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0.0 EXECUTIVE SUMMARY 

Official Plan Amendment, Zoning By-law Amendment and Draft Plan of Subdivision applications 

are being filed on behalf of Riverland Area II GP Ltd in support of the Riverland Area 2 Phase 5 

subdivision, the final parcel that makes up the Riverland subdivision in Breslau, Ontario. The 

subject site is approximately 10.62ha and is located south of the Riverland Area 2 Phase 1-4 

subdivision and north of the future Ottawa Street Extension, in the south west corner of 

Breslau, Township of Woolwich.  

The enclosed applications are meant to bring the Township of Woolwich Official Plan into 

conformity with the Region of Waterloo Official Plan Amendment No. 2 that brought additional 

lands, including the subject site, into the Regional Urban Boundary Area; these new urban lands 

were identified as “Urban Designated Greenfield Areas”.  

A Township of Woolwich Official Plan Amendment is required to adjust Breslau Settlement Area 

Boundary as well as the existing Township Urban Structure designation from Rural to 

Neighbourhood Residential and Natural Heritage Framework and the Land Use Designation 

from Rural to Low/Medium Density Residential, Institutional, Open Space and Environmental 

Protection. These changes will support the timely completion and logical extension of the 

existing Riverland community.  

A Zoning By-law Amendment is required to re-zone the lands from Agricultural (A) to 

Residential Mixed-High Density with Design Guidelines (R-5A), Residential Multiple with Design 

Guidelines (R-7A), Institutional (P), Open Space 1 (O-1) and Open Space 2 –Restricted (O-2). This 

amendment also supports the creation of site-specific zoning standards that will allow the 

development as contemplated to proceed based on the mix and range of housing types and lot 

sizes currently proposed.  

Finally, a Draft Plan of subdivision application has been submitted to facilitate creation of the 

proposed subdivision.  

The proposed development is contextually appropriate, fits within the character of the existing 

neighbourhood and represents an efficient use of lands that meets and exceeds Provincial and 

Regional density targets for Designated Greenfield Areas.  

In our professional opinion, the enclosed applications represent good land use planning, are 

consistent with the Provincial Policy Statement and Growth Plan for the Greater Golden 

Horseshoe, conform to Region of Waterloo Official Plan 2031 and conform to the general intent 

of the Township of Woolwich New (2021; not yet in force) and Current (2012; in force) Official 

Plans and we recommend their approval in support of the proposed Riverland Area 2, Phase 5 

subdivision.   
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1.0 INTRODUCTION 

This Planning Rationale Report has been prepared in support of an application by Riverland 

Area II GP Ltd. (Empire Communities) to amend the Township of Woolwich Official Plan, 

Township of Woolwich Zoning By-law and to request approval for a Draft Plan of Subdivision 

with respect to 10.62 ha (26.24 acres) of lands in the south west corner of Breslau, an Urban 

Settlement in the Township of Woolwich, Region of Waterloo (Figure 1). The subject site was 

previously part of an active aggregate pit, known as the Forwell Pit. In November 2017, Ministry 

of Natural Resources and Forestry License # 5487 was amended to reduce the licensed area 

from 110.4ha to 87.5ha such that all lands to the north of the future Ottawa Street extension 

were released. The lands have sat vacant since 2017; however, following their re-designation to 

Urban Designated Greenfield Area by the Region of Waterloo, they are now contemplated for 

development. 

Development applications proposed for this site support the final build-out of the Riverland 

Area 2 subdivision currently under construction by Empire Communities (Figure 2). The 

proposed development, identified as “Riverland Area 2 Phase 5” relies on existing or proposed 

servicing (stormwater, sanitary and water) and consists of a maximum of 130 lots, including a 

maximum 46 townhouses and 84 detached homes of various size, a school block (to complete 

the St. Boniface Elementary School site (Riverland Area 2, Phase 1), a 0.29ha park block to 

enlarge a park block conveyed to the City as part of Phase 1, Open Space lands, a small vista 

park as well as a 3.56ha Wetland Block. In total, over 4ha (just under 40% of the site area) is 

being preserved as green space including a 15m wide linkage between the preserved wetlands 

and the existing open space (Core Environmental Feature) to the west.  

A comprehensive plan is attached as Figure 3 that outlines how Phase 5 completes the existing 

community and shows the relationship between the park, school and streets that are an 

extension of the original Riverland Area 2 approval.  

At this time and on behalf of Empire Communities, Armstrong Planning & Project Management 

is coordinating planning applications for the site to amend the Township of Woolwich Official 

Plan, Township of Woolwich Zoning By-law 55-86, as amended, and in support of a Draft Plan of 

Subdivision. The enclosed applications are meant to amend schedules and text from the current 

Township of Woolwich Official Plan and to allow flexibility in current zoning standards to 

support the unit designs proposed through the draft plan of subdivision. The content of the 

applications is discussed further in Section 2.2 of this report.  

The following report is meant to provide information on the enclosed applications and to 

evaluate conformity of the proposed development scheme with the current planning policy 
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framework at both provincial and local levels. A review of the Provincial Policy Statement 2020 

(PPS), Growth Plan for the Greater Golden Horseshoe 2019, as amended, the Regional Official 

Plan (2015; Region of Waterloo), Township of Woolwich Official Plan (2002) as well as the 

approved but not in force Township Official Plan (2021; adopted by Township Council via By-

law 55-2021, on September 21, 2021 and currently under review by the Region of Waterloo) as 

well as other relevant policies and guidelines relating to the subject lands has been completed. 

This report provides an analysis of and justification for the proposed development in 

accordance with good planning principles and as a basis for the advancement of certain 

planning applications.   

1.1 Location and Current Status of Land 

The subject site represents the final piece of land north of the future Ottawa Street extension; these 

lands were once part of the Forwell Aggregate Pit and are generally located north of the future Ottawa 

Street extension and west of Woolwich Street in Breslau (Figure 1).  

Surrounding land uses include:  

• To the West: Core Environmental Feature and further west, the Grand River and City of 

Kitchener including the Forwell Quarry and Residential lands.  

• To the North: the approved Riverland Area 1 and Riverland Area 2 approved subdivisions 

including residential, a Community Centre and Breslau Memorial Park and Breslau Public School; 

further north, a railway right of way and Highway 7/Victoria Street North.  

• To the East: Block 53 of the approved Riverland Area 2 subdivision (medium/high density 

residential), Breslau Mennonite Church and existing industrial/commercial; further east (east of 

Woolwich Street), agricultural lands (recently brought into the settlement area boundary and 

under review for an Official Plan Amendment, Zoning By-law Amendment and Draft Plan of 

Subdivision applications submitted by Breslau Properties); and  

• To the South: the Forwell Aggregate Pit (License #5487). At the time of writing this report 

(December 2021), Forwell Limited confirmed that they are not actively using the lands south of 

the future Ottawa Street extension.  

The subject lands have recently been identified by the Region of Waterloo as being within the urban 

boundary and are identified as Urban Designated Greenfield Area through Regional Official Plan 

Amendment No. 2 (ROPA 2); the Township Official Plan has not yet been amended to reflect this recent 

change (ca. 2019; Figure 4). Through this application, we are requesting that the Township Official Plan 

be amended such that the Settlement Area Boundary is adjusted to reflect ROPA 2 and that the subject 

lands be designated Residential Neighbourhoods and Natural Heritage Frameworks within the 

Township’s Urban Structure as permitted by the Region of Waterloo Official Plan (ROPA 2). The 
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“Residential Neighbourhoods” designation will allow for the proposed mix of uses and support this 

growing community. The Township Official Plan currently identifies these lands as Rural Lands outside of 

the Settlement Area Boundary (Figure 5).  

As noted above, the subject site is located directly adjacent to a Core Environmental Feature (CEF), a 

large woodlot and valley lands associated with the Grand River. The CEF was conveyed to the Township 

by Empire Communities through earlier approvals and is being protected, preserved and where possible 

enhanced through works related to previous approvals.   

2.0 PROPOSED DEVELOPMENT 

2.1 Development Proposal: Riverland Area 2 Phase 5 

The Official Plan Amendment application, Zoning By-law Amendment application and Draft Plan 

of Subdivision application have been prepared to respond to the Region of Waterloo’s recent 

re-designation of the site as “Urban Designated Greenfield Areas”. This re-designation was 

completed through Regional Official Plan Amendment No. 2 (ROPA 2) adopted by Council in 

June 2018 and subsequently appealed to the Local Planning Appeal Tribunal (LPAT), now 

Ontario Land Tribunal (OLT).  On October 2, 2019, the LPAT made a decision on the final 

appeals relating to lands within the Township of Woolwich such that ROPA 2, as it pertains to 

the Township, is in full force and effect.  

The proposed development reflects changes made by ROPA 2 and proposes to re-designate 

lands at the Township level as Residential Neighbourhoods and Natural Heritage Framework 

within the Urban Structure (Township of Woolwich Official Plan, Schedule 7.26A) and further, 

as Low/Medium Density Residential, Institutional and Environmental Protection within the 

Settlement Plan – Breslau (Schedule B).  

These designations will support the development of the final piece of the Riverland subdivision 

in Breslau and will allow the creation of up to 130 dwellings including up to 46 townhouses and 

84 detached dwellings, parkland, a school site (part of), open space connection between the 

existing Core Feature to the west and the retained wetlands (Block 19). The Draft Plan of 

Subdivision is shown in Figure 6.  

Table 1 outlines the land use breakdown of the subject site and the proposed unit count by 

type for the proposed Riverland Area 2 Phase 5. The draft plan incorporates lotless blocks that 

identify a minimum lot width and maximum number of lots within each development block. 

This practice provides flexibility to the draft plan minimizing the need for future red-line 

revisions.  
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Table 1: Proposed Riverland Area 2 – Phase 5 Subdivision Land Use 

 

At this time and based on allowable staging, it is thought the subdivision will proceed in one 

single phase that, if approved would be eligible to register sometime in or after 2024. As, the 

final piece to the Riverland Area 2 subdivision, Phase 5 has been thoughtfully designed to 

complete proposed connections to Ottawa Street while protecting and preserving a 3.5ha 

wetland feature and ensuring that any future extension of Ottawa Street, from Kitchener, can 

be designed with minimal impact to residents.  

2.2 Required Planning Approvals  

In support of the proposed Riverland Area 2 Phase 5 subdivision, as described above, the 

following planning applications have been submitted (in conjunction with this planning report):  

(1) Township of Woolwich Official Plan Amendment application; 

(2) Zoning By-law Amendment application; and  

(3) Draft Plan of Subdivision application.  

These applications are being submitted concurrently to expedite planning approvals needed to 

support development of the site and to make best use of staff and public resources. The 

application to amend the Township of Woolwich Official Plan will adjust the existing Settlement 

Area Boundary and re-designate the subject site to allow a mix of residential, community and 

environmental protection to reflect the land use as proposed by the draft plan of subdivision.  A 

draft Official Plan Amendment to amend both mapping and text is attached as Appendix A.  

The application to amend Zoning By-law 55-86, as amended, would update the zoning over the 

entire site to reflect the land uses and product types proposed by the draft plan of subdivision. 

Specifically, the R5-A and R7-A zoning as amended will reflect zoning standards needed for the 

dwelling types proposed by Empire Communities In addition, Schedule B (B-17 and B-18) of 

Zoning By-law 55-86 would be amended to reflect the site-specific zoning needed to support 
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the proposed Draft Plan of Subdivision. A draft Zoning By-law Amendment is attached as 

Appendix B.  

Finally, a Draft Plan of Subdivision application is meant to support completion of the existing 

Riverland subdivision through the creation and approval of the Phase 5 lands. It protects and 

preserves a wetland block, ensures maximum flexibility for the future extension of Ottawa 

Street into Kitchener and supports the creation of a mix of housing types and lot sizes. A 

reduced size copy of the proposed draft plan can be found at Figure 6.  

3.0 PLANNING POLICY 

3.1 Provincial Policies and Plans 

The proposed development of the subject lands must be reviewed in accordance with the 

Planning Act, RSO 1990, the Provincial Policy Statement 2020 (PPS) and the Growth Plan for the 

Greater Golden Horseshoe (2019, as amended; Growth Plan). Provincial policy (PPS and Growth 

Plan) provides the legislative authority to municipalities to approve changes in land use 

designations, amend official plan policies, create and amend zoning by-laws and approve draft 

plans of subdivision in support of new or re-development.  

3.1.1 The Planning Act R.S.O. 1990, c.P.13 

The Planning Act provides direction on how land uses are controlled and by who. It promotes 

sustainable economic development, provides a land use planning system and ensures that 

matters of provincial interest are integrated into planning decisions. The Provincial Policy 

Statement and Growth Plan are both prepared under authority of the Planning Act.  

Decisions made by planning approval authorities must have regard for matters of provincial 

interest and be consistent with the Provincial Policy Statement (Section 2 and 3, the Planning 

Act). Matters of provincial interest are outlined in Part I, Section 2 of the Planning Act and 

include (but are not limited to):   

(a) protecting ecological systems, including natural areas, features and functions; 

(c) conservation and management of natural resources and mineral resource base; 

(f) the adequate provision and efficient use of communication, transportation, sewage and 

water services and waste management systems; 

(h) the orderly development of safe and healthy communities; 

(i) the adequate provision and distribution of educational, health, social, cultural and 

recreational facilities; 

(j) the adequate provision of a full range of housing, including affordable housing;  
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(l) the protection of the financial and economic wellbeing of the Province and its 

municipalities;  

(o) the protection of public health and safety; 

(p) the appropriate location of growth and development;  

(q) the promotion of development that is designed to be sustainable, to support public 

transit and to be oriented to pedestrians; 

(r) the promotion of built form that,  

i. is well-designed; 

ii. encourages a sense of place, and  

iii. provides for public spaces that are of high quality, safe, accessible, attractive and 

vibrant; 

In addition, the Planning Act gives authority to municipalities to create and allow amendments 

to official plans, zoning by-laws and draft plans of subdivision so long as they have regard for 

matters of provincial interest. The enclosed Official Plan Amendment Zoning By-law 

Amendment and Draft Plan of Subdivision support growth and development in a designated 

Greenfield Area, promotes sustainable development and active transport, with a grid-like road-

network and makes efficient use of existing services (water and wastewater) by connecting to 

existing systems or supporting planned expansions. In addition, the proposed development 

protects ecological systems by enhancing the Core Environmental Feature located directly west 

of the subject site and by preserving and protecting five (5) existing wetlands. Furthermore, the 

proposed subdivision provides for a range of lot sizes and house types, provides additional 

lands to an existing elementary school and provides parkland over-and-above the requirement.  

It is our professional opinion that the proposed subdivision has regard for matters of provincial 

interest as outlined in the Planning Act. 

 

3.1.2 Provincial Policy Statement 2020 

The Provincial Policy Statement 2020 (PPS) provides policy and regulation on matters of 

provincial interest that guide land use planning and development within the Province; it is 

issued under the authority of the Planning Act and came into effect on May 1, 2020.  

A primary goal of the PPS is to provide a framework and direction on how to build strong, 

healthy communities focusing growth, through efficient development patterns, to urban and 

rural settlement areas, such as Breslau in the Township of Woolwich (an Urban Settlement 

Area).  
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Section 1 of the PPS provides guidance on how to build strong and healthy communities and its 

policies are meant to encourage and support the creation of efficient settlement areas that 

balance land use compatibilities. Policy 1.1.1 establishes a method of how to create healthy, 

livable and safe communities by promoting efficient land use patterns that accommodate a 

range and mix of residential unit types, and land uses including, but not limited to, institutional, 

recreation, parks and open space. It also promotes growth management as an integral 

component of land use planning to ensure the optimization of investments in public 

transportation and infrastructure, conservation of biodiversity and appropriate response to 

regional and local impacts of a changing climate. These strategies result in a cost-effective 

development pattern that maximizes the use of land and supports healthy communities.  

The proposed subdivision represents greenfield development of a final parcel of land that 

builds-out the Riverland subdivision within the new Urban Area Boundary of Breslau (as 

adjusted through ROPA 2). Urban Areas have been designated to accommodate a range and 

mix of uses that support both residential, community and employment growth and these urban 

area expansion lands are designated for residential and community uses.  

Section 1.1.3 Settlement Areas outlines the importance of the “vitality and regeneration of 

settlement areas” and recognizes that they come in a variety of forms with different densities, 

populations, service levels and diversity. These policies confirm that Settlement Areas shall be 

the focus of new growth and development and shall incorporate a mix of land uses that 

efficiently use land, are appropriate and compatible with the surrounding land uses, support 

active transportation and prepare for a changing climate. Policy 1.1.3.6 states that new 

development in designated growth areas should occur adjacent to the existing built-up area 

and have a compact built form, mix of uses and densities that support the efficient use of land, 

infrastructure and public service facilities.  

The proposed development is located in Breslau, a strategic growth area in the Township of 

Woolwich and Region of Waterloo; it has been designed with a compact built form, using a grid-

like street design while making best use of existing and planned services.  

Section 1.4 Housing requires municipalities to plan for an appropriate range and mix of housing 

to meet the projected requirements of current and future residents. The proposed subdivision 

includes a variety of housing types and lot sizes in different forms and supports the Region’s 

and Township’s need to achieve a minimum density target.  

Section 1.5 Public Spaces, Recreation, Parks, Trails and Open Space outlines that healthy, active 

communities should be promoted and supported by planning safe streets and spaces that meet 

pedestrian needs, facilitate active transportation, are equitably distributed and recognize the 

importance of parks and other protected areas by minimizing negative impact to these lands.  
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Section 1.6 Infrastructure and Public Service Facilities, provides direction on the efficient use of 

existing and proposed infrastructure. The proposed development makes use of existing and 

planned water, sanitary and storm services that support the existing Riverland subdivision and 

will make connections to existing and planned collector roads improving overall circulation.  

Section 1.8 Energy Conservation, Air Quality and Climate Change, states that the municipality 

must support energy conservation and efficiency, improved air quality and reduced greenhouse 

gas emissions to minimize and prepare for the impacts of climate change. Planning for reduced 

climate change impacts and mitigation can include (but is not limited to) the promotion of new 

development in a compact built form, designs that support active transportation, and 

maximizing vegetation within settlement areas by encouraging the preservation, retention and 

enhancement of what currently exists and support for new plantings where possible. The 

proposed subdivision enhances an existing Core Environmental Feature, protects and preserves 

a central wetland feature and uses compact built-form as well as increased energy efficiency in 

construction and design.  

Section 2.0 provides direction on the Wise Use and Management of Resources, and states that 

natural features shall be protected for the long term, and that the long-term ecological function 

and biodiversity should be maintained, restored or improved. The proposed subdivision 

protects and preserves existing natural heritage features on and adjacent to the site and 

encourages stewardship from residents by providing educational materials to all new 

homeowners instructing how best to maintain and improve the natural heritage features within 

the area.  

The proposed site has been attentively designed to preserve the environmental and social 

benefits of the natural features, specifically by preserving and protecting five (5) wetlands 

(known as Wetland #1, 2/3, 4, 6/8 and 7) on site and providing additional buffer to the existing 

Core Environmental Feature to the west of the subject site.  

The proposed land uses and road network identified through the draft plan of subdivision 

represents an efficient, compact built-form that supports the creation of a healthy, livable and 

safe community supported by a park, elementary school and open space blocks.  

It is our professional opinion that the proposed applications are consistent with the Provincial 

Policy Statement.  

 

3.1.3 Growth Plan for the Greater Golden Horseshoe (2019, as amended) 

The Growth Plan for the Greater Golden Horseshoe (2019; Growth Plan) builds on policies in 

the Provincial Policy Statement and provides direction on how to address specific issues 
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throughout different regions in Ontario. The Growth Plan was approved under the Places to 

Grow Act, 2005 and Amendment No. 1 took effect on August 28, 2020.  

The Growth Plan provides a context on where and how to grow in a way that supports the 

creation of complete communities by supporting the economy, protecting the environment and 

helping communities achieve a high quality of life. Through this plan, growth is primarily 

directed to settlement areas, including the built-up area and designated greenfield areas. Some 

growth is directed to rural settlements and minimal growth is directed to rural areas (Policy 

2.2.1.2). Application of policies in this plan should result in the creation of complete 

communities with a diverse range of land uses, mix of housing types and tenures, publicly 

accessible open spaces, parks and trails. 

The proposed development is in an Urban Designated Greenfield Area as identified by the 

Region of Waterloo Official Plan (c/o ROPA 2). Urban Designated Greenfields are meant to 

accommodate growth and Riverland Area 2 Phase 5, as proposed, helps to complete the 

existing and approved Riverland subdivision in Breslau.   

Section 2.2.6 provides policy direction on Housing and requires that municipalities support 

housing choice through the achievement of minimum intensification and density targets by 

identifying a range and mix of housing options to meet the needs of current and future 

residents.  

Section 2.2.7 provides direction for Designated Greenfield Areas that, like Section 2.2.6 and 

other policies noted above, support the creation of complete communities, supports active 

transportation and encourages the integration of transit services. Specifically, 2.2.7.2b states 

that the minimum density target for designated greenfield areas in the Region of Waterloo if 50 

residents and jobs combined per hectare and that this density should be measured over the 

entire designated greenfield area excluding, among other things, natural heritage features 

where development is prohibited. The proposed subdivision has an anticipated density of 56.47 

people and jobs per hectare which exceeds the minimum density target required for new 

development within designated greenfield areas of the Growth Plan. Table 2 below outlines the 

calculation for total density of people and jobs per hectare within the proposed subdivision.  
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Table 2: Riverland Area 2 Phase 5, Density Calculation  

 

Section 3, Infrastructure to Support Growth encourages integrated planning to maximize 

investment in infrastructure and transportation and results in a pattern of growth that reflects 

the provision of existing and planned infrastructure (water and wastewater, stormwater 

management, transportation and public service facilities etc) and services within a municipality. 

The proposed subdivision makes best use of existing and planned infrastructure and public 

service facilities in Breslau and the Township of Woolwich.  

Section 4, Protecting what is Valuable, outlines how the Province expects valuable features to 

be preserved and protected wherever possible including natural (water, hydrologic, 

environmental) and cultural heritage features. The proposed development has been designed 

to protect and preserve the Core Environmental Feature directly to the west of the subject site 

as well as a small wetland cluster within the proposed development lands. The site also 

provides additional parkland (and results in an over supply for the subdivision), trails and new 

connections to the existing natural heritage system in Breslau celebrating its unique location on 

the Grand River.  

It is our professional opinion that the proposed development and enclosed applications 

conform to the Growth Plan.  

3.2 Local Policies and Plans 

3.2.1 Regional Official Plan Review (2021-2022) 

The Region of Waterloo, like all upper and single tier municipalities is required to update their 

Regional Official Plan (ROP) to align with Provincial policies by July 1, 2022. The current ROP 

was adopted by Council in 2009 but appealed and was not in full force and effect until June 
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2015. Since then, the Province has undertaken a number of planning initiatives that have 

resulted in revisions to the planning framework in Ontario (including revisions to the Provincial 

Policy Statement (2020) and Growth Plan for the Greater Golden Horseshoe (2019, as 

amended)). Through these policies the Region has been directed to plan for expected growth to 

the year 2051 including 923,000 people and 470,000 jobs. 

As part of this widespread review the Region must complete a Municipal Comprehensive 

Review (MCR), a detailed study that will result in a long-term growth analysis, intensification 

strategy and employment lands strategy. Following this, the Region will complete a land needs 

assessment identifying how much, if any, additional community or employment lands are 

needed within the Region to meet their growth targets. Based on this analysis, the Region will 

update mapping and revise policies through an amendment to the Official Plan.  

At this time, the municipal comprehensive review is ongoing; however, the Region expects to 

release a draft Land Needs Assessment shortly followed by policy amendments sometime next 

year. At this time no new draft policies have been released and therefore cannot be reviewed in 

the context of the enclosed proposal. If and when the policies are released, they can be 

reviewed but the proposed development will continue to be subject to the current Regional 

Official Plan 2031 as the new ROP is not expected to be approved by the Ministry until 

sometime after July 2022.    

3.2.2 Region of Waterloo Official Plan 2031 

The Region of Waterloo Official Plan 2031 was adopted by Council on June 16, 2009 but was 

subsequently appealed; those appeals were heard by the Ontario Municipal Board (OMB, now 

Ontario Land Tribunal) who issued a final decision on June 18, 2015.  

Furthermore, on June 27, 2018, Regional Council adopted By-law 18-035 to amend the Regional 

Official Plan 2031 (via Amendment No. 2). This amendment was completed as part of the East-

side Lands Stage 2 Lands Study and included the designation of 55 hectares of additional Urban 

Designated Greenfield Areas in Breslau, including the subject site. This amendment was 

appealed in its entirety; however, through a decision dated October 3, 2019, the Local Planning 

Appeal Tribunal approved all amendments (policy and mapping) as it relates to the Township of 

Woolwich and as a result, the subject site was officially re-designated as Urban Designated 

Greenfield Areas by the Regional Official Plan.   

The Region of Waterloo Official Plan 2031 (ROP) provides goals, objectives and policies that are 

meant to manage growth and land use to minimize impact on the social, cultural, economic and 

natural environment within the Region. Chapter two of the Plan provides direction on Shaping 

Waterloo’s Urban Communities, including Breslau in the Township of Woolwich. The ROP aims 
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to promote balanced growth by directing growth to the built-up areas and designated 

greenfield areas through the development of complete communities.  

The Regional Official Plan, through Regional Official Plan Amendment No. 2 (ROPA2) designates 

the subject site as Urban Designated Greenfield Areas (Figure 4). They are located directly north 

of a Planned Regional Road (Ottawa Street extension) and are identified as being within 

Wellhead Protection Areas 2 and 5 (Figure 7). Section 2.D states that within the Urban Area 

designation the majority of the region’s future growth will be directed to Urban Growth 

Centres, Major Transit Station Areas, Reurbanization Corridors, Major Local Nodes and Urban 

Designated Greenfield Areas. The subject site is identified as an Urban Designated Greenfield 

Area and is therefore meant to support growth through the creation of a complete community. 

In general, it is expected that the site will be planned to create a more compact urban form 

with a greater mix of housing in proximity to employment and services. 

Polices outlined in Section 2.D.1 provide direction for areas meant for growth such that they 

are 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 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; 

(d) Protects the natural environment, and surface water and groundwater resources; 

 

Although Breslau is not currently serviced by regional transit the Region encourages transit 

supportive design elements being incorporated into subdivision design. The Subject site 

provides a grid-like road pattern and pedestrian connections ensuring easy access throughout 

the site and towards the future Ottawa Street extension and Woolwich Street. This ensures 

easy access over the long term should transit be provided along the proposed corridor.  

 

As noted above, the site is identified as “Urban Designated Greenfield Areas” (outside of the 

built-boundary, as designated by the Province) and are meant to accommodate growth. Policy 

2.D.17(b) specifically outlines that (i) areas servicing primarily a residential function will meet or 

exceed a minimum density of 55 residents and jobs combined per hectare and in all cases 

“densities will be measured on average over the entire Urban and Township Designated 

Greenfield Areas of the region in accordance with the methodology established by the 

Province, which excludes only provincially constrained environmental areas.” Furthermore, 

development in Urban Designated Greenfield Areas will be planned to establish a network of 
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sidewalks, community trails to provide safe and convenient linkages within and outside of the 

neighbourhood and discourage the use of noise attenuation walls and berms through the use of 

passive noise attenuation measures (in accordance with Policy 2.G.15).  

 

The proposed subdivision has been designed to provide a number of direct connections via 

trails, sidewalks and a grid-like road pattern to encourage safe and convenient passage through 

the site and noise attenuation, required only if/when the Ottawa Street extension (over the 

Grand River) proceeds, has been designed to fit within the character of the existing 

neighbourhoods (specifically, noise attenuation fencing is required where rear yard outdoor 

living areas abut the road (side yards); fencing will be designed to look and feel just like 

standard neighbourhood fencing).   

 

The Riverland subdivision, including the subject lands, are expected to meet minimum density 

targets as established through Policy 2.D.17.b).i) as outlined in Table 3 below. Specifically, the 

proposed subdivision has a density of 56.47 people and jobs per hectare. The density currently 

contemplated for the Riverland Area 2 subdivision (Phase 1-4) is 59.38 people and jobs per 

hectare; however, the addition of Phase 5 to the Riverland Area 2 subdivision, as proposed, 

results in a small reduction in overall density for the Riverland subdivision to 58.83 people and 

jobs per hectare; the overall density remains above the Region’s minimum density target of 55 

residents and jobs combined per hectare over the entirety of the Urban Designated Greenfield 

Areas and therefore meets the intent of Policy 2.D.17b.  

Table 3: Region of Waterloo Density Calculation and Comparison:  

                Riverland Area 2 Phase 1-4 vs. Riverland Area 2 Phase 1-5  
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In Section 2.G, the ROP provides General Policies for Urban Development related to, among 

other subjects: Major Urban Greenlands (that support the maintenance and growth of these 

systems), Land Use Compatibility (meant to prevent or minimize potential adverse effects 

between sensitive land uses and potentially incompatible uses (for example, some industrial 

and employment uses)) and Noise from Transportation Sources (requires noise study to 

determine mitigation (if any) required to minimize impact).   

The proposed subdivision is located adjacent to a Core Environmental Feature (woodlot 

adjacent to the Grand River), near existing industrial lands, and adjacent to a future Regional 

Road and as such additional studies have been completed to ensure compatibility can be 

achieved. These reports are discussed in more detail in Section 5.0 below and identify that 

minor noise mitigation is required to address modest exceedances related to transportation 

noise generated, or expected to be generated in the future, in the area and no air quality or 

vibration concerns are expected to impact the proposed subdivision.  

Through Section 3, Livability in Waterloo Region, the Region provides guidance on how to plan 

to create vibrant urban and rural places by encouraging an appropriate range and mix of 

housing choices, increasing transportation opportunities for pedestrians, cyclists and transit 

users, and to encourage environmental stewardship.  

The proposed subdivision has been thoughtfully designed to preserve and protect a 3.56 ha 

environmental block (including wetlands and their buffers), provide additional buffer to the 

adjacent Core Environmental Feature, incorporate a range and mix of housing types and lot 

sizes, a road pattern that provides easy and quick connections for pedestrians and cyclists 

throughout the community and homes will be designed with energy saving tools above the 

base Ontario Building Code Requirements.  

Section 5, Addressing Waterloo Region’s Infrastructure Needs recognizes the need to plan for 

future growth. The proposed subdivision is located directly north of the proposed Ottawa 

Street extension (Figure 7), a proposed regional corridor meant to extend the existing Ottawa 

Street eastward over the Grand River to Fountain Street. The proposed subdivision has 

responded to the potential regional corridor providing connections and mitigation, as needed, 

to address any future possible noise concerns. Finally, the subject site will make good use of 

existing and proposed municipal servicing (water, wastewater and stormwater) maximizing 

investments made by the Region and Township.  

Chapter 7, The Greenlands Network, provides direction on how the Region plans to work with 

Municipalities, the Grand River Conservation Authority and private landowners to “maintain, 

enhance and restore a comprehensive Greenlands Network within the Region”. The proposed 

subdivision is located directly adjacent to a Core Environmental Feature and the Grand River. In 
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support of the proposed development, a scoped Environmental Impact Study was prepared by 

WSP and determines that the development is appropriate and will not result in adverse 

environmental impacts on the feature and its ecological functions. Furthermore, it and other 

supporting studies conclude that the proposed subdivision does not negatively impact the 

wetland feature being preserved on site. The scoped Environmental Impact Study is enclosed 

with this application and summarized in Section 5.0 below.  

Chapter 8, Source Water Protection provides policies designed to minimize risk to the Region’s 

supply of drinking water and identifies Source Water Protection Areas (Figure 7) that divide risk 

associated with specific land uses into four different categories (Categories A, B, C and D). The 

subject site is identified as WPSA 2 and WPSA 5.  

As the proposed development is on full municipal servicing lands identified as WPSA 2 must 

comply with Policy 8.A.12.d); likewise, lands within WPSA 5 may be permitted subject to Policy 

8.A.4. A stormwater management study and addendum were completed in support of 

development of the subject site. These reports confirm that a site-wide water balance was 

prepared and satisfies policies of the GRCA, Region and Township.  Both the Stormwater 

Management Report (2016) and Addendum (2021) are enclosed with this submission and 

summarized further in Section 5.0 below.  

It is our professional opinion that the proposed subdivision conforms to the Region of Waterloo 

Official Plan 2031.  

3.2.3 Township of Woolwich Official Plan 2021 (Not yet in Force) 

On September 21, 2021, Council of the Township of Woolwich passed By-law 55-2021 to adopt 

a new Official Plan (2021; New OP) and repeal the current Official Plan (2012; Current OP), 

except as it relates to lands that are subject to Deferrals No. 1, 2, 3 and 4. The New OP is the 

result of a scoped review of the Current OP meant to bring it into conformity with the Provincial 

Policy Statement, Planning Act, and Growth Plan, which all recently underwent reviews and 

revisions as well as the Region of Waterloo Official Plan 2031 that was approved in 2015.   

A comprehensive review of the New OP can be found below; however, the New OP adopted by 

Council in September has not yet been approved by the Region and is therefore not yet in force 

and will not apply to the enclosed application. Nonetheless, it outlines the Township’s current 

approach to planning for growth and development and as outlined below, the proposal 

conforms with the intent of the New Official Plan.  

The New OP currently designates the subject site as Rural Area, outside of the Settlement Area 

Boundary; this designation, and current Settlement Area Boundary does not reflect ROPA2, that 

adjusted the Breslau Urban Area Boundary and designates the subject site as Urban Designated 



Riverland Area 2 Phase 5  January 2022 

For Riverland Area II GP Ltd. 

Armstrong Planning & Project Management  Page 17 of 36 
 

Greenfield Areas. The enclosed Official Plan Amendment is meant to bring the Township Official 

Plan into conformity with the Region of Waterloo Official Plan and furthermore to designate 

the lands Residential Neighbourhoods and Natural Heritage Framework and reflects the existing 

designation for the proposed Riverland Area 2, Phase 5 subdivision.  

The New OP provides a planning framework meant to guide future growth and development in 

the Township to 2031 generally directing growth to Urban Areas, Township Urban Areas and 

Rural Settlement and Employment Areas. Growth outside of these areas (within rural or 

Countryside areas) is largely restricted. Breslau is identified as the only Urban Area, apart from 

the Stockyards area) in the Township of Woolwich; Elmira and St. Jacobs are Township Urban 

Areas (as per New OP Map 5.1 and 5.3, Figure 8). Lastly, policies in the New OP state that 

growth must be appropriately staged and prioritized to (1) accommodate growth in a gradual 

and controlled way; (2) integrate land use planning, infrastructure and public service facilities 

such that growth does not exceed planed capacities; and (3) support the achievement of 

complete communities (Policy 3.11).  

Policies in Section 5.4.1 reflect those outlined by the Region in ROP Policy 2.D.1. Through these 

policies the Township requires that development within the Breslau and Stockyard Urban Areas 

be planned in a manner that supports the Township’s structure, uses municipal water and 

wastewater systems, contributes to the creation of complete communities, protects the natural 

environment and conserves cultural heritage resources.  

The proposed subdivision makes use of existing and planned services (water, wastewater and 

stormwater), protects and preserves the natural environment and supports the Breslau 

community (a complete community) by providing additional residents to suppor the existing 

retail, commercial and employment uses, provide additional lands to the school board and 

provide a surplus of parkland. The proposed subdivision meets the intent of Policy 5.4.1.  

Furthermore, Section 5.7 provides guidance by the Township on planning for Designated 

Greenfield Areas. The subject site is identified as a Designated Greenfield Area and establishes 

a network of continuous sidewalks, safe and convenient linkages to the existing and planned 

Riverland subdivision and broader area and provides required linkages and conveniences to 

support walking and cycling throughout the neighbourhood.  Minor noise attenuation is 

required along the future Ottawa Street extension; however, it will be designed to reflect 

standard rear and side yard fencing and to fit well within the existing and planned character of 

the neighbourhood.  

Policy 5.7.4d) states that development proposed within Designated Greenfield Areas in Breslau 

and the Stockyards primarily serving a residential function must meet an average density of 55 

people and jobs combined per hectare. Table 3 above outlines the density in the proposed 
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Phase 5 subdivision (56.47people and jobs per hectare) as well as the ultimate density 

proposed for the Riverland Area 2 Phase 1 to 5 subdivision (58.83 people and jobs per hectare). 

This exceeds the Townships minimum density target for Designated Greenfield Areas and 

supports the objective of Policy 5.7.4.d.  

Section 5.9 of the New OP outlines when expansions may be considered to the Urban Area. As 

previously discussed, the enclosed Official Plan Amendment proposes a technical amendment 

that will adjust the Settlement Area Boundary to reflect the Region’s recent urban boundary 

expansion approved through their ROPA 2. As a result of the Region’s current land use 

designation for the subject site (Designated Greenfield Area) and enclosed Official Plan 

Amendment application meant to bring the Township’s Official Plan into conformity, the 

remainder of our report will review conformity with policies in Chapter 7, Settlement Patterns 

and not on Chapter 6, Countryside.  

Chapter 7, Settlement Patterns, Section 26, provides specific policy and direction on the Breslau 

Urban Area. Breslau is identified as an Urban Area and is considered a “General Urban 

Settlement” under Section 7.1.1c). Section 7.4.1.2 outlines that Residential and Ancillary Uses 

Designations are meant to support the needs of a residential neighbourhood and may include 

home occupations, schools, churches, parks and neighbourhood commercial uses. The 

proposed subdivision is primarily low density residential with some townhouse blocks, a school, 

a park and open space; these uses all “fit” within the permissions granted through this policy. In 

addition to Residential and Ancillary uses, it is also planned to protect some lands through an 

“Environmental Protection” designation which is proposed on certain open space lands 

adjacent to the existing Core Environmental Feature as well as on the wetland block (Block 19). 

No development is planned within lands identified as Environmental Protection.  

The enclosed Official Plan Amendment application requests that certain lands be designated 

Low/Medium Density Residential. These lands promote and support primarily low density 

residential with some medium density, in the form of townhouses (Policy 7.4.2).   

Section 7.5, Settlement Housing Policies, further defines the range and mix of housing types 

permitted within the Low Density Residential Uses (single detached dwellings, ranging between 

12-20 units per gross residential hectare; 7.5.1.1a). New low-density residential uses may be 

permitted if (1) the site is adequate in size and configuration; (2) it has access to adequate 

servicing infrastructure and facilities; (3) it has access to (or provides) sufficient neighbourhood 

amenities such as parks, institutional services and recreational facilities; and (4) the proposed 

garages for low density uses provide an appropriate setback to the front property line to allow 

sufficient parking on-site (preventing displacement onto public roads; Policy 7.5.1.1d).  
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Likewise, Policy 7.5.1.2 provide direction on medium density uses such as Townhouses. 

Specifically, new medium-density residential uses may be permitted if, in addition to (1) to (4) 

identified above and outlined by Policy 7.5.1.1.d they are compatible with the surrounding land 

uses (7.5.1.2b) and if the medium density use is Townhouses, they should not be joined in 

groupings of more than eight (8) units in a row (7.5.1.2c)).  

The proposed development provides an appropriate range and mix of housing type, is 

compatible with the neighbourhood, has access to existing and proposed servicing, provides 

lots that are adequate in size and configuration for the proposed use, can make use of 

neighbourhood amenities and can provide the minimum required parking as outlined in the 

Township of Woolwich Zoning by-law 55-86. In addition, townhouses are not proposed in 

groupings of more than eight (8) units in a row.  

Policy 7.6.21 of the New OP states that:  

“Until inclusionary zoning policies are established in this Plan as per Section 9.2.3, future 

Greenfield Area developments within Urban and Township Urban Areas are encouraged 

to provide, as part of their housing stock, some amount of affordable housing as defined 

in Chapter 20 and in accordance with Section 9.2 of this Plan, and where possible 

accessible/barrier free. The Township may consider innovative financial arrangements 

or other tools noted in Section 9.2.1j) to encourage the provision of affordable housing 

within Greenfield Area developments”.  

The proposed development provides a range and mix of housing types and lot sizes, including 

6.0 townhouse lots, 8.2m, and 10.4m single detached lots providing a range in affordability of 

product.  

Section 7.9, Sustainability and Design Policies, states that Urban Areas, including Breslau, will 

“maintain a greater sense of community, manage future growth, be sensitive to the existing 

community” and emphasizes the desire to remain distinct from adjacent urban municipalities. 

The proposed development adds to and extends the high-quality design under construction 

within the adjacent Riverland subdivision; it integrates housing types with the existing 

community, represents an efficient use of land and supports the natural environment. In 

addition, as a general policy, Empire Communities incorporates green-design into their homes 

where possible and desired by the purchaser (for example, EnergyStar appliances, low flow 

fixtures etc.).  

Section 7.26 Settlement Plan, Breslau Urban Area, provides specific policies as they relate to the 

Breslau Urban Area. The purpose of this section is to provide a clear framework for growth 
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specifically within the Breslau Urban Area in a way that balances development through 

phasing/staging strategies (policies) that can respond to fluctuations in the market.  

Section 7.26.2.1 provides parameters for growth in Breslau requiring that growth shall be 

planned on the basis of full municipal services (water and wastewater) and an appropriate 

transportation network and Section 7.26.2.2 provides general staging policies that are meant to 

ensure the minimum density target of 55 people and jobs per hectare is met through a cost 

effective and orderly manner.   

Land-use specific staging policies provide more detail as to the planned rate of growth. Policy 

7.26.2.3b) states that the Township expects Breslau to grow at a rate of approximately 375 new 

dwelling units per three-year period (or 125 new units per year); this growth rate represents 

growth in Designated Greenfield Areas only. It is not meant to limit the rate of intensification. 

Through this, the Township will monitor growth to ensure its staging objectives are achieved 

and may adjust allocation if adopted through a resolution of Council. The proposed 

development represents a maximum of 130 units and proposes a build-out of +/- 75 units per 

year.   

Policies under Section 7.26.3 provide direction on Natural and Cultural Heritage Resources. 

These policies are meant to preserve, protect and where possible restore the ecological 

structure throughout Breslau, limiting uses, and minimizing impacts. Policy 7.26.3.3 l) notes 

that development applications for adjacent lands (lands that are contiguous to and within 90m 

of any lands within the Environmental Protection designation) may require the submission of an 

Environmental Impact Statement. In support of the proposed application, a scoped 

Environmental Impact Statement (EIS) was prepared based on a Terms of Reference submitted 

to and approved by Region and Grand River Conservation Authority in September 20211. 

This scoped EIS establishes the edge of the feature and required ecological buffer, identifies 

strategies to minimize, through avoidance or mitigation, the impacts associated with the 

proposed development. The scoped EIS is enclosed as part of this application and is 

summarized in Section 5.0 below.  

Section 7.26.5 provides direction on how the Township intends to ensure that all growth in 

Breslau includes the provision of a full range and mix of housing types and densities. The 

proposed subdivision represents the final piece of the Riverland subdivision and specifically 

provides a range and mix of dwelling types and lot sizes in the form of townhouse and detached 

 
1 As approved by:  

1. Dave Welwood, Region of Waterloo via email on November 8, 2021; and  
2. Trevor Heywood, Grand River Conservation Authority via email on October 6, 2021. 
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homes. The proposed subdivision, extends the existing Riverland community which, as a whole, 

provides an appropriate range and mix of units including the recent development proposal for 

Block 53 that contemplates the provision of 146 standard, rear lane and stacked townhouses. 

This entire block (all 146 units) is intended to be a rental compound that also includes 15 

affordable rental units. The Riverland subdivision offers a wide range of unit types, lot sizes and 

tenures and represents an appropriate built-form and housing mix for the Breslau Urban Area.   

Policies for Residential Uses are outlined in Section 7.26.5.6; the proposed amendment 

designates residential lands on the subject site as Low/Medium Density Residential which 

supports a range of uses including detached dwellings and townhouse dwellings that must be 

compatible with the existing and planned context of the neighbourhood.  The proposed 

development is sympathetic to the form and character of the existing neighbourhood 

(7.26.6.4c). Road design reflects the unique nature of the site and has incorporated one cul-de-

sac, meant to maximize future design flexibility for the Ottawa Street extension (over the Grand 

River), and one crescent. The crescent is a window road (supported by Policy 7.26.6.4.e) and 

minimizes the number of connections to the Ottawa Street extension (future Regional Road) 

while ensuring pedestrians maintain direct access to sidewalk facilities proposed within the 

future Ottawa Street right-of-way. It is our professional opinion that the cul-de-sac and crescent 

incorporated into the design of the proposed subdivision meet the intent of policy 7.26.6.4.d.   

Finally, Section 7.26.10.3 provides direction as it relates specifically to Site Specific Policy Area 3 

(Riverland) and outlines the proposed staging policies approved for the build-out of Riverland 

Area 2 subdivision (File No. 30T-13701). Through this application, and further to discussions 

with Township staff, staging for the proposed subdivision is suggested to be 75 units per year, 

or 225 units over three years (this staging reflects the recent Council Resolution for Riverland 

Area 2 Phase 3 and 4, attached as Appendix C to this report).   

The proposed development represents a thoughtful and appropriate extension of the Riverland 

subdivision. It provides a mix and range of residential uses (townhouses and single detached), 

complimentary neighbourhood uses (school block, parks and walkway) and preserves and 

protects natural heritage features on site.  

Appendix A (Official Plan Amendment) outlines the land use designations proposed for the site 

as well as policy changes needed to support the proposed development.  

Chapter 8, Economic Policies provides direction on how the Township is planning to support its 

long-term economic development and competitiveness. Policies support a balanced approach 

to growth that is well managed and responsible; making best use of Township resources and 

capital investments. The proposed development represents balanced growth that depends on 

existing and planned infrastructure and public service facilities.  
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Chapter 9, outlines General Housing Policies that aim to ensure the Township can offer a 

complete range and mix of housing opportunities for existing and future residents. Policy 

9.2.1a) suggests that, where appropriate, development applications include a minimum 30% of 

dwelling units in forms other than single and semi-detached dwellings (such as townhouses and 

multi-unit residential units). The proposed development includes up to 46 of 130 proposed 

dwellings as townhouses, representing 35% of the total dwelling units proposed in a form other 

than single and semi-detached2.  

Chapter 13 provides policies on Environmental Protection and Stewardship within the Township 

and generally directs that new development and existing land owners manage land such that 

environmental features within the natural heritage system are maintained, enhanced and, 

where possible, restored. Lands adjacent to the subject site are designated Core Environmental 

Features and as being part of Well Head Protection Area 2 and 5 (Figure 9). As previously 

identified, and as required by policy 13.7.5, a scoped EIS was completed in support of the 

enclosed applications and confirmed the boundaries of on-site natural heritage features. These 

boundaries and recommended buffers were incorporated into the plan and have resulted in the 

enhancement of the Core Environmental Feature and the preservation of certain wetlands on 

and adjacent to the site. As part of the subdivision design, a 15.0m wide linkage and safe 

crossing (below grade) is proposed to create a connection between the wetland block (Block 

19, Figure 6) and the Core Environmental Feature (to the west of the subject site).  

Chapter 14, Strong and Healthy Community Policies recognizes that building strong and healthy 

communities is critical to the Township’s economic success and quality of life. The Township 

will endeavour to do its part to secure funding for the provision of public service facilities, 

support clean air and energy conservation. The proposed subdivision incorporates compact 

built-form with a grid-like street pattern, provides linkages for pedestrians and cyclists, provides 

access to walking trails, public parks and significant woodland and encourages residents and 

community members to take advantage of the various amenities to improve their general 

health and wellbeing.  

Chapter 12, Transportation Policies provides general guidance on how to prioritize 

infrastructure planning and investment in the Township that will best accommodate forecasted 

growth. The proposed subdivision makes connections to the Ottawa Street extension, a 

 
2 Note that although the proposed development conforms to this policy, it is a proposed policy and not yet in force 
however it shows the intent of the Township is to encourage higher levels of smaller non-detached or semi-
detached dwelling units in Urban Areas. The enclosed Official Plan Amendment requests a change to policies of the 
Current OP that will allow medium densities within the Low/Medium Density Residential designation to exceed 
20% and is in line with Adopted by not in force Policy 9.2.1a if the New OP. 
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proposed regional road, and completes a network of collector roads within the existing 

Riverland subdivision (Andover Drive and Shallow Creek Road).  

Chapter 16, Utilities, states that all new development will be provided with adequate and 

effective water and wastewater, waste management and storm water facilities and that this 

infrastructure is essential to the viability of the Township. The proposed subdivision has access 

to existing and planned water, wastewater and stormwater facilities (all municipal services) and 

represents a sustainable approach to designing for growth.  

Policies in Chapter 17 are meant to provide guidance and direction on how the Township plans 

to support and achieve the development of complete communities in such a way that land, 

resources and public investments are optimized and requires that investments are coordinated 

in such a way that they are maximized over the long term. The proposed subdivision supports 

the fulsome use of existing and proposed servicing (maximizing benefit from capital 

investments) and will pay development charges (at time of building permit issuance) meant to 

support the increased demand on servicing and other municipal facilities created by new 

growth.    

In our professional opinion, the proposed Official Plan Amendment (including amendments to 

the policy and mapping) is consistent with growth policies outlined by the Province (Provincial 

Policies Statement and Growth Plan), conforms to the Region of Waterloo Official Plan 2031 

and conforms to the general intent of the Township of Woolwich New Official Plan. 

3.2.4 Township of Woolwich Official Plan (Consolidated to July 31, 2012; In Force) 

The current, in force, Township of Woolwich Official Plan (OP) was adopted by Council on 

October 24, 2000 and it was approved by the Region of Waterloo on May 8, 2002; it was last 

consolidated in July 2012.  

The OP identifies the subject lands as Rural, outside of the Breslau Settlement Area Boundary; 

however, the enclosed Official Plan Amendment application is meant to bring the OP into 

conformity with the Region of Waterloo Official Plan 2031 Amendment No. 2 (ROPA2) and 

designate the lands as Residential Neighbourhoods and Natural Heritage Framework (through 

revision to Schedule 7.26A) and Low/Medium Density Residential, Environmental Protection, 

Open Space, and Institutional (through revision to Schedule 7.26B). This report will review the 

proposed official plan amendment, zoning by-la amendment and draft plan of subdivision for 

conformity with ROPA 2 and the proposed land use designations as described in the Township 

Official Plan. The proposed Official Plan Amendment is included as Appendix A to this report.  

The intent of the OP is to provide a framework for growth and development in the Township in 

a manner that supports the creation of complete communities while recognizing and 
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responding to the unique attributes of both rural and urban areas. Through this Plan, growth is 

generally directed to Urban and Township Settlement Areas and is discouraged on rural, 

agricultural lands.  

Through Chapter 5, the Township aims to protect and preserve lands for food production while 

providing for moderate urban growth within defined Settlement Areas; Chapter 7 provides 

direction for lands within defined Settlement Areas.  

The OP identifies three distinct Settlement types, including Urban Settlements, that are meant 

to contain a range of uses and are intended to accommodate growth. Breslau is identified as a 

Settlement Area on the Land Use Location Map (Figure 10; Chapter 6, OP). The proposed 

development is in keeping with this directive (Policy 7.1.1c) and introduces a mix of residential 

and community uses that support neighbourhood growth. Policy 7.1.4 provides direction and 

details as to what components are to be considered when developing a Settlement Plan; 

responding to these factors is intended to result in a detailed growth strategy for the identified 

Settlement Area that responds to local conditions including location, access to municipal 

servicing, need for and access to community facilities, open space and natural heritage 

features.  

Section 7.5 provides principles of design meant to ensure development of new homes, parks, 

public facilities and other non-residential uses maintain the “small town” character of the 

existing settlements. The proposed subdivision follows the Breslau Urban Design Guidelines 

(Section 7.16) and site-specific Urban Design Guidelines included as part of this application.  

Section 7.16 is a Settlement Plan for the Breslau Settlement Area, meant to provide detailed 

land use plan and policy framework to guide growth and development within the Breslau Urban 

Area supporting the creation of a complete community with a variety of land uses including a 

full range of housing types (7.16.1.2). It also intends to manage growth in a way that respects 

existing residents, is logical, efficient and cost effective.  

As previously identified the Official Plan Amendment application, requests the lands be re-

designated from Rural to Low/Medium Density Residential, Open Space, Environmental 

Protection and Institutional (Figure 11).  

Section 7.16.2.1 states that growth within the Breslau Settlement Area is expected to be on full 

servicing including municipal sewer, water and stormwater management facilities, and an 

appropriate transportation network (7.16.2.1d). The proposed subdivision has access to existing 

and planned municipal services (by way of the approved Riverland Area 2 subdivision, File No. 

30T-13701) and makes best use of existing and planned investments.  
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In order to ensure growth in Breslau is well managed and appropriate, Section 7.16.2.2 & 3 

outline staging objectives requiring a minimum density target that must be met in all new 

development (over all of the Designated Greenfield Area in the Township) but also, annual 

residential staging limits of approximately 375 new dwelling units over each three (3) year 

period (125 dwelling units or 343 people per year).  

Section 7.16.3 provides direction on planning to protect Natural and Cultural Heritage 

Resources. The subject site is directly adjacent to a Core Environmental Feature and the Grand 

River and, as outlined in the scoped Environmental Impact Statement, provides some additional 

lands meant to increase the buffer of the existing feature. In addition, Block 19 of the proposed 

subdivision is being preserved as a wetland feature block that preserves 5 wetlands and their 

buffers.  

The subject site is designated as Wellhead Protection Sensitivity Area (WPSA) 2 and 5 as 

identified by the Region’s Map 6b (Figure 7); the proposed subdivision complies with policies in 

Chapter 8, Source Water Protection of the Regional Official Plan.  

Policies under 7.16.3.3, Environmental Protection Designation, are intended to identify, protect 

and enhance the natural heritage features and functions in Breslau. A scoped Environmental 

Impact Statement was completed by WSP (enclosed with this application and summarized in 

Section 5.0 below); it has identified the edges of natural heritage features on site and 

recommends appropriate buffers meant to preserve and protect them from anthropogenic 

encroachment. Figure 12 (see scoped EIS by WSP enclosed with this application) identifies 

natural heritage features on site, including the Core Environmental Feature (CEF), five (5) 

surveyed and unevaluated wetlands, as well as their recommended buffers (10m for CEF and 

15m for wetlands). In protecting the natural heritage system on site, the proposed subdivision 

conforms to policies of Section 7.16.3.3).  

Section 7.16.5, aims to ensure new development provides a full range and mix of housing types, 

densities, and lot sizes. The proposed development incorporates a good range of detached lot 

and home sizes as well as up to 46 townhomes providing options for home size and 

affordability for new residents.  These forms fall into Low Density Residential uses (single 

detached homes) and Medium Density Residential uses (townhouses); each must meet specific 

density requirements. For example, Low Density Residential must range from 12-20 units per 

gross residential hectare and Medium Density Residential must range from 20-50 units per 

gross residential hectare.  
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Residential uses within the proposed subdivision meet these requirements as follows:  

Proposed Low Density Residential:   19.5 units per gross residential hectare 

Proposed Medium Density Residential:  30 units per gross residential hectare 

All residential uses within the proposed subdivision have easy access to parks, trails and an 

elementary school block and benefit from the grid-like road pattern that supports direct 

transportation routes throughout the subject lands.  

As previously discussed, the proposed subdivision provides a variety of uses that support the 

development of a complete community including residential, open space, parks, and an 

elementary school block complimenting the existing Riverland subdivision and Breslau as a 

whole.  

Section 7.16.6.4 states that “Medium density residential uses in accordance with Chapter 

7.16.5.6, up to a maximum of 20 percent of the total number of dwelling units within the 

contiguous area of the Designation” are permitted within lands designated Low/Medium 

Density Residential Designation. The proposed subdivision includes up to 46 townhouse 

dwellings out of a total maximum 130 dwellings. This represents 36.8 percent; however, the 

when completing the calculation based on the contiguous lands outside of the built-boundary 

(i.e. including all of Riverland Area 1 and Riverland Area 2 subdivision lands designated 

Low/Medium Density Residential) medium density residential land uses represent 27.8% of the 

overall dwelling units.  This is greater than what is currently permitted by the Official Plan and 

has been incorporated into the Official Plan Amendment application as incorporating a higher 

number of medium density uses is an integral component of the overall strategy to meet and 

exceed the minimum density target as established by the Province, Region and Township. 

Furthermore, this supports the Township’s current strategy outlined in the New OP (under 

Section 9.2.1a) that requires, where appropriate, a minimum of 30% of all dwelling units within 

new developments greater than 2 hectares to be planned for unit types other than single and 

semi detached (for example, townhouses and multi-unit residential).   

Official Plan policies encourage the use of through streets and limit, where possible, the use of 

cul-de-sacs (Policy 7.16.6.4d). The proposed site is unique in that it is the remaining portion of 

lands north of the Ottawa Street extension and south of the approved Riverland subdivision. A 

cul-de-sac and crescent have been proposed as required to minimize connections to the 

proposed regional road prioritizing road safety and maximizing flexibility for the future bridge 

design. As apparent on the draft plan of subdivision, pedestrian and cyclist connections from 

the adjacent right of ways to the proposed regional road are maintained (only vehicular access 

is prevented).  



Riverland Area 2 Phase 5  January 2022 

For Riverland Area II GP Ltd. 

Armstrong Planning & Project Management  Page 27 of 36 
 

A final component of the subdivision is the proposed elementary school block and open space 

lands. The proposed school block (Block 16) is meant to complete the existing school block that 

was approved and in Riverland Area 2 (Phase 1) and is now open as St. Boniface Catholic 

Elementary School and the adjacent Park and Walkway Blocks (Block 17, 18, 21 and 22) build on 

the existing Greenlands network in the greater Riverland subdivision and although no parkland 

dedication is required for these lands (parkland dedication was previously fulfilled as outlined in 

an email dated October 12, 2007 and attached as Appendix D), 0.51 hectares of new park is 

being proposed.  

General Housing Policies are outlined in Chapter 9 of the OP and are meant to encourage the 

provision of a broad range of housing to meet the needs of existing and future residents of the 

Township while maintaining the “small town feel”. These policies also direct the majority of 

growth to Urban Areas and Township Urban Areas and support only a limited amount of growth 

within the Township’s Rural Settlement Areas. Riverland Area 2, Phase 5 is within the Breslau 

Urban Area and provides a range and mix of unit types and lot sizes.  

Chapters 10 and 13 provide direction on Open Space and Environmental Stewardship within the 

Township. These policies state that Open Space should be included as part of a balanced 

recreational program existing and proposed throughout the Township and that the natural 

environment should be protected, preserved and restored wherever possible. Policy 13.2.4 also 

states that the Township will work to acquire components of the Natural Habitat Network 

wherever feasible; the proposed subdivision has identified certain lands that will be conveyed 

to the Township to expand and protect the existing Natural Heritage Framework in Breslau.  

Chapter 15, Transportation Policy provides direction on public transit, rail, air and road 

networks throughout the Township. The proposed plan has been designed to limit the number 

of road connections to the proposed regional road (Ottawa Street extension) to two; these 

proposed connections are a minimum of 250m apart from each other to ensure safe turning 

movements are maintained. The road network is a modified grid that facilitates movement 

throughout the proposed subdivision and with the surrounding area. Finally, noise and 

vibration studies have been completed to identify what if any, impact noise generated by traffic 

may have on future residents. This report is enclosed as part of this application and is 

summarized below in Section 5.0.  

Lastly, policies in Chapter 16 support urban growth where necessary infrastructure utilities are 

present such as municipal water, wastewater and stormwater services. The proposed 

subdivision has access to existing and proposed full municipal services and maximizes use of 

existing and proposed investment in servicing.  
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In our professional opinion, the proposed Official Plan Amendment (including amendments to 

policies and mapping) is consistent with growth policies outlined by the Province (Provincial 

Policies Statement and Growth Plan), conforms to the Region of Waterloo Official Plan 2031 

and conforms to the general intent of the Township of Woolwich Current Official Plan. 

3.2.5 Township of Woolwich Zoning By-law 55-86 

The Township of Woolwich Zoning By-law 55-86, as amended, currently identifies zoning on the 

subject site as “A” Agricultural (Figure 13). In support of the proposed subdivision the enclosed 

Zoning By-law Amendment application requests that the lands be re-zoned as identified in 

Figure 13 to the following: 

1. Residential Mixed-High Density with Design Guidelines (R-5A);  

2. Residential Multiple with Design Guidelines (R-7A);  

3. Institutional (P);  

4. Open Space 1 (OS-1); and  

5. Open Space 2 (OS) 

The zones noted above will support the proposed low (detached dwellings) and medium 

(townhouse dwellings) density residential dwellings, elementary school, park and 

environmental protection areas as contemplated through the proposed draft plan of 

Subdivision. The modified zoning standards proposed for the subject site are consistent with 

zoning approved for the Riverland Area 2 Phase 1-4 subdivision (File No. 30T-13701), are 

appropriate to the context of the existing neighbourhood and support the Region’s density 

target of 55 people and jobs per hectare.  

3.2.6 Grand River Conservation Authority 

The Grand River Conservation Authority (GRCA) identifies seven (7) wetlands within the 

proposed development site (Figure 14). All of which are within the GRCA’s regulation limit; a 

permit will be required under Ontario Regulation 150/06 (Regulation of Development, 

Interference with Wetlands and Alterations to shorelines and Watercourses) prior to any site 

alteration within the regulated areas. Five (5) of the identified wetlands have been 

incorporated into an environmental block and are to be retained (Wetlands #1, 2/3, 4, 6/8, 7; 

Block 19) and two (2) wetlands (#9/10 and #12) are proposed for removal (see scoped EIS 

report, Figure 2 for Wetland identification). 

A scoped Environmental Impact Statement (EIS) was prepared in support of the proposed 

development and it demonstrates that no negative impacts on the identified natural features or 

their ecological functions is expected following the proposed site alteration. The scoped EIS is 

enclosed as part of this application and summarized below in Section 5.0.  
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4.0 OTHER CONSIDERATIONS 

4.1 Land Use Compatibility 

The subject site is located east and west of lands designated and zoned for commercial and 

industrial uses and as a result, a land use compatibility study was completed to identify 

potential concerns between the proposed sensitive land use and adjacent employment lands.  

Compatibility was reviewed for potential impacts related to noise, odour, vibration and air 

quality by SLR Consultants (air quality) and by WSP (noise).   

Six (6) industries are located in proximity to the proposed development such that the site falls 

within their Area of Influence. These industries include:  

1. Safety-Kleen Canada Inc. (Class III Industry);  

2. CRH Canada Group Inc. (Class III Industry);  

3. Unit Precast Concrete Products (Class II Industry); 

4. Nedlaw Roofing Limited (Class II Industry);  

5. Reitzel Bros by AGS Environmental (Class II Industry); and 

6. Pre-Fect Fab Inc. (Class II Industry).  

Following detailed review of each facility SLR Consulting has concluded that the proposed land 

use is expected to be compatible with surrounding land uses from an air quality perspective. 

Likewise, WSP Group, completed detailed reviews of noise and vibration and determined that 

there are no compatibility concerns between the proposed residential use and employment 

lands. These reports are enclosed with this application and summarized in Section 5.0 below.  

4.2 Affordable Housing Report/Rental Conversion Assessment 

The proposed development consists of a mix and range of unit types and lot sizes that are 

designed to meet the needs of future residents. The variety of lot sizes and housing types offers 

different levels of affordability for future residents and varying household incomes.  

Housing product that is currently being proposed for construction within the Riverland Area 2 

Phase 5 subdivision includes townhouses and small, medium and large detached lots including 

6.1m wide (20’) townhouses and 8.2m, 10.4m and 11.6m wide detached lots (27’, 34, and 38’ 

respectively).  

The proposed development provides a range and mix of housing to support current and future 

housing needs of the Breslau community.  
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4.3 Agricultural Impact Assessment 

The proposed subdivision is located within an Urban Area (c/o ROPA 2) on what was previously 

the Forwell Aggregate Pit operating under license 5487. Ontario AgMaps3 identifies the soil on 

site as Unclassified (Gravel Pit), Class 2 (Burford Gravelly Loam), Class 3 (Kirkland Sandy Loam), 

and Class 4 (Granby Sandy Loam; Figure 15). All soils have been previously disturbed by the 

extraction process.   

The nearest agricultural lands are approximately 450m from the eastern boundary of the 

subject lands; however, these agricultural lands are also identified through ROPA 2 as Urban 

Designated Greenfield Areas and are located within the Urban Area designation (they are 

currently the subject of planning applications that, if approved, would support the development 

of a mixed-use subdivision). The nearest agricultural lands, apart from those identified as 

Designated Greenfield Area, are located outside of the Urban Area and are greater than 1km to 

the east of the site.  

Development of the subject site will not result in the removal of any farmland from the 

agricultural system, does not create fragmentation of agricultural lands and does not result in 

the loss of existing or future farming opportunities within the Township and Region. The 

proposed subdivision, if approved, will not negatively impact regional agricultural lands or 

agricultural practices.   

4.4 Park Facility and Fit Plan 

A 0.29 hectare park block (Block 17) and two small Vista Parks totaling approximately 0.22 

hectares (Blocks 21 and 22) are proposed in the draft plan of subdivision. These parks are over 

and above the parkland requirement and lands were previously dedicated to the Township as 

discussed previously in Section 3.2.4. The three parks as proposed will be graded and seeded 

and conveyed to the Township for programming as they see fit. As part of a second submission, 

and further to input from the Township, a Park Facility and Fit Plan can be developed and 

submitted for review and approval.  

4.5 Public Consultation Strategy  

The purpose of public consultation throughout the planning process is to provide information 

and details of the proposed development (including technical information used as the basis for 

professional recommendations and subdivision design) to all stakeholders impacted by or 

interested in the proposed development. Consultation should provide an open and safe 

 
3 AgMaps – Ministry of Agricultura, Food and Rural Affairs, 
https://www.lioapplications.lrc.gov.on.ca/AgMaps/Index.html?viewer=AgMaps.AgMaps&locale=en-CA  

https://www.lioapplications.lrc.gov.on.ca/AgMaps/Index.html?viewer=AgMaps.AgMaps&locale=en-CA
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environment for community members and other stakeholders to review, have dialogue and 

discuss the merits of the proposed development while taking into account the technical 

evidence provided to support the proposal.  

It is understood that restrictions due to the ongoing COVID-19 pandemic may impact our ability 

for face-to-face interactions and in-person community outreach and meetings; however, our 

goal remains unchanged: to encourage thoughtful, meaningful community engagement with 

those who may be impacted by or want to have their say on the proposed development.  

Empire Communities has been a part of the Breslau community for many years. They remain 

dedicated to building safe and valuable communities and hope to extend this commitment by 

making further investments into the final phase of the Riverland neighbourhood. Public 

consultation will focus on the appropriateness of the subdivision design within the community, 

built-form and massing, traffic, circulation, and parking, community connections and 

compatibility with adjacent land uses.  

The intended audience will include residents of the existing Riverland community as well as 

other residents of Breslau and area business owners.  

The communication and consultation strategy includes the following proposed engagement 

tools, methods and techniques:  

• One or more Public Notice Signs, posted on site in a location that is clearly visible from 

the adjacent subdivision; 

• A statutory public meeting will be held and all residents within 120m of the site will 

receive written invitation to attend/participate (due to the pandemic, this will be a 

virtual meeting);  

• The project team or Township will ensure information related to the proposed 

subdivision is readily available for review (via the Township’s Ongoing Planning Item’s 

webpage); and 

• Oral and written feedback will be collected and considered prior to submission of final 

plans.  

Public consultation is meant to ensure that all interested parties are given a chance to engage 

and provide input, raise concerns or make suggestions related to the proposed development. In 

our professional opinion, the public consultation strategy outlined above will ensure that the 

consultation process remains fair, open and transparent.  
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5.0 SUPPORTING DOCUMENTATION AND STUDIES 

In support of the Official Plan Amendment application, Zoning By-law Amendment application and Draft 

Plan of Subdivision application, in addition to this Planning Justification Report, the following materials 

have been completed and are enclosed for review:  

1. Archaeological Assessment (Stage 1 and 2) completed by Archaeological Assessments Ltd dated 

June 19, 2014; and Ministry Clearance Letter dated July 2014: 

a. On July 8, 2014, The Ministry of Tourism, Culture and Sport confirmed their satisfaction 

with the above noted report and confirmed that it had been entered into the Ontario 

Public Register of Archaeological Reports. The Stage 1 and Stage 2 assessment 

confirmed no archaeological potential on site.  

2. Environmental Impact Assessment (scoped) completed by WSP dated December 2021: 

a. WSP was retained to complete a comprehensive review of the ecological features and 

functions on site in support of a scoped Environmental Impact Study as approved 

through a Terms of Referenced signed off by Region and GRCA staff.  

b. This study includes discussion on mitigation and protection measures to ensure success 

of the environmental retention area and open space buffers associated with the Core 

Environmental Feature (see Section 6.0). As part of the overall Environmental 

Management Plan this report confirms that the recommended (and previously 

approved) feature setbacks continue to be appropriate on site. Furthermore, it 

recommends soil amendments (to improve overall soil coverage of the site), planting of 

nodal clusters of native species, removal of invasive/exotic species and selective wood 

vegetation cutting/removal to allow regeneration. In addition, they discuss 

enhancements including seedbank salvage, rootwad salvage, wildlife habitat 

enhancement, restricted access and signage.  

c. This study concluded that the proposed development can be undertaken as currently 

designed while protecting environmental features and their functions subject to certain 

mitigation measures (described above and in more detail in the enclosed report).  

3. Erosion and Sediment Control Plan completed by WSP dated December 2021; 

4. Functional Servicing Report Addendum, completed by WSP dated December 2021: 

a. WSP was retained to complete a Functional Servicing Report in support of the proposed 

development. A comprehensive review was completed and updated through an 

addendum to the original Functional Servicing Report completed in 2016 (WSP); this 

original report identified the “Future Lands”, now Riverland Area 2, Phase 5 lands, and 

the addendum is meant to ensure recommendations are up-to-date and conform with 

current policies. The Functional Servicing Report concludes that the proposed 

subdivision has no adverse impacts on the grading and servicing of the site and that the 

existing services within the Riverland area 2 subdivision, north and east of the proposed 

development have adequate capacity to support the site. 
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5. Geotechnical Investigation completed by SPL Consultants Limited dated January 2012: 

a.  SPL Consultants Limited was retained to complete a Geotechnical Investigation of the 

Riverland Area 2 subdivision, including the proposed Phase 5 lands. This report provides 

discussion and recommendation to support the detailed design of new roads and 

sewers, comments on requirements related to engineered fill and foundation controls.  

6. Hydrogeological Study by SPL Beatty dated January 2013:  

a. SPL Beatty was retained to complete a Hydrogeological Study meant to provide detail on 

site conditions, complete a water balance assessment, outline infiltration potential of 

the soils, complete a chloride impact assessment and Monitoring Programme.  

7. Hydrogeological Monitoring Program by WSP dated December 17, 2021:  

a. WSP was retained to complete a pre-construction groundwater monitoring program in 

support of the Riverland subdivision. This report identifies current monitoring locations 

throughout the Riverland subdivision (including Phase 5 lands), outlines monitoring 

frequency, groundwater level trends and surface water trends. Lastly it provides 

discussion on the potential need for dewatering during construction (may be required).  

8. Land Use Compatibility Study (Air Quality) completed by SLR dated December 2021: 

a. SLR Consulting (Canada) Ltd. was retained to complete a Land Use Compatibility Study in 

support of the proposed development to ensure compatibility between sensitive land 

uses and the commercial and industrial employment lands to the east and south east of 

the proposed development site. The assessment included a review of the major 

industrial facilities in the area and concluded that the proposed subdivision is 

anticipated to be compatible with the surrounding land uses from an air quality 

perspective and that the ability for surrounding industry to obtain necessary MECP 

permits and approvals should not be impacted.  

9. Noise & Vibration Study (stationary and traffic) completed by WSP dated December 2021: 

a. WSP was retained to complete a noise study as a component of land use compatibility in 

support of the proposed subdivision and reviewed the possible impact of existing and 

anticipated stationary and transportation related noises on the proposed residential 

uses. Following their review, WSP concluded that with minor noise mitigation (fencing 

adjacent to certain outdoor living areas flanking the future Ottawa Street extension) it is 

possible to develop the proposed subdivision in compliance with MECP’s noise guideline 

objectives presented in its guideline NPC-300. 

10. Stormwater Management Report (including Preliminary Drainage and Grading Plan) completed 

by WSP dated December 17, 2021: 

a. WSP was retained to complete a Stormwater Management Report, an addendum to the 

previous Stormwater Management Report submitted by MMM Group in 2016 and 

should be read in conjunction with the Functional Servicing Report. Following detailed 

design, WSP concludes that on site mitigation is required to address the water balance 

on site, that the stormwater management pond approved in Riverland Area 2, Phase 3 

has been sized appropriately to accommodate runoff from the proposed subdivision 

(Phase 5) providing adequate storage volumes for water quality, erosion and quantity 

control.  
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11. Source Water Protection Contamination Study c/o Environmental Condition Report by WSP 

dated March 2021 and Soil & Groundwater Investigation Report by WSP dated March 2021:  

a. The intent of a Source Water Protection Contamination Study is to understand the 

hydrogeologic and geochemical conditions on the subject site. This intent of this study is 

met through the completion of two studies (as noted above).   

The Environmental Conditions Report identifies actual and potential environmental 

concerns that relate to past and present on-site and off-site activities since filing of the 

Record of Site Condition in 2008 and identifies two potentially contaminating activities 

(PCA). The Soil and Groundwater Investigation Report was then completed following the 

results of the Environmental Conditions Report and assessed the PCAs on site. It 

concludes that it is not anticipated that the two identified PCA’s will result in 

impairment of soil or ground water quality on the subject site.  

12. Street Trees Planting Plan 

a. A Street Tree Planting Plan will be submitted as part of detailed design drawings. It is 

generally developed after at least one round of comments is received from Township 

and Region engineering reviews. Once there is a higher level of certainty as to where 

underground servicing and utilities will be located a street tree planting plan will be 

developed and submitted for review. Generally, the plan is to provide one street tree for 

all lots except, for corner lots where the target is 3 street trees per lot.   

13. A Draft Plan of Subdivision completed by Armstrong Planning & Project Management, dated 

November 11, 2021; 

14. Traffic Impact Study completed by WSP dated December 2021: 

a. WSP was retained to complete a Traffic impact study with respect to the proposed 

Riverland Area 2, Phase 5 subdivision. The traffic assessment completed by WSP 

investigated trip generation as a result of the proposed subdivision and its impact on 

circulation and movement within the existing community. In addition, at the request of 

the Township, it reviewed (1) two scenarios for future road network, including with and 

without a new bridge extending Ottawa Street over the Grand River and (2) demand for 

two all-way stops controlled intersections, one at Shallow Creek Road at Starlight 

Avenue and the other at Andover Drive at Starlight Avenue. The traffic report concluded 

that all study intersections will operate well with no constraint under both the future 

background and future total conditions, with or without the complete Ottawa Street 

extension over the Grand River. It also concluded that all-way stop controls are not 

needed at the two intersections investigated; however, consideration can be made at 

Andover Drive and Starlight Avenue given its proximity to and function as one of the key 

gateways to the St. Boniface Catholic Elementary School.  

15. Tree Inventory and Retention Plan, completed by WSP, Dated January 2022:  

a. A tree inventory and retention plan was developed to identify tree removals necessary 

to support development and site works of the proposed draft plan of subdivision.  
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16. Urban Design Brief, completed by Armstrong Planning & Project Management, dated December 

2021: 

a. Armstrong Planning & Project Management prepared an Urban Design Brief that 

provides a practical and flexible design vision to create an attractive, pedestrian-scaled 

and cohesive neighbourhood enhancing the overall health and vitality of the area and 

providing design guidelines to implement the vision. This brief outlines the community 

vision and objectives and provides direction on street trees, gateways and community 

entrances, street furniture, parks and open spaces, as well as design principles for 

residential architecture for low and medium density dwellings.    

17. Feature Based Water Balance, completed by Terra-Dynamics dated December 20, 2021:  

a. Terra-Dynamics was retained to complete a feature-based water balance of the 

proposed Ecological Retention/Enhancement Area (Block 19, Wetland Retention). 

Through this review they confirmed that intermittent surface water was observed at the 

wetlands following periods of above-average precipitation. There are no outlets or 

watercourses originating within the wetland block (Block 19); they are surface water 

depressions that promote infiltration. The report concludes that although development 

of the site will reduce the wetland surface water catchments, no negative hydrologic 

impacts to the wetlands are expected due to high infiltration rates. No additional water 

is required to be directed to the wetlands in order for them to maintain their hydrologic 

function.  

 

The intent of providing these materials is to ensure municipal staff and other commenting agencies have 

the relevant information and data necessary to complete a comprehensive review of the proposal such 

that they may respond with appropriate comments and/or questions in support of advancing the 

applications towards necessary planning approvals.  

6.0 CONCLUSION 

The Riverland Area 2 Phase 5 residential subdivision represents an appropriate build-out of the 

Designated Greenfield Area south of the existing Riverland subdivision and north of the proposed 

Ottawa Street extension.  

 

Provincial policies are in place to provide direction and guidance on matters of provincial interest as 

they relate to land use planning and development within the Province. They also provide the legislative 

authority to municipalities to approve official plan amendments, zoning by-law amendments and draft 

plan of subdivisions. The proposed Riverland Area 2 Phase 5 subdivision represents a logical extension of 

the existing neighbourhood, incorporates and extends the existing greenspace network and will 

maximize use of existing and proposed municipal infrastructure. The proposed Phase 5 subdivision 

includes a variety of land uses including residential lands, parks, open space and the final parcel needed 

to complete the new St. Boniface Catholic Elementary School that opened this fall (September 2019) and 

represents good and appropriate planning. 
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It is our professional opinion that the proposed Official Plan Amendment, Zoning By-law Amendment 

and Draft Plan of Subdivision applications represent good land use planning and are consistent with and 

have regard for provincial planning policies and objectives (the PPS and Growth Plan) and conform to 

the Region of Waterloo Official Plan and Township of Woolwich Official Plans(s).  
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TOWNSHIP OF WOOLWICH  

OFFICIAL PLAN AMENDMENT 

-DRAFT- 
 

PART A – PREAMBLE 

PURPOSE 

The proposed Official Plan Amendment adds approximately 10.62 hectares (26.24 acres) of land to the 

Urban Settlement Area, identifies specific land use designations for these lands and modifies certain 

policies to support increased density within the low/medium density residential designation.  

LOCATION 

This Amendment applies to the “Riverland Area 2, Phase 5” lands located south of the Riverland Area 2 

Phase 1-4 Subdivision (identified as the Forwell Lands by Policy 7.16.11.1) and north of the future 

Ottawa Street Extension proposed between the Grand River and Woolwich Street in the Township of 

Woolwich.  

BASIS OF THE AMENDMENT 

The proposed Amendment is meant to reflect the Region of Waterloo’s recent Regional Official Plan 

Amendment No. 2 (ROPA2) that brought certain lands, including the subject site, into the Region’s 

Urban Area Boundary. ROPA 2 identified the lands as “Urban Designated Greenfield Areas” and the 

proposed Amendment will bring the Township of Woolwich’s Official Plan into conformity with the 

Region of Waterloo Official Plan’s Urban Area designations.  

PART B – THE AMENDMENT 

The Amendment consists of the following amendments to MAPPING:  

1. Amendment to Schedule A: Urban Area Settlement Plan, Urban Structure – Breslau, to adjust 

the Township’s Settlement Area Boundary to reflect the Region of Waterloo Urban Area 

Boundary and to identify lands now within the revised “Settlement Area Boundary” as 

“Residential Neighbourhoods” and “Natural Heritage Framework” as shown on Schedule ‘A’ of 

this Official Plan Amendment;  

 

2. Amendment to Schedule B: Urban Area Settlement Plan, Breslau - Land Use Plan, to adjust the 

Township’s Settlement Area Boundary to reflect the Region of Waterloo Urban Area Boundary 

and to identify lands now within the revised “Settlement Area boundary” to include 

“Low/Medium Density Residential”, “Environmental Protection”, “Open Space” and 

“Institutional” as shown on Schedule ‘B’ of this Official Plan Amendment;  

 



 

 

3. Amendment to Schedule C: Urban Area Settlement Plan, Breslau – Transportation Network, to 

adjust the Township’s Settlement Area Boundary to reflect the Region of Waterloo Urban Area 

Boundary and to identify lands now within the revised “Settlement Area boundary” by adding 

Collector Roads (Andover Drive Extension and Shallow Creek Road) as shown on Schedule ‘C’ of 

this Official Plan Amendment.  

The Amendment consists of the following amendments to TEXT:  

4. Amendment to Policy 7.16.6.4 b) ii. such that it reads:  

 

“Medium density residential, including Townhouses (Residential Dwelling – Row), in accordance 

with 7.16.5.6, up to a maximum of 30 percent of the total number of dwelling units within the 

contiguous area of the Designation” 

 

5. Amendment to Policy 7.16.13 Staging of Development is amended by adding a new subsection 

#) as follows:  

“#) Within the Riverland Area 2 Phase 5 Lands, the development will be staged in 3-year 

increments as set out below:  

i. Year 2024-2026 – totaling 225 units or 75 units per year; 

Unrealized development potential from one time period may be assigned to any subsequent   

time period.  

The Township may, at its discretion, or at the request of the developer, review the yearly 

residential unit cap at a minimum of three-year intervals and may adjust the annual 

residential units to the developer without amendment to this Plan.  

All new residential and non-residential development on the subject lands shall occur in a 

well-managed, orderly and cost-effective manner” 

 



 

 

 



 

 

 



 

 

 



 

 

 

 

APPENDIX B:  

DRAFT ZONING BY-LAW AMENDMENT  



 

 

 

THE CORPORATION OF THE TOWNSHIP OF WOOLWICH 

BY-LAW No. 2022 ______- _______ 

A BY-LAW TO FURTHER AMEND ZONING BY-LAW 55-86 

(RIVERLAND AREA 2, PHASE 5 LANDS) 

-DRAFT- 
 

WHEREAS the Council of the Corporation of the Township of Woolwich deems it desirable to further 

amend By-law 55-86, as amended, with respect to the lands identified on the attached Schedule “1”;  

NOW THEREFORE, the COUNCIL OF THE CORPORATION OF THE TOWNSHIP OF WOOLWICH ENACTS AS 

FOLLOWS:  

1. That Schedule “B17” of By-law 55-86, as amended, be deleted and replaced with the plan 

attached as Schedule “2” of this By-law thereby changing the zoning on the affected lands from 

“Agricultural (A)” to “Residential Mixed-High Density with Design Guidelines (R-5A)”, 

“Residential Multiple with Design Guidelines (R-7A)”, “Institutional (P)”, and 

 “Open Space (O-1)”; 

 

2. That Schedule “B18” of By-law 55-86, as amended, be deleted and replaced with the plan 

attached as Schedule “3” of this By-law thereby changing the zoning on the affected lands from 

“Agricultural (A)” to “Residential Mixed-High Density with Design Guidelines (R-5A)”, 

“Residential Multiple with Design Guidelines (R-7A)”, “Institutional (P)”, “Open Space (O-1)” and 

“Open Space – Restricted (O-2)”;  

 

3. Notwithstanding any other provision of this By-law, the lands illustrated on the Plan forming 

Section 26.1.XXX of Schedule “A” (the “Plan”) are subject to the following provisions, in addition 

to the regulations of the zone within which the parcel lies:  

 

A. Special Lot and Setback Provisions 

i. Notwithstanding Section 11B.3 of this By-law, the Residential - Mixed High Density 

with Design Guidelines (R-5A) Zone shall have the following regulations:  

a) Minimum Lot Area: 220 metres; 

b) Minimum Lot Width/Frontage Internal: 8.0 metres; 

c) Minimum Lot Width/Frontage External: 10.0 metres; 

d) Minimum Side Yard: 0.6 metres provided that the total distance 

between abutting residential units are not less than 1.8 metres to the 

wall of the residential; 



 

 

e) Minimum Side Yard, Flankage: 3.5 metres to the wall of the residential 

unit and 2.0 metres to the porch;  

f) Minimum Building Line Setback: to the front wall of the residential unit 

and to a porch, on a lot with a lot depth that is less than 29 metres: 4.5 

metres and 3.0 metres respectively; 

g) Minimum Rear Yard: 7.0 metres 

h) Maximum Lot Coverage: 60% 

i) Minimum Ground Floor Area, One Storey: 70 square metres 

j) Minimum Ground Floor Area, More than One Storey: 50 square metres 

ii. Notwithstanding Section 15A.4 of this By-law, the Residential Multiple with 

Design Guidelines (R-7A) Zone for Residential Buildings – Row, shall have the 

following regulations:  

a) Minimum Side Yard Flankage: 3.5 metres to the wall of a residential unit 

and 2.0 metres to the porch; 

b) Minimum Rear Yard: 7.0 metres; 

c) Maximum Lot Coverage: 60% 

d) Townhouse Blocks shall not have more than eight (8) units attached in 

one continuous block; 

iii. For the purpose of calculating Minimum Lot Width as defined in Section 2.77 of 

this By-law, the Building Line or Setback Requirement shall be 6.0 metres 

setback from the front lot line; 

 

4. That this By-law shall come into effect on the final passing thereof by the Council of the 

Corporation of the Township of Woolwich subject to the provisions of the Planning Act, 1990, 

R.S.O, and amendments thereto.  

 

PASSED THIS ______________ DAY OF _____________, 2022.  

 

 

 

_____________________ 

MAYOR 

 

 

_____________________ 

CLERK 
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COUNCIL RESOLUTION 



 
THE TOWNSHIP OF  

WOOLWICH 
 
BOX 158, 24 CHURCH ST. W. 
ELMIRA, ONTARIO N3B 2Z6 
TEL. 519-669-1647 / 1-877-969-0094 
COUNCIL/CAO/CLERKS FAX 519-669-1820 
PLANNING/ENGINEERING/BUILDING FAX 519-669-4669 
FINANCE/RECREATION/FACILITIES FAX 519-669-9348 

 
July 5, 2021 

 
Stephen Armstrong & Amanda Kosloski 
Armstrong Planning and Project Management 
1600 Steeles Avenue West, Suite 318 
Vaughan, Ontario 
L4K 4M2 

 
Mr. Armstrong and Ms. Kosloski: 
 
RE: Resolution Passed by Woolwich Township Council – Empire Homes - Request 
Regarding Staging and Increase in Units per Year 
 
This letter is to inform you that the Council of the Township of Woolwich endorsed the 
following resolution at their meeting held on June 29, 2021: 
 

That the Council of the Township of Woolwich, in accordance with Report 
DS27-2021, grant Riverland Area 2, Empire Communities (Riverland) Ltd. 
Subdivision: 

1. an increase of 25 units per year, from 50 units to 75 units, starting in 
2021; and 

2. exempt Block 53 from the staging plan, 
subject to the applicant: 

i. amending the Zoning By-law to provide for stacked townhouses; 
ii. amending the subdivision agreement and draft plan conditions 

accordingly to modify Empire’s staging plan; and 
iii. entering into an agreement to address that Block 53 develop with: 

a. only rental units, being 17 standards townhouses, 45 rear lane 
townhouses, and 84 stacked townhouses; 

b. units range in size from approximately 760sqft to 1660sqft; 
c. no less than 15 affordable housing units within the block; and 
d. construction of the block to be initiated in 2022. 

 

Should you have any questions, please contact Alex Smyth, by email at 
asmyth@woolwich.ca or by phone at 519-669-6004.  

 
Yours truly, 
 
 
 
Val Hummel 
Municipal Clerk 
Township of Woolwich 
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Date: December 15, 2021Figure 1:    Site Context & Location
Riverland Area 2, Phase 5, Breslau, Township of Woolwich, ON

Source: Google Maps, Armstrong Planning & Project Management
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Date: December 15, 2021Figure 2:    Riverland Area 2 Subdivision Phase 1-4 (30T-13701)
Riverland Area 2, Phase 5, Breslau, Township of Woolwich, ON

Source: Armstrong Planning & Project Management
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Date: December 15, 2021

Source: Armstrong Planning & Project Management
Subject Site

Figure 3:    Comprehensive Site Plan (Riverland Area 2, Phase 1-5)
Riverland Area 2, Phase 5, Breslau, Township of Woolwich, ON
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Date: December 15, 2021

Source: Region of Waterloo – Regional Official Plan 2031 Amendment No. 2, Armstrong Planning & Project Management
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Figure 4:    Region of Waterloo Official Plan – Designation
Riverland Area 2, Phase 5, Breslau, Township of Woolwich, ON
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Date: December 15, 2021

Source: Current Township of Woolwich Official Plan (2012), Armstrong Planning & Project Management

Figure 5:    Township of Woolwich Official Plan – Land Designations
Riverland Area 2, Phase 5, Breslau, Township of Woolwich, ON
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Date: February 24, 2022

Source: Google Maps, Armstrong Planning & Project Management

Figure 6:    Proposed Draft Plan of Subdivision, Riverland Phase 5
Riverland Area 2, Phase 5, Breslau, Township of Woolwich, ON



Date: December 15, 2021

Source: Region of Waterloo Official Plan 2031, Armstrong Planning & Project Management

Figure 7:    Region of Waterloo Official Plan, Map 5b and Map 6b
Riverland Area 2, Phase 5, Breslau, Township of Woolwich, ON
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Date: December 15, 2021

Source: Township of Woolwich New Official Plan (2021), Armstrong Planning & Project Management

Figure 8:    Township of Woolwich New Official Plan Planned Structure                    
(Map 5.1 AND Map 5.3)
Riverland Area 2, Phase 5, Breslau, Township of Woolwich, ON
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Date: December 15, 2021

Source: Township of Woolwich New Official Plan (2021), Armstrong Planning & Project Management

Figure 9:    Township of Woolwich New Official Plan Map 13.1 and 13.3:
Environmental Protection and Stewardship Plans
Riverland Area 2, Phase 5, Breslau, Township of Woolwich, ON
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Date: December 15, 2021

Source: Township of Woolwich Official Plan (2012), Armstrong Planning & Project Management

Figure 10:  Land Use Location Map, Township of Woolwich Official Plan (2012)
Riverland Area 2, Phase 5, Breslau, Township of Woolwich, ON Subject SiteSITE

SITE



Date: December 15, 2021

Source: Township of Woolwich Official Plan (2012), Armstrong Planning & Project Management

Figure 11:  PROPOSED Land Use Location Map, Township of Woolwich Official Plan (2012)
Riverland Area 2, Phase 5, Breslau, Township of Woolwich, ON Subject SiteSITE
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Date: December 15, 2021

Source: scoped Environmental Impact Assessment by WSP (Dec 2021); Armstrong Planning & Project Management

Figure 12:  scoped Environmental Impact Assessment 
Site Plan and Environmental Management Recommendation Map
Riverland Area 2, Phase 5, Breslau, Township of Woolwich, ON
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Date: December 15, 2021

Source: Township of Woolwich Zoning By-law 55-86; Armstrong Planning & Project Management

Figure 12:  Existing and Proposed Zoning
Riverland Area 2, Phase 5, Breslau, Township of Woolwich, ON Subject Site

R-5A:   Residential Mixed-High Density with Design Guidelines 
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Source: Grand River Conservation Authority, Armstrong Planning & Project Management

Figure 13:  Grand River Conservation Area Mapping
Riverland Area 2, Phase 5, Breslau, Township of Woolwich, ON
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Source: AgMaps – Ministry of Agriculture, Food and Rural Affairs; Armstrong Planning & Project Management

Figure 14:  Soil Classification (AgMAPS)
Riverland Area 2, Phase 5, Breslau, Township of Woolwich, ON Subject Site




