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1.0

INTRODUCTION

MHBC Planning has been retained by Blacks Point Development to prepare a planning justification
report and applications for the redevelopment of the property municipally known as 410 Queen
Street West, Cambridge, Ontario and legally described as Part of Lot 15 and Part of Reserve Lot A,
Municipal Compiled Plan 908, being Parts 1 and 2, Plan 67R-2376, except Part 1 Plan 67R-2906 (the
“subject lands”). In order to permit the proposed redevelopment, amendments to the City of
Cambridge Official Plan and Zoning By-law are required.
The subject lands are located on the south side of Queen Street West, between Shepherd Avenue
and Goebel Avenue. They are irregularly shaped with frontage on Queen Street West, Goebel
Avenue and Groh Avenue, and have an area of approximately 4.74 hectares (11.7 acres). The subject
lands are currently vacant.
The redevelopment is an opportunity for a unique gateway site to establish a mix of residential,
commercial and office uses, as well as an internal road network and structured / underground
parking. The development concept proposes building heights range from 12 to 30 storeys, all with
podiums containing commercial uses for the development of a complete mixed use community.
A residential unit count of approximately 2000 units is proposed which would include a ranging of
housing and unit types. The entire development proposes approximately 2 million square feet of
gross floor area, resulting in a proposed density of 4.0 FSI.
Four vehicular accesses are proposed: one from Goebel Avenue, one from Queen Street and two
from Groh Avenue. An internal road network is proposed to provide access throughout the site,
including a central turning circle. Structured / underground parking and some surface level parking
for visitors is also proposed as part of the development. Amenity space, such as patios, and
pedestrian connections are proposed through the development.
The subject lands are located within the Built-Up Area, Regeneration Area and the Queen Street,
Goebel Avenue and Holiday Inn Drive Community Node as identified on Figure 4 of the City of
Cambridge Official Plan. The subject lands are designated Neighbourhood Commercial with a site
specific designation of Commercial Class 3. Regeneration Areas are intended to transition from
industrial uses to other uses over the planning horizon of the Official Plan. Community Nodes are
intended to provide services to surrounding neighbourhoods and envisioned to be medium to
high density mixed use centres.
The intent of the Official Plan Amendment and Zoning By-law Amendment is to establish a land
use planning framework for the proposed mixed use development.
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This planning report assesses the planning framework relative to the proposed use of the lands and
includes the following:
•
•
•
•

•

An introduction and general description of the subject lands, surrounding uses and existing
conditions to provide an understanding of the locational and policy context;
Overview of the proposed development and applications;
Description of the vision and design elements of the proposed development;
Review of existing policy framework and assessment of consistency with the Provincial
Policy Statement and conformity with the Growth Plan, Regional Official Plan and the City
of Cambridge Official Plan; and
Consideration and integration of recommendations and conclusions from the supporting
studies and reports.

1.1

Pre-Consultation Meeting

An application for pre-consultation was submitted in May 2021 and comments were received from
the City on July 30, 2021 and from the Region of Waterloo on August 4, 2021. Pre-consultation
application comments are attached as Appendix A.
In addition to this Planning Justification Report, the following Technical Studies were identified in
the pre-consultation record to form a complete application under the Planning Act:
•
•
•
•
•

Urban Design Brief
•
Noise (Road and Stationary) and Rail •
Vibration Study
Functional Servicing Report
•
Stormwater Management Report
•
Shadow Study

Geotechnical Report
Transportation Impact Study including
TDM
Wind Study
Tree Inventory Plan

All required reports have been included with the application submission, and are summarized in
Section 5.0 of this Report.
A Tree Inventory Report has not been provided as there are no trees on the site. Preliminary building
and parking plans will be provided as part of future site plan applications.
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2.0

SITE DESCRIPTION &
SURROUNDING LAND USES

The subject lands are located in the northeast portion of the City of Cambridge, in the Hespeler
Community, west of the Hespeler Core Area. The subject lands are located on the south side of
Queen Street West, and contain frontage on Goebel Avenue and Groh Avenue. Queen Street West
and Goebel Avenue are identified as Collector Roads within the Cambridge Official Plan. The
location of the subject lands are shown on Figure 1 of this Report.
The subject lands are municipally known as 410 Queen Street West, are irregularly shaped and
vacant, and have an area of approximately 4.74 hectares (11.7 acres). The subject lands are an
underutilized former commercial property and have been identified through the City of Cambridge
Official Plan for regeneration and renewal.
The subject lands are surrounded by Queen Street West to the north, Goebel Avenue to the west,
and Groh Avenue to the south. A context plan is included as Figure 2 to this Report. Generally,
surrounding land uses include the following:
NORTH:

Queen Street West, commercial uses, residential area consisting of existing single
detached dwellings and multi-residential apartment dwellings. Further to the north
lies the Speed River and recreational areas.

EAST:

Existing commercial uses and parking lot areas. Further to the east is a residential
neighbourhood consisting of existing single detached dwellings, Centennial Public
School, and Jacob Hespeler Secondary School.

SOUTH:

Groh Avenue, commercial buildings and further to the south is Heritage College and
Seminary.

WEST:

Goebel Avenue, commercial uses and Brason Academy Montessori School.

The subject lands are surrounded by commercial uses, residential uses, and institutional uses,
including schools. Centennial Public School and Jacob Hespeler Secondary School are located
within a kilometre radius and walking distance of the subject lands. The subject lands are also well
located with respect to recreational uses and open space uses including Chilligo Conservation Area,
Jacob’s Landing, the Mill Run Trail, and Victoria Park. The site is also located within a 15 minute walk
to Schiedel Woodlot and Weaver Park.
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The subject lands are well connected to the road network, via collector roads Queen Street West
and Goebel Avenue, to Hespeler Road (Highway 24), which is an arterial road and provides
connection to Highway 401 eastbound and westbound. The subject lands are also proximate to
the existing public transportation systems along Queen Street West, which is serviced by the Grand
River Transit 51-Hespeler route, which offers connections throughout the City to key locations,
including Ainslie Terminal and Cambridge Central Station. Rapid transit service exists along Franklin
Boulevard as iXpress Route 203 – Maple Grove, which provides broader connections within the
Region to key destinations including Cambridge Centre Station, Conestoga College Cambridge
Campus and Conestoga College Doon Campus, and Sportsworld Station.
Phase 1 of the Region’s ION Bus Rapid Transit (BRT) is located along Hespeler Road and provides
connections to Sportsworld Station and Fairview Park Mall. The subject lands are located less than
2 kilometres from the nearest BRT station located at the intersection of Hespeler Road and Pinebush
Road. The Region BRT provides connections to the Region’s Rapid ION Light Rail Transit (LRT) service
beginning at Fairview Station in Kitchener, and provides connections throughout Kitchener and
Waterloo to key destinations including Grand River Hospital, Uptown Waterloo, Waterloo Public
Square, Kitchener City Hall, University of Waterloo and Laurier-Waterloo Park.
In the future, Phase 2 of the Region’s ION light rail transit service is planned to travel from Fairview
Station in Kitchener through Cambridge, to Hespeler Road ending at Ainslie Street Terminal. The
subject property will be located less than 2 kilometres from the nearest planned light rail transit
station located at the intersection of Hespeler Road and Pinebush Road.
With respect to active transportation, sidewalk infrastructure exists along the entire frontage of the
property on Queen Street West, Goebel Avenue and Groh Avenue. Bike lanes are located along
Goebel Avenue and are planned to continue along Queen Street West connecting to Hespeler
Road to the west and the downtown area to the east. Bike lanes are present on Hespeler Road and
connect to the recreational Mill Run Trail and Chilligo Conservation Area.
In summary, the site is well-located and in close proximity to a range of uses including commercial,
institutional and recreational uses. The site is well-connected to the collector road network, existing
and planned active transportation routes, and public transit.
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3.0 PROPOSED

DEVELOPMENT

3.1

Vision

The proposed development represents a high quality vibrant mixed-used redevelopment that:
introduces a dynamic public realm and provides for a well-connected and unique gateway
presence to Queen Street, Goebel Avenue and Holiday Inn Drive Community Node and to Hespeler
Village.
The design principles that have been considered in the development of the conceptual site plan
follow four main themes:
1.
2.
3.
4.
5.

Community identity and place-making
Community connectivity
Integration of land uses
Pedestrian scale and orientation
Unique gateway presence through attractive built form and architectural elements

3.2

Conceptual Site Plan

The proposed development includes the redevelopment of the subject lands to establish mixed
use blocks with residential, commercial and office uses, as well as an internal road network and
underground parking. Proposed building heights range from 12 to 30 storeys, all with podiums
containing commercial uses. A residential unit count of approximately 2000 units is proposed. The
entire development proposes approximately 2 million square feet of gross floor area, resulting in
an approximate density of 4.0 FSI. The conceptual site plan is enclosed as Figure 3.
Three vehicular accesses are proposed: one from Goebel Avenue, one from Queen Street and one
from Groh Avenue. A fourth vehicular access is proposed from Groh Avenue for access to parkade
parking and loading areas. An internal road network is proposed to provide access throughout the
site, including a central turning circle. Underground parking and some surface level parking for
visitors is also proposed as part of the development. Four (4) access points are proposed to the
underground parking area. Amenity space, such as outdoor common areas, patios and balconies
are proposed throughout the development to provide a mix of common and private amenity
space.
410 Queen Street West, Cambridge Ontario
Planning Justification Report

7
December, 2021

Figure 3

Conceptual Site Plan
410 Queen St W
City of Cambridge
Region of Waterloo

Conceptual Site Plan prepared by
Chamberlain Architect Services Limited
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Access and Parking
Four vehicular accesses to the site are proposed: one from Queen Street West, one from Goebel
Avenue, and two from Groh Avenue. An internal road network consisting of a turning circle, surface
level parking, and parking garage access ramps are proposed throughout the development. Access
to residential underground parking for Block 3 is proposed from Groh Avenue and is not connected
to the internal road network.
Parking for the subject lands, proposes a mix of underground, surface and structured parking.
Access to parking areas is provided through the internal road network into Block 1, Block 2, Block 3,
and between Block 4 and 5. The proposed uses on site make it appropriate for a shared parking
arrangement between the residential and non-residential uses. A detailed breakdown of the
proposed parking is included in Section 4.6 of this Report.
Landscape Area & Pedestrian Connections
Landscaped area is proposed on both the northern and eastern edges of the subject lands.
Additional landscaped area is proposed along Groh Avenue and Goebel Avenue as well as along
the internal road network. Landscaping provides buffering of the proposed development from
adjacent properties and the external road network. Landscaping is also incorporated into amenity
patio areas to buffer the view of these areas from the rest of the development.
The proposed development concept incorporates pedestrian walkways along the internal road
network. A pedestrian walkway is included from the centre of the site north to Queen Street West,
southwest towards the intersection of Goebel Avenue and Groh Avenue, and south towards the
main vehicular access on Groh Avenue. The pedestrian connections provide for movement
throughout the site. There is a north-south flow created between Groh Avenue and Shepherd
Avenue connecting to Queen Street West providing pedestrian connections to nearby amenities
including commercial buildings to the south at the intersection of Goebel Avenue and Groh
Avenue, and to Centennial Public School and Jacob Hespeler Secondary School to the east.
The subject lands are located near to the City trail network. The subject lands are located
approximately 2.5 kilometres from the Mill Run Trail Head where parking is available. Mill Run trail
is multi-use and follows the Speed River through Chilligo Conservation Area and provides
connections to Riverside Park, and Bob McMullen Linear Trail.
Bike lanes are in service along Holiday Inn Drive through to Townline Road offering connections to
the west of Highway 401. Bike lanes are located on Goebel Avenue between Holiday Inn Drive and
Queen Street West, and are planned to continue on Queen Street West to the intersection of
Winston Boulevard where a signed bike route begins. The signed bike route follows Queen Street
West to Guelph Avenue where bike racks are located for access to downtown Hespeler.
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3.3

Official Plan Amendment

The proposal involves the redevelopment of vacant and underutilized commercial land for a mixed
use development containing residential apartments, retail / commercial uses and office space. The
subject lands are located within a Regeneration Area and Community Node and designated
Neighbourhood Commercial in the City of Cambridge Official Plan. Regeneration Areas are
envisioned to transition from one use, such as industrial to non-employment uses such as
commercial and residential. Community Nodes are intended to provide services to surrounding
neighbourhoods and envisioned to be medium to high density mixed use centres. The purpose of
the proposed Official Plan Amendment is to maintain the Neighbourhood Commercial designation
on the subject lands while amending for site specific provisions to permit an increase in height and
density, implementing the policy direction in the Community Node designation. The proposed
amendment will implement the objectives of the Official Plan to develop a high density mixed use
centre with a range of uses.
The proposed site specific provisions are as follows and are detailed in Section 4.4 of this report:
•
•
•

Permit high density residential uses
Permit a maximum Floor Space Index of 4.0
Permit a maximum building height of 30 storeys

3.4

Zoning By-law Amendment

The purpose of the proposed Zoning By-law Amendment is to implement the proposed Official
Plan Amendment and establish site-specific regulations to permit a high quality, mixed use
redevelopment.
A special RM3CS4 zone is proposed to establish appropriate regulatory standards for the proposed
mixed use development. In conformity with Section 2.1.3 of the Zoning By-law, the intention is that
uses permitted in both zones will be permitted on the entirety of the subject lands, in any
combination.
The RM3CS4 zone, with site specific regulations, will implement the proposed ‘Neighbourhood
Commercial’ designation of the subject lands. The proposed site specific provisions are as follows
and are detailed in Section 4.6 of this report.
•
•
•
•

Recognize Queen Street West as the front lot line
An increase in the maximum permitted density
An increase in the maximum permitted building height for Areas B and C
A reduction in the minimum exterior side yard along Goebel Avenue and Groh Avenue for
Areas B & C

410 Queen Street West, Cambridge Ontario
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•
•
•
•
•

A reduction in the minimum interior side yard for Area A
A reduction in the minimum required amenity area
An increase in the maximum permitted lot coverage
A reduction in parking rate requirements
A minimum of 1 loading space per block

The Amendment will rezone the entirety of the subject lands to the RM3CS4 Zone.
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4.0

POLICY ANALYSIS

The following is a review and analysis of the Provincial and Municipal planning policy framework
related to the subject lands.

4.1

Provincial Policy Statement, 2020

The Provincial Policy Statement, 2020 (PPS) was issued by the Province of Ontario in accordance
with Section 3 of the Planning Act. The 2020 PPS applies to all decisions regarding the exercise of
any authority that affects a land use planning matter made on or after May 1st, 2020.
The PPS provides policy direction on matters of provincial interest related to land use planning and
development. It provides a vision for land use planning in Ontario that encourages an efficient use
of land, resources and public investment in infrastructure. The PPS encourages a diverse mix of land
uses in order to provide choice and diversity to create complete communities. A variety of modes
of transportation are encouraged, including pedestrian movement, active transportation
opportunities to reduce reliance on the automobile. The PPS strongly encourages development
that will provide long term prosperity, environmental health and social wellbeing. One of the key
considerations of the PPS is that planning decisions ‘shall be consistent’ with the Policy Statement.
The following is an analysis of the proposed development in the context of the policies in the PPS.
Settlement Areas
Section 1.1.3.1 of the PPS states that Settlement Areas shall be the focus of growth and
development, and that their vitality and regeneration shall be promoted. The proposed
development is located within the City of Cambridge, which is a designated Settlement Area.
Further, section 1.1.3.2 states that land use patterns within settlement areas shall be based on
densities and a mix of land uses which:
•
•

•
•
•
•

Efficiently use land and resources;
Are appropriate for, and efficiently use, the infrastructure and public service facilities which
are planned or available, and avoid the need for their unjustified and/or economic
expansion;
Minimize negative impacts to air quality and climate change, and promote energy
efficiency;
Support active transportation;
Are transit supportive, where transit is planned, exists or may be developed; and
Are freight-supportive.
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As well, a range of uses and opportunities for intensification and redevelopment are encouraged.
The proposed development provides an opportunity for both regeneration and intensification of a
vacant and underutilized parcel of land in a Settlement Area. The proposed development will
provide residential units and commercial uses in an area that has existing municipal services and is
well served by the road network and existing transit routes. The proposed development efficiently
utilizes existing infrastructure and public services. The proposed development will have a permitted
density of 425 units per hectare and will provide a compact housing form, further minimizing the
impacts on air quality and climate change.
Housing
Section 1.4.3 of the PPS identifies that planning authorities shall provide for an appropriate range
and mix of housing types and densities to meet projected requirements of current and future
residents of the regional market area by:
•
•

•

•

•

Establishing and implementing minimum targets for the provision of housing which is
affordable to low and moderate income households;
Permitting and facilitating: all forms of housing required to meet the social, health, and wellbeing requirements of current and future residents, including special needs requirements;
and all forms of residential intensification, including second units, and redevelopment;
Directing the development of new housing towards locations where appropriate levels of
infrastructure and public service facilities are or will be available to support current and
projected needs;
Promoting densities for new housing which efficiently use land, resources, infrastructure
and public service facilities, and support the use of active transportation and transit in areas
where it exists or is to be developed; and
Establishing development standards for residential intensification, redevelopment and new
residential development, which minimize the cost of housing and facilitate compact form,
while maintaining appropriate levels of public health and safety.

The proposed development represents a compact form of development, which will utilize existing
infrastructure. The proposal will offer commercial space, office space, as well as a form of multiple
residential housing, which is considered an efficient form of development that will contribute to
the range and mix of housing types offered in the City of Cambridge. The proposed redevelopment
will result in the intensification of lands where infrastructure and public services are available as well
as where active transportation and transit systems exist, as well as the preservation and adaptive
reuse of existing buildings.
Public Spaces, Recreation, Parks, Trails and Open Space
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Section 1.5.1 of the PPS states that healthy, active communities should be promoted by: planning
public streets, spaces and facilities to be safe, meet the needs of pedestrians, foster social
interaction and facilitate active transportation and community connectivity.
The proposed development includes sidewalk and driveway connections from the proposed
development to the surrounding neighbourhood and GRT transit systems along Queen Street
West, Goebel Avenue and Groh Avenue. Internally, the proposed development contains sidewalks
and is planned with amenity spaces including patios, landscaped areas, and open space that
provides residents with access to passive recreation opportunities.
Sewage, Water and Stormwater
As per Section 1.6.6.2 of the PPS, municipal sewage services and municipal water services are the
preferred form of servicing for settlement areas. Intensification and redevelopment within
settlement areas on existing municipal sewage services and municipal water services should be
promoted, wherever feasible.
The subject lands are serviced by existing municipal services. The Functional Servicing and
Stormwater Management Report, prepared by MTE and submitted with this application confirm
municipal servicing requirements can be satisfied and the site can be adequately serviced by
existing municipal infrastructure.
Transportation
Section 1.6.7 of the PPS provides that transportation systems should be provided which are safe,
energy efficient, facilitate the movement of people and goods and are appropriate to address
projected needs. Land use patterns, density and mix of uses should be promoted that minimize the
length of vehicle trips and support current and future use of transit and active transportation.
The proposed development is for a mixed use development containing both commercial uses
(office and retail), and residential uses. This form of development supports the overall objectives of
the PPS, and will contribute to minimizing vehicle trips and supporting transit use in the area.
The subject lands are located in proximity to an existing GRT bus route. The proposed
redevelopment is appropriately connected to the existing road network via Queen Street West,
Goebel Avenue and Groh Avenue. The proposed redevelopment contains sidewalks through the
site in order to incorporate pedestrian connectivity to the existing sidewalk network and to nearby
transit options. The subject lands are well served by and integrated with the existing transportation
network.
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Summary
Based on the above, the proposed Official Plan Amendment and Zoning By-law Amendment are
consistent with the policies of the Provincial Policy Statement.

4.2

A Place to Grow – Growth Plan for the Greater Golden Horseshoe, 2020

The 2020 A Place to Grow: Growth Plan for the Greater Golden Horseshoe (‘A Place to Grow’) came
into effect on August 28, 2020. This Plan is the framework for implementing the Provincial
Government’s initiative to plan for growth and development in a way that supports economic
prosperity, protects the environment, and helps the communities achieve a high quality of life.
The policies of A Place to Grow centre on the key themes of directing growth to Built-Up Areas,
promoting intensification in strategic growth areas and a healthy mix of residential and
employment land uses.
Guiding principles of the plan include:
•
•
•
•
•

Support the achievement of complete communities that are designed to support healthy
and active living and meet the needs of daily living;
Prioritize intensification and higher densities to make efficient use of land;
Support a range and mix of housing options;
Improve the integration of land use planning with planning and investment in
infrastructure and public service facilities;
Provide for different approaches to manage growth that recognize the diversity of
communities in the Greater Golden Horseshoe.

Delineated Built-Up Area
The subject lands are located within the Delineated Built-Up Area of the City of Cambridge. Section
2.2.2 of A Place to Grow identifies general intensification targets for the Built-Up area, stating that a
minimum of 50 percent of all annual residential development will be built within the Delineated
Built-Up Area. It is noted that, in accordance with Section 2.2.2.2, until the next municipal
comprehensive review is approved and in effect, the annual minimum intensification target is that
which is contained in the applicable municipal official plan. In the case of the Region of Waterloo,
the minimum reurbanization target is 45% of all new development to occur within the built-up
area.
The proposed development is within the Delineated Built-Up Area and will contribute to the
intensification targets of A Place to Grow. The proposed development will contribute to the supply
410 Queen Street West, Cambridge Ontario
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of residential units in the area and optimize the use of existing infrastructure. Approximately 2000
new residential apartments are proposed to be developed on the subject lands, which will achieve
a density of 425 units per hectare, and supports the intensification target.
Housing
Section 2.2.6 of the Growth Plan provides policies to support the achievement of complete
communities. Specifically, Section 2.2.6.2 states that municipalities will support the development
of complete communities by: planning to accommodate forecasted growth to the horizon of this
Plan; planning to achieve the minimum intensification target and density targets; considering the
range and mix of housing options and densities of the existing housing stock; planning to diversify
the overall housing stock across the municipality
The proposed redevelopment will assist the Region of Waterloo and City of Cambridge in achieving
the minimum density targets set out in the Growth Plan through the intensification of an
underutilized site. The proposed apartment units will contribute to the range and mix of housing
options in the Region and in the City by offering a more dense housing form, while maintaining
compatibility with the surrounding built neighbourhood. The proposed commercial uses, offices
and retail will contribute to a complete community by complementing the residential uses on site,
and offer live-work opportunities, and a built-in market for the retail uses, positively affecting these
businesses.
The proposed development will make use of and support existing transportation options, including
public transit and active transportation. Compatibility considerations are included in Section 4.4
of this Report.
Summary
Based on the above, it is concluded that the proposed Official Plan Amendment and Zoning Bylaw Amendment conforms to the policies of the A Place to Grow.

4.3

Region of Waterloo Official Plan (ROP)

The Regional Official Plan (“ROP”) was approved by the Ministry of Municipal Affairs and Housing
with modifications on December 22, 2010, and approved, with amendments, by Oral Decision of
the Ontario Municipal Board on June 14, 2015. The ROP outlines a vision for growth and
development within the Region and establishes a number of general policies to plan and manage
growth and implement provincial land use policy. An overarching goal of the ROP is to promote
balanced growth by directing a larger share of new growth to the Built-Up Area.
The subject lands are within the Urban Area Boundary and are designated Built-Up Area by the
Regional Official Plan. Lands within the Urban Area are intended to accommodate the majority of
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growth within the Region to the year 2031. A substantial portion of growth in the Urban Area is to
be accommodated within the Built-Up Area. The designation of the subject lands by the ROP is
illustrated on Figure 4 to this report.
Built-Up Area
Section 2.B of the ROP provides that a substantial portion of growth will be directed to the existing
Built-Up Area of the region through reurbanization. Future development is to contribute to
complete communities creating a greater mix of land uses that support active transportation and
transit services. Section 2.C states that new residential development occurring within the built
boundary will contribute to the achievement of the reurbanization target. Area municipalities are
required to establish policies to ensure that a minimum of 45 percent of all new residential
development occurring annually within the region as a whole will be constructed in the Built-Up
Area.
The subject lands are located within the Built-Up Area and represent a compact development with
a proposed density of approximately 425 units per hectare. The proposed development is subject
to the General Development policies (Policy 2.D.1) of the Regional Official Plan. The proposed
amendment conforms to these policies as they provide for development that:
•
•
•

•
•
•

Will accommodate residential growth within the Urban Area, and more specifically the BuiltUp Area of the City of Cambridge;
Will be serviced by municipal water, sanitary and stormwater services appropriately sized to
accommodate the proposed development;
Contributes to the creation of complete communities by adding a different housing type
than what is available in the surrounding neighbourhood, and introducing retail and office
uses;
Represents a compact mixed use urban form that supports the use of existing transit,
walking and cycling;
Does not negatively affect any existing natural or cultural heritage resources; and,
Respects the scale, physical character and context of the surrounding neighbourhood.

The proposed development will assist the Region in meeting the required reurbanization target.
The proposed redevelopment has been designed to respect the surrounding residential uses;
contribute to the range of dwelling types in the community; and utilize existing infrastructure.
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Map 3a - Urban Area
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Planned Community Structure
The Planned Community Structure outlined in Section 2B of the ROP is based on a system of nodes,
corridors and other development areas connected by a network of roads, transit routes, cycling
paths and pedestrian connections. The intent of the Planned Community Structure is to promote
balanced growth through the creation of complete communities in Urban Areas. Major Local
Nodes are a component of the planned community structure and are focal points for
reurbanization accommodating the region’s future growth. Major Local Nodes are planned to
accommodate additional population as well as employment growth that is consistent with
planned transit service levels.
The subject lands are located within a Community Node as identified through the City of
Cambridge Official Plan. The proposed development will assist the region in achieving the planned
community structure of the Major Local Node through increased densities and implementation of
employment potential that is well serviced through both local and regional transit services. The
proposed development establishes commercial and office uses within the community node, which
are supported through the Region’s Planned Community Structure.
Summary
The proposed development conforms to the Region of Waterloo Official Plan and no amendment
is required. The proposed development contributes to the intensification target for the Built-Up
Area.

4.4

City of Cambridge Official Plan

The City of Cambridge Official Plan (the Official Plan) was approved by the Region of Waterloo on
November 21, 2012 as implementation of the ROP. The following provides an assessment of the
proposed application in the context of the Official Plan.
The subject lands are located in the Built-Up Area as shown on Map 1A of the Official Plan (Figure
5), and are designated Neighbourhood Commercial on Map 2 of the Official Plan (Figure 6).
The subject lands are also located within a Regeneration Area, as identified on Map 6 of the Official
Plan (Figure 7) and within the Queen Street, Goebel Avenue and Holiday Inn Drive Community
Node as shown on Figure 4 of the Official Plan (Figure 8).
The following provides planning analysis and rationale for the requested Official Plan Amendments.
The requested site specific policies recognize that the subject lands are planned as a regeneration
area and community node which are to contribute to the creation of new housing units through
intensification and redevelopment. The existing designation of the subject lands also encourages
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Map 1a Urban Structure
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Map 2 - General
Land Use Plan
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Map 6 Regeneration Areas
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Figure 4 Community Node
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increased densities to support existing and planned transit service which are located in the area.
The requested policies recognize that the subject lands are to be transitioned to create a gateway
presence to the community of Hespeler. The increased height and density will allow for the creation
of a unique gateway within the City.
Regeneration Areas
Regeneration Areas are one of the areas in the Built-Up Area of Cambridge where intensification is
encouraged, and intended to attract a significant portion of future population and employment
growth.
Regeneration Areas are areas within the City where a transition from one use, such as industrial to
another use is anticipated during the planning horizon of the Official Plan. Regeneration Areas will
be the subject of planning studies to determine appropriate land use designations.
Policy 2.7.3.3 identifies that Regeneration Areas are not considered to be employment areas, and
therefore an employment land conversion is not required. Applications for Official Plan
Amendments to expand the range of uses from industrial to other appropriate land use
designations for sites within the Regeneration Areas will be considered in accordance with the
policies of the Official Plan.
The proposed applications will facilitate the transition of the subject lands to residential and
commercial uses, including office and retail, and will implement the overall objectives of the Official
Plan.
Policy 2.7.3.3 indicates that for the purposes of satisfying policy 2.7.2.1, Regeneration Areas are not
subject to employment land conversions.
Policies for economic development identified in Section 2.7.1.2 have been considered in the
development of the proposal. The proposed development will provide for a mix and range of uses,
including commercial and residential in a regeneration area, and help to diversify the economic
base supporting a range and choice of sites for employment uses. The proposed development is
planned to provide employment opportunities, including commercial uses, which will contribute
to the creation of jobs in the City of Cambridge. The proposed development will also provide much
needed housing units in Cambridge through the construction additional residential buildings. The
proposed development will contribute to the City’s overall objectives of having more people live
and work within or in close proximity to core areas.
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Community Node Queen Street, Goebel Avenue and Holiday Inn Drive
The subject lands are designated within the Community Node of Queen Street, Goebel Avenue
and Holiday Inn Drive (Figure 8). Community Nodes are situated at major intersections along
arterial roads and are planned to be medium to high density mixed use centres. The Community
Node designation permits high density residential uses.
The proposed applications will facilitate the transition of the subject lands from vacant lands to
high density residential and commercial uses, including office and retail, which are permitted under
Policy 8.7.2.2 of the Official Plan.
Development within Nodes are meant to provide pedestrian linkages within and between
properties, and be transit oriented which contain a concentration of housing, employment and
services accommodating additional population and/or employment growth. The proposed
applications will facilitate the transition of the vacant site to fulfill the objectives of the Official Plan
described in Policy 8.7.2.C. The proposed development conforms to these policies as they provide
for development that:
•
•
•
•
•

Will provide a range and mix of uses including residential and commercial, including retail
and office space;
Will provide a housing type of residential apartments which is a varied housing type than
what currently exists in the area;
Will provide pedestrian linkages throughout the site and between roadways facilitating
active transportation;
Does not contain large surface level parking areas or single storey, single purpose buildings;
and
Provides a strong gateway presence at the intersection of Goebel Avenue and Groh
Avenue and transitions the scale of buildings appropriately through the use of commercial
podiums. A full explanation of the urban design principles are provided in the Urban
Design Brief prepared by MHBC.

The maximum permitted Floor Space Index within a Community Node is 2.0. The request to
increase the maximum Floor Space Index to 4.0 is required to permit the proposed mixed use
development. The requested increase is appropriate given the site location, size, access to the
surrounding road network and public transit, and proposed range and mix of uses.
The proposed Amendment implements the existing Community Node policies, which allow high
density residential uses. Additionally, policies of the Neighbourhood Commercial designation allow
for consideration to be given for high density residential development.
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Proposed Hespeler Village and Queen Street West Node Secondary Plan
The subject lands are located within the proposed location of the Hespeler Village and Queen St.
West Node Secondary Plan. Initial study of the node has identified the area as an opportunity for
intensification, which leverages community assets and natural features. The subject lands have
been identified as underutilized vacant lands, which provide an opportunity for strategic
intensification.
The subject lands have been identified as a selected parcel for intensification through the Growth
Management Strategy Land Inventory and Capacity Analysis completed by Hemson Consulting.
The gateway site at the corner of Queen Street West and Goebel Avenue has been identified as a
site for an apartment building by the Cambridge Intensification Study, which supports the massing
of buildings that frame the street and which provide ground related uses to enliven the street.
The proposed development concept incorporates recommended intensification strategies
including the establishment of an apartment building as a gateway, buildings that frame the
streets, articulation of buildings to the public realm, and ground uses within buildings.
Neighbourhood Commercial
The subject lands are designated under the City’s Official Plan as Neighbourhood Commercial with
a site specific policy 8.10.55 allowing for Class 3 (Neighbourhood Shopping Centre) uses. The
planned function of this designation is to provide retail and service uses to the residents of the
surrounding neighbourhoods with a maximum gross leasable area of 13,935 m2.
Under the General Commercial Policies (Policy 8.6.2.3) consideration may be given to permit
medium or high-density residential development on lands designated Neighbourhood
Commercial.
The subject lands are proposed to be developed with residential apartment units, office and
commercial uses, which conform to the Neighbourhood Commercial and Community Node
designations of the Official Plan. Site specific provisions are proposed to implement the proposed
height and density, and the policy direction within the Community Node designation.
Height and Density
Community Nodes within the Built-Up Area of the City of Cambridge are permitted a maximum
height of 12 storeys and a maximum permitted density of 2.0 Floor Space Index.
The development proposes the following:
•
•
•

Approximately 2000 residential units;
A density of approximately 425 units per hectare;
800 Persons and Jobs Per Hectare;
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•
•

A Floor Space Index (FSI) of 4.0.; and
Building heights ranging from 12-30 storeys.

An Official Plan Amendment and Zoning By-law Amendment with site specific provisions are
proposed to allow for a maximum building height of 30 storeys and an increase in density to a
maximum FSI of 4.0.
The maximum permitted Floor Space Index within a Community Node is 2.0. The request to
increase the maximum Floor Space Index to 4.0 is required to permit the proposed mixed use
development. The requested increase is appropriate given the site location, size, access to the
surrounding road network and public transit, and proposed range and mix of uses.
Within a Community Node, a maximum building height of 12 storey is permitted. The request to
increase the maximum building height to 30 storeys for a portion of the site, will permit the
proposed development. The increase in height on a portion of the site will allow for the
establishment of a high density mixed use, transit supportive development, and create a gateway
feature in the Community Node at the intersection of Goebel Ave and Groh Ave. The building
design will minimize adverse impacts on adjacent properties, and create landmark buildings within
the City.
The following sections discuss compatibility, intensification, and the appropriateness of increasing
height and density for the subject lands.
Compatibility
The Official Plan encourages development, including intensification, in a variety of locations,
including residential communities, provided it is compatible with the location, density and other
characteristics of neighbouring land uses. The City will consider the policies outlined in Section
8.4.2 when assessing the compatibility of a proposed development.
Section 8.4.2 has been considered in the overall development proposal, as follows:
•

•

•

The proposed development will have buildings ranging in height from 12 to 30 storeys and
an FSI of 4.0. Based on the Urban Design Brief prepared by MHBC and summarized in
Section 5.1 of this Report, the proposed development is appropriate for the subject lands.
The proposed development facilitates the transition of a vacant, underutilized site into a
high-quality development providing on-site landscaping which will enhance the natural
environment of the area.
The subject lands are located in an area with a broad range of dwelling unit types, including
low and medium density residential uses along Queen Street West. The proposed
development implements the Regeneration Area and residential compatibility policies of
the City’s Official Plan and provides an increased variability of housing types within the area.
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•

•

•
•
•
•

•

•
•

•

The subject lands are adjacent to lands designated for business industrial and community
commercial uses. The proposed development will provide additional housing units within
close proximity to employment lands implementing the Community Node policies of the
City’s Official Plan in providing mixed use centres.
The proposed development will be compatible with the surrounding industrial uses. The
proposed buildings will provide for a range of heights from 12 to 30 storeys, which will be
well set back from adjacent properties. The proposed building heights across the site will
allow for a transition from existing employment and lower density residential uses toward
commercial uses, and the gateway area of Goebel and Groh Avenues.
The proposed massing and use of building podiums will assist in achieving an appropriate
height transition between existing buildings and the proposed buildings.
The area is in an area in transition and other properties are planned for redevelopment.
The proposed land uses include residential apartment uses and commercial uses, which are
an appropriate mix of uses for the subject lands, given the size, configuration and location.
While the proposed development is located within the Built-Up Area, and near the Hespeler
Core Area, it is not adjacent to existing residential development. The proposed buildings
are well setback from adjacent properties and on-site landscaping is proposed to provide
additional buffering.
The concept plan includes sufficient areas for on-site landscaping and buffering. Details
regarding landscaping and lighting will be addressed at the site plan approval stage. The
proposed buildings will be well separated from the existing buildings, and will be sited and
designed to minimize impacts of shadows and wind. A shadow study has been completed
which does not identify any negative impacts. A copy of the shadow study is included as
an Appendix to the design brief submitted with the application.
Noise, odour, dust and emission impacts have been considered. A Noise Assessment was
prepared and has been submitted with the applications.
A Transportation Impact Study has been prepared by Paradigm, which is submitted with
the applications, and summarized in Section 5.4 of this Report, and concludes that the
proposed development can be serviced with some external improvements throughout the
proposed phasing of development. The internal road network connected to Queen Street
W, Goebel Avenue and Groh Avenue will be designed in accordance with municipal
standards and requirements.
The transition of the proposed development and existing land uses has been considered.
There are no adjacent residential land uses that will be impacted by the proposed
development and no adverse impacts are anticipated to adjacent land uses.

Being compatible does not mean being the same as but rather speaks to existing in harmony with
existing development. In summary, the redevelopment proposal addresses the compatibility
criteria set out in the Official Plan and is considered to be compatible with the existing buildings,
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and surrounding neighbourhood, while providing an opportunity for a higher density, mixed use
redevelopment.
Location Criteria for Multi-Unit Residential Development
The Official Plan encourages a range and mix of housing that is affordable with an objective being
to accommodate the various housing needs of Cambridge residents. Policy 8.4.3 encourages the
use of lands in Regeneration Areas and Community Nodes for multi-unit residential development
to assist in meeting the objectives of the Official Plan. Multi-unit residential development is also
subject to locational criterial set out at Section 8.4.3 of the Official Plan, and summarized as follows:
•

•
•

•

•

•

•

•

The subject lands are located on two collector roads, Queen Street West and Goebel
Avenue, and are in close proximity to Hespeler Road, which is an arterial road with
connections to Highway 401.
The subject lands are located in close proximity to public transit, including connections to
the future Phase 2 ION LRT.
The subject lands are within walking distance of an elementary school, being Centennial
Public School, and three parks. The multi-use nature of the development provides
convenient access to shopping facilities and amenity areas for recreation.
The proposed development contains a pedestrian friendly internal road network and
turning circle to integrate vehicular traffic within the site that is accessible to emergency
vehicles.
The proposed development provides on-site landscaping which provides buffering of the
proposed buildings from the roadway and adjoining properties, and it provides internal
surface level parking areas and underground parking, which are screened from the exterior
of the site.
Outdoor amenity areas will be provided, including patios and a pedestrian walkway
through the subject lands to Shepherd Avenue. An area of green space is included within
the site to provide for recreational uses. Amenity areas are located within the interior
portions of the site ensuring privacy of recreational areas. Landscaping details, including
buffering, will be determined through future site plan applications.
A conceptual grading and servicing strategy has been developed for the proposed
development. The proposed grading will respect the existing grades along all property
lines. Details are included in the Functional Servicing Report prepared by MTE, and this
report is summarized in Section 5.2 of this Report.
The proposed development is designed to include podiums, terraced massing and stepbacks to transition the building heights from adjoining properties to those proposed.
Appropriate setbacks and on-site landscaping are provided between proposed buildings
and adjoining properties to ensure compatibility of the proposed development with the
existing developments adjacent to the site
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•

The proposed development will transition the vacant property consisting of gravel and
asphalt into a well designed and landscaped development enhancing the natural
environment of the area, and providing opportunities for housing, commercial uses, and
recreation.

In summary, the proposed redevelopment represents the intensification of underutilized lands
within the Built-up Area on lands designated in the Official Plan as a Regeneration Area and
Community Node to encourage the transition from industrial uses to other uses, including
commercial and residential. The development meets the policies in Sections 8.4,1, 8.4.2, and the
locational criteria established in Section 8.4.3 of the Official Plan. It has been planned in a sensitive
manner and offers a high quality designed mixed use development, with residential and a range of
commercial uses.
Intensification
The City’s Urban Structure identifies how the City will grow over the long term. It contains policies
that direct a minimum of 45% of all residential redevelopment to the Built-Up Area which will
contribute to meeting and/or exceeding the Region reurbanization target. Section 2.6.1.6 of the
Official Plan provides policies to guide intensification within the built-up area. Intensification in the
Built-Up Area should be planned and design to:
•
•
•
•
•
•
•
•

support vibrant neighbourhoods, through the inclusion of a diverse and compatible mix of
land uses, including residential and employment uses;
provide for a range and mix of housing that takes into account affordable housing needs;
incorporate high quality public open spaces;
support walking, cycling and transit;
support the cultural heritage of the area;
generally achieve higher densities than surrounding areas;
ensure an appropriate transition of built form to adjacent areas; and
maintain, enhance or wherever feasible and appropriate, restore the natural environment.

The proposed development will result in the redevelopment of a vacant and underutilized parcel
of land within a predominantly developed neighbourhood located within the Built-up Area of the
City. The proposed redevelopment will support these objectives by establishing a vibrant, mixed
use community. The proposed development will provide residential and commercial uses, which
will provide for both residential and employment growth in the built-up area of Cambridge,
contributing to a transit supportive density.
The subject lands have been identified as a Prime Intensification Area for development through the
Growth Management Strategy completed by Hemson Consulting. Higher density development is
encouraged in areas with intensification potential, and apartments are part of the recommended
built form. The proposed development incorporates residential apartments as recommended, and
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contributes to the intensification of the area while increasing the range and mix of housing in the
community.
The maximum permitted Floor Space Index within a Community Node is 2.0. The request to
increase the maximum Floor Space Index to 4.0 is required to permit the proposed mixed use
development. The requested increase is appropriate given the site location, size, access to the
surrounding road network and public transit, and proposed range and mix of uses.
The location of the proposed development serves as a gateway to the Hespeler Core Area. The
proposed development offers prominent building form and landscaping to provide for a strong
gateway presence that has taken the pedestrian scale into account. The proposed development
has been designed to support walking and cycling through internal pedestrian walkways and
connections to the surrounding community encouraging the use of the site as a community hub.
The surrounding community, conservation areas, trails and nearby Hespeler Core Area offer
additional recreational opportunities and amenities for the proposed development creating a
complete community that is supportive of active transportation.
The subject lands are in close proximity to major road networks providing convenient access to
Hespeler Road, Highway 401, existing Region bus rapid transit, and future Region ION Phase 2 light
rail transit. The proximity and access to road networks, transit, amenities and recreational space
make the subject lands an ideal location for intensification justifying the proposed increased height
and density.
To ensure that the proposed redevelopment results in an appropriate form of intensification, a
compatible range and mix of uses on the subject lands has been an important factor in the design
of the development. The proposed redevelopment represents intensification that will be well
designed and compatible with the location, density and characteristics of the surrounding
community.
Transportation and Servicing
The Official Plan provides objectives and policies to create successful transportation and
infrastructure development in the City. Networks and roadways provide a critical component to
safely and efficiently move people and goods.
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Road Network
The proposed development provides connections to Queen Street West and Goebel Avenue,
which are identified as a Collector Roads on Map 7a of the Official Plan (Figure 9). Collector Roads
are intended to provide public transit and collect local traffic for distribution to major arterial roads
and, bicycle lanes are encouraged.
Two additional connections are provided from Groh Avenue to access the site.
Transit
Queen Street West is serviced by GRT Routes, as detailed in Section 2.0 of this Report. Map 7b of
the Cambridge Official Plan (Figure 10) identifies the Regional Transit Network. The proposed
development is in close proximity to the existing regional transit network with access provided on
Hespeler Road near the overpass of Highway 401. This transit access will provide connectivity
throughout the City.
Overall, the redevelopment and intensification of these lands will support transit ridership for
existing and planned transit routes in the area, by providing a range and mix of uses at a transit
supportive density, in an area that is transitioning to a mixed use node.
Active Transportation
The City and the Region support developments that support active transportation and enhance
the provision of safe facilities for pedestrians and cyclists. The proposed development supports
active transportation and provides sidewalks throughout the proposed development, and provides
sidewalk connections to Queen Street West, Goebel Avenue, Groh Avenue and Shepherd Avenue.
Bicycle parking will be provided in accordance with the City’s zoning by-law requirements. Indoor
secure bicycle parking is proposed to support both the commercial and residential uses. Short term
spaces will be provided in key locations on the site, and in proximity to residential and retail building
entrances and will be detailed through future site plan applications.
The City’s Cycling Master Plan was recently completed in March, 2020 and identifies the long term
vision for cycling infrastructure in the City. The following short, medium and long term priority
routes are identified in proximity to the subject lands (Figure 11).
•
•
•

Short Term (2019-2023 Capital Project): Along Groh Avenue connecting to Hespeler Road
Medium Term (6-10 years) – Along Goebel Avenue into Holiday Inn Drive extending to
Townline Road
Long Term (10-20 years): Queen Street West towards Hespeler Core Area

The Hespeler Pedestrian Bridge Environmental Assessment has been identified in the City’s 2021
budget as a key project. The project proposes an Environmental Assessment (EA) for a cycling and
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pedestrian bridge across the Speed River in Hespeler, which will provide connectivity and
accessibility to the proposed development and the Core.
Over the short term (2 year horizon), the active transportation network will provide connections
directly to Hespeler Road. Over the medium to long term (10-20 year horizon), the active
transportation connections surrounding the subject lands are planned to improve. The proposed
mixed use development will provide both a density and mix of uses which will support active
transportation.
Parking
Policy 2.6.1.7 of the Official Plan provides policy direction on parking for development in built-up
areas. The development of land Regeneration Areas and Community Nodes is encouraged for
mixed uses such as residential with office, commercial, and business uses. This policy identifies that
the City may provide support for mixed use development by providing incentives such as
reductions in the parking requirements for the residential component of mixed use projects.
Reduced parking rates and shared parking for the various mix of uses are proposed, and detailed in
Section 5.4 of this Report, and in the associated Traffic Impact Study prepared by Paradigm.
Servicing
The proposed development and is located within the Urban Area Boundary and will efficiently
utilize existing City and Region infrastructure water and waste water systems. Policy 6.1.6.6 states
that the City will support the allocation of servicing capacity to achieve density targets identified
by the City, Region and Province. Intensification and redevelopment projects that meet or exceed
the City targets for people/jobs per hectare are identified as a high priority in the City’s Official Plan.
The analysis and findings contained in the Functional Servicing Report submitted in support of the
proposed development confirm that the subject lands can be serviced by municipal infrastructure.
Affordable Housing
Section 8.4.1.2 of the Official Plan requires that where a development application contains two
hectares or more of developable land and proposes residential uses, a minimum of 30 percent of
new residential units are required to be planned in forms other than single-detached and semidetached units.
The subject lands have an area of 4.74 hectares, therefore these policies apply. The proposed
development provides housing types that include multi-residential buildings and achieve the
intent of the City’s policy.
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Urban Design
Section 5.1 of the Official Plan provides details on urban design policies which generally encourage
a high standard of urban design. These policies apply to all development within the City. An Urban
Design Brief has been prepared in support of the proposed redevelopment and includes a detailed
assessment of the proposal in the context of the policies of the Official Plan.
Generally, the proposed development will be designed as a safe, attractive, pedestrian friendly
mixed-use development, with high quality building and site design.
Given the location and importance/prominence of the subject lands and the existing buildings, a
high level of urban design and materials will be incorporated into the proposed development, and
are detailed in the Urban Design Brief submitted with the applications.
Official Plan Summary
The subject lands are currently designated Regeneration Area, Community Node and
Neighbourhood Commercial with a site specific designation of Commercial Class 3. The current
Community Node and Neighbourhood Commercial designations do not permit the height and
density required for the proposed development, and a site specific Official Plan Amendment is
required. The proposed Official Plan Amendment will permit the proposed height and density of
the development.
The Regeneration Area and Community Node policies in the Official Plan contemplate the
transition of these lands from traditional industrial uses to a mixed-use development over the long
term.
The proposed development has been assessed in the context of the compatibility and
intensification criteria established by the Official Plan and is considered to be compatible with the
form of development in the surrounding neighbourhood.
The proposed redevelopment achieves the objectives of the City of Cambridge Official Plan related
to intensification, and transit supportive, mixed use communities, and the proposed amendment
to a Neighbourhood Commercial designation with site specific provisions achieves the objectives
of the Community Node policies and implements the Official Plan.

4.5

City of Cambridge Zoning By-law

The City of Cambridge Zoning By-law 150-85 (“By-law 150-85”) was originally approved on October
27, 1986 and has since been amended. By-law 150-85 is the in-force Zoning By-law for the City of
Cambridge. By-law 150-85 zones the subject lands Commercial (H) CS4 site specific S.4.1.217. The
site specific provision permits a shopping centre where the requirements for a minimum of three
individual business establishments shall not apply. The existing zoning is shown on Figure 12.
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To permit the proposed development, a Zoning By-law Amendment is required to establish site
specific provisions to permit the proposed height and density, and conform to the proposed Official
Plan Amendment as detailed below.
TABLE 2. PROPOSED ZONING
REGULATION

RM3
(APARTMENT CS4
HOUSE)
(NEIGHBOURHOOD
SHOPPING CENTRE)
Lot 30 m
60 m

Minimum
Frontage (m)
Maximum density
Minimum front yard
(m)
Minimum
exterior
side yard (m)
Minimum interior side
yard (m)

75 units per hectare
6m

6m

6m

6m

3 m for the first 2
storeys, plus 1.5 m for
each
additional
storey, to a total
required interior side
yard of 12 m
Minimum rear yard 3 m for the first 2
(m)
storeys, plus 1.5 m for
each
additional
storey, to a total
required rear yard of
12 m
Maximum building see section 2.1.9 and
height (m)
Appendix 5

3m
7.5 m abutting a
residential zone

83 m (Queen St W)
425 units per hectare
12.05 m
4.0 m (Goebel Ave &
Groh Ave)
5.0 m (Area A)

3m
N/A (no rear yard)
7.5 m abutting a
residential zone

See section 2.1.9

Minimum landscaped 30 %
open space (%) of lot
area
Maximum
lot N/A
30 %
coverage
MINIMUM GROSS FLOOR AREA
One bedroom (m2)
50
Two
or
more 60
bedrooms (m2)
MINIMUM AMENITY AREA PER DWELLING UNIT
Per Bachelor or One 20
bedroom (m2)
Two
or
more 30
2
bedrooms (m )
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COMMERCIAL PROVISIONS
Minimum
gross
leasable commercial
floor area (m2)
Maximum
gross
leasable commercial
floor area (m2)
LOADING SPACES
Loading Spaces
Apartment buildings
containing
25
dwelling units or
more: 1 space =
10 Spaces

5000

10,920 m2

13500 m2

10,920 m2

Non-residential:
A minimum of 5
1 space / 2000 m2 of spaces or 1 space per
GFA = 6 Spaces
Block

It is noted that the City of Cambridge is presently undertaking a review of the City’s Zoning By-law
to implement the City of Cambridge Official Plan. A final draft of the Zoning By-law was released in
May, 2019 (the Draft By-law), however it has not been approved and is not in force and effect.
The Draft By-law proposes to zone the subject lands Neighbourhood Commercial (H)NC S.1.217.
Similarly to the existing by-law, this zone would not permit the proposed mixed use development.
The proposed development has considered the Draft By-law, specifically with regard to design and
parking standards.
Parking
The following table provides a summary of the proposed parking per use. We have reviewed
parking requirements of the current by-law and the draft by-law and considered the shared parking
consideration, below are the proposed parking rates, as detailed in the TIS prepared by Paradigm:
•
•
•

Residential: 0.85 spaces per residential unit, including visitor parking
Commercial: 2.5 spaces / 100 m2
Office: 1 space per 35 m2 for first storey commercial, and 1 space per 70 m2 for other
commercial uses on storeys above the first floor.
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4.6

Proposed Zoning By-law Amendment

This section will provide an overview of the proposed zoning by-law amendment to By-law 150-85.
Analysis of the nature of the amendment that would be required to the Draft By-law is also included,
for information purposes. Given that the zoning by-law amendment application for the subject
lands has been submitted prior to approval of the Draft Zoning By-law, By-law 150-85 will continue
to apply to the subject lands in the event that the Draft Zoning By-law is approved prior to Council’s
consideration of this application.
The City of Cambridge Zoning By-law 150-85 defines mixed commercial-residential development
as:
“a development project containing both commercial and residential floor space conceived and
designed as a single environment in which both commercial and residential amenities are
provided”
It is noted that the proposed development has been designed generally in accordance with the
zoning regulations of the RM3 zone contained in the City’s Zoning By-law. The proposed Zoning
By-law Amendment intends to implement the Official Plan and represents current standards for
development in the City of Cambridge.
The RM3 zone permits apartment house dwellings. The CS4 zone permits a range of non-residential
uses including: grocery store, variety store, retail commercial establishment, hairdresser, business
and professional office, food services establishment (includes a restaurant, café), laundry or dry
cleaner establishment, service commercial, commercial recreational, etc. The CS4 zone generally
encompasses the proposed non-residential uses.
A special RM3CS4 zone is proposed to establish appropriate regulatory standards for the proposed
development, as shown on Figure 13. In conformity with Section 2.1.3 of the Zoning By-law, the
intention is that uses permitted in both zones will be permitted on the entirety of the subject lands,
in any combination.
The RM3CS4 zone, with site specific regulations, will implement the proposed Neighbourhood
Commercial designation of the subject lands.
The following site specific provisions will be required as follows based on the RM3 and CS4 zoning
permissions and the proposed development:
•
•
•

Recognize Queen Street West as the front lot line
An increase in the maximum permitted density
An increase in the maximum permitted building height for Areas B and C
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•
•
•
•
•
•

A reduction in the minimum exterior side yard along Goebel Avenue and Groh Avenue
(Area B and C)
A reduction in the minimum interior side yard for Area A
A reduction in the minimum required amenity area
An increase in the maximum lot coverage
A reduction in parking rate requirements
A minimum of 1 loading space per block

The following provides a rationale for the site specific provisions requested. These site specific
provisions recognize the locations of the existing buildings on the subject lands, and will contribute
to a mixed use development with a range of uses.
1. Queen Street West be defined as the front lot line
The subject property is irregularly shaped and bounded by three streets with an additional
pedestrian access to Shepherd Avenue. It is requested that a site specific provision
recognize Queen Street West as the front lot line. The requested provision will provide a
clear definition of the front lot line to further define additional zoning regulations.
2. Maximum density of 425 units per hectare
The maximum density within a RM3 zone is 75 dwelling units per net residential hectare.
The request to increase the maximum density to 425 units per hectare is required to permit
the proposed number of units within the development and implement the requested FSI.
The increase in density will allow for the high density residential uses and development
permitted within the Community Node, and the redevelopment of the subject lands to
achieve the objectives of the Regeneration Area policies.
3. Maximum building height
The proposed maximum building height is 12 storeys for Area A, 16 storeys for Area B and
30 storeys for Area C. The requested increases for Areas B and C will establish a gateway
location with taller buildings at the intersection of Goebel and Groh Aves, and maintain the
existing height permission of 12 storeys adjacent to existing properties to the east. Podiums
and building massing techniques will be used to minimize the impact of the proposed
height on the public realm. The increased height for Area B to 16 storeys will allow for a
transition between the taller buildings and 12 storey buildings, and create visual interest in
the skyline.
4. Minimum exterior side yard of 4.0 metres
The minimum exterior side yard required by the CS4 zone and the RM3 zone is 6 metres.
The request to reduce the minimum exterior side yard to 4.0 metres along Goebel Avenue
and Groh Avenue will permit the location of the proposed buildings closer to the public
410 Queen Street West, Cambridge Ontario
Planning Justification Report

32
December, 2021

streets, and provide for a more active streetscape. The buildings will have a podium at the
street edge, creating a comfortable pedestrian experience. The requested reduction will
allow for an attractive public realm creating an urban condition, which contains a buffered
landscaped zone and pedestrian walkways.
5. Minimum interior side yard of 5.0 metres for Area A
The minimum interior side yard in the CS4 zone is 3.0 metres and the minimum interior side
yard under the RM3 zone given the proposed building height is 12 metres. The request to
reduce the minimum interior side yard to 5.0 metres for Area A is requested to allow the
building podiums to be located 5.0 metres from the property limit. The neighbouring
properties are not residential and therefore adverse impacts of overlook, and shadowing
are not anticipated. The proposed minimum side yard aligns with the required side yards in
the CS4 zones and other mixed use and commercial zones. The portion of the building at
the 5.0 metre setback will be a podium containing commercial and / or parking uses.
6. Maximum permitted lot coverage of 40 percent
The maximum lot coverage permitted under the CS4 zone is 30 percent. There are no
provisions for maximum lot coverage for a RM3 zone. It is requested that the maximum lot
coverage of 40 percent be permitted. The requested maximum lot coverage will permit the
proposed mixed-use development, which has a lot coverage of approximately 40 percent.
The increase in permitted lot coverage will allow for the development of building podiums
containing non-residential uses, parking and amenity areas and contribute to the
development of a complete mixed use community in accordance with the Official Plan.
7. Reduction in the minimum amenity area required
It is requested that amenity space be required at a rate of 20 square metres per dwelling
unit for the entire lot notwithstanding the number of bedrooms per unit. The reduction in
amenity space does not reduce the amount required for bachelor or one bedroom units
and is a minor reduction for two or more bedroom units. The combination of public and
private amenity space provided in combination with the retail and commercial spaces will
provide sufficient amenity areas for residential units.
8. Parking Rate Reduction for Residential and Office Uses
A reduction is proposed for residential parking rate from 1.25 spaces per unit including
visitor parking to 0.85 spaces per unit including visitor parking. The proposed residential
parking rate is a reduction from the existing by-law, and is supported by the TIS prepared
by Paradigm, which has determined these rates to be adequate based on the assessment
of requirements in other municipalities, alternative parking demand assessment for the
different land uses (shared parking), and TDM opportunities for reducing the parking
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demand. The details of the proposed parking rate are included in the TIS, submitted with
the application, and summarized in Section 5.4 of this Report.
The proposed office parking rates are similar to the proposed rates in the City’s draft zoning
by-law. Further, the scale of the proposed development, and wide range of uses will allow
for shared parking to occur between uses. For example, the demand for office parking
spaces will be during business hours, and the demand for residential visitor parking spaces
will be in the evening and on weekends. The overall breakdown of the proposed parking
per use will be determined through the application process and future site plan application.
9. Loading Space Reduction
It is requested that a minimum of five (5) loading spaces be required for the proposed
development. Loading spaces are supplied within each podium and will be sufficient for
access to each building.
It should be noted that notwithstanding the creation of lot lines by the registration of a
condominium or approval of a consent application, the zoning regulations for the proposed mixeduse development in the RM3CS4 Zone and parking requirements, shall be applied to the entirety
of the lands zoned RM3CS4, not the individual lots created through a condominium or consent
approval; provided however, that the whole of the project is capable of full compliance with all the
provisions of this By-law or any details in the site-specific By-law for the entirety of the lands.
Based on the foregoing, the proposed Zoning By-law Amendment appropriately implements the
Community Node and Neighbourhood Commercial designation of the Official Plan.
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5.0 PROVINCIAL

D-SERIES
GUIDELINES AND LAND
USE COMPATIBILITY

As part of the Pre-Consultation process, an analysis of the D-Series Guidelines was requested by the
City and Region. This report, in conjunction with the Noise Impact Study prepared by JJ Acoustics
has considered land use compatibility, including the provincial D-2 and D-6 Guidelines, as
summarized below.
D-2 Series Guidelines
The D-2 Guidelines are intended to recommend separation distances and other control measures
specifically for waste stabilization ponds and sewage treatment plants.
The Region of Waterloo pre-consultation notes dated August 4, 2021, identify that the lands are
within proximity of the Hespeler Wastewater Treatment Facility, located at 900 Beaverdale Road
and that the current capacity is greater than 500 m3 per day but less than 25,000 m3 per day.
Therefore, the D-2 guidelines recommend a minimum separation distance shall be 100 metres, and
the recommend separation distance shall be 150 metres.
The Facility is over 250 metres from the subject lands, and therefore exceeds the recommended
separation distance of 150 metres.
D-6 Guidelines
The D-6 Guidelines are intended to prevent or minimize future land use problems due to the
encroachment of sensitive land uses and industrial land uses on one another. The subject lands are
within an area that has been historically an industrial area. The industrial area has been transitioning
over time and the majority of the area has been identified as a Regeneration Area in the City Official
Plan. The industrial area is planned to evolve to include uses of a non-employment nature. The
lands are not within a PSEZ and considered for conversion through the Regional Comprehensive
Review. This report recognizes the existing condition with industrial uses in the vicinity of the
subject lands, however also recognizes that the planned function of the area is to transition from
industrial uses to a community node.
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The following definitions apply for Class I and II facilities:
•

•

Class I Facility: A place of business for a small scale, self-contained plant of building which
produces/stores a product which is contained in a package and has low probability of
fugitive emissions. Any noise, odour, dust or vibration outputs are infrequent. There are
daytime operations only, with infrequent movement of products and/or heavy trucks and
no outside storage.
Class II Facility: A place of business for medium scale processing and manufacturing with
outdoor storage of wastes or materials and periodic outputs of minor annoyance. Noise,
odour, dust or vibration outputs are occasional with low probability of fugitive emissions.
Shift operations are permitted and there is frequent movement of trucks or products during
the day.

The following is a classification of the surrounding industrial land uses:
Len’s Mill Store: Class I
Lens Mill Store is a fabric store that exists to the south on the opposite side of Groh Ave. For
purposes of land use compatibility and in accordance with the D-6 Guidelines, has been considered
as a Class I industry, based on the following:
•
•
•

Operates during daytime hours only with occasional movement of products and / or heavy
trucks;
Self contained building which produces/stores a product, which is has low probability of
fugitive emissions, and;
No outdoor storage.

Strite Industries Ltd: Class I
Strite Industries develops machinery for various industries, and provides engineering and prototype
services, and exists immediately to the north of the subject lands. For purposes of land use
compatibility and in accordance with the D-6 Guidelines, it has been considered as a Class I industry,
based on the following:
•
•
•

Operates during daytime hours only with occasional movement of products and / or heavy
trucks;
Self contained building which produces/stores a product, which is has low probability of
fugitive emissions, and;
No outdoor storage.
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Samuel Bothwell Steel: Class II
Samuel Bothwell Steel is a steel bar processor and distributor, and is located on the property to the
east of the subject lands. For purposes of land use compatibility and in accordance with the D-6
Guidelines, has been considered as a Class II industry, based on the following:
•
•
•
•
•

Limited outdoor storage;
Sound occasionally audible off of the property;
Operates during daytime hours only;
Low probability of fugitive emissions;
Occasional truck traffic entering and leaving the site to transport materials.

It should be noted that the building wall along the shared property line does not contain any
windows, doors, loading areas etc. and there is a significant grade change between the properties.
Canada Tool: Class II
Canada Tool is a tool design and metal stamping facility, and located to the southeast. For purposes
of land use compatibility and in accordance with the D-6 Guidelines, has been considered as a Class
II industry, based on the following:
•
•
•
•
•
•

Limited outdoor storage;
Sound occasionally audible off of the property;
Vibration possible on the property;
Low probability of fugitive emissions;
Operates during daytime hours only; and
Occasional truck traffic entering and leaving the site to transport materials.

It should be noted that the property on which CTC operates has been purchased. CTC is expected
to continue to operate in the current location until a new location is found for the company. It is
anticipated that this property will redevelop for other uses.

Separation Distance and Noise Impact Study
The minimum recommended distance separation for a Class I facility is 20 metres and for a Class II
facility is 70 metres. While the Samuel Steel property and Canada Tool sites are within 70 metres of
the subject lands, guidelines establish the need for detailed study. A Noise Impact Study was
completed by JJ Acoustics for the proposed development. The Study identified that all noise
impacts from significant noise sources surrounding the site, were within the noise limits.
The following summarizes the noise mitigation recommendations in the Noise Impact Study:
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•
•
•

Architectural solutions, including a minimum of STC 28, STC 31 and / or STC 32 for exterior
glazing on impacted facades;
Requirement of air conditioning for all buildings and units;
Implementation of noise warning clauses (Type C and / or D, depending on block location).

The following design considerations have also been incorporated into the conceptual site plan for
proposed development:
•
•

Residential buildings along the northern property limit near Strite Industries, are located
near the parking area, and away from the building.
Residential buildings along the western property limit near Samuel Bothwell Steel have
been setback approximately 30 metres, and oriented so that the majority of windows and
balconies face north and south. A structured parking area is proposed for this area.

Details associated with building design, including materials, will be further studied and finalized
through the future site plan application process.
In summary, adverse impacts are not anticipated for the proposed development. Further, this entire
area has been identified by the Region and City of Cambridge as an area in transition from
transitional industrial uses to a mixed use community node. Generally, the proposed development
has been considered over the long term, understanding that surrounding industries may continue
however, there will be a transition in this area and new non-employment uses will be developed.
At the time of site plan approval, further detailed analysis will be completed as it relates to the
building design and surrounding land uses to identify the specific details of any additional
mitigation required.

410 Queen Street West, Cambridge Ontario
Planning Justification Report

38
December, 2021

6.0 SUMMARY OF TECHNICAL
REPORTS

The following is a summary of the key findings and recommendations of the supporting technical
reports and studies that were required to support the proposed applications.

6.1

Urban Design Brief

An Urban Design Brief has been prepared by MHBC in support of the proposed development. The
purpose of the brief is to consider the design policies and direction contained within the Region of
Waterloo Official Plan, the City of Cambridge Official Plan, and the City of Cambridge Terms of
Reference for Design Briefs. Based on the analysis contained with the report, it was concluded that
the proposed development will:
•

•

•
•
•

•

Provide a mixed-use gateway community on a vacant underutilized site located along
existing transit routes, with access to services and amenities within the surrounding
community;
Contribute to visual interest within the Queen Street, Goebel Avenue and Groh Avenue
community node, through the development of landmark buildings, varying building
heights, high quality design and streetscape design;
Encourage safe and healthy connections and interactions through a pedestrian-scaled
design that encourages active transportation uses;
Create a community identity through a consistent design approach to architectural and
landscape design that work together to create a unique character and feel for the site;
Provide opportunities for additional social interaction through the design of the public and
private realm that is functional, attractive and well integrated into the vision for the
community;
Implement the direction and policies of the Official Plan, including the urban design policies
set out in Section 5 of the Official Plan, and the Queen Street, Goebel Avenue and Groh
Avenue Community Node urban design policies.
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6.2

Functional Servicing & Preliminary Stormwater Management Report

A Functional Servicing and Stormwater Management Report has been prepared by MTE in support
of the proposed development. The purpose of the report is to review the opportunities and
constraints of the subject property with respect to servicing, grading and stormwater management,
review the requirements of the reviewing agencies, and demonstrate the functional serviceability
of the property. Based on the analysis contained in the report, it was concluded that:
•

•
•
•

The proposed grading design will respect the natural topography of the site to achieve a
reasonable cut/fill balance where possible and match into existing grades along all property
boundaries;
Existing municipal infrastructure for storm, sanitary, and water is available along Queen
Street West, Goebel Avenue, and Groh Avenue to service each Block and the Site as a whole;
The Stormwater Management criteria can be satisfied with the implementation of onsite
controls for water quantity and water quality; and
Detailed grading and servicing designs and a detailed stormwater management design and
report will be provided during detailed design in support of Site Plan Approval and Building
Permits.

6.3

Road Traffic and Stationary Noise Impact Study

A Road Traffic and Stationary Noise Impact Study has been prepared by JJ Acoustic Engineering in
support of the proposed development. The report provides the following conclusions and
recommendations:
•

•

•

The area has elevated traffic noise levels from the surrounding roadways. Based on road
traffic volumes provided by the Region of Waterloo, the study has determined that the
potential environmental noise impact from the road traffic is significant.
Stationary noise sources were identified to include small and medium HVAC units,
representative chiller, representative make up air unit, HVAC fans, and bay doors dumping
material into containers. Nearby buildings were found to meet the site-specific noise limits.
It is recommended that the proposed development incorporate noise mitigation measures
including central air-conditioning, noise warning clauses and special building components.
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6.4

Transportation Impact Study

A Transportation Impact Study (TIS) has been prepared by Paradigm Transportation Solutions in
support of the proposed development. The report provides the following key conclusions:
Summary of Improvements
•

Based on the findings and conclusions of this study, the following improvements are
identified for the driveway and adjacent roadway intersections:
o Goebel Avenue and Driveway B: Restrict left turn movements.
o Queen Street West and Goebel Avenue: Northbound dual left-turn lanes,
exclusive north-bound right-turn lane with 35 metres of storage, westbound
exclusive left-turn lane and signal timing optimization.
o Holiday Inn Drive/Goebel Avenue and Groh Avenue: Additional northbound
through lane and extension of the existing eastbound left-turn lane to 70 metres.
o The recommended TDM measures above be considered.

Parking Assessment
•

The parking supply for the development will be provided by a mix of underground and
surface parking. The number of parking spaces will be determined through the finalization
of the development plan and the specific land uses. The following parking rates are
appropriate for the development based on a comparison with requirements in other
municipalities, alternative parking assessment, shared parking opportunities and TDM
measures:
o Residential Apartments: 0.85 – 1 space per unit
o Office: Between 1 space per 33 – 70 m2
o Commercial: Between 1 space per 40 – 48 m2

Transportation Demand Management
•

The subject development is considered TDM supportive based on the City’s TDM checklist
and the following TDM measures identified for the development:
o Internal walkways with connections to the municipal sidewalk network; and
o Unbundling parking spaces from the sale/rent of dwelling units. Additional TDM
measures included in the TDM checklist and appropriate for the development
include:
o Provide weather protection, barrier free access and seating at main building
entrances;
o Provide a minimum of 617 bicycle parking spaces on-site;
o Provide shower and change facilities within the office uses;
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o GRT should monitor the ridership levels along the nearby bus routes to ensure
appropriate amenities are in place at bus stops including weather protection and
benches;
o Provide a minimum of one carshare parking space and one rideshare/carpool
parking space in a premium location onsite;
o Provide a welcome package to residents and employees that informs them of
available transit and active transportation infrastructure in the area; and
o Wayfinding signage be posted in the lobby or near main entrances.

6.5

Preliminary Geotechnical Feasibility Report

A Preliminary Geotechnical Feasibility Report has been prepared by GEI Consultants in support of
the proposed development. The report provides the following conclusions and recommendations:
Subsurface Conditions
•

•

The site generally consists of surficial asphalt pavement, topsoil, granular fill, or concrete
over imported earth fill soils overlying cohesionless deposits comprising primarily of sandy
soils, which were underlain by cohesionless glacial till deposits grading from silty sand to
sandy silt. Seams of cohesive soils grading from clayey silt to silty clay were noted
interbedded within the glacial till deposit in select boreholes.
Groundwater levels are expected to show seasonal fluctuations and vary in response to
prevailing climate conditions. The sand to sand and gravel deposits are permeable and will
allow for the free flow of water when wet. The glacial till deposits contain a higher
percentage of fines and are expected to have a lower permeability, typically precluding the
free flow of water.

Engineering Design Parameters & Analysis
•

•

•

There is opportunity for foundations at this site to be constructed as conventional spread
and strip footing foundations that bear on the undisturbed native sand or sandy silt glacial
till deposits. Groundwater control during construction will be critical for bearing on the
dense to very dense sand deposits.
Additionally, there may be an opportunity to support the proposed residential tower on
deep foundations end-bearing on sound bedrock. Foundation options could include endbearing caissons and would provide higher bearing capacities than shallow spread footings
made on the dense to very dense soils.
Temporary shoring may be required to support the excavation during construction. No
excavation shall extend below the foundations of existing adjacent structures without
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•

adequate alternative support being provided. A rigid shoring system (caisson wall) may be
required to preserve ground integrity and provide permanent groundwater control at the
site.
It is recommended that surface drainage be managed through stormwater management
features such as catch basins or Low Impact Development (LID) features such as soakaway
pits, in combination with proper grading of the subgrade and asphalt surfaces.

6.6

Wind Study

A Pedestrian Wind Assessment has been prepared by RWDI in support of the proposed
development. The report provides the following conclusions and recommendations:
•
•

•

•

•
•

Public sidewalks along Queen Street West, Goebel Avenue and Groh Avenue are
expected to have appropriate wind conditions on a year-round basis
The proposed development is expected to increase existing wind speed on-site but
have no significant impact on surrounding neighbourhoods with the exception of 408
Queen Street West.
o It is recommended that wind control measures be implemented to reduce
impacts to 408 Queen Street West at the time of site plan approval, such as
including massing refinements and/or the introduction of a canopy and/or
winter trees and/or wind screens close to the property line.
It is recommended that wind control measures are undertaken under or near the bridge
levels linking the north and south paired towers. Control measures include massing
refinements to the bridges and/or the introduction of wind screens and/or landscaping.
Internal sidewalk locations within the site and near Blocks 1 and 3 are predicted to be
uncomfortable during winter months, recommendations for mitigation include
o Planting of winter trees and/or wind screens along the sidewalk.
o Introduction of a large canopy.
Outdoor patio locations for a portion of the site are recommended to include localized
wind protection.
Prior to site plan approval and development, scale model testing in a wind tunnel is
recommended to confirm and quantify the predictions of the report. It is also
recommended that wind impacts during phasing of the development be addressed.
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7.0 PUBLIC

CONSULTATION
STRATEGY

The Planning Act (specifically O. Reg 544/06, amended by O. Reg. 178/16) requires that applicants
submit a proposed strategy for consulting with the public with respect to an application as part of
the ‘complete’ application requirements. This section summarizes the proposed Public
Consultation Strategy.
We propose that the public consultation process for the proposed Official Plan Amendment and
Zoning By-law Amendment application follow the Planning Act statutory requirements. The
following points of public consultation are proposed:
•
•
•

•

•
•

A public meeting advertised by the City and heard by the Planning Committee.
A neighbourhood meeting, as required by Committee, in collaboration with the City.
Direct written responses to comments raised through the public consultation process will
be provided to City Staff for their review and consideration in the preparation of a City Staff
Report.
Preparation of a City Staff Report, with the Report to be available to the public in advance
of City Council’s consideration of the applications. It is understood that City Staff will post
information on the City’s website for public review. This will include the City Staff Report
and may also include technical studies and reports prepared in support of the applications.
A Planning Committee Meeting at which time the City Staff Report, all available information,
and public input will be considered.
A Council Meeting, at which time the City Staff Report, all available information, and public
input will be considered in Council’s final decision.

The consultation strategy proposed will provide members of the public with opportunities to
review understand and comment on the proposed Zoning By-law Amendment application. The
consultation strategy will be coordinated with City Staff and additional opportunities for
consultation will be considered and may be warranted based on the input received.
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8.0 SUMMARY &

CONCLUSIONS

The purpose of this Planning Report was to evaluate the proposed Official Plan Amendment and
Zoning By-law Amendment for the subject lands in the context of existing land use policies and
regulations including the provincial, regional and local planning framework to permit the proposed
mixed use redevelopment. The analysis contained in this report demonstrates that the applications
represents good planning, and:
1)
2)
3)

4)

5)

6)
7)
8)

The proposed redevelopment is consistent with the Provincial Policy Statement;
The proposed redevelopment conforms to A Place to Grow (the Growth Plan) for the
Greater Golden Horseshoe and provides for intensification in the Built-Up Area;
The proposed redevelopment conforms to the Region of Waterloo Official Plan and
implements the policies of the Built-up Area, Planned Community Structure, and
Community Node, contributing to the Regional intensification targets;
The proposed site specific Neighbourhood Commercial designation implements the
objectives of the Community Node and Regeneration Area policies in the City of
Cambridge Official Plan.
The proposed development provides for the intensification and redevelopment of an
underutilized vacant site in the Built-Up Area of the City of Cambridge on lands that are
well located with respect to existing and planned transit and the road network;
Adverse impacts related to land use compatibility are not anticipated for the proposed
development;
The proposed development will contribute to the range of residential building types,
and mix of uses within the community and addresses compatibility considerations; and
The proposed development will optimize the use of available infrastructure within the
developed portion of the community and can be adequately serviced through
connections to existing infrastructure.
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Based on the forgoing, the proposed Official Plan and Zoning By-law Amendment applications
should be deemed complete and circulated for review.
Yours Truly,

MHBC

Dave Aston, MSc, MCIP, RPP
Vice-President, Partner
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APPENDIX A - CITY OF CAMBRIDGE PRECONSULTATION APPLICATION
COMMENTS CHECKLIST

City of Cambridge Pre-consultation
Application Comments Checklist
Please note that the comments are based on the proposal as submitted.
Due to changing policies and regulations, these comments are valid for a
period of two (2) years from the date of issuance by City staff.
The following professional documents/reports may be required as part of
the development application/review process. Please note that various fees
are associated with each application and there are also professional costs
for the preparation of required documents/reports. All requirements
identified are minimum and determined as of the date of the preconsultation meeting with the information available at that time.
Application File No.

D27/21

Name of Applicant:

MHBC Planning C/O Dave Aston And
Blacks Point Development C/O Bryan
Dykstra
410 Queen St W

Municipal Address of Subject
Property:
Description of Proposal:

Proposed re-development of the site to
establish 5 mixed use blocks with
residential, commercial and office uses
as well as an internal road network and
underground parking.
A total of 10 towers are proposed with
building heights ranging from 12-28
storeys with podiums containing
commercial uses. An approximate
residential unit count of 1850-2300 units
is proposed along with approximately
1,950,000 sq.ft of gross floor area with
an approxmate Floor Space Index of
3.77.
An Official Plan Amendment and Zoning
By-law amendment will be required to
permit the proposed height and density.
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Official Plan Designation:
Zoning Classification:

NEIGHBOURHOOD COMMERCIAL
(H)CS4 S.4.1.217

Pre-consultation Comment
date:
City Planning Contact:

July 30, 2021

A.

Rachel Greene

Applications required for submission of a complete planning
application:
copies of the application forms are available on the City’s website at
https://www.cambridge.ca/en/build-invest-grow/PlanningProcess.aspx

Application Type
Official Plan Amendment
Zoning By-law Amendment
Subdivision
Site Plan (if planning application is
approved). Applicant has option of
submitting a site plan application
concurrently with other planning
applications.
Condominium
Part Lot Control
Consent/severance
Minor Variance
Removal of Holding Provision
Temporary Use By-law
Other
B.

Check if applies
✓
✓
✓

✓ *if condominium
tenure is proposed

✓

Documents/Studies required for submission of a complete
planning application: All reports must be prepared by qualified
professionals at applicant’s cost. City may require peer review of
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any studies at applicant’s cost. 4 hard copies and pdfs of all
required information must be submitted with the applicable planning
application to the City Planning contact. The City reserves the right
to post supporting studies for a complete future Planning application
on the City website.
Please note that for submission of a future planning
application(s), application forms that are incomplete and/or
missing the required supporting information and/or fees
cannot be accepted by the City of Cambridge and will be
returned to the applicant.
Document/Study Type
Check if applies
All Land Uses
Accessibility review – review by the City’s
Accessibility Advisory Committee may be required
Agreement between property owner and City
required to be registered on title if application is
eventually approved
Application fees – posted on the City’s website.
Core area sites are exempt from planning application
fees.
Application form – fully completed
Cash in lieu of parkland or parkland dedication
required – subdivision, condo or condition of
severance
City Development Charges are applicable. Core
Area sites, brownfields and designated heritage
properties are currently exempt from City
development charges. Eligible affordable housing
projects may have development charges payment
deferred.

✓
✓

✓

✓
✓*if
condo/severance
application
pursued
✓

City development charges can be found at:
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https://www.cambridge.ca/en/build-investgrow/Development-Charges.aspx
Environmental Impact Study – terms of reference
must be approved by the City of Cambridge and
where applicable, Grand River Conservation
Authority and the Region of Waterloo before any
work on the study starts
Financial Impact Analysis – section 10.14 of the
City’s Official Plan
Financial Incentives may be available for this
proposal as follows:
- Brownfields redevelopment
Floor plans
Functional Servicing Report - Development
Engineering staff should be consulted for City
standards
Growth and Intensification Study (applies to core
areas, regenerations areas) – If proposal is
alignment with the Official Plan objectives for this
area, proposal can be submitted while the study is
still underway. The City is undertaking a study which
will lead to the preparation of a secondary plan
affecting this area. The applicant is encouraged to
participate in further meetings regarding the
secondary plan for this area.
Heritage Impact Assessment - terms of reference
must be approved by the City of Cambridge before
any work on the Assessment starts. Review by the
City’s Municipal Heritage Advisory Committee may
be required for properties currently on the City’s
Heritage Register or properties adjacent to a property
currently on the City’s Heritage Register. HIA review
fee required as per Municipal Fees and charges
Hydrogeological Study

✓

✓
✓

✓
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Landscaping Plan

LED lighting or signage proposed – for current or
future proposals using LED lighting, a lighting
analysis is required.
Lighting/photometrics plan- All light spill must be
limited to 0 at adjacent property lines and 0.5
adjacent to municipal road.
Light Rail Transit Route – an Environmental
Assessment by the Region of Waterloo is underway
for Stage 2 of the LRT route in South Kitchener and
Cambridge. Any requirements from the Region about
this site relative to the Environmental Assessment
must be addressed.
Massing models and elevations
Noise study to the satisfaction of the City and
Region of Waterloo
*stationary source noise study required
*non-stationary – rail or transportation noise
study required
Parking Study for a proposed parking reduction
Planning Justification Report
- Report must include a detailed public
consultation strategy in addition to the
statutory public meeting under the Planning
Act.
- Complete analysis of how the application is
consistent with the 2020 Provincial Policy
Statement and conforms with the 2020
Provincial Growth Plan, and current Regional
and City Official Plans and addresses climate
change
Record of Site Condition – written
acknowledgement by the Ministry of Environment,
Conservation and Parks that the RSC has been filed

✓ *conceptual at
zoning/official
plan amendment
✓

✓

✓
*subject to
Region of
Waterloo
Comments

✓

✓
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is required. This need for a RSC is required either as
a mandatory filing by Provincial legislation or
required by City procedures.
Sanitary Servicing capacity assessment to be
included with pre-consultation application - under 5
residential units no assessment is required.
Separate application fee required with submission of
pre-consultation application.
Site concept plan including list of site statistics
relative to existing and proposed zoning regulations
(e.g. all setbacks, building heights, parking, etc.)
Shadow and Wind Study - for proposals 6 storeys
and higher
Source Water Protection - site is located within a
Source Water Protection Area and requires a Notice
of Source Protection Plan Compliance (Section 59
notice) from the Region of Waterloo
(taps/regionofwaterloo.ca) as part of a complete
application.
Stormwater Management Report – Development
Engineering staff should be consulted for City
standards
Traffic Impact study – terms of reference must be
approved by City’s Transportation Staff before any
work on the study starts
Trail connections to be identified (particularly for
core area proposals)
Tree Management Plan/Vegetation Plan – please
note that the City has a tree cutting by-law in effect.
No tree removals are permitted on private property
unless the City’s Park Operations Division are
consulted first.
Urban Design Brief in accordance with Section 5 of
the City’s Official Plan

✓

✓

✓
*subject to
Region of
Waterloo
Comments

✓

✓

✓
✓*inventory
purposes only at
zoning/official
plan amendment
✓
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Urban Design Guidelines for either Galt, Main
Street in Galt, Hespeler or Preston – proposal to be
designed in accordance with these guidelines
Vibration analysis

Viewshed analysis – directions to be addressed
include: (directions to be noted by City staff)
Other studies/reports requested by agency
comments

*subject to
Region of
Waterloo
Comments

*subject to
Region of
Waterloo
Comments

Residential
Applicable items from all land uses list above
Affordable units – identify whether any affordable
housing is being proposed, either through proposed
built form and/or CMHC’s annual affordable rental or
ownership rates
Bonusing in accordance with Section 10.16 in the
City’s Official Plan.
NB: The bonusing process may be altered or
replaced as a result of amendments from Bill 108.
Condominium - if Common Elements - Parcel of
Tied Land (POTL): note whether specific Zoning
relief is required; whether the proposed exclusive use
area conflicts with any services (i.e. light standard,
fire hydrant etc.); or any other relief/conflict that is
proposed. A future minor variance application may
be required if required relief is not identified at the
planning application stage.
Condominium - if phased- note whether the parking
and amenity area complies with Zoning for each

✓
✓

✓
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proposed phase
Density/Floor Space index calculation: (preconsultation proposal to identify proposed density/or
where applicable floor space index and this
calculation to be confirmed by City staff)
Density of: ___________
Floor Space Index of: 3.77
Minimum Distance Separation calculation – for
proposed sensitive uses proximate to livestock barns
Phasing Plan – for subdivision
Provincial D Series Guidelines consideration for
sensitive uses proximate to industry (can be included
in the required planning justification study)
Industrial
Applicable items from all land uses list above
Condominium if Common Elements - Parcel of
Tied Land (POTL): note whether specific Zoning
relief is required; whether the proposed exclusive use
area conflicts with any services (i.e. light standard,
fire hydrant etc.); or any other relief/conflict that is
proposed. A future minor variance application may
be required if required relief is not identified at the
planning application stage.
Condominium if Phased - note whether the parking
and amenity area complies with Zoning for each
proposed phase
Dust, noise and vibration study
Phasing Plan – for subdivision
Provincial D Series Guidelines consideration for
sensitive uses proximate to industry (can be included
in required planning justification study)
Urban Design Guidelines for business parks
(Cambridge Business Park, LG Lovell Industrial Park,

✓

✓

✓
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Eastern Industrial Park) - from City’s Economic
Development Division - development to be designed
in accordance with these guidelines
Commercial
Applicable items from all land uses list above
Condominium if Common Elements - Parcel of
Tied Land (POTL): note whether specific Zoning
relief is required; whether the proposed exclusive use
area conflicts with any services (i.e. light standard,
fire hydrant etc.); or any other relief/conflict that is
proposed. A future minor variance application may
be required if required relief is not identified at the
planning application stage.
Condominium if Phased - note whether the parking
and amenity area complies with Zoning for each
proposed phase
Market impact assessment – completed in
accordance with the City’s terms of reference which
is located on the City’s website
Commercial Floor Area
Institutional

✓

Applicable items from all land uses list above
Provincial D Series Guidelines consideration for
sensitive uses proximate to industry (can be included
in required planning justification study)

✓

✓

Other
Applicable items from all land uses list above
Residential/commercial mixed use development –
separate parking calculations for residential and
commercial uses

✓
✓
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Provide concept sketch showing any existing or
proposed easements or identify need for blanket
easements.

C.

✓

City Planning staff summary comments:

General overview: Planning staff is supportive of mixed-use commercial
and residential on the subject lands. The Queen St, Goebel Ave, Holiday
Inn Dr Community Node is a gateway site that is intended to develop into
a medium to high density mixed used centre.
A comprehensive analysis regarding appropriate height and density will
be required as part of the Planning Justification Report.
•

Official Plan and Zoning By-law Amendment applications are
required

•

The subject site is currently zoned (H) CS4 with site specific
provision 4.1.217 which permits a shopping centre where the
requirements for a minimum of three individual business
establishments shall not apply (By-law 131-06)

•

The property is proposed to be rezoned RM4CS4 with site specific
provisions to permit the mixed-use development

•

The subject property is designated as Neighbourhood Commercial
located within a Community Node in the Official Plan which permits
medium or high density residential provided it will not compromise
the planned function of the lands

•

The subject property is also located within a Regeneration Area,
therefore, the rezoning will not be considered an employment
conversion

•

Based on the concept submitted, the proposal has an FSI of 3.77.
Regeneration areas have a maximum permitted FSI of 2.0 and a
maximum building height of 8 storeys. Nodes in the built-up area also
have an FSI of 2.0 but permit a maximum height of 12 storeys (Policy
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2.8.3.3).
•

An increase in height and/or density may be permitted without
amending the plan through the bonusing provisions in Section 10.16
(Policy 2.8.3.4)

•

Should bonusing be pursued, the Planning Justification Report
should address the provisions of Chapter 10.16 of the City of
Cambridge Official Plan, specifically 10.16.1, 10.16.2 and 10.16.3 in
terms of the proposed height and density as well as clearly identifying
the public benefits to the City for bonusing under 10.6.1

•

The planning report should also address the residential compatibility
criteria in Chapter 8.4 of the Official Plan specifically in regards to the
proposed development in the context of the existing neighbourhood
as well as the locational intensification and infill policies for multiple
residential development

•

The planning report should address the Community Node policies in
Section 8.7.2 more specifically 8.7.2.C

•

The subject site should provide a strong gateway presence to the
Community Node and to Hespeler Village

•

Prominent sites with high visibility will be required to meet a higher
standard of architectural quality and urban design

•

The current concept has a strong articulation to the corner of Goebel
and Groh Ave. Staff would also like to see emphasis on the Queen St
W and Goebel Ave including a prominent building form and
landscaping. Distinctive design details for this gateway should be
included in the Urban Design Brief.

•

Concept plans generally orient buildings inward to the site,
consideration should also be given for interface along public street
frontages

•

The Urban Design Brief should address Chapters 2.6 and 5 of the
Official Plan and more specifically the urban design principles in
policy 8.7.2.C for the Community Node

•

Functional amenity space is required given limited park space in
proximity to the property. Outdoor amenity space should be provided.

•

A concept plan delineating the required parking and access in
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accordance with the Zoning By-law is required.
•

What is the proposed tenure of the development?

•

How many affordable units are proposed in the development?

D.

Additional comments raised by other City Divisions or Agencies:

AIR PHOTO
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CONCEPT PLAN
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Region of Waterloo, Community Planning
Contact:
Region of Waterloo
Phone:
519-575-4400
Email:
PlanningApplications@regionofwaterloo.ca
Region of Waterloo, Transportation Planner
Contact:
Region of Waterloo
Phone:
519-575-4400
Email:
PlanningApplications@regionofwaterloo.ca
• Comments to be provided under separate cover and may contain
additional requirements for a future submission of a complete
planning application.
City of Cambridge, Building
Contact:
Kathryn MacDonald
Phone:
(519) 621-0740 ext. 4306
Email:
macdonaldk@cambridge.ca
• No comments.
City of Cambridge, Economic Development
Contact:
Trevor McWilliams
Phone:
(519) 740-4683 Ext. 4800
Email:
mcwilliamst@cambridge.ca
Planning has noted that the applicant has submitted a pre-consultation to
permit re-development of the site to establish 5 mixed use blocks with
residential, commercial and office uses as well as an internal road network
and underground parking. A total of ten (10) towers are proposed with
building heights ranging from 12 to 28 storeys with podiums containing
commercial uses. An approximate residential unit count of 1850-2300 units
is proposed along with approximately 1,950,000 sq.ft of gross floor area
with an approximate Floor Space Index of 3.77.
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Official Plan and Zoning
The subject lands are designated Neighbourhood Commercial and
Regeneration Area, and are within the Queen Street, Goebel Ave and
Holiday Inn Drive Community Node. The Community Node area is
intended to development into a medium to high density mixed use centre
with a range of housing types. The subject lands are zoned Commercial
(H) CS4 S.4.1.217. As such, an Official Plan Amendment and Zoning Bylaw amendment will be required to permit the proposed height and density.
(Note: the property is NOT located in the Core Area).
Discussion
Economic Development Staff has no objection to the applicant’s proposal,
as it is in keeping with the strategy to have more people living and working
within close proximity to the community core areas. In addition, the
Community Node area is intended to eventually develop into a medium to
high density mixed use are with a range of housing types.
The following policies within the City of Cambridge Official Plan pertain to
the proposed development:
•

Policy 2.6.1.6 regarding intensification which is planned and
designed to: support vibrant neighbourhoods through the inclusion
of a diverse and compatible mix of land uses, including residential
and employment uses; incorporate high quality public open spaces;
support walking, cycling and transit; support the cultural heritage of
the area; generally achieve higher densities than surrounding areas;
and ensure the appropriate transition of the built form to adjacent
areas.

•

Policy 2.7.1.2 notes that economic development and
competitiveness will be promoted through a range of uses through
the designation of lands to meet long term needs. Economic
Development Staff are of the opinion that the proposed application
will satisfy the intention of the Official Plan by providing for a mix of
uses, namely commercial and residential, in this area. In addition,
the proposed development will provide much needed housing units
to the existing Cambridge housing stock.

Economic Development is of the opinion that the applicant’s proposal
satisfies a majority of these policies.
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Community Node
Policy 8.7.2.C (Queen St, Goebel Avenue and Holiday Inn Community
Node) of the Official Plan further states:
1. The Queen Street, Goebel Avenue and Holiday Inn Drive
Community Node (Figure 4) is a gateway site that is intended to
develop into a medium to high density mixed use centre.
2. A range of housing types including apartment, townhouse and livework units are permitted.
3. Development of this node shall include a food store.
4. Large surface parking areas and single storey, single purpose
buildings are discouraged.
5. The following urban design principles apply to the Queen Street,
Goebel Avenue and Holiday Inn Drive Community Node:
a) site development to provide a strong gateway presence; and
b) scale of buildings to ensure an appropriate transition to the
surrounding
community.
6. The following urban design principles will be considered in the
Queen Street, Goebel Avenue and Holiday Inn Drive Community
Node:
a) buildings to be situated on the site to frame the streets;
b) mix of housing types to be provided;
c) ground related uses required to enliven the street; and
d) visual massing elements to be included to generate a focal point.
The applicant is proposing an Official Plan amendment for the site.
However, most of the above current requirements would be fulfilled with
the present pre-consultation request. In addition, some of the policies
noted above (i.e. the requirement for a food store) are somewhat dated
given the existence of the large Zehr’s just a few blocks away. Economic
Development continues to be supportive of this development proposal.
Regional, City of Cambridge, and Education Development Charges are
applicable to this site. Given the proximity of the structure to the Speed
River, the Grand River Conservation Authority should be circulated for
comments and requirements.
Scale, height, parking, building facades and other additional details in
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design will be reviewed by Planning Staff during Site Plan Control to
ensure a compatible design. As this is a gateway to the Hespeler Village,
an advanced form of urban design will be required.
City of Cambridge, Senior Planner - Environment
Contact:
Kathy Padgett
Phone:
(519) 623-1340 ext. 4826
Email:
padgettk@cambridge.ca
A Record of Site Condition (RSC) acknowledged by the Ministry of the
Environment, Conservation and Parks (MECP) is required for the proposed
residential use. When prepared, please provide the MECP
acknowledgement letter to confirm the Record of Site Condition was not
audited.
City of Cambridge Development Engineering
Contact:
Adam Ripper
Phone:
(519) 623-1340 Ext. 4778
Email:
rippera@cambridge.ca
Submission Requirements:
•

Provide a Preliminary Site Grading Plan

•

Provide a Preliminary Site Servicing Plan

•

Provide a Stormwater Management Report

•

Provide a Functional Servicing Report

Comments:
Stormwater Management
• The City’s 5 year IDF parameters are a = 1219.8, b = 10.5 and c =
0.823. The City’s 100 year IDF parameters are a = 3015.1, b = 21 and
c = 0.870.
•

The City’s SWM design criterion is to control the post development
peak flows to the existing conditions peak flows for the range of design
storms.
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•

The City’s water quality control requirement is to provide Level 1
(enhanced) treatment levels as per the MOECC SWM Practices
Planning and Design Manual (2003).

Servicing
•

City records indicate the following municipal services are located
adjacent to the subject site:
Queen Street W.
- 200mm diameter watermain
- 600mm diameter sanitary sewer
- 750mm diameter storm sewer
Gobel Avenue
- 250mm diameter watermain
- 600mm diameter sanitary sewer
- 900mm diameter storm sewer
Groh Avenue
- 250mm diameter watermain
- 250mm diameter sanitary sewer
- 600mm diameter storm sewer
Shepherd Avenue
- 200mm diameter watermain
- 360mm diameter sanitary sewer
- 750mm diameter storm sewer

•

City records indicate that there is a 600mm diameter storm sewer
which runs across the middle of the subject site from Gobel Ave to an
easement behind the 100-300 Shepherd Avenue properties.

•

The easement details should be confirmed and drainage from these
properties maintained if they are intended to be drained via this existing
storm sewer.

•

The servicing report should include a review of the available storm and
sanitary outlets and available capacities.

•

A sanitary capacity assessment application has been submitted by the
Applicant which lists 2,300 Residential units but no commercial/office
flows.
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•

Staff will confirm if there is sufficient downstream reserve capacity to
service 2,300 residential units once City Staff completes the
assessment.

•

The sanitary flows should be reviewed once the unit totals and use are
confirmed. A new sanitary capacity assessment will be needed if the
proposed flows are higher than the initial allocation granted with this
assessment.

•

Show all existing municipal services (water, storm and sanitary) within
the municipal ROW across the entire frontage.

•

By-Law #146-03 permits only one (1) water service and meter per
property. The City does not make provision(s) for sub-metering on a
property.

•

Any redundant water service is to be capped at the watermain at 100%
Owner’s expense (works completed by City’s Public Works Division).

•

By-Law #146-03 specifies that if the length of the water service piping
between the property line and the building exceeds 30 metres, the
Owner shall build, at their own expense, a chamber, protected against
frost and theft, easily accessible off of the roadway, and as close as
practical to the property line, for the purpose of housing the water
meter.

Grading
• No sheet flow from any impervious areas is allowed to be discharged
directly onto the ROW.
•

Provide centerline of road elevations for full frontage.

•

Provide existing geodetic elevations of adjacent properties along
property lines for a minimum of 10 metres off the applicant’s property
line.

•

Use drainage arrows to indicate existing surface drainage of abutting
properties along property lines.

•

Drainage swales/ditches must have capacity for up to the 100-year
flows from respective tributary areas. Indicate minimum side slopes and
depth of all drainage swales/ditches in a cross-sectional detail and
provide hydraulic calculations.
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Erosion & Sediment Control
• A $5,000 erosion control security deposit will be required as part of any
subsequent Site Plan Approval to ensure compliance with the approved
erosion (and siltation) control measures.
•

Provide silt/erosion control fencing for control of siltation/erosion to
abutting properties and ROW.

General
• All servicing work within the road allowance for the proposed
development including, but not limited to, installation of services to the
property line, and relocation of services, will be completed by the City’s
Public Works Division at 100% Owner’s expense.
•

Cost estimates for work by the City within the road allowance are
prepared by City Staff upon receipt of the estimate fee of $215.00 plus
HST.

•

The Contractor will be responsible to obtain an Access Permit to
complete all surface works within the boulevard, including, but not
limited to; curb cuts, installation of curb and gutter, entrance aprons,
sidewalk, and reinstatement / restoration of finished surfaces
(vegetation, asphalt, etc.).

•

No alteration of grading is permitted on site until the applicant enters
into a site plan or subdivision servicing agreement with the City.
Grading of site is subject to Grading Control By-Law No. 160-09.

•

Under NO circumstance is a connection to the municipal water system
to be made without the consent and presence of City of Cambridge
Public Works staff. Please note that, per Regulatory requirements, only
certified water operators may isolate watermains or reconnect isolated
watermains.

City of Cambridge Transportation Engineering
Contact:
Jason Leach
Phone:
(519) 621-0740 Ext. 4268
Email:
LeachJ@cambridge.ca
Transportation Engineering Action Items
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❑ A Transportation Impact Study is required. The study consultant
must arrange to meet with Transportation Engineering staff prior
to the study commencing to discuss the requirements of the
study. A TIS review fee of $200 is also required.
❑ Left movements out of the Queen St W access will be prohibited.
Permitting left movements into the Queen St W access will need
to be reviewed through the TIS.
❑ Conveyance of property within the daylight triangle to the City will
be required. The daylight triangle area is measured as per the
diagram below. Queen St W and Goebel Ave are collector roads.
Groh Ave is a local street.

❑ Driveway accesses must comply with the City’s commercial
access requirements. Residential developments with more than 6
units are classified as commercial accesses. Contact
Transportation Engineering to obtain a copy of the latest
commercial access standards.
❑ Align the primary access on Groh Ave with the commercial plaza
access on the south side of the street. Show all streets and
accesses on the opposite side of the street.
❑ On-site parking will need to meet the requirements of the Zoning
Bylaw. The City cannot guarantee the availability of existing or
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future municipal parking to accommodate the parking needs of
this site.
❑ Provide long-term and short-term bicycle parking spaces at the
following rates:
o Long-term (secure): 0.3 spaces per dwelling unit
o Short-term (visitor): 0.05 spaces per dwelling unit,
maximum of 12 minimum of 2.
❑ Long-term bicycle parking spaces shall be provided within a) the
building or structure; or b) a covered enclosure with secure
entrance; or c) bicycle lockers.
❑ Short-term bicycle spaces should be provided for, at each main
public entrance. Bike racks are to be placed in accordance with
the City’s Bike Parking Guide. The guide can be found on the
City website at www.cambridge.ca/cycling.
❑ Provide dimensions of long-term bicycle parking on the Site Plan
as well as the number of bicycle parking spaces being provided
(long and short term).
❑ Provide a pedestrian connection directly to the intersection of
Goebel Ave and Queen St W.
❑ Sidewalk minimum unobstructed widths are as follows:
o Standard sidewalk 1.5m
o Curb face sidewalk 1.8m
o Sidewalk adjacent to perpendicular parking 2.1m
❑ Provide a truck turning drawing showing how the internal road
network will accommodate truck movements throughout the site
including but not limited to: shipping and receiving (per
appropriate design vehicle), waste collection and fire route
access. The truck turning drawing shall be at a scale of 1:250 or
1:500.
❑ Show street lights and utility poles adjacent to all proposed
vehicles accesses. Accesses must be more than 1.5m from
street light or utility pole.
❑ Provide a lighting plan showing photometrics. Lighting levels
must be shown up to the property line. No more than 0.5 foot
candles from on-site lighting are permitted at the property line
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adjacent to the road allowance.
City of Cambridge Accessibility
Contact:
Robyn Hyland
Phone:
(519) 740-4680 ext 4292
Email:
HylandR@cambridge.ca
Action Items:
 On site plan, we will be looking for accessible parking spaces
adhering to AODA Design of Public Spaces Standards, accessible
signage, pedestrian crossings include curb cuts and tactile warning
surface indicators and accessible parking spots that have access to
the entrance.
Comments:
 Type A parking spaces must have 3400 mm minimum width and
signage designating them as ‘van accessible’. Type B parking
spaces must have 2400 mm minimum width and signage
designating them as accessible. Access aisles must be adjacent to
accessible parking spaces, run the full length of the space, be
marked with high tonal contrast diagonal lines, and have 1500 mm
minimum width.
 Consider making some residential units accessible, with adaptable
kitchens, roll-in showers, and accessible door widths and
thresholds. Ensure resident amenity area includes automatic door
openers, including out to the patio.
 Consider creating visitable housing features. More information can
be found at http://visitablehousingcanada.com/
 Please reference Global Alliance on Accessible Technologies and
Environments (Gaates), Illustrated Technical Guide to the
Accessibility Standard for Design of Public Spaces,
https://gaates.org/DOPS/default.php
City of Cambridge, Fire Department
Contact:
Ralph Schmidt
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Phone:
Email:

2265
schmidtr@cambridge.ca

• Comments to follow
Energy+ Inc.
Contact:
Phone:
Email:

Helen Robinson
(519)621-3530
hrobinson@energyplus.ca

Action Items:
The Applicant would be required to enter into a Service Agreement with
Energy+ to establish the terms and conditions to service the proposed
mixed use residential development.
Comments:
Our comments for the proposed draft plan will include:
1) The Owner/Applicant will be required to enter into an agreement
with Energy+ Inc. to establish the conditions and costs to provide
electrical service to this development at 100% Owner/Applicant
cost. Please allow a minimum of 6 months for determination of
service needs.
2) The Owner/Applicant will be responsible for all costs associated
with the relocation and/or upgrade of the existing electrical plant, if
required as a result of this proposal.
3) The Owner/Applicant will be required to grant easements to the
satisfaction of Energy+ Inc., if required as a result of this proposal.
Refer to Energy+ Inc. Residential Spec book at www.energyplus.ca
Hydro poles/guy wires and anchors/padmount transformers/switching
units/service pits/street light poles to be 1.5m from driveway
entrances/curbs. Relocation at 100% owners’ expense.
All planting near Energy+ owned overhead power lines and padmount
equipment must be installed in accordance to
http://www.esasafe.com/assets/image/Tree-Planting.pdf
Must maintain required clearances (ESA & Energy+) from existing
overhead electrical plant.
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Owner/Applicant may be required to provide ESA clearance calculations to
existing overhead electrical distribution equipment. Calculations must be
signed off by a P.Eng.
As per Energy+ Inc, Current Conditions to Service, latest edition, only one
service per property is permitted.
Additional comments maybe provided when the application is submitted.
Grand River Conservation Authority
Contact:
John Brum
Phone:
(519) 621-2763 Ext. 2233
Email:
jbrum@Grandriver.ca
• No comments.
Waterloo Region District School Board
Contact:
Phone:
Email:

WRDSB Planners
(519) 570-0003 Ext. 4308
planning@wrdsb.on.ca

The Waterloo Region District School Board (WRDSB) has reviewed the
above noted application and offers the following comments.
This application proposes the conversion of nearly 5 hectares of land to
residential use for the purpose of developing the lands with 5 mixed use
blocks with residential, commercial and office uses, as well as an internal
road network and underground parking. 10 towers are proposed in total
and building heights ranging from 12 to 28 storeys, all with podiums
containing commercial uses. An approximate residential unit count of
1850-2300 units is contemplated.
The subject lands are designated Neighbourhood Commercial and
Regeneration Area, and are within the Queen Street, Goebel Ave and
Holiday Inn Drive Community Node. An Official Plan Amendment and
Zoning Bylaw Amendment are proposed.
The proposed development constitutes a significant change in land use in
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this area. It is our understanding that secondary plans are required prior
to development within Regeneration Areas and Nodes per Official Plan
policy 8.6.2.4.
This development is currently within the boundaries for Centennial
Public School for JK-6, Hespeler Public School for grades 7-8 and
Jacob Hespeler Secondary School for grades 9-12. The WRDSB’s
Long-Term Accommodation Plan indicates that the elementary review
area (E02: Cambridge Northeast (Hespeler)) is projected to be fully
utilized over the next ten years, meaning there is minimal available
capacity to accommodate growth from this development and others
within the review area. The LTAP does not contemplate the potential
yield resulting from the conversion of lands to residential uses.
A comprehensive plan for this area would be beneficial to school board
staff as it would provide us with a framework for enrolment forecasts and
analyzing future accommodation needs in the short and long term.
The WRDSB reserves the right to comment further as a formal
application is filed. If you have any questions about the comments
provided please contact the undersigned.
Waterloo Catholic District School Board
Contact:
WCDSB Planners
Phone:
(519) 578-3677
Email:
planning@wcdsb.ca
Staff have reviewed the circulated pre-submission application filed by
MHBC on behalf of Blacks Point Development Inc.
It is our understanding that there are 10 towers proposed ranging in height
from 12 to 28 storeys containing a mix of commercial and residential uses.
The proposed plan contemplates 1,850 to 2,300 residential units. An
internal private road network would provide access throughout the
property.
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The subject property is noted as being designated Neighbourhood
Commercial and Regeneration Area and forms part of the Queen Street,
Goebel Avenue and Holiday Inn Drive Community Node. An official plan
amendment is proposed together with zoning to support the proposed
development.
The proposed development constitutes a significant change in land use in
this area. It is our understanding that secondary plans are required prior to
development within Regeneration Areas and Nodes per Official Plan policy
8.6.2.4.
While the subject property lies within the current St. Elizabeth Catholic
Elementary School and St. Benedict Catholic Secondary School
boundaries, the board has not planned to accommodate future students
from this employment area.
Should conversion of this regeneration area and node be supported, a
comprehensive plan for the area would assist our assessment of future
accommodation needs of this property and others.
At such time as formal applications are filed, additional comments and
conditions will be provided to address our needs.
Ministry of Transportation
Contact:
Allan Hodgins
Phone:
(519) 873-4580
Email:
allan.hodgins@ontario.ca
• No Comments received to date.
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APPENDIX B - DRAFT ZONING BY-LAW

BY-LAW 21-XXX
of the
CITY OF CAMBRIDGE

Being a By-law of the Corporation of the City of
Cambridge to amend Zoning By-law 150-85, as
amended with respect to land municipally known as 410
Queen Street West.

WHEREAS Council of the City of Cambridge has the authority pursuant to Section 34 of
the Planning Act, R.S.O. 1990, c. P. 13, as amended to pass this By-law;
AND WHEREAS this By-law conforms to the City of Cambridge Official Plan, as
amended;
AND WHEREAS Council deems that adequate public notice of the public meeting was
provided and adequate information regarding this Amendment was presented at the
public meeting held X, 2021, and that a further public meeting is not considered necessary
in order to proceed with this Amendment; and,
NOW THEREFORE BE IT RESOLVED THAT the Corporation of the City of Cambridge
enacts as follows:
1. THAT this by-law shall apply to lands described as Part of Lot 15 and Reserve Lot
A, Registered Plan 908 in the City of Cambridge and the Regional Municipality of
Waterloo and shown on Schedule ‘A’ attached hereto and forming part of the bylaw;
2. THAT Schedule ‘A’ to City of Cambridge Zoning By-law 150-85, as amended, is
hereby amended by changing the zoning classification of the lands shown in heavy
black in the attached Schedule ‘A’ to this By-law from (H) CS4, s.4.1.217 to
RM3CS4 s.4.1.XXX.
3. THAT the aforesaid City of Cambridge Zoning By-law No. 150-85, as amended, is
hereby further amended by adding the following subsection under section 4.1
thereof:

“4.1.XXX - 410 Queen Street West legally described as Part of Lot 15 and Reserve
Lot A Registered Plan 908, in the City of Cambridge and Regional Municipality of
Waterloo
1. Notwithstanding the provisions of Sections 3.1.2.4 (a),(b),(d),(e),(j), (h), Section
1.1.9.3, and Section 3.3.3.3 (h),(i),(j) of this By-law, the following regulations
shall apply to the lands in the RM3CS4 zone to which reference “S.4.1.XXX” is
made on Schedule ‘A’ attached to and forming part of this By-law:
a. The Queen Street West frontage shall be deemed the front lot line
b. The maximum permitted density (dwelling units per net residential
hectare) shall be 425 units per hectare
c. The minimum exterior side yard shall be 4.0 metres along Goebel Ave
and Groh Ave
d. The minimum interior side yard shall be 5.0 metres for Area A
e. Amenity area requirement of 20 square metres per dwelling unit for the
entire lot notwithstanding phasing of development
f. The maximum permitted lot coverage shall be 40%
g. A maximum permitted building height of 16 storeys for Area B
h. A maximum permitted building height of 30 storeys for Area C
2. Notwithstanding the provisions of Section 2.2.1.1 (d), Section 2.2.1.2(b) and
Section 2.2.2.1 of this By-law, the following regulations shall apply to the lands
in the RM3CS4 zone to which reference “S.4.1.XXX” is made on Schedule ‘A’
attached to and forming part of this By-law:
a. Residential parking shall be provided at a rate of 0.85 spaces per unit
inclusive of residential visitor parking
b. Office parking shall be provided at a rate of 1 space per 30 m2 for the
first storey, and 1 space per 70 m2 above the first storey.
3. Notwithstanding the provisions of Section 2.3.1.1 and 2.3.1.2 of this By-law,
the following regulations shall apply to the lands in the RM3CS4 zone to which
reference “S.4.1.XXX” is made on Schedule ‘A’ attached to and forming part of
this By-law:
a. A minimum of 5 loading spaces shall be required, and a minimum of 1
space per block.
4. THAT this By-law shall come into force and effect on the date it is enacted and
passed by Council of the Corporation of the City of Cambridge, subject to notice
hereof being circulated in accordance with the Planning Act and Ontario
Regulation 545/06

Read and First, Second and Third Time, Enacted and Passed this X day of X, 2021.

PASSED AND ENACTED this X day of X, 2021

___________________________
Mayor

___________________________
Clerk

Schedule A

