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1. Introduction 

1.1 Background and Overview 

GSP Group Inc. has been retained by Len’s Mill Stores (the “Applicant”) to prepare a 

Planning Justification report in support of a Zoning By-law Amendment application for the 

property located at 50 Groh Avenue in the City of Cambridge (the “Site”). The Site is 

adjacent to the commercial node on Holiday Inn Drive at Groh Avenue.. The Property is 

approximately 4 hectares (10 acres) in size with 205 metres of frontage on Groh Avenue.  

 

The Applicant is proposing to relocate their existing operations from 215 Queen Street 

West in Cambridge to this Site to facilitate the expansion of their business. Their current 

location on Queen Street is in an Industrial Use Class Zone (M3) and has site specific 

zoning to accommodate the retail component.  

 

The new Site the Len’s Mill Store would occupy 74,650ft2 (6,936m2) of the existing 

building. Their new space would include 32,000ft2 (2,973m2) of retail space, 4,000ft2 

(372m2) of office space and two (2) warehouse spaces at 7,500ft2 (697m2) and 31,500ft2 

(2,894m2).  The existing transport use (SpeedX Transport) will remain as part of the 

property.  

 

1.2 Proposed Application 

The current M5 Zoning permits Factory Outlets Sales, which allows the retail sales of 

products manufactured or assembled on Site to a maximum of 20% of the building. The 

purpose of this Zoning Amendment is to permit site specific zoning, similar to what they 

has at its current location. The proposed Zoning would allow a maximum of 32,000ft2 

(2,973m2), approximately 32%, of the existing building on Site to be used for the retail sale 

of products not manufactured on the premises (the “Proposed Development”).  

 

1.3 Purpose and Scope 

This Report has been prepared in support of the proposed Zoning Amendment. The 

objectives of this Report are as follows: 

 To provide an overview of the Site, including site description and surrounding uses; 

 To provide an overview of the Proposed Development; 

 To provide a summary of existing Provincial, Regional and City of Cambridge 

planning policies and regulations that apply to the Site; 

 To outline the proposed Zoning By-law Amendment; and, 

 To provide a planning justification for the Proposed Development based on site 

suitability, existing policy, and regulatory considerations. 
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2. Site Location and Context 

The Site is located on the south side of Groh Avenue, east of Holiday Inn Drive and west 

of Bechtel Street in the City of Cambridge (Figure 1). The Property has approximately 205 

metres of frontage on Groh Avenue, and is approximately 4 hectares (10 acres) in size. 

The Site is municipally known as 50 Groh Avenue, and legally described as Part 1 of Plan 

58R-8952, Part of Lots 15, 16, 17 and reserve Lot B, Registered Plan 908. 

 

The Site is currently occupied by a one-storey industrial building with on-site transport 

loading and parking. The property has three (3) driveway entrances from Groh Avenue. 

The easterly driveway provides access to the transport parking and storage areas, while 

the central driveway acts as the main entrance to the building and provides access to 

some loading bays. The westerly driveway provides access to a parking area that sits at a 

lower grade than the rest of the Site, which provides 15 parking spaces. This area can be 

accessed by a connecting staircase up to the main entrance.   

 

The Site has varying topography. The northwesterly parking area is level with the road and 

the rest of the Site is built up several feet higher. Landscaping is provided along the 

perimeter of the lot, including grass and mature trees along the frontage. 

 

The Site has existing industrial uses to the northeast (Samuel Bothwell Steel) and east 

(Canada Tool Co). To the south is the Heritage College and Seminary and FEBCentral 

Ministry Centre. To the west is a commercial plaza (Hillside Park Shopping Plaza) and 

there is a vacant property to the north that has recently been rezoned commercial. Further 

west, across Holiday Inn Drive is a large commercial node anchor by Zehrs and Sail.  

 

Grand River Transit (“GRT”) Route 51 is located along Holiday Inn Drive, approximately 

100m from the Site. This route provides direct connections to ION Route 200 located 

along Hespeler Road at Eagle Street.  
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3. Proposed Development 

 

The Proposed Development involves primarily interior modifications and some alterations 

to the existing facade. Some loading bays along the front of the building will be removed to 

allow for the addition of the Len’s Mill Store storefront. The interior of the building will be 

divided between the existing transport business and the Len’s Mill Store use, which will 

include retail, office and warehousing components (Figure 2). The building footprint and 

site grading are to remain unchanged.  

 

Adequate setbacks and landscaping have already been provided along the boundaries of 

the Site. The only change to the parking area will be the addition of a fence to separate 

the main parking area from the easterly parking area. A section with 90 parking spaces is 

provided directly in front of the building. This area will be completely separate from all 

transport parking and loading areas to avoid potential conflict. Additional parking for 

employees can be accommodated in the easterly parking area as shown on Figure 2, 

away from loading/unloading and truck parking areas. Due to the nature of the 

warehousing and trucking uses, it is not likely that these parking areas will be fully utilized.   

 

Ultimately, the purpose of this Zoning Amendment is to permit site specific zoning that 

would allow a maximum of 32,000ft2 (2,973m2), approximately 32%, of the existing 

building to be used for the retail sale of products not manufactured on the premises.  
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4. Planning Policy and Regulatory Overview 

The following provides a summary of the relevant planning policy and regulatory 

framework. Planning justification, as it relates to these policies and regulations, can be 

found in Section 6.2 of this Report. 

 

4.1 Provincial Policy Statement 

The Provincial Policy Statement (“PPS”) provides direction on matters of provincial 

interest, and guides growth and development in Ontario. The PPS supports land use 

planning that contributes to effective and efficient growth and development that contributes 

to long-term economic prosperity and the well-being of residents.   

 

The PPS is issued under Section 3 of the Planning Act, and came into effect on April 30, 

2014. It applies to all land use planning matters considered after this date. The following 

provides a summary of the key policy considerations of the PPS as related to the 

Proposed Development. 

 

Section 1.1 of the PPS outlines policies for managing and directing land use to achieve 

efficient and resilient development and land use patterns. The policies of this section 

promote efficient and cost-effective development, and encourages municipalities to 

accommodate an appropriate range and mix of employment uses, including industrial and 

commercial uses. This section also requires municipalities to promote opportunities for 

intensification and redevelopment where they can be accommodated.  

 

Policy 1.3 speaks to employment areas and provides policies that require Planning 

Authorities to promote economic development and competitiveness by:  

 

a) “Providing for an appropriate mix and range of employment and 

institutional uses to meet long-term needs; 

b) Providing opportunities for a diversified economic base, including 

maintaining a range and choice of suitable sites for employment uses, 

and take into account the needs of existing and future businesses; 

c) Encouraging compact, mixed-use development that incorporates 

compatible employment uses to support liveable and resilient 

communities; and,  

d) Ensuring the necessary infrastructure is provided to support current and 

projected needs.” 
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The PPS requires the support of long-term economic prosperity by promoting 

opportunities for economic development and community investment-readiness (Policy 

1.7.1). 

 

The Proposed Development is consistent with the PPS as it intensifies an underutilized 

building and makes efficient use of municipal services. The Proposed Development also 

provides an opportunity for the Len’s Mill Store’s business to relocate and expand within 

the City of Cambridge.  

 

4.2 Places to Grow: Growth Plan for Greater Golden Horseshoe 

The 2016 Growth Plan for the Greater Golden Horseshoe (“Growth Plan”) is the Provinces 

growth strategy for the Greater Golden Horseshoe region (consolidated June 2013).  The 

Growth Plan builds on the PPS and provides growth management direction to 

municipalities. It promotes mixed-use, compact urban form, redevelopment and 

intensification, and the efficient use of community infrastructure. The Growth Plan intends 

to plan and manage growth to support a strong and competitive economy.  

 

The Growth Plan derives its authority from the Places to Grow Act, 2005, and guides 

decision making regarding growth and development. The following provides a summary of 

the key policy considerations of the Growth Plan as related to the Proposed Development. 

 

Section 2.2.2 of the Growth Plan speaks to managing growth and requires a significant 

portion of new population and employment growth to be directed to Built-Up Areas through 

intensification. Ensuring the availability of sufficient land for employment is also a priority 

to accommodate forecasted growth that will support the Greater Golden Horseshoe’s 

economic competitiveness (Section 2.2.2.1.f).  

 

Policy 2.2.6.2 of the Growth Plan requires municipalities to promote economic 

development and competitiveness by:  

 

a) “Providing for an appropriate mix of employment uses including industrial, 

commercial and institutional uses to meet long-term needs 

b) Providing opportunities for a diversified economic base, including 

maintaining a range and choice of suitable sites for employment uses 

which support a wide range of economic activities and ancillary uses, and 

take into account the needs of existing and future businesses” 

 

Moreover, municipalities are encouraged to designate and preserve lands in the vicinity of 

existing major highway interchanges within settlement areas for warehousing, associated 
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retail, office and ancillary facilities, where appropriate and to facilitate the development of 

transit-supportive, compact built form and to minimize surface parking (Policy 2.2.6).    

 

The Proposed Development will make use of an underutilized industrial Site in close 

proximity to Highway 401 and an existing public transit route. Permitting the additional retail 

component on-site will allow the Len’s Mill Store’s to grow while maintaining their presence 

in the City of Cambridge. As such, the proposed development is in conformity with the 

policies of the Growth Plan.  

 

 

4.3 Regional Official Plan 

The Regional Official Plan (“ROP”) was adopted by the Region of Waterloo in June 2009 

and received final approval from the Ontario Municipal Board (“OMB”) on June 18, 2016. 

The ROP provides policy direction on planning matters within the Region and outlines 

long-term strategic framework that identifies where and how growth should be 

accommodated. 

 

The Site is located within an “Urban Area”, which is intended to accommodate the majority 

of population and employment growth throughout the Region. Policy 2.D.1 of the ROP 

requires development occurring in the Urban Area to develop in a manner that respects 

the scale, physical character and context of established neighbouhoods. 

 

The Site is located in the City of Cambridge and is further designated as “Built-Up Area” in 

the ROP. The ROP policies have been crafted to achieve a more balanced growth by 

directing a greater share of new development to the existing Built-Up Areas to make better 

use of the land, infrastructure, and human services available. It is an objective of the ROP 

to accommodate employment growth by providing a broad range of accessible 

employment opportunities throughout the Waterloo Region, and by maintaining a 

competitive advantage in attracting and retaining people, jobs and investment (Policy 4.3).  

 

The proposed zoning amendment would allow the Len’s Mill Store to maintain its presence 

in the City of Cambridge, more specifically within the Built-Up Area, as identified by the 

ROP. By moving to the new location, the Len’s Mill Store will have more room to grow 

their business and they will help to intensify the Site. Therefore, the Proposed 

Development, meets the intent of the ROP.  
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4.4 City of Cambridge Official Plan 

The City of Cambridge Official Plan (“Official Plan”) was approved by the Region of 

Waterloo on November 30, 2012. The Official Plan is in conformity with the PPS and 

Growth Plan, and incorporates the policy directives of the ROP. 

 

The Site is identified on the City’s Urban Structure Plan as “Built-Up Area” and is located 

adjacent to the Queen Street, Goebel Avenue and Holiday Inn Drive Community Node 

(Figure 4). Policy 2.6.1 of the Official Plan lists Nodes as areas for which intensification is 

particularly encouraged. Policy 8.7.2.1 states that the Queen Street, Geobel Avenue and 

Holiday Inn Drive Community Node is a gateway site, intended to develop into a medium 

to high density mixed use centre.  

 

The Site also borders a “Regeneration Area” to the north (Figure 4). Regeneration areas 

are neighbourhoods where a transition of uses is occuring, for example from industrial to 

commercial or residential (Policy 2.7.3.1). These areas have been the subject of planning 

studies, including the Growth and Intensification Study from 2009, and will be part of an 

upcoming Secondary Plan process. It is anticipated that the study area will transition from 

industrial use over time.  

 

The Site is designated “Business Industrial” in the Land Use Plan (Figure 5). Policy 

8.5.3.4.2 of the Official Plan states that these areas are traditional industrial parks that 

allow for a range of industrial and office uses. More specifically Policy 8.5.3.4.2 outlines 

the permitted uses of this designation, which includes:  

 

a) industrial uses such as assembling, fabricating, manufacturing, processing, 

repair and servicing activities, warehousing and distribution, storage, utilities, 

communications, packaging, printing, reproduction, industrial service trades, 

construction uses and contractors’ yards; and,  

v)   limited retail sales and service commercial uses as an accessory use in 

conjunction with a permitted used.  

 

In accordance with Policy 2.7.1.2a), economic development and competitiveness will be 

promoted by allowing a range of uses through the designation of lands to meet long term 

needs. Economic development will also be promoted by encouraging a range of choice of 

suitable sites for employment uses to support a range of economic activities and their 

ancillary uses (Policy 2.7.1.2b).   

 

Policy 8.5.1 of the Official Plan contains specific objectives of the Plan’s employment 

policies:  
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a) “work toward a resilient, diverse and stronger employment assessment 

base in the interest of all members of the community through the 

continuing operation of existing businesses  and the addition of greater 

number and wider range of new businesses and their associated 

employment opportunities; 

b) plan for an adequate supply of serviced employment lands to meet future 

growth projections; 

c) promote and undertake economic development within a sustainable 

development framework; 

d) protect and preserve employment areas for a range of current and future 

employment uses; 

e) encourage increased density and promote compact urban form in 

employment areas;  

f) provide a range and choice of suitable sites designated for employment 

uses with convenient access to transportation and transit facilities; 

g) ensure compatibility and appropriate buffering and screening between 

industrial and sensitive land uses; and,  

h) encourage a high standard of urban design in employment area.” 

 

Policy 8.5.2.1.1 outlines priorities to help maintain an adequate supply of designated 

employment lands to accommodate employment growth. It is a priority of the Official Plan 

to provide, “a variety of choice in terms of location, property size and configurations, cost, 

and range of permitted uses” and to encourage the, “efficient and compact use of land, 

infrastructure and other community resources” (Policy 8.5.2.1.1b and e). Furthermore, 

businesses are encouraged to “expand operation on under-used sites, and to locate in the 

built-up area of the city” (Policy 8.5.2.4).  

 

Since the permitted uses of the Business Industrial designation includes limited retail sales 

in conjunction with a permitted use, including warehousing and office uses, no amendment 

to the Official Plan is required for the Proposed Development. Based on the Site location, 

surrounding uses and the anticipated transition of the neighbouring Regeneration and 

Community Node Areas, we are of the opinion that the addition of limited retail sales to the 

Site would be appropriate. 
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4.5 City of Cambridge Zoning By-law 

The Site is located within the “Industrial Use Class” zone and is further classified as M5 – 

transport use in the City of Cambridge Zoning By-law. The M5 zone permits general 

industrial uses, heavy industrial uses, transport uses, an impounding yard, a public 

storage unit, a factory sales outlet, offices, a day nursery or daycare centre, a use 

permitted in all industrial zones and accessory uses. General industrial uses include 

warehousing.  

 

The general regulations for the Industrial Use Class zone, Section 3.4.1.2 of the by-law, 

permit office uses, required by an industrial use for its own executive and administrative 

purposes, or to accommodate in-house technical and professional services. Section 3.4.1 

of the by-law, permit factory sales outlets to sell products manufactured or assembled on 

site if the gross leasable floor area of such factory sales outlet does not exceed 20% of the 

total floor area of the building.  

 

With the addition of the Len’s Mill Store, the existing building becomes an “Industrial Mall”. 

Industrial Malls have a set parking rate of 2.5 parking spaces per 100m2 of gross leasable 

commercial floor area in addition to any parking spaces or parking lot used or reserved for 

the purposes of storing heavy vehicles, equipment, machinery, stock or the fleet vehicles 

of a courier or delivery service (Section 2.2.1.4). As such, the Site requires 237 parking 

spaces. 

 

Although there is adequate space for all 237 spaces on site, wearhousing and 

transportation uses have low parking demand so not all spaces will need to be developed 

immediately accommodate the current and proposed use. Section 2.2.2.2 of the Zoning 

By-law, Deferral of Required Parking, applies given that the Site is an industrial use of 4 

hectares in size. This provision permits required parking to be developed in stages starting 

with a minimum of 20% of the required parking being provided initially. The parking areas 

north of the exiting building, separated by the proposed fence makes up greater than 20% 

of the total required parking and would be sufficient to accommodate the existing SpeedX 

Transport use as well as the proposed Len’s Mill Store uses. Additional space is available 

on Site for additional employee parking, should it be required (Figure2).  

Based on the applicable Industrial Use Class zone regulations, an Amendment to the 

Zoning By-law is required to permit the additional of retail sales of products not 

manufactured or assembled on site at greater than 20% of the building area.  
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5. Proposed Amendments 

The current M5 Zoning permits, Factory Outlets Sales which allow the retail sales of 

products manufactured or assembled on Site to a maximum of 20% of building. The 

proposed Zoning Amendment application requests site specific zoning to permit a 

maximum of 32,000ft2 (2,973m2), approximately 32%, of the existing building on Site to be 

used for the retail sale of products not manufactured on the premises.  

 

A draft Zoning By-law is provided in Appendix “A”. 

 

With the addition of the Len’s Mill Store to the existing building, it becomes an “Industrial 

Mall”, as there is more than one tenant in the building. Industrial Malls have a set parking 

rate of 2.5 parking spaces per 100m2 of gross leasable commercial floor area in addition 

to any parking spaces or parking lot used or reserved for the purposes of storing heavy 

vehicles, equipment, machinery, stock or the fleet vehicles of a courier or delivery service. 

As such, the Site requires 237 parking spaces. Given the size of the property, 237 parking 

spaces can be provided on Site to accommodate the Industrial Mall requirements. The 

conceptual Site Plan (Figure 2) demonstrates how the parking spaces can be 

accommodated on Site without interfering with the need for transport truck deliveries and 

storage. As mentioned above, if not all the parking is required at this time there is potential 

to develop it in stages so long as 20% of the required parking is provided initially, as per 

Section 2.2.2.2 of the Zoning By-law. 

 

The proposed retail store and office components of the building require approximately 84 

parking spaces based on their gross leasable commercial floor area. With the addition of 

the retail space, Len’s Mill will be replacing the bays along retail portion of the building with 

an entrance to their store. With the bays removed there will be no need for transports to 

have access to this area and approximately 90 parking spaces can them provided. An 

additional 15 spaces are provided in the northwest corner of the site, which is at a lower 

grade and can be accessed by an existing stairway and walkway.  

 

Although the conceptual Site Plan demonstrates how additional parking can be 

accommodated on the east side of the Site, given the low parking demand of the 

warehouse and trucking uses, all of the required parking will not be needed for the Site to 

function. Section 2.2.2.2 of the Zoning By-law, Deferral of Required Parking, may apply in 

this instance given that the Site is 4ha in size and supports an industrial use. This 

provision of the By-law would permit the required parking to be developed in stages 

starting with a minimum of 20% of the required parking being provided initially. The 

existing parking areas north and northwest of the building provide greater than 20% of the 



 

Planning Justification Report |   50 Groh Ave., Cambridge    16 

GSP Group   |   May 2017 

total parking required and would be sufficient to accommodate the existing and proposed 

Len’s Mill Store uses. There is space on site, in the areas shown, to accommodate 

additional parking should it be required.  
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6. Planning Justification 

6.1 Site Suitability and Context 

The Site is located in a transition area. Once serving as a large industrial node, the 

presence of industrial type uses is now dissipating. There are still some vacant land and 

industrial uses to the northeast; however, new commercial uses are developing west and 

north of the Site. As an example of this shift in uses, the vacant lot north of the Site 

recently received planning approval to allow it to change from industrial to a 

neighbourhood shopping centre.  

      

The Len’s Mill Stores has operations throughout southwestern Ontario, including Waterloo 

and Guelph. Their retail stores offer a wide range of crafting products, fabrics, yarns and 

other goods. Having outgrown their current Cambridge location at 215 Queen Street West, 

they need to relocate their business but want to maintain their presence in the City of 

Cambridge. Being so close to both existing industrial and commercial businesses, the 50 

Groh Avenue property provides the opportunity to locate and maintain the warehouse, 

office and retail components of the Len’s Mill Stores operation in Cambridge.   

 

The Site itself is currently underutilized. It is a one-storey industrial building of an older 

construction with low ceiling heights, limiting its appeal to more modern industrial 

operations that typically seek out buildings with more vertical space.  

 

Many of the Len’s Mill Stores locations use a warehouse style format to store and sell their 

products. The current Len’s Cambridge outlet is in a former industrial building and the 

existing building at 50 Groh Avenue provides the space and format they are accustomed 

to. The Site also provides appropriate access along Groh Avenue. The two (2) entrances 

closest to the building will be used for patrons of the retail store and some employee 

parking, while the easterly entrance it to be used by for transport parking and loading. A 

fence will built between the parking areas to maintain a safe space where people can 

access the store and offices without any interference with the loading and unloading of 

trucks.   

 

The existing setbacks along the front, rear and side lot lines will be maintained. 

Landscaping treatments have already been incorporated to further enhance the 

streetscape along Groh Avenue and will also be maintained. The only modifications to the 

building will occur inside and along the front façade where a number of the loading bays 

will be removed to create the Len’s Mill Store entrance. 

 

The Site is located within a short walking distance to neighbouring commercial outlets. 

The Site is also located along an existing GRT route and is in close proximity to the bike 
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lanes along Holiday Inn Drive, which broadens the transportation alternatives available to 

future employees and store patrons.  

 

In summary, the Site is suitable and appropriate for this location as it provides for a 

broader range of industrial and accessory uses within an existing mixed 

industrial/commercial area. Since the existing building size and scale is being maintained, 

the built form will remain consistent with the character of the existing surrounding uses. 

Also, by permitting the retail use in addition to office and warehousing, the Len’s Mill 

Stores business can continue to grow its presence within the City of Cambridge.  

 

6.2 Planning Policy Considerations 

6.2.1  Provincial Policy Statement 

 

The PPS encourages all forms of intensification and redevelopment where they can be 

accommodated (Policy 1.1.3.3). The Proposed Development represents a more intense 

form of development on a site previously used as a standalone transport facility.  

 

The PPS also promotes efficient and cost-effective development, and encourages 

municipalities to accommodate an appropriate range and mix of employment uses, 

including industrial and commercial uses. The Proposed Development broadens the mix 

and range of employment uses available by permitting an accessory retail operation to 

accompany the proposed warehouse and office uses. The Proposed Development will 

also make efficient use of existing municipal infrastructure and services that are currently 

available at this location.  

 

The Site is in proximity to GRT services, bike lanes, and commercial uses located at the 

corner of Groh Avenue and Holiday Inn Drive. As such, the Site’s location, in conjunction 

with the intensified use, will support active transportation and alternative modes of 

transportation.  

 

The requested zoning permissions would allow the Len’s Mill Store to relocate and expand 

their business while maintaining their presence in the City of Cambridge. By permitting the 

proposed amendment, the Municipality will be meeting Policies 1.3.1 and 1.7.1 of the PPS 

requiring them to promote economic development and competitiveness by taking into 

account the needs of existing businesses, encouraging compact development where 

necessary services are available, and by supporting long-term economic prosperity by 

promoting opportunities for economic development and community investment-readiness. 

 

Based on the reasons noted above, the Proposed Development is consistent with the 

PPS.  
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6.2.2 Places to Grow: Growth Plan for Greater Golden Horseshoe 

 

The Growth Plan requires a significant portion of new growth be accommodated within 

Built-Up Areas through intensification. The Site is located within the Built-Up Area of the 

City of Cambridge and represents the intensification of an industrial property, previously 

occupied by only one use. The Proposed Development will not contribute any additional 

employment to the area, as their current location is already within the Built-Up Area of the 

City. However, this amendment would allow the Len’s Mill Store to maintain and expand 

their presence in the City of Cambridge.  

 

The Growth Plan requires municipalities to promote economic development and 

competitiveness by providing for an appropriate mix of employment uses including 

industrial, commercial and institutional uses to meet long-term needs and by taking into 

account the needs of existing and future businesses. Municipalities are also encouraged 

to designate and preserve lands in the vicinity of existing major highway interchanges 

within settlement areas for warehousing, associated retail, office and ancillary facilities, 

where appropriate (Policy 2.2.6.9). Furthermore, the Growth Plan requires municipalities 

to facilitate development of transit-supportive, compact built form and to minimize surface 

parking (Policy 2.2.6.10).    

 

The Proposed Development is consistent with the Growth Plan as it implements the policy 

objectives by making use of an underutilized industrial Site in close proximity to Highway 

401 and permits the addition of a retail use allowing the Len’s Mill Store’s to grow while 

maintaining their presence in the City of Cambridge.  

 

 

6.2.3 Regional Official Plan 

 

The Site is located within the Urban Area for the City of Cambridge, and the Proposed 

Development is consistent with the types of urban uses permitted by the ROP. 

 

The ROP requires municipalities to consider development that contributes to complete 

communities, provide for a range of densities and mix of land uses that support alternative 

forms of transportation, and are designed to respect the scale, character and nature of 

existing neighbourhoods. As noted previously, the built form on Site will be maintained and 

will make better use of existing municipal services. The Proposed Development will 

broaden the permitted uses available on Site and will serve as an appropriate mix of for 

this area, which is currently in transition from industrial to more commercial type uses.  
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Finally, the Proposed Development provides for intensification of a site that is within 

proximity to existing transit service, which conforms to the ROP policy direction to promote 

higher density development within walking distance of a transit stop. 

 

It is an objective of the ROP to accommodate employment growth by providing a broad 

range of accessible employment opportunities through Waterloo Region, and maintaining 

a competitive advantage in attracting and retaining people, jobs and investment (Policy 

4.3). The Proposed Development will assist the Region in achieving this objective by 

accommodating the Len’s Mill Store so that they can maintain their presence in the City of 

Cambridge. As such, the Proposed Development, meets the intent of the ROP.  

 

6.2.4 City of Cambridge Official Plan 

 

The Official Plan contains policies that encourage the expansion of operations on under-

used sites located in the built-up area of the city. The Proposed Development provides 

exactly that by expanding the Len’s Mill Store’s business and by occupying an otherwise 

underutilized site within the Built-Up Area of the city.   

The Site is also located adjacent to the Queen Street, Goebel Avenue and Holiday Inn 

Drive Community Node and a Regeneration Area. This area is intended to be develop into 

a medium to high density mixed use centre. Considering the intended development of the 

surrounding area, the additional retail space requested will not be out of character. 

However, while the Len’s Mill Store is requesting additional retail spaces for products not 

manufactured or assembled on site, the retail use will remain a smaller than and 

accessory to the warehousing and office components of the business.  

 

The Official Plan contains policies specific to employment area objectives. The table below 

outlines these objectives from Policy 8.5.1 of the Official Plan, as well as commentary on 

how each objective has been satisfied: 

 

Table 1: Summary of Policy 8.5.1 

 

i) work toward a resilient, diverse 

and stronger employment 

assessment base in the interest 

of all members of the community 

through the continuing operation 

of existing businesses  and the 

addition of greater number and 

wider range of new businesses 

The proposed development would help in achieving this 

objective as it represents the continuing operation and 

growth of an existing business within the City of 

Cambridge. 
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and their associated employment 

opportunities; 

 

ii) plan for an adequate supply of 

serviced employment lands to 

meet future growth projections; 

The Site is already adequately serviced to 

accommodate the proposed use.  

iii) promote and undertake 

economic development within a 

sustainable development 

framework; 

 

The Proposed Development represents the infilling of 

an otherwise under-used site. The property is also 

located in close proximity to existing GRT Routes and a 

bike lane along Holiday Inn Drive. By intensifying this 

property these alternative modes of transportation have 

the potential to be better utilized.  

iv) protect and preserve 

employment areas for a range of 

current and future employment 

uses; 

 

The Site is already designated and zoned for industrial 

uses and much of the Site and building will continue to 

be used for office, warehouse and truck terminal uses; 

therefore, the intended employment use being 

maintained.  

v) encourage increased density 

and promote compact urban form 

in employment areas; 

The Proposed Development will intensify the use of the 

property and contribute to a more compact employment 

use on the Site.  

vi) provide a range and choice of 

suitable sites designated for 

employment uses with 

convenient access to 

transportation and transit 

facilities; 

The Site is within walking distance of a GRT bus route 

and in close proximity to the bike lane along Holiday Inn 

Drive. The Site is also within approximately 500m of 

Highway 401.  

vii) ensure compatibility and 

appropriate buffering and 

screening between industrial and 

sensitive land uses; and,  

 

The Site has been operational as a transport use for 

several years. Required setbacks and appropriate 

landscaping are already provided to ensure 

compatibility with surrounding uses. There are no 

sensitive land uses adjacent to the Site. 

viii) encourage a high standard of 

urban design in employment 

area. 

 

This project intensifies the existing Site and reuses the 

existing building, however no major changes are being 

proposed to accommodate the new use.  Existing 

landscaping and walkways provide a softened street 

edge and contribute to the Site connectivity toward 

Holiday Inn Drive where there is more access to 

commercial/retail stores, bike lanes, and the bus route. 

The façade of the building will be updated to provide a 

store front for the retail portion of the Len’s Mill Store.  
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The Site is designated Business Industrial in the Land Use Plan, which permits a range of 

uses including transportation uses, office uses, warehousing and distribution, among other 

things. Limited retail sales and service commercial uses are also permitted as an accessory 

use in conjunction with a permitted used. Given that the proposed retail space only takes up 

approximately 32% of the building, and the majority of the Len’s Mill Store business will be 

made up of warehousing and office uses, we are of the opinion that the retail space is 

accessory to the permitted warehousing and office uses. Furthermore, based on the Site 

location, surrounding uses and the anticipated land use transition of the neighbouring 

Regeneration and Community Node Areas, we are of the opinion that the addition of limited 

retail sales to the Site is be appropriate. Overall, the proposed development conforms to the 

policies of the City of Cambridge Official Plan.   
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7. Summary and Conclusion 

GSP Group Inc. has been retained by the Len’s Mill Stores to prepare a Planning 

Justification Report in support of a Zoning By-law Amendment application for the Site at 

50 Groh Avenue.  

 

Having outgrown their current Cambridge location at 215 Queen Street West, they need to 

relocate their business but wanted to maintain their presence in the City of Cambridge. 

The purpose of the proposed Zoning By-law Amendment is to add Site Specific Provisions 

to the Site’s current M5 Zone, to permit the proposed accessory retail use.  

 

Being so close to both existing industrial and commercial businesses, the Site provides 

the perfect mix of uses to support the warehouse, office and retail components of the 

Len’s Mill Stores operation.  The Site itself is currently underutilized. Its one-storey 

industrial building is of an older construction with low ceiling heights, limiting its appeal to 

more modern industrial operations. Fortunately, the space and format available in the 

building is well-suited to store and sell the Len’s Mill Store products.   

 

The Proposed Development is suitable and appropriate as it broadens the variety of 

industrial uses and intensifies the Site, while maintaining compatibility in scale, size and 

character with the surrounding commercial and industrial uses.  

 

The Proposed Development is consistent with the PPS as it represents appropriate 

intensification and infill, and will allow for the growth and development of a local business. 

It is consistent with the Growth Plan as implements the policy objective for intensification 

within existing Built-Up Areas. The development of the Site also represents an opportunity 

for the municipality to promote economic development and competitiveness by taking into 

account the needs of an existing business.  

 

The Proposed Development conforms to the ROP, as it will assist the Region in 

maintaining intensification of uses in the Built-Up Areas, and also allows the business to 

maintain its presence in the City of Cambridge. The Proposed Development also conforms 

to the Official Plan as it is consistent with the types of uses permitted within the Business 

Industrial designation, and maintains the employment area objectives of the Plan.  

 

Aside from the change in retail permissions, all other Zoning By-law regulations can be 

met.  

 

In summary, the Proposed Development adheres to all applicable provincial, regional and 

local municipal planning policy, and represents good planning. 
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_________________________  

                                                                                         MAYOR 

 

 

_________________________ 

                                                                                      CLERK 

 

BY-LAW XX-17 

of the 

CORPORATION OF THE CITY OF CAMBRIDGE 

 

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

By-law No. 150-85 as amended pursuant to section 34 of the Planning Act 

(R.S.O. 1990, c. P. 13 as amended) in respect of Part 1 of Plan 58R-8952, 

Part of Lots 15, 16, 17 and reserve Lot B, Registered Plan 908; 

CAMBRIDGE 

 

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

set forth in this by-law;  

 

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

CAMBRIDGE enacts as follows:  

 

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

amended by changing the zoning classification of the lands shown outlined by a heavy black line on 

Schedule A attached hereto and forming part of this by-law from M5 to M5(_); and, 

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

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

 

S.4.1.XX.1 

Notwithstanding the provisions of section 3.4.3 of this by-law, a maximum of 2,975m2 of gross 

leasable commercial floor area in the existing building on those lands described as Part 1 of Plan 

58R-8952, Part of Lots 15, 16, 17 and reserve Lot B, Registered Plan 908 and located in the M5 

zone to which parenthetical reference to “(s.4.1.__.1)” is made on Zoning Map E11 attached to and 

forming part of this by-law may be used for the retail sale of products not manufactured on the 

premises.  

 

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

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

  

 

READ A FIRST, SECOND AND THIRD TIME, ENACTED AND PASSED this ____ day of ________ 2017.  

  


