m (509ft) along 
both Langs Drive and Hespeler Road, and a depth of approximately 220m (722ft). The subject 
lands abut Langs Drive to the north; commercial uses to the northeast; Hespeler Road to the east; 
commercial uses to the south; and, commercial and industrial uses to the west. Commercial uses 
are located opposite the subject lands on the east side of Hespeler Road and on the north side 
of Langs Drive.  

The generally vacant subject lands are currently occupied by two 1-storey commercial buildings 
and a shared surface parking lot located in the southeasterly corner of the lands. The lands are 
generally flat in topography and grass-covered with some peripheral planting along the westerly 
perimeter. A segment of Groff Mill Creek flows adjacent to the westerly property line. See Images 
1-4 for Google Earth imagery of the subject lands. 

Pedestrian sidewalks are present on both sides of each Hespeler Road and Langs Drive, 
providing connections to proximate amenities, services, and facilities available within the 
surrounding commercial/industrial neighbourhood.  

Vehicular access to the subject lands is in the form of two driveways from Hespeler Road, leading 
to the asphalt parking area(s) associated with the existing commercial establishments. It is noted 
that there are two existing curb cuts servicing the vacant lands, one from each Hespeler Road 
and Langs Drive. A break in the Hespeler Road center median allows for left-in/left-out vehicular 
movement from the northerly driveway while the southerly driveway allows only right-in/right-out 
vehicular movement to/from the subject lands. The subject lands are serviced by existing public 
transit (Route #56), and are adjacent to the future Stage 2 ION Light Rail Transit system route 
that ultimately will run along the centre of Hespeler Road. Additionally, the lands are within an 
800m, 10-minute walk radius of the future Pinebush ION Station Stop. 

The subject lands are designated “Urban Area” and “Built-up Area” in the Region of Waterloo 
Official Plan; are designated “Hespeler Road Mixed Use Corridor” and “Natural Open Space 
System” in the City of Cambridge Official Plan; are within the Draft Hespeler Road Corridor 
Secondary Plan Study Area; and, are zoned “Commercial (C4)” in the City of Cambridge Zoning 
By-law. It is noted that the Region of Waterloo is undertaking an Official Plan review; however, a 
draft Official Plan had not yet been publicly released at the time of preparing this report. It is also 
noted that the City of Cambridge is undertaking a Zoning By-law review; the draft Zoning By-law, 
dated May 2019, is publicly available and shows the subject lands as being zoned “Hespeler Road 
Mixed Use / Medium Density (HR-MU/MD)” towards the easterly portion of the lands with a 
“Floodplain (F)” overlay zone to the westerly portion of the lands. The subject lands are also 
located within the Grand River Conservation Authority regulated area.  
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Image 1 - Subject Lands (looking south from Langs Drive) 

  
Image 2 - Subject Lands (looking southwest from Hespeler Road) 

Image 3 - Subject Lands (looking west from Hespeler Road right-of-way) 

Image 4 - Subject Lands (looking northwest from Hespeler Rd right-of-way) 
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3.0 SURROUNDING LAND USE CONTEXT 
 

The subject lands are generally surrounded by commercial and industrial uses. The land uses 
within a 400m and 800m radii of the subject lands, representing an approximate 5-minute and 10-
minute walking distance respectively, are shown in Figure 2.  

The existing streetscape along this portion of Hespeler Road primarily consists of commercial 
establishments, such as restaurants, retail stores, and automobile uses, typically with buildings 
setback from the Hespeler Road right-of-way with surface parking lots situated in front of the 
buildings. The subject lands are unique in that they are the only lands along this portion of 
Hespeler Road that are primarily vacant and undeveloped. The vehicular portion of the Hespeler 
Road right-of-way consists of six to seven lanes; three in each direction and turning lanes where 
necessary. A grassed landscaped strip provides a buffer between the pedestrian sidewalk and 
outermost vehicular lane. The vehicular lanes are separated by a central median; along the 
Hespeler Road frontage, a break in the median allows access to the existing northerly driveway 
in all directions with vehicular access restricted to right-in/right-out only at the southerly driveway. 
A signalized intersection at Hespeler Road and Langs Drive controls pedestrian and vehicular 
traffic. 

The existing land uses within a 400m, 5-minute walk radius of the subject lands are as follows: 

North: Commercial land uses are located north of the subject lands, opposite Langs Drive. These 
include a variety of low-rise commercial establishments, such as retail shopping centres 
and restaurants (e.g., HomeSense, PetSmart, Sunset Grill), and their associated parking 
lots.   

East: Commercial land uses are located east of the subject lands, opposite Hespeler Road. 
These include a variety of low-rise commercial establishments and plazas, such as retail 
shopping centres, automobile uses, restaurants, fitness centres, pharmacies, and their 
associated parking lots.  

South: Commercial land uses are located south of the subject lands and include a variety of low-
rise commercial establishments and associated parking lots similar to those located north 
and east of the subject lands. 

West: Industrial land uses are located west of the subject lands fronting Industrial Road with their 
rear yards abutting Groff Mill Creek. These uses generally include storefronts and 
warehouse facilities with associated parking lots and loading bays designed to 
accommodate cars, vans, and large trucks.  

Lands within an 800m, 10-minute walk radius are similar to those described above but also include 
low-density residential uses in the form of single detached dwellings located west and southwest 
of the subject lands, adjacent to and beyond the commercial/industrial neighbourhood.  
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4.0 DESIGN GOALS AND OBJECTIVES 
 

Given the surrounding built form and land use context, the goal of the proposed development is 
to intensify historically underutilized lands in a manner that is compatible with surrounding built 
form, contribute and fulfill the planned function of the area, and provide visually attractive buildings 
to serve the public travelling along the streetscape, as well as the adjacent neighbourhoods. As 
such, the proposed development is intended to: 

• Provide a development that utilizes high-quality materials in a built form compatible with 
proximate land uses; 

• Appropriately integrate the built form into the existing and emerging land use policy 
context, specifically in terms of massing, height, and articulation;  

• Improve and enhance the Langs Drive and Hespeler Road streetscapes; and, 
• Provide transit-supportive development. 
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5.0 PROPOSED DEVELOPMENT 
 

The redevelopment of the subject lands proposes five, 20-storey, residential and mixed-use 
buildings on the lands as well as a large public park (See the preliminary Concept Plan in Figure 
3). There is a proposed 18.5m private road that runs in a north-south direction connecting Langs 
Drive at the north with a potential future connection at the south of the site, as shown. There is a 
second 18.5m private road running in the east-west direction that connects with Hespeler Road 
to the east. The new north-south road provides areas for street trees as well as on-street parking.  

There is a large programmable public park that represents approximately 25% of the total site 
area that runs along the western edge of the site (adjacent to Groff Mill Creek) bound by Langs 
Drive to the north and the site boundary to the south.  

Buildings A, C, and D are residential apartment buildings with a wide mix of unit sizes and types, 
including one-bedroom, two-bedroom, and three-bedroom dwelling units. Building B proposes 
individual commercial units along the east face of the building at grade with residential units 
above. Buildings A, B, C, and D are tower-over-podium style buildings comprising of 6-storey 
podiums with 14-storey towers above. Building D is proposed in the location of the existing 
commercial structures which are to be demolished as part of a future phase.  

At the base of Buildings A, B, C, and D there are two-storey at-grade units with access onto the 
private roads. Building E contemplates a large-format retail use (i.e., supermarket/grocery store) 
at-grade, one level of office space on the second floor, and is comprised of a 4-storey L-shaped 
podium with a 14-storey tower above. The development will consist of approximately 1,366 
residential dwelling units, equating to an approximate residential density of 330 units per hectare 
(uph). 

Loading and servicing are internal to all of the buildings. There is ramp to access the two-storey 
underground parking garage provided in Building E. There are pick-up and drop-off areas along 
with short-term visitor parking spaces at grade for Buildings A, B, C, and D. Concrete sidewalks 
are proposed to provide pedestrian connections as well as to connect the development to the 
public realms along Langs Drive and Hespeler Road.  

Ground floor indoor amenity areas will be provided in each building for residents. Outdoor amenity 
space is proposed on the roof of the podiums of each building, as well as a series of landscaped 
areas at grade level connected throughout the subject site. 

It is the intent of the proponent to implement the proposed development in two phases, to ensure 
the existing restaurant buildings can continue to operate while initial construction activities take 
place. Details of the phasing will be developed through the future Site Plan approval process. 
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6.0 PROPOSED AMENDMENTS 
 

6.1 Official Plan Amendment 

The subject lands are designated “Hespeler Road Mixed Use Corridor” in the City of Cambridge 
Official Plan; and, are proposed to be designated “Mixed Use Medium Density (MUMD)” in the 
Draft Hespeler Road Corridor Secondary Plan. However, through pre-consultation discussions 
with City Staff, it was acknowledged that the subject lands could be capable of supporting high-
density development. As such, the lands are proposed to be redesignated to a site-specific “Mixed 
Use High Density (MUHD)” designation (or equivalent) to generally align with the Draft Hespeler 
Road Corridor Secondary Plan policies, which contemplate a density of 300uph and building 
heights of 20-storeys.  

6.2 Zoning By-law Amendment 

The subject lands are currently zoned “Commercial (C4)” in the City of Cambridge Zoning By-law; 
and, are proposed to be zoned “Hespeler Road Mixed Use / Medium Density (HR-MU/MD)” as 
per the Draft May 2019 City of Cambridge Zoning By-law. The lands are proposed to be rezoned 
to a site-specific “Hespeler Road Mixed Use / High Density (HR-MU/HD)” zone (or equivalent) in 
order to implement the emerging policies in the Draft Hespeler Road Corridor Secondary Plan. At 
this preliminary stage, the site-specific provisions would include the following: 

• A residential parking rate of 1.22 spaces per unit; whereas 1.25 spaces per unit is 
permitted; 

• A building height of 72.85m; whereas 38m is permitted; 
• A building height of 20-storeys; whereas 12-storeys is permitted; and, 
• A residential density of 330uph; whereas 300uph is permitted. 

It is noted that a portion of the subject lands are within a “Floodplain (F)” overlay zone in the Draft 
Zoning By-law which would ultimately need to be reflected in the proposed site-specific zoning.  
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7.0 BUILT FORM AND SITE COMPATIBILITY  
 

7.1 Built Form 
The subject site is significantly underutilized in its current form, being predominantly vacant and 
undeveloped. Intensification on the subject site provides an opportunity to improve and enhance 
the existing public realm condition, including the lack of a strong built form relationship to the 
street edges, and a better integration of the site into the surrounding urban fabric by improving 
and enhancing connectivity and permeability through the site and into the surrounding area. 
 
From a built form perspective, the subject site is a contextually appropriate in terms of size and 
location for a number tall buildings, given its location along the Hespeler Road Corridor, an 
emerging high-density, transit-rich node. In our opinion, the height and massing of the proposed 
20-storey buildings are appropriate and would fit harmoniously within the existing and planned 
built form context. The subject site is large and capable of accommodating a mix of different 
building heights and forms, providing an opportunity to create a range of housing options. 
 
In consideration of the abutting commercial/industrial uses, the proposed buildings have been 
positioned away from the abutting properties to the greatest extent feasible. The proposed park 
is screened behind the buildings, and also acts as a buffer by separating the buildings from 
adjacent industrial uses to the west. The proposed development locates the building with the 
highest intensity of commercial/office uses (Building E) towards the Hespeler Road frontage, in a 
location that is appropriate to promote connectivity and address the street frontage.  

The proposed buildings are being positioned and orientated to address both street frontages and 
the public park, which will create animated and vibrant street frontages that interact well with the 
public realm; provide a strong and coherent pedestrian presence that will enhance the 
streetscape; and, provide a pleasing and interesting visual experience for the pedestrian travelling 
along both Langs Drive and Hespeler Road. 

7.2 Massing and Articulation 

From a massing perspective, the overall development has been sensitively designed and sited to 
fit within its surroundings and to be compatible with the varying scales of built form across the 
site. In this regard, the proposal provides for appropriately scaled base buildings with slender 
tower elements above. Podiums are 6-storeys in height, ensuring a compatible relationship 
between built form and the public realm. Tower elements are setback from the podium buildings 
to define the street wall condition. 

In terms of the tower elements, the proposed tower floor plate sizes and shape have been 
determined together with the site dimensions and tower separation distances, setbacks and 
spacing on a site. Further, greater tower separation and setbacks proportionate to increases in 
building size are also effective strategies to mitigate resultant wind, shadow, and sky view impacts 
on surrounding streets, parks, open space, and properties. It is our opinion that the proposed 
spacing of the towers on the site results in minimal built form impacts. Based on the foregoing, it 
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is our opinion that the tower floor plate sizes are appropriate as sufficient tower separation 
distances between the proposed towers (and to adjacent land uses) are provided. 

High-rise, mixed-use buildings are typically considered a compatible form of development in a 
primarily commercial and industrial land use setting. Appropriate building setbacks are provided 
to minimize impacts to adjacent lands associated with the proposed building heights. It is noted 
that the 20-storey height of the proposed buildings is a new height for the immediate area; 
however, existing and emerging policies support greater heights and densities along the Hespeler 
Road corridor.  

The buildings are articulated by distinct building façades, as demonstrated in Images 5-9. The 
design recognizes the vertical division and articulation of the range of unit layouts in each of the 
buildings with the use of a mix of high-quality building materials. As well, the commercial 
entrances are clearly defined and distinct from the at-grade residential units. The tower-over-
podium built-form provides a pedestrian oriented interface to ensure the buildings are designed 
according to a human scale.  

7.3 Architectural Treatment 

In terms of materiality, the proposed buildings will have a consistent unified design. The exterior 
design of each building proposes a solid cladding with punched windows both in the tower as well 
as in the podium. The high solid-to-glass ratio is indented to help to meet energy targets required 
by the Ontario Building Code. The proposed building treatment contemplates brick cladding and 
sculptural archway details at grade and at the top of the building wrapping the mechanical 
penthouse. The inspiration behind the exterior design of the buildings was to create high-quality 
fabric buildings that had a timeless quality. Finer-grain details are included to the ground floor to 
relate to the pedestrian scale including patios for the residential units at-grade, articulated window 
façades and brick details. Renderings of the view from the new park and of the development as 
a whole as viewed from the southwest can be found in Images 10-11.  
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Image 5 - Conceptual elevation (North) 

Image 6 - Conceptual elevation (South) 
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Image 8 - Conceptual elevation (East) 

Image 9 - Conceptual elevation (West) 

Image 7 - Conceptual elevation (North-South Section) 
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Image 10 - Conceptual rendering (looking east towards Hespeler Road from the proposed public park) 

Image 11 - Conceptual rendering (looking northeast) 
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8.0 CURRENT POLICY AND REGULATORY FRAMEWORK 
 

8.1 Provincial Policy Statement, 2020 

The 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” in 
order to ensure efficient development and protection of natural resources. All planning 
applications, including Official Plan Amendment and Zoning By-law Amendment applications, are 
required to be consistent with these policies.  

The policy analysis describing how the proposed application is consistent with the stated policies 
within the PPS is detailed in the below table.   

Provincial Policy Statement (2020) Policy Analysis Table 
Policy Response 

Section 1.1.1 
Healthy, liveable and safe communities are sustained 
by: 

a) promoting efficient development and 
land use patterns which sustain the 
financial well-being of the Province 
and municipalities over the long term; 

b) accommodating an appropriate 
affordable and market-based range 
and mix of residential types (including 
single-detached, additional residential 
units, multi-unit housing, 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; 

e)  promoting the integration of land use 
planning, growth management, 
transit-supportive development, 
intensification and infrastructure 
planning to achieve cost-effective 
development patterns, optimization of 
transit investments, and standards to 
minimize land consumption and 
servicing costs; 

 

The proposed development is an efficient and 
appropriate form of intensification for the subject lands, 
and will add to the range and mix of residential and 
commercial uses to satisfy the long-term housing and 
employment needs identified in the City of Cambridge.  
 
The proposed development is a compact and cost-
effective form that will utilize existing municipal services 
within an existing built-up area of the City. Thus, the 
consumption of land and servicing costs are minimized. 

Section 1.1.3.1 
Settlement areas shall be the focus of growth and 
development. 

The subject lands are located within a settlement area, 
being within the built-up area of the City of Cambridge. 
The proposed redevelopment of the subject lands 
promotes vitality and regeneration by intensifying the use 
of the land with a compact and efficient form of 
development on an underutilized parcel that is 
connected to existing and appropriate infrastructure 
levels to accommodate the development. 
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Section 1.1.3.2 
Land use patterns within settlement areas shall be 
based on densities and a mix of land uses which: 

a) efficiently use land and resources;  
b) 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; 

e) support active transportation; 
f) are transit-supportive, where transit is 

planned, exists or may be developed; 

The proposed development broadens the range of 
residential and commercial forms and intensities in the 
immediate area, and compliments the range and 
intensities of mixed forms in the greater surrounding 
area. It makes efficient use of underutilized land, 
resources, infrastructure, and existing transportation 
networks by increasing the density (uph) on the subject 
lands. There is sufficient infrastructure capacity to 
adequately service the subject lands through full 
municipal services as confirmed by the submitted 
servicing report. The subject lands are serviced by 
pedestrian sidewalks via the Langs Drive and Hespeler 
Road rights-of-way, supporting the use of active 
transportation; and, are situated along an existing transit 
route as well as the future planned Stage 2 ION Light 
Rail Transit system route, supporting existing and future 
transit opportunities. 

 Section 1.1.3.3 
Planning authorities shall identify appropriate locations 
and promote opportunities for transit-supportive 
development, accommodating a significant supply and 
range of housing options through 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.  

The proposed development is considered to be 
intensification as it proposes a greater number of 
residential dwelling units than what currently exists. The 
subject lands are considered an appropriate location for 
intensification as they are located on an arterial road with 
public transit service; are proximate to amenities; and, 
are sufficiently sized to accommodate the proposed 
number of dwelling units, amenity spaces, and parking 
while also providing appropriate building setbacks and 
public open space. Emerging Regional and City planning 
policies support the level of intensification proposed for 
the subject lands. 
 
The subject lands are unique in that they are generally 
vacant, undeveloped land in a primarily built-up area and 
therefore are separate and distinct from the 
commercial/industrial neighbourhood to the north, east, 
south, and west. 

 Section 1.1.3.4 
Appropriate development standards should be 
promoted which facilitate intensification, redevelopment 
and compact form, while avoiding or mitigating risks to 
public health and safety. 

The proposed development will utilize zoning regulations 
that are generally applied to this level of intensification, 
including appropriate building setbacks, landscaped 
space, and parking. The proposed special zoning 
provisions relating to building height and density achieve 
a more intense form of compact intensification, and are 
supported by the applicable technical studies provided. 
There are no risks to public health and safety from the 
proposed development. 

Section 1.1.3.6 
New development taking place in designated growth 
areas should occur adjacent to the existing built-up 
area and should have a compact form, mix of uses and 
densities that allow for the efficient use of land, 
infrastructure and public service facilities. 

The proposed development is within an existing built-up 
area. The proposed density of 330uph is reflective of a 
compact and efficient form of housing which adds to the 
mix of uses and densities in this area marked for 
significant growth.  

 Section 1.4.3 
Planning authorities shall provide for an appropriate 
range and mix of housing types and densities to meet 

The proposed development contributes to the range and 
mix of housing types to accommodate future growth in 
the City of Cambridge, and is consistent with the policy 
intent to encourage appropriate intensification. The 
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projected requirements of current and future residents 
of the regional market area by:  

b) permitting and facilitating: 
2. all types of residential 

intensification, including 
additional residential units, and 
redevelopment in accordance 
with policy 1.1.3.3; 

c) directing the 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;  

d) promoting densities for new housing 
which efficiently use land, resources, 
infrastructure and public service 
facilities, and support the use of 
active transportation and transit in 
areas where it exists or is to be 
developed; 

e) requiring transit-supportive 
development and prioritizing 
intensification, including potential air 
rights development, in proximity to 
transit, including corridors and 
stations; and, 

f) establishing development standards 
for residential intensification, 
redevelopment and new residential 
development which minimize the cost 
of housing and facilitate compact 
form, while maintaining appropriate 
levels of public health and safety. 

proposed development is sensitive to surrounding land 
uses, particularly in terms of providing appropriate 
spatial separation from the proposed buildings. 
 
This proposed development is considered appropriate 
intensification as it takes advantage of existing and 
emerging infrastructure and public services; establishes 
a high-density use along a high-order road; utilizes 
vacant land; supports the use of existing and emerging 
active transportation and public transit routes; 
contributes to housing supply; and, has a compact and 
cost-effective built form. 
 
Residential apartments and townhouses can provide a 
more affordable type of housing in comparison to the 
low-density, single detached character of the 
surrounding neighbourhoods, and the proposed 
development offers a wide range of unit types and sizes 
which will contribute to the range of housing affordability 
in this part of the City of Cambridge. 

Section 1.5.1 
Healthy, active communities should be promoted by: 

b) planning and providing for 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. 

The proposed parkland features natural and recreational 
opportunities for both existing and future residents 
proximate to the subject lands and beyond. The 
proposed park contributes to the publicly accessible 
green space in the immediate and surrounding area and 
conforms to emerging Regional and City policies 
addressing green corridors. 

 Section 1.6.6.2 
Municipal sewage services and municipal water 
services are the preferred form of servicing for 
settlement areas to support protection of the 
environment and minimize potential risks to human 
health and safety. Within settlement areas with existing 
municipal sewage services and municipal water 
services, intensification and redevelopment shall be 
promoted wherever feasible to optimize the use of the 
services. 

The proposed development will make full use of 
municipal services as there is existing sufficient capacity 
to support the development as demonstrated by the 
Functional Servicing and Stormwater Management 
Report provided by fabian papa & partners. 
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8.2 A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2020 

The Growth Plan for the Greater Golden Horseshoe, issued under the authority of Section 7 of 
the Places to Grow Act (2005), “provides a framework for implementing Ontario's vision for 
building stronger, prosperous communities by better managing growth in this region” in order to 
establish long-term framework for where and how the region will grow, and recognizing the 
realities facing cities and smaller communities. The Plan builds upon the policy foundation 
provided by the PPS and provides additional and more specific land use planning policies. All 
planning applications within this designated region, including Official Plan Amendment and Zoning 
By-law Amendment applications, are required to conform with this Plan. The following table 
contains a policy analysis detailing how the proposed development conforms with the Plan. 

Growth Plan (2020) Policy Analysis Table 
Policy Response 

Section 2.2.1 
2. Forecasted growth to the horizon of this Plan will be 
allocated based on the following: 

b) The vast majority of growth will be 
directed to settlement areas that: 
i.             have a delineated built 

boundary; 
ii. have existing or planned 

municipal water and 
wastewater systems; and 

iii. can support the 
achievement of complete 
communities; 

4. Applying the policies of this Plan will support the 
achievement of complete communities that: 

a) feature a diverse mix of land uses, 
including residential and employment 
uses, and convenient access to local 
stores, services, and public service 
facilities; 

c) provide a diverse range and mix of 
housing options, including additional 
residential units and affordable 
housing, to accommodate people at 
all stages of life, and to 
accommodate the needs of all 
household sizes and incomes; 

d) expand convenient access to: 
i. a range of transportation 

options, including options for 
the safe, comfortable and 
convenient use of active 
transportation; 

ii. public service facilities, co-
located and integrated in 
community hubs; 

iii. an appropriate supply of 
safe, publicly-accessible 
open spaces, parks, trails, 
and other recreational 
facilities; 

e) provide for a more compact built form 
and a vibrant public realm, including 
public open spaces; 

The subject lands are located within the delineated built-
up boundary of the City of Cambridge with access to 
existing municipal services and, as such, supports the 
forecasted growth in this region.  
 
The proposed development introduces a residential land 
use to a primarily commercial/industrial area and 
increases employment opportunities. Due to the 
established nature of the area, the proposed 
development is proximate to a wide range of amenities 
and public services easily accessible by existing and 
emerging public and active transportation options.   
 
The residential housing options surrounding the subject 
lands within an 800m radius primarily consist of low-
density, single-detached dwellings. The proposed high-
rise, mixed-use buildings are a compact built-form that 
will diversify the range and mix of housing types and 
provide affordability options in the surrounding area. It 
will intensify the public realm by creating a strong street 
presence along both Langs Drive and Hespeler Road 
and by providing an attractive and inviting publicly 
accessible green space.  
 
Given the above, the proposed development supports 
the achievement of a complete community. 
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Section 2.2.2 
1. By the time the next municipal comprehensive review 
is approved and in effect, and for each year thereafter, 
the applicable minimum intensification target is as 
follows: 

a) a minimum of 50 per cent of all residential 
development occurring annually within each of 
the Cities of Barrie, Brantford, Guelph, 
Hamilton, Orillia and Peterborough and the 
Regions of Durham, Halton, Niagara, Peel, 
Waterloo and York will be within the delineated 
built-up area.  

3. All municipalities will develop a strategy to achieve 
the minimum intensification target and intensification 
throughout delineated built-up areas, which will: 

c) encourage intensification generally throughout 
the delineated built-up area;  

d) ensure lands are zoned and development is 
designed in a manner that supports the 
achievement of complete communities; 

e) prioritizing planning and investment in 
infrastructure and public service facilities that 
will support intensification; 

The proposed development will assist in achieving the 
intensification target by largely increasing the residential 
housing supply on the subject lands, which are within the 
delineated built-up area of the Region of Waterloo. 
 
The proposal will make use of existing and emerging 
infrastructure, public service facilities, and public transit 
that can accommodate such intensification.  

Section 2.2.3 
3. Major transit station areas on priority transit corridors 
or subway lines will be planned for a minimum density 
target of: 

b) 160 residents and jobs combined per hectare 
for those that are served by light rail or rapid 
transit; 

The subject lands are located within the future Pinebush 
Major Transit Station Area (MTSA) along the Hespeler 
Road Mixed Use Corridor, which is planned to be served 
by the Phase 2 ION Light Rail Transit System. The 
subject lands are an appropriate location to provide high-
density, mixed-use development which will contribute to 
the 160 persons and jobs per hectare goal as set forth to 
support transit use.  

 Section 2.2.5 
3. Retail and office uses will be directed to locations that 
support active transportation and have existing or 
planned transit. 
4. In planning for employment, surface parking will be 
minimized and the development of active transportation 
networks and transit-supportive built form will be 
facilitated. 

The proposed development provides significant new 
employment opportunities in this part of Cambridge with 
the introduction of a supermarket along with substantial 
retail/office space. The proposed concept provides two 
levels of underground parking to service the subject 
lands, minimizing the amount of surface parking. Future 
employees and visitors will be well-served by the 
planned LRT route adjacent to the lands.  

 Section 2.2.6 
2. Notwithstanding policy 1.4.1 of the PPS, 2020, in 
implementing policy 2.2.6.1, municipalities will support 
the achievement of complete communities by:   

b) planning to achieve the minimum 
intensification and density targets in this Plan;  

c) considering the range and mix of housing 
options and densities of the existing housing 
stock; and  

d) planning to diversify their overall housing stock 
across the municipality.  

3. To support the achievement of complete 
communities, municipalities will consider the use of 
available tools to require that multi-unit residential 
developments incorporate a mix of unit sizes to 
accommodate a diverse range of household sizes and 
incomes. 

The proposed development provides a range of dwelling 
units, from one-bedroom to three-bedroom, that will 
contribute to a mix of unit sizes and housing stock to 
accommodate people at all stages of life, household 
sizes, and levels of affordability.  
 
As previously noted, the existing area surrounding the 
subject lands is primarily composed of low-density 
residential housing forms. The proposed density of 
330uph contributes to achieving a range of densities of 
the existing housing stock in the City, as well as the 
intensification and density targets of the Region. 

 
The proposed development consisting of 1,366 residential units and 9,200sq.m of 
commercial/office uses will help achieve the density target identified in the Growth Plan and will 
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support transit use. The subject lands are well situated for high-density, mixed-use development 
as they are proximate to transit, trails, cycling routes, and places for recreation and employment. 

In summary, the proposed development and associated amendments conform to the 2020 Growth 
Plan for the Greater Golden Horseshoe. 

8.3 Region of Waterloo Official Plan, 2015 

The Regional Official Plan outlines the vision for regional growth and development and 
establishes policies to plan and manage physical growth and changes. The subject lands are 
designated “Urban Area” and “Built-up Area”, are located proximate to the future Pinebush ION 
Station Stop, and are within a Major Transit Station Area (MTSA) due to the lands being within 
800m of the planned transit stop (Figure 4). In turn, the subject lands are an appropriate area for 
intensification as Hespeler Road is a significant area of focus for intensification and regeneration 
as part of the future Mixed-Use Corridor and planned LRT route. The following table contains a 
policy analysis detailing how the proposed development conforms with the Plan: 

Region of Waterloo Official Plan (2015) Policy Analysis Table 
Policy Response 

Section 2.3 
Promote Transit Oriented Development with a diverse 
mix of land uses, housing types and open spaces in 
close proximity to each other. 

This segment of Hespeler Road is currently serviced by 
Grand River Transit (GRT) Bus Route #56 which is due 
to be replaced by the ION Light Rail Transit route. The 
proposed development provides an opportunity to take 
advantage of underutilized lands proximate to well-
serviced transit routes. The proposed high-rise, mixed-
use development adds to the range of land uses and 
housing types in the area, and contributes what will be 
the only publicly accessible open space facility in the 
area. 

Section 2.4 
Meet or, where feasible, exceed Provincially-directed 
density and reurbanization targets to make better use of 
land and infrastructure. 

The proposed development and associated 
amendments would increase the density on a property 
with full access to municipal services at a location 
proximate to amenities and transit services. 

Section 2.C.2 
Area Municipalities will establish policies in their 
official plans and other supporting documents to 
ensure that by 2015 and each year thereafter a 
minimum of 45 per cent of all new residential 
development occurring annually within the region as a 
whole will be constructed within the Built-Up Area. 

The proposed 1,366-unit mixed-use infill development 
will greatly contribute to the City and the Region in 
achieving in minimum residential intensification target of 
45% within the built-up area. 

 Section 2.D.1 
In preparing or reviewing planning studies, or in 
reviewing development applications or site plans, the 
Region and/or Area Municipalities will ensure that 
development occurring within the Urban Area is 
planned and developed in a manner that:  

a) supports the Planned Community Structure 
described in this Plan;  

b) is serviced by a municipal drinking-water 
supply system and a municipal wastewater 
system; 

c) contributes to the creation of complete 
communities with development patterns, 
densities and an appropriate mix of land uses 
that supports walking, cycling and the use of 
transit; 

The proposed amendments provide for development 
that: 

• Accommodates residential growth within the 
existing built-up area; 

• Is serviced by municipal drinking-water and 
wastewater systems, increasing the efficacy of 
land and services comparatively to the existing 
development; 

• Contributes to the creation of complete 
communities by introducing a new land use to 
the area and supporting active transportation 
and public transit options;  

• Does not adversely affect any natural or cultural 
heritage resources; and, 
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d) protects the natural environment, and surface 
water and groundwater resources; 

e) conserves cultural heritage resources and 
supports the adaptive reuse of historic 
buildings; 

f) respects the scale, physical character and 
context of established neighbourhoods in 
areas where reurbanization is planned to 
occur; 

g) facilitates residents’ access to locally grown 
and other healthy foods in neighbourhoods; 
and, 

h) promotes building designs and orientations 
that incorporate energy conservation features 
and the use of alternative and/or renewable 
energy systems. 

• Respects the scale, physical character, and 
context of the surrounding neighbourhood by: 

o Directing the high-rise development 
towards the frontage of the property 
(Hespeler Road); 

o Eliminating visible parking through the 
provision of underground parking and 
screening surface-level parking from 
view of Hespeler Road by utilizing 
building orientation; and, 

o Providing spatial separation in the 
form of a publicly accessible park to 
act as a buffer between the proposed 
residential, office, and retail land uses 
and the existing industrial land uses to 
the west.  

 Section 2.D.2 
In addition to the general development provisions 
described in Policy 2.D.1, the Region and Area 
Municipalities will apply the following Transit Oriented 
Development provisions in reviewing development 
applications or site plans, on or near sites that are 
served by existing or planned rapid transit, or higher 
frequency transit to ensure that development:  

a) creates an interconnected and multi-modal 
street pattern that encourages walking, cycling 
or the use of transit and supports mixed-use 
development; 

b) supports a more compact urban form that 
locates the majority of transit supportive uses 
within a comfortable walking distance of the 
transit stop or Major Transit Station Area; 

c) provides an appropriate mix of land uses, 
including a range of food destinations, that 
allows people to walk or take transit to work, 
and also provides for a variety of services and 
amenities that foster vibrant, transit supportive 
neighbourhoods; 

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

e) fosters walkability by creating pedestrian-
friendly environments that allow walking to be 
a safe, comfortable, barrier-free and 
convenient form of urban travel; 

f) supports a high quality public realm to 
enhance the identity of the area and create 
gathering points for social interaction, 
community events and other activities; and 

g) provides access from various transportation 
modes to the transit facility, including 
consideration of pedestrian, bicycle parking, 
and where applicable, passenger transfer and 
commuter pick-up/drop off areas. 

The proposed amendments conform to the TOD policies 
as they provide a development that: 

• Is mixed-use in nature and creates 
opportunities for walking, cycling, and the use 
of transit; 

• Is a compact, high-density form of 
development, being high-rise mixed-use 
buildings, that is within a MTSA and within a 
comfortable walking distance of the planned 
Pinebush transit stop, promoting walkability 
and a pedestrian-friendly urban environment; 

• Provides an appropriate mix of land uses and 
adds to the range of land uses in the immediate 
area while being proximate to and providing 
avenues of employment and recreation; and, 

• Improves the quality of the public realm along 
this segment of Hespeler Road, enhancing the 
identity of the area. 

Section 2.D.6 
Major Transit Station Areas are lands typically located 
within a 600 to 800 metre radius of a rapid transit 
station. Following the completion of the Rapid Transit 

The proposed development is mixed-use consisting of 
residential, office, and commercial land use opportunities 
at a high-density to support the planned rapid transit 
services. 
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Environmental Assessment, the Region will designate 
these station areas conceptually on Map 3a through a 
future amendment to this Plan. Major Transit Station 
Areas will be planned and developed to achieve:  

a) increased densities that support and ensure 
the viability of existing and planned rapid 
transit service levels; and 

b) a mix of residential, office, institutional and 
commercial development, wherever 
appropriate. 

Section 2.G.10 
Area Municipalities will establish policies in their official 
plans to prevent or minimize potential adverse effects 
due to the encroachment of sensitive land uses and 
potentially incompatible uses on one another. Such 
policies may include requirements for noise and other 
applicable technical studies, building setbacks, 
separation distances, berms, security fencing, and 
noise attenuation and other measures. 

The proposed development addresses the potential 
compatibility issue of the proposed residential land use 
proximate to the existing industrial land use by 
incorporating appropriate noise mitigation measures and 
building setbacks, and by providing spatial separation 
between the incompatible land uses. The proposed 
buildings have been positioned within the subject lands 
with appropriate setbacks and will be further treated with 
landscaping in order to ensure no undue adverse 
impacts on abutting lands.  

Section 3.A.2 
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. 

The proposed development will provide a range of one-, 
two-, and three-bedroom units to accommodate a 
diverse mix of the population at all life-stages and facing 
various social and economic realities. The proposed 
development fronts an arterial road within a mixed-use 
corridor that is bound by commercial and industrial 
development; the mixed-use buildings, as proposed, will 
provide an appropriate mix of uses, density, and housing 
forms in the area.  

 
The development, as proposed, provides a transit-oriented development with a balanced network 
of roads, active transportation avenues, and transit routes to create a compact and pedestrian-
friendly urban environment. Given the above, the proposed development and associated 
amendments are in general conformity with the policies established in the Region of Waterloo 
Official Plan.  
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8.4 City of Cambridge Official Plan, 2018 

The City of Cambridge Official Plan is a policy document providing a long-range, comprehensive 
land use strategy for areas located within the municipal boundaries of the City. It provides the 
framework for land use decisions for all development within the City of Cambridge by protecting 
and enhancing the natural environment, and directing and managing growth patterns and 
facilitating visions of the City. The Official Plan also provides an avenue through which Provincial 
and Regional policies are implemented in the local context.  

The subject lands are designated “Built-Up Area” according to “Map 1A – Urban Structure” (Figure 
5) and “Hespeler Road Mixed Use Corridor” and “Natural Open Space System” according to “Map 
2 – General Land Use Plan” of the Official Plan (Figure 6).  

Section 8.6.1.4 states that the planned function of lands designated “Hespeler Road Mixed Use 
Corridor” is to provide opportunities for transit-oriented development supportive of the Region’s 
rapid transit initiative that will help the City achieve its Growth Management objectives. Lands 
within this designation may be developed for one or more of commercial, residential, office, and 
institutional uses; and, that new development is encouraged to be a mixed-use format. The 
following table contains a policy analysis detailing how the proposed development conforms with 
the Plan: 

City of Cambridge Official Plan (2018) Policy Analysis Table 
Policy Response 

Section 2.6.6.4 
Major Transit Station Areas will be planned in 
consultation with the Region to:  

a) achieve increased residential and employment 
densities to support and ensure the viability of 
existing and planned transit service levels; 

b) achieve a mix of residential, office, including 
major offices, institutional and commercial 
development where appropriate; and 

c) development located within an existing or 
planned Major Transit Station Area will be 
planned and designed based on the principles 
of transit oriented development in accordance 
with Section 5.3 of this Plan. 

The development, as proposed, achieves a mix of land 
uses and increased residential and employment 
densities along a planned rapid transit route. 
Redeveloping these lands with the proposed higher 
densities and mix of uses will assist in achieving the 
overall goal of supporting transit use. 

Section 2.8 
The City will: 

a) encourage the development of a wide a range 
of housing unit types to accommodate the 
needs, preferences and economic resources 
of the city’s households;  

b) promote and maintain an adequate supply of 
both ownership and rental housing stock;  

c) promote the use of compatible urban design;  
d) establish residential densities which are both 

appropriate to existing and new 
neighbourhoods and result in the compact 
development of the city’s residential lands;  

e) promote balanced residential intensification 
including individual lot intensification that is 
compatible with existing and permitted uses on 

The proposed development conforms to these goals by 
providing a development that: 

• Introduces a new range of unit sizes, layouts, 
and housing types to the area; 

• Provides high-quality urban design features to 
promote compatibility; 

• Establishes residential densities which are 
appropriate to the neighbourhood and result in 
compact development; and, 

• Incorporates mixed-use and multi-unit 
residential development in an area appropriate 
for intensification. 

 
The subject lands are well-suited to accommodate the 
proposed development and can contribute to expanding 
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neighbouring properties, as well as any other 
key natural and cultural heritage resources;  

f) pursue housing rehabilitation as a means of 
increasing the life of the existing housing 
stock;  

g) recognize the unique needs of persons in 
special circumstances with respect to income, 
social or physical limitations or other barriers, 
and who, without intervention, might not have 
adequate housing;  

h) maintain an adequate supply of land for 
residential development;  

i) provide opportunities for affordable housing;  
j) support mixed use and multi-unit residential 

developments; and  
k) require development to include pedestrian, 

cycling and vehicular movement, other modes 
of transportation and linkages and access 
where applicable to public transit. 

the range of housing forms and tenures to meet current 
and future demand for housing in the area.  
 
The inclusion of a range of residential unit sizes supports 
the intent of providing housing choice for residents in the 
area that is otherwise primarily dominated by commercial 
and industrial uses. 

Section 2.8.2.1 
The City will plan for a range and mix of housing that 
is affordable, accessible, and safe incorporating Crime 
Prevention Through Environmental Design principles, 
and will accommodate the varying needs, abilities and 
economic resources of Cambridge residents. 

The proposed development provides a range of options 
for affordability with a variety of unit sizes, appealing to a 
broad range of the population in various social and 
economical situations. The subject lands will be 
designed to incorporate CPTED principles to increase 
safety and discourage crime. 

 Section 2.8.2.3 
The City will ensure the creation of 45% of new housing 
units through infill, conversion, intensification and the 
redevelopment of built-up areas of the City, particularly 
in the Urban Growth Centre, Community Core Areas, 
Nodes, Regeneration Areas, Reurbanization Corridors 
and Major Transit Station Areas. 

The subject lands are within the Built-up Area, thus 
contributing to the goal of 45% of all new residential 
development to be located within the boundary of the 
City of Cambridge.  

Section 8.4.2.1 
The City will encourage development in the Urban 
Growth Centre, Community Core Areas, Nodes, 
Regeneration Areas, Reurbanization Corridors, Major 
Transit Station Areas and in residential communities 
which is compatible with the location, density and other 
characteristics of neighbouring land uses. Factors to be 
taken into consideration in assessing the compatibility of 
development include:  

a) the density, scale, height, massing, visual 
impact, building materials, orientation and 
architectural character of neighbouring 
buildings and the proposed development;  

b) the conservation, protection, maintenance and 
potential enhancement of the natural 
environment and cultural heritage resources;  

c) the continued viability of neighbouring land 
uses;  

d) pedestrian and vehicular movement and 
linkages, as well as parking requirements and 
design in both existing development and 
proposed developments;  

e) landscaping, setbacks, sun and shadow 
effects, wind effects, signage, lighting and 
buffering of existing development and proposed 
developments;  

f) noise attenuation;  
g) odour, dust, and emission impacts;  
h) transportation implications; and  

The proposed development conforms to this criterion in 
that the high-rise, mixed-use buildings are generally 
regarded as a form of compatible development within a 
commercial land use context. Appropriate building 
setbacks will be put in place to ensure no undue adverse 
impacts or privacy issues between the proposed 
development and abutting uses. As well, the proposed 
publicly accessible park will act as a transition area and 
buffer between the proposed residential uses and 
existing industrial uses. Landscaping, which will be 
further refined through the future Site Plan Approval 
process, will act as a buffer between the subject lands 
and abutting lands, reducing the risk of compatibility 
issues. The proposed development is within walking 
distance of commercial, retail, and employment 
opportunities which will enhance the continued viability 
of neighbouring land uses.  
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i) transitions between different land uses and 
between sites having varying permitted uses. 

Section 8.4.3 
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 or encourage the development of 
lands for multi-unit residential development where a site 
proposed for such development meets the following 
criteria:  

a) is located on an arterial or collector road, or is 
directly accessible to any such road through the 
local road network where it is not likely to 
generate sufficient traffic to disturb the peaceful 
and quiet enjoyment of neighbouring residential 
properties located on such local access road;  

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;  

c) has a suitable size and configuration to:  
i) permit the separation or appropriate 
integration of on-site vehicular and pedestrian 
traffic;  
ii) provide for adequate access and circulation 
by emergency vehicles;  
iii) provide adequate on-site landscaping to: 
establish suitable outdoor amenities and 
recreational facilities for the building’s 
occupants; screen parking areas; and provide 
effective buffering and screening to ensure the 
privacy of outdoor recreational areas on the site 
as well as on adjoining properties;  
iv) provide adequate grading and stormwater 
management features to ensure the drainage of 
surface waters to on-site stormwater 
management facilities or to public storm 
drainage facilities and not to adjoining 
properties;  

d) is proposed to be developed in such a manner 
and at such a scale that the site and building 
design, building height, setbacks, landscaping 
and vehicular circulation will ensure the 
proposed development is compatible with 
existing development on adjoining lands, as 
outlined in Section 8.4.2 of this Plan; and  

e) will include wherever possible the preservation 
and protection of the natural environment and 
cultural heritage resources. 

The subject lands are an appropriate location for the 
proposed development for the following reasons: 

• The proposed density of 330uph concentrates 
a higher form of mixed-use density along the 
frontage of an arterial road, proximate to public 
transit and within walking distance of 
commercial, retail, and recreational 
opportunities; 

• The proposed development is of a suitable size 
and configuration to provide: 

o Appropriate integration of on-site 
vehicular and pedestrian traffic, 
including emergency vehicles; 

o Adequate parking that will be 
screened from the street and adjacent 
lands utilizing underground parking 
and screening methods such as 
landscaping and buffering; 

o Indoor amenity spaces, outdoor 
ground level amenity spaces, and 
outdoor rooftop amenity spaces; and, 

o A variety of screening and buffering 
mechanisms to maintain or enhance 
where possible privacy between the 
proposed development and adjacent 
lands. 

• The proposed development has no undue 
adverse impacts of natural or cultural heritage 
resources. 

 
The subject lands are well-located, and of a sufficient 
size and configuration, to accommodate the proposed 
residential intensification. The proposed development is 
located along a major arterial road that is supported by 
public transit and pedestrian sidewalks, and is proximate 
to open space, commercial, and employment 
opportunities in the surrounding area. 
  
In the context of infill and intensification developments, 
adverse impacts are typically considered to be loss of 
privacy, noise, and the visual impacts of site 
development (view obstruction, shadowing). For the 
proposed development, privacy will be maintained 
through the use of landscaping and appropriate building 
setbacks.  
 
Noise levels from the mixed-use buildings will be typical 
of that expected from a development of this nature and 
will be significantly less than the traffic noise generated 
from the surrounding road network and land uses.  
 
The proposed buildings will not obstruct any significant 
views as the industrial developments to the west front 
Industrial Road with their rear yards abutting the subject 
lands. The visual impacts of the development on 
surrounding land uses will be minimal given the spatial 
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separation of the proposed buildings from abutting lots, 
and future landscaping treatments. Any shadowing from 
the proposed buildings onto abutting lands will be 
mitigated due to the proposed setbacks.  
 
Adverse impacts and compatibility issues are 
appropriately accounted for and mitigated; thus, the 
subject lands are an appropriate location for the 
proposed development.  

Section 8.4.6.3 
The following residential density targets for new 
development in residential designations will be 
implemented through such means as the approval of 
plans of subdivision as well as site specific development 
applications: 

b) a minimum 0.5 Floor Space Index and 
maximum 2.0 Floor Space Index for the High 
Density Residential designation. 

The proposed development has a Floor Space Index 
(FSI) of 3.1. which is considered appropriate and 
desirable for the subject lands and generally aligns with 
the emerging policy framework for this part of 
Cambridge. It is important from a planning policy 
perspective to optimize density on the site given its 
location close to future transit.  
 

 

The proposed development represents an appropriate and compatible form of residential 
intensification at an appropriate location and is generally in conformity with the policies and intent 
of the City of Cambridge Official Plan, 2018. The proposed development is consistent with the 
planned function of the “Hespeler Road Mixed Use Corridor” and the Major Transit Station Area 
land use designations to permit appropriate intensification with a range and mix of land uses, 
housing unit types, and residential densities along a high-order transit route.  
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8.4.1 City of Cambridge Official Plan, 2018: Chapter 5 – Urban Design 

The City of Cambridge Official Plan has established a set of Urban Design guidelines that all 
developments should consider implementing into their design through the planning stages of 
development. Currently, the City of Cambridge does not have specific Urban Design Guidelines 
that have been adopted for development in areas other than the core areas, therefore this Urban 
Design analysis will evaluate the proposed development against the general urban design policies 
described in Chapter 5 of the Official Plan.  

All development within the City of Cambridge is expected to demonstrate a high standard of urban 
design to the satisfaction of the City that supports the creation of unique, identifiable spaces while 
respecting and enhancing the natural and cultural heritage of the City that contributes to its unique 
identity. The following sections address how the proposed development illustrates consistency 
with the City’s Official Plan Urban Design guidelines.  

8.4.1.1 Healthy and Liveable Communities 

Policy 5.2 of the Official Plan encourages development to promote sustainable, healthy, and 
active living. The proposed development incorporates a park and open space system which will 
serve as a focal point for the mixed-use development and will provide recreation opportunities for 
people living and working in the area (Image 12). The large public park is sized to include a wide 
range of programmable spaces for all age groups. The proposed development will be well-
connected to existing municipal streets and public transit, as well as providing a network of private 
local streets. The design of the proposed private streets allows for street tree installation; and 
significant areas are available for appropriate landscaping and large-stature native trees within 
the interior and along the periphery of the proposed development. The proposed private streets 
incorporate continuous pedestrian sidewalks which provide linkages to the public sidewalks on 
both Langs Drive and Hespeler Road, creating a walkable neighbourhood where residents and 
visitors can conveniently live, work, shop, play, and access public transit. 

8.4.1.2 Transit Oriented Development 

Policy 5.3 of the Official Plan provides direction for developments located within a Major Transit 
Station Area or within walking distance of higher frequency transit stops. The subject lands are 
within the planned Pinebush MTSA as identified earlier in this report, which is intended to evolve 
to include high-density residential uses in support of a rapid transit station.  

The subject lands front on and are connected to Hespeler Road, which is a high-order arterial 
road with planned high-order transit routes. Compact urban forms, such as high-rise mixed-use 
buildings, and high-density uses are encouraged along such roads to encourage transit use and 
reduce travelling distances.  

The proposed development provides residential, retail, office, and recreation uses at-grade 
adjacent to pedestrian sidewalks to provide a safe pedestrian environment and enhanced 
connectivity to public transit.  
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8.4.1.3 Views and Vistas 

Policy 5.4 of the Official Plan seeks to preserve and enhance views of church spires, landmark 
buildings and structures, and natural features from strategically located viewpoints. As there are 
no significant views proximate to the subject lands, the high-rise built-form will not adversely 
impact any significant views to/from local viewpoints.  

Image 12 - Conceptual Park Plan 
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8.4.1.4 Public Realm 

Policy 5.5 of the Official Plan provides direction to ensure that the quality of the public realm is 
enhanced through a development proposal.  

The inclusion of a series of public spaces such as accessible open spaces and landscaped areas, 
parking, and tree-lined pedestrian corridors will ensure a positive relationship is maintained for all 
users. 

The proposed development will be well-connected to existing municipal streets and public transit, 
as well as providing a new network of local streets. Continuous sidewalks will provide 
access/connectivity throughout the proposed development, including access to the public park, 
and the public walkways throughout the park.  

The development will assist in enhancing the surrounding public realm along Langs Drive and 
Hespeler Road by filling in the gap in both streetscapes with a high-quality built-form at a 
pedestrian scale that displays appropriate and aesthetically pleasing architectural features and 
landscaping to animate the surrounding neighbourhood.  

8.4.1.5 Gateways 

Policy 5.6 of the Official Plan relates to the design of gateways into the City and community core 
areas. While there are no key intersections proximate to the subject lands, the proposed high-
rise, mixed-use buildings will be designed to a high standard of architectural quality, urban design, 
and landscaping to create strong built-form edges for the development of the wider 
neighbourhood, particularly when viewed from the north along Langs Drive and/or the east from 
Hespeler Road.  

8.4.1.6 Site Development and Buildings 

Policy 5.7 of the Official Plan provides direction on site development and building design for 
proposed developments.  

The street layout and design will provide for appropriate vehicular and pedestrian flow throughout 
the development, and will not disrupt local or regional traffic, as confirmed by the Transportation 
Impact Study prepared by Paradigm Transportation Inc. The proposed system of internal 
sidewalks will facilitate and encourage pedestrian movement throughout the development, as well 
as to/from the surrounding neighbourhood. The private street network provides good access and 
circulation throughout the site, and generally complies to the Region’s Access Guidelines.  

As discussed earlier in this report, the proposed development incorporates high-quality 
architectural design elements, building materials, and treatments that are respectful of the local 
context, and that will animate the street edges.  

The proposed development is capable of providing pedestrian scaled lighting to illuminate public 
spaces, sidewalks, and pedestrian areas, while minimizing light pollution. The design, colour, 
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location, and illumination intensity will be co-ordinated appropriately for the character and palette 
of the area. A consistent approach to street lighting will be provided throughout the internal street 
network, as well as within the park.  

Common amenity space will be provided through new parkland, outdoor terraces, and indoor 
amenity areas. Amenity space will also be provided to residents through the use of private 
balconies and patios. Further details relating to the design of amenity area components such as 
screening, fencing, planting, and landscaping will be refined through the future Site Plan Approval 
process.  

8.4.1.7 Sustainable Design 

Policy 5.8 of the Official Plan encourages energy efficiency and sustainability, as well as the 
inclusion of recognized environmental standards regarding site and building design. The 
proposed development will make use of ‘best-practice’ techniques of current construction 
practices to ensure the buildings are energy efficient. The landscape design for the proposed 
development will focus on native, drought-resistant plantings to minimize the need for irrigation.  

8.4.1.8 Accessibility / Universal Design 

Policy 5.9 of the Official Plan states that development will be consistent with the standards and 
regulations of the Accessibility for Ontarians with Disabilities Act, 2005 as well as the Ontario 
Building Code. 

Accessible visitor surface parking spaces will be provided throughout the development, and the 
design of the proposed buildings will be consistent with the City of Cambridge Facility Accessibility 
and Design Standards.  

The proposed development incorporates internal sidewalks designed according to AODA 
standards to enhance the opportunity for all members of the public to connect to the public park 
and the surrounding street network.  

8.4.1.9 Safety 

Policy 5.10 of the Official Plan requires that new developments incorporate crime prevention 
design standards to address safe living and working environments and to reduce potential 
hazardous situations.  

Crime Prevention Through Environmental Design (CPTED) has become an increasingly 
important aspect to both the policing and planning of new communities. It is our understanding 
that CPTED, when purposefully and properly implemented, will reduce criminal activity and the 
negative behaviour that is attributed to unsafe and uncomfortable environments. However, it is 
important to recognize that CPTED does not provide universal solutions for every situation. 
Rather, CPTED focuses on planning, design, and management strategies that need to be tailored 
to a community’s specific needs and situations.  
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CPTED relies on an integrated approach based on key principles to define and defend space, as 
opposed to options such as the fencing-off and barricading of space to prevent access of 
unauthorized persons.  

While CPTED matters for the proposed development will be further refined through the review of 
the development proposal as part of the future Site Plan Approval process, it is of our opinion at 
this conceptual stage that the proposed development is capable of addressing the following key 
CPTED principles: 

• Natural Surveillance: natural surveillance involves the design and placement of physical 
features, activities, and people to maximize the visibility of the subject lands to deter 
criminal activity by keeping intruders easily observable. Features such as pedestrian-
friendly sidewalks and streets, consistent street lighting throughout the development, 
apartments facing the parkland, outdoor terraces, and balconies will help to promote 
casual observation, which in turn will increase a sense of defendable space that 
discourages undesirable activity.  

• Legibility: creating strong destinations within a development (such as the public park and 
open space areas) that are animated with activities and connected by a network of streets 
will draw more people into the public realm, thereby providing a higher level of observation. 

• Territorial Enforcement: territorial enforcement understands that people naturally protect 
a territory that they feel is their own, and have a certain respect for the territory of others. 
The proposed development has been designed to provide opportunities for reinforcement 
within both the private and public realms (i.e., landscaping, fencing). 

• Access Control: access control is a concept directed primarily at decreasing criminal 
accessibility, especially into areas where a person with criminal intent would not easily be 
seen by others. All proposed buildings will include highly visible entryways, the appropriate 
use of door/window locks and signage, lighting, and transparent facades where applicable 
to discourage unwanted access into private spaces or into dark/unmonitored areas. 

• Operations and Management: proper maintenance of landscaping, lighting, and other 
features is vital to ensuring that CPTED elements serve their intended purpose. The 
proposed buildings will be properly maintained and managed to ensure that the function 
of any CPTED elements is not diminished.  

• Activity Support: activity support involves both passive and active efforts to promote the 
presence of responsible pedestrian users in a given area, thus increasing the community 
value of the area whilst discouraging actions by would-be offenders who desire anonymity 
for their actions. The design elements such as parkland, sidewalks, attractive landscaping, 
safety from vehicular traffic, and effective lighting will be incorporated to make the 
development appealing to appropriate pedestrian use.  

8.4.1.10 Parking 

Policy 5.11 of the Official Plan relates to the design of parking associated with proposed 
developments. The proposed development provides surface and underground parking for 
residential, office, and retail uses at the required rate as per City standards. Barrier-free parking 
spaces and designated visitor parking spaces are accessible throughout the site at a rate 
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appropriate for such development. The proposed development provides short- and long-term 
bicycle parking within the interior of each of the proposed buildings, as well as outside for visitors.  

8.4.1.11 Signage 

Policy 5.12 of the Official Plan provides guidance on the design and placement of signage to 
ensure it complements the streetscape and built-form, and minimizes visual clutter. It is 
anticipated that the design and placement of signage, as summarized below, will complement the 
streetscape and building design.  

• Multiple Unit Identification (MUI) signage: MUI signage will be provided at access points 
into the development as per City requirements.  

• Pavement Marking signage: Pavement Marking signage will be prepared for the proposed 
internal street network and underground parking facility as per City requirements. 

• Wayfinding signage: Wayfinding signage will be designed to City standards and will be 
provided within the development and the park at appropriate locations, and will be 
designed according to City standards.  

• Accessible Parking and Fire Route signage: Accessible parking/fire route signage will be 
provided throughout the development as per City requirements. 

• Entry Feature signage: A detailed entry feature sign has not been finalized at this time, 
and will be further addressed through the Site Plan Approval process.  

8.4.1.12 Public Art 

Policy 5.13 of the Official Plan promotes access to public art as part of new developments. The 
design and layout of the development allows for the consideration of public art.   
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8.5 City of Cambridge Hespeler Road Corridor Secondary Plan (Draft), 2019 

To support intensification, the City of Cambridge is in the process of preparing a Growth and 
Intensification Study which includes the preparation of six Secondary Plans for the City’s main 
intensification areas, including the Hespeler Road Corridor, which includes the subject lands. The 
purpose of this Secondary Plan is “to provide a planning framework that will guide future 
development and redevelopment in the Hespeler Road corridor area and implement the policies 
of the Cambridge Official Plan and Region of Waterloo Official Plan” and to provide long range 
policies for land use, urban design and public realm improvements, transportation and 
infrastructure improvements, and implementation tools and monitoring programs.  

In the latest revision of the Draft Hespeler Road Corridor Secondary Plan (May 2019), the subject 
lands are designated “Mixed Use Medium Density” according to “Map 2 – Land Use Plan” (Figure 
7). Through the public consultation phase of the Draft Hespeler Road Corridor Secondary Plan, 
Zelinka Priamo Ltd. provided formal written comments to the City not supporting the proposed 
medium-density designation and requesting that the draft designation be changed to “Mixed Use 
High Density”. The reasons for this request included the following: 

• The subject lands provide one of the few opportunities within the corridor to provide 
meaningful intensification in the short-to-medium term, as the lands include one of the few 
largely vacant properties in the corridor. As such, unlike other properties along the 
corridor, it is not encumbered with existing buildings, nor is the owner constrained legally 
or financially by existing tenants/leases; 

• The subject lands are close to planned future transit hubs and front directly onto the future 
LRT corridor; and, 

• Other sites along the corridor that contain existing/stable commercial uses have a much 
greater range of significant challenges associated with providing the intensification 
anticipated by the Draft Secondary Plan, even in the medium-to-long term. 

Through the pre-consultation discussions for the proposed development, it was acknowledged by 
City staff that the subject lands could be appropriate for high-density development. 

The planned function of the Draft “Mixed Use High Density” (MUHD) designation is to “provide 
opportunities for mixed use development in a high-density format” (Section 4.2.6.1). Permitted 
uses include medium and high-density residential uses such as mid-rise and high-rise 
apartments; and, commercial and office uses (Section 4.2.6.2). The maximum permitted height 
is 20 storeys and the maximum permitted density is 300uph (Section 4.2.6.3). 

Section 4.2.6.4 discusses the preferred form of mixed-use development which states that new 
development shall be in a mixed-use format (either mixed within a building or across the site). 
The proposed development is in conformity with this policy. 

The proposed mixed-use development provides a maximum height of 20-storeys and a density 
of 330uph. The proposed height and density are in keeping with the intent of the Draft Secondary 
Plan direction and will support intensification initiatives along the corridor for increased transit 
supportive development. Further, as shown in  
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Figure 7, the subject lands will provide a natural extension to the lands immediately north which 
are proposed to be designated “Mixed Use High Density”. It is not anticipated that allowing 
additional density within the permitted 20-storey building height will result in any undue impacts 
for surrounding land uses. 

8.5.1 Draft Hespeler Road Corridor Secondary Plan – Urban Design Policies 
The below urban design policies within the Draft Secondary Plan are intended to complement and 
build upon the urban design policies of Chapter 5 of the Official Plan and be implemented through 
the site plan process. The purpose of the policies is to “provide guidance for enhancing the 
character of the area, including both the private and public realm”. The private realm urban design 
guidelines identify the future character and function of the built environment and ensure that new 
buildings reinforce a coherent and appealing urban environment as well as contribute to the 
enhancement of the public and private realm.  

8.5.1.1 Building Frontages and Street Edge 

Policy 4.3.4.1 of the Draft Secondary Plan provides direction on building orientation to ensure an 
attractive and animated street edge. 

The proposed development orients the buildings towards Langs Drive and Hespeler Road to 
establish a clearly defined street wall with clearly defined entry points to ensure pedestrian 
comfort and safety. High-quality architectural details will be provided to enhance the visual identity 
of the street character.   

8.5.1.2 Transitional Areas 

Policy 4.3.4.2 of the Draft Secondary Plan seeks to ensure compatibility between land uses.  

The proposed buildings are located as close to the Hespeler Road frontage as is feasible, and 
the location of the public park acts as a buffer and provides separation between the proposed 
residential, office, and retail uses and the existing industrial uses to the west. 

8.5.1.3 Building Entrances, Façades, and Corner Sites 

Policy 4.3.4.3 of the Draft Secondary Plan provides guidance on building design to ensure 
attractive and accessible access.  

The proposed development locates the building with the highest retail intensity (i.e. Building E, 
with the supermarket/grocery store) at the Hespeler Road frontage with direct access from 
municipal sidewalks. The design of the ground floor retail uses differs from the design of the above 
residential uses, providing distinct and identifiable entry points for visitors to the subject lands. All 
at-grade residential units have direct access from the street.  

8.5.1.4 Landscaped Setbacks and other Private Open Spaces 

Policy 4.3.4.4 of the Draft Secondary Plan provides direction on landscape treatments and open 
space enhancements.  
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The proposed development incorporates street trees and a series of landscape areas throughout 
the subject lands, which help to fill in blank areas, accentuate entrances, and screen service 
areas. The proposed development provides a large communal outdoor amenity area in the form 
of a public park which will be appropriately landscaped to include areas of soft-landscaping 
capable of supporting shade trees. 

8.5.1.5 Pedestrian and Bicycle Circulation 

Policy 4.3.4.5 of the Draft Secondary Plan seeks to strengthen active transportation networks.  

The proposed development provides short and long-term bicycle parking facilities for residents 
and visitors. A comprehensive series of internal sidewalks provide cycle and pedestrian 
connections to surrounding public areas, as well as internal connections between each building 
and the public park. The sidewalks will incorporate high-quality materials that differentiate them 
from the street, enhancing pedestrian safety. The sidewalks will be lined with street trees to 
enhance pedestrian comfort.  

8.5.1.6 Parking, Access, and Servicing 

Policy 4.3.4.6 of the Draft Secondary Plan provides guidance for overall connectivity of new 
developments. 

The proposed development provides ramps, servicing, and loading facilities by internal roads and 
are integrated into the buildings to minimize the visual impact. The utilization of underground 
parking minimizes the need for surface parking; as well, the buildings are orientated as to screen 
surface parking from view of the street. 

8.5.1.7 Internal Streets 

Policy 4.3.4.7 of the Draft Secondary Plan provides guidelines to be considered for proposed 
new internal streets.  

The proposed development provides an internal road network developed with a high degree of 
streetscape and design. All internal roads include pedestrian sidewalks, street trees, and 
appropriate lighting to provide a welcoming environment for pedestrians.   



Planning and Design Report  June 13, 2022 
506-510, 516 Hespeler Road, and 1000 Langs Drive       Zelinka Priamo Ltd. 

42 
318 Wellington Road, London, ON, N6C 4P4  
TEL (519) 474-7137 Email: zp@zpplan.com  

8.6 City of Cambridge Zoning By-law No. 150-85, 2012 

The City of Cambridge Zoning By-law regulates the use of land and provides regulations for the 
location of buildings and structures, building heights, density, parking facilities, and landscaping 
to ensure orderly development within the City.  

The subject lands are currently zoned “Commercial 4 (C4)” in the City of Cambridge Zoning By-
law 150-85 (Figure 8). The primary purpose of the C4 zone is to guide commercial uses in the 
Hespeler Road commercial development area. Notable permitted uses in this zone (Section 
3.3.3.1) include commercial establishments and business or professional offices. Residential 
uses are listed as permitted uses in the C4 zone. 

8.6.1 City of Cambridge Zoning By-law Review (Final Draft), 2019 

The City of Cambridge is currently undertaking a review of the City’s Zoning By-law. The Final 
Draft of the Zoning By-law Review, dated 2019, is publicly accessible. New development and 
Zoning By-law Amendment applications should have regard to the policies set forth in the Draft 
Zoning By-law.  

The subject lands are to be zoned “Hespeler Road Mixed Use / Medium Density (HR-MU/MD)” 
with a “Floodplain (F)” overlay zone (Figure 9). The HR-MU/MD Zone applies to lands that are 
intended to permit a broad range of commercial, office, and institutional uses along with medium-
density residential uses such as townhouses and apartments (Section 8.1.7). Permitted uses in 
this zone (Section 8.4) include: apartment dwellings; business office; business service use; child 
care centre; commercial fitness centre; commercial parking lot; commercial recreation use, 
private; financial institution; medical office; personal service use; restaurant; retail store; and, 
service and repair establishment. The maximum permitted building height in this zone is 21m and 
no more than 5-storeys; and, the maximum permitted density is 150uph.  

The proposed Zoning By-law Amendment seeks to rezone the subject lands to a site-specific 
“Hespeler Road Mixed Use / High Density (HR-MU/MD)” zone, to align with the emerging high-
density mixed-use policies in the Draft Hespeler Road Corridor Secondary Plan. The proposed 
development reflects the uses that are generally contemplated for the Subject Lands, and which 
are compatible with the surrounding land uses and will contribute to the creation of a complete 
community. The proposed reduced residential parking rate is anticipated to be sufficient given 
that the subject lands are well-served by existing and emerging public transit opportunities; 
further, the proposed residential parking rate is approximately 2.5% less than the required 
residential parking rate, whereas a reduction of up to 10% is generally considered to be 
acceptable.  

On a preliminary basis, and to be further refined through the application review process, Table 1 
below provides a breakdown and comparison of the proposed zoning regulations, the in-effect C4 
zoning regulations and the draft HR-MU/HD zoning regulations: 
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Table 1 – Zoning Table 

  IN-EFFECT DRAFT PROPOSED 
  City of Cambridge 

Zoning By-law No. 
150-85 

City of Cambridge 
Draft Zoning By-law, 

May 2019 

As shown on 
Conceptual Site Plan 

ZONE C4 HR-MU/HD HR-MU/HD 
LOT FRONTAGE (min.) 60m 60m 155m 
LOT AREA (min.) N/A N/A 4.5ha 
FRONT YARD (min.) 15m 0m 6.0m 
FRONT YARD (max.) N/A 6m 6.0m 
REAR YARD (min.) 3m 0m 72.4m 
INT. SIDE YARD (min.) 3m 0m 8.9m 
EXT. SIDE YARD (min.) 3m 0m 6.8m 
LOT COVERAGE (max.) 60% N/A 33.90% 
BUILDING HEIGHT (max.) N/A 38m / 12-

storeys 
*72.85m / 20-
storeys 

DENSITY (max.) N/A 300uph *330uph 
FLOOR SPACE INDEX (max.) N/A 2.0 *3.1 
OUTDOOR AMENITY AREA (min.) N/A 19,665sq.m 20,490sq.m 
RESIDENTIAL PARKING 1,708 1,708 *1,660 
OFFICE PARKING N/A 99 99 
RETAIL PARKING 114 114 114 
BICYCLE PARKING N/A 479 481 

  *denotes required special provision 
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9.0 ADDITIONAL CONSIDERATIONS 
 

9.1 Public Consultation Strategy 

It is proposed that the public consultation process for the proposed applications follow the 
statutory requirements as set forth in the Planning Act. The following procedure of public 
consultation is proposed: 

• Adequate information and material, including a copy of the proposed development, to be 
made available to the public; 

• A public meeting be held for the purpose of giving the public an opportunity to make 
representations in respect of the proposed development; and, 

• If deemed necessary, an open house be held for the purpose of giving the public an 
opportunity to review and ask questions about the information and material made 
available.  

The consultation strategy proposed will provide members of the public with meaningful 
opportunities to review, understand, and comment on the proposed development and associated 
applications.  

9.2 Ministry of the Environment, Conservation and Parks D-6 Compatibility 

The objective of the D-6 Compatibility guideline is to prevent or minimize the encroachment of 
sensitive land use upon industrial land use and vice versa due to possible adverse effects on the 
sensitive land use created by industrial operations. Residential land uses are considered to be 
sensitive.  

The industrial facilities proximate to the subject lands are considered ‘Class I’ industrial facilities 
which are described by the MECP as: 

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 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. 

The MECP has identified areas within which adverse effects may be experienced (influence 
areas) for industrial land uses. The area of influence identified for Class I industrial facilities is 
70m and is typically measured from the property line of the industrial use to the nearest property 
line of the sensitive use. However, because the subject lands share a property line with the 
industrial use and the proposed sensitive land use (residential) is spatially separated from the 
industrial use by the proposed parkland, the measurement used for the purpose of this report was 
the nearest point of the proposed buildings (northwest corner of Building A) to the property line 
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shared with the existing use. This measurement was 72m, situating the proposed mixed-use 
buildings outside of the area of influence.  

9.3 Technical Studies 

The proposed development is supported by the following technical reports. 

9.3.1 Environmental Noise Assessment 
SLR Consulting (Canada) Inc. was retained to conduct an Environmental Noise Assessment for 
the proposed development. The Environmental Noise Assessment evaluated impacts of the 
environment on the development (transportation noise and stationary noise), impacts of the 
development on the surrounding area, and the impacts of the development on itself, which are 
summarized as follows: 

• Transportation noise and stationary noise impacts were assessed on the proposed 
development, resulting in the conclusion that such noise can be adequately controlled 
through source-based or receiver-based mitigation measures, façade designs, and 
warning clauses; 

• Impacts of the proposed development on the surrounding area are predicted to meet 
Provincial requirements and can be adequately controlled by following the design 
guidance as outlined within the report; 

• Impacts of the proposed development on itself are predicted to meet Provincial 
requirements and can be adequately controlled by following the design guidance as 
outlined within the report; and 

• Overall, it is expected that the project will have a negligible effect on the neighbouring 
properties, and transportation and stationary noise impacts can be appropriately mitigated. 

Further detail regarding the specific impacts and mitigation measures of transportation noise and 
stationary noise can be found within the enclosed report. 

9.3.2 Pedestrian Wind Assessment 
RWDI was retained to provide an assessment of the potential pedestrian level wind impact of the 
proposed development. The findings of the pedestrian wind assessment include the following: 

• The podium massing will help moderate wind impacts to a large extent; 
• Existing wind conditions at most areas are considered appropriate for the intended 

pedestrian use; 
• The project is not expected to have a notable influence on wind conditions on other 

properties. Positively, the proposed buildings will provide sheltering for the neighbouring 
areas to the east and west, from the prevailing easterly, northwesterly, and southwesterly 
winds; 

• Wind conditions at ground level, including the sidewalks and most entrances, are expected 
to be appropriate for the intended usage during the summer. Elevated wind speeds are 
predicted in some areas which will need to be addressed through detailed design; 
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• Wind speeds on the podium terraces are predicted to be too windy and uncomfortable for 
passive use throughout the year, potentially exceeding the safety criterion. However, it 
should be noted that the modelling did not include guard rails or parapets, which have now 
been included in the building design and will reduce wind levels; and 

• Additionally, wind tunnel testing is suggested to quantify and assess the wind comfort and 
safety conditions on an around the subject lands and to confirm the effectiveness of these 
mitigation measures. 

9.3.3 Hydrogeological Study 
Wood Environment & Infrastructure Solutions was retained to conduct a hydrogeological 
investigation for the proposed development. The purpose of the study was to assess groundwater 
conditions beneath the subject lands, how the proposed construction work may affect the adjacent 
Groff Mill Creek, and the amount of dewatering that is anticipated to be necessary during 
construction. The report concludes that the subject lands are suitable for the proposed 
development, offering a number of site-specific hydrogeological recommendations to ensure 
appropriate design and construction, and supports the anticipated application for a water taking 
permit. 

9.3.4 Functional Servicing & Stormwater Management Report 
Fabian Papa & Partners was retained to prepare a Functional Servicing and Stormwater 
Management Report for the proposed development. The report discusses municipal services for 
the proposed development, including the stormwater management strategy. The conclusions of 
the report include the following: 

• The proposed development is feasible from municipal servicing and stormwater 
management perspectives; 

• The proposed domestic water and fire demands are within acceptable ranges that can be 
accommodated by the existing municipal water supply infrastructure on Hespeler Road 
(to be confirmed by the Region); 

• The receiving sanitary sewer network on Hespeler Road can accommodate the proposed 
development without improvements;  

• The proposed internal storm sewer network, on-site storage, and the controlled discharge 
release rates are at appropriate levels; and 

• The proposal satisfies the City’s stormwater management objectives. 

9.3.5 Market Analysis 

UrbanMetrics was retained to prepare a Market Impact Study in support of the proposed 
commercial uses. It is noted that as per the Draft Hespeler Road Corridor Secondary Plan, larger 
format retail uses are subject to such study where the proposed amount of gross leasable area is 
greater than 1,860sq.m. The focus of the study was to demonstrate the demand for the proposed 
commercial development and to evaluate the potential impact of the proposed development, 
particularly the 3,250 sq.m. supermarket/grocery store, on other existing and/or proposed 
commercial areas in the city. The study concludes that the introduction of the supermarket and 
retail/office space on the subject lands is warranted and will not result in any significant impacts 
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to the existing and/or proposed commercial facilities within the area studied; and, that the lands 
location in the Draft Hespeler Road Corridor Secondary Plan, its proximity to Highway 401, and 
its existing designation, combined with the population growth anticipated in the area and on the 
subject lands, makes the subject lands an optimal location for a new supermarket and the 
additional retail/office uses being contemplated.  

9.3.6 Shadow Impact Study 
Quadrangle Architects prepared Shadow Impact Diagrams for the proposed development which 
illustrate the incremental ground level shadows for the subject lands, adjacent properties, and 
immediate neighbourhood. Shadow diagrams were prepared for March 21st, June 21st, September 
21st, and December 21st at 10:00am, 12:00pm, 2:00pm, 4:00pm, and 6:00pm. The Shadow Impact 
Diagrams provide visual representation of shadows expected at certain times of the day (morning, 
afternoon, and evening) created by the proposed development.  

Considerable efforts have been made to position and orient the proposed buildings to minimize 
any significant impacts, including over-shadowing, on neighbouring properties.  

As demonstrated by the Shadow Diagrams, the proposed buildings have the largest impact during 
the winter months when people are spending less time outdoors, and the least impact during the 
summer months when people are seeking access to sunshine. It is noted that the shadows from 
the proposed development do not cast onto any residential properties. A summary of the shadow 
diagrams is as follows: 

• In March (and September) between 10am and 12pm, there are some shadows that appear 
over the commercial lands (not buildings) on the north side of Langs Drive, as well as over 
the public park on the subject lands. Afterwards, there are little to no shadow impacts on 
surrounding properties until from 4:00pm when shadows begin to fall on the commercial 
properties on the east side of Hespeler Road;  

• In June, shadows are shortest, having the least impact on surrounding properties. 
Shadows are generally contained to the subject lands until approximately 6:00pm when 
the sun begins to set in the west, casting shadows over the lands on the east side of 
Hespeler Road. Aside from some morning shadows around 10:00am, the park is generally 
exposed to full-sun throughout this time of year; and 

• In December, shadows are longest when the sun is low in the sky and due to the winter 
weather, people are generally spending less time outdoors. The public park is generally 
exposed to full-sun for most of the day at this time of year. Morning and early afternoon 
shadows fall onto the commercial lands on the north side of Langs Drive until 
approximately 4:00pm when the shadows primarily shift to fall over the commercial 
properties on the east side of Hespeler Road.  

9.3.7 Transportation Impact Study 
Paradigm Transportation Solutions Ltd. was retained to conduct a Transportation Impact Study 
(TIS) for the proposed development. The TIS includes an analysis of existing traffic conditions, a 
description of the proposed development traffic, traffic forecast for five years from build-out of 
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Phase 1 (Year 2030), and traffic forecast for five years from build-out of Phase 2 (Year 2035), 
along with any recommendations required to improve future traffic conditions. The conclusions 
and recommendations of the TIS include the following:  

• The Study Area intersections are forecast to operate within acceptable levels of service 
during the AM and PM peak times; 

• The proposed driveway connections to Hespeler Road and Langs Drive are forecast to 
operate with minimal delay and volume/capacity ratios well within capacity during the AM, 
PM and Saturday peak hours; 

• The internal intersection is forecast to operate with minimal delay and volume/capacity 
ratios well within capacity during the AM, PM and Saturday peak hours; 

• A westbound left-turn lane with 30 metres of storage be constructed on Langs Drive at the 
site driveway for Phase 1 and be extended to 40 metres upon full build-out of the subject 
lands; and 

• That the Region of Waterloo and the City of Cambridge monitor the future traffic volumes 
at the Hespeler Road and Langs Drive intersection when the LRT is operational and 
optimizes the signals timings where possible and ensure that the auxiliary turning lanes 
can accommodate future traffic demands. 

  



Planning and Design Report  June 13, 2022 
506-510, 516 Hespeler Road, and 1000 Langs Drive       Zelinka Priamo Ltd. 

51 
318 Wellington Road, London, ON, N6C 4P4  
TEL (519) 474-7137 Email: zp@zpplan.com  

10.0 CONCLUSIONS 
 

The proposed Official Plan and Zoning By-law Amendments seek to permit a high-density mixed-
use development consisting of residential uses, office/retail space, and a public park on the 
subject lands. The emerging city policies for this area of Cambridge support a development of the 
nature and scale generally as proposed.  

The subject lands are proximate to public services and amenities, as well as existing and future 
public transit opportunities. The proposal to redevelop the subject lands appropriately provides 
efficient and cost-effective mixed-use development in a built-form and intensity that is compatible 
with abutting land uses and achieves the goal of intensification proximate to high-order transit. 

Provincial and municipal planning legislation speak to creating complete communities that include 
housing that can serve a wide variety of demographics and lifestyles and is well-connected by 
public transit. The proposed development will add approximately 1,366 residential units that will 
provide a range of housing options. Notably, this proposal will make efficient use of underutilized 
lands to help address the significant housing shortage being experienced across the province.  

Based on the above, and as detailed throughout this Planning and Design Report, the proposed 
development is consistent with the intent and policies as set forth in provincial and municipal 
planning legislation. As such, the proposed amendments are considered appropriate and 
represent good land use planning.   
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