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1. Introduction
1.1

Background
GSP Group Inc. has been retained by 2699380 Ontario Inc. (the “Owner”) to coordinate the
preparation and submission of planning applications for an Official Plan Amendment and
Zoning By-law Amendment for the properties municipally known as 61, 63, 65, 67 and 69
Ainslie Street in the City of Cambridge (the “Site”).
The proposed Official Plan and Zoning By-law Amendment Applications (the “Proposed
Applications”) are necessary to permit the development of the Site with a mixed-use building
including a 5-7 storey podium with commercial uses on the ground floor and two residential
towers with heights of 20 and 15 storeys (the “Proposed Development”).
A pre-consultation application was submitted to the City of Cambridge and the requirements
of a complete application were received. A Planning Justification Report is part of a
complete application requirement. This report has been prepared to address this
requirement and is being submitted in support of the Proposed Applications. This Planning
Justification Report should be read in conjunction with the other associated studies prepared
in support of the Proposed Applications.
The purpose of this Planning Justification Report is to provide:

1.2



A description of the Site, its existing physical condition and its context within the
surrounding community;



An outline of the Official Plan and Zoning By-law Amendment Applications;



An overview of the relevant planning policy regulations that affect the Proposed
Applications, including Provincial, Regional and City policy, regulations and
guidelines;



A summary of each of the technical studies; and



A planning opinion and justification for the Proposed Applications.

Purpose and Scope
An Official Plan Amendment and Zoning By-law Amendment are required to permit the
Proposed Development.
The proposed Official Plan Amendment would implement two site specific policies to permit
an increase in floor space index and height while maintaining the existing designation.

Planning Justification Report | 61-69 Ainslie Street S, Cambridge
GSP Group | July 2020

1

The proposed Zoning By-law Amendment would implement site specific regulations which
are outlined below and required to implement the Proposed Development. The existing
Commercial Use Class One and Residential Use Class One ((F)C1RM1), S.4.2.4) would
remain.

1.3

Supporting Studies
The following studies have been prepared in support of the Proposed Applications:


Functional Servicing and Stormwater Management Report prepared by Karugu
Consulting Inc.;



Transportation Demand Management Review and Parking Justification prepared by
Salvini Consulting;



Environmental Noise Assessment prepared by SLR Consulting;



Pedestrian Wind Assessment prepared by SLR Consulting;



Urban Design Report prepared by GSP Group Inc.

Please refer to Section 5 for a summary of each of the above noted studies.

1.4

Proposed Applications
The purpose of the Official Plan and Zoning By-law Amendment Applications is to establish
site-specific policies and regulations that would permit the Proposed Development.
The proposed Official Plan Amendment would implement the following permissions:


A maximum Floor Space Index of 4.4;



A maximum height of 20 storeys for a portion of the Site;



A maximum height of 15 storeys for a portion of the Site.

The proposed Zoning By-law Amendment would implement the following site-specific
regulations:


Maximum density of 601 units per hectare;



Minimum exterior side of 1.0 metre;



Minimum interior side yard of 0 metres;



Minimum rear yard of 1.5 metres;



Maximum building height 65 metres for a portion of the Site;



Maximum building height of 55 metres for a portion of the Site;
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Minimum parking rate of 0.78 spaces per dwelling unit;



Minimum number of parking spaces for the commercial component shall be 13
spaces which can be shared with visitors of the residential dwelling units;
An area greater than 300 m2 but less than 430 m2 of gross leasable commercial floor
area shall be permitted for neighbourhood grocery stores, neighbourhood variety
stores, any retail commercial establishment.



Justification for the above noted amendments is included in Section 7 of this Report. A draft
Official Plan Schedule and Zoning By-law are contained in Appendix A and B.

2. Site Context
2.1

Site Description
The Site is municipally known as 61, 63, 65, 67 and 69 Ainslie Street South and is legally
described as Part of Lots 13 to 17 Registered Plan 455 and Part of Lot 54 Plan D-7 and Part
of Lot A, East of Ainslie Street South Plan 615 City of Cambridge (see Figure 1).
The Site is 7251 m2 (0.73 hectares) in size. There are road widening and daylight triangle
dedications to the Region of Waterloo and City of Cambridge required along the Ainslie
Street and Bruce Street frontages (see Figure 2). The Site will total 6519 m2 (0.65 hectares)
in size post land dedications. There is approximately 105.6 metres of frontage along Ainslie
Street, 69.6 metres of frontage along Bruce Street and 78.7 metres of frontage along
Wellington Street.
There are two existing buildings on the Site which will be demolished as part of the
redevelopment of the Site. The main building is a one storey building that was formerly used
as a bowling alley known as “Dickson Bowl” which has been vacant for some time. The
remaining area of the Site is paved and appears to have been used for parking. The Site
slopes up from west to east and there is a set of stairs that provides access from Wellington
Street South down to the Site.
There are currently two accesses to the Site, one from Bruce Street and one from Ainslie
Street. As part of the redevelopment of the Site, the access from Bruce Street will be closed
and a new access further north on Ainslie Street will be constructed.
There is an existing 6 metre box culvert that runs east to west on the southern portion of the
property. There is an existing easement over this culvert which will be kept in place as part
of the redevelopment of the Site. No structures are proposed within this easement.
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Figure

2.2

Surrounding Land Uses
To the north of the Site (portion) is the Ainslie Street Grant River Transit Bus Terminal
(municipally known as 35 Ainslie Street S). The following bus routes are available from the
Ainslie Terminal: 63, 206, 55, 59, 54, 53, 57, 58, 302, 206, 51. See Section 2.4 –
Transportation Context for additional commentary on the connections that these bus routes
provide throughout the Region and City (see Figure 3).
To the north of the Site (portion) is a vacant parcel approximately 3740 m 2 in size. To the
east of the Site is an existing three storey townhouse condominium development. To the
south of the Site are existing single detached dwellings and a mechanics shop and
associated storage. To the west is a public parking lot, a single detached dwelling, the
Cambridge Food Bank and convenience commercial uses.

2.3

Community Context
The Site is located within the Galt City Centre. Galt is one of the planned focal points for
intensification in the City of Cambridge. It is intended to accommodate a significant portion
of the City’s future population and employment growth in a compact, dense and transitsupportive form.
The Galt City Centre is a focal point for community services and civic amenities. Within a
ten-minute walk of the Site there are many commercial (including retail, banks grocery
stores and restaurants), institutional (churches, the Waterloo School of Architecture),
recreational (Cambridge Arts Theatre, Cambridge Centre for the Arts) and employment
uses. The Site is located within walking distance to every day amenities and uses.
To the west of the Site is the Grand River which includes a pedestrian trail, providing for a
recreational use along the waterfront.

2.4

Transportation Context
The transportation context of the Site is undergoing change. Regional Council endorsed the
preferred route for Stage 2 ION Rapid Transit in June 2019. Detailed planning is currently
underway for the preferred route. The Stage 2 of ION will connect Kitchener and Cambridge
and will provide Stations at the following locations: Fairway, Sportsworld, Preston,
Pinebush, Cambridge Centre Call, Can-Amera, Delta, Main Street and Bruce Street/Water
Street North. The station at Bruce and Water Street North is right across from the Site,
providing excellent public transit opportunities for future residents (see Figure 4). The intent
of the LRT is to: help contain urban sprawl, protect environmentally-sensitive areas,
preserve farmland and the rural lifestyle and move people; create transportation choice (as
per PCC No. 5 Presentation).
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Figure

Ainslie Street is an Arterial (Regional) Road and is also known as Regional Road 24 which
runs north-south throughout the City, further south to Brantford and north to Highway 401
which provides connections east and west. The Site has frontage on four streets including
Ainslie Street South, Bruce Street, Wellington Street South and Warnock Street (which is
technically not a public right-of-way). There are road widening’s required along Ainslie Street
South, Bruce Street and daylight triangle dedication requirements at the corners of Ainslie
Street South/Bruce Street and Ainslie Street South/Warnock Street. The road widening’s
have been incorporated into the Development Concept. Each of these streets are two lanes
(one in each direction) There are sidewalks along both sides of Ainslie Street South and
Wellington Street South and the south side and a portion of the north side of Bruce Street.
As is stated above, the Ainslie Street Grand River Transit (GRT) bus terminal is located
directly north of the Site. There are several bus routes that provide connections to the
following locations: Fairway Station, Conestoga College, Cambridge Centre Station,
Cedar/Grand Ridge via Churchill and Glenmorris and Southwood/Cedar.
Within a 10 minute walk of the Site there are several places to access a system of paved
multi-use trails, including the trail along the Grand River. These trails provide active
transportation connections to various places throughout the City.
There are several everyday uses located within walking distance of the Site, providing
further opportunities for public and active transportation use.
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3. Proposed Development
3.1

Land Use
The Site is proposed to be developed with ground floor commercial uses and residential
uses above. There are two towers proposed, twenty (20) storeys and fifteen (15) storeys in
height which will be connected by a podium (ranging in height from five (5) and seven (7)
storeys) (see Figure 5).
Commercial uses are proposed on the ground floor, along the Ainslie Street frontage. There
is 794 m2 of ground floor retail area proposed. It is anticipated that the commercial uses will
be neighbourhood focused and will support the surrounding neighbourhood and future
residents of the building. There are two retail entrances proposed, one at the northwest
corner of the building and one at the southwest corner of the building (see Figure 6).
There are a total of 392 residential units proposed which results in a density of 601 units per
hectare. The unit breakdown is as follows:


202 – 1 bedroom units;



12 – 1 bedroom + den units;



131 – 2 bedroom units;



23 – 2 bedroom + den units;



24 – 3 bedroom units.

The main access to the Site is from Ainslie Street South and this will provide access to the
underground parking, ground floor parking and the parking internal to floors 2-5. There is a
proposed new bus bay along the southwest Ainslie Street frontage. It is likely that this bus
bay would be constructed at the same time that the LRT Station is constructed. Timing of
both the construction of the LRT station and the bus bay is not known at this time.
Consultation with the Region has taken place with respect to the Ainslie Street access to
ensure that it is of a sufficient distance from the Ainslie Street/Bruce Street intersection. An
off-street loading bay is proposed along the northwest frontage of Ainslie Street in order to
provide loading and garbage for the retail uses.
No access to the Site is permitted from Bruce Street and Wellington Street is required to be
a right in and right out only. The access from Wellington Street is proposed to be for
residential loading and garbage pick-up only.
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There is an existing box culvert and corresponding easement that traverses the Site from
east to west. No structures are permitted over top of this easement and as such that is why
the building is setback 25 metres from the south lot line.

3.2

Vehicular Parking and Transportation Demand Management Measures
Ground floor amenity areas and a lobby are proposed to serve the future residents. There
are 13 ground floor parking spaces which will be shared between the commercial uses and
visitor spaces. The Zoning By-law does not require any visitor parking spaces however it is
the Owner’s intent to provide 13 shared visitor parking spaces.
There is one level of underground parking, 13 ground floor spaces and parking on floors 2
– 5 which will accommodate a total of 306 parking spaces (plus 16 tandem parking spaces).
This represents a parking rate of .78 spaces per unit. The parking within the podium on
floors 2 – 5 will not be visible to the street as there are residential units around the perimeter
of these floors with the parking situated in the middle.
There are 7 on-street parking spaces proposed along Wellington Street however these are
not counted towards the parking total as they would be considered public parking.
132 internal bicycle parking spaces are proposed in a bicycle storage room in the
underground parking level. 12 visitor bicycle parking spaces have also been proposed.
Further details around the bicycle parking will be determined at the Site Plan Application
stage.
A Parking Study has been submitted in support of the Proposed Applications as a parking
reduction has been requested from the required 1 space per dwelling unit to 0.78 space per
dwelling unit. Please refer to Section 5 for a summary of this report.
The following Transportation Demand Management measures have been incorporated into
the Proposed Development. The Transportation Demand Management Review and Parking
Justification includes a copy of the City’s TDM Checklist:








Orientation of the development to the street with active uses at-grade;
Good surrounding and internal pedestrian infrastructure;
Providing secure bicycle parking for 4% of non-residential building occupants;
Shower and change facilities for employees;
Information about GRT in the building;
Proposed reduced parking supply in accordance with the Parking Management
Worksheet;
Paid commercial/visitor parking;
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No parking on street frontages;
All the parking is in a structure;
Subsidized transit passes for all occupants;
Unbundled parking for residential units.

The City’s TDM Checklist suggests that the proposal is a TDM Supportive Development in
the highest category with a score of 52 out of a possible 65 points.

3.3

Scale
The total building floor area of the Proposed Development is approximately 28,600 m2,
resulting in a Floor Space Index (FSI) of 4.39.
The proposed building heights range from 20 storey and 15 storey towers 5 and 7 storey
podiums (see Figures 7 and 8).

3.4

Building Siting
The Proposed Development has been designed such that there is a podium connecting two
towers. The podium is setback approximately 1.8 metres from the Ainslie Street frontage,
2.1 metres from Warnock Street and 1.6 metres from the Wellington Street frontage.
The podium ranges in height with 7 storeys along the Ainslie Street and Bruce Street
frontage and a 5 storey podium in the central portion of the Site. A 2 storey podium is
proposed along the north property line.
A 20 storey tower (the “North Tower”) is proposed and has been sited closer to the Ainslie
Street frontage, further away from the existing residential uses to the east. A 15 storey tower
(the “South Tower”) is proposed closer to the Wellington Street frontage. The towers have
been spaced apart to allow for tower separation and an outdoor amenity space on the 6th
storey. A portion of the North Tower is stepped back approximately 4 metres over the 7
storey podium. The South Tower is stepped back between 1.1 metres and 3.3 metres from
the 5 storey podium below. There is an approximate tower separation of 23.4 metres
between the North and South towers.

3.5

Landscaping
The Development Concept includes approximately 2424 m2 of landscaped open space. The
6th storey is proposed to be an outdoor amenity area and the 8th storey is proposed to be a
green roof. The details of the outdoor amenity area will be refined through the site plan
approval process. It is the intent of the Owner to provide useable outdoor space on the 6th
storey (roof of the 5th storey) for the enjoyment of future residents.
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3.6

Servicing
The Proposed Development will be serviced via a 200 mm diameter sanitary connection to
an existing sanitary sewer on Ainslie Street.
For water servicing, a proposed 150 mm diameter water service is proposed to be
connected to an existing 450 mm diameter watermain on Ainslie Street.
The Proposed Development results in a lower runoff coefficient than the existing conditions.
Post development runoff will be less than existing conditions and as such, quality control is
not proposed. Runoff from the Site is proposed to be directed to the Mill Creek Box Culvert.
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4. Planning Policy Overview
4.1

Planning Act (1990)
The Planning Act R.S.O. 1990, c. P.13 (“Planning Act”) establishes the policy-led land use
planning system for Ontario that outlines matters of provincial interest as part of municipal
planning decisions and provides for statutory planning processes in Ontario.
Section 2 of the Planning Act identifies the breadth of matters considered as being provincial
interest which a municipality must “have regard to” in carrying out its responsibility under
the Planning Act. These matters are general in nature and broad in range. These matters
are captured in more detail through the policy statements and provincial plans issued under
the Section 3 of the Planning Act and through the Official Plan of the City of Cambridge
which are reflected in subsequent sections of this Planning Justification Report.
Section 3(5) of the Planning Act requires that the decisions of municipal councils regarding
the exercise of authority concerning planning matters, including decisions on Planning Act
applications:
(a) shall be consistent with the policy statements issued under subsection (1) that are
in effect on the date of the decision; and
(b) shall conform with the provincial plans that are in effect on that date, or shall not
conflict with them, as the case may be.
The 2020 Provincial Policy Statement was issued under Section 3(5) and is applicable and
relevant to the consideration of the proposed application. The 2019 Growth Plan for the
Greater Golden Horseshoe, 2017 Greenbelt Plan, 2017 Oak Ridges Moraine Conservation
Plan, and 2017 Niagara Escarpment Plan were also issued under Section 3(5). There have
been no policy statements issued under 31.1 of the Metrolinx Act, 2006 or Section 11 of
the Resource Recovery and Circular Economy Act, 2016 per Section 3(8) of the Planning
Act.
The criteria of Section 2 of the Planning Act have been considered in the design of the
Proposed Development including:


The supply, efficient use and conservation of energy and water;



The adequate provision and efficient use of communication, transportation,
sewage and water services and waste management systems;



The orderly development of safe and healthy communities;
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4.2



The accessibility for persons with disabilities to all facilities, services and matters
to which this Act applies;



The adequate provision of a full range of housing, including affordable housing;



The adequate provision of employment opportunities;



The co-ordination of planning activities of public bodies;



The protection of public health and safety;



The appropriate location of growth and development;



The promotion of development that is designed to be sustainable, to support public
transit and to be oriented to pedestrians.



The promotion of built form that,
o (i) is well-designed,
o

(ii) encourages a sense of place, and

o

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

Provincial Policy Statement (2020)
The Provincial Policy Statement (PPS) provides direction on matters of provincial interest
related to land use planning. The Planning Act requires that, “decisions affecting planning
matters shall be consistent with” the PPS. The overriding vision of the PPS states that “the
long-term prosperity and social well-being of Ontario depends upon planning for strong,
sustainable and resilient communities for people of all ages, a clean and healthy
environment, and a strong and competitive economy.” The below PPS policies are relevant
to the Proposed Applications:


Policy 1.1.1 states, “Healthy, liveable and safe communities are sustained by:
a) Promoting efficient development and land use patterns which sustain the
financial well-being of the Province and municipalities over the long term;
b) Accommodating an appropriate affordable and market-based range and mix
of residential types (including single-detached, additional residential units,
multi-unit housing, affordable housing and housing for older persons),
employment (including industrial and commercial), institutional (including
places of worship, cemeteries and long-term care homes), recreation, park
and open space, and other uses to meet long-term needs;
c) Avoiding development and land use patters which may cause environmental
or public health and safety concerns;
d) Avoiding development and land use patterns that would prevent the efficient
expansion of settlement areas in those areas which are adjacent or close to
settlement areas;
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e) Promoting the integration of land use planning, growth management, transitsupportive development, intensification and infrastructure planning to
achieve cost-effective development patterns, optimization of transit
investments, and standards to minimize land consumption and servicing
costs;


Policy 1.1.2 states that, “Sufficient land shall be made available to accommodate an
appropriate range and mix of land uses to meet projected needs for a time horizon
of up to 25 years, informed by provincial guidelines….Within settlement areas,
sufficient land shall be made available through intensification and redevelopment
and, if necessary, designated growth areas.



Policy 1.1.3.1 states that “Settlement areas shall be the focus of growth and
development.



Policy 1.1.3.2 states that “Land use patterns within settlement areas shall be based
on densities and a mix of land uses which:
a) Efficiently use land and resources;
b) Are appropriate for, and efficiently use, the infrastructure and public
service facilities which are planned or available, and avoid the need for
their unjustified and/or economical expansion;
c) Minimize negative impacts to air quality and climate change, and
promote energy efficiency;
d) Prepare for the impacts of a changing climate;
e) Support active transportation;
f)

Are transit-supportive, where transit is planned, exists or may be
developed; and

g) Are freight-supportive.
Land use patterns within settlement areas shall also be based on a range of uses
and opportunities for intensification and redevelopment in accordance with the
criteria in policy 1.1.3.3, where this can be accommodated.


Policy 1.1.3.3 states that, “Planning authorities shall identify appropriate locations
and promote opportunities for transit-supportive development, accommodating a
significant supply and range of housing options through intensification and
redevelopment where this can be accommodated taking into account existing
building stock or areas, including brownfield sites, and the availability of suitable
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existing of planned infrastructure and public service facilities required to
accommodate projected needs.


Policy 1.1.3.4 directs that appropriate development standards be promoted which
facilitate intensification, redevelopment and compact form, while mitigating risks to
public health and safety.



Policy 1.1.3.5 requires planning authorities to establish and implement minimum
targets for intensification and redevelopment within built-up areas.



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



Policy 1.3.1 d) directs planning authorities to promote economic development and
competitiveness by encouraging compact, mixed use development that incorporates
compatible employment uses to support liveable and resilient communities.



Policy 1.4.3 directs planning authorities to “to provide for an appropriate range and
mix of housing types and densities to meet projected market-based and affordable
housing needs of current and future residents of the regional market area by:
a) Establishing and implementing minimum targets for the provision of
housing which is affordable to low and moderate income households and
which aligns with applicable housing and homelessness plans. However,
where planning is conducted by an upper-tier municipality, the upper-tier
municipality in consultation with the lower-tier municipalities may identify
a higher target(s) which shall represent the minimum target(s) for these
lower-tier municipalities;
b) Permitting and facilitating:
1. all housing options required to meet the social, health, economic and
well-being requirements of current and future residents, including
special needs requirements and needs arising from demographic
changes and employment opportunities; and
2. all types of residential intensification, including additional residential
units, and redevelopment in accordance with policy 1.1.3.3;
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c) directing the development of new housing towards locations where
appropriate levels of infrastructure and public service facilities are or will
be available to support current and projected needs;
d) promoting densities for new housing which effectively use land,
resources, infrastructure and public service facilities, and support the use
of active transportation and transit in areas where it exists or is to be
developed;
e) requiring transit-supportive development and prioritizing intensification,
including potential air rights development, in proximity to transit, including
corridors and stations; and
f)



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

Policy 1.5.1 states that healthy, active communities should be promoted by:
a) Planning public streets, spaces and facilities to be safe, meet the needs
of pedestrians, foster social interaction and facilitate active transportation
and community connectivity;



Policy 1.6.7.4 says, “A land use pattern, density and mix of uses should be promoted
that minimize the length and number of vehicle trips and support current and future
use of transit and active transportation.



Section 1.7 of the PPS speaks to long-term economic prosperity and states, “Longterm economic prosperity should be supported by (1.7.1):
a) Promoting opportunities for economic development and community
investment-readiness;
b) Encouraging residential uses to respond to dynamic market-based needs
and provide necessary housing supply and range of housing options for
a diverse workforce;
c) Optimizing the long-term availability and use of land, resources,
infrastructure and public service facilities;
d) Maintain and, where possible, enhancing the vitality and viability of
downtowns and mainstreets;
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e) Encouraging a sense of place, by promoting well-designed built form and
cultural planning, by conserving features that help define character,
including built heritage resources and cultural heritage landscapes;
f)


Promoting the redevelopment of brownfield sites;

Policy 1.8.1 states, “Planning authorities shall support energy conservation and
efficiency, improved air quality, reduced greenhouse gas emissions, and preparing
for the impacts of a changing climate through land use and development patterns
which:
a) Promote compact form and a structure of nodes and corridors;
b) Promote the use of active transportation and transit in and between
residential, employment (including commercial and industrial) and
institutional uses and other areas;
e) encourage transit-supportive development and intensification to improve
the mix of employment and housing uses to shorten commute journeys
and decrease transportation congestion.
f) promote design and orientation which maximizes energy efficiency and
conservation, and considers the mitigating effects of vegetation and
green
infrastructure;
and
g) maximize vegetation within settlement areas, where feasible



Section 2.1 of the PPS speaks to natural heritage features. There are no natural
heritage features on the Site and as such this section is not applicable to the
Proposed Applications.



Policy 3.1.6 states that development and site alteration may be permitted in the flood
fringe, subject to appropriate floodproofing to the flooding hazard elevation. Further
to this, Policy 3.1.7 states that development and site alteration may be permitted in
those portions of hazardous lands and hazardous sites where the effects and risk to
safety are minor, could be mitigated in accordance with provincial standards, and
where all of the following are demonstrated and achieved:
a) Development and site alternation is carried out in accordance with
floodproofing standards, protection works standards, and access
standards;
b) Vehicles and people have a way of safely entering and exiting the area
during times of flooding, erosion and other emergencies;
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c) New hazards are not created and existing hazards are not aggravated;
and
d) No adverse environmental impacts will result.
Planning Justification related to the above noted PPS policies is contained in Section 7 of
this Report.

4.3

Places to Grow Growth Plan for the Greater Golden Horseshoe (2019)
The Growth Plan for the Greater Golden Horseshoe is issued under Section 7 of the 2005
Places to Grow Act. The Growth Plan for the Greater Golden Horseshoe came into effect
on May 16, 2019. Planning matters are to conform with the policies of the Growth Plan.
The Growth Plan provides an overall growth strategy for the Greater Golden Horseshoe
Region that complements the Provincial Policy Statement and is implemented by municipal
planning documents. At the core of the Growth Plan are guiding principles for building
compact, vibrant and complete communities; planning and managing growth to support a
strong, competitive economy, and optimizing the use of existing or planned infrastructure to
support growth in a compact and efficient form.
Policies for managing growth are contained in Section 2.2 of the Growth Plan. The following
policies contained in Section 2.2.1 are applicable to the Proposed Applications:
2. Forecasted growth to the horizon of this Plan will be allocated based on the
following:
a) the vast majority of growth will be directed to settlement areas that:
i. have a delineated built boundary;
ii. have existing or planned municipal water and wastewater systems; and
iii. can support the achievement of complete communities;
4. Applying the policies of this Plan will support the achievement of complete
communities that:
a) Feature a diverse mix of land uses, including residential and employment
uses, and convenient access to local stores, services, and public service
facilities;
b) Improve social equity and overall quality of life, including human health
for people of all ages, abilities and incomes;
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c) Provide a diverse range and mix of housing options, including second
units and affordable housing, to accommodate people at all stages of life,
and to accommodate the needs of all household sizes and incomes;
d) Expand convenient access to:
i. a range of transportation options, including options for the safe,
comfortable and convenient use of active transportation;
e) provide for a more compact built form and a vibrant public realm,
including public open spaces;
g) integrate green infrastructure and appropriate low impact development.
Section 2.2.3 of the Growth Plan includes policies for Urban Growth Centres. The Site is
identified within an Urban Growth Centre. The following policies are applicable to the
Proposed Applications:
1. Urban growth centres will be planned:
a) as focal areas for investment in regional public service facilities, as well
as commercial, recreational, cultural, and entertainment uses;
b) to accommodate and support the transit network at the regional scale
and provide connection points for inter-and intra-regional transit;
c) to serve as high-density major employment centres that will attract
provincially, nationally, or internationally significant employment uses;
and
d) to accommodate significant population and employment growth.
2. Urban growth centres will be planned to achieve, by 2031 or earlier, a minimum
density target of:
c) 150 residents and jobs combined per hectare for each of the Downtown
Barrie, Downtown Brantford, Downtown Cambridge, Downtown Guelph,
Downtown Peterborough and Downtown St. Catharines urban growth
centres.
Section 2.2.4 of the Growth Plan includes policies specific to Transit Corridors and Station
Areas. The following policies are applicable as the Site is it can be considered to be within
a Major Transit Station Area (MTSA), given the definition contained within the Growth Plan
which is: the area including and around any existing or planned higher order transit station
or stop within a settlement area; or the area including and around a major bus depot in an
urban core. Major transit station areas generally are defined as the areas within an
approximate 500 to 800 metre radius of a transit station, representing about a 10-minute
walk.
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3. Major transit station areas on priority transit corridors or subway lines will be
planned for a minimum density target of:
b) 160 residents and jobs combined per hectare for those that are served
by light rail transit or bus rapid transit;
9. Within all major transit station areas, development will be supported, where
appropriate, by:
a) planning for a diverse mix of uses, including second units and affordable
housing, to support existing and planned transit service levels;
c) providing alternative development standards, such as reduced parking
standards; and
d) prohibiting land uses and built form that would adversely affect the
achievement of transit-supportive densities.
10. Lands adjacent to or near to existing and planned frequent transit should be
planned to be transit-supportive and supportive of active transportation and a
range and mix of uses and activities.
The following policies from Section 2.2.6 speak to housing and are applicable to the
Proposed Applications:
1. Upper- and single-tier municipalities, in consultation with lower-tier
municipalities, the Province, and other appropriate stakeholders, will:
a) Support housing choice through the achievement of the minimum
intensification and density targets in this Plan, as well as the other policies
of this Plan by:
i. identifying a diverse range and mix of housing options and densities,
including second units and affordable housing to meet projected needs of
current and future residents; and
ii. establishing targets for affordable ownership housing and rental housing;
2. Notwithstanding policy 1.4.1 of the PPS, 2014, in implementing policy 2.2.6.1,
municipalities will support the achievement of complete communities by:
a) Planning to accommodate forecasted growth to the horizon of this Plan;
b) Planning to achieve the minimum intensification and density targets in this
Plan;
c) Considering the range and mix of housing options and densities of the
existing housing stock; and
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d) Planning to diversify their overall housing stock across the municipality.
3. To support the achievement of complete communities, municipalities will
consider the use of available tools to require that multi-unit residential
developments incorporate a mix of unit sizes to accommodate a diverse range
of household sizes and incomes.
Policy 3.2.2.4 states, “Municipalities will develop and implement transportation demand
management policies in official plans or other planning documents or programs to:
a) reduce trip distance and time;
b) increase the modal share of alternatives to the automobile, which may include
setting modal share targets;
c) prioritize active transportation, transit, and goods movement over singleoccupant automobiles;
d) expand infrastructure to support active transportation;
Policy 4.2.10.1 states that municipalities will develop policies in their official plans to identify
actions that will reduce greenhouse gas emissions, to include:
a) Supporting the achievement of complete communities as well as the minimum
intensification and density targets in this Plan;
b) Reducing dependence on the automobile and supporting existing and planned
transit and active transportation;
Policy 5.2.5.1 states, “the minimum intensification and density targets in this Plan, including
any alternative targets that have been permitted by the Minister are minimum standards and
municipalities are encouraged to go beyond these minimum targets, where appropriate,
except where doing so would conflict with any policy of this Plan, the PPS or any other
provincial plan.
Planning Justification related to the above noted Growth Plan policies is contained in
Section 7 of this Report.

4.4

Region of Waterloo Official Plan (2015)
The Region of Waterloo Official Plan (the “ROP”) was adopted by the Region of Waterloo
in June 2009 and received final approval from the Ontario Municipal Board in June 2016.
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The vision of the Regional Official Plan (ROP) expressed that “Waterloo Region will be an
inclusive, thriving and sustainable community committed to maintain harmony between rural
and urban areas and fostering opportunities for current and future generations.” To
implement this vision, the ROP promotes balanced growth by directing intensification within
the Built-Up Area, as well as undertaking infrastructure planning, development and
management that optimizes existing infrastructure, accommodates growth, and promotes
sustainability.
The Objectives of the ROP which are applicable to the Proposed Applications are as follows:
2.3

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

2.4

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

The Site is within the Built-Up Area in the Urban Area of the Region on Map 3A of the ROP.
Policy 2.B.2 identifies that the Urban Area is intended to accommodate the majority of the
Region’s growth within the planning horizon of the Plan. Policy 2.C articulates the purpose
of the Built-Up Area; to achieve the reurbanization targets in accordance with the provisions
of the Growth Plan. The ROP requires 45 percent of all new residential development
occurring annually within the region as a whole will be constructed within the Built-Up Area.
The Site is within the Urban Growth Centre (UGC) for Downtown Cambridge on Map 3A of
the ROP (see Figure 9). Policy 2.D.3 states that UGC’s are intended to be the “region’s
primary business, civic, commercial and cultural centres”. In keeping with the Growth Plan
policies, in the ROP an UGC is intended to be planned and developed to be a principal node
to accommodate population and employment growth and achieve a minimum gross density
of 150 residents and jobs combined per hectare for the Downtown Cambridge UGC.
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Figure

While not yet identified on the ROP mapping, the Site will be within a Major Transit Station
Area (MTSA) as per Section 2.D.6 of the Regional Official Plan because it will be within a
600 metre radius of the Downtown Cambridge LRT Station. MTSAs are intended to be
planned and developed to achieve increased densities to support transit service levels and
provide an appropriate mix of residential, office, institutional and commercial development.
Ultimately, the ROP intends for the preparation of Station Area Plans for MTSAs to provide
more detailed direction for future development design and phasing, however, in the interim
the transit-oriented development provisions of Section 2.D.2 apply. Policy 2.D.2 outlines
transit-oriented policies for the review of planning applications on or near sites that are
served by existing or planned higher frequency transit. They state that the Region and/or
municipalities will strive to ensure that development:
a. Creates an interconnected and multi-modal street pattern that encourages walking,
cycling or the use of transit and supports mixed use development;
b. Supports a more compact urban form that locates the majority of transit-supportive
uses within a comfortable walking distance of the transit stop or Major Transit Station
Area;
c. Provides an appropriate mix of land uses, including a range of food destinations,
that allows people to walk or take transit to work, and also provides for a variety of
services and amenities that foster vibrant, transit-supportive neighbourhoods;
d. Promotes medium higher density development as close as possible to the transit
stop to support higher frequency transit service and optimize transit rider
convenience;
e. Fosters walkability by creating pedestrian-friendly environments that allow walking
to be a safe, comfortable, barrier-free and convenient form of urban travel;
f.

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

g. Provides access from various transportation modes to the transit facility, including
consideration of pedestrian, bicycle parking, and where applicable, passenger
transfer and commuter pick-up/drop off areas.
Section 2.D.1 includes general development policies for the preparation of planning
studies and the review of development applications. The policies are as follows:
a. Supports the Planned Community Structure described in this Plan;
b. Is serviced by a municipal drinking-water supply system and a municipal
wastewater system;
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c. Contributes to the creation of complete communities with development
patterns, densities and an appropriate mix of land uses that supports walking,
cycling and the use of transit;
d. Protects the natural environment, and surface water and groundwater
resources;
e. Conserves cultural heritage resources and supports the adaptive reuse of
historic buildings;
f.

Respects the scale, physical character and context of established
neighbourhoods in areas where reurbanization is planned to occur

g. Facilities residents’ access to locally grown and other healthy foods in
neighbourhoods; and
h. Promotes building designs and orientations that incorporate energy
conservation features and the use of alternative and/or renewable energy
systems.
Policy 2.G.13 states that a Noise Study may be required where a development application
for a sensitive land use is submitted in the vicinity of an existing Regional Road or transit
terminals.
Section 3.A of the ROP states that, “The provision of a full and diverse range and mix of
permanent housing that is safe, affordable, of adequate size and meets the accessibility
requirements of all residents, is important if the region is to maintain and enhance its quality
of life. It also plays a key role in attracting and supporting a diversified and stable business
environment.”
Policy 3.C.4 states that area Municipalities are encouraged to provide reduced parking
standards for development applications where the owner/applicant agrees to incorporate
transportation demand management strategies as part of the proposed development.
Policy 3.D.5 states, “The Region, in collaboration with Area Municipalities, will contribute to
support initiatives, that promote the benefits of reducing energy use, car dependence and
idling times, and other initiatives that encourage public agencies, private industries and
individuals to participate in energy conservation programs.
Policy 5.A.11 says that the Region, in collaboration with Area Municipalities, will implement
transit priority measures such as reserved bus lanes and bus priority at traffic signals on
roads where appropriate.
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Policy 5.A.36 speaks to the Region requiring road widenings as a condition of approval of
a development application for a variety of reasons, not limited to but in order to provide for
transit, rapid transit infrastructure, pedestrian facilities and/or cycling lanes.
Justification as it pertains to the above noted policies is contained in Section 7 of this Report.

4.5

City of Cambridge Official Plan (2012)
The City of Cambridge Official Plan (the “OP”) was adopted by City Council on May 7, 2012
and subsequently approved by the Region of Waterloo on November 21, 2012. Sections of
the Official Plan were appealed to the Ontario Municipal Board and as such, some portions
of the OP are not in full force and effect.
The vision statement contained in the OP says, “Cambridge residents and visitors enjoy the
natural environment, safe, clean, caring, sustainable and accessible neighbourhoods, with
a wide variety of lifestyle and housing options and ample cultural and recreational
opportunities…”
The following objectives contained in Section 2.2 of the OP are applicable to the Proposed
Applications:
c) to direct and encourage new development within the built-up area of the city
where appropriate to accommodate projected population and employment
growth;
e) to support a balanced approach to growth in which the focus for new
development will increasingly be shifted from greenfield areas to intensification
within the built-up area;
f)

to plan for compact urban development that maintains a balanced land supply,
including residential, employment and commercial uses, and promotes mixeduse, transit oriented development;

g) to encourage the continued development of the Galt City Centre, Preston Towne
Centre and Hespeler Village as Community Core Areas of higher intensity and
mix of land uses, promoting such elements as mixed use buildings,
intensification, heritage conservation, social facilities, the reuse of existing
buildings and infrastructure renewal;
h) to identify and promote areas for intensified, mixed use activities generally
serving more localized functions;
i)

to encourage the development of a range of existing and proposed corridors in
this Plan to serve as key transportation linkages with areas both within and
outside the city, including roads, rail lines, rivers, and cycling and pedestrian
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l)

routes. One of the corridors will delineate the general alignment of the rapid
transit system linking Cambridge with Kitchener and Waterloo. Stage 1 of the
rapid transit system within the portion of the corridor located between the Ainslie
Street Terminal in Cambridge and the Fairview Park Mall in Kitchener will use
adapted bus rapid transit (aBRT) technology. Stage 2 provides the opportunity
for the aBRT technology to be converted to light rapid transit (LRT) technology
when funding is available and/or when warranted by ridership;
to promote the principles of conservation and sustainability, including; the
efficient use of energy and water; the intensification of development in the builtup area, and the protection, enhancement or, wherever feasible and appropriate,
restoration of the natural environment and cultural heritage resources;

Policy 2.6.1.1 states that future development within the City of Cambridge built-up area will
contribute to meeting or exceeding the Regional reurbanization target. A minimum of 45%
of all residential development will occur within the built-up area of the region as a whole.
Policy 2.6.1.2 indicates that intensification will be encouraged throughout the built-up area
and particularly within areas identified as Urban Growth Centres, Regeneration Areas and
Major Transit Station Areas.
Policy 2.6.1.3 says, “These areas for intensification are intended to attract a significant
portion of future population and employment growth.”
Policy 2.6.1.6 lays out criteria for intensification within the built-up area and include:
a) support vibrant neighbourhoods through the inclusion of a diverse and
compatible mix of land uses, including residential and employment uses;
b) provide for a range and mix of housing that takes into account affordable housing
needs;
c) incorporate high quality public open spcaes;
d) support walking, cycling and transit;
e) support the cultural heritage of the area;
f)

generally achieve higher densities than surrounding areas; and

g) ensure an appropriate transition of built form to adjacent areas; and
h) maintain, enhance or wherever feasible and appropriate, restore the natural
environment.
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Policy 2.6.1.7 states, “The development of land or existing buildings in the Urban Growth
Centre, Community Core Areas, Nodes, Regeneration Areas, Reurbanization Corridors and
Major Transit Station Areas is encouraged for mixed uses such as residential with office,
commercial, and business uses. The City may provide support for mixed use development
by:
a) providing incentives such as reductions in the parking requirements for the
residential component of mixed use projects; and
b) requiring and assisting where appropriate with the remediation of contaminated
sites.
The Site is within a Community Core Area as identified on Map 2 – General Land Use Plan
in the OP (see Figure 10).
Policies related to Community Core Areas are contained in Section 2.6.3 of the OP. Lands
identified within Community Core Areas are to be planned to provide a wide variety of mixed
uses including a range of housing, specialized commercial uses, office uses including major
offices, institutional and community facilities, and the cultural hubs for the city.
The following policies are applicable to the Proposed Applications as the Site is within a
Community Core Area.


2.6.3.2 The Community Core Areas are designated on Maps 2, 3, 4 and 5.
Community Core Areas are those areas which contain or will be planned to contain
the following features and functions:
b) a mix of residential, employment and institutional uses which enable people
to live and work in close proximity;
c) enhanced transportation opportunities for pedestrians, cyclists and transit
users;
d) development and land use patterns supportive of transit service;
e) a range of housing types and transit oriented development;
f) conservation and preservation of cultural heritage resources;
h) opportunities for unique experiences, such as cultural events, recreation, and
specialty shopping and dining, in support of tourism and other functions;
i) maintenance, enhancement or wherever feasible and appropriate, restoration
of the natural environment; and
j) approved Community Improvement Areas giving high priority to the location
and upgrading of municipal services and facilities in the Community Core
Areas.
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2.6.3.3 The City will recognize and encourage the use of the Community Core Areas
as:
a) areas which offer residential, employment, institutional, commercial, open
space and cultural uses and activities;
b) specialized shopping areas, providing goods and services to customers within
and outside of Cambridge;
c) areas of concentrated and mixed land uses which requires the application of
such key elements of urban design, cultural heritage resources, natural
environment conservation, a well-linked transit oriented and pedestrian
transportation network, and development that is designed to reflect the character
of the area and the concept of complete communities;
d) areas which benefit from the preservation of historic buildings, including their
adaptive re-use;
e) areas which benefit from appropriate active and passive use of the natural
environment, including the Grand and Speed Rivers and their shorelines;
f) tourist-oriented areas, including shopping, integrated trail systems, cultural
events, scenic features, and water access along the Grand and Speed Rivers;
g) concentrated, mixed use areas which support the neighbourhoods that have
developed around them; and
h) locations where residents can access local food through farmers’ markets.
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Site

City of Cambridge Official Plan
General Land Use Plan

Source: City of Cambridge Official Plan, General Land Use Plan
(September 2018 Consolidation)
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The Galt City Centre is the hub for Regional transit in Cambridge.
The Site is further identified within an Urban Growth Centre on Map 3 – Galt City Centre of
the OP in keeping with the direction of the Growth Plan and Regional Official Plan (see
Figure 11).
Policies applicable to lands within the Urban Growth Centre and specifically the Proposed
Applications are as follows:


2.6.2.2 The Urban Growth Centre will be planned to achieve a minimum gross
density of 150 residents and jobs combined per hectare by the year 2031.



2.6.2.3 The Urban Growth Centre will be planned and designed:
a) As the focal area for investment in institutional and region-wide public
services, as well as commercial, recreational, cultural and entertainment
uses;
b) To accommodate and support major transit including a rapid transit
station;
c) To serve as a high density major employment centre that will attract
significant employment uses, including major offices;
d) To accommodate a significant share of population and employment
growth; and
e) As a pedestrian oriented, walkable centre with active streetscapes.



2.6.2.4 Development within the Urban Growth Centre will be sensitive to its context,
particularly along the riverfront, preserve heritage character and provide an
appropriate transition in height and massing from adjacent buildings.

The OP requires a minimum density of 0.75 Floor Space Index and submission of an Urban
Design Study for proposals within the Urban Growth Centre.
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Site

City of Cambridge Official Plan
Galt City Centre

Source: City of Cambridge Official Plan, Map 3 Galt City Centre
(September 2018 Consolidation)
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2.7.3 Regeneration Areas
The Site is within a Regeneration Area of Map 6 – Regeneration Areas of the OP (see Figure
12). The following policies apply to Regeneration Areas:
1. Regeneration Areas are areas within the city where a transition of use from one use,
such as industrial to another use is anticipated during the planning horizon of this Plan…
2. Regeneration Areas will be the subject of planning studies to determine appropriate land
use designations. Until appropriate Official Plan amendments are in effect, permitted
uses are deemed to conform to this Official Plan.
2.6.6 Major Transit Station Areas
Major Transit Station Areas are lands typically located within a 600 to 800 metre radius of a
rapid transit station. The Site is within 40 METRES of the Downtown Cambridge LRT Station
which would make the Site within a MTSA. The OP mapping and policies have not been
updated with respect to Major Transit Station Areas.
The MTSA policies that are included in the ROP are also included in the City’s OP. As such,
the OP indicates that any development applications submitted within a MTSA will be
reviewed in accordance with Section 5.3 and Section 2.D.6 of the ROP which as is outlined
in Section 4.4 above contains policies for transit oriented development.
Policy 2.6.6.7 states that non-transit supportive uses such as lower density office uses or
commercial uses oriented to vehicular travel shall be discouraged from locating within
MTSAs.
2.8 Residential Lands
Policy 2.8.2.1 indicates that the City will plan for a range and mix of housing that is
affordable, accessible and safe and will accommodate the varying needs, abilities and
economic resources of Cambridge residents.
Policy 2.8.2.4 specifies that the City may allow for appropriate reductions in off-street
parking requirements associated with the residential component of mixed use
developments, to reflect the opportunities for the shared use of the parking spaces and in
proximity to MTSAs.
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Policy 2.8.2.6 states, “The City will promote the maintenance of an adequate supply
of both ownership and rental housing stock to meet the varying needs of City
residents by:
a) encouraging residential intensification and the development of multi-unit
residential development in the Urban Growth Centre, Community Core
Areas, Nodes, Regeneration Areas, Reurbanization Corridors and Major
Transit Station Areas;
b) providing opportunities for the development of smaller lot single and
semidetached dwellings, plexes, townhouses and apartments; and
c) encouraging the construction of affordable rental and ownership housing,
including community housing.

Section 2.8.3 of the OP speaks to residential densities and that the City will allow compatible
higher density residential development in the Urban Growth Centre, Community Core Areas,
Regeneration Areas and Major Transit Station Areas.
2.8.3 Residential Densities
Maximum height and density provisions are provided in Table 3 of the OP. The following
heights/densities are permitted as follows:




Urban Growth Centre subject to a gross density as prescribed in section 2.6.2:
o

Maximum Density of 2.5 FSI

o

Maximum height of 5 storeys

Regeneration Areas
o

Maximum density of 2.0 FSI

o

Maximum height of 8 storeys
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Site

City of Cambridge Official Plan
Regeneration Areas

Source: City of Cambridge Official Plan, Map 6 Regeneration Areas
(September 2018 Consolidation)
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3.B.6.1.1 Floodplains
A small portion of the Site is identified within the Galt City Centre Floodplain Special Policy
Area (GRCA) on Map 12 – Galt City Centre Floodplain Special Policy Area (see Figure 13).
Development and redevelopment of lands in the Galt City Centre Floodplain Special Policy
Area are regulated in order to provide adequate flood protection from the Grand River in the
Galt City Centre and adjacent areas. Policy 3.B.6.1.1 22. States that, “...Development or
redevelopment may be permitted in the Galt City Centre Floodplain Special Policy Area
provided that the following conditions are met:
a) Minor additions or alterations to existing residential buildings of habitable rooms
shall be at or above the elevation of the existing first floor space;
b) Flood protection construction techniques shall be applied to all new development
or redevelopment below the Regulatory Flood elevation and shall be designed
and constructed to the satisfaction of the City and the GRCA;
c) Any new building or major addition or alteration proposed to have any window,
door or other similar opening lower than the level of the Regulatory Flood
elevation shall be protected to the Regulatory Flood elevation using techniques
satisfactory to the City and the GRCA. No new habitable room shall be provided
lower than the Regulatory Flood elevation.
d) New utilities shall be located higher than the level of the Regulatory Flood
elevation where practical; but, where this is not possible, such utilities shall be
floodproofed using techniques satisfactory to the City and the GRCA;
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Site

City of Cambridge Official Plan
Galt City Centre Floodplain Special Policy Area

Source: City of Cambridge Official Plan, Map 12, Galt City Centre Floodplain Special
Policy Area (September 2018 Consolidation)
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Figure

Chapter 6: Transportation and Infrastructure
The following transportation and infrastructure objectives are applicable to the Proposed
Applications:
a) Provide, in partnership with the Provinice and Region, a safe, sustainable,
effective, accessible and energy efficient transportation system, using a wide
range of travel modes to move people and goods;
b) Reduce dependence on the automobile by increasing the number of people
using public transit, walking and cycling;
c) Protect rail corridors to allow for the provision of improved passenger and freight
rail service;
d) Encourage the appropriate land use for discontinued rail corridors;
e) Work with the Region to ensure that there is capacity in the water and
wastewater system to accommodate new development in the urban area before
allowing it to proceed; and
f)

Allocate capacity available within the water and wastewater system in a manner
which will allow the City, in co-operation with the Region, to meet the targets
established in this Plan, which are inconformity with the Provincial Growth Plan
and Regional Official Plan.

Section 6 of the OP provides policies for Transportation and Infrastructure. Policy 6.10.2
states, “In accordance with the approved Regional Official Plan, Regional Transportation
Master Plan and Provincial initiatives the City will support transit supportive densities in the
following areas, to assist in strengthening the public transit system including:
a) Urban Growth Centre;
b) Community Core Areas;
c) Nodes;
d) Regeneration Areas;
e) Reurbanization Corridors; and
f)

Major Transit Station Areas.

Policy 6.10.5 states, “The City will encourage higher density development along existing
and planned high frequency transit routes, in accordance with the Provincial Growth Plan,
when reviewing development proposals, if appropriate. Council may introduce transit priority
measures to increase the efficiency of transit, including bus only lanes, traffic signal priority,
and bus activated signals.
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The OP encourages transportation demand management be integrated into development
proposals and may be considered as justification for reducing the required parking.
The City encourages the use of innovative low impact development design and technologies
in new development and redevelopment in addition to required stormwater management
quantity facilities.
8.3 Community Core Areas Designation
Section 8.3 outlines the permitted uses on lands designated Community Core Areas. The
following uses are permitted on the Site: government services, public services and facilities;
commercial and retail (excluding adult entertainment establishments); major offices and
offices; institutional, recreational, social and cultural facilities; bed and breakfast
establishments.
Policy 8.3.1 e) says that notwithstanding Policy 2.6.3.2 e) which permits residential uses, in
cases where residential uses are proposed in conjunction with commercial uses, the
residential uses will not be permitted at the street level, storefront portion of a multi-storey,
mixed use building.
Policy 8.3.2 states, “In order to encourage the development of the Community Core Areas
in compact forms, the City may exempt a development from providing all or a portion of
private off-street parking facilities where such parking is not required or adequate alternative
parking facilities are or will be made available.
8.4.2 Residential Compatibility
Section 8.4.2 contains criteria for assessing the compatibility of a development in the Urban
Growth Centre, Community Core Areas, Regeneration Areas and Major Transit Station
Areas. The following is to be taken into consideration:
a) The density, scale , height, massing, visual impact, building materials,
orientation and architectural character of neighbouring buildings and the
proposed development;
b) The conservation, protection, maintenance and potential enhancement of the
natural environment and cultural heritage resources;
c) The continued viability of neighbouring land uses;
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d) Pedestrian and vehicular movement and linkages, as well as parking
requirements and design in both existing development and proposed
developments;
e) Landscaping, setbacks, sun and shadow effects, wind effects, signage, lighting
and buffering of existing development and proposed developments;
f)

Noise attenuation;

g) Odour, dust and emission impacts;
h) Transportation implications; and
i)

Transitions between different land uses and between sites having varying
permitted uses;

Justification as it relates to the applicable City of Cambridge Official Plan policies is
contained in Section 7 of this Report.

4.6

Grand River Conservation Authority Regulated Area
As is discussed above, the Site is traversed by Mill Creek, a tributary of the Grand River.
The Site also contains a portion of the Regional storm floodplain and as such is regulated
by the GRCA. The Site is also located within the Galt City Centre Floodplain Special Policy
Area (SPA) as designated in the City of Cambridge Official Plan.
A letter from a structural engineer has been included with this submission addressing the
floodproofing of the building versus the Regulatory Flood Elevation (RFE).
The GRCA pre-consultation comments state, “Pending receipt of a geodetic survey, detailed
site plan, floor level plans, and geodetic building sections that confirms that all proposed
habitable units are at or above the required elevation, the GRCA would likely be in a position
to support the required Planning Act applications and any future GRCA permit application
under Ontario Regulation 150/06.
It is our intent to work with and provide the GRCA with the above noted drawings and
requested information.
The Site has been designed such that no entrance or habitable area is below the Regulatory
Flood Elevation.
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4.7

City of Cambridge Zoning By-law
The Site is zoned Commercial Use Class One and Residential Use Class One ((F)C1RM1),
S.4.2.4 in the City of Cambridge Zoning By-law 150-85 (see Figure 14). The “F” denotes
that the lands affected lie at an elevation lower than the regulatory flood line and may be
used only in accordance with the regulations prescribed in Section 2.1.8.1 of the By-law.
The S.4.2.4 is a site specific regulation which permits an amusement arcade up to a certain
number of coin-activated game machines.
The C1 zone permits the following uses: a neighbourhood grocery store in which not more
than 300 m2 of gross leasable commercial floor area is provided, a neighbourhood variety
store in which not more than 300 m2 of gross leasable commercial floor area is provided,
any retail commercial establishment in which not more than 300 m2 of gross leasable
commercial floor area is provided, any other retail commercial establishment described in
section 3.3.2.1, a hairdressing establishment, any business and professional office
described in section 3.3.2.2 (subject to section 3.3.1.4), a food services establishment
including a cart (see section 3.3.1.8), a laundry or dry cleaner’s establishment but not a dry
cleaning plant, a hotel or motel, a funeral home, any other service commercial establishment
described in section 3.3.2.2, a place of amusement as described in section 3.3.2.4 except
an amusement arcade, a recreation centre as described in section 3.3.2.5, any other
commercial-recreational establishment as described in section 3.3.2.3 among other uses
that would not fit on the Site.
The RM1 zone permits the following uses: a residential special care facility (subject to
section 3.1.1.3 (b)), attached one-family dwellings (linear row houses), attached one-family
dwellings (cluster row house), a detached duplex dwelling, semi-detached duplex dwellings
(fourplexes), attached duplex dwellings (linear), attached duplex dwellings *cluster), a
detached triplex dwelling, maisonettes, a mixed terrace, an apartment house containing 4
or more dwelling units, a class 2 boarding, lodging or rooming house.
Apartment house is defined as: a residential building containing four or more dwelling units
to each of which access is obtained through a common entrance or entrances from the
outside and through a corridor or hallway from the inside, but does not include a row house,
maisonette, mixed terrace or semi-detached duplex.
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The following regulations apply to apartment houses in the RM1 Zone:
Table 1.0 – Zoning Requirements as per Section 3.1.2.4
Regulation

Required

Provided

Site Specific
Required
Yes/No

a.

Minimum lot frontage (m)

30 m

69.55 m

No

b.

Maximum density (dwelling

250 uph

601 uph

Yes

units per net residential
hectare)
c.

Minimum front yard (m)

4.5 m

25.13 m

No

d.

Minimum exterior side yard

4.5 m

1.39 m (at the

Yes

(m)

closest point
along Ainslie
Street)

e.

Minimum interior side yard

3 m for the first 2

(m)

storeys, plus 1.5 m

0.0 m

Yes

1.96 m

Yes

50

51 m2

No

60

m2

No

for each additional
storey, to a total
required interior
side yard of 12 m
f.

Minimum rear yard (m)

3 m for the first 2
storeys, plus 1.5 m
for each additional
storey, to a total
required rear yard
of 12 m

g.

Minimum gross floor area
(m2 per dwelling unit)
i. per bachelor or studio unit

As prescribed by
the Building Code
as amended from
time to time

ii. per one-bedroom unit
ii. per unit with two or more

62

bedrooms
h.

Minimum amenity area (m 2
per dwelling unit)
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i. per bachelor or one

20

20

No

30

30

No

28 m

64.6 m (North

Yes

See section 2.1.9

Tower)

and Appendix 5

54.85 (South

bedroom unit
ii. per unit with two or more
bedrooms
i.

Maximum building height (m)

Tower)
j.

Minimum landscaped open

30

37% (2423.56

No

m2)

space, subject to section
3.1.1.4 (% of the lot area)
k.

Planting strips and fencing

In accordance with

N/A

N/A

1 space per

306 spaces

Yes

dwelling unit

provided

Within an area

(+ 16 tandem

where required

spaces)

non-residential

= 0.78 spaces

parking may be

per unit

section 2.4

2.2.1

Parking
Residential

reduced by 25%
(See Section
2.2.1.1.D)
Total Required:
392 spaces
Visitor

Not required as per

N/A

N/A

13 spaces

Yes

1 space for

1 loading space

No

Residential

for residential

0 spaces for

1 off-street

Commercial

loading for retail

Section 2.2.1.1.D
Commercial

2.5 spaces/100 m2
as per Section
2.2.2.15
15 spaces

Loading
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The following site specific regulations are required to permit the Proposed Development:


Maximum Density of 601 units per hectare whereas 250 units per hectare are
permitted;



Minimum exterior side yard shall be 1.0 metre whereas 4.5 metres is required;



Minimum interior side yard shall be 0 metre whereas 12.0 metres is required;



Minimum rear yard shall be 1.5 metres whereas 12 metres is required;



Maximum building height on a portion of the lands shall be 65 metres whereas 28
metres is permitted across the entire site;



Maximum building height on a portion of the lands shall be 55 metres whereas 28
metres is required across the entire site;



The minimum parking rate shall be 0.78 spaces per dwelling unit whereas 1 space
per dwelling unit is required;



The minimum provided number of parking spaces for the commercial component
shall be 13 spaces which can be shared with visitors of the residential dwelling units;



An area greater than 300 m2 but less than 430 m2 of gross leasable commercial
floor area shall be permitted for neighbourhood grocery stores, neighbourhood
variety stores, any retail commercial establishment.

A draft Zoning By-law is attached in Appendix B.

4.8

Draft City of Cambridge Zoning By-law (2018)
The City is currently working on updating their Zoning By-law. The Draft Zoning By-law
proposes to zone the Site Core Mixed Use 1 (CMU1 4.2.4). The CMU Zone permits both
residential and commercial uses.
The CMU Zone does not require a minimum front yard, rear yard (unless adjacent to a
residential zone), minimum interior side yard (unless adjacent a residential zone) or
minimum exterior side yard. Further, there is no maximum building height. There is a
maximum floor space index of 2.5 which is in keeping with the direction of the Official Plan.
It is our opinion that the proposed setback requests and building heights are in keeping with
the City’s Draft Zoning By-law and the direction that is contemplated for lands zoned CMU1.
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5. Supporting Studies
5.1

Functional Servicing and Stormwater Management Report
Karugu Consulting Inc. was retained to prepare a Functional Servicing and Stormwater
Management Report in support of the Proposed Applications.
The Proposed Development is proposed to be serviced via a 200 mm diameter sanitary
connection to the existing sanitary manhole on Ainslie Street.
Water service will be provided via a 150 mm diameter connection to the existing 450 mm
diameter watermain on Ainslie Street.
Existing fire hydrants are located at the intersections of Ainslie and Warnock, Ainslie and
Bruce, Bruce and Wellington and on Wellington immediately north of the site. Internal fire
hydrants have not been proposed as the distance between the closest fire hydrant and the
proposed fire department connection is less than 45 metres.
The Servicing Report states that the proposed development results in a lower runoff
coefficient than existing conditions. Therefore, post development runoff will be less than
existing conditions and as such, quality control is not proposed. Runoff is proposed to be
directed to the Mill Creek Box Culvert.
The Servicing Report concludes:
1. The proposed development can be serviced through the existing sanitary and
storm sewer systems adjacent.
2. Stormwater management flow patterns for the development remains similar to
existing conditions. The proposed quality control facility shall provide the
required Level 1 quality treatment.
Please refer to the complete Servicing Report for additional details.

5.2

Transportation Demand Management Review and Parking Study
Salvini Consulting was retained to prepare a Transportation Demand Management and
Parking Study in support of the Proposed Applications. The Parking Study concludes the
following:


The proposal has two residential towers with commercial uses at-grade including
392 units and 795 s.m. of commercial space.
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Access to the parking areas for the site is provided on Ainslie Street South.
The site is well-located for transit use immediately adjacent to the Ainslie Street
Bus Terminal and the future ION LRT Station on Bruce Street just west of Ainslie
Street.
The site’s location in downtown Cambridge provides good options for travel by
walking and cycling given the many community and commercial amenities located
nearby.
The City’s TDM Checklist suggests that the proposal is a TDM Supportive
Development in the highest category with a score of 52 out of a possible 65 points.

In addition, the proposed parking supply of 319 spaces is appropriate for the site on the
following basis.






The City of Waterloo Zoning By-law for sites in Uptown Waterloo that are not near
the ION LRT would be 0.75 to 0.85 spaces per unit including visitor parking.
The approved, but under appeal Zoning By-law in Kitchener does not require any
parking in the UGC.
The Region’s Parking Management Worksheet supports a parking reduction of
54% given the proposed TDM measures, where the proposal represents a
reduction of 22%.
An area on the west side of Wellington Street has been identified where bay
parking could be provided in the boulevard and include up to seven spaces for
short term parking. These on-street parking spaces are not included in the parking
count for the site but would be available for the use of visitors to the site.

Please refer to the complete Transportation Demand Management Review and Parking
Study for additional detail.

5.3

Environmental Noise Assessment
An Environmental Noise Assessment Report was prepared by SLR Consulting to examine
the following: impacts of the environment on the proposed development, impacts of the
proposed development on the environment; and impacts of the proposed development on
itself. The Report concludes the following:
Transportation Noise


An assessment of transportation noise impacts from surrounding roadways has
been completed.
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OBC construction is anticipated to be sufficient for meeting the MECP NPC-300
Building Component Requirements. Upgraded glazing is not required within the
development, as outlined in Section 2.6.1.



Required Warning clauses for the development are detailed further in Appendix D.

Stationary Noise


SLR conducted a site visit in May 2020, in which the Ainslie Street GRT Terminal
and the Cambridge Self-Help Food Bank were identified as stationary sources with
the potential to impact the development



Noise mitigation requirements for the Ainslie Street GRT Terminal are considered to
be unreasonable for the proposed development. As the development site meets the
definition and requirements for a Class 4 area, it would be recommended that the
Class 4 designation be sought after from the City of Cambridge.



Stationary noise levels meet the Class 4 NPC-300 requirements at the development
during all periods of the day. Therefore, additional mitigation is not required if a Class
4 designation is granted by the City of Cambridge.



Central air conditioning and a Type F noise warning clause should be included as a
component of the Class 4 Area designation. Warning clauses are included in
Appendix D.

Overall Assessment


Impacts of the environment on the proposed development can be adequately
controlled through the feasible mitigation measures, façade designs, and warning
clauses detailed in Part 1 of this report.



Impacts of the proposed development on the surrounding area are predicted to meet
NPC-300 requirements and can be adequately controlled by following the design
guidance outlined in Part 2 of this report.



Impacts of the proposed development on itself are predicted to meet NPC-300
requirements and can be adequately controlled by following the design guidance
outlined in Part 3 of this report.

Please refer to the complete Environmental Noise Assessment for additional details.
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5.4

Pedestrian Wind Assessment
A Pedestrian Wind Assessment was prepared by SLR Consulting to provide the pedestrian
wind conditions predicted for the Proposed Development. The Pedestrian Wind Assessment
provides the following Conclusions & Recommendations:


The wind safety criterion is predicted to be met at all areas on and surrounding the
development in both the Existing and Proposed Configurations.



Wind conditions at the entrances and exits on site are generally expected to be
suitable for the intended usage in the Proposed Configuration. Recommendations
for horizontal wind mitigation measures are provided for the retail entrances.



Wind conditions on the proposed walkways on the site are generally predicted to be
comfortable for the intended usage in the Proposed Configuration.
Recommendations for horizontal wind mitigation measures are provided for the
northwest and southwest corners.



On the outdoor amenity terrace on Level 6 wind conditions are generally expected
to be suitable for the intended usage year-round. Recommendations for horizontal
and vertical wind mitigation measures are provided for the north portion of the
terrace.



Wind conditions on the surrounding sidewalks are generally expected to be
comfortable for the intended usage year-round in the Proposed Configuration.
Recommendations for horizontal wind mitigation measures are provided for the
northwest and southwest corners.



In the Ainslie Street Transit Terminal wind conditions in the Proposed Configuration
are expected to be slightly windier than desired in the winter season.
Recommendations for horizontal wind mitigation measures are provided for the
northwest corner of the building to aid in this area.



SLR will collaborate with the design team to determine practical and effective wind
mitigation features prior to the Site Plan Approval application.

Please refer to the complete Pedestrian Wind Assessment for additional details regarding
the wind comfort conditions and recommendations for improving wind conditions in certain
areas.

5.5

Urban Design Report
GSP Group Inc. prepared an Urban Design Report in support of the Proposed Applications.
Proposed materials for the building include red brick and metal fins with an aluminum framed
window system; including clear vision panels and glazed spandrel panel. Aluminum and
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glass guardrails are proposed for the balconies. Metal fins are proposed as an accenting
material.
The Urban Design Report states, “site design and building positioning reinforce the
streetscape scale; materials and architecture contribute to attractive and animated
streetscapes. While unit balconies are proposed on building elevations facing nonresidential properties to the north and west, there is adequate physical separation from the
balconies and adjacent properties to mitigate potential for privacy impacts. Buffering
features along the north property line such as tree plantings and fencing will be investigated
as part of the detailed Site Plan design to further provide privacy.
A Shadow Study was prepared by WZMH Architects to illustrate the anticipated shadows
of the Proposed Development. The diagrams (contained within the Urban Design Report)
demonstrate the shadows from the proposed building in 2-hour periods in the morning (10
am), mid-day (12 pm), mid-afternoon (2 pm) and late afternoon (4 pm) on the spring
equinox (March 21), summer solstice (June 21), fall equinox (September 21) and winter
solstice (December 21) dates.
The Urban Design Report concludes that the Proposed Development fits with the urban
design policy framework of the Official Plan and Downtown Urban Design Guidelines in
that it:


Provides compact, urban intensification on a site well-served by public transit,
commercial activities and community facilities;



Limits parking from public eye through use of an internalized parking structure and
service vehicles directed to the rear;



Establishes a pedestrian-scaled base defined by an intimate relationship to the
street, upper storey step back to distinguish, and an active and transparent
commercial ground floor;



Creates minimal shadow impacts to the existing built form and the building will not
obstruct properties of prominent public views;



Will display a clean, contemporary and compatible architectural aesthetic featuring
brick and metal fins, which will be explored and refined through the detailed design
stage.

Please refer to the complete Urban Design Brief for additional details.
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6. Sustainability
6.1

Sustainability for the Site and Proposed Development
The Site and Proposed Development include several aspects that contribute to achieving
provincial, regional and local objectives for sustainability.
The Site is identified as a potentially contaminated site in the Region of Waterloo Threats
Inventory Database given the industrial history of the surrounding area. The Proposed
Development is therefore considered a brownfield redevelopment. Redevelopment of
brownfields contributes to sustainable City-building by accommodating growth in built-up
areas of the City on underutilized lands as an alternative to sprawl outwards toward the
peripheral areas of the City. A Record of Site Condition has been completed for the Site.
The Proposed Development is a compact form of development that makes efficient use of
existing services and infrastructure in the City’s Urban Growth Centre. It is of a scale and
contains a mix of uses that are transit-supportive, in a location well served by existing and
planned transit infrastructure.
The Proposed Development includes numerous Transportation Demand Management
elements (described in Section 3.2 of the Report). These aspects of the Proposed
Development contribute to making active modes of transportation and transit convenient
and competitive alternatives to private automobile use. The density on the Site will
contribute to the transit ridership of the future LRT and buses utilizing the bus bay directly
in front of the Site.
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7. Planning Analysis and Justification
The following section of this Report contains an analysis of the Proposed Applications and
associated Proposed Development with respect to the applicable policy and regulatory
framework detailed in Section 4 of this Report.

7.1

Provincial Policy Statement (2020)
The Proposed Applications support the vision of the PPS for “strong, sustainable and
resilient communities for people of all ages, a clean and healthy environment, and a strong
and competitive economy.” It is our opinion the Proposed Applications are consistent with
the PPS as follows:


The Site is within the Galt City Centre, an area of the Region of Waterloo and City
of Cambridge that is planned to accommodate intensification and redevelopment.



The Proposed Applications request to permit intensification of a brownfield site,
which supports long-term economic prosperity, including the vitality and viability of
the Galt City Centre.



The Proposed Applications contain requests to permit greater density for residential
and commercial uses, which will contribute to the mix of uses necessary to sustain
healthy, liveable, resilient and safe communities over the long-term.



The Proposed Applications requests to permit greater density which will make
efficient use of the Site as well as the existing and planned services, including
planned transit service.



The Proposed Applications contain provisions that support pedestrian-oriented built
form and that would provide active transportation amenities which help promote
healthy active lifestyles.



The Proposed Applications support the sustainability objectives as stated in the PPS
as it will allow the locating of residential and commercial uses along a corridor that
is well served by transit and will contribute to the overall mix of uses in the area.



The Proposed Applications do not pose environmental or public health and safety
concerns as there are no environmental features on the Site.



The Proposed Applications will contribute to the mix of uses available in the City of
Cambridge and specifically the Galt City Centre.



The Proposed Applications have the opportunity to minimize negative impacts to air
quality and climate change through the increase in residential and commercial
densities which will support public transportation options.
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7.3



Will provide for mixed-use development that incorporates commercial and
residential uses which contribute to liveable and resilient communities.



Provides for transit-supportive development and prioritizes intensification in
proximity to transit.



Will enhance the vitality and viability of Downtown Cambridge.



Will provide for green infrastructure and maximize vegetation where possible (i.e.
green roof).

Growth Plan for the Greater Golden Horseshoe
The Proposed Applications conform to the growth management principles of the Growth
Plan as follows:


The Proposed Applications will establish housing and jobs in the Built-Up Area of
the City of Cambridge.



The Proposed Applications will permit both commercial and residential uses,
providing access to local stores and services.



Will provide housing that is conveniently located adjacent transportation options,
including a bus bay directly in front of the Site and an LRT Station across the street.



Will provide for a vibrant public realm with commercial/pedestrian oriented uses on
the ground floor.



Will provide for a green roof which supports complete communities through the
integration of green infrastructure.



The Proposed Applications will contribute to the Growth Plan density target of 150
persons and jobs per hectare for the Urban Growth Centre of Cambridge and 160
residents and jobs per hectare for Major Transit Station Areas.



Supports Policy 5.2.5.1 which encourages Municipalities to go beyond minimum
intensification and density targets where appropriate.



The Proposed Applications will permit increased residential and commercial
density on a Site within a Major Transit Station Area, which in turn supports existing
and planned major transit infrastructure and service.



The Proposed Applications conform to the policies for lands within an Urban
Growth Centre as they are intended to be planned to accommodate significant
employment and population growth.



Development is to be supported within Major Transit Station Areas through
providing alternative development standards. The Proposed Applications conform
to this policy by proposing a reduced parking rate.
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7.4



Will contribute to the housing choice and availability in the Galt City Centre and
City of Cambridge as a whole.



The Proposed Applications will provide for a mix of unit sizes to accommodate a
diverse range of household sizes and incomes.



The Proposed Applications would permit retail, which is conformity with the Growth
Plan direction for the locating of such uses in areas that support active
transportation and direction that promotes integration of retail with other land uses
to support complete communities.



The Proposed Applications incorporates bicycle parking and proposes to reduce
the minimum parking requirement on the Site which supports Growth Plan policies
pertaining to transportation and TDM.

Region of Waterloo Official Plan
The Proposed Applications conform to the ROP which directs reurbaization to the Built-Up
Area, particularly the Urban Growth Centre in the City of Cambridge. The Proposed
Applications conform with ROP policies for Urban Growth Centres as they will contribute to
population growth and the achievement of the density target of 150 residents and jobs per
hectare.
The Proposed Applications meet Objective 2.4 of the ROP which states that where feasible,
development should meet or exceed Provincially-directed density and reurbanization
targets to make better use of land and infrastructure.
Policy 2.C articulates the purpose of the Built-Up Area; to achieve the reurbanization targets
in accordance with the provisions of the Growth Plan. The ROP requires 45 percent of all
new residential development occurring annually within the region as a whole will be
constructed within the Built-Up Area. The Proposed Applications will contribute to the
residential target of 45% within the Built-Up Area.
While not yet identified on the ROP mapping, the Site will be within a Major Transit Station
Area (MTSA) as per Section 2.D.6 of the Regional Official Plan because it will be within a
600 metre radius of the Downtown Cambridge LRT Station. MTSAs are intended to be
planned and developed to achieve increased densities to support transit service levels and
provide an appropriate mix of residential, office, institutional and commercial development.
The Proposed Applications conforms to the Transit Oriented Development policies of the
ROP applicable to Major Transit Station Areas as:
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They will support walking, cycling and transit as alternative mode choice to the
private automobile;



It permits a compact form of development;



It permits a range of uses that foster vibrant, transit-supportive neighbourhoods and
a high quality and pedestrian-friendly interface with the public streetscape; and



It provides for increased density near high frequency transit available at the Ainslie
Street Bus Terminal and future high frequency transit along the ION transit line,
particularly the Downtown Cambridge Station.

The Proposed Applications conform to the general development policies of the ROP
contained in Section 2.D.1 as they will provide for a development that is serviced by
municipal services, will contribute to the creation of a complete community and will provide
for a walkable and transit supportive development.
Policy 2.G.13 states that a Noise Study may be required where a development application
for a sensitive land use is submitted in the vicinity of an existing Regional Road or transit
terminal. As the Site is adjacent Ainslie Street which is a Regional Road and the Ainslie
Street GRT terminal, a Noise Study has been completed in support of the Proposed
Applications.
The Proposed Applications conform to Policy 3.C.4 which encourages Municipalities to
permit reduced parking standards for development applications where the owner agrees to
incorporate TDM strategies. The following TDM measures have been incorporated:


Orientation of the development to the street with active uses at-grade;



Good surrounding and internal pedestrian infrastructure;



Providing secure bicycle parking for 4% of non-residential building occupants;



Shower and change facilities for employees;



Information about GRT in the building;



Proposed reduced parking supply in accordance with the Parking Management
Worksheet;



Paid commercial/visitor parking;



No parking on street frontages;



All the parking is in a structure;



Subsidized transit passes for all occupants;



Unbundled parking for residential units.
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The Transportation Demand Management Review concludes that, “The City’s TDM
Checklist suggests that the proposal is a TDM Supportive Development in the highest
category with a score of 52 out of a possible 65 points.”
Policy 5.A.11 says that the Region, in collaboration with Area Municipalities, will implement
transit priority measures such as reserved bus lanes and bus priority at traffic signals on
roads where appropriate. A reserved bus bay has been provided and incorporated into the
design of the site.
Policy 5.A.36 speaks to the Region requiring road widenings as a condition of approval of
a development application for a variety of reasons, not limited to but in order to provide for
transit, rapid transit infrastructure, pedestrian facilities and/or cycling lanes. Road widenings
have been provided along Ainslie Street and Bruce Street to facilitate the future LRT and
bus bay.
It is our opinion that the Proposed Applications conform to the policies of the ROP for lands
within the Built-Up Area and Urban Growth Centres.

7.5

City of Cambridge Official Plan
The following objectives contained in Section 2.2 of the OP are applicable to the Proposed
Application. A response to how each of the objectives is met through the Proposed
Applications is provided:
Chapter 2: Growth Management - 2.2 Objectives
c) to direct and encourage new development within the built-up area of the city
where appropriate to accommodate projected population and employment
growth;
The Site is within the Built-Up Area which is where growth is intended to occur.
e) to support a balanced approach to growth in which the focus for new
development will increasingly be shifted from greenfield areas to intensification
within the built-up area;
The proposal represents intensification within the Built-Up Area and specifically
the Urban Growth Centre.
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f)

to plan for compact urban development that maintains a balanced land supply,
including residential, employment and commercial uses, and promotes mixeduse, transit oriented development;
The Proposed Applications will facilitate development which represents compact
urban development and a mix of both residential and commercial uses. The
Proposed Applications will facilitate transit oriented development which will
include compact urban form within walking distance of an existing bus terminal
a future transit station, bus bay, provision of bicycle parking and a reduction in
parking spaces to encourage the use of transit.

g) to encourage the continued development of the Galt City Centre, Preston Towne
Centre and Hespeler Village as Community Core Areas of higher intensity and
mix of land uses, promoting such elements as mixed use buildings,
intensification, heritage conservation, social facilities, the reuse of existing
buildings and infrastructure renewal;
The Proposed Applications will facilitate development that represents the
intensification and renewal of a Site which is located within the Galt City Centre.
This Site is prominently located and is proposed to be adjacent a future LRT
Station. The proposed mixed-use building will contribute to the development and
mix of land uses within the Galt City Centre.
h) to identify and promote areas for intensified, mixed use activities generally
serving more localized functions;
The Site represents an ideal location for intensification and mixed-use
development and is designated for such.
i)

to encourage the development of a range of existing and proposed corridors in
this Plan to serve as key transportation linkages with areas both within and
outside the city, including roads, rail lines, rivers, and cycling and pedestrian
routes. One of the corridors will delineate the general alignment of the rapid
transit system linking Cambridge with Kitchener and Waterloo. Stage 1 of the
rapid transit system within the portion of the corridor located between the Ainslie
Street Terminal in Cambridge and the Fairview Park Mall in Kitchener will use
adapted bus rapid transit (aBRT) technology. Stage 2 provides the opportunity
for the aBRT technology to be converted to light rapid transit (LRT) technology
when funding is available and/or when warranted by ridership;
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The Proposed Applications will support the future transit infrastructure that is
proposed to be located directly across from the Site. In order to support transit
ridership, density is required. The Proposed Applications will bring needed
residential units to the Galt City Centre in order to support the extension of the
LRT to Cambridge and specifically the Downtown Cambridge Station.
The Site has also been designed to incorporate the Region’s preliminary LRT
design which includes space for a bus bay directly in front of the Site. Through
consultation with the Region, it has been determined where the best placement
for the bus bay is as well as access to the Site.
l)

to promote the principles of conservation and sustainability, including; the
efficient use of energy and water; the intensification of development in the builtup area, and the protection, enhancement or, wherever feasible and
appropriate, restoration of the natural environment and cultural heritage
resources;
The Proposed Applications represent an efficient use of land, existing municipal
infrastructure and redevelopment of brownfield site. The Proposed Development
does not pose any threat to the natural environment or cultural heritage
resources.

2.6 Built-Up Area
The Proposed Applications conform to Policy 2.6.1.1 which requires that 45% of all
residential development will occur within the Built-Up Area. The Proposed Applications will
facilitate development that will contribute to this target.
Policy 2.6.1.2 encourages intensification in the Built-Up Area and specifically, within Urban
Growth Centres, Regeneration Areas and Major Transit Station Areas. The Site is located
within all three of these areas. The Proposed Applications will permit intensification of the
Site on lands that are identified for intensification.
2.6.1 Intensification within the Built-Up Area
The following criteria are applicable for intensification within the Built-Up Area (Policy
2.6.1.6). A response to each of the noted criteria is provided as per the Proposed
Applications:
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a) support vibrant neighbourhoods through the inclusion of a diverse and
compatible mix of land uses, including residential and employment uses;
The Proposed Applications will contribute to a more vibrant neighbourhood and
streetscape along Ainslie Street. The Site is currently underutilized and derelict.
The redevelopment of the Site with mixed-use buildings will contribute to a more
vibrant neighbourhood and Galt City Centre with the introduction of additional
residents, commercial uses, and pedestrian activity.
b) provide for a range and mix of housing that takes into account affordable housing
needs;
The Proposed Applications will facilitate residential development. A mix of
residential unit sizes is proposed which contributes to the mix of attainable
housing options available in the City of Cambridge.
c) incorporate high quality public open spaces;
Given the size of the Site, no public open spaces are proposed as part of the
redevelopment however a bus bay has been incorporated into the design of the
Site which will be used by the public.
d) support walking, cycling and transit;
The Proposed Applications will support walking, cycling and transit through the
introduction of new residential units into the Galt City Centre. Given the location
of the Site, it is anticipated that many of the future residents will use public and
active transportation options instead of using a private automobile. Further, a
parking reduction has been requested which in turn supports alternative modes
of transportation as not everyone that lives in the building will own a car.
The Site is ideally located in proximity to a future LRT Station, existing Ainslie
Street GRT Terminal (future bus bay) and every day commercial and
recreational uses which can be accessed via bike or foot.
e) support the cultural heritage of the area;

Planning Justification Report | 61-69 Ainslie Street S, Cambridge
GSP Group | July 2020

51

No landmark views are obstructed by the Proposed Development. Given its
prominence next the transit terminal, the Proposed Development will display a
high standard of urban design at the detailed design stage.
f)

generally achieve higher densities than surrounding areas; and
The Proposed Applications will achieve a higher density than the surrounding
area.

g) ensure an appropriate transition of built form to adjacent areas; and
The towers have been situated on the Site such that the taller tower is adjacent
to the Ainslie Street frontage. The shorter tower is situated closer to the existing
townhouses. It is recognized that the Proposed Development is taller than
anything else in the immediately surrounding area however, it is our opinion that
the Proposed Development will contribute to a more vibrant and successful Galt
City Centre.
The Urban Design Brief states, “The City of Cambridge does not have analysis
criteria for shadow studies. No residential properties are impacted by shadows
of the Proposed Development during the June 21 test date. While there are
impacts to adjacent properties during the March 21 and September 21 test date
including the townhouses at the east, they are limited in duration. None of the
affected properties have impacts for more than two of the test periods. Thus, it
is our opinion the above shadow impacts are minimal and reasonable.” Please
refer to the Urban Design Brief for the Shadow Graphics.
There is approximately 28 metres from the property line of the Site to the
property line of the low rise residential dwellings to the east which provides
sufficient separation distance between the two land uses.
h) maintain, enhance or wherever feasible and appropriate, restore the natural
environment.
There are no natural environment features on the Site that are of concern.
It is our opinion that the criteria which apply to the intensification of lands within the Built-Up
Area are met.
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Policy 2.6.1.7 states, “The development of land or existing buildings in the Urban Growth
Centre, Community Core Areas, Nodes, Regeneration Areas, Reurbanization Corridors and
Major Transit Station Areas is encouraged for mixed uses such as residential with office,
commercial, and business uses. The City may provide support for mixed use development
by:
a) providing incentives such as reductions in the parking requirements for the
residential component of mixed use projects; and
The subject Zoning By-law Amendment requests a reduction in the minimum
parking requirement for the residential component of the Proposed
Development.
b) requiring and assisting where appropriate with the remediation of contaminated
sites.
A Record of Site Condition has been issued for the Site.
It is our opinion that the Proposed Applications conform to the intent of the OP for lands
within Urban Growth Centres, Community Core Areas, Regeneration Areas and Major
Transit Station Areas by requesting a parking reduction to accommodate a mixed-use
development.
2.6.2 Urban Growth Centre
2.6.2.2 The Urban Growth Centre will be planned to achieve a minimum gross density of
150 residents and jobs combined per hectare by the year 2031.
The above noted density target of 150 residents and jobs per hectare is a minimum density
target and is calculated over the entire Urban Growth Centre. The Proposed Development
will contribute to this minimum density target.


2.6.2.3 The Urban Growth Centre will be planned and designed:
a) As the focal area for investment in institutional and region-wide public
services, as well as commercial, recreational, cultural and entertainment
uses;
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The Proposed Applications propose an increase in residential population
growth which is necessary to support investment in institutional and
region-wide public services.
b) To accommodate and support major transit including a rapid transit
station;
As is stated above, the proposed density on the Site will support major
transit including the proposed rapid transit station.
c) To serve as a high density major employment centre that will attract
significant employment uses, including major offices;
While no employment uses are proposed as part of the Proposed
Development, it will provide housing for those wishing to work and live in
Downtown. The more vibrant the downtown and places for employees to
live, the greater likelihood of employment uses/major offices locating in
the Downtown.
d) To accommodate a significant share of population and employment
growth; and
As the Site is located within the Urban Growth Centre, it is expected that
these lands will accommodate a significant share of population growth.
The Proposed Applications represent an ideal location for population
growth which will support transit, existing commercial and office
employment uses.
e) As a pedestrian oriented, walkable centre with active streetscapes.
The Proposed Applications will contribute to a more active and vibrant
streetscape with the addition of retail units on the ground floor of Ainslie
Street. Activity on the street will contribute to an active streetscape.
Further, there is a residential access proposed off of Bruce Street which
will facilitate people coming to and from the building. Given the Site’s
location and proximity to many every day uses, it is our opinion that the
Proposed Applications will permit a pedestrian friendly, walkable
development.
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2.6.2.4 Development within the Urban Growth Centre will be sensitive to its context,
particularly along the riverfront, preserve heritage character and provide an
appropriate transition in height and massing from adjacent buildings.

The Proposed Development respects a lower rise scale within the confines of a tall building
with a 5 storey podium stepping back on the 7 storey. Rising grades present different
podium heights through the site. The Proposed Development will not obstruct properties of
prominent public views.
The Official Plan requires a minimum 0.75 Floor Space Index and a maximum Floor Space
Index of 2.5 and submission of an Urban Design Study for proposals within the Urban
Growth Centre.
The Proposed Development would realize a Floor Space Index of 4.39. An Urban Design
Study has been submitted in support of the Proposed Applications.
2.6.3 Community Core Areas
The Site is identified within a Community Core Area on Map 3 of the Official Plan. A
response to each of the applicable policies that apply to lands within a Community Core
Area is provided below:


Policy 2.6.3.2 states, The Community Core Areas are designated on Maps 2, 3, 4
and 5. Community Core Areas are those areas which contain or will be planned to
contain the following features and functions:
b) a mix of residential, employment and institutional uses which enable people
to live and work in close proximity;
The Proposed Applications propose a mix of residential and commercial
uses which will allow future and existing residents to live and work nearby.
Further, the addition of residents in the Galt City Centre will support existing
and future commercial uses and will contribute to the economic success of
the Downtown.
c) enhanced transportation opportunities for pedestrians, cyclists and transit
users;
As is discussed above, the Site is located adjacent to existing and future
transit options. In order to support and provided enhanced transportation
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opportunities (such as an LRT extension to Cambridge), population density
is important.
d) development and land use patterns supportive of transit service;
The proposed density will support existing and future transit service. As is
stated above, in order to support the LRT extension and receive transit
funding, it is important to have ridership numbers that could support it. There
are currently no other high density mixed-use developments within such close
proximity to the proposed Downtown Cambridge Station.
e) a range of housing types and transit oriented development;
The Proposed Development will provide for a mix of residential units in a
multiple residential building, within close proximity to public transit, bicycle
parking and a reduction in parking which encourages those without an
automobile to locate here.
f) conservation and preservation of cultural heritage resources;
There are no cultural heritage resources on the Site and the Proposed
Development will not obstruct properties of prominent public views.
h) opportunities for unique experiences, such as cultural events, recreation, and
specialty shopping and dining, in support of tourism and other functions;
An increase in residential density in the Downtown is needed in order to
support commercial and recreational functions. The Proposed Development
will contribute to the viability and vibrancy of the Downtown and will in turn
support the nearby economy and cultural events.
i) maintenance, enhancement or wherever feasible and appropriate, restoration
of the natural environment; and
There are no natural heritage features on the Site and there are no natural
features that need to be maintained or enhanced.
j) approved Community Improvement Areas giving high priority to the location
and upgrading of municipal services and facilities in the Community Core
Areas.
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The Servicing Report concludes that the Proposed Development can be
adequately serviced through existing municipal services.
Policy 2.6.3.3 speaks to recognizing Community Core Areas as mixed-use areas that offer
residential, employment, institutional, commercial, open space and cultural uses and
activities. It is our opinion that the Proposed Applications will contribute to the mix of uses
available in the Galt City Centre – Community Core Area as both residential and commercial
uses are proposed.
2.6.6 Major Transit Station Areas
Major Transit Station Areas are lands typically located within a 600 to 800 metre radius of a
rapid transit station. The Site is within 40 METRES of the Downtown Cambridge LRT Station
making the Site within a MTSA. The OP mapping and policies have not been updated with
respect to Major Transit Station Areas. The MTSA policies that are included in the ROP are
also included in the City’s OP. As such, the OP indicates that any development applications
submitted within a MTSA will be reviewed in accordance with Section 5.3 and Section 2.D.6
of the ROP which as is outlined in Section 4.4 above and contains policies for transit oriented
development.
Policy 2.6.6.7 states that non-transit supportive uses such as lower density office uses or
commercial uses oriented to vehicular travel shall be discouraged from locating within
MTSAs.
The Proposed Applications will facilitate high density development that will support the
proposed higher order transit.
2.7.3 Regeneration Areas
The Site is within a Regeneration Area of Map 6 – Regeneration Areas of the OP. The
following policies apply to Regeneration Areas:
1. Regeneration Areas are areas within the city where a transition of use from one use,
such as industrial to another use is anticipated during the planning horizon of this Plan…
2. Regeneration Areas will be the subject of planning studies to determine appropriate land
use designations. Until appropriate Official Plan amendments are in effect, permitted
uses are deemed to conform to this Official Plan.
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The Proposed Applications represent a change in use from the Site being formerly used for
commercial to a mixed-use development. The Official Plan does contemplate that lands
within Regeneration Areas will transition from one use to another.
2.8 Residential Lands
Policy 2.8.2.1 indicates that the City will plan for a range and mix of housing that is
affordable, accessible and safe and will accommodate the varying needs, abilities and
economic resources of Cambridge residents.
The Proposed Development contemplates a range of unit types and sizes, as follows: 202
– 1 bedroom units, 12 – 1 bedroom + den, 131 – 2 bedroom, 23 – 2 bedroom + den and 24
– 3 bedroom. The residential units provide options for those looking to locate in the Galt City
Centre. The range in unit sizes will provide opportunities at varying affordability points.
Policy 2.8.2.4 specifies that the City may allow for appropriate reductions in off-street
parking requirements associated with the residential component of mixed use
developments, to reflect the opportunities for the shared use of the parking spaces and in
proximity to MTSAs.
It is our opinion that the proposed parking reduction is warranted due to the proximity of the
Downtown LRT Station and the existing Ainslie Street bus terminal. The Parking Study
concludes the following: “At the request of City staff, the Region’s Parking Management
Worksheet was completed to calculate the parking reduction resulting form the proposed
TDM measures for the site (attached). The worksheet suggests that the proposed measures
support a 54% reduction in parking on the site. The current requirement is 407 spaces (392
spaces for residents and 15 spaces for commercial uses) and the proposal is for 319 spaces
(306 for residents and 13 to be shared between residential visitors and commercial uses)
for a reduction of 22%. Based on the foregoing, the proposed parking supply of 319 spaces
is appropriate for the site.” Please refer to the Parking Study for additional justification
related to the parking reduction.
The OP (Policy 2.8.2.6) encourages residential intensification and multi-unit residential
development within the Urban Growth Centre, Community Core Areas, Regeneration Areas
and Major Transit Station Areas. The Proposed Applications will facilitate intensification of
the Site and will provide a multi-unit residential building.
Maximum height and density provisions are provided in Table 3 of the OP. The following
heights/densities are permitted as follows:
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Urban Growth Centre subject to a gross density as prescribed in section 2.6.2:
o

Maximum Density of 2.5 FSI

o

Maximum height of 5 storeys

Regeneration Areas
o

Maximum density of 2.0 FSI

o

Maximum height of 8 storeys

The proposed Official Plan Amendment requests to amend the above noted FSI and
maximum height requirements. The proposed FSI is 4.39 and the maximum height is 20
storeys. It would be our opinion that a maximum height of 8 storeys for a site located in such
a prominent location and across from an LRT Station does not realize the most efficient use
of land and existing/proposed infrastructure. As such, it is our opinion that the Proposed
Development will make the most efficient use of the Site and existing municipal
infrastructure.
A small portion of the Site is identified within the Galt City Centre Floodplain Special Policy
Area (GRCA).
A letter has been prepared by Entuitive Corporation which confirms that the structure will be
designed to offset and mitigate the effects of the floodplain. The letter states, “Elements
such as the foundation walls, elevator pits, and the lowest level slab can be constructed to
be water-tight below grade in a manner that will resist hydrostatic pressure without any
necessity for Private Water Drainage System (subsurface drainage system)…” This letter
will be submitted to the GRCA for their review and approval.
Development is permitted within the Galt City Centre Floodplain Special Policy area subject
to the conditions outlined in Policy 3.B.6.1.1.22. It is our opinion that these conditions can
be met. The proposed access and residential uses are above the Regulatory Flood
Elevation.
Chapter 6 of the OP speaks to transportation and infrastructure. Policy 6.10.2 states that
the City will encourage transit supportive densities to assist in strengthening the public
transit system on lands in the Urban Growth Centre, Community Core Areas, Regeneration
Areas and Major Transit Station Areas. It is our opinion that the Proposed Applications
conform to this policy whereby transit supportive density is being proposed.
It is our opinion that the Proposed Applications conform to Policy 6.10.5 which encourages
higher density development along existing and planned high frequency transit routes.
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The Proposed Applications conform to OP Policy 8.3.1 e) which states that where residential
uses are proposed in combination with commercial uses, the residential uses will not be
permitted at the street level. There are no residential units proposed at street level.
Policy 8.3.2 states, “In order to encourage the development of the Community Core Areas
in compact forms, the City may exempt a development from providing all or a portion of
private off-street parking facilities where such parking is not required or adequate alternative
parking facilities are or will be made available.
It is our opinion that this policy provides additional support for the requested parking
reduction. The parking reduction will allow for additional residential uses to be located within
the Community Core Area and will encourage those who do not own a car and wish to use
public transport to reside in the Proposed Development.
The following criteria are to be used to assess the compatibility of a development in the
Urban Growth Centre, Community Core Areas, Regeneration Areas and Major Transit
Station Areas. A response to each criteria is provided:
a) The density, scale , height, massing, visual impact, building materials,
orientation and architectural character of neighbouring buildings and the
proposed development;
The Proposed Development will include high-quality, compatible materials on all
elevations. The colour scheme of the proposed building will be complementary
to the heritage buildings in the downtown.
b) The conservation, protection, maintenance and potential enhancement of the
natural environment and cultural heritage resources;
There are no natural environment or cultural heritage resources on the Site.
c) The continued viability of neighbouring land uses;
It is our opinion that the Proposed Applications that will support neighbouring
land uses by an increase in population. It is our opinion that the introduction of
high density residential development will not impact the viability of surrounding
land uses.
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d) Pedestrian and vehicular movement and linkages, as well as parking
requirements and design in both existing development and proposed
developments;
Vehicular access has been designed in consultation with the Region of Waterloo
to ensure that the accesses are in an acceptable location/distance from existing
intersections. One access from Ainslie Street South is proposed and this will
provide access to the commercial, residential and visitor parking. Loading for
garbage has also been identified and is separated from the main access.
Pedestrian walkways and connections will be determined at the time of a Site
Plan Application however there are several opportunities to provide connections
to the public sidewalk, across the street to the LRT Station, connections to the
proposed bus bay and to the north to the Ainslie Street terminal.
e) Landscaping, setbacks, sun and shadow effects, wind effects, signage, lighting
and buffering of existing development and proposed developments;
As is discussed earlier in this Report, there are no shadow impacts to adjacent
properties during the June 21 test date. There are impacts to adjacent properties
during the March 21 and September 21 test date however they are limited in
duration. None of the affected properties have impacts for more than two of the
test periods. The Urban Design Report concludes that the shadow impacts are
minimal and reasonable.
Please refer to the Pedestrian Wind Assessment for a discussion on wind
effects. There are mitigation measures proposed to ensure a suitable pedestrian
environment.
Landscaping, lighting and buffering will be determined at the Site Plan stage.
f)

Noise attenuation;
An Environmental Noise Assessment has been completed in support of the
Proposed Applications. Noise mitigation is not required for the amenity area on
the 6th storey. The following assumptions have been made:
Further, in terms of the noise environment of the area, it is expected that the
Proposed Development will have a negligible effect on neighbouring properties.
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The traffic related to the Proposed Development will be small relative to the
existing traffic volumes within the area and is not of concern with respect to noise
impact.
The Environmental Noise Assessment stats, “Other possible development noise
sources with potentially adverse impacts on the surrounding neighbourhood are
the mechanical roof-top equipment (cooling tower, make up air units and
generator). This equipment is required to meet MECP Publication NPC-300
requirements at the worst-case off-site noise sensitive receptors. Given the high
ambient sound levels in the area and the requirement for the systems to meet
the applicable noise guideline at closer on-site receptors, off-site impacts are not
anticipated.
Regardless, potential impacts should be assessed as part of the final building
design. The criteria can be met at all surrounding and on-site receptors by the
appropriate selection of mechanical equipment, by locating equipment with
sufficient setback from noise sensitive locations, and by incorporating control
measures (e.g., silencers, barriers) into the design.
It is recommended the mechanical systems be reviewed by an Acoustical
Consultant prior to final selection of equipment.”
g) Odour, dust and emission impacts;
There are no odour, dust or emission impacts expected as a result of the
Proposed Applications. It is our opinion that the Proposed Applications may
encourage a reduction in emissions given that a parking reduction has been
requested and the Proposed Applications support reduced dependency on the
private automobile.
h) Transportation implications; and
There are no transportation implications expected as a result of the Proposed
Applications. The Site is located in an Urban Growth Centre where growth is
anticipated and some additional traffic should be expected. However, it is
expected that given the ideal location adjacent the future LRT Station and
existing/proposed bus terminal that many of the future residents and retail users
will access the Site via public/active transportation methods.
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i)

Transitions between different land uses and between sites having varying
permitted uses;
The Site is adjacent lands that share the same designations being the Galt City
Centre/Urban Growth Centre/Community Core Area. Existing land uses to the
north include a bus terminal, to the east, low rise residential, to the south, low
rise residential and to the west a public parking lot. With the exception of the
existing townhouses to the east, there are opportunities for redevelopment on
the lands to the north, south and east. There is the possibility that the Ainslie
Street Bus Terminal may close (exact timing to be determined) given that a bus
bay is planned in front of the Site. If this were to close, this site would realize an
ideal opportunity for redevelopment and could include residential or commercial
uses (among others).

It is our opinion that the proposed density is appropriate for the Site as adequate parking
(given adjacency of public transit), site circulation, common amenity areas, and nearby
community and commercial uses are provided and available. The Proposed Applications
will facilitate development that will realize an efficient use of the Site and existing municipal
infrastructure and services. The Site Plan illustrates that appropriate landscaping, access,
parking and amenity area can be accommodated to realize an efficient and functional site
layout and that the increase in density will not result in any negative impacts.
The Urban Design Brief confirms that the shadow impacts are minimal and reasonable.
The results of the technical studies indicate that an increase in density over and above what
is permitted in the applicable designations can be supported through existing road and
servicing infrastructure. The Proposed Development will contribute to a more urban
environment and will provide intensification in an appropriate location, along an arterial road
within close proximity to every day uses.
The location of the Site will support sustainable modes of transportation such as active
transportation and transit, as it is within walking distance of various destinations, public
transit and pedestrian networks.
It is our opinion that the Proposed Applications conform to the policies for lands within Urban
Growth Centres, Community Core Areas, Regeneration Areas and Major Transit Station
Areas.
An amendment to the maximum FSI and height are required however it is our opinion that
as the proposed uses are permitted and the policies for lands within the Built-Up Area are
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met and for the reasons outlined above, the amendments to the permitted FSI and height
are justifiable.
The Proposed Applications conform to the OP whereby they encourage intensification, will
contribute to the Galt City Centre as a local area for investment, will contribute to the share
of population growth within the Built-Up Area and will provide for a pedestrian oriented,
transit supportive development.

7.6

City of Cambridge Zoning By-law
The Site is zoned Commercial Use Class One and Residential Use Class One ((F)C1RM1),
S.4.2.4 in the City of Cambridge Zoning By-law 150-85. The “F” denotes that the lands
affected lie at an elevation lower than the regulatory flood line and may be used only in
accordance with the regulations prescribed in Section 2.1.8.1 of the By-law. The S.4.2.4 is
a site specific regulation which permits an amusement arcade up to a certain number of
coin-activated game machines.
The parent C1 zone permits a variety of commercial uses. The parent RM1 Zone permits
an apartment house which is defined as a building containing 4 or more units. Both zones
that apply to the Site permit the uses that the Proposed Development contemplates. The
site specific regulations that are required to implement the Proposed Development are to
realize additional intensification of the Site, above and beyond what the Zoning By-law
permits.
It should be noted that the current Zoning By-law was brought into effect in 1987 (with
amendments since) and that Provincial policy with respect to intensification, use of land and
transportation methods have changed significantly since this time.
A number of the site-specific regulations (mainly the setbacks) are required because of the
irregular shape of the property and the developable area (i.e. no development permitted
over the box culvert), and to apply appropriate development standards to facilitate
intensification.
The C1RM1 Zoning is proposed to remain with the following site specific regulations.
Justification for the site specific regulations is provided below:


Maximum Density of 601 units per hectare whereas 250 units per hectare are
permitted;
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While the density is above what is permitted in the Zoning By-law, it is our opinion
that given the context of the Site and the future LRT Downtown Cambridge Station,
this density is appropriate for the Site.
The requested density can be realized without negatively impacting adjacent
properties. There are no anticipated servicing or parking issues as a result of the
increased density. The Proposed Applications will provide for a high density
development in an Urban Growth Centre, across from an LRT Station. It is our
opinion that the proposed on-site amenities, landscaping, vehicular circulation and
parking can be accommodated and as such, the requested increase in density is
appropriate.
The Servicing Report prepared by Karugu Consulting concludes that the Proposed
Development can be serviced through connections to existing infrastructure.
The increase in density supports the sustainability objectives of the PPS as it will
allow the locating of residential and employment uses along a corridor that is well
served by transit and contribute to the overall mix of uses in the area.
The increase in density conforms to the Growth Plan density target of 200 persons
and jobs per hectare for the Urban Growth Centre of Cambridge and the residential
intensification target of 50% of residential units to occur within the Built-Up Area.
The request to increase the density permissions on the Site within a Major Transit
Station Area which in turn supports existing and planned major transit infrastructure
and service.
The increase in density would support the ground floor retail uses and surrounding
commercial uses. The increase in density will support public and active
transportation and that promotes integration of retail with other land uses to support
complete communities.


Minimum exterior side yard shall be 1.0 metre whereas 4.5 metres is required;
The Site is irregularly shaped and is constrained by a number of factors including
but not limited to: land takings along Ainslie and Bruce Streets, a fixed access
location from Ainslie Street, no access permitted from Warnock or Bruce Street, a
right in right out only access from Wellington Street, a prescribed bus bay length,
and a box culvert/associated easement running east west through the Site whereby
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no structures can be built. As such, a number of site specific setbacks are required
to facilitate the development.
The exterior side setbacks range from 1.39 to 3.03 metres. The request to permit a
1.0 metre exterior side yard setback is to provide some flexibility at the time of
detailed design. As this is an urban, downtown location, it is our opinion that a
setback of 1.0 metres is appropriate and will create a pedestrian friendly streetscape
and environment.


Minimum interior side yard shall be 0 metre for a portion of the lands (See Appendix
B) 12.0 metres is required;
The portion of the building that would be setback at 0 metres to the interior lot line is
two storeys and as such it is our opinion that this would not create any negative
impacts on the neighbouring property owner to the north.
The South Tower is proposed to be setback 5.89 metres from the interior lot line.
It is anticipated that the block to the north may redevelop over time and it is currently
vacant so there are no negative impacts anticipated as a result of this reduced
setback.



Minimum rear yard shall be 1.5 metres whereas 12 metres is required;
The rear lot line abuts Warnock Street which is technically not a public street
however is associated with the Ainslie Street Bus Terminal. It is our opinion that
there will be no negative impacts on the lands to the north as a result of the proposed
1.5 metre rear yard setback.
It is our opinion that the Proposed Development will in fact assist in the viability of
the Ainslie Street bus terminal for those wishing to use public transit that is currently
available as it is within such close proximity to the Site.



Maximum building height on a portion of the lands shall be 65 metres whereas 28
metres is permitted across the entire site (See Appendix B);
While it is recognized that the proposed height is higher than the existing
surrounding land uses, it should also be recognized that the surrounding area is or
will be undergoing a transformation as vacant and underutilized properties are
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redeveloped to high density mix of uses including office, residential and commercial
uses.
Development of a high rise built form (up to 20 storeys) is similar to the scale of other
approved developments within rapid transit station areas of the LRT alignment. The
area is well serviced to accommodate the additional height and density and therefore
makes efficient use of land and infrastructure.


Maximum building height on a portion of the lands shall be 55 metres whereas 28
metres is required across the entire site (See Appendix B);



The minimum parking rate shall be 0.78 spaces per dwelling unit whereas 1 space
per dwelling unit is required;
A reduction in parking is necessary to reflect the various transportation mode options
available in the local area, the TDM measures proposed and the potential for shared
parking among the commercial uses and visitors. The Parking Study states the
following:
In addition, the proposed parking supply of 319 spaces is appropriate for the site
on the following basis.
- The City of Waterloo Zoning By-law for sites in Uptown Waterloo that are
not near the ION LRT would be 0.75 to 0.85 spaces per unit including
visitor parking.
- The approved, but under appeal Zoning By-law in Kitchener does not
require any parking in the UGC
- The Region’s Parking Management Worksheet supports a parking
reduction of 54% given the proposed TDM measures, where the proposal
represents a reduction of 22%.
- An area on the west side of Wellington Street has been identified where
bay parking could be provided in the boulevard and include up to seven
spaces for short term parking. These on-street parking spaces are not
included in the parking count for the site but would be available for the use
of visitors to the site.



The minimum provided number of parking spaces for the commercial component
shall be 13 spaces which can be shared with visitors for the residential dwelling units;
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An area greater than 300 m2 but less than 430 m2 of gross leasable commercial floor
area shall be permitted for neighbourhood grocery stores, neighbourhood variety
stores, any retail commercial establishment.
There are two retail areas shown on the ground floor plan. They are 366 m2 and 428
m2 in size. It is not known at this time what specific retail uses will locate on the Site.
To provide for flexibility in the leasing of the space, we are requesting a maximum
GFA of 430 m2 be permitted in the event that a future tenant wanted to lease a larger
area. It is our opinion that an increase of 130 m2 is warranted and could assist with
future lease ability of the Site.

The Proposed Applications are appropriate based on the following:


Consistent with the vision of the PPS for “strong, sustainable and resilient
communities for people of all ages, a clean and healthy environment, and a strong
and competitive economy.”



Consistent with the PPS whereby a greater density of residential density is being
requested, along with commercial uses, which are part of the mix of uses necessary
to sustain healthy, liveable, resilient and safe communities over the long-term.



Conforms with the Growth Plan and the growth policies contained in the City Official
Plan for lands within the Urban Growth Centre, Community Core Areas,
Regeneration Area and Major Transit Station Areas.



Ainslie Road is identified as an Arterial Road and the Site is within an Urban Growth
Centre. An arterial road/urban growth centre is an appropriate place for
intensifications and provides an ideal location for future residents to be within
proximity to every day services and uses.



Necessary to facilitate the Proposed Development which includes retail and
residential floor space. It would make efficient use of existing infrastructure available
to service the Site and support the planned function of the Site in achieving the vision
for the Urban Growth Centre and will support the Downtown Station. The structured
parking is appropriate and justified because it is situated away from the street edge
and is integrated in the building design.



Will improve and diversify the housing opportunities within the Galt City Centre.



Will implement a development that conforms to all applicable City of Cambridge
Official Plan Urban Design policies.



Will provide for a transit-supportive, pedestrian friendly development with proximity
to employment, institutional, commercial and recreational uses.
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The technical studies prepared in support of the Proposed Applications confirm that
the Site can be adequately serviced and will utilize existing municipal infrastructure.



The parking reduction is appropriate based on the justification provided in the
Parking Study and will encourage those who wish to use public transit to reside in
the building.

Planning Justification Report | 61-69 Ainslie Street S, Cambridge
GSP Group | July 2020

69

8. Conclusions
GSP Group Inc. has been retained by 2699380 Ontario Inc. (the “Owner”) to coordinate the
preparation and submission of planning applications for an Official Plan Amendment and
Zoning By-law Amendment for the properties municipally known as 61, 63, 65, 67 and 69
Ainslie Street in the City of Cambridge.
The Proposed Applications are necessary to permit the development of the Site with a high
density, mixed-use building. The Site Plan contemplates 20 and 15 storey buildings
connected via a podium with a total of 392 residential units and retail uses on the ground
floor. Parking is proposed in one level underground and internally on the ground floor and
podium levels 2 to 5. An outdoor amenity area is proposed on the 6th storey. A green roof is
proposed on the 8th storey.
This Planning Justification Report concludes that the Proposed Applications are appropriate
and represent good planning for the following reasons:


Consistent with the policies of the Provincial Policy Statement (2020);



Conforms with the Growth Plan for the Greater Golden Horseshoe (2019);



Conforms with the policies for Urban Growth Centres and the Transit-Oriented
Development policies contained in the Region of Waterloo Official Plan;



Conforms with the policies for Built-Up Areas in the City of Cambridge Official Plan;



The Site Plan and associated Building Elevations address applicable sections of the
city’s Urban Design policies;



The Site can be serviced through proposed service connections to the existing
sanitary, water and stormwater networks; and



It is appropriate in this urban context, within the Built-Up Area.
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Appendix A
Draft Proposed Official Plan Amendment

BY-LAW XXX-20
OF THE
CITY OF CAMBRIDGE
Being a By-law of the Corporation of the City of Cambridge to adopt Amendment No. XX to the
City of Cambridge Official Plan (2012), as amended
(61, 63, 65, 67 and 69 Ainslie Street South)

Whereas Sections 17 and 22 of the Planning Act R.S.O. 1990 c. P. 13, as amended empower
the City of Cambridge to adopt an Official plan and make amendments thereto;
Now Therefore the Municipal Council of the Corporation of the City of Cambridge enacts as
follows:
1. That Amendment No. XX to the City of Cambridge Official Plan (2012) applies to land
legally described as PART OF LOTS 13 TO 17 RP 455 AND PART OF LOT 52, PLAN
D-7 AND PART OF LOT A, EAST OF AINSLIE STREET SOUTH PLAN 615.
2. That Amendment No. XX to the City of Cambridge Official Plan (2012) as amended,
consisting of the text and attached map, is hereby adopted.
3. That the Clerk is hereby authorized and directed to make application the Regional
Municipality of Waterloo for approval of the aforementioned Amendment No. XX to the
City of Cambridge Official Plan (2012), as amended.
4. That this By-law shall come into full force and effect upon the final passing thereof.
Read a First, Second and Third Time, Enacted and Passed this ______ day of _____ A.D. 2020

________________________________
Mayor

________________________________
Clerk

Purpose and Effect of Official Plan No. XX
City File No. XX – 61, 63, 65, 67 and 69 Ainslie Street South

The Purpose and Effect of this Official Plan Amendment No. XX to the City of Cambridge Official
Plan (2012), as amended, is to increase the maximum floor space index to 4.4 and the maximum
height to a maximum height of 20 storeys, 15 storeys and 8 storeys as shown on Schedule A for
the lands legally described as PART OF LOTS 13 TO 17 RP 455 AND PART OF LOT 52, PLAN
D-7 AND PART OF LOT A, EAST OF AINSLIE STREET SOUTH PLAN 615, City of Cambridge
and Regional Municipality of Waterloo and municipally known as 61, 63, 65, 67 and 69 Ainslie
Street South.

Amendment No. XX to the City of Cambridge Official Plan

1. Chapter 14, Map 2A, Map 3, Map 6, of the City of Cambridge Official Plan is hereby
amended by adding Figure XX as shown on Schedule ‘A’ attached hereto;
2. Chapter 16 of the City of Cambridge Official Plan is hereby amended by adding Figure
XX as shown on Schedule ‘A’ attached hereto;
3. Section 8.10 of the City of Cambridge Official Plan is hereby amended by adding the
following subsection thereto:
8.10.XX
1. Notwithstanding policy 2.8.3 – Table 3 in this plan, the lands municipally known as 61,
63, 65, 67 and 69 Ainslie Street South and shown on Figure XX shall permit a maximum
floor space index of 4.4, a maximum height of 20 storeys, 15 storeys and 8 storeys as
shown on Schedule A.
Basis of the Amendment
The development of the subject lands is conforms to the policies for lands within the Galt
City Centre, Urban Growth Centre, Regeneration Area and Community Core Area which
is where growth and intensification is to occur. The reports submitted in support of the
Official Plan and Zoning By-law Amendment Applications indicate that there is available
infrastructure including municipal roads, water, sanitary sewer and stormwater services to
support the development of the subject lands.
The proposed amendment will permit increased residential and commercial density on a
Site within a Major Transit Station Area, which in turn supports existing and planned major
transit infrastructure and service. The development of the site will contribute to the housing
choice and availability in the Galt City Centre and City of Cambridge as a whole.

SCHEDULE A

Appendix B
Draft Proposed Zoning By-law

Purpose and Effect of By-law No. XXX-20
61, 63, 65, 67 and 69 Ainslie Street South

The Purpose of this By-law is to implement the following site specific provisions:


Increased maximum density of 601 units per hectare;



Reduced minimum exterior side of 1.0 metre;



Reduced minimum interior side yard of 0 metres for a portion of the lands (See Schedule
B);



Reduced minimum rear yard of 1.5 metres;



Increased maximum building height on a portion of the lands of 65 metres (See Schedule
B);



Increased maximum building height on a portion of the lands of 55 metres (See Schedule
B);



Reduced minimum parking rate of 0.78 spaces per dwelling unit;



Reduced minimum number of parking spaces for the commercial component shall be 13
spaces which can be shared with visitors for the residential dwelling units;
An area greater than 300 m2 but less than 430 m2 of gross leasable commercial floor area
shall be permitted for neighbourhood grocery stores, neighbourhood variety stores, any
retail commercial establishment.



The Effect of the By-law will permit the development of a mixed-use building with commercial on
the ground floor and 392 residential units.

BY-LAW. XXX-20
OF THE
CITY OF CAMBRIDGE
Being a By-law of the Corporation of the City of Cambridge to amend Zoning Bylaw No. 150-85, as Amended with respect to land municipally known as 61, 63, 65, 67
and 69 Ainslie Street South

WHEREAS Council of the City of Cambridge has the authority pursuant to Sections 24(2), 34 and
36 of the Planning Act. R.S.O. 1990, c.P.13, as amended to pass this By-law;
AND WHEREAS the Council of the City of Cambridge has deemed it advisable to amend Zoning
By-law No. 150-85, as amended, and therefore implement Official Plan Amendment No. XX to
the City of Cambridge Official Plan (2012), as amended,
AND WHEREAS Council deems that adequate public notice of the public meeting was provided
and adequate information regarding the Amendment was presented at the public meeting held
XX, and that further public meeting is not considered necessary in order to proceed with this
Amendment;
NOW THEREFORE BE IT RESOLVED THAT the Corporation of the City of Cambridge enacts
as follows:
1. THAT this by-law shall apply to the lands legally described as PART OF LOTS 13 TO 17
RP 455 AND PART OF LOT 52, PLAN D-7 AND PART OF LOT A, EAST OF AINSLIE
STREET SOUTH PLAN 615, City of Cambridge and Regional Municipality of Waterloo
and is shown Schedule ‘A’ attached hereto and forming part of this by-law; and,
2. THAT Schedule ‘A’ to By-law No. 150-85, as amended is hereby further amended by
implementing the following site specific regulations:
a. Notwithstanding Sections 3.1.2.4. b., d., e., f., 2.1.9, 2.2.1.d, 2.2.15 and 3.3.3 i, ii,
iii, the following shall apply:


Maximum density of 601 units per hectare;



Minimum exterior side of 1.0 metre;



Minimum interior side yard of 0 metres for a portion of the lands (See
Schedule B);



Minimum rear yard of 1.5 metres;



Maximum building height on a portion of the lands of 65 metres (See
Schedule B);



Maximum building height on a portion of the lands of 55 metres (See
Schedule B);



Minimum parking rate of 0.78 spaces per dwelling unit;



Minimum number of parking spaces for the commercial component shall be
13 spaces which can be shared with visitors for the residential dwelling units;
An area greater than 300 m2 but less than 430 m2 of gross leasable
commercial floor area shall be permitted for neighbourhood grocery stores,
neighbourhood variety stores, any retail commercial establishment.



Read a Frist, Second and Third Time, Enacted and Passed this _____ day of_____ 2020.

________________________________
Mayor

________________________________
Clerk

SCHEDULE A

SCHEDULE B

