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EXECUTIVE SUMMARY
Polocorp Inc. is proposing the residential development of the lands municipally
addressed as 155 and 171 Guelph Avenue. This report has been prepared in support of
the development applications for a Zoning By-law Amendment and Draft Plan of
Subdivision. These applications are intended to facilitate a neighbourhood-based
development which provides for a range in residential units including single-detached,
townhouse, and a 12-storey apartment building. This development will allow for
approximately 187-207 new residential units within the Silver Heights community.
The lands currently contain the Forbes Estate, an identified cultural heritage resource
within the City of Cambridge’s Heritage Properties Register. The Forbes Estate (171
Guelph Avenue), along with an existing single-detached residential dwelling (155
Guelph Avenue), will be retained within the development proposal. A portion of the
lands have been identified as part of the City’s Natural Heritage System. Further studies
have been completed to identify the lands to be conserved as Locally Significant
Natural Areas and floodplain lands, which will be retained within an open space
designation and conveyed to the municipality as part of the development.
To facilitate this development, the proponent will be submitting two development
applications:
•
•

Zoning By-law Amendment; and
Draft Plan of Subdivision.

A Planning Justification Report is required as part of the complete Zoning By-law
Amendment and Draft Plan of Subdivision applications, as per the Pre-Consultation
meeting for the subject lands held on October 26, 2017.
This Planning Justification Report will analyze and discuss the following:
•
•
•
•
•
•

A description of the site, its existing physical condition, and its context within the
surrounding community;
A summary of the proposal consultation strategy with area residents, City staff,
and the local Councillor;
An outline of the requested Zoning By-law Amendment and Draft Plan of
Subdivision applications;
An overview of the relevant planning policy and regulations that affect the
proposed development;
A summary of the technical studies and reports prepared in support of the
development applications; and
A planning opinion and justification for the proposed development.
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1.0 INTRODUCTION
Polocorp Inc. (‘Polocorp’) is submitting this Planning Justification Report in support of a
Zoning By-law Amendment and Draft Plan of Subdivision for the lands municipally
addressed as 155 and 171 Guelph Avenue (‘Subject Lands’) within the City of
Cambridge. The development proposes an infill residential subdivision north of Hespeler
village that includes a variety of housing forms including single-detached dwellings,
townhouse dwellings, and a 12-storey apartment building. The development of the
Subject Lands will provide approximately 187-207 new residential units within a Plan of
Subdivision. The retention of two existing single-detached dwellings and construction of
a new estate dwelling south of Forbes Estate has been proposed through a consent
application. In total, a maximum of 210 residential units will be provided on the Subject
Lands.
To permit the proposed development, the Zoning By-law Amendment will address:
•
•
•
•

Rezoning a portion of the lands from Open Space (OS1) to Residential (RM3)
with site-specific provisions;
Rezoning a portion of the lands from Residential (R2) to Residential (RM3) with
site-specific provisions;
Rezoning a portion of the lands from Residential (R2) to Residential (R5) with sitespecific provisions;
Rezoning a portion of the lands from Open Space (OS1) to Residential (R2);

The Zoning By-law Amendment and Draft Plan of Subdivision applications will be
submitted concurrently to allow for efficiencies in the planning process.
This Planning Report has been prepared as part of the submission to the Region of
Waterloo and City of Cambridge and includes the following information:
•
•
•

•

An introduction and general description of the subject lands and surrounding
uses to provide an understanding of the locational context;
A description of the proposed development;
A review of the existing legislative framework from the Province, Regional
Municipality of Waterloo, and City of Cambridge in relation to the proposed
development as well as an assessment of consistency and conformity with the
Planning Act, Provincial Policy Statement (2014), Growth Plan (2017), Regional
Official Plan (2015), and City of Cambridge Official Plan (2012); and
Justification for the proposed Zoning By-law Amendment and Draft Plan of
Subdivision applications.

PRE-CONSULTATION
A Pre-Consultation meeting was held on October 26, 2017 with staff from the Regional
Municipality of Waterloo, City of Cambridge, Cambridge & North Dumfries Hydro, and
the Grand River Conservation Authority. The purpose of this meeting was to provide an
overview of the proposed development and to identify what reports would be
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necessary to address the complete application requirements of the municipality and
development review agencies.
As part of the planning process for this development, engagement with the surrounding
neighbours was undertaken. The following is a summary of current and proposed
consultation:
•

•

•

•

•

•
•

The proponent has undertaken ongoing discussions with the owner of the KribsBarber house (151 Guelph Avenue) to ensure that development within the
Subject Lands is appropriate, specifically as it relates to the proposed estate lot
to the north and the existing single-detached dwelling (155 Guelph Avenue).
Further discussions have been ongoing as it relates to the conservation of the
Forbes Estate including landscape maintenance and general upkeep.
Ongoing meetings with the residents along Guelph Avenue and Shaw Avenue
East to ensure that development intents are provided to the established
neighbourhoods.
Private meetings with the landowners of 209 Guelph Avenue and 20 Shaw
Avenue East to discuss options for Block 7, including potential lot additions to
their subjective lands.
Informal open houses for the surrounding residents on Guelph Avenue and Shaw
Avenue East will be arranged with City staff and the Ward Councillor to discuss
the proposed plans for the Subject Lands.
The proponent will prepare for, and attend, the City’s informal public meeting
arranged by City Staff as part of the formal planning process for the Zoning Bylaw Amendment and Draft Plan of Subdivision applications.
The proponent will maintain transparency with the residences and be open to
attend requested meetings to review design features of the applications.
The proponent will prepare for, and attend, the City’s formal public meeting
arranged by City Staff as part of the formal planning process for the Zoning Bylaw Amendment and Draft Plan of Subdivision.

SUPPORTING STUDIES AND MATERIALS
A list of technical requirements for the submission of a complete Zoning By-law
Amendment and Draft Plan of Subdivision application was provided by the City of
Cambridge and outside agencies to support the application. The required
reports/studies listed below have been completed and are included as part of this
submission. A copy of the Record of Pre-Consultation has been included as Appendix A
of this report.
This report and other technical reports will demonstrate that the proposed
development has had regard for matters of Provincial Interest, is consistent with the
Provincial Policy Statement (2014) and conforms to the Growth Plan (2017), the
Regional Official Plan (2012), and the City of Cambridge Official Plan (2015) and
represents good planning. This report must be read in conjunction with the following
plans and reports that support the application:
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•
•
•
•
•
•
•
•
•
•

Urban Design Brief prepared by Polocorp (dated September 2018);
Functional Servicing Report prepared by GM Blueplan (dated October 2018);
Preliminary Servicing and Grading Plans prepared by GM Blueplan (dated
October 2018);
Heritage Impact Assessment prepared by ASI (dated September 2018);
Archaeological Assessment prepared by Bluestone Research (dated November
2017);
Noise and Vibration Feasibility Study prepared by HGC Engineering (dated
October 3, 2018);
Tree Management Plan prepared by Dougan & Associates (dated October
2018);
Environmental Impact Statement prepared by Dougan & Associates (dated
October 2018);
Transportation Impact Study prepared by Paradigm Transportation Solutions
(dated September 2018); and
Geotechnical Investigation Report prepared by Chung Vander Doelen (dated
October 5, 2018).

The purpose of this report is to provide Council, municipal staff, technical review
agencies, and the public with an overview of the current site conditions,
neighbourhood context, the proposed development applications, the current planning
framework, recommendations of the technical reports, and a planning opinion on the
merits of the proposed development applications necessary to support the applications
for a Zoning By-law Amendment and Draft Plan of Subdivision.
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2.0 SITE CONTEXT
2.1 SITE DESCRIPTION
The Subject Lands are municipally addressed as 155 and 171 Guelph Avenue and
legally described as Plan of Survey for Lots 7-20 and Part of Lots 1, 2 and 3 and all of
Austin Avenue (closed by-law), Emerson Street and Henry Villa Drive (closed by-law),
Lane between Lots 12 -15 (closed by-law), Lot 27, Registered Plan No. 152, and Lots 22,
23, 24, 28 and 30, Municipal Compiled Plan No. 803 and Part of Lane between Lots 22
and 23, Municipal Compiled Plan No. 803, Registered Plan No. 62 (formerly Town of
Hespeler) and Part of Lot 11, Concession 3, Beasley’s Lower Block (geographic Township
of Waterloo) in the City of Cambridge, Regional Municipality of Waterloo.
The lands are comprised of 5.25 hectares (12.96 acres) of land north of the former
village of Hespeler and west of Speed River in the City of Cambridge (Figure 1).
The subject lands are located on the southeast corner of Guelph Avenue and Shaw
Avenue East in the City of Cambridge. The site is an irregularly shaped parcel with
approximately 193.9 metres of frontage along Guelph Avenue and 7.2 metres of
frontage along Shaw Avenue East. A portion of Forbes Creek runs along the eastern
portion of the lands, connecting to the Speed River to the south. A principal branch line
of Canadian National (‘CN’) rail runs along the southeastern boundary of the site.
The property currently contains two (2) single-detached residential dwellings
municipally addressed as 155 and 171 Guelph Avenue. The proposal is to redevelop the
subject lands with residential uses, while retaining the existing single-detached dwellings
in situ.
Dedication of land for road widening along Guelph Avenue has been provided to the
municipality at a previous date and will not be required as part of these development
applications, as confirmed by Jason Leach on September 26, 2018 (Appendix B).
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FIGURE 1: SITE CONTEXT OF SUBJECT LANDS

2.2 EXISTING SITE CONDITIONS
Topography and Environmental Conditions
The topography of the site gently slopes towards the southeast area of the lands, with
significant slopes adjacent to Forbes Creek. Due to its proximity to the Forbes Creek and
Speed River, a portion of the lands contain an identified floodplain.
A portion of the subject property possesses natural heritage features as identified by the
City and Grand River Conservation Authority (‘GRCA’). The details of these
environmentally sensitive areas are outlined in the Environmental Impact Statement
prepared by Dougan & Associates. Some of the most relevant and applicable policies
which were considered are found within the City’s Forbes Creek Subwatershed Study
(2002). The submission package provided in support of the Zoning By-law Amendment
and Draft Plan of Subdivision defines the environmentally protected areas within an
Environmental Impact Statement, prepared by Dougan & Associates.
Buildings and Infrastructure
The site currently contains a mixture of buildings including single-detached dwellings,
garages, and a stone structure (Figure 2).
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FIGURE 2: EXISTING BUILDINGS AND TRAILS ON THE SUBJECT LANDS
There are two single-detached dwellings on the Subject Lands - a dwelling municipally
addressed at 171 Guelph Avenue (locally known as ‘Forbes Estate’) (Figure 3) and
another dwelling to the east of the Forbes Estate, municipally addressed as 155 Guelph
Avenue (Figure 4). Both dwellings are currently accessed via a driveway accessed via
Guelph Avenue (Figure 5). Both 155 and 171 Guelph Avenue will be retained on
separate parcels of land and is proposed to be severed through a Consent Application
submitted to the Committee of Adjustment.
An existing asphalt trail (shown on Figure 2) traverses through the southern portion of the
property, running along the eastern edge of the treed slope and coming to an end
south of the northern property line. A bridge over Forbes Creek was constructed by the
municipality for the landowner approximately seven years ago (Figure 6). This bridge will
be maintained within the development to enhance the existing and proposed trail
network for the current and future residents.
A stone building, referred to as the ‘Stone Ruins’, is located along the southern
boundary of the site. The building is made of primarily rubble coursed stone walls with
stone corner quoins, and likely a remnant of one of the operations of Jacob Hespeler’s
grist mill, sawmill, cooperage, gas house, distillery, and stone wooden mills that were
operated on the property from 1835 to 1869 (source: Heritage Impact Assessment, ASI).
This structure has deteriorated over time and is missing its roof (Figure 7).
There are also three garages (north, central, and south) on site which will be
demolished to facilitate the development of the lands and have not been found to
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have any cultural heritage attributes. The north garage is in very poor shape and is
deteriorating due to age. The central and southern garages are in poor condition. All
three garages will be demolished to facilitate the proposed development.
The Subject Lands are adjacent to, and directly north of, 151 Guelph Avenue (known as
the Kribs-Barber House) which is listed on the City of Cambridge’s Heritage Properties
Register.
Municipally-owned stormwater and wastewater infrastructure is currently located on
the eastern portion of the Subject Lands, west of Forbes Creek. The stormwater pipes
drain to an outlet to the Forbes Creek. The wastewater pipes run along the western
boundary of Forbes Creek and connect to pipes along the rail line. As part of the
development, a reconfiguration of the sanitary sewers will be required to run through
the development. The stormwater infrastructure will remain in its current location and
the proposed stormwater management pond will be conveyed to the municipality as
part of the Draft Plan of Subdivision application.

FIGURE 3: 171 GUELPH AVENUE (FORBES ESTATE)

FIGURE 4: 155 GUELPH AVENUE

PLANNING JUSTIFICATION REPORT (October 2018)

|9

FIGURE 5: EXISTING DRIVEWAY LOCATION FOR 155 AND 171 GUELPH AVENUE

FIGURE 6: EXISTING BRIDGE
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2.2 SURROUNDING LAND USES
Broader Area Context
The subject lands are within the Silver Heights neighbourhood. This neighbourhood is
bound by Black Bridge Road to the north, Hespeler Road to the west, and the Speed
River to the east and south. The neighbourhood is characterized by a mix of low-rise
residential buildings, including single-detached, semi-detached, and townhouse style
dwellings. There are also industrial buildings to the south of the Subject Lands, including
Four Fathers Brewing Company, which shares a property boundary with the site along
the south.
Hespeler Village is located south of Speed River and accessed from the site via Guelph
Avenue. A variety of services and retail businesses exist along Queen Street West within
Hespeler Village.
The site is located approximately 400 metres south of Silver Heights Public School and St.
Gabriel Catholic Elementary School (Figure 8).

FIGURE 8: SUBJECT LANDS AND SURROUNDING CONTEXT
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Adjacent Properties
South
The southern property line is abutted by a single-detached residential dwelling (151
Guelph Avenue), known as the Kribs Estate, which is a property identified in the City of
Cambridge’s Heritage Properties Register. The southern property line also abuts an
industrial site (125 Guelph Avenue), which has recently been acquired and occupied
by Four Fathers Brewing Company.
East
Along the eastern property line abuts a branch line of Canadian National Railway (‘CN
Rail’). Directly east of the CN Rail is the Mill Pond and Speed River.
West
The western property line contains frontage onto Guelph Avenue, which is an existing
two-lane collector road. Existing built form on the east side of Guelph Avenue consists
of predominantly two-storey single-detached houses except for a modern bungalow
and a 1.5 storey stone gothic revival home (Figures 9-11).

FIGURE 9: FORBES ESTATE AND THE EXISTING GUELPH AVENUE DWELLINGS
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FIGURE 10: EXISTING BUILT FORM ON GUELPH AVENUE (SOURCE: JAMES HORAN, AUGUST 20TH, 2018).

FIGURE 11: EXISTING BUILT FORM ON GUELPH AVENUE (SOURCE: JAMES HORAN, AUGUST 20TH, 2018).
The east side of Guelph Avenue is comprised of a mix of architectural styles. Many of
the existing dwellings have been re-cladded but appear to retain many of the original
window openings. The following are some of the key attributes of the built form:
•
•
•

There are no attached garages (except for the modern bungalow);
The front façades contain windows and doors as the main feature;
The roof styles are a mix of hip and gable but are well proportioned with the
building as the roofs do not overwhelm the dwellings;
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•
•
•

The front yard setback ranges from approximately 3 to 5 metres framing Guelph
Avenue;
The lot frontages range from approximately 13 - 15 metres with building widths
averaging approximately 8 metres; and
The buildings are generally located to one side of the lot with the other side
being used for driveways and parking.

North
Immediately to the north, the Subject Lands abut existing single-detached and semidetached residential dwellings along Shaw Avenue East. These dwellings vary in age
and contain a mixture of materials including brick, siding, and stone detailing. Several
dwellings contain unattached garages (Figure 12).

FIGURE 12: DWELLINGS ALONG SHAW AVENUE EAST
Transit
Guelph Avenue has been identified as a ‘Planned Transit Corridor’ as well as a
‘Planned Cyclist Route’, as per Map 5a Regional Transit Network, of the Regional
Official Plan.
Grand River Transit (‘GRT’) offers routes 51A and iXpress 203 along Guelph Avenue. The
iXpress 203 route connects Conestoga Mall to Cambridge Centre. The 51A route
connects to Ainslie Street terminal. These two routes provide access to the broader
transportation network, as well as connections to the ION LRT.
Connections to active transportation exist on the site through the connection to the
Trans Canada Trail along the CN Rail line, which is located along the southern border of
the property. This trail connects to the Hespeler Mill Pond Trail to the north of the subject
lands, with internal trail/sidewalk connections proposed as part of the development to
ease access to the trail network for existing and future residents.
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Guelph Avenue currently contains a sidewalk on the western portion of the street. As
part of the development, a sidewalk will be constructed on the eastern portion of the
street to increase pedestrian connectivity and enhance active transit opportunities.
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3.0 DESCRIPTION OF PROPOSAL
4.1 PROPOSED DEVELOPMENT
The following is a review of the proposed development for 155 and 171 Guelph Avenue
in the City of Cambridge, Ontario.
The intensification proposal of the Subject Lands includes the retention of 155 Guelph
Avenue and 171 Guelph Avenue, which are proposed to be severed from the Subject
Lands through a Consent Application to the Committee of Adjustment. The proposed
development includes the retention of the existing single-detached dwellings on the
lands with an infill development of residential dwellings to the north and east of the
existing dwellings.
The proposed development is comprised of a mixture of residential dwellings including
single-detached, townhouse, and a 12-storey apartment building to provide a range of
housing options within the Silver Heights community.
A summary of the development is as follows:
•
•
•
•
•
•
•

Retention of the Forbes Estate as a single-detached dwelling on a separate lot;
Retention of the single-detached dwelling at 155 Guelph Avenue on a separate
lot;
Construction of one estate lot between the Forbes Estate (171 Guelph Avenue)
and Kribs-Barber House (151 Guelph Avenue);
Approximately 7-9 single-detached residences along Guelph Avenue;
Approximately 35-45 single-detached dwellings within Block 1;
Approximately 14-16 townhouse dwellings within Block 1;
Approximately 100-138 multiple units within Block 1.

The use of lotless blocks for Blocks 8 and 9 is proposed to provide for greater flexibility
and to meet market demands and shifts, while identifying for the purposes of the
technical studies a potential maximum and minimum number of residential units. The
proposed development provides for approximately 187-207 new residential units within
the Draft Plan of Subdivision. Prior to final approval, the lotless blocks will continue to
provide a minimum and maximum number of units until the final development details
are determined through a Plan of Condominium application and Site Plan control.
The property located at 155 and 171 Guelph Avenue, known locally as Forbes Estate, is
of heritage significance to the Region of Waterloo and City of Cambridge due to its
associative value as the home of George Forbes, the first Mayor of the Town of Hespeler
and prominent business person within the community. As per the Pre-Consultation
meeting of October 26, 2017, a Heritage Impact Assessment has been prepared to
address the cultural heritage significance of the lands. Understanding the associative
and physical value of the Forbes Estate, the heritage house will be contained on a
separate 0.33-hectare (0.82 acre) parcel of land and integrated into the proposed
subdivision through appropriate design considerations. A summary of the findings within
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the Heritage Impact Assessment have been provided within Section 4.2.4 of this report.
For the complete report please refer to the Heritage Impact Assessment, prepared by
ASI consultants.
The proposed development will be facilitated through a Draft Plan of Subdivision and
Zoning By-law Amendment, submitted to the Region of Waterloo and City of
Cambridge. Pending approval of the proposed planning applications, a Plan of
Condominium and Site Plan application will be submitted to facilitate the development
of a multi block (Block 1) which will be phased accordingly to provide flexibility to
market conditions.
The following plans have been included for reference and to illustrate the proposed
development:
•
•
•
•

Draft Plan of Subdivision (Appendix C);
Conceptual Site Plan (Appendix D);
Proposed Park and Trail Plan (Appendix E); and
Proposed Enhancement, Preservation, and Open Space Plan (Appendix F).

Block 1 – Single-Detached, Townhouse, and Multiple Unit Residential Dwellings
Block 1 is a 3.29-hectare (8.13 acre) area of land. Residential units are being proposed
in Block 1 as single-detached, townhouse, and 12-storey apartment building. All units
within this Block will front onto a private nine metre condominium road. It is anticipated
that a range of 35-45 single-detached, 14-16 townhouses, and 100-138 multiple units
could be developed within this Block. This block is proposed to be zoned as RM3, which
currently allows for attached one-family dwellings (townhouses) and apartment houses
containing more than four units. As this zone does not permit detached one-family
dwellings, site-specific provisions will be required to allow this zone to encompass the
entire block.
Block 2 – Parkland (Trailhead)
Block 2 is a 0.03-hectare (0.07 acre) area of land that has been designed as a trailhead
to provide a connection for the existing and future residents to the natural heritage
systems that exist to the east of the site with access to existing and proposed trails. The
trailhead is situated near the existing neighbourhood trail link to the north of the site,
which runs along the existing stormwater management pond and connects to the
residential neighbourhood to the northeast of the Subject Lands. This area has been
sized and located to allow for opportunities of historical commemoration of the site,
addressing a recommendation within the Heritage Impact Assessment for
documentation and public awareness of the history of the site with both regional and
local heritage significance. This block will remain zoned as Open Space (OS1).
Block 3 – Open Space (Locally-Significant Natural Area)
Block 3 is a 0.14-hectare (0.35 acre) block that contains locally-significant natural
features. The bounds of these features have been identified through the Environmental
Impact Statement prepared by Dougan & Associates. It allows for a compatible
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transition to the stormwater management pond. This block will remain zoned as Open
Space (OS1).
Block 4 –Stormwater Management Pond
The proposed 0.18-hectare (0.44 acre) Stormwater Management (SWM) block as shown
in Block 4 on the Draft Plan has been sized/designed to gather all of the surface water
from the residential development area. The location of the SWM pond is best suited for
proper drainage of all the lands. Existing municipally-owned stormwater infrastructure
will remain within this block. As this block will be conveyed to the municipality, an
easement in favour of the condominium corporation will be required to allow for
access and maintenance of the SWM pond. This block will remain zoned as Open
Space (OS1).
Block 5 – Open Space (Forbes Creek and Floodplain)
Block 5 is a 0.58-hectare (1.43 acre) block that contains natural heritage systems
identified by the City and Grand River Conservation Authority. The location of the
floodplain has been further studied by GM Blueplan during the completion of a
geodetic survey and identified accordingly within the technical reports submitted to
support the planning applications. The natural heritage features contained within this
block include the Forbes Creek and floodplain. This block will remain zoned as Open
Space (OS1).
Block 6 – Open Space (Locally-Significant Natural Area/ Parkland)
Block 6 is a 0.20-hectare (0.49 acre) block that contains locally-significant natural
features. The bounds of these features have been identified within the Environmental
Impact Statement prepared by Dougan & Associates. In addition to the natural
heritage features, the proposed development allows for parkland opportunities within
this block, including trail networks and a passive parkland. This block will remain zoned
as Open Space (OS1).
Block 7 – Residential
Block 7 is a 0.02-hectare (0.05 acre) parcel of land with approximately 7.2 metres of
frontage onto Shaw Avenue East. This parcel of land has been designed to allow for
opportunities for future lot additions to the dwellings adjacent to the block on the east
and west. This block will remain zoned as Residential (R5).
Block 8 and 9 - Residential
Block 8 is a 0.16-hectare (0.40 acre) block that will allow for 4-5 single-detached
residential units with driveway and services located off Guelph Avenue.
Block 9 is a 0.14-hectare (.35 acre) block that will allow for 3-4 single-detached
residential units with driveway and services located off Guelph Avenue.
A morphology analysis provided within the Urban Design Brief prepared by Polocorp
has advised the following zoning elements to be included within these blocks:
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•
•

•

•

Lot frontage should be between 12-15 metres to mirror the east side of Guelph
Avenue;
Front yard setbacks should also be consistent with the east side of Guelph
Avenue ranging between 3-5 metres, where feasible with tree retention
practices;
If attached garages are proposed, the garage should be subordinate to the
primary dwelling, shall be setback beyond the habitable wall and be designed
to harmoniously blend with the front façade; and
Front facades should consider the inclusion of a front porch or stoop.

All of the units are intended to be sold as market-rate units.
Table 1: Unit Type Breakdown

Forbes Estate
(Separate Lot)
155 Guelph Ave
(Separate Lot)
Estate Lot
Block 1
Block 8
Block 9

Size
(hectares)
0.33

Single
Detached
1

0.14

1

0.04

1
3
35-44
4-5
3-4
42-53

3.29
0.16
0.14

Townhouse

Multi Unit

14-16

100-138

14-16

100-138

Total

3
180-198
4-5
3-4
187-207

4.2 OVERVIEW OF SUPPORTING REPORTS
4.2.1 Functional Servicing Report
A Functional Servicing Report has been prepared by GM Blueplan, dated October
2018, in support of the Zoning By-law Amendment and Draft Plan of Subdivision for the
proposed development. The Report documents the site servicing and stormwater
management design requirements for the proposed residential development on the
Subject Lands.
As part of the engineering analysis for the proposed development, a topographic
survey was completed by GM Blueplan on November 23, 2017 and December 11, 2017.
Furthermore, the Regulatory Flood Limit was provided to the Grand River Conservation
Authority (‘GRCA’) on October 19, 2017, including regulatory floodplain analysis
hydraulic modelling.
Water servicing for the site is currently provided through an individual sanitary service
lateral connection from Guelph Avenue to service the dwellings located at 155 and 171
Guelph Avenue. Servicing for the proposed development will be via an extension of a
looped watermain from Guelph Avenue and Shaw Avenue East. Each residential unit
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within the Plan of Condominium will be serviced with individual connections from Hill
Head Street and/or Forbes Avenue.
Sanitary for the site is currently provided through an individual sanitary service lateral
connection from Guelph Avenue. Sanitary sewers currently exist on Shaw Avenue East,
which are terminated at Henry Villa Drive and Shaw Avenue East. A sanitary sewer
easement that services the development to the north passes through the LSNA to the
east of the site (west of Forbes Creek), discharging to a sanitary trunk sewer which runs
parallel to the Canadian National Rail Line. Sanitary servicing for the proposed
development will be provided through the relocation of the existing 450 mm diameter
sanitary sewer on an easement to an internal private road (Hill Head Street), ultimately
discharging to the existing 450 mm diameter trunk sanitary sewer along the Canadian
National Rail Line. The dwellings on Hill Head Street and Forbes Avenue will be serviced
via the extension of a 200 m diameter sanitary sewer from the 450 mm diameter
sanitary sewer.
Stormwater services for the existing lots are provided through an individual storm
connection on Guelph Avenue. An existing trunk sewer conveying stormwater flows
from the residential development to the north discharges to Forbes Creek via a storm
easement. Storm services for the proposed site will be through the installation of storm
sewers on the private roads (Hill Head Street and Forbes Avenue). The on-site storm
sewers will convey stormwater flows to the on-site stormwater management facility and
to Forbes Creek. Rear lot swales and catch basins (where required) will be used to
convey runoff from the rear yards to the storm sewer system. All storm sewers within the
development will be sized to accommodate the 5-year design storm event.
4.2.2 Transportation Impact Study
A Transportation Impact Study (‘TIS’) was prepared by Paradigm Transportation
Solutions Limited (‘PTSL’), dated September 2018, in support of the proposed Zoning Bylaw Amendment and Draft Plan of Subdivision applications. The purpose of the report is
to analyze the existing traffic conditions and traffic forecasts for the proposed
development.
Based on the investigations carried out, the report concludes that:
•

•

•

Intersections within the study area are, and will continue to, operate with
acceptable Level of Service values with the exception of the northbound left
movement at the intersection of Hespeler Road and Maple Grove Road/Fisher
Mills Road;
A Terms of Reference for an Environmental Assessment (‘EA’) for improvements
to Maple Grove Road has been issued by the Region and improvements to the
intersection of Maple Grove Road and Hespeler Road should be addressed
during the EA process;
The proposed development is forecasted to generate 95 to 114 new trips during
weekday AM and PM peak hours, respectively;
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•

•
•

The site generated traffic will have a minimal impact on the existing Shaw
Avenue East road way, with approximately 7 to 9 trips, in the AM and PM peak
hour;
The Guelph Avenue and Hill Head Street intersection will act as the primary
entrance and exit to site; and
Left turn lanes are unwarranted at the intersection of Guelph Avenue and the
proposed privately-owned road (referred to as Hill Head Street).

Based on the findings of the Transportation Impact Study, the proposed Zoning By-law
and Draft Plan of Subdivision could be approved.
4.2.3 Archaeological Assessment
A Stage 1-2 Archaeological Assessment of 155 and 171 Guelph Avenue was prepared
by Bluestone Research Inc. dated November 2017. The Stage 2 assessment did not
result in the identification of any archaeological resources. The report was submitted to
the Ministry of Tourism, Culture, and Sport and subsequently entered into the Ontario
Public Register of Archaeological Reports without technical review on December 15,
2017 (Appendix G).
4.2.4 Heritage Impact Assessment
A Heritage Impact Assessment (‘HIA’) was prepared by ASI Archaeological & Cultural
heritage consultants to evaluate the impacts of the proposed development on the
cultural heritage resources on the Subject Lands, as well as the Kribs-Barber house at
151 Guelph Avenue, which are both listed on the City’s Heritage Properties Register. The
HIA concluded that the proposed development involves the conservation of the Forbes
Estate in a manner that is consistent with best practices in heritage conservation and
that no significant impacts will result onto the Forbes Estate or Kribs-Barber house.
The recommendations contained within the report include the following:
•
•

•

•

Designation of the Forbes Estate under Part IV of the Ontario Heritage Act;
Prior to demolition of the stone ruins, documentation should be provided through
the submission of a report to the Region of Waterloo, City of Cambridge, the
Cambridge Archives that includes measured drawings, a land use history,
photographs and other documentation where available;
Interpretation strategy should be created to provide the public with a greater
understanding of the history of the property, including the role of George Forbes
in the Town of Hespeler; and
Detailed site plans and elevations for the new development adjacent to the
Forbes Estate (171 Guelph Avenue) and Kribs-Barber House (151 Guelph Avenue)
should be reviewed by City of Cambridge heritage staff to determine the
appropriateness of the new buildings.

With the above-noted recommendations considered, the Heritage Impact Assessment
is supportive of the proposed Zoning By-law Amendment and Draft Plan of Subdivision.
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4.2.5 Geotechnical Investigation Report and Slope Stability Assessment
A Geotechnical Investigation Report was prepared by Chung Vander Doelen, dated
October 5, 2018, was prepared to identify Based on the topographic survey, the
existing natural slope located at the northeast portion of the site ranges in height from
approximately four metres at the north end and tapers to zero metres at the south end.
The slope is covered with mature trees and shrubs/undergrowth. Dense mature trees on
the slope face are growing in vertical positions. The geotechnical report identifies that
there is no noticeable surface erosion, toe erosion, or slope instability on the steep
slope. A wide, relatively flat area exists between the toe of the slope and a water
course located further east. A six-metre buffer from the top of the stable slope has been
provided to protect the integrity of the slope.
The Geotechnical Investigation Report (prepared by CVD, dated October 5, 2018)
identifies the existence of shallow weathered and fractured bedrock on-site at depths
of less than 5 metres below ground surface. Sand and gravel deposits were also
identified within bore holes on site. The subsurface soils are described as sand and
gravel, silt and clay till, and weathered and fractured carbonate bedrock.
Section 6.6 of the Report provides a Slope Stability Assessment for the existing natural
slope located at the northeast portion of the site. The slope ranges in height from
approximately 4 metres at the north end and tapers to 0 metres at the south end. The
slope is covered with mature trees and shrubs/undergrowth without any noticeable
erosion in the surface, toe erosion, or slope instability. A sketch was provided by CVD
that illustrated the top of stable slope and an erosion access allowance of 6 metres. This
6-metre erosion allowance access has been provided within the Draft Plan of
Subdivision as a buffered area.
4.2.6 Tree Management Plan
A Tree Management Plan has been prepared by Dougan & Associates, dated October
2018, in support of the proposed residential development.
The land cover of the Subject Lands is primarily anthropogenic which consists of
constructed greenlands of mowed turf with planted trees. The Tree Management Plan
has confirmed that no trees are identified as species at risk on the Subject Lands.
On the southern portion of the site, a strip of lowland ravine woodland exists, which
borders the CN rail line. Centrally within the eastern half of the parcel, there exists a
Scotch Pine plantation. The eastern corner of the site contains a forested ravine sloping
to the east and to the open lands of the Forbes Creek floodplain. At the easternmost tip
of the parcel, there is a small forested area contiguous with offsite parkland.
The western half of the site contains a manicured lawn with mature planted trees,
which is adjacent to the Forbes Estate, its laneways, garages, and sheds.
A detailed tree inventory was undertaken to identify the species, DBH, canopy
diameter, biological health, structural health, and preservation priority. A Tree
Management Plan outlining these details have been included within the submission
package.
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As part of the Tree Management Strategy, the site has been designed to allow for
significant retention of trees within the development. Trees along Guelph Avenue will
be conserved, where feasible, along the front lots of the residential dwellings. Trees
along the northern border of the Subject Lands, that abut the existing single-detached
and semi-detached dwellings, will be retained. This treed area includes three large
black walnuts that have been identified as having a high priority for retention. In
addition to conserving the trees, the retained trees along this boundary will provide a
buffer to the existing low-density residential dwellings.
The steep slope was identified as a LSNA, containing a variety of vegetation. This area
will be retained with a 6-metre buffer to the west, to provide protection for the
established root systems.
Most of the trees within the eastern corner of the site will be retained as a LSNA, with
minimal impacts to the lands to accommodate trails and potential passive parkland
features.
Trees located within the floodplain will be retained in situ with opportunities for
enhancement.
Figure 13 (Appendix F) illustrates the areas for tree retention and enhancement.
Driveways for the proposed lots along Guelph Avenue and the proposed private road
will require some removal and/or relocation of trees to other locations on the property.

FIGURE 13: PROPOSED ENHANCEMENT, PRESERVATION, AND OPEN SPACE PLAN
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4.2.7 Environmental Impact Study
An Environmental Impact Study (‘EIS’) was prepared by Dougan & Associates (dated
October 2018) in support of the planning applications. The EIS was prepared as outlined
in the Pre-Consultation meeting of October 26, 2017and through further
correspondence with City and GRCA staff. The purpose of the EIS is to update existing
environmental data on the lands, which includes a portion of the site included within
the Forbes Creek Subwatershed Study (2002). Furthermore, the identification of
environmental constraints has been completed to develop a site-specific mitigation
and compensation strategy in consultation with the environmental consultant (Dougan
& Associates), the City of Cambridge, and the GRCA.
The woodland boundary was delineated through a review of driplines, which was
flagged and geo-located by Dougan & Associates ecologists with representatives from
the City of Cambridge on September 14, 2018. Portions of the site have been identified
as a Locally Significant Natural Areas (‘LSNA’). The existing LSNA boundary included in
the City’s Official Plan was based on the Ministry of Natural Resources and Forestry
mapping, which does not reflect site-specific features.
Certain activities on site may impact the existing ecological features and functions
(either positively or negatively), such as:
•
•
•
•
•

Vegetation removal;
Grading and servicing;
Building and road construction;
Stormwater management; and
Enhancement and restoration plantings.

In support of the proposed development, the EIS provides a summary of key
recommendations, including:
•
•
•
•
•
•
•

Preparation of a Tree Preservation Plan (submitted as part of the Zoning By-law
Amendment and Draft Plan of Subdivision applications for the Subject Lands);
Removal of vegetation outside of the breeding bird window (April 15-August 15);
Maintenance of water balance to avoid adverse effects on the LSNA and
Forbes Creek;
Preparation of a detailed Edge Management Plan to protect and enhance the
remaining woodlots and treed areas;
Preparation of a detailed Restoration and Enhancement Implementation Plan;
Transplantation of regionally rare species into Management Areas where suitable
site conditions are present; and
Awareness to operations and maintenance staff that site alterations outside of
the designated areas or dumping within the LSNA is not acceptable.

Based on the findings of the EIS, the proposed development will not have a significant
adverse effect on the feature or functions of the LSNA, and that the recommendations
will allow for the most significant and sensitive resources on the property and adjacent
lands to be preserved, protected, and enhanced over time.
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4.2.8 Noise and Vibration Study
The primary sources of noise on the Subject Lands are road traffic along Guelph
Avenue and rail traffic along the CN rail line. Data was used to predict future traffic
sound levels at various locations of the proposed dwelling facades. The sound level
predictions indicate that the rail and road traffic sound levels will exceed Ministry of the
Environment, Conservation, and Parks and the Municipality. Mitigation measures have
been provided.
A summary of the recommendations is identified below:
•
•
•
•
•

Forced air ventilation for dwellings closest to Guelph Avenue and the rail line in
compliance with NPC-300 Guidelines;
CN rail to confirm that a safety berm is not required due to the grade change
between the subject lands and the CN rail line;
Masonry and/or brick exterior wall facades for dwelling units and the apartment
building that have exposures to the railway;
Further review of the multi block to be investigated at the site plan approval
stage when a formal building design has been provided; and
Warning clauses required in the property and tenancy agreements and offers of
purchase and sale to inform future owners/tenants of the sound level excesses
and the proximity to the railway line and other commercial uses.

The Noise and Vibration Study supports the proposed development, in conformity to the
recommendations noted above.
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4.0 PLANNING CONTROLS
ONTARIO PLANNING ACT, R.S.O. 1990, C.P.13
The Planning Act R.S.O. 1990, c. P.13 provides for a land use planning system led by
provincial policy, integrating matters of provincial interest in provincial and municipal
planning decisions and providing for statutory planning processes in Ontario. Section 2,
Provincial Interest, promotes development that is designed to be sustainable, supports
public transit and is pedestrian-oriented. Specifically, the Planning Act requires that
municipalizes have regard to matters of Provincial Interest,
2(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;
Section 37 of the Planning Act provides municipalities with the authority to authorize
increases in the height and density of development in return for the provision of
facilities, services, or matters. This provision must be identified within a municipality’s
official plan

PROVINCIAL POLICY STATEMENT, 2014 (PPS, 2014)
The Provincial Policy Statement (‘PPS’), issued under the Planning Act came into effect
on April 30, 2014. The PPS provides direction on matters of provincial interest related to
land use planning. The Planning Act requires that, “decisions affecting planning matters
shall be consistent with” the PPS. The PPS policies outlined below are relevant to the
Zone Change application for the subject lands.
The PPS supports healthy, liveable, and safe communities by promoting efficient
development and land use patterns which sustain the financial well-being of
municipalities (Policy 1.1.1(a)). Appropriate range and mixes of residential units are
encouraged to meet long-term needs, while promoting cost-effective land use patterns
to minimize land consumption and servicing costs (Policy 1.1.1(b) and (e)).
The proposed development has provided a variety of housing forms in an established
neighbourhood, which utilizes existing infrastructure to provide intensification within a
Built-Up Area. Providing a mixture of housing forms allows for compatibility with the
existing residential dwellings, while providing a mix of housing types.
The PPS requires that municipalities direct growth and development to areas identified
for settlement such as built-up areas (Policy 1.1.3.1). Varying densities are encouraged
to make efficient use of land, infrastructure, and public services, while supporting active
and transit transportation opportunities (Policy 1.1.3.2).
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The proposed development is located adjacent to a ‘Planned Transit Route’ by the
Region of Waterloo, and provides opportunities to connections to existing public
services, including roads, services, and trail networks. These connections allow for
opportunities to support both active and transit transportation options.
Through the PPS, the Province requires that municipalities identify appropriate locations
to promote intensification and redevelopment (Policy 1.1.3.3).
Section 2.0 provides direction for the protection of natural heritage, water, agricultural,
mineral and cultural heritage and archaeological resources for their economic,
environmental, and social benefit. This Section identifies the need to protect natural
and cultural heritage features:
2.1.1 Natural features and areas shall be protected for the long term.
2.6.1 Significant built heritage resources and significant cultural heritage
landscapes shall be conserved.
The proposed development has retained a significant portion of the lands as ‘Open
Space’, which has been identified as floodplain and Locally Significant Natural Areas
(LSNAs). Furthermore, the cultural heritage resource identified in the City’s Heritage
Properties Register has been retained with a sympathetic form of development that
transitions from single-detached to multiple unit dwellings. As part of the proposed
development, the cultural heritage resource will be designated under Part IV of the
Ontario Heritage Act.
The PPS supports new development with a range and mix of housing units in
appropriate locations. The PPS also encourages the identification and conservation of
natural and cultural heritage helps to foster a sense of place and assist in the provision
of complete communities. Based on the above analysis, it is the opinion of Polocorp
that the proposed Zoning By-law Amendment and Draft Plan of Subdivision are
consistent with the PPS, 2014.

GROWTH PLAN FOR THE GREATER GOLDEN HORSESHOE (2017)

The Province recently announced a new Growth Plan for the Greater Golden
Horseshoe (‘Growth Plan’) which came into effect July 1, 2017. The Growth Plan is a
Provincial document which provides policy guidance regarding growth management,
transportation, intensification, greenfield development, and protection of employment
lands within the Greater Golden Horseshoe (‘GGH’) and surrounding municipalities. The
updated Growth Plan continues to direct growth to built-up areas within settlement
areas and supports the development of complete communities. The Growth Plan
policies outlined below are relevant to the Draft Plan of Subdivision and Zone Change
application.
Section 1.2.1 Guiding Principles outlines the principles of the plan which, in part,
prioritizes the achievement of complete communities alongside the prioritization for
intensification and higher densities to make efficient use of land and infrastructure.
Furthermore, support for a range and mix of housing options is identified. The guiding
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principles also outline a need to provide for different approaches to manage growth,
while conserving and promoting cultural heritage resources.
2.2.1.2 (a) the vast majority of growth will be directed to settlement areas that:
I.
II.
III.

Have a delineated-built boundary;
Have existing or planning municipal water and wastewater systems;
and
Can support the achievement of complete communities.

Section 2.2.6 outlines the policy direction from the province to support a housing
strategy that achieves the minimum intensification and density targets, as outlined in
the Growth Plan. The Growth Plan supports the achievement of complete communities
through the provision of multi-unit residential developments that incorporate a mixture
of unit sizes to accommodate a variety of household sizes and incomes (Policy 2.2.6.3).
The Growth Plan supports the wise use of existing infrastructure and land to provide
housing in appropriate locations. The proposed development adds density onto an
existing transit route and is located within walking distance of Hespeler Village. The
proposed planning applications are in conformity to the Growth Plan, 2017.

REGION OF WATERLOO OFFICIAL PLAN (2015)
The 2015 Region of Waterloo Official Plan (‘ROP’) is the guiding document for directing
growth and change within the Region until 2031. The ROP supports development that
supports existing community structure and is serviced through municipally-owned water
and wastewater systems. Development is intended to create complete communities
while protecting natural and cultural heritage resources. Established neighbourhoods
should be considered in development applications to ensure that the scale, physical
character and context is respected (Policy 2.D.1).
The ROP guides local municipalities to establish policies that direct growth to areas
where appropriate development can occur, while identifying a need for an
appropriate range of housing in terms of form, tenure, density and affordability (Policy
3.A.1). The ROP supports development that encourages active transit to support both
pedestrians and cycling to provide opportunities to integrate pedestrian and cycling
facilities into existing areas (Policies 3.B.2 and 3.B.3).
The proposed development provides for a variety of housing forms including singledetached, townhouse, and multiple unit dwellings within an apartment building. This
variety in housing forms provides intensification, while allowing for a transition in density
from the existing single-detached dwellings along Guelph Avenue and Shaw Avenue
East. The Subject Lands are adjacent to an existing transit route, providing options for
transportation for the future residents of the development. Furthermore, opportunities
for active transit will be provided through connections to the existing trail networks as
well as the provision of additional trail routes.
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The Region also provides policy direction on the conservation of cultural heritage
resources and sites with potential archaeological significance with Section 3.G, to
ensure that resources are conserved using the provisions of the Heritage Act and
Planning Act (Policy 3.G.1). Cultural heritage resources with Regional significance will
be identified within a region-wide inventory.
The Subject Lands are identified as within the ‘Built-Up Area’ of Map 3A of the ROP. The
Subject Lands are also adjacent to a ‘Planned Transit Corridor’ and ‘Planned Cycling
Route’ on Guelph Avenue, as identified on Map 5A.
The proposed development meets the intents of the Region’s Official Plan policies and
provides for an intensification of lands within the Built-Up Area. The proposed
development allows for the retention of both natural and cultural heritage resources,
while allowing for a residential development that provides opportunities for a mixture of
housing types and styles with access to public roads, services, and transit networks.

CITY OF CAMBRIDGE OFFICIAL PLAN (2012)
The City of Cambridge’s Official Plan (‘OP’) is a long-range and comprehensive land
use strategy for the City, intended to provide a framework for land use decisions for all
development within the next 20 years.
The Subject Lands are within the ‘Urban Area Boundary’ and identified as within the
‘Built-Up Area’ as per Map 1A Urban Structure (Appendix H). Map 2 General Land Use
of the OP designates the land as ‘Low/Medium Density Residential’ and ‘Natural Open
Space System’ (Appendix I). Guelph Avenue is a ‘Collector Road’ identified on Map 7B
Regional Transit Network as ‘Planned Transit Network. Map 13 Subwatershed and
Drainage Areas, identifies the subject lands as within a ‘Subwatershed’ area, which
references Forbes Creek which runs through the eastern portion of the Subject Property
(Appendix J).
Within the OP, the Subject Lands are designated as Low/Medium Residential uses, with
a residential density target of a maximum of 40 units per hectare. The OP does not
define or specify if the hectarage is calculated on a gross or net basis.
Chapter 2: Growth Management
Chapter 2 of the plan encourages a range of housing options that have convenient
access to local services, community infrastructure, and a range of transportation
options.
The OP directs new development and growth to built-up areas where municipal water
and wastewater services are available to service the lands. The policies within this
section provide guidance on intensified development within the built-up area to:
•

Create vibrant neighbourhoods using diverse and compatible land uses;
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•
•
•
•
•
•
•

Provide a range and mixture of housing types that will address a variety of
housing needs;
Provide high-quality public open spaces;
Support walkability, cycling, and transit;
Support the conservation of cultural heritage resources;
Achieve higher densities;
Ensure appropriate transitions between land uses; and
Maintain, enhance, and restore the natural environment.

The OP encourages intensification and redevelopment within existing neighbourhoods
that is designed to respect the character of the established neighbourhood while
maintaining or providing connections and linkages (Policy 2.6.1.8).
The OP encourages compatible higher density development on sites that preserve
significant natural and/or cultural heritage resources (Policy 2.8.3.2).
Chapter 3: Natural Heritage and Environmental Management
The OP recognizes the significant elements of the natural heritage system within the
City, which consist of natural features and associated ecological functions. The OP
acknowledges the categories of Natural Heritage Systems including Locally Significant
Natural Areas (‘LSNA’). Policy 3.A.1.1 acknowledges that natural features are dynamic
and may change over time through the work with the Province, Region, and GRCA.
The OP provides direction for planning applications that are on or adjacent to
environmentally sensitive landscapes and requires an Environmental Impact Statement
(‘EIS’) to be provided to support the application.
Section 3.A.4 identifies policy direction for LSNA and identifies that development and
site alteration should avoid LSNAs wherever feasible. Where development or site
alternation is proposed adjacent or within an LSNA, an EIS will be required by the City.
This section also identifies the criteria for the City to establish subwatershed studies,
which forms the basis of the Forbes Creek Subwatershed study (2002) which includes a
portion of the Subject Lands.
Section 3.B.3 relates to stormwater management, encouraging stormwater
management areas to generally be located on lands dedicated to the City.
Section 3.B.6 identifies that regulatory floodline will be identified and approved by the
GRCA and that development or new development is prohibited within the floodplain.
The City encourages the vegetation or revegetation of floodplains with species
indigenous to the region (Policy 3.B.6.1.1.8).
Policy 3.B.6.1.3 addresses erosion and steep slopes, identifying that development or site
alteration is not permitted within the limits of an identified erosion hazard.
Chapter 4; Cultural Heritage Resources
Chapter 4 of the OP has been structured to recognize the benefits from the
conservation of cultural heritage resources. Specific policies that speak to the
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incorporation of cultural heritage resources within a development application are
identified below.
4.2.1 When development is proposed, the City will encourage the conservation
of cultural heritage resources in the following order of preference:
a) incorporation of cultural heritage resources and their surrounding context into
development applications in a manner which does not conflict with the cultural
heritage resource.
b) promotion of the use of scale and design which blends harmoniously with
existing cultural heritage resources when development occurs; and
c) preservation and adaptive re-use of buildings of cultural heritage significance
for compatible residential intensification and/or for other appropriate and
compatible uses is encouraged.
Policy 4.3.1 encourages the conservation of cultural heritage resources through a
Register of cultural heritage resources in pursuant to the provisions of the Ontario
Heritage Act. The Subject Lands have been included on the City’s Heritage Properties
Register and is therefore subject to the policies of the chapter that speak to
conservation (when feasible) and appropriate designation of properties under Part IV
of the Ontario Heritage Act.
The chapter identifies the methods in which the municipality can encourage retention
of cultural heritage resources through draft plans of subdivision and other development.
Policies 4.2.3(b) 4.2.3(c) speak to development applications including draft plans of
subdivision and committee of adjustment applications for properties that contain
identified cultural heritage resources. Due to the Subject Lands identification on the
City’s Heritage Properties Register, a Heritage Impact Assessment (HIA) has been
prepared by a qualified consultant and submitted in support of the proposed
development.
The City’s Official Plan provides specifies evaluation criteria for determining the
significance of a cultural heritage resource and the processing of by-laws for the
designation of properties that meet the City’s criteria (Policies 4.4.1 and 4.7.3).
Furthermore, Section 4.10 Cultural Heritage Impact Assessment, outlines when
assessments shall be required for development proposals and the inclusion criteria.
Chapter 5: Urban Design
The OP encourages a high level of urban design for new development. An Urban
Design Brief has been submitted as part of the development applications to address
the provisions of Chapter 5.
Chapter 6: Transportation and Infrastructure
The Subject Lands have frontage onto a Collector Road (Guelph Avenue) and a Local
Road (Shaw Avenue East). The City requires road widening to be taken equally from
both sides of the roads for roads identified within the OP (Policy 6.2.1(c) and 6.3.1).
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Road widening was previously provided the City and will not be required as part of the
planning applications, as confirmed by City transportation staff on September 26, 2018
(Appendix B).
The City permits private laneways subject to functionality, operation, servicing and
financial feasibility that will be maintained by the owner(s) and remain unobstructed for
access requirements of emergency services.
The City encourages higher density development along existing and planned high
frequency transit routes (Policy 6.10.5).
Chapter 7: Parks and Open Space
The City’s policies for the protection, enhancement and restoration is established within
Chapter 7 of the OP. The OP identifies that river valleys and watercourses should be
considered for incorporation into the design of parks and open spaces systems (Policy
7.1.3) while encouraging the continuation of, and creation of, new, public accessible
open space along banks of the Grand and Speed Rivers and their tributaries though
the establishment of new public open spaces and enhanced trail connections (Policy
7.1.4).
The OP identifies that the City will plan neighbourhood parks as areas of open space
that provide active and/or passive recreational opportunities and are intended to be
centrally located within a neighbourhood and provide safe and convenience
pedestrian access (Policy 7.1.10). Parkland dedication is permitted in areas where land
is suitable for development and includes lands that are not susceptible to flooding,
poor drainage, erosion, steep slopes or other environmental or physical conditions that
interfere with its use as a public space. Furthermore, sites with potential for expansions
to trail networks and are in a favourable orientation with regards to topography, vistas,
and mature trees should be considered.
Chapter 8: Land Use Policies and Designations
Chapter 8 of the OP identifies policies for land use and assigns designations for lands
within the City of Cambridge. Section 8.4.2 speaks to policies that address residential
compatibility. Within this section, the OP identifies that development in residential
communities to be compatible with the location, density, and other characteristics of
neighbouring land uses (Policy 8.4.2.1). Factors to be taken into consideration in
assessing the compatibility of development include:
a) the density, scale, height, massing, visual impact, building materials,
orientation and architectural character of neighbouring buildings and the
proposed development
•

The proposed development has addressed this factor by providing
transitions from the single-detached dwellings to the apartment building.
The scale and height of the built form has been assessed and provided
within the Urban Design Brief (prepared by Polocorp, dated September
2018). The Urban Design Brief includes an analysis of the visual impact of

PLANNING JUSTIFICATION REPORT (October 2018)

| 32

the proposed development and concludes that no negative impacts will
be imposed on the existing residences.
b) the conservation, protection, maintenance, and potential enhancement of
the natural environment and the cultural heritage resources;
•

The proposed development includes the conservation and designation of
the Forbes Estate under Part IV of the Ontario Heritage Act. Furthermore, a
Heritage Impact Assessment (prepared by ASI, dated September 2018)
has been provided that supports the development and provides
recommendations to mitigate impacts on Forbes Estate and the KribsBarber house (151 Guelph Avenue). As such, the proposed development
has appropriately conserved, protected, maintained, and enhanced the
existing cultural heritage resources within, and adjacent to, the Subject
Lands.

c) the continued viability of neighbouring land uses;
•

The proposed development does not negatively impact the viability of
the established residential neighbourhood to the north and east of the
Subject Lands.

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

On-site parking has been included within the proposed development and
will conform to the requirements of the Zoning By-law. The proposed
development also provides public and private sidewalks that will connect
to public streets as identified in the Park and Trail Plan.

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

Appropriate setbacks have been incorporated into the proposed
development and will be regulated within the Zoning By-law. The proposal
will conform to the front, rear, and side yard setback requirements within
the proposed zoning category with the only exception being the lots
fronting onto Guelph Avenue. Lots fronting onto Guelph Avenue have
been proposed to have reduced front yard setbacks to provide
compatibility with the existing residential dwellings that sit on the east side
of the street. A sun and shadow analysis has been provided within the
Urban Design Brief.

f) noise attenuation;
•

Noise impacts have been studied within the Environmental Noise Study
(prepared by HGC Engineering, dated September 2018) to determine
that no noise impacts will be imposed on the existing or future residents of
the neighbourhood.
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g) odour, dust, and emission impacts;
•

There will be no odour, dust, or emission impacts induced through the
Zoning By-law Amendment and Draft Plan of Subdivision applications.
Dust control measures will be addressed during the Plan of Condominium
and Site Plan applications to ensure that municipal standards are
adhered to.

h) transportation implications; and
•

A Traffic Impact Assessment has been submitted as part of the
development applications which has determined that there will not be
any negative impacts to the existing road networks through the provision
of the proposed development. The primary access for the site will remain
via Guelph Avenue.

i) transitions between different land uses and between sites having varying
permitted uses.
•

The proposed development maintains the residential uses permitted within
the Official Plan.

Infill, intensification, and redevelopment within existing neighbourhoods are
encouraged to be minor in nature and will be compatible with the surrounding
neighbourhood character (Policy 8.4.2.2). Considerations for assessing development
that is minor in nature include:
a) comparable building height, generally within two storeys of neighbouring
buildings;
•

The proposed development ensures that the abutting residential dwellings
to the existing residences are comparable in height through the inclusion
of single-detached dwellings. The Urban Design Brief has identified that
the 12-storey apartment building is a compatible built form and meets the
intent of this policy.

b) massing and scale;
•

The massing and scale of the proposed development is appropriate and
compatible with the established neighbourhood as demonstrated within
the Urban Design Brief.

c) similar lot coverage and side yard setbacks to neighbouring housing;
•

The lot coverage and setbacks will be regulated through the Zoning Bylaw.

d) maintaining the predominant or average front yard setback;
•

As discussed within this Report, the front yard setbacks will be consistent
with the City’s Zoning By-law, save and except, the lots abutting Guelph
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Avenue which will be reduced to 3-5 metres to allow for compatibility to
the residences on the west side of Guelph Avenue.
e) built form that respects the façade details and materials of neighbouring
housing, including garage widths, porches, screening and architectural details;
•

Recommendations for architectural features for the lots along Guelph
Avenue have been provided within the Urban Design Brief.

f) transportation implications; and
•

A Transportation Impact Assessment has been prepared and submitted as
part of the development applications that demonstrate no negative
impacts to the existing road network.

g) appropriate parking arrangements and traffic movements.
•

A Transportation Impact Assessment has been prepared and submitted as
part of the development applications that demonstrate no negative
impacts in terms of parking and traffic movements.

Policy 8.4.2.3 clearly identifies the City’s intent for compatibility and scale:
The location and massing of new buildings in the residential designations must be
compatible with the surrounding land use. The City will require sites to be
designed with transition between areas of different intensity and scale.
The proposed development has provided appropriate transitions from the existing
single-detached and single-detached dwellings along Guelph Avenue and Shaw
Avenue East. The transition has been provided through the inclusion of single-detached
dwellings along Guelph Avenue and abutting the existing residential dwellings
adjacent to the Subject Lands. As such, the proposal for an infill development which
provides for intensification in an appropriate fashion, and conforms to the policies of
Section 8.4.2 of the OP.
To address the incorporation of multi-unit residential development within an area with a
residential designation, Section 8.4.3 Location Criteria for Multi-Unit Residential
Development provides compatibility criteria.
As per Section 8.4.3, the City may facilitate or encourage the development of lands for
multi-unit residential development where a site proposed for such development meets
the following criteria:
a) Is located on an arterial or collector road, or is directly accessible to any such
road through the local road network where it is not likely to generate sufficient
traffic to disturb the peaceful and quiet enjoyment of neighbouring residential
properties located on such local access roads;
b) is conveniently located within reasonable distance of public transit,
recreational open space and shopping facilities and, if the building is proposed
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to be designated for occupancy with children, is also located within
convenience walking distance of an elementary school;
c) has a suitable size and configuration to:
i) permit the separation or appropriate integration of on-site vehicular and
pedestrian traffic;
ii) provide for adequate access and circulation by emergency vehicles;
ii) provide adequate on-site landscaping to: establish suitable outdoor
amenities and recreational facilities for the building’s occupants; screen
parking areas; and provide effective buffering and screening to ensure
the privacy of outdoor recreational areas on the site as well as adjoining
properties;
iv) provide adequate grading and stormwater management features to
encourage the drainage of surface waters to on-site stormwater
management facilities or to public storm drainage facilities and not to
adjoining properties;
d) Is proposed to be developed in such a manner and at such a scale that the
site and building design, building height, setbacks, landscaping and vehicular
circulation will ensure the proposed development is compatible with existing
development on adjoining lands, as outlined in Section 8.4.2 of this Plan; and
e) will include wherever possible the preservation and protection of the natural
environment and cultural heritage resources.
The proposed development is suitable for a multi-unit residential development as it is
located directly adjacent to a collector road (Guelph Avenue) and the traffic impacts
have been evaluated within a Traffic Impact Study (prepared by Paradigm
Transportation Solutions Limited, dated October 2018). This Traffic Impact Study has
determined that the proposed development will not generate sufficient traffic and
impact to the established neighbourhood will be minimal. The Subject Lands are
located on an existing transit route, providing public transit along Guelph Avenue to
connect to various locations within the City and Region, which supports transportation
options for the future residents. Furthermore, appropriate transitions between the
existing low-density residential neighbourhood has been proposed for compatibility in
built form and scale. Natural and cultural heritage resources have been conserved
within the proposed development. For these reasons, the Subject Lands are an
appropriate location to provide multi-unit residential development.
Within Section 8.4.6 Residential Designations, the OP recognizes that the designation of
Low/Medium Density Residential allows for a maximum of 40 units per hectare. It should
be noted that the density requirements within the OP do not specify whether the unit
count is applied on a net or gross hectarage. Policy 8.4.6.6 identifies that the policy
targets shall be reviewed periodically to monitor residential development trends and
Provincial and Regional targets.
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The OP identifies that the City will promote compatible higher density development in
locations which meet the criteria for multi-unit residential development outlined in
Sections 8.4.3 and 8.4.2 of the OP. Infill development is regulated through compatibility
criterial in Policy 8.4.2.2, as reviewed above.
Conclusion
As the proposed development conforms to the policies contained within the City’s
Official Plan and is consistent with the polices contained within Chapter 8, the
additional density required within the Zoning By-law to facilitate the development can
be addressed through a Zoning By-law Amendment. The Draft Plan of Subdivision will
provide a residential development that conforms to the policies within the City’s Official
Plan and will allow for a variety of housing forms that are both appropriate and
desirable.

ZONING BY-LAW
The City of Cambridge Zoning By-law No. 150-85, as amended, regulates the use of
land and provides regulations for the location of buildings and structures, building
height, density, parking facilities, and landscaping.
The Subject Lands are currently zoned Residential (R2) and Open Space (OS1) (Figure
14). The intent of the Zoning By-law Amendment is to change the current zoning
category for most of the lands to have more specific land use categories for each of
the Blocks within the Draft Plan of Subdivision. The change in zoning will also allow for
the Draft Plan of Subdivision to meet the density requirements set by the Region of
Waterloo and City of Cambridge.
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FIGURE 14: EXISTING ZONING ON THE SITE, ZONING BY-LAW 150-85
The proposed development will provide a variety in housing styles including singledetached, townhouse, and an apartment building. The Zoning By-law Amendment will
address the need up to update the zoning for the site to reflect the proposed
residential uses. Furthermore, the Zoning By-law Amendment will serve to update the
natural heritage boundaries contained within the Open Space (OS1) zoning to reflect
the boundaries identified by the GRCA, and further delineated through the study and
submission of an EIS report.
The intent of the Zoning By-law Amendment is to provide several zoning categories on
the subject lands to ensure that the proposed development reflects a balance
between compatibility with the existing neighbourhood and a desire to provide a
variety in housing forms and densities within an appropriate location for intensification
within the City. The residential zones for this site reflect the inclusion of single-detached,
townhouse, and multi unit dwellings.
The proposed zoning amendments are outlined in Table 1 and Figure 15. A Draft Zoning
By-law has been provided (Appendix K).
Table 1: Proposed Zoning Categories
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Lot/Block
Forbes Estate
155 Guelph Ave
Estate Lot
Block 1
Block 2
Block 3
Block 4
Block 5
Block 6
Block 7
Block 8
Block 9

Existing
Zoning
R2
OS1
R2/OS1
R2/OS1
OS1
OS1
OS1
OS1
OS1
R2
R2
R2

Proposed Zoning

Notes/Site Specifics

R2
R2
R2
RM3 (site-specific)
OS1
OS1
OS1
OS1
OS1
R2
R5 (site-specific)
R5 (site-specific)

Not included in Draft Plan.
Not included in Draft Plan.
Not included in Draft Plan.
Single-detached dwellings

Reduced front yard setback
Reduced front yard setback

FIGURE 15: PROPOSED DEVELOPMENT OF THE SUBJECT LANDS
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Block 1 (Future Condominium Lands)
Block 1 is proposed to be zoned for Residential (RM3) with site-specific provisions to
allow for single-detached dwellings. Site-specific amendments for lot frontage and
parking adjacent to habitable windows have also been proposed to facilitate the
proposed development. As City’s Zoning By-law 150-85 does not contain zoning
categories that permit single-detached, townhouses, and an apartment building within
a single zoning category, the RM3 zoning is proposed with site-specific provisions to
include single-detached dwellings. This will allow for a condominium development on a
single lot (and under single ownership) that includes a variety of housing forms and
densities within an appropriate location, as supported by the City’s Official Plan.
The OP regulates that lands with a ‘Low/Medium Residential’ designation is permitted to
be developed with 40 units per hectare. However, the OP does not define whether the
density is determined on a gross or net basis.
The Zoning By-law regulates that a maximum density for Apartment Houses Containing
Four or More Dwelling Units in RM-Class Zones are permitted to have a maximum density
(dwelling units per net residential hectare) of 75 units (Section 3.1.2.4).
The Zoning By-law regulates that a maximum density for Cluster Development of
Multiple Unit Residential Buildings other than Apartment House in RM-Class Zones are
permitted to have a maximum density (dwelling units per net residential hectare) of 40
units (Section 3.1.2.6).
As the Official Plan does not specify whether density requirements are calculated on a
gross or net basis, the proposed development proposes to use a gross calculation for
density purposes which will be addressed through the proposed Zoning By-law
Amendment. This is supported by the Official Plan through the policies that encourage
multi-unit buildings, intensification, and density in appropriate locations. The density
calculation on a gross area basis results in 44 units per hectare. The development
proposal includes a request for a Section 37 (Planning Act) density bonusing to permit
an additional 4 units per hectare, which does not require an amendment to the Official
Plan. The density bonusing requested is supported as the proposed development
provides for the conservation of both natural and cultural heritage resources. The
cultural heritage resource (Forbes Estate) will be designated under Part IV of the
Ontario Heritage Act as part of the planning process.
Block 2
Blocks 2 is currently zoned as Open Space (OS1) as part of the City’s Natural Heritage
System. Upon further analysis within the EIS, the lands can be development as a
parkland area or trailhead. Extensions and enhancements of the lands north of Block 2
could be included as part of the parkland contributions for the proposed development.
Blocks 3, 4, 5 and 6
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Blocks 3, 4, 5, and 6 are identified as within the City’s Natural Heritage System and will
remain zoned as Open Space (OS1) to include LSNAs and the floodplain.
Block 7
This parcel of land will remain zoned as R2.
Blocks 8 and 9
Blocks 8 and 9 will be rezoned from Residential (R2) to Residential (R5) which is
consistent with the surrounding neighbourhood to the north and west. The R5 zoning will
allow for single-detached dwellings. A site-specific provision is required for these blocks
to allow for a reduced front yard setback to 3-5 metres, which is consistent with the
setbacks to the west side of Guelph Avenue.
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5.0 CONCLUSION
This Planning Justification Report concludes that the proposed Zoning By-law
Amendment and Draft Plan of Subdivision applications for the lands municipally
addressed as 155 and 171 Guelph Avenue are appropriate and represent good
planning for the following reasons:
•

•

•
•
•
•

•

•

•

The proposed development has regard for matters of Provincial Interest, as
identified through the policies of the Provincial Policy Statement (2014) and
Planning Act (1990). The development conforms to the policies contained within
the Growth Plan (2017), Regional Official Plan (2015), and City of Cambridge
Official Plan (2012);
The proposed development makes efficient use of the municipal infrastructure
through context sensitive intensification adjacent to an established low-density
neighbourhood;
It provides residential development and intensification within the Built-Up Area,
identified by the Region and City;
It includes single-detached dwellings adjacent to the existing single-detached
and semi-detached residences to provide a transition in scale and massing;
It supports alternative modes of transportation and offers a range of housing
options including single-detached, townhouse, and multi-unit dwellings;
It conserves an identified cultural heritage resource and proposes that Forbes
Estate (171 Guelph Avenue) be designated under Part IV of the Ontario Heritage
Act;
It proposes the construction of appropriate and sympathetic residential dwellings
along Guelph Avenue that are compatible with the Forbes Estate and existing
residences along the west side of Guelph Avenue;
It provides for the conservation of natural heritage features within an open
space zoning, while enhancing the public access of these features through the
provision of public trails. These features will also be conveyed to the municipality
to ensure that they are available to the public realm; and
The proposed development is supported through technical reports that have
been submitted as part of the planning applications in support of the proposed
development.

Respectfully submitted,

Paul Puopolo, RPP, MCIP, OALA

Amanda Stellings, Planner
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Pre-Consultation Record, dated October 26, 2017
E-mail from Jason Leach, dated September 26, 2018
Draft Plan of Subdivision, dated September 2018
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