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1

Introduction

On behalf of our client, Pureland Investments Inc., please accept this Planning Justification
Report (hereinafter referred to as “Report”) regarding the proposed redevelopment of the
property municipally known as 200 Dundas Street South in the City of Cambridge.
As shown on the proposed Site Plan submitted as part of a complete package, our client is
proposing to develop the subject property to accommodate a five (5) storey mixed-use building
consisting of 40 dwelling units and 3 commercial units on the ground floor. Currently, the existing
Official Plan land use designation and zoning of the subject property does not permit the
proposed development. As such, in order to advance this proposal our client is proposing a
combined Official Plan Amendment and Zoning By-Law Amendment as part of this submission.
A Pre-Consultation Application was previously completed the related comments and submission
requirements provided on November 24, 2020.
This Planning Justification Report provides an overview of our client’s property, the surrounding
area, the currently applicable planning controls, and the proposed Official Plan and Zoning ByLaw Amendment. Land use planning rationale/justification and recommendations regarding the
subject application are also provided.
Based on our review of the applicable land use policies and regulations, the proposed Official
Plan and Zoning By-Law Amendment, in our opinion, both have regard for the “Matters of
Provincial Interest” defined by the Planning Act, is consistent with the Provincial Policy
Statement, is in conformity with the Growth Plan for the Greater Golden Horseshoe, the Region
of Waterloo Official Plan, the City of Cambridge Official Plan and Zoning By-Law.
Further, it is our opinion that proposed development makes efficient use of vacant land and
contributes to the City of Cambridge housing stock by way of a medium-density, mixed-use
development. Based on the foregoing, it is our opinion that the proposed development
represents good planning and is appropriate for the subject property and surrounding area.

2

Site Location and Context

2.1

Municipal Address and Legal Description

The subject property is known municipally as 200 Dundas Street South in the City of Cambridge.
The legal address of the subject property is Part of Lot 5 and 6, Concession 10, North Dumfries
Part 4, Reference Plan 67R-2837, Cambridge.

2.2

Description of the Subject Property

The subject property is approximately 2,962.0 square metres (31,882 square feet) in area with
60.25 metres (197 feet) of frontage on Dundas Street South. It is located approximately 110
metres northwest of the Dundas Street South and Franklin Boulevard intersection/roundabout.
Figures 1 to 4 inclusive display the current site conditions of the subject property. The subject
property currently features a two (2) storey vacant building and a surface parking lot. Shrubbery
currently exists along the western, eastern and southern perimeter of the subject property.
A restaurant, Fast Eddie’s Hamburgers, is adjacent to the subject property to the west. A
pharmacy, Medic Pharmacy along with physician offices, is adjacent to the east. Low density
residential development exists adjacent to the subject property to the south. Directly across
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Dundas Street South exists parking for nearby commercial uses, including a TD Canada Trust
Branch and a plaza containing a Zehrs and a Home Hardware Building Centre.

Figure 1: Site Conditions, No.1 (Source: Google Earth)

Figure 2: Site Conditions, No.2 (Source: Google Earth)
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Figure 3: Street View, Looking Southwest (Source: Google Earth)

Figure 4: Street View, Looking Southeast (Source: Google Earth)

2.3

Neighbourhood Context

The subject property is located within the Dundas Street South corridor. A variety of commercial
uses and restaurant uses currently exist within this corridor, as shown in Figure 5. Some of
these uses include Sherwin-Williams Paint Store, Dino’s Pizza, Rogers, Swiss Chalet,

February 8, 2022

3

IBI GROUP FINAL
PLANNING JUSTIFICATION REPORT
200 DUNDAS STREET SOUTH, CAMBRIDGE
Prepared for Pureland Investments Inc.

Dollarama, the LCBO, Zehrs, Home Hardware and Twice the Deal Pizza. Multiple financial
institutions also exist in proximity to the subject property, including RBC, TD Canada Trust, and
Scotiabank. Some of these businesses are located within the community commercial, known as
‘South Cambridge Shopping Centre’ located across Dundas Street. Several uses intended to
accommodate car maintenance/servicing are also located nearby, such as Take 5 Oil Change
and Klotz Auto Repair and Engine Machine Shop.
Beyond the Dundas Street South Corridor, low density residential predominantly exists north of
Franklin Boulevard. Existing medium density residential developments, Clarion Co-operative
Homes Inc. (a housing co-operative), and Lusitania Villas of Cambridge (a housing co-operative)
exists southeast of the intersection of Dundas Street South and Franklin Boulevard.

Figure 5: Neighbourhood Context (Source: Google Maps)

3

Proposed Development

3.1

Overview of Development Concept

Our client is proposing the development of a five (5) storey mixed-use development with 40
dwelling units above the ground floor and three (3) commercial units on the ground floor, as
displayed in Figure 6. The three commercial units range in size from approximately 131 square
metres (1,410 square feet) up to 160.0 square metres (1,720 square feet) of gross leasable
commercial floor area.
In terms of the residential units, 40 dwelling units above the ground floor are being proposed
from Floors 2 to 5. More specifically, there will be a total of 10 dwelling units per floor, with a mix
of five (5) one-bedroom plus den units and five (5) two-bedroom units on each floor. Based on
the lot area of 2,962 m2, the proposed development contemplates a maximum density of 136

February 8, 2022

4

IBI GROUP FINAL
PLANNING JUSTIFICATION REPORT
200 DUNDAS STREET SOUTH, CAMBRIDGE
Prepared for Pureland Investments Inc.

units per hectare. Each dwelling unit includes a private balcony, which are proposed for units
facing Dundas Street South and the rear yard. Common amenity space for the proposed
residential units is located in the basement of the proposed development, which includes a
games room, gym, and party room.
The proposed development includes 69 parking spaces which includes four (4) spaces allocated
for barrier-free parking. This includes two (2) Type “A” accessible parking space and two (2)
Type “B” accessible parking spaces. The proposed development features one (1) level of
underground parking, with its access located to the rear of the subject property. There are 33
underground parking spaces (including two barrier free spaces) and 36 surface parking spaces
(including two barrier free spaces).
The proposed development also contemplates the inclusion of six (6) short-term bicycle storage
spaces in the front yard. In order to support the function of the commercial units, one (1) loading
space is proposed in the southwest corner of the subject property.
As shown in the Figures below, a preliminary Site Plan and Building Elevations have been
prepared for this submission by AAA Architects Inc. These plans can also be found enclosed.

Figure 6: Preliminary Site Plan prepared by AAA Architects Inc.
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Figure 7: North Building Elevation prepared by AAA Architects Inc.

3.2

Proposed Land Use Planning Applications

This section of the Planning Justification Report discusses the land use planning approvals
required to accommodate the proposed development concept. The subject property requires an
Official Plan Amendment and Zoning By-Law Amendment to advance the proposed
development. It is also understood that Site Plan Application is also required to advance the
proposed development following the Official Plan Amendment and Zoning By-Law Amendment
approval.

3.2.1

Official Plan Amendment

As described in Section 4.5.3 of this Report, an application for an Official Plan Amendment is
required given that the proposed development does not conform to the permitted density
requirements outlined in the ‘Low/Medium Density Residential’ land use designation. Currently,
the Official Plan permits a maximum of 40 dwelling units per hectare on the subject property,
whereas this application proposes 136 dwelling units per hectare.
As such, we are proposing to redesignate the subject property from ‘Low/Medium Density
Residential’ to ‘High Density Residential’. It is understood that density in the ‘High Density
Residential’ designation is determined based on the maximum permitted FSI of 2.0. The proposed
development contemplates an FSI of 1.363, which meets the permitted FSI. Please refer to
Section 4.5.3 of this Report for more detail relating to the proposed Official Plan Amendment.

3.2.2

Zoning By-Law Amendment

As described in Section 4.7 of this Report, a Zoning By-Law Amendment will be required to
permit the proposed development. More specifically, our client is proposing to rezone the subject
property from ‘C2’ to ‘C2RM3 with Site-Specific Exceptions’. It is understood that the proposed
‘Compound Zone’ is typically used for mixed-use developments in the City of Cambridge to
accommodate a combination of commercial and residential uses.
Based on our review of the applicable planning controls and similar Zoning By-Law Amendment
approaches in the City, it is proposed that the existing ‘C2’ Zone be rezoned to ‘C2RM3 with
Site-Specific Exemptions’. The proposed ‘C2RM3’ compound zoning will allow for the multiple
residential dwelling units to be permitted with commercial uses in a mixed-use development
based on the applicant’s proposed density. The Site-Specific Exceptions are as follows:
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Permit the use of a ground floor Shopping Centre (defined as three or more commercial
units in the Cambridge Zoning By-Law) on the subject property;



Permit a minimum front yard setback of 3.0 metres, whereas the Zoning By-Law
requires a setback of 6.0 metres;



Permit a maximum density of 136 units per hectare, whereas the Zoning By-Law
requires a maximum of 75 units per hectare;



Permit a minimum interior side yard setback of 3.0 metres, whereas the Zoning By-Law
requires 7.5 metres;



Permit a minimum landscaped open space of 28.7%, where as the Zoning By-Law
requires 30.0%;



Permit a reduce parking rate of 4.3 spaces per 100 m2 of gross leasable commercial
floor area for the proposed ground floor Shopping Centre component, whereas the
Zoning By-Law requires a parking rate of 5.0 spaces per 100 m2 of gross leasable
commercial floor area, and;



Permit a maximum of one commercial unit having a maximum commercial gross
leasable area of 160 square metres for a Restaurant use.

3.2.3

Site Plan Application

The proposed development will be subject to Site Plan review and approval by the City of
Cambridge. It is anticipated that the formal Site Plan application will be advanced following the
initial review of the combined Official Plan and Zoning By-Law Amendment application by City,
technical agencies, consultation with City Council and area residents. It is understood that final
approval of the Official Plan and Zoning By-Law Amendment application with no appeals will be
required prior to the approval of the Site Plan application.

4

Existing Planning Controls

This section of the Planning Justification Report provides an overview of the land use policy
applicable to the subject property, include the Planning Act, the Provincial Policy Statement, the
Growth Plan for the Greater Golden Horseshoe, the Region of Waterloo Official Plan, the City of
Cambridge Official Plan, and the City of Cambridge Zoning By-Law.

4.1

Planning Act

The Planning Act, R.S.O. 1990 sets out the legislative framework for land use planning in
Ontario and provides the authority for the Minister of Municipal Affairs and Housing to issue
policy statements and plans to guide land use planning and development in the province. The
Act also sets out the legislative framework for local land use planning tools and plans, including
Official Plans, Zoning By-Laws and Site Plan Approvals.

4.1.1

Matters of Provincial Interest

Section 2 of the Planning Act sets out various “Matters of Provincial interest” which decisionmakers must have regard to in carrying out their duties under the Act. These matters are
summarized and addressed in the following table.

February 8, 2022
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Provincial Interest

Demonstration of Regard

a) The protection of ecological systems,
including natural areas, features and
functions;

The only natural areas/features currently
existing on the subject property is shrubbery
located along the southern, eastern, and
western perimeter. Landscaped buffers are
currently proposed in these areas, which will
enhance the natural features on the property.

b) The protection of agricultural resources
of the Province;

No agricultural resources will be lost as a
result of the proposed development.

c) The conservation and management of
natural resources and the mineral
resource base;

The conservation and management of natural
resources and the mineral resource base is
not expected to be impacted by the proposed
development.

d) The conservation of features of
significant architectural, cultural,
historical, archaeological or scientific
interest;

No features of significant architectural,
cultural, historical, archaeological, or scientific
interest will be impacted by the proposed
development.

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

The subject property is a currently vacant lot
located within the City’s Built-Up Area. The
proposed development represents an efficient
use of the existing supply of water to the
subject lands and surrounding community.

f)

Existing infrastructure will be used to service
the proposed development. As the subject
property is located within the City’s Built-Up
Area, the proposed development represents
an efficient use of existing services.

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

g) The minimization of waste;

The proposed development is located within
the existing Built-Up area and is proposed to
be connected to existing transportation and
servicing infrastructure and does not
proposed the expansion of infrastructure or
the loss of greenfield land.

h) The orderly development of safe and
healthy communities;

The proposed development is located on a
vacant lot within the City’s Built-Up Area,
along a Regional Road in proximity to a
variety of uses within the Dundas Street
South corridor. As a result, it facilitates orderly
development within the City of Cambridge.
The proposed development facilitates the
intensification of an underutilized property
within the existing urban area and within an
identified community node

h.1) The accessibility for persons with
disabilities to all facilities, services, and
matters to which this Act applies;

The proposed development conforms to the
standards and regulations of the Accessibility
for Ontarians with Disabilities Act (AODA),
2005 and the Ontario Building Code.
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Provincial Interest

Demonstration of Regard
The proposed development provides two (2)
Type “A” barrier-free parking spaces and two
(2) Type “B” barrier-free parking spaces,
which meets the requirements of the AODA.

February 8, 2022

i)

The adequate provision and distribution
of educational, health, social, cultural,
and recreational facilities;

This matter of provincial interest is not
considered applicable to this application.

j)

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

The proposed development does not provide
residential development, therefore this matter
of provincial interest is not considered
applicable to this application.

k) The adequate provision of employment
opportunities;

The proposed development will provide
employment opportunities through the
creation of three (3) commercial uses.

l)

The mix of commercial and residential uses
on the subject property will contribute to and
protect the financial and economic well-being
of the Province and City of Cambridge.

The protection of the financial and
economic well-being of the Province and
its municipalities;

m) The co-ordination of planning activities of
public bodies;

The proposed development implements and
considers the applicable Provincial and local
planning framework.

n) The resolution of planning conflicts
involving public and private interests;

The proposed development will contribute to
the housing stock in the City and was been
designed to consider the surrounding uses in
the area.

o) The protection of public health and
safety;

The proposed development will promote the
protection of public health and safety by
conforming to the requirements of the OBC
and the AODA.

p) The appropriate location of growth and
development;

The proposed development is located on a
vacant lot within the City’s Built-Up Area and
along an Arterial Road near other commercial
uses and a residential neighbourhood. In our
opinion, this is the appropriate location for this
type of development.

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

The proposed development supports public
transit use through its location nearby various
Grand River Transit (GRT) bus stops which
service routes 50, 54, and flex route 59.

r)

The proposed development will feature highquality architectural design and will
complement and enhance the existing
character of the surrounding neighbourhood.

The promotion of built form that, i) is
well-designed, ii) encourages a sense of
place, and iii) provides for public spaces
that are of high quality, safe, accessible,
attractive, and vibrant.
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Provincial Interest

Demonstration of Regard

s) The mitigation of greenhouse gas
emissions and adaptation to a changing
climate.

Given the proposed development is located
directly adjacent a community commercial
shopping centre including several other
surrounding commercial uses beyond the
centre and is located on a Regional transit
route, there can be less dependency on
automobiles for travel by future residents of
this proposed development.

It is our professional opinion that the proposed development has regard for the “Matters of
Provincial Interest” as required by the Planning Act.

4.1.2

Official Plan and Zoning By-Law Amendments

The Planning Act establishes the legislative basis for Official Plan and Zoning By-Law
Amendment applications. The proposed applications are being requested pursuant to:


Section 16 of the Planning Act, which establishes the legislative basis for Official Plan
Amendments; and



Section 34 of the Planning Act, which establishes the legislative basis for Zoning By-Law
Amendments

4.2

Provincial Policy Statement

The Provincial Policy Statement (PPS), 2020, the latest version was issued under Section 3 of the
Planning Act and came into effect on May 1, 2020. It replaced the previous version of the PPS,
issued in 2014. Approval authorities, in carrying out their responsibilities under the Planning Act,
are to ensure that their decisions “are consistent with” the PPS.
The PPS provides policy direction on “Matters of Provincial Interest” related to land use planning,
which supports the Provincial goal of enhancing the quality of life for all citizens of Ontario. The
focus of the PPS is building strong communities, a clean and healthy environment, and supporting
sustainable economic growth by directing development to existing settlement areas, encouraging
efficient and cost-effective land use development patterns, and protecting natural resources for
the long term.
The PPS is to be read in its entirety and applicable policies are to be applied to specific
situations/applications. The following table provides a summary of relevant policies of the PPS
and describes how the proposed development is consistent with this policy direction.
Policy
Policy
Discussion of Consistency
No.
Managing and Directing Land Use to Achieve Efficient and Resilient Development and
Land Use Patterns
1.1.1
Healthy, livable 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;

February 8, 2022
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facilitates intensification
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Policy
No.

Policy

Discussion of Consistency
efficient use of land and
infrastructure.

b) accommodating an appropriate
range and mix of residential
(including second units, affordable
housing and housing for older
persons), employment (including
industrial and commercial),
institutional (including places of
worship, cemeteries and longterm care homes), recreation,
park and open space, and other
uses to meet long-term needs;

b) The proposed development
will add to the mix and range
of uses in the City by
providing 40 residential
dwellings. The proposed
residential uses will be
located in proximity to a
range of uses along the
Dundas St. S. corridor.

c) avoiding development and land
use patterns which may cause
environmental or public health
and safety concerns;

c) It is not anticipated that the
proposed development will
cause an environmental or
public health and safety
concern. The proposed
development will conform to
the requirements of the OBC
and the AODA.
The proposed development
provides two (2) Type “A”
barrier-free parking space
and two (2) Type “B” barrierfree parking space, which
meets the requirements of
the AODA.

February 8, 2022

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;

d) It is not anticipated that the
proposed development would
prevent the efficient
expansion of settlement
areas.

e) promoting the integration of land
use planning, growth
management, transit-supportive
development, intensification and
infrastructure planning to achieve
cost-effective development
patterns, optimization of transit
investments, and standards to
minimize land consumption and
servicing costs;

e) The subject property is
currently vacant and located
within the City’s Built-Up
Area. As a result, the
proposed development
promotes a cost-effective
development pattern and
intensification on a Regional
transit route, which will
minimize land consumption
and servicing costs.

f)

f)

improving accessibility for persons
with disabilities and older persons

The proposed development
conforms to the standards
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Policy
No.

Policy

Discussion of Consistency
by identifying, preventing and
removing land use barriers which
restrict their full participation in
society;

g) ensuring that necessary
infrastructure, electricity
generation facilities and
transmission and distribution
systems, and public service
facilities are or will be available to
meet current and projected needs;
and
h) promoting development and land
use patterns that conserve
biodiversity; and

i)

consider the impacts of a
changing climate.

Settlement Areas
1.1.3.1
Settlement areas shall be the focus of
growth and development, and their vitality
and regeneration shall be promoted.
1.1.3.2
Land use patterns within settlement areas
shall be based on densities and a mix of
land uses which:

February 8, 2022

and regulations of the AODA
2005 and the Ontario Building
Code.
The proposed development
provides two (2) Type “A”
barrier-free parking space
and two (2) Type “B” barrierfree parking space, which
meets the requirements of
the AODA.
g) The necessary infrastructure
currently exists to support the
servicing of the proposed
development.

h) Through its location within the
City’s Built-Up Area, the
proposed development
supports a sustainable
development and land use
pattern.
i)

It is not anticipated that the
proposed development will in
any measurable way impact
climate change factors or
considerations.

The proposed development facilitates
minor intensification within the City’s
Built-Up Area.

a) efficiently use land and resources;

a) As the subject property is a
currently vacant lot within the
City’s Built-Up Area, the
proposed development
represents an efficient use of
land resources.

b) are appropriate for, and efficiently
use, the infrastructure and public
service facilities which are
planned or available, and avoid

b) The proposed development
makes efficient use of the
existing available
infrastructure and public
service facilities.
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Policy
No.

Policy

Discussion of Consistency
the need for their unjustified
and/or uneconomical expansion;

c) minimize negative impacts to air
quality and promote energy
efficiency;
d) prepare for the impacts of a
changing climate;

c) This policy is considered not
directly applicable to the
proposed development.
d) It is not anticipated that the
proposed development will
need to consider the impacts
of a changing climate. The
proposed development will be
built in accordance with the
OBC.

e) support active transportation;

e) The subject property is
located in walking distance to
a variety of other commercial
and institutional uses, as well
as a residential
neighbourhood. The
proposed development will
also connect to the existing
municipal sidewalk system.

f)

f)

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

g) are freight-supportive.

The subject property is
located nearby various GRT
bus stops servicing routes 50,
54, and flex route 59.

g) The proposed development
provides a one (1) loading
space, which allows the
proposal to be freightsupportive.

Housing
1.4.1
To provide for an appropriate range and
mix of housing types and densities
required to meet projected requirements
of current and future residents of the
regional market area, planning authorities
shall:
a) maintain at all times the ability to
accommodate residential growth
for a minimum of 15 years through
residential intensification and
redevelopment and, if necessary,
lands which are designated and
available for residential
development; and,

February 8, 2022

The proposed development will assist
the City of Cambridge in meeting this
policy requirement, as it will add 40
dwellings to the City’s housing stock.
Given that a mix of apartment-style
suites are contemplated, the
proposed development will
supplement the mix and range of
residential dwellings in the City.
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Policy
No.

Policy

Discussion of Consistency

b) maintain at all times where new
development is to occur, land with
servicing capacity sufficient to
provide at least a three-year
supply of residential units
available through lands suitably
zoned to facilitate residential
intensification and redevelopment,
and land in draft approved and
registered plans.
Sewage, Water and Stormwater
1.6.6.2
Municipal sewage services and municipal
water services are the preferred form of
servicing for settlement areas to support
protection of the environment and
minimize potential risks to human health
and safety. Within settlement areas with
existing municipal sewage services and
municipal water services, intensification
and redevelopment shall be promoted
wherever feasible to optimize the use of
the services.
1.6.6.7
Planning for stormwater management
shall:
a) be integrated with planning for
sewage and water services and
ensure that systems are
optimized, feasibly, and financially
viable over the long term;

The proposed development facilitates
intensification within a neighbourhood
with existing municipal services,
promoting the optimization of the use
of this infrastructure. See the
Functional Servicing Report enclosed
for more information related to this
policy.

The stormwater management of the
proposed development will
acknowledge and integrate policy
1.6.6.7 direction. Please see the
Stormwater Management Report
enclosed for more details.

b) minimize, or, where possible,
prevent increases in contaminant
loads;
c) minimize erosion and changes in
water balance, and prepare for
the impacts of a changing climate
through the effective management
of stormwater, including the use of
green infrastructure;
d) mitigate risks to human health,
safety, property, and the
environment;
e) maximize the extent and function
of vegetative and pervious
surfaces; and
f)

February 8, 2022

promote stormwater management
best practices, including
stormwater attenuation and reuse, water conservation and
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Policy
No.

Policy

Discussion of Consistency
efficiency, and low impact
development.

Transportation Systems
1.6.7.2
Efficient use should be made of existing
and planned infrastructure, including
through the use of transportation demand
management strategies, where feasible.
1.6.7.4
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.

The subject property is located along
Dundas Street South, which is an
existing Arterial Road.
The subject property is located within
proximity to a variety of commercial
and institutional uses, as well as a
residential neighbourhood, promoting
a land use mixture which could
support the minimization in the
number of vehicle trips and active
transportation.
The subject property is also located in
proximity to various GRT bus stops
with service routes 50, 54, and flex
route 59.

Based on the above analysis, it is our opinion that the proposed development is consistent with
the PPS.

4.3

Growth Plan for the Greater Golden Horseshoe

As the subject property is located within the Growth Plan for the Greater Golden Horseshoe
Area, any related planning decisions must conform to the applicable provisions of this Plan. The
Growth Plan sets out a long-term plan for growth and development within the Greater Golden
Horseshoe Area of Ontario. The current Growth Plan came into effect on August 28, 2020.
The Growth Plan contemplates a policy framework which will be implemented in the Region of
Waterloo by the next Municipal Comprehensive Review (Official Plan Review). Until this Review
is undertaken, planning applications within the Region will be considered in accordance with the
current Regional Official Plan. Section 1.2.1 of the Growth Plan sets out its guiding principles,
which include:

February 8, 2022



Supporting the achievement of complete communities that are designed to support
healthy and active living and meet people’s needs for daily living throughout an entire
lifetime;



Prioritizing intensification and higher densities in strategic growth areas to make efficient
use of land and infrastructure and support transit viability;



Provide flexibility to capitalize on new economic and employment opportunities as they
emerge, while providing certainty for traditional industries, including resource-based
sectors;



Improve the integration of land use planning with planning and investment in
infrastructure and public service facilities, including integrated service delivery through
community hubs, by all levels of government;



Support a range and mix of housing options, including additional residential units and
affordable housing, to serve all sizes, incomes, and ages of households;
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Provide for different approaches to manage growth that recognize the diversity of
communities in the GGH;



Protect and enhance natural heritage, hydrologic, and landform systems, features, and
functions;



Support and enhance the long-term viability and productivity of agriculture by protecting
prime agricultural areas and the agri-food network;



Conserve and promote cultural heritage resources to support the social, economic, and
cultural well-being of all communities, including First Nations and Métis communities;
and



Integrate climate change considerations into planning and managing growth such as
planning for more resilient communities and infrastructure – that are adaptive to the
impacts of a changing climate – and moving towards environmentally sustainable
communities by incorporating approaches to reduce greenhouse gas emissions.

In our opinion, the proposed development conforms to the guiding principles noted above for the
following reasons:


The proposed development facilitates intensification on an underutilized property within
the City of Cambridge’s Built-Up Area.



The proposed development will be supported by existing municipal services, promoting
the efficient use of this infrastructure.



The subject property is located within a ten (10) minute walk to bus stops servicing three
(3) GRT routes. The proposed development may support the viability of these routes.



The proposed development will add 40 residential dwellings to the City of Cambridge’s
housing stock, as well as 3 commercial units thus contributing to employment
opportunities.



The proposed development contemplates mixed-use development that is supported by
public transit and promotes intensification within a community node and regional road.



The proposed development is not anticipated to impact the Province’s agricultural
resources.



The proposed development is not anticipated to impact the Province’s cultural heritage
resources.



The proposed development will achieve a high standard of urban design and have
consideration for the surrounding lands.

Based on the foregoing, it is our opinion that the proposed development conforms to the Growth
Plan 2020.

4.4

Region of Waterloo Official Plan

The Regional Official Plan (ROP) sets out the policy direction of land use planning in the Region
of Waterloo over a 20-year planning horizon. The Ministry of Municipal Affairs and Housing
approved a new ROP in 2010. The decision was subsequently appealed to the Ontario
Municipal Board (OMB), who issued a decision in June 2015, allowing the ROP to come into full
force and effect. All planning decisions within the Region of Waterloo must conform to the ROP,
including the proposed Official Plan and Zoning By-Law Amendment application.
The ROP determines areas for growth and development, sets out population and employment
forecasts and density targets, establishes an Urban Boundary, promotes multi-modal
transportation options, and sets out policies to protect the Region’s valuable environmental and
agricultural resources.

February 8, 2022
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4.4.1

Urban Boundary and Built-Up Area

The ROP identified the subject property as being located within the Built-Up Area of the City of
Cambridge, as displayed in Figure 8. The Built-Up Area includes all lands within the built
boundary of the Region’s Urban Area and Township Areas as of June 16, 2006.
The ROP directs that 45 per cent of new residential development should be directed to the BuiltUp Area by the local municipalities in order to support the efficient use of land and physical and
community infrastructure/services. It is further stated that the Built-Up Area is mainly comprised
of established residential neighbourhoods which are not expected to experience a significant
amount of change within the horizon of the ROP. The proposed development will help satisfy the
Region’s density target for infilling, by providing context-appropriate intensification within the
existing Built-Up Area.
The proposed development conforms to the general policies of the ROP due to its location in the
Built-Up Area, which optimizes the use of municipal services, contributes to the creation of
complete communities, and respects the scale, character, and context of the surrounding
established neighbourhood.
Development within the Built-Up Area is subject to Policy 2.D.1 of the ROP, which is discussed
in the following table.
Policy

Discussion of Conformity

In preparing or reviewing planning studies, or in reviewing development applications
or site plans, the Region and/or Area Municipalities will ensure that development
occurring within the Urban Area is planned and developed in a manner that:
a) Supports the Planned Community
Structure described in this Plan;

The subject property provides minor
intensification within the Regional Urban
Boundary and supports the Planned
Community Structure described in the ROP.

b) Is serviced by a municipal drinkingwater supply system and a
municipal wastewater system;

The proposed development will be serviced by
municipal servicing infrastructure.

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;

The proposed development will make efficient
use of vacant and underutilized lands within a
major Regional corridor/intersection. The
proposed development aims to create a mixeduse development will complement the
surrounding land uses.
The subject property is located in
walking/cycling distance to a range of
commercial, retail, and institutional uses.
The subject property is also located in
proximity to various GRT bus stops with
service routes 50, 54, and flex route 59.

d) Protects the natural environment,
and surface water and groundwater
resources;

February 8, 2022

The proposed development is not anticipated
to have a significant impact on the natural
environment and surface water/groundwater
resources. Details related to stormwater
management for the proposed development
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Policy

Discussion of Conformity
will be finalized through later phases of
planning approvals.

e) Conserves cultural heritage
resources and supports the
adaptive reuse of historic buildings;

Cultural heritage resources and historic
buildings are not anticipated to be impacted by
the proposed development.

f)

The scale, character, and context of the
subject property of the surrounding
neighbourhood will be respected by the
proposed development based on the proposed
orientation, siting, and setbacks. Please see
the Urban Design Brief enclosed for further
details.

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

g) Facilitates residents’ access to
locally grown and other healthy
foods in neighbourhoods; and

The subject property is located within a short
driving distance to multiple grocery stores.

h) Promotes building designs and
orientations that incorporate energy
conservation features and the use
of alternative and/or renewable
energy systems.

Details related to the energy efficiency of the
proposed development will be finalized through
later stages of planning approvals.

Based on the above, it is our opinion that the proposed development conforms to the ROP and
is in keeping with the applicable policies.

Figure 8: Region of Waterloo Official Plan, Map 3a - Urban Area

February 8, 2022
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4.4.2

Wellhead Protection Area No. Four

Map 6a of the ROP indicates that the subject property is located with Wellhead Protection Area
No. Four (WPSA-4), as displayed in Figure 9. This designation “delineates medium sensitivity
areas found within the two-year time of travel to a municipal drinking water supply well.”
Category ‘A’ uses (Very High Risk Uses) are not permitted within areas designated WPSA-4.
These uses include waste treatment facilities, salvage yards, auto-wrecking yards, and bulk
storage of chemicals, or other hazardous substances. These uses are not currently provided in
the proposed development.
Additionally, Category ‘B’ uses (High Risk Uses) and Category ‘C’ uses (Moderate Risk Uses)
will not be permitted outside of the Build-Up Area within areas designated WPSA-4. When these
uses are already permitted by municipal Official Plans, they may be permitted within the
Regional Built-Up Area subject to further study.
Category ‘B’ uses include the bulk storage of road salt and snow disposal sites; various
manufacturing uses; commercial/industrial on-site dry cleaning; wood preservation and
treatment; gas stations; and the wholesale of cleaning products, pesticides, herbicides,
fungicides, and chemicals. Category ‘C’ uses also include various manufacturing uses; plus
textile/fabric finishing and fabric coating; printing and related support activities;
repair/maintenance of cars, electronic equipment, industrial and commercial machinery,
personal and household goods repair; golf courses; airports, train, and public transit terminals;
medical, health, and other laboratories (other than clinics generally associated with commercial
plazas); and recycling, recover, and remanufacturing of materials. Neither Category ‘B’ or
Category ‘C’ uses are currently incorporated into the proposed development.
Other permitted site elements subject to further study include underground parking garages,
individual wastewater treatment systems, private wells, pipelines, sewers, stormwater
management ponds (or other ponds). Plans of subdivision and vacant land condominiums may
also be permitted if additional studies are completed. The proposed development does
contemplate the development of one underground parking level.
It is understood that a valid Notice of Source Protection Plan Compliance (Section 59 Notice) is
required prior to formal application. Based on the Region’s TAPS website, a Risk Management
Plan is required for salt application based on the proposed development. As such, a Risk
Management Plan was prepared by IBI Group which can be found enclosed.
Note that a Notice of Source Water Protection Plan Compliance (Section 59 Notice) is enclosed
within this combined Official Plan and Zoning By-Law Amendment application. The Region’s
Risk Management Official provided the signed Section 59 Notice to the applicant after a
Provisional Risk Management Plan was prepared. The finalized Risk Management Plan will be
provided during the Site Plan Approval stage.
Based on our review, it is our opinion that the proposed Official Plan and Zoning By-Law
Amendment application conforms to the Region of Waterloo Official Plan.

4.5

City of Cambridge Official Plan

The City of Cambridge Official Plan sets out policies and land use designations to support the
long-term growth and development of the community. This Official Plan was approved on
November 21, 2012.

February 8, 2022
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Figure 9: Region of Waterloo Official Plan, Map 6a - Urban Area Source Water Protection Areas

4.5.1

Built-Up Area

The City of Cambridge Official Plan designates the subject property Built-Up Area, as displayed
in Figure 10. At least forty-five (45) per cent of residential development within the Region of
Waterloo is intended to occur within the Region’s Built-Up Area as a whole. Intensification will be
encouraged by the City of Cambridge throughout the Built-Up Area as part of the City’s growth
management strategy.
Policy 2.6.1.8 of the Official Plan states that “infill, intensification, and redevelopment within
existing neighbourhoods will be minor in nature and will be designed to respect existing
character and provide connections and linkages where possible.” The proposed development
will add 40 dwelling units on an underutilized property that is located within a major community
node and along a Regional Road and public transit route.
The following table summarizes the requirements considered for “intensification” within the BuiltUp Area outlined by Policy 2.6.1.6. The table also provides discussion on how the proposed
development addresses these requirements.
Criteria

Discussion of Conformity

Intensification within the built-up area will be planned and designed to:
a) Support vibrant neighbourhoods
through the inclusion of a diverse
and compatible mix of land uses
(including residential and
employment uses);

February 8, 2022

The proposed development facilitates the
development of currently vacant property and
introduces residential units and additional
commercial uses within the Dundas Street
South corridor, which may serve nearby
residents. The proposed development also
aims to achieve a mix of uses on the subject
property to complement the surrounding area.
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Criteria

Discussion of Conformity

b) Provide for a range and mix of
housing that takes into account
affordable housing needs;

The proposed development will provide 40
dwelling units that include one-bedroom plus
den and two-bedroom units. At this time, the
applicant is not considering affordable housing
units for the proposed development.

c) Incorporate high quality public open
space;

The proposed development does not include
public open space; therefore, this criterion is
not directly applicable.

d) Support walking, cycling, and
transit;

The proposed development is located within
walking/cycling distance to residential uses, as
well as other commercial, retail, and
institutional uses.
The proposed development supports public
transit use through its location nearby various
Grand River Transit (GRT) bus stops which
service routes 50, 54, and flex route 59.

e) Support the cultural heritage of the
area;

It is not anticipated that any nearby cultural
heritage resources will be impacted by the
proposed development.

f)

Generally achieve higher densities
than surrounding area;

Through the proposed development, the
subject property will achieve a higher
residential density than the immediate
surrounding area and a similar rate of jobs per
hectare as other developments within the area.
The proposed five storeys mixed-use building
aims to achieve context-sensitive
intensification.

g) Ensure an appropriate transition of
built form to adjacent areas; and

The proposed development generally
maintains a medium-rise built form that has
consideration for the adjacent land uses based
on the proposed siting, orientation, and
setbacks of the development. The rear yard
setback and parking being proposed to the
rear of the development provides a buffer to
the low-density residential neighbourhood to
the south.

h) Maintain, enhance, and wherever
feasible and appropriate, restore
the natural environment.

Other than shrubbery located along the
perimeter of the subject property, natural
environment resources are not currently
featured on the subject property. It should be
noted that a landscape buffer along the rear
and side perimeters of the subject property are
being proposed.

Based on the above, it is our opinion that the proposed development conforms with the Built-Up
Area and intensification policies outlined in Section 2.6 of the approved Official Plan.

February 8, 2022
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Figure 10: City of Cambridge Official Plan, Map 1A - Urban Structure

4.5.2

Community Nodes

The Official Plan also identifies the subject property as being located within a Community Node
(Figure 10). As noted in Section 8.7.2 of the Official Plan, Community Nodes are located at
major intersections along arterial roads and provide services to surrounding neighbourhoods
within the City. Their primary function to provide services to nearby residents. Medium to high
density mixed-use centres will be promoted within Community Nodes. The Official Plan suggests
that more detailed policies will be applied to Community Nodes through the development and
implementation of Secondary Plans. We note that the subject property is located within the
proposed ‘Main Street and Dundas Street Area Secondary Plan’. Please see Section 4.6.1 of
this Report for further details regarding the current draft Secondary Plan.
As per Section 8.7.2.2 of the Official Plan, uses permitted within Community Nodes include the
uses permitted within the Community Commercial designation, high density residential,
institutional, live-work, recreational and cultural activities, and open space. New industrial uses
are not permitted within this designation. Uses permitted in the Community Commercial
designation include commercial developments up to 42,000 square metres in gross leasable
floor area, which are intended to serve the daily and weekly needs of nearby residents. Based
on the permitted uses within the Community Node, the proposed mixed-use development would
be permitted, as the proposal contains residential dwellings and commercial units.
Section 8.7.2.4 of the Official Plan also states that development within Community Nodes is
required to provide pedestrian linkages, achieve a transit-supportive density and mix of uses,
and adhere to applicable urban design guidelines. The proposed development will include a
range of residential and commercial uses and be designed to accommodate pedestrian
circulation through the incorporation of internal sidewalks.
According to Section 8.7.2.6 of the OP, the minimum height of buildings within Community
Nodes is two (2) storeys, “where appropriate”. The maximum height is twelve (12) storeys.

February 8, 2022
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Further, Table 3 in Section 2.8.3 of the Official Plan also states that lands within Nodes (Built-Up
Area) shall have a minimum FSI of 0.5 and maximum FSI of 2.0. The minimum height shall be 4
storeys and maximum of 12 storeys. Based on these policies in the Official Plan, it is our opinion
that the proposed five (5) storey mixed-use development consisting of 40 dwelling units is
appropriate for the subject property given its location and the surrounding land uses. The
proposed height of five-storeys and FSI of 1.363 are within the regulated limit.
4.5.2.1

Main Street and Dundas Street South Community Node

The proposed development is specifically located within the ‘Main Street and Dundas Street
South Community Node’, as per Figure 3 of the Official Plan (Figure 11). Section 8.7.2.B.1 of
the Official Plan states that “future development and redevelopment within the node will occur at
a higher density with a focus on a mix of uses including the introduction of medium to high
density housing.” It is our opinion that the proposed 5-storey mixed use development consisting
of 40 dwelling units and commercial ground floor units is consistent with the future objective of
this Community Node.
Section 8.7.2.B.2 also states that “Large surface parking areas are discouraged especially
adjacent to public roads.” The proposed development includes one-level of underground parking
in order to minimize the surface area of parking on the site. The proposed building is also
oriented towards the street with majority of the surface parking being located behind the building.
This will minimize the visual impacts of the surface parking from the adjacent public road.
Section 8.7.2.B.3 adds that “Pedestrian linkages and pedestrian scale development is
encouraged”. The proposed development will be connected to the existing municipal sidewalk
for pedestrian access, and the building will have a 3.0 metre front yard setback from the property
line to address the street.
As per Sections 8.7.2.B.4 through Section 8.7.2.B.6, it is understood that this community ode is
subject to a Secondary Plan study which is currently underway. As mentioned in the subsection
above, please see Section 4.6.1 of this Report for further details regarding the current draft
Secondary Plan.
4.5.2.2

Residential Compatibility

As noted in Section 8.4.2.1 of the Official Plan, it is understood that the City will encourage
development in the Urban Growth Centre, Community Core Areas, Nodes, Regeneration Areas,
Reurbanization Corridors, Major Transit Station Areas and in residential communities which is
compatible with the location, density and other characteristics of neighbouring land uses. As
such, the following criteria shall be considered in assessing the compatibility of development:
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;
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

February 8, 2022
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i)

transitions between different land uses and between sites having varying permitted
uses.

It is our opinion that the proposed development has consideration for the criteria above, as the
proposed density, scale, height and massing of the development are encouraged within the
existing Community Node area along Dundas Street South and Main Street. The proposed
development has consideration for the low-rise residential housing to the rear, as the 5-storey
building height, parking area and landscaped buffer minimize impacts to shadowing and privacy.
As such, it is our opinion that the proposed development provides an appropriate and smooth
transition between the low-rise residential housing. A number of supporting studies/reports were
also developed as part of a complete submission package in order to demonstrate that the
potential noise, parking, and servicing impacts will be acceptable. Please refer to Section 6 of
this Report for more details of the supporting studies.
4.5.2.3

Location Criteria for Multi-Unit Residential Development

Section 8.4.3 of the Official Plan outlines a number of policies relating to the location criteria for
multi-unit residential development. It is understood that the City will encourage the use of lands
in residential designations, Urban Growth Centre, Community Core Areas, Nodes, Regeneration
Areas, Reurbanization Corridors and Major Transit Station Areas to provide sufficient units in
multi-unit residential development to meet the policies in Section 2.8.2 of the Official Plan
(Please see Section 4.5.4 of this Report for details). In these circumstances, multi-unit
residential development may occur without an amendment to this Plan provided the compatibility
criteria in Section 8.4.2 of the Official Plan are addressed (refer to Section 4.5.2.2 of this Report
for details). As such, the following criteria shall be considered in assessing the development of
lands for multi-unit residential development:
a) is located on an arterial or collector road, or is directly accessible to any such road
through the local road network where it is not likely to generate sufficient traffic to
disturb the peaceful and quiet enjoyment of neighbouring residential properties located
on such local access road;
b) is conveniently located within reasonable distance of public transit, recreational open
space and shopping facilities and, if the building is proposed to be designed for
occupancy by households with children, is also located within convenient walking
distance of an elementary school;
c) has a suitable size and configuration to:
i. permit the separation or appropriate integration of on-site vehicular and
pedestrian traffic;
ii. provide for adequate access and circulation by emergency vehicles;
iii. provide adequate on-site landscaping to: establish suitable outdoor amenities
and recreational facilities for the building’s occupants; screen parking areas;
and provide effective buffering and screening to ensure the privacy of outdoor
recreational areas on the site as well as on adjoining properties;
iv. provide adequate grading and stormwater management features to ensure the
drainage of surface waters to on-site stormwater management facilities or to
public storm drainage facilities and not to adjoining properties;
d) is proposed to be developed in such a manner and at such a scale that the site and
building design, building height, setbacks, landscaping and vehicular circulation will
ensure the proposed development is compatible with existing development on adjoining
lands, as outlined in Section 8.4.2 of this Plan; and
e) will include wherever possible the preservation and protection of the natural
environment and cultural heritage resources.

February 8, 2022
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It is our opinion that the proposed development addresses the criteria above based on the
following reasons. The proposed development has access from a Regional Road (Dundas Street
South) and is not anticipated to generate sufficient traffic to disturb the peaceful and quiet
enjoyment of neighbouring residential properties, most notably, the low-rise residential housing
area to the rear. The proposed development is within walking/cycling distance of numerous
uses, including commercial, retail, institutional, and green spaces as it is located in a Community
Node.
Based on the analysis provided in the subsections above, it is our opinion that the proposed
development conforms to the Official Plan policies relating to ‘Community Nodes’.

Figure 11: City of Cambridge Official Plan, Figure 3 - Main Street and Dundas Street South Community Node

4.5.3

Low/Medium Density Residential

As shown in Figure 12, the subject property is also designated Low/Medium Density Residential
by Map 2 (General Land Use Plan) in the City of Cambridge Official Plan. According to Section
8.4.6.9 of the Official Plan, lands within this designation may permit residential uses, including
single attached, townhouse and/or walk up apartments, subject to the availability of municipal
water supply and municipal wastewater systems.
Section 8.4.7 of the Official Plan also states that the City may permit a “a range of compatible,
non-residential community facilities and commercial uses” within residential neighbourhoods.
These uses are subject to the criteria set out in Section 8.4.7 of the Official Plan, which are
outlined in the following table.

February 8, 2022
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Policy

Discussion of Conformity

These uses shall:
a. Be compatible and
integrated with
surrounding
development;

The proposed development is located along an Arterial
Road adjacent to similar commercial uses within the
Dundas Street South corridor. It is our opinion that the
proposed development is compatible with its surrounding
context.

b. Minimize impacts on
surrounding
development through
site design, size
limitations;

In order to minimize impacts to the residential uses to the
south of the subject property, the proposed development
will be oriented toward Dundas Street South.

c.

Demonstrate a high
standard of urban
design;

Refer to the enclosed Urban Design Brief for analysis of
the urban design of the proposed development.

d. Primarily serve the
needs of area residents;

The proposed development will provide commercial uses
which serve the needs of residents of the nearby
neighbourhood to the west and south.

e. Where appropriate, be
grouped together.

The proposed development is located within proximity to
other commercial retail establishment and eating service
establishment uses located along Dundas Street South.

A proposed landscaped buffer along the southern limit of
the subject property will screen the proposed plaza and
parking from view and provide privacy to the properties to
the south. Landscaped buffers are also proposed along
the eastern and western limits of the property.

The Official Plan further provides that convenience commercial uses with a maximum of 2,500
square metres of gross leasable floor area may be permitted through zoning within areas
designated employment/residential. These uses are required to be located intersection of
Arterial and/or Collector Roads. The proposed development is located along Dundas Street
South, an Arterial Road, within proximity to the intersection of this street and Franklin Boulevard,
another Arterial Road.
The applicant is specifically proposing approximately 442.0 m2 (4,758 sq. ft.) of gross
commercial leasable floor area in total. More specifically, the first commercial unit will have
160.0 m2, the second commercial unit with 131.0 m2, and the third commercial unit with 151.0 m2
of gross leasable floor area. Based on the above, it is understood that the proposed residential
and commercial uses are considered permitted uses on the subject property and conform to
these Official Plan policies. The proposed uses aim to achieve a mix of residential and
commercial units by way of a five (5) storey infill project.
In terms of the density requirement within the existing land use designation, Section 8.4.6.3.a of
the Official Plan states that a maximum of 40 dwelling units per gross hectare is permitted.
Although the proposed uses are considered permitted, the applicant is proposing a density of
136 dwelling units per gross hectare, thus exceeding the maximum requirement.
Based on the above, an Official Plan Amendment would be required to address the proposed
increased density. As such, we are proposing to redesignate the subject property from
‘Low/Medium Density Residential’ to ‘High Density Residential’. As per Section 8.4.6.3.b) of the
Official Plan, it is understood that density in the ‘High Density Residential’ designation is
determined based on the minimum FSI of 0.5 and maximum FSI of 2.0. The proposed
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development contemplates an FSI of 1.363, which meets the permitted FSI and would be in
conformity with the ‘High Density Residential’ designation.
Further, Section 8.4.6.11 of the Official Plan states that, “lands in a ‘High Density Residential’
designation may be developed and used for residential uses such as apartment buildings and
mixed use development provided the non-residential component does not exceed 50% of the
total building floor area.” The proposed commercial units will have a total floor area of 442.0 m2,
whereas the proposed development contemplates a total floor area of 4,038.4 m2. This means
the non-residential component of the proposed mixed-use development does not exceed 50%
and is in conformity.
Based on the above, it is our opinion that the proposed increase in density is in keeping with the
general intent of the City’s Official Plan, as the subject property is located within an identified
Community Node and along a regional road. The proposed density increase is context-sensitive,
given that Dundas Street South corridor is an arterial road that is supported by a range of uses.
The increase in density will complement the surrounding area, contributing to the City’s housing
stock and providing a greater number of housing options for future residents.

Figure 12: City of Cambridge Official Plan, Schedule 2 - General Land Use Plan

4.5.4

Range and Mix of Housing Types

Section 2.8.2 of the outlines a number of policies encouraging a range and mix of housing types
in the City of Cambridge as follows:
Policy

Discussion of Conformity

2.8.2
1. The City will plan for a range and mix of
housing that is affordable, accessible,
and safe incorporating Crime Prevention

February 8, 2022



The proposed development will
provide 40 apartment-style dwellings
units to the City’s housing stock.
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Through Environmental Design
principles, and will accommodate the
varying needs, abilities and economic
resources of Cambridge residents.

Details relating to CPTED principles
will be addressed during the Site
Plan Approval stage.

2. The City will encourage developers to
make housing accessible and adaptable
to people with disabilities and may
require that a proportion of dwellings in
residential developments and
redevelopments be accessible and
adaptable to people with disabilities,
generally in keeping with the proportion
such people represent in the City of
Cambridge and in accordance with the
Accessibility for Ontarian’s Disability Act.



The proposed development
conforms to the standards and
regulations of the Accessibility for
Ontarians with Disabilities Act
(AODA), 2005 and the Ontario
Building Code.



The proposed development provides
two (2) Type “A” barrier-free parking
spaces and two (2) Type “B” barrierfree parking spaces, which meets
the requirements of the AODA.

4. 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 Major Transit Station
Areas.



The applicant is not requesting a
reduction in off-street parking for the
residential component of the
proposed development.

5. The City will encourage the inclusion of a
compatible residential component in the
development of commercial projects in
the Urban Growth Centre, Community
Core Areas, Nodes, Regeneration Areas,
Reurbanization Corridors, Major Transit
Station Areas, or in residential
communities



The proposed development provides
an opportunity to include residential
dwellings to commercial units within
a designated Node by way of a
mixed-use development. This will
provide both residential and
commercial units within an area
designated for medium to highdensity development.

6. 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:



The proposed development allows
for the intensification on
underutilized and vacant lands within
the Built-Up Area and designated
Community Node. Therefore, it is
our opinion that the proposed infill
development for the purpose of
residential and commercial units
within a designated Community
Node are encouraged.

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
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c) encouraging the construction of
affordable rental and ownership housing,
including community housing.
Based on the analysis provided above, it is our opinion that the proposed development conforms
with the housing policies outlined in Section 2.8.2 of the Official Plan.

4.5.5

Urban Design Policies

Section 5 of the approved City of Cambridge Official Plan sets out the general urban design
policies. It is understood that the City’s Urban Design Guidelines are intended to ensure growth
and development in the City achieves a high standard of urban design. As such, an Urban
Design Brief was prepared by IBI Group in collaboration with AAA Architects Inc. which can be
found enclosed. The Urban Design Brief provides a detailed overview of the proposed
development in relation to the Urban Design Guidelines policies and objectives outlined in
Section 5 of the Official Plan.

4.6

Growth and Intensification Study

The City of Cambridge is currently undertaking a Growth and Intensification Study. The objective
of this study is to identify areas within the City which are well-suited for growth and will result in
the development of six (6) secondary plan for the City’s main intensification areas. These
secondary plans will incorporate policies to encourage population and employment growth,
promote development opportunities, and enhance the character and stability of established
areas.

4.6.1

Main Street and Dundas Street Area Draft Secondary Plan

The subject property is located within the Main Street and Dundas Street Area (Figure 13), for
which a Secondary Plan has been drafted but not approved. The purpose of this Secondary Plan
is defined as “to provide a planning framework that will guide future development and
redevelopment in the Main Street and Dundas Street Community Node and implement the
policies of the Cambridge Official Plan and Region of Waterloo Official Plan.” The Main Street
and Dundas Street Area currently features a mix and range of retail, service commercial, and
industrial uses. Three (3) main transportation corridors serve this area, including Dundas Street,
Main Street, and Franklin Boulevard, which promote access to this area to and from other parts
of Cambridge.
Our client intends to participate in any future meetings regarding this Secondary Plan which are
facilitated by the City of Cambridge and its consultant(s) for this project.

February 8, 2022
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Figure 13: Main Street and Dundas Street Area Draft Secondary Plan, Map 1 – Secondary Plan Area

4.6.1.1

Transitional Area

The Secondary Plan describes the existing character of the Main Street and Dundas Street Area
by identifying a number of defining subareas. The subject property is located within a
“transitional area” (Figure 14), which is located along the western periphery of the study area
abutting an established residential neighbourhood to the west. The character-defining elements
of this subarea include a mix of restaurants and smaller commercial service uses, set-back uses
from Dundas Street, parking spaces located within front yards, and loading/access areas located
behind existing buildings.

February 8, 2022
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Figure 14: Character Areas within the Main Street and Dundas Street Area

4.6.1.2

Potential Intensification Opportunity

The Secondary Plan describes the public realm within transitional areas as “incomplete” and
acknowledge that a range of opportunities for streetscape and active transportation opportunities
are offered along the three arterial roads in this area. The Secondary Plan designates the
subject property as a “potential intensification opportunity”, as shown in Figure 15.
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Figure 15: Intensification and Redevelopment Opportunities within the Main Street and Dundas Street Area

4.6.1.3

Mixed-Use Medium Density

The Draft Secondary Plan designates the subject property as Mixed-Use Medium Density, as
displayed in Figure 16. The planned function of this designation is to “provide opportunities for a
broad range of uses in a mix of compact development forms”. Commercial, office, and
institutional uses should be located at street-level and close to the front property line.
Permitted residential uses within this designation include street townhomes, stacked
townhomes, low-rise apartments, and commercial and office uses. Permitted commercial uses
include a full range of personal and professional service commercial uses and smaller scale
retail commercial uses. The permitted height of development within this designation is between
two (2) and four (4) storeys. The minimum residential density is 100 units per hectares. The
proposed development in this case proposes 136 units per hectare.
On existing developed sites, mixed-use and stand-alone residential, commercial, and
institutional infilling is permitted, while new development is required to be in a mixed-use format.
While it is understood that the Draft Secondary Plan is not approved, the proposed development
would be considered a permitted use.
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Figure 16: Main Street and Dundas Street Secondary Plan, Map 2 - Land Use Plan

4.6.1.4

Urban Design Policies

The Main Street and Dundas Street Area Secondary Plan also sets out urban design policies
intended to build upon the urban design policies in Chapter 5 of the Official Plan. These policies
are intended to be implemented through the Site Plan Approval process. Like the Urban Design
Guidelines in the current Official Plan, purpose of these Draft Secondary Plan policies is to
“provide guidance for enhancing the character of the area, including both the private and public
realm. The policies are intended to provide a degree of flexibility, allowing for a range of design
styles and expressions which will contribute to creating a unique sense of place.”
Given that the Draft Main Street and Dundas Street Area Secondary Plan has yet to be
approved, the proposed development has consideration for the Urban Design Guideline policies
outlined in Section 5 of the approved City of Cambridge Official Plan.

4.7

City of Cambridge Zoning By-Law No. 150-85

The City of Cambridge Zoning By-Law implements the policy direction of the Official Plan by
regulating development within the City through standards including (but not limited to) permitted
land uses, minimum lot sizes, minimum height and setbacks of structures, and parking
requirements. While Zoning By-Law No. 150-85 is currently in effect, the City of Cambridge has
retained consulting services to assist in a Zoning By-Law review. The latest draft of this By-Law
became available to the public on May 10, 2019.

4.7.1

Commercial Use Class (C2) Zone

The City of Cambridge Zoning By-Law zones the subject property Commercial Use Class 2 (C2)
Zone, as displayed by Figure 17. This zone’s primary purpose is to accommodate commercial
uses in strip commercial areas.
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Uses generally permitted in this zone include any retail commercial establishment which does
not exceed more than 300 square metres of gross leasable commercial floor area; a
hairdressing establishment; a business and professional office; a food services establishment; a
laundry or dry cleaner’s establishment; a hotel or motel; a funeral home; other service
commercial establishments described in Policy 3.3.2.2 of the By-Law; a place of amusement; a
recreation centre; an auto service mall; an establishment for the fabrication and sale of cemetery
monuments; and a daycare nursery or daycare centre.
The proposed development contemplates the development of three individual business
establishments within one comprehensive development. Based on our review of the City’s
Zoning By-Law, it is our opinion that the proposed three ground floor commercial units meet the
definition of a Shopping Centre, which is described as follows:
“means a commercial development, containing at least three individual business
establishments, conceived and designed as a single, comprehensively planned
development project with appropriate relationships between the shopping centre’s
buildings, activities, open spaces, parking areas, loading areas, driveways, other shared
facilities, public areas and adjoining streets, and held in single ownership or by
participants in a condominium corporation or commercial cooperative”
Based on the permitted uses outlined in Section 3.3.3.0 of the Zoning By-Law, a Shopping
Centre is currently not permitted. As such, the applicant is proposing a Site-Specific Exception
by way of a Zoning By-Law Amendment to permit proposed ground floor Shopping Centre
component on the subject property. It is our opinion that the proposed three ground floor
commercial units meet the Shopping Centre definition and will maintain the general intent of the
C2 zone by providing commercial uses along a strip commercial area.
In terms of the proposed residential dwellings, Section 3.3.1.3.c of the Zoning By-Law states that
residential dwelling units are also permitted in the C2 Zone provided they are not located on the
ground floor of the building and subject to a ‘Compound Zone’. According to Section 2.1.3 of the
ZBL, it is understood that the proposed ‘Compound Zone’ is typically used for mixed-use
developments in the City of Cambridge to accommodate a combination of commercial and
residential uses.
Based on our review of the applicable planning controls and similar Zoning By-Law Amendment
approaches in the City, it is proposed that the existing ‘C2’ Zone be rezoned to ‘C2RM3 with
Site-Specific Exemptions’ in order to allow for the development of multiple residential units. It is
our opinion that the RM3 zone is the most compatible residential zoning for the subject property,
as the dwelling units above the proposed development would be defined as apartment house.
The following table provides a summary of the regulations applicable to development within the
C2 Zone:
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Regulation

Required

Proposed

Minimum Lot Frontage

15.0 m

60.56 m

Minimum Lot Area

450.0 sq.m.

2,962.0 sq.m.

Minimum Front Yard

6.0 m

3.0 m *

Minimum Rear Yard

3.0 m

23.62 m

Minimum Interior Side Yard

3.0 m

3.0 m / 16.75 m

Minimum Exterior Side Yard

6.0 m

Not applicable
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Regulation

Required

Proposed

Minimum Interior Side Yard or
Rear Yard Abutting a
Residential Zone

7.5 m

23.62 m

Maximum Lot Coverage

40% of lot area

26.0 %

Maximum Height

-

20.32 m (5 storeys)

Planting Strips

Landscape strip not less than
3.0 metres required along the
front line and exterior side lot

5.0 metre landscape strip
along front lot line and side
lot lines

Minimum Off-Street Parking
for Shopping Centre

5.0 spaces per 100 m2 of gross
leasable commercial floor area
based on 442sq.m (22 parking
spaces required for the 3
commercial units)

4.3 spaces per 100 m2 of
gross leasable commercial
floor area (19 parking
spaces proposed for the 3
commercial units) *

The following table provides a summary of the regulations outlined in Section 3.1.2.4 applicable
to development within the RM3 Zone: What is denoted with an asterisk * in the table below is the
requested site-specific exemption.
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Regulation

Required

Proposed

Minimum Lot Frontage

30.0 m

60.56 m

Maximum Density

75 units/hectare

136 units/hectare *

Minimum Front Yard

6.0 m

3.0 m *

Minimum Rear Yard

7.5 m

23.62 m

Minimum Interior Side Yard

7.5 m

3.0 m * / 16.75 m

Minimum Exterior Side Yard

6.0 m

Not applicable

Maximum Lot Coverage

40% of lot area

26.0 %

Minimum Gross Floor Area
per Dwelling Unit

50 m2 (one bedroom)

57.6 m2 (one bedroom + den)

60 m2 (two bedroom)

83.3 m2 (two bedroom)

Minimum Amenity Area per
Dwelling Unit

20 m2 (one bedroom)

35.68 m2 (one bedroom + den)

30 m2 (two bedroom)

35.68 m2 (two bedroom)

Maximum Height

-

20.32 m (5 storeys)

Minimum Landscaped Open
Space

30%

28.7% *

Planting Strips

Landscape strip not less
than 3.0 metres required
along the front line and
exterior side lot

5.0 metre landscape strip along
front lot line and side lot lines

Minimum Off-Street Parking
for Apartment House

1.0 space per dwelling
unit; plus 1 space for each
4 dwelling units for visitors

1.25 spaces per dwelling unit
(40 parking spaces and 10
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Regulation

Required

Proposed

only. (50 parking spaces
total)

visitor parking spaces = 50
parking spaces total)

Based on the information and tables above, the proposed ‘C2RM3’ zone on the subject property
will require Site-Specific Exceptions as follows:


Permit the use of a ground floor Shopping Centre (defined as three or more commercial
units in the Cambridge Zoning By-Law) on the subject property;



Permit a minimum front yard setback of 3.0 metres, whereas the Zoning By-Law
requires a setback of 6.0 metres;



Permit a maximum density of 136 units per hectare, whereas the Zoning By-Law
requires a maximum of 75 units per hectare;



Permit a minimum interior side yard setback of 3.0 metres, whereas the Zoning By-Law
requires 7.5 metres;



Permit a minimum landscaped open space of 28.7%, where as the Zoning By-Law
requires 30.0%;



Permit a reduce parking rate of 4.3 spaces per 100 m2 of gross leasable commercial
floor area for the proposed ground floor Shopping Centre component, whereas the
Zoning By-Law requires a parking rate of 5.0 spaces per 100 m2 of gross leasable
commercial floor area, and;



Permit a maximum of one commercial unit having a maximum commercial gross
leasable area of 160 square metres for a Restaurant use.

Figure 17: City of Cambridge Zoning By-Law 180-85, Map L12
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4.7.2

Parking Space Requirements

The following table outlines the parking rates and required parking spaces applicable to Phase
the proposed development.
Based on the table below, there is a parking deficiency for the required ground floor Shopping
Centre component of the proposed development. It is understood that 5.0 parking spaces per
100 m2 of gross leasable commercial floor area is required for this use, which equals 22 required
spaces for based on 442.0 m2 of commercial space. However, the applicant is proposing 19
spaces, which is a reduced parking rate of 4.3 parking spaces per 100 m2 of gross leasable
commercial floor area for the proposed ground floor Shopping Centre use.
Given that a Zoning By-Law Amendment is required for the proposed development, the applicant
is proposing a Site-Specific Exception for the reduced parking rate of 4.3 parking spaces per 100
m2 of gross leasable commercial floor area for the proposed ground floor Shopping Centre
component.
It is our opinion that the proposed parking rate is justified, as the required parking rate for the
residential component of the development will both be met. The proposed development is
located within an area of the City that is well-serviced by three GRT bus routes, which may
promote the use of public transit over automobile use. Also, as there are many commercial,
business and professional office uses existing in the immediate surrounding area within a 10minute walking distance of the subject property, all future residential occupants of this proposed
development may not necessarily need to rely on an automobile given the surrounding
commercial uses and public transit directly in front of the property. A Parking Study was also
prepared by Traffic+ Engineering Ltd. which can be found enclosed and is summarized in
Section 6.3 of this Report.
Use

Required Rate

Required

Provided Underground

Provided Surface

Residential

1 space per dwelling
unit; plus 1 space for
each 4 dwelling units
for visitors only

40 spaces

33 spaces + 2
barrier-free

7 spaces

10 spaces

0 spaces

10 spaces + 2
barrier-free

5.0 spaces per 100
m2 of gross leasable
commercial floor area

22 spaces

0 spaces

19 spaces

33 spaces

36 spaces

Residential –
Visitor
Commercial –
Shopping
Centre Use

TOTAL:

4.7.3

72 spaces

69 spaces
(including 4 barrier-free)

Loading Space Requirements

The Zoning By-Law sets out regulations related to the size, quantity, and location of off-street
loading facilities. Non-residential buildings between 500 square metres and 2,000 square metres
of gross floor area are required to provide one (1) loading space. As displayed in the Site Plan,
the proposed development meets this requirement by providing one (1) loading space.
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5

Public Consultation Strategy

The Planning Act establishes minimum public consultation and notice requirements for proposed
Official Plan and Zoning By-Law Amendment, which include sign postings on the site, mail-outs
to nearby residents, notice for meetings of Council. This is the traditional method of consultation
for development applications mandated by the Planning Act.
Should additional public/neighbourhood consultation and engagement by warranted or
requested by Council, online consultation via Zoom, Google Hangouts or Microsoft Teams would
be a preferred format. The applicant will discuss preferred engagement approaches with the City
as the development review process is undertaken.

6

Supporting Studies

The following section provides an overview of the studies undertaken and professional opinions
obtained in support of this combined Official Plan and Zoning By-Law Amendment application.
For specific detail, the enclosed studies should be considered.

6.1

Environmental and Stationary Noise Study

An Environmental and Stationary Noise Study was prepared by Aercoustics Engineering Ltd. on
November 3, 2021. The purpose of this study was to examine the existing and future noise
environment in the development area and evaluate its impact potential on future noise sensitive
receptors. This study also investigates the noise controls required for the development to meet
the noise guidelines of the Ontario Ministry of the Environment Conservation, and Parks (MECP)
and to satisfy the requirements of the Municipality. This report considered the MECP guideline
NPC-300 “Stationary and Transportation Sources – Approval and Planning” (August 2013).
Transportation noise control recommendations were made for the proposed development as
follows:


Indoor Living Spaces - Based on the sound level predictions, the project will not
require upgraded window glazing, the building envelope construction meeting general
requirements of the Ontario Building Code (OBC) will also suffice for the noise control
reasons. However, the dwelling units facing Dundas St S require installation of
mandatory central air conditioning. The remaining units with windows on west, east and
south facades require provisions for future A/C.

Stationary noise control recommendations were made with regard to two (2) noise sources at
both Fast Eddie’s Hamburgers and Coin Car Wash as follows:


February 8, 2022

Fast Eddie’s Hamburgers - Noise control measures are required to address noise
exceedances. There are two options to address this.
o

Option 1, at the source mitigation measures which would involve replacing the
existing stationary noise sources at Fast Eddie’s with a quieter equipment
and/or silencing the equipment by means of constructing noise wall/enclosures.
This option must be discussed/coordinated and approved by the restaurant’s
owner. Note that this option may not be feasible due the proximity of the noise
sources and a significant difference in elevation between the noise sources and
top residential floors (e.g., sort separation distance and apparent line of sight).

o

Option 2, eliminating noise sensitive receptors/noise sensitive space windows
from the west façade. Examples of possible windows on this façade include 1)
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operable windows to non-sensitive spaces such bathroom or 2) sealed windows
to noise sensitive spaces such bedrooms or daytime living spaces.


Coin Car Wash - Noise control measures are required to address noise exceedances.
There are two options to address this.
o

o

6.2

Option 1, at the source mitigation measures which would involve eliminating car
wash bays openings/doors on the east side of the car wash AND replacing one
of the vacuums with a quieter unit or erecting an acoustic barrier to shield this
vacuum from the proposed residences. This option must be
discussed/coordinated and approved by the restaurant’s owner.
Option 2, eliminating noise sensitive receptors/noise sensitive space windows
from the west façade AND protecting residential receptors located on south
façade with an acoustic wall/architectural feature 1.5m long and extending the
height of the building.

Combined Functional Servicing and Stormwater Management
Report

A combined Functional Servicing and Stormwater Management Report was prepared by Jain
Infrastructure Consultants Ltd. on August 9, 2021. The purpose of this report is to present the
storm water management, connections for sanitary sewage disposal and water distribution for
the proposed development. Based on their findings, the following conclusions were made:


Quantity control is not required as the pre and post development impervious levels
remain the same and there will be no increase in peak flows as a result of
redevelopment.



Quality control will be achieved through provision of oil/grit separator.



Overland flow route through the site ensures that major overland flows are safely carried
through the site towards Major Street.



Sediment and erosion control measures shall be implemented, such as the installation
of mud mat, temporary silt fence and filter fabric at the existing catch basins.

6.3

Parking Reduction Justification and Vehicles Swept Path
Assessments

Traffic+ Engineering Ltd. completed Parking Reduction Justification and Swept Path
Assessment in support of the proposed development on January 3, 2022. The purpose of the
study was to assess the maneuverability of a garbage truck, as well as a fire truck at the loading
area and around the site. Additionally, the report provided justification that the parking supply for
the proposed commercial units is sufficient to accommodate the demand. Based on their
findings, it was concluded that the site layout can easily accommodate the maneuvering of
typical garbage truck as well as a fire truck in, out, and at the loading area. These swept path
assessments were undertaken by following the strict possible garbage truck and fire truck
designs.

6.4

Phase One Environmental Site Assessment

Orbit Engineering Limited (Orbit) was retained by Pureland Investments Inc. to carry out a Phase
One Environmental Site Assessment (ESA) dated May 19, 2021. Based on the findings, it was
concluded that no APECs were identified for the site, and the historic and current uses of the
properties adjacent to the Site do not pose an environmental concern. It was further
recommended that Phase Two ESA is not recommended.
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6.5

Urban Design Brief

IBI Group prepared an Urban Design Brief in collaboration with AAA Architects Inc. in support of
the subject Official Plan and Zoning By-Law Amendment application. The Brief provides a
context analysis of the subject property, including the site conditions and surrounding
neighbourhood. An overview of the built form and site design of the proposed development was
also provided, which also included plans prepared by AAA Architects Inc.
Discussion within the Urban Design Brief is provided regarding how the proposed development
conforms to the applicable urban design policies of the City of Cambridge Official Plan,
regarding matters such as healthy and livable communities, transit-oriented development, views
and vistas, gateways, site development and buildings, sustainable design, accessibility/universal
design, safety, parking, signage, and public art. The Brief found that the proposed development
is in keeping with the City of Cambridge Official Plan and other applicable land use policy while
representing a high quality of urban design, which is compatible and complementary to the
surrounding uses and built form.

7

Planning Justification

This section of the Planning Justification Report summarizes the planning justification in support
of the proposed combined Official Plan Amendment and Zoning By-Law Amendment application.

7.1

Alignment with Overarching Planning Framework

Based on the analysis provided in Section 4 of this Report, it is our opinion that the proposed
development demonstrates regard for the “Matters of Provincial Interest” set out by the Planning
Act and is consistent with the PPS. We further believe that the proposed development conforms
to the applicable policies of the Growth Plan for the Greater Golden Horseshoe, and the Region
of Waterloo Official Plan.

7.2

Context-Appropriate Intensification

The subject property is located within the Built-Up Area identified by the Region of Waterloo
Official Plan and City of Cambridge’s Official Plan. Policy at the Provincial, Regional, and
municipal levels encourage context-sensitive intensification within the Built-Up Area in order to
support the efficient use of land, resources, and infrastructure.
It is our opinion that the proposed mixed-use development of 40 dwelling units and 3 commercial
ground floor units on the subject property is consistent with the form and function of the
surrounding neighbourhood. The subject property is located in a Community Node and along a
Regional Road that support intensification and infill development, such as the proposed
development. The siting of the proposed building, as well as the underground parking level will
screen parking from view, while the proposed landscaped buffers while ensure the privacy of
neighbours is protected.

7.3

Efficient Use of Infrastructure and Municipal Services

As demonstrated in the enclosed Functional Servicing Brief prepared by Jain Infrastructure
Consultants Ltd., the subject property has access to full municipal services and it is anticipated
that the proposed units can be adequately serviced via existing infrastructure. Developing 40
dwelling units and 3 commercial ground floor units where one (1) vacant building currently exists
serves as a more efficient use of the existing infrastructure, which is in keeping with both
Provincial and municipal policy.
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The subject lands are also located within a five (5) minute walk to GRT bus servicing routes 50,
54, and flex route 59. The proposed mixed-use development may contribute to the viability of
these routes, as future residents may use public transit as a means of transportation.

7.4

Range and Mix of Housing Options

The Province of Ontario (as expressed through the Provincial Policy Statement and Growth
Plan) and the City of Cambridge Official Plan place a strong emphasis on the provisions of a
range and mix of housing options to meet the needs of their residents. The proposed mixed-use
development encourages the intensification of underutilized lands in order to provide mediumdensity residential units and commercial space. These proposed dwelling units will contribute to
the City’s housing stock and supports a range and mix of housing types in the City of
Cambridge.

7.5

Maintaining Commercial Function of the Property

It is recognized that the Official Plan currently designates the subject property for Low/Medium
Density Residential but is zoned Commercial Use Class (C2), allowing for a mix of uses on the
property. Further, it is also recognized that much of the surrounding area consists of commercial
uses, given that Dundas Street South is a significant commercial corridor.
Based on these considerations, the applicant is proposing to development a mix of commercial
and residential uses in order to still provide/retain employment opportunities within the City of
Cambridge. It is our opinion that the proposed development is in keeping with the applicable
Provincial and municipal planning policies, as they specifically promote infill/intensification within
major nodes, such as the subject property, by way of a mixed-use development.

8

Conclusions and Recommendations

This Planning Justification Report provides an overview of the proposed development of the
subject property known municipally as 200 Dundas Street South, including its surrounding
context and the applicable land use planning framework. It also describes the development
proposed by our client, and the required planning applications needed to advance the proposed
development.
Based on the justification described in this Report, it is our opinion that the proposed Official
Plan Amendment and Zoning By-Law Amendment application is justified, has regard to the
“Matters of Provincial Interest” set out in the Planning Act, is consistent with the Provincial Policy
Statement, and conforms to the general intent of the Growth Plan for the Greater Golden
Horseshoe, the Region of Waterloo Official Plan and the City of Cambridge Official Plan.
Furthermore, the proposed development of a five (5) storey mixed-use development with 40
dwelling units and up to three (3) commercial units represents a compatible form of development
of the subject property and represents good planning.
It is, therefore, our recommendation that the municipality:

February 8, 2022



Together with the completed municipal applications forms and fees deem the combined
Official Plan and Zoning By-Law Amendment application as complete and process the
application in accordance with the municipal process;



Schedule a Public Meeting to obtain comments from the neighbourhood; and
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