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Recommendations
THAT Report 20-106(CD) Broccolini Real Estate Group’s Request for a Minister’s
Zoning Order for 0, 128, 134, 140 and 228 Old Mill Road, Cambridge be received;
AND THAT Council supports the application of a Minister’s Zoning Order as requested
by Broccolini Real Estate Group for an industrial development on the lands located at 0,
128, 134, 140 and 228 Old Mill Road;
AND FURTHER THAT Council direct City Staff to work with Broccolini Real Estate
Group to implement the Minister’s Zoning Order through future Planning Act
applications, including Site Plan approval as generally depicted on the concept plans
and renderings attached to Report 21-106(CD).

Executive Summary
Purpose
•

Broccolini Real Estate Group is interested in proceeding to develop their
properties located on the at the southwest corner Fountain St South and Dickie
Settlement Road, also fronting onto Old Mill Road for a Warehouse Distribution
Centre/logistics operation/fulfillment centre.

•

In a letter dated March 12, 2021, Broccolini Real Estate Group has requested the
City’s support for a future MZO to set out the permissions for development of this
site without having to proceed through normal planning applications and public
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consultation process, and not have the resulting zoning regulations subject to
potential appeals to the Local Planning Appeal Tribunal.
•

The Minister of Municipal Affairs and Housing has been enacting Zoning Orders
in order to stimulate the economy during the pandemic.

•

The Zoning Order would enable redevelopment of the land in an expedited
manner.

Key Findings
•

The Minister of Municipal Affairs and Housing is not required by legislation to
give notice or consult with a municipality prior to enacting a Minister’s Zoning
Order (MZO). In this case Broccolini Real Estate Group has contacted the City
requesting Council support its application for an MZO.

•

Broccolini Real Estate Group is interested in having an MZO enacted on their
property so that they aim to proceed with their development in July 2021 with
occupancy by September 2022. The proposed timing would not be possible
without an MZO.

•

The proposed development is a single building with an overall gross floor area of
100,352 m² (1,080,180 ft²) comprised of a warehouse/logistics
operation/fulfillment centre with a mezzanine and office. The proposal also
includes approximately 110 loading docks, 825 automobile parking spaces, and
approximately 300 transport trailer parking spaces.

•

Based on the concept plan, the office portion of this development will be oriented
towards Fountain Street South and Dickie Settlement Road to minimize impact
on the adjacent community (Highgrove Court). The loading spaces are oriented
towards Old Mill Road and the western side of the building, with no loading docks
on either the north or east elevations facing the Blair community.

•

The proposed development will have 700 employees (>350 full time employees)
during the regular season (between March and October) and 1,400 employees
during the peak season (between November and February)

•

The proposed industrial development of this site aligns with the objectives and
policy framework in the City’s Official Plan and City’s Strategic Plan.

Financial Implications
A formal Official Plan and Zoning amendment application would not be required if
Council supports proceeding with this initiative, City revenue in the amount of $22,000
would not be received. If a Minister’s Zoning Order is eventually enacted for these
properties, site plan and building permit applications will be required. A site plan
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application for this type of proposal currently costs $13,460, building permit fees for the
building as proposed will be approximately $1,090,982 and development charges for the
amount of $5,968,742 based on the City’s current rates.

Background
In a letter dated March 12, 2021 (Attachment 1) Broccolini Real Estate Group has
requested the City’s support for a future Minister’s Zoning Order to set out the
permissions for the development of the site without having to proceed through the
normal planning application and public consultation process. By going through a
Minister’s Zoning order, the resulting zoning regulations will not be subject to appeals to
the Local Planning Appeal Tribunal and allows the developer to commence their project
sooner.
Broccolini Real Estate Group is interested in proceeding to develop their properties
located at the southwest corner of Fountain St S and Dickie Settlement Rd, fronting
onto the north side of Old Mill Road for an industrial use. They are proposing a
Warehouse Distribution Centre/logistics operation/fulfillment centre with an overall gross
floor area of 100,352 m² (1,080,180 ft²) comprised of warehouse with a mezzanine
(97,071 m²/1,044,862 ft²) and office (3,281 m²/35,318 ft²), with a maximum height of 15
m (49.21ft). The proposal also includes approximately 110 loading docks, approximately
825 parking spaces and 300 transport trailer parking spaces. A copy of their concept
plan is included as Attachment 2. No loading docks will be provided on either the north
or east elevations facing the Blair community.
The facility would employ 700 people (>350 full time) during the regular season
(between March and October) and 1,400 employees during the peak season (between
November and February)
140 Old Mill Road was previously approved by Regional Council for an Industrial
Business Park Subdivision (Millgate) in 2015. Also the zoning was changed to
accommodate industrial uses (M1) and stormwater management ponds (OS1). The
draft approved subdivision has a total lot area of 25.61 hectare (63.3 ac) (40.6 ac) and
consists of 14 industrial lots with a total area of 16.45 hectare (1,770,700ft²). The
remaining lot area is intended to be used for open space, stormwater management,
future development, road widenings and roads. This current proposal consists of
developing the entire subdivision for one building.
Some of the currently zoned Open Space Type 1 (OS1) on the property is proposed to
be used for the new building and parking area. A scoped environmental impact study
will be required to assess potential impacts on, and define environmental buffers
contiguous to the natural heritage system associated with Blair Creek and Fountain
Street and particularly, managing the water budget, stormwater management and any
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modifications to the Fountain Street Swale. The MZO is to rezone 0, 128, 134, 140 and
228 Old Mill Road to Industrial (M1) with exceptions to permit the following:
•

A minimum of 10% of the site to be available for automobile parking

•

A minimum 1 metre (3.28ft) wide planting strip along Old Mill Road

The current zoning by-law requires 20% of the lot be provided as a parking lot for
industrial uses. A 3m (9.84ft) landscape strip is required adjacent to a street line (i.e.
Old Mill Road). Relief from these requirements have been included as part of the MZO
in order to accommodate the proposed development as shown in Attachment 2.
The existing residential homes at 128, 134 and 228 Old Mill Road are to be demolished
in order to accommodate the proposed development. Further breakdown of the current
and proposed zoning for each of the affected properties can be found in the Existing
Policy/By-law section of this report.
Broccolini Real Estate Group describes the proposal as a signature business park use
at the northwest gateway to the City. They have also advised that their tenant will
execute a long-term lease if the MZO is approved.

Figure 1 Aerial Photo of 0, 128, 134, 140 and 228 Old Mill Rd

The purpose of this report is to seek Council support for Broccolini Real Estate Group’s
desire for an MZO.
The Minister of Municipal Affairs and Housing is not required by legislation to give notice
or consult with a municipality prior to enacting a Minister’s Zoning Order (MZO). Recent
practice by the Province is to request a municipal Council resolution of support before
considering proceeding with an MZO request.
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Broccolini Real Estate Group is requesting City Council endorsement of the Draft MZO
regulations attached to this report at this time, because their tenant requires the
approval of an MZO in order to avoid any public process and appeal risk, which would
delay the site’s development.

Analysis
Strategic Alignment
PEOPLE To actively engage, inform and create opportunities for people to participate in
community building – making Cambridge a better place to live, work, play and learn for
all.
Goal #6 - Economic Development and Tourism
Objective 6.1 Support the creation and retention of high quality and diverse employment
opportunities by becoming the destination of choice for business and entrepreneurship,
including helping existing firms thrive and grow.
The redevelopment of these properties for a warehouse distribution centre/logistics
operation/fulfillment centre supports the creation of employment opportunities within the
City of Cambridge. This site has been planned for employment/industrial uses since
2015. The proposal further supports the objective that Cambridge is destination of
choice for businesses.

Comments
The subject properties are designated as Employment Corridor and Natural Open
Space System in the City’s Official Plan. The Employment Corridor designation is
intended to provide prime locations for prestige employment uses and are expected to
display a high standard of site design. The Natural Open Space System designated
portion of the property is not subject to the MZO. These designations generally support
the proposal, screening the loading spaces from the properties along the south side of
Old Mill Road and screening the transport trailer parking from Highway 401 are to be
refined at the site plan stage; however a Minister’s Zoning Order is not required to
conform to the City’s Official Plan.
Without a Minister’s Zoning Order, this property would require submission of an Official
Plan and Zoning amendment with public consultation.
If Council supports a MZO for this property, the property owner will need to submit a
future site plan application, including supporting studies such as:
•

Scoped Environmental Impact Study to assess potential impacts on and to define
environmental buffers contiguous to the natural heritage system associated with
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Blair Creek and Fountain Street and particularly, managing the water budget,
stormwater management and any modifications to the Fountain Street Swale
•

Traffic Impact Study

•

Urban Design Brief

•

Scoped Heritage Impact Assessment due to this properties’ location within the
Blair Heritage Conservation District.

•

Stormwater Management Analysis and Implementation Plan

•

Noise study

The conclusion from the planning justification report that was submitted for
consideration is included as Attachment 3, and a graphic showing the land use
compatibility following the Provincial D-6 guidelines regarding separation of new
industrial uses from existing sensitive residential uses has been included as Attachment
4.
Processing the official plan and zoning amendments with the additional required public
consultation could take more than one year. If an MZO is in place, the studies, reports
and necessary plans will be submitted with the site plan application, expediting the
process that could allow building permits to be issued sooner. Also, site plan
applications are not subject to public consultation.
If Council does not accept staff’s recommendations Broccolini Real Estate Group would
have to apply for an Official Plan and Zoning By-law amendment, possibly losing out on
this prospective tenant.

Existing Policy/By-Law
Planning Act
Section 47(1) of the Planning Act permits the Minister to exercise any of the powers
granted to Councils by sections 34 (zoning), 38 (interim control) or 39 (temporary use)
without the requirement to carry out public consultation and the zoning order subject is
not subject to appeal to the Local Planning Appeal Tribunal.
The Minister of Municipal Affairs and Housing is not required by legislation to give notice
or consult with a municipality prior to enacting a Minister’s Zoning Order (MZO).
Broccolini Real Estate Group is requesting Council endorsement of their MZO as part of
their application to the Ministry.
The following is a summary of Minister’s Zoning Orders (MZO) based upon information
in a frequently asked questions document prepared by the Ministry of Municipal Affairs
and Housing:

109

•

A Minister’s zoning order controls the use of land and sets specific requirements
for new development, such as minimum lot sizes, frontages, access and
servicing requirements. A zoning order may also restrict certain types of
development. Zoning Orders are common in areas without municipal
organization and within areas covered by the Parkway Belt West Plan. An MZO
could potentially be used to control land use in any area of the province.

Bill 197 COVID-19 Economic Recovery Act, 2020
This Bill received Royal Assent on July 21, 2020 and included amendments in relation
to Minister’s Zoning Orders. The amendments gave the Minister enhanced ordermaking powers related to specified land, being lands located outside of the Greenbelt.
The City of Cambridge is located outside of the Greenbelt and therefore the Minister
could apply a Zoning Order and other enhanced powers in this municipality. The
legislation also permits these enhanced powers to apply to Ministerial approval of site
plans to implement the Minister’s Zoning Order. Broccolini Real Estate Group is not
requesting the Minister to approve related site plans for their proposed development of
this site.
Region of Waterloo Official Plan
The subject lands are designated Greenfield Area within the Urban Area Boundary of
the Regional Official Plan. The site is required to be planned and developed to achieve
an employment density of 40 jobs per hectare and provide linkages within 450 metres of
transit stops. Based on the size of the properties (29.8 hectares) 1,192 jobs would need
to be provided to achieve the planned employment density. Between 700 and 1400 jobs
are anticipated to be created depending on the season, and many jobs will be created
throughout the development and construction of this site.
City of Cambridge Official Plan
Section 2.13.3 of the City’s Official Plan includes the following policies related to Lands
designated as Employment Corridor within the Blair Business Park:
a) A scoped Environmental Impact Statement to assess potential impacts on and to
define environmental buffers contiguous to the natural heritage system
associated with Blair Creek and Fountain Street and particularly, managing the
water budget, stormwater management and any modifications to the Fountain
Street Swale;
b) A Stormwater Management Analysis and Implementation Plan to address the
findings of the Blair, Bechtel and Bauman Subwatershed Plan including the
impervious Cover Limits (ICLs) to provide at-source stormwater management to
address water quality and quantity, while minimizing end-of-pipe solutions. This
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analysis should examine the maximization of infiltration, including dry wells,
infiltration galleries, and perforated pipe alternatives;
c) A Traffic Impact Analysis identifying how the development of these lands will
impact the local and Regional road network. This impact analysis must address
the issue of traffic impacts to the Blair Village Area, whereby no significant
increases in the volume of traffic on Blair Road will be permitted as a result of the
development. The traffic impact analysis is approved by Council;
d) A detailed site plan analysis specifying the coverage of the lands, whereby the
total will not exceed 35% coverage for the lands bounded by Highway 401,
Morningside Drive and Fountain Street; and will not exceed 25% lot coverage for
the lands bounded by Highway 401, Old Mill Road, Dickie Settlement Road and
Fountain Street. Coverage shall include all hard surface areas, including but not
limited to roads, sidewalks, walkways, parking area, driveways, and buildings.
The maximum Impervious Cover Limits may be increased through innovative and
proved (quantity and quality) techniques to the satisfaction of the City and the
GRCA; and
e) Buffers shall be incorporated into developments for future business park land
uses where possible, particularly for those lands located on the west side of
Morningside Drive, the north side of Fountain Street, the north side of Old Mill
Road, and the west side of Dickie Settlement Road north of Old Mill Road. These
buffers are to provide a visual and sound screen between the future business
park land uses, particularly respecting the residences on Morningside Drive,
Highgrove Court and Old Mill Road. It is anticipated that these buffers will
constitute a combination of berms and landscaping and not be in the form of
walls or barriers to ensure a natural buffer between potentially incompatible land
uses.
A Minister’s Zoning Order is not required to conform to the Regional Official Plan or
City’s Official Plan. City staff would continue to work with the developer on implementing
the above policies.
City of Cambridge Zoning By-law
128 and 134 Old Mill Rd
The above-mentioned properties are currently zoned RR1 (Rural Residential), which
allow a single detached dwelling, limited farming activities and accessory buildings (i.e.
sheds, garages, etc.). The zoning of these properties would change from RR1 to M1
(General Industrial) with site specifics for parking and planting strip reductions under the
Minister’s Zoning Order. The existing dwellings and accessory buildings would be
demolished in order for the site to be developed.

111

140 Old Mill Rd

This property was subject to the Millgate subdivision in 2015. The subdivision had a
total lot area of 25.61 hectare (63.28 acres) and consisted of 14 industrial lots with a
total area of 16.45 hectare (40.65 acres). The remaining lot area was used for open
space, stormwater management, future development, road widenings and roads. The
property is currently zoned OS1 (Open Space), (H)(H1) M1 S.4.1.296 (Site Specific
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General Industrial with two Holding provisions) and (H)(H1)(H2)M1 S.4.1.296 (Site
Specific General Industrial with three Holding provisions).
The OS1 zoned sections of the property at the corner of Fountain St S and Dickie
Settlement Rd is to be rezoned through the MZO to M1 (general industrial) with the site
specifics for parking and planting strip reductions in order to accommodate the
proposed development.

The subject property is primarily zoned (H)(H1) M1 S.4.1.296, which prohibits a
stamping operation, allows daycare subject to the submission of traffic and noise
studies, and requires that the lands have secured access and connected to the Blair
Pumping Station for sanitary services. As mentioned the property would be rezoned to
M1 with a site specific for parking and planting strip reductions under the MZO. If the
holdings were removed under the current zoning, 20% of the lot area would need to be
provided as a parking lot, and a 3m (9.84ft) planting strip would need to be provided
along Old Mill Rd. The site specifics requested would reduce these requirements to
10% of the lot area and allow a 1m (3.28ft) planting strip along Old Mill Rd.
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A section of the property adjacent to the RR1 zoned properties at 128 and 134 Old Mill
Rd is zoned (H) (H1) (H2) M1 S.4.1.296. In addition to prohibiting a stamping operation,
allowing a daycare subject to studies and requiring connection to the Blair Pumping
Station, an acoustical noise study was also required due to its proximity to the abutting
residential uses at 128 and 135 Old Mill Rd. This section would also be rezoned to the
M1 site specific requested through the MZO. This noise study will still be required for
the latest development proposal.
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0 Old Mill Rd

0 Old Mill Rd is located to the west of 140 Old Mill Rd and is directly behind (to the
north) 228 Old Mill Road. The property is currently zoned A1 S.4.1.63 (Agricultural) with
a site specific that prohibits dwellings on the property. The majority of this property
would also be rezoned to the M1 site specific requested through the MZO. A portion of
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the property to the north would remain unaffected in order to continue the open space
buffer.
228 Old Mill Rd

228 Old Mill Rd is currently zoned RR1 (Rural Residential), which allow a single
detached dwelling, limited farming activities and accessory buildings (i.e. sheds,
garages, etc.). The zoning would change from RR1 to M1 (General Industrial) with the
above-mentioned site specifics under the Minister’s Zoning Order. The existing dwelling
and accessory buildings would be demolished in order for the site to be developed.

Financial Impact
MZO requests are new for Cambridge and the City does not have an approved fee for
the City’s involvement in the next steps for this request. A formal application would not
be required if Council supports proceeding with this initiative, City revenue in the
amount of $22,000 would not be received. If a Minister’s Zoning Order is eventually
enacted for these properties, site plan and building permit applications will be required.
Site Plan applications for this type of proposal currently cost $13,460, building permit
fees for the building as proposed will cost $1,090,982 and development charges for the
amount of $5,968,742 based on the City’s current rates.

Public Input
Posted publicly as part of the report process.
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Internal/External Consultation
The draft MZO attached to this report has been shared with Legal Services,
Development Engineering, Transportation, Economic Development, Public Works,
Planning Services, and Parks Operations business units. External agencies will be
informed about the regulations in the draft MZO attached to this report as part of the
next steps if Council agrees with proceeding with a Minister’s Zoning Order for this
property.

Conclusion
If directed by Council, City staff will work with Broccolini Real Estate Group to
implement the Minister’s Zoning Order through a future Site Plan application as
generally depicted on the concept plans attached to this report. This approach would
result in an expedited process for the future development of this site.
The development of this site for a Warehouse and Distribution Centre/logistics
operation/fulfillment centre aligns with the objectives and policy framework in the City’s
Official Plan, Strategic Plan and the zoning currently in place. The proposed warehouse
will employ between 700 people during the regular season (between March and
October), 1,400 people during the peak season (between November and February) and
many jobs in construction and professional services.
Without a Minister’s Zoning Order, Broccolini Real Estate Group would be required to
submit Official Plan and zoning by-law amendments and carry our required public
consultation. Processing those applications could take more than one year. The MZO
would expedite this process, and the required studies and reports will be assessed at
the site plan stage.
The redevelopment of these properties for a warehouse distribution centre/logistics
operation/fulfillment centre supports the creation of employment opportunities within the
City of Cambridge. This site has been planned for employment/industrial uses since
2015. The proposal further supports the objective that Cambridge is destination of
choice for businesses.
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Signature
Division Approval

Name: Elaine Brunn Shaw
Title: Chief Planner

Departmental Approval

Name: Hardy Bromberg
Title: Deputy City Manager, Community Development

City Manager Approval

Name: David Calder
Title: City Manager

Attachments
1. Letter from Broccolini Real Estate Group
2. Site Concept and Elevations
3. Planning Justification Report - Conclusion
4. Guideline D-6 Setbacks
5. Draft Minister’s Zoning Order
6. Sample list of Minister’s Zoning Orders
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Attachment 1 – Letter from Broccolini Real Estate Group
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Attachment 2 - Site Concept and Elevations
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Attachment 3 - Planning Justification Report - Conclusion
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Attachment 4 - Guideline D-6 Setbacks
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Attachment 5 - Draft Minister’s Zoning Order
Application:
1.

This Order applies to lands in the City of Cambridge, in the Regional
Municipality of Waterloo, in the Province of Ontario, being:
128 Old Mill Road – PIN 03771-0023, Part Lot 6, Beasley’s Old
Survey, Township of Waterloo, Cambridge
134 Old Mill Road – PIN 03771-0022, Part Lot 6, Beasley’s Old
Survey, Township of Waterloo, Cambridge
140 Old Mill Road – PIN 03771-0100, Part Lot 6, Beasley’s Old
Survey, Being Part 1 on 58R-17586, City of Cambridge
228 Old Mill Road – PIN 03771-0020, Part Lot 7, Beasley’s Old
Survey, Township of Waterloo, Being Part 2, 67R-2307, Cambridge
0 Old Mill Road – PIN 03771-0091, Part Lots 6 and 7, Beasley’s Old
Survey, Township of Waterloo, Parts 1 and 3, 67R-2307, Cambridge.

Use of Land:
2. (1) Every use of land and every erection, location or use of any building
or structure is permitted on the lands referred to in section 1, as follows:
(a) All uses permitted in the M1 zone, excluding stamping operations
in accordance with By-law 112-15;
(b) Warehouse Distribution Centre/logistics operation/fulfillment
centre which means a building, structure or part thereof, for the
storage and/or distribution of goods and may include and the
temporary on-site storage of commercial motor vehicles (i.e.
trucks, tractors and/or trailers) for freight handling including the
pick-up, delivery and transitory storage of goods incidental to
motor freight shipment directly related to the permitted use; and
(c) Office which means a building, structure or part thereof, used for
the executive or administrative business operations of the
Warehouse Distribution Centre/logistics operation/fulfillment
centre.
(2) Only the following regulations shall apply to the Subject Land for the
Warehouse Distribution Centre/logistics operation/fulfillment centre and
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office use, whereby Dickie Settlement Road is the Front Yard, and Fountain
Street and Old Mill Road are Exterior Side Yards:
1. Minimum Lot Frontage: 50 metres
2. Minimum Lot Area: 5,000 square metres
3. Minimum front yard: 12 metres
4. Minimum Exterior Side Yard: 12
5. Minimum Yard abutting Highway 401: 14 metres
6. Maximum Building Height: 15 metres
7. Minimum Planting Strip for Exterior Lot Lines Abutting a Municipal
Road Allowance: 3 metres, except the Minimum Planting Strip along
Old Mill Road: 1 metre
8. Minimum Parking Areas: an area equivalent to 10% of the lot area
shall be provided as a parking lot and shall be provided in addition to
any parking spaces or parking lot used or reserved for the purpose of
commercial motor vehicles (i.e. trucks, tractors and/or trailers)
9. Minimum Loading Areas: 1 loading space for each 2,000 square
metres of gross floor area or part thereof
Effect of Order:
3. (1) Every use of land and every erection, location or use of any building
or structure shall be in accordance with this Order.
(2) Nothing in this Order prevents the use of any land, building or structure
for any use prohibited by this Order if the land, building or structure is
lawfully so used on the day this Order comes into force.
(3) Nothing in this Order prevents the reconstruction of any building or
structure that is damaged or destroyed by causes beyond the control of the
owner if the dimensions of the original building or structure are not
increased and its original use is not altered.
(4) Nothing in this Order prevents the strengthening or restoration to a safe
condition of any building or structure.
Deemed By-law:
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4. This Order is deemed for all purposes, except for the purposes of section
24 of the Act, to be a by-law by the council of the municipality in which the
land to which that portion of the Order applies is situated, and to be in force
in that municipality.
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Attachment 6 – Sample list of Minister’s Zoning Orders
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