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1.0 INTRODUCTION
MacNaughton Hermsen Britton Clarkson Planning Limited (“MHBC”) has been retained by Maison Canada 
Inc. to prepare a Planning Justification Report in support of applications to amend the City of Cambridge 
Official Plan and Zoning By-law to permit a mixed use development with ground floor commercial uses 
along the Hespeler Road frontage on the property municipally addressed as 201-217 Hespeler Road in the 
City of Cambridge (hereinafter referred to as the “subject property”). The residential units are intended to 
be affordable rental units with a range of unit sizes including 1, 2, 2 bedroom plus den and 3 bedroom 
units.  

The proposal involves the development of a two storey podium structure with 2 residential towers with a 
total of 321 units, and a total height of 13 storeys (43 m) and 17 storeys (55m) respectively.  The podium 
contains 600 m2 (6458 sq.ft.) of commercial retail space on the ground floor together with parking and 
service and storage uses. The development has been designed to address Hespeler Road and be of a 
density and scale that is compatible with the City of Cambridge’s vision for the Hespeler Road Mixed Use 
Corridor Land Use designation. 

An Official Plan Amendment and Zoning By-law Amendment are required to permit a maximum Floor 
Space Index of 3.69, a density of 270 units per hectare;  a front yard setback of 4.5m, and increase in 
building height from 12 storeys to 13 (43m ) and 17(55m) storeys respectively (including a 2 storey podium 
and roof top mechanicals); a reduction in the landscaping provided from 30 % to 25%;  with a slight 
reduction in parking from 15 to 5 required commercial  spaces at a rate of 0.75 spaces / 100m2  rather than 
2.5 spaces/100m 2 within the Hespeler Road Mixed Use Corridor Land Use designation. 

1.1 Pre-Consultation
A formal pre-consultation meeting was held with City staff on May 20, 2021. Formal comments were 
issued by the City to identify the submission requirements to permit the proposed development on the 
subject property. A list of technical and supporting studies required for a complete application were 
included in the Pre-consultation minutes. The following Technical Studies were identified as required to 
form a complete application under the Ontario Planning Act: 

Reports: 

• Planning Justification Report;

• Urban Design Brief;

• 3D Massing Model;

• Functional Servicing and Stormwater Management Report;

• Sanitary Servicing Capacity Assessment;

• Environmental and Stationary  Noise Assessment;
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• Shadow Study;

• Wind Study; and,

• Traffic Impact Study.

Plans: 

• Tree  Inventory and Management Plan;

• Concept Site Plan (preliminary);

• Concept Elevations;

• Landscaping Plans;

• Lighting Plans;

• Parking Plan

• Site Grading Plan; and

• Site Servicing Plan.
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2.0 SITE DESCRIPTION
AND SURROUNDING LAND 
USES  
2.1 Site 
The subject property has an area of 12.69 hectares (31.36 acres), with a total frontage of 112.5m along 
Hespeler Road and is municipally known as 201-217 Hespeler Road and legally described as Part 30 and 
31of  Plan 610 ,RP 58R-12953 PT 1and 2, City of Cambridge, Regional Municipality of Waterloo. 

A single story commercial building associated with the car dealership sales currently exists on the northern 
portion of the subject property which is proposed to be demolished to accommodate the proposed 
development. The southern portion of the lands is currently under-utilized as a parking lot. The subject 
property has direct access to full municipal services and will have vehicular access from Hespeler Road. 
Refer to Figure 1 Location Map 

2.2 Existing Planning Controls 
The following provides an overview of the Regional and Municipal planning controls that apply to the 
subject lands:  

Region of Waterloo 
Official Plan 
(2015):  

The subject property is located within the Urban Area and further designated as 
being located within the Built-Up Area as per Map 3A of the Regional Official 
Plan.  Lands within the Urban Area are intended to accommodate the majority 
of growth within the Region to the year 2031.  A substantial portion of growth 
in the Urban Area is to be subsequently accommodated within the Built-Up 
Area through reurbanization.  In addition, the subject lands are located directly 
on the Phase 2 ION line and within 600-800 metres of the Can Amera ION 
Station Stop. Increased densities that encourage and support the existing and 
proposed transit in the area are appropriate for lands within an ION Station 
Stop and is in accordance with the Region’s Community Building Strategy. 
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City of Cambridge 
Official Plan 
(2018 Consolidation): 

The subject property is located within the Built Up Area and is within the Can 
Amera/ Hespeler Road Community Node as identified on Map 1A – Urban 
Structure of the Official Plan. The property is proposed within a proposed Major 
Transit Station Area (MTSA) and fronts the Existing Transit Corridor as identified 
on Map 7B-Regional Transit Network. Lands within an MTSA must achieve a 
minimum density of 160 persons and jobs per hectare in accordance with the 
2020 Growth Plan and are intended to encourage densities and uses that 
support transit use.   

The subject property is designated ‘Hespeler Road Mixed-Use Corridor” on Map 
2 - General Land Use Plan of the City’s Official Plan. Currently, the designation 
permits a maximum Floor Space Index (FSI) of 2.0 and a Maximum Building 
Height of 12 Storeys.  The property is also identified as a Regeneration Area on 
Map 6 which are areas within the City where a transition of one land use to 
another use is anticipated during the planning horizon of the Official Plan. 
Regeneration Areas are identified on Maps 1A and 6.  Regeneration Areas will 
be the subject of planning studies to determine appropriate land use 
designations.  

Currently, the City is undergoing the preparation of the Hespeler Road 
Secondary Plan for this area.  Early drafts of the Hespeler Road Mixed Use 
Corridor Secondary Plan suggest the lands are proposed with a Mixed-Use High 
Density designation which would permit a maximum FSI of 3.0 and a building 
height of 20 Storeys. In the interim, Official Plan Amendments to permit new 
land uses that help achieve the vision and objectives of the Official Plan will be 
considered by the municipality. The proposed Official Plan Amendment (OPA) 
is intended to increase the height and density to one that more closely aligns 
with the proposed Secondary Plan direction.  The proposed OPA will permit the 
redevelopment of an underutilized site within the transit corridor contributing 
to the achievement of densities and uses that will support transit use. 

The subject property is located on Hespeler Road, which is a Regional Arterial 
Road as shown on Map 7A of the Official Plan. Arterial Roads are intended to 
serve regional and local travel demands. Transit supportive land uses are 
encouraged along Arterial Roads. Map 7B of the Official Plan provides an 
overview of future and planned GRT transit network improvements. Hespeler 
Road is designated as part of the “Planned Transit Network” and is identified as 
the route for the extension of the Light Rail Transit corridor. 

City of Cambridge 
Zoning By-law 150-85: 

The subject property is zoned Commercial (C4 ). The primary purpose of the C4 
class zones is to accommodate a variety of commercial uses. The C4 Zone does 
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not permit residential uses and therefore a Zoning By-law Amendment is 
required to implement the proposed redevelopment plans.  

City of Cambridge 
Comprehensive 
Zoning By-law Review 
(May 2019) 

As of May 2019, the City of Cambridge has published Draft No. 3 of their 
Comprehensive Zoning By-law Review. This By-law will replace the current “in 
force” Zoning By-law 150-85 in the near future. The subject lands are proposed 
to be zoned Hespeler Road Mixed Use Medium Density (HRMUMD), as per the 
May 2019 Draft of the City of Cambridge Zoning By-law Review. The HR-
MU/MD Zone applies to lands that are intended to permit a broad range of 
commercial, office and institutional uses along with medium-density residential 
uses such as townhouses and apartments. The proposed new zoning by-law 
continues to limit the height to 12 storeys or 38 m with a maximum density of 
300 units per hectare. While this is still under review, the proposed height limit 
in the zoning bylaw does not currently align with the proposed heights in the 
Secondary Plan. 

2.3 Surrounding Land Uses
The subject property is situated within the eastern end of the City of Cambridge and is surrounded 
primarily by residential and commercial uses detailed as follows, and shown on the Context Plan, included 
as Figure 2 attached.    

North:  Commercial land uses are located immediately to the north of the subject lands along Hespeler 
Road comprising of a Honda car dealership at the NE intersection of Hespeler Road and Can 
Amera Parkway.  North of this intersection lands consist primarily of single storey commercial uses. 

West:  Existing multiple residential development including 4 storey stacked towns and a 17 storey 
Apartment building as well as a Rego Realtor’s office is located to the west of the subject lands. 
Dumfries Conservation Area is located further to the west. 

South:  A vacant commercial parcel of land is located immediately to the south of the subject lands at 199 
Hespeler Road. The parcel appears to be under construction.  Existing single-detached dwellings 
municipally known as 191 and 197 Hespeler Road are situated further to the south of the subject 
lands.  

East:  A residential neighbourhood is located east of the subject lands, containing a mix of medium and 
low density residential dwellings, including two-storey single-detached dwellings and semi-
detached dwellings and street fronting townhomes.  

Community, transit, commercial amenities and public services in the vicinity of the subject property 
include the following: 
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• Transit Stops for the 51–Grand River Transit (GRT) bus route located at the intersection  Hespeler
Road and Can Amera Parkway

o Route 51 runs generally north-south along Hespeler Road, between Cambridge Centre and
Ainslie Street Terminal stations, providing a level of service frequency of two buses per hour
on weekdays between 6:15 a.m. and 6:18 p.m. Stations provide connections to iXpress
adapted bus rapid transit routes and in the future will provide a transfer connection to the
ION LRT Stage 2;

• Cycling infrastructure on Hespeler Road includes bike lanes east  along Can Amera and shared lane
on Hespeler Road

• Amenity areas include Dumfries Conservation Area and Greenway-Chaplin Community Centre;
Chaplin Family YMCA, and Wedges N Woods Golf Academy

• Cambridge Centre which contains a variety of local commercial and retail uses

In summary, the site is located within an area that contains existing low/medium density single detached, 
semi-detached, townhouse developments, as well as some high rise apartment development on the 
opposite side of Hespeler Road. The Site is serviced by both transit and active transportation infrastructure, 
and is in proximity to commercial uses and other amenities and services.  
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3.0 DESCRIPTION OF
PROPOSAL 

The following is a review of the proposed development and amendments to the City of Cambridge Official 
Plan and Zoning By-law to facilitate the proposed mixed use development with 2 residential towers with a 
total height of 13 (43m) and 17 (55m) storeys respectively including a 2 storey podium  with ground floor 
commercial uses and the roof top mechanicals.  The maximum building height will be 55.0 metres 
including the roof top mechanicals with a Floor Space Index of 3.69 and a density of 270 units/hectare for 
the entire site. Parking reductions from the 432 total required parking spaces to 407 total parking spaces 
are also required.  A slight reduction in landscaped area from 30% to 25 % will also be required to support 
the development and are outlined below in Sections 3.1, 3.4 and 4.6. 

3.1 Conceptual Site Plan  
The proposed conceptual site plan (see Figure 3 attached) provides for the redevelopment of the subject 
property with a 321 affordable rental units as part of a mixed use development with 2 residential towers 
with a total height of 13 (43m) and 17 storeys (55m) respectively including the 2 storey podium with 
ground floor commercial uses as well as structured parking and storage/utility uses. 

The proposed residential units will be affordable rental units ranging in sizes from 1 bedroom to 3 
bedroom units. An indoor amenity area of 667 m2 is proposed on the third floor of the building for the use 
of the tenants of the buildings with an outdoor children’s play area and 1000 m2 of roof top open space on 
the third floor.  Structured parking including one level of underground parking, as well as 2 levels of 
parking in the podium that wraps 600 m2 of commercial units at the ground floor facing Hespeler Road 
with two points of pedestrian access to the site from the road.    

Access 

There are two primary vehicular access points to the subject property via Hespeler Road. The proposed 
access is generally in the same location as the existing access to the lot. This site access will also serve as 
the emergency vehicle access.  Service access to the property is located along the northerly property line, 
while the primary residential access will be a right-in/ right-out only access from the southerly access to 
the site as the long term plans for Hespeler Road include a centre median.  This will also permit U turns on 
Hespeler Road once the LRT is constructed. 

Pedestrian access to the two residential towers is proposed from two separate vestibules and lobby areas 
for each building (Tower A at the north west of the site and Tower B at the south east corner of the site) , 
while commercial entrances are proposed on the front façade facing Hespeler Road.  This will include a 1.5 
m sidewalk to provide pedestrian circulation between the proposed building and amenity area. A fire  
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route with applicable turning radii and route signage (including emergency access) will be addressed at 
the site plan stage.  

Parking 

There are 407 parking spaces proposed for the development whereas 417 total parking spaces are 
required.  This represents a reduction of 6 % which is supported by the parking/TDM study.  The Parking 
Study/TDM and transportation study prepared by Paradigm indicates that the TDM measures proposed for 
this site support a reduction of 52 parking spaces.   

The parking breakdown includes the following: 

• A total of 407 parking spaces are provided for the site on multiple parking levels with 20 spaces
provided outdoors at grade.

• Commercial parking spaces are proposed at a rate of 0.75 spaces / 100 m2  of commercial space
whereas 2.5 spaces/100 m2  is required, resulting in 5 commercial spaces rather than 15.

• Additionally, the site also contains 36 tandem parking stalls, which are available to the tenants of
the building, however, they do not count toward the total parking provided.

• The site has also incorporated 100 indoor bicycle stalls as well as 23 outdoor bicycle stalls as part of
the implementation of the TDM measures;

• Lastly, the site also provides 10 Type A and 11 Type B barrier free spaces, which exceeds the
minimum by-law requirements of a total of 11 barrier free spaces.

Amenity Area 

Each apartment unit will have a private amenity area in the form of a balcony or patio area of 
approximately 3.51 m2 to 12.35 m2.  An additional 667 m2 landscaped roof top amenity area on the third 
floor includes multiple barbeque stations/ patio areas, a 1000 m2 of open space/ vegetated area as well as 
a 216 m2 children’s playground and a 667 m2 enclosed social room will be provided for all residents. 

Building Frontage 

The proposed siting of the mixed use building will provide primary frontage onto Hespeler Road and allow 
for parking in structured parking below grade and within the podium of the building with some surface 
parking around the east and south sides with loading facilities to the north. The building will address the 
Hespeler Road streetscape with balconies and primary entrances, as well as sidewalks connecting to the 
municipal sidewalk along Hespeler Road.  
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3.2 Public Consultation Strategy  
As of July 1, 2016, changes to the Planning Act require that applicants submit a proposed strategy for 
consulting with the public with respect to an application as part of the ‘complete’ application 
requirements.  This section summarizes the proposed Public Consultation Strategy.  

We propose that the public consultation process for the proposed Official Plan Amendment and Zoning 
By-law Amendment applications follow the Planning Act statutory requirements.  The following points of 
public consultation are proposed: 

• An informal public meeting advertised by the City and heard by the Committee of the Whole;

• Direct written responses to comments raised through the public consultation process will be
provided to City Staff for their review and consideration in the preparation of a City Staff Report;

• Preparation of a City Staff Report, with the Report to be available to the public in advance of City
Council’s consideration of the applications.  It is understood that City Staff will post information on
the City’s website for public review.  This will include the City Staff Report, open house materials,
and may also include technical studies and reports prepared in support of the applications;

• A Public Meeting will be held by Committee/Council at which time the City Staff Report, all
available information, and public input will be considered.

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

3.3 Official Plan Amendment Summary
This infill project proposes the development of 321 affordable residential rental units as part of a mixed use 
development with 2 residential towers with a total height of 13 and 17 storeys respectively on top of a 2 
storey podium for a total building height including roof top mechanical of 43m and 55m respectively with 
600 m2 ground floor commercial and parking uses. 

 A total density of 270 units per hectare is proposed. The subject property is designated Hespeler Road 
Mixed Use Corridor  in the Official Plan, which currently  permits a maximum floor space index of 2.0, a 
maximum density of 250 units/ hectare  and a maximum building height of 12 storeys. 

Therefore, the proposed development requires an amendment to the City of Cambridge Official Plan to 
implement a Special Policy to permit a floor space index of 3.69; a density of 270 units/ hectare and an 
increase in maximum total building height to (55.0 m) which includes the podium and roof top 
mechanicals, to permit 13 and 17 storey towers on a 2 storey podium base.  

The proposed amendments to the Official Plan are detailed in Appendix A of this report. 
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3.4 Zoning By-law Amendment Summary 
The purpose of the proposed Zoning By-law Amendment is to implement the proposed Official Plan 
Amendment, and to re-zone the subject property to permit a mixed use development with 600 m2 of 
ground floor retail and two residential towers 13 (43m) and 17 (55m) storeys respectively (including the 
podium and roof top mechanicals) and to establish a site-specific provisions to permit a more compact 
urban form that will increase density along the Mixed Use Corridor to support transit usage.  

The proposed Amendment will re-zone the entirety of the subject lands from C4 to an RM1 zone with site 
specific provisions as follows: 

• Permit a maximum Floor Space Index of 3.69, whereas  a maximum Floor Space Index of 2.0 is
currently permitted;

• Permit a maximum total building height of 17 storeys (55 m including the podium and rooftop
mechanical) whereas a maximum height of 12 Storeys is currently permitted;

• Permit a maximum density of 270 units/ hectare whereas a maximum of 250 units/ha is permitted;

• Permit a reduction in minimum front yard setback for the C4 zone from 15m to 4.5m ( which
aligns with the RM1 zone);

• Permit a reduction in landscaping from 30% to 25% and,

• Permit a reduction in commercial parking  rate for the subject lands from 2.5 spaces/ 100m2 to
0.785 spaces/100m 2 .

The proposed amendments to the Zoning By-law are detailed in Appendix B of this report. 
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4.0 PLANNING ANALYSIS
This section demonstrates that the proposed Official Plan and Zoning By-law Amendments are consistent 
with and conform to the applicable Provincial, Regional, and Municipal planning policy regulatory 
framework.   

4.1 Provincial Policy Statement, 2020 
The 2020 Provincial Policy Statement (PPS) was issued by the Province of Ontario in accordance with 
Section 3 of the Planning Act and came into effect on May 1st, 2020. The PPS provides policy direction on 
matters of Provincial interest related to land use planning and development and applies to all decisions in 
respect of the exercise of any authority that affects a planning matter made on or after May 1st, 2020. 
Section 3 (5) of the PPS requires that decisions affecting planning matters shall be “consistent with” the PPS.   

The PPS outlines policy for Ontario’s long term prosperity, economic health, and social well-being. These 
objectives depend on the efficient use of land and development patterns that support strong, livable and 
healthy communities that protect the environment and public health and safety, and facilitate economic 
growth.  The PPS policies relevant to the proposal and subject lands have been reviewed and analyzed as 
part of this analysis. 

Policy 1.1.1 of the PPS states that healthy, liveable and safe communities are sustained by the following: 

a) Promoting efficient development and land use patterns which sustain the financial well-being of the
Province and municipalities over the long term;

b) Accommodating an appropriate range and market based mix of residential (including single-detached,
additional residential units, multi-unit housing, affordable housing and housing for older persons),
employment (including industrial and commercial), institutional (including places of worship,
cemeteries and long-term care homes), recreation, park and open space, and other uses to meet long-
term needs;

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

d) Avoiding development and land use patterns that would prevent the efficient expansion of settlement
areas in those areas which are adjacent or close to settlement areas; 

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

f) Improving accessibility for persons with disabilities and older persons by addressing land use barriers
which restrict their full participation in society; 



12 
Planning Justification Report – Official Plan and Zoning By-law Amendments   January 2022 
201-217 Hespeler Road City of Cambridge 

g) Ensuring that necessary infrastructure, and public service facilities and transmission are or will be
available to meet current and projected needs.

h) Promoting development and land use patterns that conserve biodiversity and consider the impacts of a
changing climate and,

i) Preparing for the regional and local impacts of a changing climate. 

The proposal supports these objectives by: 

• Intensifying urban residential land located within the Built-Up Area of the City of Cambridge, a
mixed use corridor and a future Can-Amera Major Transit Station Area and the Can-Amera/
Hespeler Road Community Node, in proximity to parks and open space (Dumfries Conservation
Area), transit and active transportation infrastructure, and in an area with existing municipal
services and utilities;

• Providing a multiple dwelling mixed use built form that helps minimize land consumption and
long-term servicing costs while increasing the mix of housing types, units sizes and affordability  in
the neighbourhood;

• Supplying a mixed use land use option at a density that supports transit usage along the future
LRT corridor;

• Providing a housing form that does not cause environmental or public health and safety concerns;

• Intensifying municipally-serviced urban mixed -use lands along an existing arterial road; and

• Facilitating development within the Built-Up Area that will have no impact on existing natural
heritage features.

Policy 1.1.3.1 states that settlement areas shall be the focus of growth and development, and their vitality 
and regeneration shall be promoted.  

The subject property is within the Built-Up Area and is currently underutilized.  The proposed amendments 
facilitate the intensification of an underutilized urban property within a settlement area through infill in the 
form of a 321 unit mixed use development with 2 residential towers 13 and 17 storeys respectively on top 
of a 2 storey podium with  600 m2   ground floor commercial uses. 

Policy 1.1.3.2 identifies that land use patterns within settlement areas shall be based on densities and a mix 
of land uses which:  

a) efficiently use land and resources;
b) are appropriate for, and efficiently use, the infrastructure and public service facilities which

are planned or available, and avoid the need for their unjustified and/or uneconomical
expansion;

c) minimize negative impacts to air quality and climate change, and promote energy
efficiency;

d) prepare for the impacts of a changing climate;
e) support active transportation;
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f) are transit-supportive, where transit is planned, exists or may be developed; and,
g) are freight supportive. 

The proposed development will provide for an efficient use of land and resources by intensifying an 
underutilized property currently being used as a car dealership and associated parking lot along Hespeler 
Road, which is a Regional Arterial Road and the future location of the ION LRT Phase 2. The subject lands 
are also within a Community Node intended to be the focus for further intensification over time at a 
density that will support higher order transit use. The built form for this development will address the 
frontage along Hespeler Road through a two storey podium base that will be articulated to promote a 
pedestrian friendly public realm and the use of transit and active transportation with ground floor 
commercial uses along the façade of the proposed mixed use building.  In addition, the podium base will 
have at-grade individual entrances, balconies and patios along the other building facades. Also, a common 
outdoor amenity area on the 3rd floor is provided to promote active uses and create a vibrant public realm. 

The development will utilize existing municipal storm and sanitary sewer infrastructure along Hespeler 
Road.  The subject property is in close proximity to transit stops on Hespeler Road and dedicated bicycle 
lanes on Can-Amera Parkway, providing residents with a range of transportation alternatives to private 
automobile trips.    

Policy 1.1.3.4 states that appropriate development standards should be promoted which facilitate 
intensification, redevelopment and compact form.   

The proposed amendments seek to recognize the location and configuration of the subject property by 
facilitating intensification that is characterized by a compact housing form and a higher mixed use density, 
than what currently exists on the subject property.   

Policy 1.4.3 of the PPS identifies that planning authorities shall provide for an appropriate range and mix of 
housing options and densities to meet projected market–based and affordable housing needs of 
requirements of current and future residents of the regional market area by: 

a) establishing and implementing minimum targets for the provision of housing which is affordable to low 
and moderate income households and which aligns with applicable housing and homelessness
plans. However, where planning is conducted by an upper-tier municipality, the upper-tier municipality
in consultation with the lower-tier municipalities may identify a higher target(s) which shall represent
the minimum target(s) for these lower-tier municipalities; 

b) permitting and facilitating: 

1. all housing options required to meet the social, health, economic and well-being requirements of
current and future residents, including special needs requirements and needs arising from
demographic changes and employment opportunities ; and 

2. all forms of residential intensification, including additional residential units, and redevelopment in 
accordance with policy 1.1.3.3; 
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c) directing the development of new housing towards locations where appropriate levels
of infrastructure and public service facilities are or will be available to support current and projected
needs; 

d) promoting densities for new housing which efficiently use land, resources, infrastructure and public 
service facilities, and support the use of active transportation and transit in areas where it exists or is to
be developed; 

e) requiring transit supportive development and prioritizing intensification, including potential air rights
development, in proximity to transit including corridors and station; and 

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

Policy 1.7 of the PPS states that long-term economic prosperity should be supported by: 

a) promoting opportunities for economic development and community investment-readiness; 

b) encouraging residential uses to respond to dynamic market-based needs and provide necessary
housing supply and range of housing options for a diverse workforce; 

c) optimizing the long-term viability and use of land, resources, infrastructure and public service
facilities; 

f) promoting the redevelopment of brownfield sites; 

g) providing for and efficient, cost-effective, reliable multimodal transportation system  that is
integrated with adjacent systems and those of other jurisdictions, and is appropriate to address
projected needs to support the movement of goods and people; 

j) promoting energy conservation and providing opportunities for increased energy supply;and,

k) minimizing negative impacts from a changing climate and considering ecological benefits
provided by nature. 

Policy 1.8 of the PPS directs Planning Authorities to support energy conservation and efficiency, improved 
air quality, reduced greenhouse gas emissions, and preparing for the impacts of a changing climate 
through land use development which: 

a) promote compact form and structure of nodes and corridors;

b) promote the use of active transportation and transit in and between residential , employment( including
commercial and industrial) and institutional uses and other areas; 

c) focus major employment, commercial other travel-intensive land uses on site which are well served by
transit where this exists or is to be developed, or designing these facilitate the establishment of transit in
the future; 
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e) encourage transit-supportive development and intensification to improve the mix of employment and
housing uses to shorten commute journeys and decrease transportation congestion; and,

f) promote design and orientation which maximizes energy efficiency and conservation, and considers the
mitigating effects of vegetation and green infrastructure. 

The proposed development supports the Housing Policies of the PPS and is of a form of higher density 
housing. The multi-unit apartment building typology proposed is a form of residential intensification that 
meets the social, health and well-being requirements of current and future residents in an area with access 
to transit and active transportation infrastructure. The variety of the unit sizes proposed provide housing 
options for a range of demographic groups at different levels of affordability.   

The proposed development provides for an efficient use of land in an area where full municipal services 
are available and is of a compact urban form, oriented towards the street to encourage active 
transportation and transit use, contributing to broader public health and safety objectives including 
reduced impact to climate change.  The development is of a compact form located long a high intensity 
mixed use corridor and is situated along the future LRT route.  The subject property represents an 
intensified redevelopment of the lands, which makes this a more efficient use of the lands, is transit 
supportive and located on a transit route that in the fullness of time will provide another mode of 
transportation which will encourage a decrease in transportation congestion and is well situated to active 
modes of transportation as well as commercial and recreational uses and facilities.   

In summary, the proposed development will make efficient use of existing land, infrastructure and 
services, and is located along an arterial road, and will provide an appropriate range and mix of 
housing types in an area accessible to transit and active transport.  

The proposed amendments are consistent with the policies of the Provincial Policy Statement. 

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

The 2020 Place to Grow Growth Plan for the Greater Golden Horseshoe (“Growth Plan”) as amended came 
into effect on August 28, 2020.  The Growth Plan is a framework for implementing the Provincial 
Government’s vision for building stronger, prosperous communities by better managing growth in the 
Greater Golden Horseshoe (“GGH”).  

The policies of the Growth Plan centre on the key themes of directing growth to built-up areas and 
promoting transit-supportive densities and a healthy mix of residential and employment land uses. The 
guiding principles of the Plan include: 

• Build compact, vibrant and complete communities;

• Support a range and mix of housing options;

• Prioritize intensification and higher densities to make efficient use of land and infrastructure and
support transit viability;
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• Optimize the use of existing and new infrastructure to support growth in a compact, efficient form;

• Improve the integration of land use planning with planning and investment in infrastructure and
public service facilities; and

• Provide for different approaches to managing growth that recognize the diversity of communities
in the GGH.

The Built-Up Area remains the focus for growth in settlement areas.  As per Policy 2.2.2.3, the minimum 
residential intensification target of 45% for the City of Cambridge contained in the Regional Official Plan 
remains in effect until the next Municipal Comprehensive Review is approved and in effect.  The proposed 
development will contribute to the achievement of this residential intensification target. 

Policy 2.2.2.3 requires all municipalities to develop a strategy to achieve the minimum intensification 
targets and intensification throughout delineated built-up areas, which will:  

l) Identify strategic growth areas to support achievement of the intensification target and
recognize them as a key focus for development;

m) Identify the appropriate type and scale of development in strategic growth areas and transition
of built form to adjacent  areas;

n) Encourage intensification generally throughout the delineated built up area; 

o) Ensure lands are zoned and development is designed in a manner that supports the
achievement of complete communities; 

p) Prioritize planning and investment in infrastructure and public service facilities that will support
intensification; and

q) Be implemented through official plan policies and designations, updated zoning and other
supporting documents. 

The proposed residential development supports these objectives for designated built-up areas by: 

• Providing intensification in the form of a multi-unit apartment building with ground floor retail
uses with primary frontage on an arterial road with access to parks, commercial/ retail uses,  transit
and active transportation infrastructure;

• Identifying an appropriate type and scale and  density mixed–use  development that concentrates
higher density at toward the frontage of the property at Hespeler Road which is an arterial road,
while  orienting the shorter tower of the two towers thus providing a transition in height and
massing from the front of the property to the rear.  In addition, adequate side and rear yard
setbacks  are provided to allow for an appropriate transition towards the low / medium density
residential neighbourhood to the east and south of the subject property;

• An increased density to allow for a compact urban form to support the achievement of complete
communities and planned for higher order transit infrastructure associated with the LRT-ION
Phase 2 proposed along Hespeler Road;
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• Prioritizing infill development within the existing built-up area to support future growth and
intensification along the Hespeler Road Mixed Use corridor, designated as a corridor for planned
transit network improvements in the City of Cambridge Official Plan; and

• Providing a compact urban form supportive of existing municipal parks, services, transit and active
transportation facilities.

Policy 2.2.4.3 indicates that Major transit station areas on priority transit corridors or subway lines will be 
planned for a minimum density target of: 

b) 160 residents and jobs combined per hectare for those that are served by light rail

transit or bus rapid transit; 

Policy 3.2.2 encourages active transportation and transit usage through the following policies: 

1. Transportation System planning, land use planning, and transportation investment will be
coordinated to implement this plan.

2. The transportation system within the GGH will be planned an managed to:

a) Provide connectivity among transportation modes for moving people and moving goods;

b) Offer a balance of transportation choices that reduced reliance upon the automobile and
promotes transit and active transportation;

d) Offer multimodal access to jobs, housing, schools, cultural and recreational opportunities,
and goods and services.

4. Municipalities are directed to develop and implement transportation demand management
policies in official plans or other planning documents to reduce trip distance and time; increase
the modal share of alternatives to the automobile, prioritize active transportation, transit and
goods-movement over single occupant automobiles; expand infrastructure to support active
transportation and consider the needs of major trip genorators.

The subject lands are located within the Can-Amera Major Transit Station Area (MTSA) along the Hespeler 
Road Mixed Use Corridor, which is the future location for the second phase of the LRT expansion of the 
ION into Cambridge. This is the appropriate location to provide development at increased densities, so as 
to achieve the density target of 160 persons and jobs/ hectare and in order to support transit use. The 
proposed development consisting of 321 units within 2 residential towers on top of a 2 storey podium 
with at grade commercial uses will help achieve the density target in the Growth Plan and will support 
transit use.  In addition, active transportation is encouraged through the onsite connections to walkways 
and the transportation demand measures such as the provision of over 100 bicycle storage stations as part 
of this development.  The site is well situated proximate to transit, trails and cycling routes and places for 
recreation and employment.   
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The proposed amendments conform to the 2020 Place to Grow Growth Plan for the Greater 
Golden Horseshoe. 

4.3 Region of Waterloo Official Plan, 2015 
The Regional Official Plan (“ROP”) was approved by the Ministry of Municipal Affairs and Housing with 
modifications on December 22, 2010, and approved, with amendments, by Oral Decision of the Ontario 
Municipal Board on June 14, 2015.  The ROP outlines a vision for growth and development within the 
Region and establishes a number of general policies to plan and manage physical growth and change. The 
ROP implements provincial land use policy.  An overarching goal of the ROP is to promote balanced 
growth by directing a larger share of new growth to the existing Built-Up Area.  The ROP is currently under 
review and although the application has been reviewed under the current policy framework, the proposed 
policy framework contemplated by the ROP review has also been contemplated including but not limited 
to the MTSA boundaries. 

The lands are designated Urban Area and Built up area in the ROP and is located immediately to the south 
of the Can-Amera future ION Station Stop and is within the MTSA.  Regional Council has recently endorsed 
new mapping and proposed densities within the MTSAs which identifies the subject property as being 
within the Can Amera Station Area and prescribes a density target of 160 ppj/ha in accordance with the 
Growth Plan.  In turn it is an appropriate area for intensification of the current car dealership. Hespeler Road 
is a significant focus for intensification and regeneration as part of the future Mixed Use Corridor and LRT 
route. 

Policy 2.2.3 promotes transit-oriented development with a diverse mix of land uses, housing types and 
open spaces in close proximity to each other.  

Hespeler Road is currently serviced by the GRT Bus Route 51, which will be replaced by the expansion of 
the ION Light Rail Transit proposed to travel along the centre this Regional Arterial Road. The proposed 
high rise mixed use development, with primary frontages and a building massing defining the street wall 
of a designated arterial road (Hespeler Road) provides an appropriate range of housing form at a location 
in close proximity to parks, a regional commercial shopping centre (Cambridge Centre), and cycling lanes 
on Can- Amera Road. 

Policy 2.2.4 states that Provincially-directed density targets may be exceeded where feasible to make 
better use of land and infrastructure. The proposed amendments would allow for increased density on a 
property with full access to municipal services, at a location with access to nearby parks, GRT transit 
services and cycling lanes. The proposed infill development is further supported by a the Cambridge 
Centre Mall to the north of the site,  as well as other medium to higher density uses together with a mix of 
professional office space uses on the opposite side of Hespeler Road. 

Policy 2.C.2 directs municipalities to establish policies that ensures that a minimum of 45 per cent of all 
new residential development occurring annually within the region as a whole will be constructed within 
the Built-Up Area. The proposed 321 unit mixed use development on an infill lot, will help Cambridge 
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achieve the minimum residential intensification target of 45% within the Built-Up Area, which in turn 
would contribute to the achievement of the Region of Waterloo’s overall intensification target. 

The proposed development is subject to the General Development policies (Policy 2.D.1) of the Regional 
Official Plan.  The proposed amendments conform to these policies as they provide for development that:  

• Accommodates residential growth within the Urban Area, and more specifically intensification of
an existing residential lot within the City of Cambridge Built-Up Area;

• Is serviced by municipal water, sanitary and stormwater services that have been deemed adequate
to accommodate the proposed development;

• Contributes to the creation of a complete community by introducing a different residential
housing type at an active intersection location adjacent to an existing established neighbourhood
in an effort to establish a more compact urban form that supports the use of nearby retail, parks,
existing and future transit, walking and cycling;

• Does not adversely affect any existing natural or cultural heritage resources;
• Respects the scale, physical character and context of the surrounding neighbourhood through:

 Directing increased building heights to frontage of the property along an arterial
(Hespeler Road );

 Orienting the proposed building along Hespeler Road defining an active street wall of
windows, principle entrances and balconies enhancing the residential character of the
area and activating the street; and

 Eliminating parking visible from Hespeler Road through the provision of underground
parking and the provision of commercial units that wrap around the internal parking
structure in the podium.

 Is buffered and separated from the adjacent established neighbourhood through the
provision of landscaping and fencing.

Policy 3.A.3 of the ROP provides that Area Municipalities will plan to provide an appropriate range of 
housing in terms of form, tenure, density and affordability to satisfy the various physical, social, economic 
and personal support needs of current and future residents.  

The proposed development will provide affordable rental, multi-unit residential dwelling units on an infill 
lot including 1, 2 and 3 bedroom units along an arterial road within a mixed use corridor that bounds a 
low/ medium residential area characterized primarily by row townhouse and single-detached dwellings to 
the east. The proposed development provides an appropriate level of density along the arterial road in a 
MTSA within a building oriented towards the street frontage. The proposed units will be affordable rental 
units, which will contribute to the mix of housing tenure in the surrounding area and City.  

The Region supports the provision of a full range of housing options including affordable housing.   The 
Region has a 10 Year Housing and Homelessness Plan which contains affordable housing targets for 
Waterloo Region. The target is that 30% of all new residential development between 2019 and 2041 be 
affordable to low and moderate income households.  This proposal contributes to this broader goal for the 
Region through the provision of affordable rental housing units.  The Regional Official Plan has indicated 
that affordable housing as defined therein would have an average rent of $1430 or rent does not exceed 
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30 % or the gross annual household income for low to moderate income households, whichever is the 
lesser. The affordable rental rates range from $810 (bachelor) to $1300 ( 3 or 4+ bedroom ). 

With respect to Source Water Protection, the subject lands are located just outside of any Wellhead 
Protection Sensitivity Area (WPSA) 8 as identified on Map 6A of the Region Official Plan. 

The proposed amendments conform to the policy direction of the Region of Waterloo Official Plan, 
2015.  

4.4  City of Cambridge Official Plan, 2018 
The City of Cambridge Official Plan was approved by the Region of Waterloo in November 2012.  As of 
March 1, 2015, parts of the Plan remain under appeal before the Ontario Land Tribunal (OLT).   Despite 
these appeals, the 2018 Official Plan represents the desired policy framework of the City to direct growth 
and development to 2031 and as such the proposed amendments shall be reviewed through the relevant 
policy framework. 

The subject property falls within the following designations of the Official Plan and are shown on the 
following Figures 4 and 5 attached: 

• Map 1A – Urban Structure (Figure 4)

o Built-up Area

• Map 2 – General Land Use Plan (Figure 5)

o Hespeler Road Mixed-Use Corridor

o Hespeler Road –Existing Transit Network (RMW)

The subject property is located within the Built-Up Area and designated for Hespeler Road Mixed Use 
Corridor l uses as per Map 1A “Urban Structure” and Map 2 “General Land Use Plan”.  Section 2.1.1 – Growth 
Management and the Urban Structure states that the policies of the OP: 

“Implement the Growth Plan for the Greater Golden Horseshoe (Provincial Growth Plan) and are 
intended to plan and manage growth in accordance with the complete community concept. 
Cambridge, as a complete community, will be a well-designed, compact vibrant city that provides: 

a. an appropriate mix of jobs; 

b. a range of housing options; 

c. convenient access to local services and community infrastructure including affordable
housing, schools, recreation and open space; and 
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d. access to a range of transportation options including public transit.”

The proposed amendments would contribute to the City’s intention of growing into a complete 
community by permitting development which provides 

• for a higher density mixed use form which will contribute to the available range of housing
options.

• housing within walking distance to a range of retail and commercial services, and parks.

• access to a range of transportation options including existing (bus)  and future public transit ( LRT- 
ION Phase 2).

Section 2.6.1 of the Official Plan provides the policy framework for intensification within the Built-Up Area.  
Future development within the Built-Up Area is to contribute to the achievement of the annual 45% 
reurbanization target. (Note: this policy has been appealed to OLT.)  

The proposed development will contribute to achieving the annual 45% reurbanization target within the 
existing Built-Up Area. 

Section 2.6.1.2 indicates that intensification is encouraged throughout the built up area of the City of 
Cambridge including: 

c) Nodes ;

d) Regeneration Areas;

e) Reurbanization Corridors; and,

f) Major Transit Station Areas.

The subject lands are located in the Built up area of the City and are situated within a Community Node, as 
part of a Regeneration Area and Hespeler Road is also designated as a Reurbanization Corridor as shown 
on Figure 6 attached, and further, the lands are located within the Can-Amera Major Transit Station Area. 
Given the site’s location within all of these areas that are intended for intensification, the proposed 
redevelopment of these underutilized lands for a 321 unit mixed use development is appropriate and 
meets the intent of the Official Plan. 

Section 2.6.1.6 provides that 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; 

b) provide for a range and mix of housing that takes into account affordable housing needs; 
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c) incorporate high quality public open spaces; 

d) support walking, cycling and transit; 

e) support the cultural heritage of the area; 

f) generally achieve higher densities than surrounding areas; and

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

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

The proposed residential development achieves the objectives of Section 2.6.1.6 by: 

• Providing an increased level of residential density of 270 units per hectare, along an arterial road in
proximity to the Cambridge Centre Mall, nearby parks, the Dumfries Conservation Area, Hespeler
Road’s GRT bus route 51 and cycling lanes along the bike route between Avenue Road and Can-
Amera Parkway;

• Contributing to the range and mix of housing options in the area by providing 321 rental dwelling
units , within a mixed use building ranging in size and affordability from 1 bedroom, to 3 bedroom
units in two towers with a total building  height ranging from 13 storey (43m) and 17storeys
(55m)( including rooftop mechanical) respectively with the tallest tower fronting onto Hespeler
Road  and the shorter tower positioned toward the back of the property (east), providing an
appropriate transition of built-form towards low/medium residential densities with a building of a
height, scale and massing that is more compatible with the surrounding area;

• Supporting existing transit and active transportation infrastructure in the area through the
orientation of the tallest tower portion of the building towards Hespeler Road, providing residents
with immediate access to GRT bus route 51 stops, sidewalks and cycling lanes nearby on the bike
route from Avenue Road to Can-Amera Parkway , and thereby encouraging transit use, cycling and
walking; and

• Achieving a higher residential density in an appropriate location, with frontage onto a higher-
order street (Hespeler Road is classified as an Arterial Road in the OP) in an area where full
municipal services are available.

Section 2.6.1.7 indicates that the development of land or existing buildings in the Urban Growth Centre, 
Community Core Areas, Nodes, Regeneration Areas, Reurbanization Corridors and Major Transit Station 
Areas is encouraged for mixed uses such as residential with office, commercial, and business uses. The City 
may provide support for mixed use development by: 

a) Providing incentives such as reductions in the parking requirements for the residential component
of mixed uses projects; and

b) Requiring an assisting were appropriate with the remediation of contaminated sites.
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In this regard, the proposed development is comprised of ground floor commercial uses and multiple 
residential uses.  A parking reduction to permit a total of 0.75spaces/ 100m2 of commercial spaces (5 
spaces) rather than 2.5 spaces/100m2  ( 15 spaces) is supported by a Parking and Transportation Demand 
Study. The site will also contain 100 indoor bicycle stalls and 23 outdoor stalls to support active 
transportation. This approach to reduce the need for parking along a planned LRT corridor and future 
MTSA is appropriate and meets the intent of this policy. 

Section 2.6.1.8 provides 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 redevelopment of the subject property will respect the existing character of the residential 
neighbourhood, through providing appropriate setbacks and orienting the taller building towards 
Hespeler Road, as well as maximizing the setback from surrounding residential dwellings to the east and 
south. Impacts on surrounding properties will be minimized through the careful orientation and 
placement of towers on site so as to mitigate overlook and shadow concerns. The proposed development 
will also improve connections and linkages for future residents through a 1.5 m sidewalk connecting the 
building to the proposed amenity and parking areas and existing sidewalks on Hespeler Road. 

Section 2.6.4 encourages nodes as the place where a mix of transit oriented development, including 
housing and employment as well as services are concentrated. The policy further states that the detailed 
land use policies of the existing and future nodes will be developed in the Secondary Planning process.  
The Secondary planning process is underway and this Site is situated within a Community Node and as 
such, increased density and a mix of uses, as proposed by this development, is consistent with the new 
policy direction.  Nodes are also intended to accommodate additional population, and employment 
growth with the existing or planned transit. Since this site is within a planned node with future higher 
order LFT transit, the increased density at this location will in turn support public transit use. 

Reurbanization Corridors as outlined in Section 2.6.5 are recognized as areas located along an existing or 
planned transit corridor that link directly with rapid transit and have considerable potential for medium or 
higher density reurbanization. These corridors are planned to be developed to accommodate additional 
population and employment and served by rapid transit; achieve higher development densities to support 
and ensure the viability of existing and planned transit service levels; and provide a mix of residential, 
office, including major offices, institutional and commercial development wherever appropriate. To 
reiterate from above, the site is well suited along Hespeler Road and along the proposed LRT route, to 
accommodate additional population and increased density given its large size, which is currently 
underutilized.  The proposed development is a mix of ground floor commercial uses, likely personal service 
types of uses with 321 residential units ranging from 1 to 3 bedroom units.  This proposed intensification 
of the site is well suited and is helping to implement the overall policy vision for this corridor.  Hespleler 
Road is specifically identified as the reurbanization corridor and the appropriate scale and density of uses 
require an amendment to the Official Plan to implement the vision. In light of this, the applications include 
an amendment to the Official Plan to implement the vision for these lands. 

Major Transit Station Areas (MTSAs) as described in Section 2.6.6, are typically located within a 600 to 800 
metre radius of a rapid transit station. These lands have been identified in the proposed Regional Official 

23 
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Plan as part of the Can-Amera LRT station. Similar to the Reurbanization corridors, these area are intended 
for higher densities with a mix of land uses that will support transit use.  Redevelopment of these lands 
with the proposed higher densities and mix of uses will assist in achieving the overall goal of supporting 
transit use by achieving higher densities along the transit route. 

Regeneration areas within the City are areas where transition of one use to another is anticipated during 
the planning horizon as established in Section 2.7.3.  In this case, the site is currently zoned and designated 
for Commercial uses which are largely auto-centric and the policy direction is to transform this 
reurbanization corridor into a more densely developed corridor with uses and built form that encourage 
transit use, as this is a primary location on the future LRT route.  Future land uses are to be determined by 
planning studies until the appropriate land us designations are implemented in the Official Plan.  The 
Secondary Plan study is underway and the proposed designation of High Density Mixed Use Corridor will 
be supported through developments such as the mixed used development proposed for these lands.  The 
proposed redevelopment of these underutilized lands from its current use as a car dealership to a mixed 
use development with 321 new rental residential units and 600 m2 of ground floor commercial uses is in 
line with the policy direction and helps achieve the vision for this to evolve into a transit supportive 
corridor. 

Section 2.8.2 states that the City will plan for a range and mix of housing that is affordable, accessible, and 
safe incorporating Crime Prevention Through Environmental Design (CPTED) principles. The proposed 
development is proposing affordable rental units. This will appeal to a broader range of people and will 
provide an additional affordable rental housing option to that of home ownership.  The site will be 
appropriately designed to incorporate CPTED principles as outlined in the Urban Design Brief, so as to 
increase safety and discourage crime and illicit activities.   

The policy goes on to state in Section 2.8.3 that 45 % of new housing stock will be created through infill, 
conversion, intensification and the redevelopment of built-up areas of the City particularly in the Urban 
Growth Centres, Community Core Areas, Nodes, Regeneration Areas Reurbanization Corridors and Major 
Transit Station Areas.  The subject lands are intended for intensification and are located within a 
Community Node, a Regeneration area, along a Reurbanization Corridor and within a Major Transit Station 
Area. All of these locations encourage intensification and redevelopment with a denser, compact urban 
form that helps support transit use. 

Section 5.1 outlines urban design principles that pertain to the development of Transit Oriented 
Development within a MTSA as follows: 

1. Development located within a Major Transit Station Area or within walking distance of one or more
higher frequency transit stops will be planned and designed based on the principles of transit oriented
development and will address the following: 

a) compact urban form and a mix of medium and high density uses are encouraged along
arterial roads, transit routes and within walking distance of transit station areas to encourage
transit use and reduce travelling distances;
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b) provision of a safe environment for pedestrians and encouragement of pedestrian activity
through:

i) a mix of land uses;

ii) development that includes a variety of services and amenities provided at grade and
oriented to the municipal sidewalk; and 

iii) continuous sidewalks along both sides of the street; and

c) a high quality public realm promoted to enhance the identity of the area and create
gathering points fostering a positive pedestrian experience; and

d) access to the transit station provided from various modes of transportation including
consideration of pedestrian, bicycle parking, and where applicable, passenger transfer and
commuter pick-up/drop off areas.

The proposed development is located in a proposed MTSA and will be of a more compact urban form and 
at a higher density, as it is located along an arterial road (Hespeler Road). The site will be of a mix of uses 
and at a density that will support transit use and will be well connected to local pedestrian networks and 
bicycle parking will be provided to encourage other forms of active transportation. At grade commercial 
uses will be accessible to pedestrians and will help activate the public realm along this portion of the 
reurbanization corridor. 

Section 8.4.6.8 states “The City will promote compatible higher density development in locations which meet the 
criteria for multi-unit residential development outlined in Section 8.4.3 of this Plan and the compatibility criteria 
in Section 8.4.2 of this Plan”. Section 8.4.2.1 residential development compatibility criteria are as follows:  

“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. Factors to be taken into 
consideration in assessing the compatibility of development include:  

a) the density, scale, height, massing, visual impact, building materials, orientation and architectural
character of neighbouring buildings and the proposed development; 

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; 
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g) odour, dust, and emission impacts; 

h) transportation implications; and 

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

The proposed development conforms to the Section 8.4.2.1 criteria in that the mixed use building is of a 
scale, height, massing, density and form compatible with the adjacent residential neighbourhood 
character. The proposed density of 267 units per net site hectare concentrates a higher form of mixed use 
density along the frontage of a higher-order street, proximate to public transit and walking distance to 
commercial and retail services.  

Section 8.4.3 of the OP identifies the following locational criteria 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. 

The proposed development is compatible with the locational criteria of Section 8.4.3 by: 

• Being located along an arterial road (Hespeler Road) to minimize traffic and noise disturbances on
adjacent residential lands;

• Being located in along an existing and planned future LRT route along Hespeler Road;
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• Addressing the streetscape with an active frontage with balconies, porches and primary retail
entrances on Hespeler Road  to encourage walking to nearby commercial and retail amenities and
to incentivize transit use;

• Providing sufficient  structured parking and a site access and internal driveway designed with
appropriate dimensions and turning radii to accommodate the turning movements of emergency
vehicles;

• Providing adequate site grading and stormwater management features to ensure stormwater is
retained and processed on-site and does not drain onto neighbouring properties (Section 5.2 of
this report contains a brief summary of the Functional Servicing Study prepared in support of the
applications); and,

• Achieving a scale, height and massing compatible with the character of the surrounding
residential area, while meeting the density required to support higher order transit use. The urban
design principles for the proposed development are further articulated in the Urban Design Brief
and summarized in Section 5.1 of this Report).

In summary, the proposed amendments contemplates increased residential densities within a 
Reurbanization Corridor in an area that has potential to promote walking and transit as a means to access 
nearby parks, commercial and retail services and meets the compatibility criteria of Section 8.4.2 and 8.4.3 
of the Official Plan. Furthermore, the Urban Design Brief submitted concurrently with this Report, and 
summarized in Section 5.1 herein, provides the analysis of how the proposed development implements 
and conforms to the relevant urban design policies in Section 5 of the Official Plan.  

Section 8.6.1.4 Hespeler Mixed Use Corridor designation reiterates that the planned function of lands 
designated Mixed Use Corridor is to provide opportunities for transit-–oriented development supportive of 
the Region of Waterloo’s rapid transit initiative that will help the City achieve the Growth management 
objectives as set out in Section 2.2 of the Official Plan.   

The proposed amendments generally conform to the policies of the City of Cambridge Official 
Plan, 2018 (Office Consolidation).  

4.5  City of Cambridge Hespeler Road Corridor 
Secondary Plan Review (Draft 2019) 

As referred to above the Hespeler Road Corridor Secondary Plan review is underway and has proposed a 
Mixed Use High Density designation for the subject lands. This would permit a density of 300 units per 
hectare with a maximum height of 20 storeys.  The applicants are a currently proposing a maximum height 
of 17 (55m) storeys and a density of 270 units per hectare with a FSI of 3.69 rather than the currently 
permitted of 2.0.  The proposed height and density is in keeping with the secondary plan direction and the 
proposed FSI of 3.69 will support the intensification initiatives along the corridor for increased transit 
supportive development as shown on Figure 7 attached. As no maximum FSI has been identified in the 
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Secondary Plan Study to date and the study is not yet approved, a site specific amendment to the Official 
Plan together with appropriate justification has been submitted for this site. 

4.6  City of Cambridge Zoning By-law 150-85 
The regulations proposed in Section 2.2 of this report are proposed to apply to the lands currently zoned 
C4, as shown in Figure 8 attached. The proposed C4 and RM1 zones are the appropriate zone categories 
to implement the proposed building form. A site specific zoning provision will be required for the 
proposed increase in height from the maximum currently permitted of 12 storeys to 17 storeys (55m 
including podium and roof top mechanicals) and to increase the maximum FSI from 2.0 to 3.69, and to 
increase the density from 250 units per hectare to 270 units per hectare. In addition, commercial uses at 
grade shall be permitted, parking reductions for the commercial uses from 1.25 spaces / 100m2 for a total 
of 15 parking spaces to 0.75 spaces /100m2 for a total of 5 spaces; reduction in the minimum front yard 
setback for the C4 zone from 15m to 4.5m,( which aligns with the RM1 zone), and a reduction in the 
minimum landscaping from 30% to 25%. 

The purpose of the proposed Zoning By-law Amendment is to achieve a more compact form of 
development and, to allow for intensification on the subject property that will help meet the objectives of 
the Official Plan for lands within a MTSA, Reurbanization Corridor, a Community Node and a Regeneration 
Area.  The proposed development will comply with all other zoning performance standards of the RM1/C4 
zone as detailed in   Tables 1 and 2 below:  
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Table 1 

Zoning By-law 150-85 
Zoning Standard 

 RM1 Zoning 
Requirements 

Proposed RM1 Zoning 

Min. Front Yard Setback 4.5 m 4.5 m 
Min. Interior Side Yard 
Setback 

3.0 m 3.0 m 

Min. Exterior Side Yard 
Setback 4.5 m 4.5 m 

Min. Rear Yard Setback 12 m abutting res zone 12 m 
Max. Density 250 units / net site ha 270 units / net site ha* 
Parking Spaces  
(1.25 space per dwelling 
unit including visitors);  

401 
Total 402 spaces  

provided   

Maximum FSI 2.0 3.69* 

Maximum  Height 12 storeys 

17 storeys ( 55m total 
building height 

including rooftop 
mechanical)* 

Amenity Area 20 m2   /one bd rm unit 
30 m2/ 2bd rm unit  

667 m2* 

* = site specific provision required

Table 2 

Zoning By-law 150-85 
Standard 

C4 Zoning 
Requirements 

Proposed 
Development 

Min. Front Yard Setback 15 m 4.5m 
Min. Interior Side Yard 
Setback 3 m 12 m 

Min. Exterior Side Yard 
Setback 

5.0 m na 

Min. Rear Yard Setback 3 m 12 m 
Maximum Lot Coverage 60 %                55.3% 
Parking Spaces  
2.5sp/100m2 of retail 15 5 (0.75sp/100m2) 
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4.7  City of Cambridge Draft Comprehensive 
Zoning By-law Review 

The City of Cambridge is currently undertaking a draft comprehensive review of its zoning by-law. A 
second draft of the comprehensive by-law was released for review in May 10, 2019. While the by-law is still 
being reviewed, and a third draft of the by-law is being prepared, we have reviewed the proposed 
development against the provisions in the draft by-law.  

The subject property is proposed to be zoned HR-MU/HD.  There is no proposed performance standard for 
density in the HR-MU/HD Zone. It is our opinion that a C4/RM1 zone would be more appropriate for the 
lands, as it permits apartment dwelling uses and a maximum density of 250 units/hectare. We have 
designed the proposed development to achieve regulations in the C4/ RM1 zone, where possible and 
request site specific regulations be implemented as part of the amending by-law for the following: 

• Permit a maximum Floor Space Index of 3.69, whereas  a maximum Floor Space Index of 2.0 is
currently permitted;

• Permit a maximum total building height of 17 storeys (55 m including rooftop mechanical)
whereas a maximum height of 12 Storeys is currently permitted;

• Permit a maximum density of 270 units/ hectare whereas a maximum of 250 units/ha is permitted;

• Permit a  minimum 4.5m front yard (which aligns with the  RM1 Zone) whereas the C4 zone
requires a 15m minimum front yard;

• To permit a reduction in parking for the commercial uses from 2.5 spaces / 100m2  to 0.75 spaces/
100 m2 resulting in 5 commercial parking spaces rather than 15 and,

• A reduction in landscaping from 30 % to 25 %.

The proposed zoning by-law is not yet in force and effect and therefore, does not apply to the subject 
lands. However in order to determine appropriateness with the direction of the new regulations a high 
level evaluation of the proposed development against the standards of the proposed zone regulations are 
generally in compliance, with the direction in the proposed Zoning by-law save for the proposed 
maximum building height of  17 storeys (55m ). 

In summary, the proposed Zoning By-law Amendment has given consideration for the Draft 
Comprehensive Zoning By-law Review process and notes that the proposed zoning does not 
entirely align with the direction in the proposed Secondary Plan which recognizes height of 20 
storeys, densities of 300 units/ hectare as the heights in the proposed Zoning by-law continue to 
be limited to 12 storeys. However, these documents are both currently under review.  
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5.0 SUMMARY OF 
TECHNICAL STUDIES 
The following is a summary of the key findings and recommendations of the supporting technical reports 
and studies that were required to support the proposed Official Plan and Zoning By-law Amendments.   

5.1Urban Design Brief 
An Urban Design Brief was completed by MHBC in January, 2022. The purpose of this report was to help 
ensure the vision proposed for the development at 217 Hespeler Road meets the City of Cambridge's 
policies, regulations and standards related to the physical growth and development of the community.  

The Design Brief concludes that the proposed development aligns with the policies in Section 5.0 of the 
City of Cambridge Official Plan, and meets the urban design objectives as well as the site specific goals 
recommended therein.  Overall the proposed redevelopment represents significant investment in the 
Cambridge and will create new rental residential units as part of a high quality development that 
contributes positively to the surrounding neighbourhood. The development contributes towards the 
implementation of the vision for these lands as part of a regeneration area and high intensity mixed use 
corridor.  

5.2 Functional Servicing & Stormwater 
Management Report 

A  Functional Servicing and Water Distribution Report and the Stormwater Management Report was 
completed by Borz Fariborzi, P Eng. dated December 2, 2021 Based on this analysis, it was concluded that: 

• The site has adequate sanitary, storm and water services available to service this site and the
services meet the City of Cambridge’s design standards to support the proposed development;

• A pressure reducing valve will be required for the main floor and the basement;

• Fire and non-fire scenarios will have adequate water supply and pressure and two fire hydrants at
the north of the site  are located within acceptable distances;

• Downstream sanitary capacity issues along Hespeler Road sewer main are not anticipated;

• The proposed stormwater management design provides adequate attenuation of the 1:5 and
1:100 year storms to levels well below existing levels;

• The proposed surface parking storage has sufficient volume to meet the ponding requirement.
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5.3 Environmental and Traffic Noise Assessment 
An Environmental and Traffic Noise Assessment (‘Noise Assessment”) was completed by GHD, dated 
November 16, 2021. The potential for noise impacts of the environment and road traffic on the proposed 
development were assessed. The Noise Assessment is summarized as follows: 

• Noise calculations determined that all units have daytime noise levels in excess of 55 dBA during
the daytime, which warrants the need of special building components such as air condition units
and STS-33 rated windows and doors and STC-35 or higher rating for exterior walls and;

• Central air conditioning must be installed for the residential dwellings in Tower A and B of the
proposed building. In addition, a Type D noise warning clause will be registered on title;

• Prior to the issuance of a building permit, architectural details of the building components
(windows, walls, etc.), for the units requiring special noise attenuating building components, must
be verified by a qualified Acoustical Professional;

• A 1.5 metre tall noise barrier is recommended to attenuate traffic noise from Hespeler Road for the
outdoor amenity areas provided on site; and,

• Type Type D noise warning clauses shall be registered on title for the units where the resulting
noise level exceeds the recommended criteria.

The findings of the Noise Assessment concluded that a Final Environmental Noise Assessment be 
completed once a final Site Plan is established. 

5.4 Parking Study, Transportation Demand 
Management and Access Review  

Paradigm Transportation Solutions Limited prepared a Parking Study, Transportation Demand 
Management and Access Review in December of 2021.  The following summarizes the 
recommendations and conclusions made as follows: 

Parking Study 
• 407 on site vehicle parking spaces are proposed to be provided which represents a 6% parking

reduction from the required 432 spaces.

Transportation Demand Management 

• With the proposed site plan the subject site qualifies for a reduction of 52 parking spaces based on
the Region of Waterloo TDM worksheet Including the following:
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o Entrances oriented to public spaces where pedestrians arrives from a street, square, park
or plaza;

o Provision of continuous 1.5 m sidewalk along both sides of adjacent streets and
pedestrian walkways are provided through parking areas to link the building with the
public sidewalk system;

o Provision of active uses at grade;
o Bus shelters with seating at the transit stop immediately adjacent to the development;
o Information regarding public transit routes, schedules and fares provided in an accessible

and visible location on site and in adjacent bus stops;
o Site is located within 600 m from a transit route and less than 15 minutes away or is

located in a designated mixed use corridor or node;
o Implements paid parking system on all or part of the site e.g. parking permits, paid parking

zones near main entrances; and, parking is not located on major street frontage.
• This would result in the proposed parking supply meeting the minimum requirements.

Access Review 
• Both the fire truck and TAC HSU are able to move through the proposed development

without impediment.

The findings of the Study supports the proposed parking reductions and site layout and design. In 
addition, the site is located on a Regional Arterial Road in a high density mixed use corridor that is the 
future route for the Phase 2 of the LRT ION expansion.  
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6.0SUMMARY and 
CONCLUSIONS 
The purpose of this planning report is to evaluate the proposed Official Plan and Zoning By-Law 
Amendments for the subject property municipally known as 201-217 Hespeler Road in the City of 
Cambridge. This report provides an analysis of the existing land use policies and regulations applicable to 
the subject property including the Provincial Policy Statement, the A Place to Grow Growth Plan for the 
Greater Golden Horseshoe 2020, the Region of Waterloo Official Plan, the City of Cambridge Official Plan, 
and the City of Cambridge Zoning By-law. 

The proposed Official Plan and Zoning By-law Amendments to permit the development of  mixed use 
building represents good planning and is appropriate for this location. This opinion is based on the 
following: 

1. The proposed amendments support the achievement of compact, mixed use, complete
communities that offer more options for living, working, learning, shopping and playing within the
existing designated Built-Up Area;

2. The proposed amendments would permit a mixed use residential development that would
contribute to the variety of housing options to meet the needs of people at any age and income
in the neighbourhood and City;

3. The proposed amendments facilitate the intensification and development of underutilized lands
along a primary arterial road on an intensification corridor and future LRT route as part of a
regeneration area, proximate to a commercial plaza, parks, transit and active transportation
infrastructure;

4. The proposed amendments support the future growth and development of an area in the City
that has alternatives to private automobile travel, including existing and planned GRT bus service
on Hespeler Road, which will provide future connections to the LRT, sidewalks and cycling lanes;

5. The proposed development is compatible with the existing residential neighbourhood to the east
and south and accommodates higher residential densities within the built-up area, while
complying with amenity space and setback zoning performance standards;

6. The proposed amendments are consistent with the Provincial Policy Statement, 2020, and
conform to the Place to Grow Growth Plan for the Greater Golden Horseshoe, 2020; and

7. The proposed amendments conform to the Regional Official Plan, 2015 and the City of Cambridge
Official Plan, 2012.
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Respectfully submitted, 

MHBC 

Pierre Chauvin, MA, MCIP, RPP Juliane von Westerholt, BES, MCIP, RPP 
Partner   Associate 
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Appendix A-Proposed OPA Amendment 
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Attachment No.  – Official Plan Amendment No. XX 

By-law No. XX-22 
of the 

City Of Cambridge 

Being a By-law of the Corporation of the City of Cambridge to adopt 
Amendment No. 42, to the City of Cambridge Official Plan (2012) as 
amended for lands known municipally as 721 Franklin Blvd. 

WHEREAS Council of the City of Cambridge has the authority pursuant to Section 
17 and 22 of the Planning Act, R.S.O. 1990, c. P. 13, as amended to adopt an 
Official Plan and made amendments thereto; 

NOW THEREFORE BE IT RESOLVED THAT the Corporation of the City of Cambridge 
enacts as follows: 

1. THAT Amendment No. XX to the City of Cambridge Official Plan (2012) applies to lands
described as Plan 610 Part Lot 30 and 31, in the City of Cambridge, Regional Municipality
of Waterloo and addressed as 201-217 Hespeler Road.

2. THAT Amendment No. XX to the City of Cambridge Official Plan (2012) as amended,
consisting of the text and attached map, is hereby adopted;

3. THAT the Clerk is hereby authorized and directed to make application to the Regional
Municipality of Waterloo for approval of the aforementioned Amendment No. XX to the City
of Cambridge Official Plan (2012), as amended;

4. THAT this By-law shall come into full force and effect up on the final passing thereof.

READ A FIRST, SECOND AND THIRD TIME, ENACTED AND PASSED this ______ day of 
_________, A.D. 2022 

Mayor  
_____________________________ 

Clerk 



38 
Planning Justification Report – Official Plan and Zoning By-law Amendments   January 2022 
201-217 Hespeler Road City of Cambridge 

BASIS OF THE AMENDMENT 

An Official Plan Amendment application was submitted together with a Zoning By-law 
Amendment application in January 2022. The applications were supported by a number of 
reports that were requested at the pre-submission consultation meetings.  

The applications were processed in a comprehensive manner and were the subject a 
statutory public meeting. Consultation also occurred with review agencies and the public. 

The development of the subject lands is proposed within the Urban Area Boundary and 
Built-Up Area/ Regeneration Area of the City of Cambridge which is where residential 
intensification is encouraged and redevelopment is anticipated. The redevelopment is 
supported by available infrastructure including municipal roads, water, sanitary sewer and 
stormwater services and conforms with the intent of the City of Cambridge Official Plan. The 
proposed development meets the City’s growth management policies, location criteria for 
multi-unit development, land use compatibility and urban design policies. 

THE AMENDMENT 

1. Chapter 16, Figures of the City of Cambridge Official Plan is hereby amended by
inserting Figure YY attached hereto;

2. Map 2A of the City of Cambridge Official Plan is hereby amended by inserting
reference to Figure YY; and,

3. Section 8.10.YY of the City of Cambridge Official Plan is hereby included by adding
the following text thereto:

8.10.YY Notwithstanding the maximum permitted density of the Hespeler Road
Mixed –Use Corridor designation, the lands shown as the subject lands on Figure
YY will be permitted to develop as follows:

i. As a mixed use building with two towers on top of a two storey podium for a
total maximum building height (including the podium and roof top
mechanicals) of 13 storeys (43m) and 17 storeys (55m);

ii. A maximum density of 270 units per hectare; and,

iii. A maximum Floor Space Index of 3.69.
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Appendix B-Proposed Zoning By-law 
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Proposed Zoning By-law Amendment: 

Purpose and Effect of By-law No. XX-22 

201-217 Hespeler Road

The Purpose of this By-law is to amend the zoning classification on the property located at 
201-217 Hespeler Road from C4 to C4/RM1 – XX site specific exceptions (Commercial
/Multiple Residential) with the following site specific provisions:

1. Notwithstanding Sections 2.2.1.2,  3.1.2.4 b) and 3.3.3.2 c) of this by-law, the lands
in the C4/RM1 zone  to which parenthetical reference (s. 4.1.X ) is made on Zoning
Map H10 attached to and forming part of this by-law shall be used for a mixed use
building  subject to the following:

a. Provision of commercial parking spaces at a rate of 0.75 spaces/100 m2 of
commercial area;

b. A maximum density of 270 units per hectare;
c. A minimum front yard setback of 4.5m;
d. A maximum total building height of 17(55m) storeys (including a 2 storey

podium and roof top mechanicals) for Tower A and 13 (43m) for Tower B;
e. A maximum of  25 % landscaping; and,
f. A Floor Space Index of 3.69.

The Effect of the By-law will be to permit the subject property to be developed with a 
mixed use development with 2 towers (13 storeys and 17 storeys on top of a 2 storey 
podium), with 600 square metres of ground floor retail.  The total maximum building 
height will be 55m (17 storeys) including the podium and the roof top mechanicals.
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