WESTON
C O N S U LT I N G
planning + urban design

P L A N N
J U S T I F I C AT I O N

I N G
REPORT

2370826 ONTARIO INC.
MAIN STREET AND NOTTINGHILL DRIVE,
CITY OF CAMBRIDGE
JULY 2020
FILE #8514

TABLE OF CONTENTS
1.INTRODUCTION ���������������������������������������������������������������������������������������������������������������������������������������������������� 4
2.SITE DESCRIPTION AND CONTEXT������������������������������������������������������������������������������������������������������������������� 6
2.1 Description of Subject Lands ���������������������������������������������������������������������������������������������������������������������������������������������������������� 7
2.2 Regional and Neighbourhood Context �������������������������������������������������������������������������������������������������������������������������������������� 8
2.3 Surrounding Land Uses�������������������������������������������������������������������������������������������������������������������������������������������������������������������� 8
2.4 Recent Development Activity��������������������������������������������������������������������������������������������������������������������������������������������������������� 9

3. PROPOSED DEVELOPMENT AND PLANNING APPLICATIONS����������������������������������������������������������������10
3.1 Description of Development Proposal ���������������������������������������������������������������������������������������������������������������������������������������� 11
3.2 Official Plan Amendment Application����������������������������������������������������������������������������������������������������������������������������������������� 11
3.3 Zoning By-law Amendment Application������������������������������������������������������������������������������������������������������������������������������������13

4. PLANNING POLICY FRAMEWORK & JUSTIFICATION ��������������������������������������������������������������������������������16
4.1 Provincial Policy Statement (2020)�����������������������������������������������������������������������������������������������������������������������������������������������17
4.2 Growth Plan for the Greater Golden Horseshoe (2019)��������������������������������������������������������������������������������������������������������20
4.3 Region of Waterloo Official Plan ��������������������������������������������������������������������������������������������������������������������������������������������������22
4.4 City of Cambridge Official Plan ���������������������������������������������������������������������������������������������������������������������������������������������������27

5. NON-STATUTORY DOCUMENTS ������������������������������������������������������������������������������������������������������������������� 36
5.1 Main Street and Dundas Street Area Draft Secondary Plan���������������������������������������������������������������������������������������������������37
5.2 Ministry of the Environment, Conservation and Parks D-6 Guidelines, Compatibility between Industrial Uses����38

6. SUPPORTING MATERIALS & JUSTIFICATION������������������������������������������������������������������������������������������������ 40
7. PLANNING OPINION & CONCLUSION��������������������������������������������������������������������������������������������������������� 46
APPENDICIES���������������������������������������������������������������������������������������������������������������������������������������������������������� 48
Appendix A - Development Concept������������������������������������������������������������������������������������������������������������������������������������������������49
Appendix B - Draft Official Plan Amendment ����������������������������������������������������������������������������������������������������������������������������������50
Appendix C - Draft Zoning By-law Amendment������������������������������������������������������������������������������������������������������������������������������56
Appendix D - Main Street Development Pre-consultation Comments��������������������������������������������������������������������������������������59

VAUGHAN OFFICE | 201 Millway Avenue, Suite 19, Vaughan, Ontario, L4K 5K8 | T. 905.738.8080
TORONTO OFFICE | 268 Berkeley Street, Toronto, Ontario, M5A 2X5 | T. 416.640.9917

westonconsulting.com
1.800.363.3558 F. 905.738.9937

LIST

OF

FIGURES

Figure 1: Context Photo of Subject Lands .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . 7
Figure 2: Proposed Townhouse Development at 825-875 Main Street and 0 Sparrow Avenue .   .   .   .   .   .   .   .   .   .   .   .   .   . 9
Figure 3: Development Concept Plan .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   . 12
Figure 4: Schedule 4 of the Growth Plan.   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   . 21
Figure 5: Region of Waterloo Official Plan Map 3a, Urban Area .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . 22
Figure 6: Region of Waterloo Official Plan Map 5a - Regional Transit Network.   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   . 24
Figure 7: Region of Waterloo Official Plan Map 5c, Regional Cycling Routes .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . 26
Figure 8: City of Cambridge Official Plan, Map 2 General Land Use Plan.  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . 28
Figure 9: City of Cambridge Official Plan, Figure 3 Community Node .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  . 32
Figure 10: City of Cambridge Official Plan, Map 7A Transportation Facilities and Hydro Corridors. . . . . . . . . . . 34

LIST

OF

TABLES

Table 1 - Requested Zoning Provisions .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   .   . 14

PLANNING JUSTIFICATION REPORT | NE CORNER OF TREMAINE & LOUIS ST. LAURENT, TOWN OF MILTON

WESTON
C O N S U LT I N G
planning + urban design

1.INTRODUCTION
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Weston Consulting has been retained by Shankar
Thurairajah (on behalf of the owner - 2370826 Ontario
Inc. c/o Kamsha Uthayasanar) to provide planning and
design advice for the development of the property
at the southwest corner of Main Street and the future
extension of Nottinghill Drive (the “subject lands”).
The proposal is for the development of 367 residential
units, split between one mixed-use building, and one
apartment building on the subject lands. Applications
for Official Plan Amendment and Zoning By-law
Amendment are being submitted to facilitate this
proposal.
The purpose of this report is to outline the nature of
the proposed development and applications, and to
evaluate the applications in the context of the policies of
the Provincial Policy Statement (‘PPS’), the Growth Plan
for the Greater Golden Horseshoe (‘GGH’), the Region of
Waterloo Official Plan (‘WROP’), the City of Cambridge
Official Plan, the Main Street and Dundas Area Draft
Secondary Plan, and the Ministry of the Environment,
Conservation and Parks D-6 Guidelines (Compatibility
between Industrial Uses).
Subsequent applications for Site Plan Approval and
Draft Plan of Condominium will be submitted at a future
date. This report provides the planning analysis and
justification for the applications in accordance with good
planning and urban design principles. It provides the
basis for the advancement of the applications through
the planning process.
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2.SITE DESCRIPTION AND CONTEXT

6

2.1 Description of Subject Lands

The subject lands are located on the south side of Main
Street, west of the future extension of Nottinghill Drive.
The total frontage of the subject lands is approximately
52.87 metres along Main Street and 149.8 metres along
the extension of Nottinghill Drive. A thin triangular
parcel separates the site from Sparrow Avenue to
the south. The total approximate lot area after road
widening of Main Street is 0.769 hectares. Vehicular
access to the subject lands is currently provided via a
single entrance on Main Street. The subject lands are
currently vacant, with natural vegetation occupying the
western portion of the property. As illustrated by the
air photo in Figure 1, Nottinghill Drive has not yet been
constructed. The construction of Nottinghill Drive will
be required in order to facilitate access for the proposed
development and will be constructed as part of a future
phase of the Greengate Village Subdivision which has

draft plan approval (File 30T-03102). The City through
correspondence dated July 23, 2020, has indicated that
if a reserve block is placed in the final M-Plan along the
east limit of the subject lands (i.e. for cost sharing for the
extension) that there will be provisions for its release in
the subdivision agreement.
The legal description of the subject lands is as follows:
PART LOT 4, CONCESSION 10, NORTH DUMFRIES
DESIGNATED AS PART 1 ON PLAN 58R-15518, CITY OF
CAMBRIDGE

Figure 1: Context Photo of Subject Lands
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2.2 Regional and Neighbourhood
Context

2.3 Surrounding Land Uses

The subject lands are located near the eastern
border of the City of Cambridge. The surrounding
neighbourhood is predominately residential, with a mix
of single detached homes on larger rural lots, and new
developments including alternative forms of residential
units, such as townhomes.

The area surrounding the subject lands consists
predominantly of residential uses and natural open
green space. Land uses in the vicinity of the subject lands
are as follows:

The neighbourhood contains several community
amenities and services approximately 500 metres west
of the subject lands, west of the Franklin Boulevard and
Main Street intersection. These uses include restaurants,
grocery stores, automobile body shops, gas stations,
and veterinarian services, all within a range of commercial
plazas. Cambridge Fire Station 5 is approximately 500
metres from the subject lands.
The surrounding area is well served by retail, commercial
and community amenities. Further to the south west are
several schools, including Moffat Creek Public School, St.
Vincent De Paul School, Chalmers Street Public School,
Stewart Avenue Public School, Glenview Park Secondary
School and Cambridge Christian School. These schools
are all within two (2) to five (5) km from the subject lands.
St. Ambrose Church, Good News Church, Maranatha
Christian Reformed Church, Our Lady of Fatima Roman
Catholic Church, and Cambridge Community Church
are all located west of Franklin Boulevard, approximately
three (3) to six (6) km from the subject lands. John
Dolson Centre, and Alison Neighbourhood Community
Centre are both located within two (2) km of the subject
lands. Whistlebear Golf Club, Savannah Golf Links, and
Cambridge Golf Club are all between eight (8) and ten
(10) km from the subject lands.

North: Lands north of Main Street, adjacent to the
subject property consist primarily of natural open space.
Further north, there are a number various industrial uses,
including the Cambridge Waste Management Centre.
South: Adjacent the subject lands to the south is a
recently developed residential subdivision comprised of
single detached, semi-detached and townhouse units.
There are also agricultural lands, and open green space
south-east of the property.
East: Lands east of the subject lands consist of
predominately rural residential uses and recently
constructed single detached dwellings, green space
and some commercial uses along Main Street. There is
a recycling facility approximately two kilometers east of
the subject lands.
West: Lands to the west immediately abutting the
subject lands consist of single detached residential
dwellings fronting onto Main Street. Further to the east
at the corner of Franklin Boulevard and Main Street are
plazas including several commercial and retail uses.

Regional transit connections are planned for the
intersection of Franklin Boulevard and Main Street,
approximately 500 metres west of the subject lands.
Additionally, there are existing and proposed Grand
River Transit routes south of the subject lands, along
Green Gate Boulevard, Nottinghill Drive, Wesley

8

WESTON
C O N S U LT I N G
planning + urban design

2.4 Recent Development Activity

825-875 Main Street and 0 Sparrow Avenue

hectare. A Zoning By-law Amendment application was
also filed in order to permit the proposed 101, 3-storey
townhouse units. Further amendments included a
reduction of the front, exterior, side and rear yard
setbacks, reduction of the required landscaped open
space, and an increase in the number of attached units
from 6 units to 8 units. The applications were approved
by the City of Cambridge on February 20th, 2018.

ARCH D - 24" X 36"

2536546 Ontario Inc. has proposed a 101-unit
townhouse development, on a private road network
immediately west of the subject lands. The Official
Plan Amendment application was to seek an increase
to the density in the Low/Medium Density Residential
designation from 40 units per hectare to 52 units per
LOT
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3 . P R O P O S E D D E V E LO P M E N T
A N D P L A N N I N G A P P L I C AT I O N S
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3.1 Description of Development Proposal

3.2 Official Plan Amendment Application

The following description of the proposed
development should be reviewed in conjunction with
the Development Concept Plan prepared by Weston
Consulting, dated January 7th, 2020 (Appendix A &
Figure 3). The proposal contemplates development
for 367 apartment units, split between one mixed use
building and one apartment building, on a 6 m wide
private road.

The subject lands are designated Low/Medium
Density Residential in the City of Cambridge Official
Plan. An Official Plan Amendment is required in order
to redesignate the lands on Map 2 of the Official Plan
from Low/Medium Density Residential to High Density
Residential, and to add a Site Specific Policy to Chapter
14 and Map 2A to allow for a higher residential maximum
FSI. A draft Official Plan Amendment is included in
Appendix B.

The subject lands have a gross lot area of approximately
0.8 hectares. A 5.2 metre road widening (300 square
metres) along Main Street is required, resulting in a net
area of 0.77 hectares. The resulting density is 476.6 uph,
based on the net lot area which results in a Floor Space
Index (FSI) of 3.90.
Building A is proposed to be a 12-storey mixed use
building, with retail at grade and apartment units above.
The base is proposed to step back from 4 to 6 storeys,
with 6-storeys above. The retail component of Building
A is proposed to be 648 square metres Gross Floor Area
(GFA), while the residential component will be 16,098
square metres GFA. Building B is proposed to be a
10-storey apartment building, with a proposed base
step back of 4 to 6 storeys, with a 4-storeys above. The
residential GFA of Building B is 13,295 square metres.

The development proposal (Appendix A) contemplates
a gross density of 459 uph, while the Low/Medium
Density Residential designation requires a maximum
gross density of 40 uph. The High Density Residential
designation provides for a maximum 2.0 FSI and the
development proposal has an FSI of 3.9. Therefore, in
order to accommodate the development proposal, a
Site-Specific Policy is required to increase the maximum
FSI in the High Density Residential designation from 2.0
FSI to 3.9.

The proposed development will include approximately
7,452 square metres of amenity space, divided between
2,215 square metres of outdoor landscaped area, 734
square metres of indoor common amenity area, 2,413
square metres of podium roof top space, and 2,090
square metres of private balconies. Twenty-five (25)
surface parking spaces are proposed, with 418 proposed
spaces below grade in two levels.
The development will be accessed by a two-way
driveway from the Nottinghill Drive, with a 6 metre
wide private road providing access to Buildings A and
B. Access to both buildings will be provided through
the interior of the lot. Pedestrian connections in the
form of sidewalks are located along the north and west
perimeter of the subject lands. An emergency access is
provided to the westerly lands.
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Figure 3: Development Concept Plan
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3.3 Zoning By-law Amendment Application

The City of Cambridge Zoning By-law 150-85 was
adopted in 1987. The current consolidation was prepared
in January 2012. The subject lands are currently zoned (H)
R4 – Residential 4 with a holding provision. The R4 Zone
permits the following uses: a detached family dwelling,
a residential special care facility, and an accessory use,
building or structure.
The development concept does not comply to the
zoning provisions of the R4 zone, and a rezoning is
required.
A Zoning By-law Amendment Application is being
filed to amend the zoning from “(H) R4” to “RM2/C2
s.4.1 XX” in order to provide for site specific zoning
standards to fully permit the proposed development.
In accordance with Section 2.1.3.2 of the Zoning Bylaw, where as in the proposed mixed use Building A
(Appendix A), the gross residential floor area exceeds
two-thirds of the total gross floor area of the building,
the RM2 regulations apply to the mixed use building in
the case of a compound RM2/C2 Zone. A draft Zoning
By-law Amendment is contained in Appendix C and the
table below shows the site specific provisions needed
(the standard RM2 provisions will apply to any RM2/C2
provision not amended in this table). The requested
zoning prohibits certain commercial uses in the C2 Zone
which are not considered appropriate for an apartment
building.
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Table 1 - Requested Zoning Provisions
Zone Standards
Permitted Uses

RM2

C2

Proposed RM2/C2
Site Specific

An Apartment
House containing
4 or more
Dwelling Units

Broad
range of
commercial
uses

An Apartment House containing
4 or more Dwelling Units and C2
uses excluding the following:
hotel or motel, funeral home, auto
service mall, establishment for the
fabrication and sale of cemetery
monuments, place of amusement,
and the Service Commercial uses in
section 3.3.2 (a)(ii), (g), (h), (q), and
(r) to (w) inclusive of the By-law.

Commercial Use
Location

Restricted to the ground floor of an
Apartment House containing 4 or
more Dwelling Units

Maximum
Residential Density

Dwelling units per 150
net residential
hectare

Minimum Front Yard

m

4.5

RM2
applies

3

Minimum Exterior
Side Yard

m

4.5

RM2
applies

3

Minimum Interior
Side Yard

m

3 m for the first
RM2
2 storeys, plus
applies
1.5 m for each
additional storey,
to a total required
interior side yard
of 12 m
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4.5 for the first 6 storeys, plus 1.5
for each additional storey, to a total
required interior side yard of 12 m
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Minimum Rear Yard

m

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

Maximum Building
Height

storeys

N/A

N/A

12 storeys

Minimum Required
Parking

spaces

1 space per
dwelling unit,
plus 1 space for
each 4 dwelling
units for visitors

2.5 spaces
per 100m2
of gross
leasable
commercial
floor area
(Separate
rates for
specific
commercial
uses)

0.72 spaces per dwelling unit, plus
1 space for each 4 dwelling units for
visitors

RM2 applies 6.0 for the first 6 storeys, plus 1.5 m
for each additional storey, to a total
required rear yard of 12 m
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4. PLANNING POLICY
FRAMEWORK & JUSTIFICATION
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4.1 Provincial Policy Statement (2020)

The Provincial Policy Statement (PPS) came into effect
on May 1st, 2020. It was approved under the authority
of Section 3 of the Planning Act and includes policy
direction on all matters of provincial interest. The PPS
provides for and encourages appropriate development
while protecting resources of provincial interest, such
as public health and safety, and the quality of the natural
and built environment. Changes to the PPS support the
government’s goals related to increasing the housing
supply, supporting jobs and reducing red tape.

f.

The PPS provides policy direction for the development
of communities which encourages efficient land use
patterns, optimizing the use of infrastructure and
resources, and supporting the development of a range
of housing types within an area. Section 1.0 of the
PPS provides guidance on building strong, healthy
communities, and directs that “healthy, livable and safe
communities are sustained by:

Comment

a. promoting efficient development and land use
patterns which sustain the financial well-being of the
Province and municipalities over the long term;
b. accommodating an appropriate affordable and
market-based range and mix of residential types
(including single-detached, additional residential
units, multi-unit housing, affordable housing and
housing for older persons), employment (including
industrial and commercial), institutional (including
places of worship, cemeteries and long-term care
homes), recreation, park and open space, and other
uses to meet long-term needs;
c. avoiding development and land use 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, optimization of
transit investments, and standards to minimize land
consumption and servicing costs;

improving accessibility for persons with disabilities
and older persons by addressing land use barriers
which restrict their full participation in society;
g. ensuring that necessary infrastructure and public
service facilities are or will be available to meet
current and projected needs;
h. promoting development and land use patterns that
conserve biodiversity; and
i. preparing for the regional and local impacts of a
changing climate.

The applications for Official Plan and Zoning By-law
Amendments support the efficient development
of currently vacant land and the diversification
of housing stock within the surrounding
neighbourhood by providing multi-unit housing
which provides the opportunity for affordability. The
proposed amendments provide for cost-effective
development standards in regard to using available
servicing capacity and a density that supports
transit ridership. The applications provide for the
efficient use of existing and planned servicing
infrastructure including for planned transit within
the subdivision and surrounding area (see Stantec
Revised Functional Servicing Report/Traffic Impact
Study in Section 6.0). No negative environmental
or public health impacts have been identified. The
proposed stormwater management strategy assists
in conserving biodiversity, the proposed residential
density supports area transit and planned bike
routes, and the proposed retail/service uses reduce
automobile trips, all of which assist in mitigating
the impacts to a changing climate. A future site
plan application will further address these issues
including requirements such as accessible parking
spaces which the supporting concept shows. The
subject lands are currently within a settlement area.
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Section 1.1.3 states that settlement areas shall be the
focus of growth and development.
Comment

Section 1.4.3 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 current and future residents of the
regional market area by:

The subject lands are within a settlement area.
b. permitting and facilitating:
Section 1.1.3.2. 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;
f. are transit-supportive, where transit is planned, exists
or may be developed; and
g. are freight-supportive.
Comment
The above relevant policies are satisfied as
discussed for Section 1.0 of the PPS above.
Section 1.1.3.6 New development taking place in
designated growth areas should occur adjacent to the
existing built-up area and should have a compact form,
mix of uses and densities that allow for the efficient use of
land, infrastructure and public service facilities.
Comment

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;
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;
Comment
The proposed development and applications
satisfy the above policies as discussed for Section
1.0 of the PPS by providing for development on
underutilized lands, strengthening the range of
residential uses and options for affordability in an
area with appropriate levels of infrastructure and
with an increased density for new housing, in a
compact and efficient format.

The proposed development satisfies the policies
of Section 1.1.3.6 by providing an efficient and
appropriate land use, by utilizing the existing and
planned infrastructure including transit, and by
creating a mix of residential/retail uses in a compact
form.
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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.
Comment
The Revised Functional Servicing Report by Stantec
Consulting Ltd. (see Section 6.0 of this Report)
indicates that the proposed development will
be serviced by the existing municipal water and
sanitary sewer systems and that sufficient capacity
is available.
1.6.6.7 Planning for stormwater management shall:

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.
Comment
The proposed density of development supports
planned transit in the area and planned bike lanes
along Main Street and the extension of Nottinghill
Drive.
In summary, the applications provide for development
efficiency in this settlement area, assist in providing a mix
of housing options and affordability, and are appropriate
for the servicing infrastructure. The applications will
provide for appropriate growth within the municipality.
It is our opinion that the applications are consistent with
the policies outlined by the PPS.

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. promote stormwater management best practices,
including stormwater attenuation and re-use,
water conservation and efficiency, and low impact
development.
Comment
The Revised Functional Servicing Report discussed
in Section 6.0 indicates that the proposed SWM
system is designed to address the above criteria
with water quality and quantity (rooftop retention)
and erosion controls, infiltration to enhance and
maintain the existing groundwater recharge, and
maintaining the adjacent subdivision’s infiltration
water balance. A Salt Management Plan discussed
in Section 6.0 of this Report balances the need for
the application of salt while reducing environmental
risks associated with contaminated run-off.
PLANNING JUSTIFICATION REPORT | MAIN STREET AND NOTTINGHILL DRIVE, CITY OF CAMBRIDGE
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4.2 Growth Plan for the Greater Golden
Horseshoe (2019)
The Growth Plan for the Greater Golden Horseshoe
(2019) (the “Growth Plan”) came into effect on May
16, 2019 under the Places to Grow Act, 2005. The
Growth Plan provides a framework for implementing
the Provincial Government’s vision for building stronger
and more prosperous communities by better managing
growth in the Greater Golden Horseshoe.
Section 2.2 of the Growth Plan provides policy direction
for managing growth. Schedule 3 of the Growth Plan
outlines population and employment forecasts to the
year 2041, which are to be used for planning growth
within the Greater Golden Horseshoe (GGH). The
Region of Waterloo is forecasted to reach a population of
835,000 by 2041. This target will be distributed among
the local municipalities including the City of Cambridge.
The applications provide the Region with an opportunity
to advance towards this target, while also supporting
the projected 404,000 new jobs by 2041.
Section 2.2.1.2 states that forecasted growth to the
horizon of this Plan will be allocated based on the
following:
a) the vast majority of growth will be directed to settlement
areas that:
i. have a delineated built boundary;
ii. have existing or planned municipal water and
wastewater systems; and
iii. can support the achievement of complete
communities;

Section 2.2.7.1 states that: New development taking
place in designated greenfield areas will be planned,
designated, zoned and designed in a manner that:
a. supports the achievement of complete communities;
b. supports active transportation; and
c. encourages the integration and sustained viability of
transit services;
Comment
The applications encourage the achievement of
complete communities by permitting apartment
dwellings and a range of retail uses in a compact and
efficient design, with a density that is appropriate
for the local context, while supporting pedestrian
and cycling facilities in the area. The site location
and proposed density will support planned transit.
Section 2.2.7.2 states that: The minimum density target
applicable to the designated greenfield area of each
upper and single tier municipality is as follows:
a. The Cities of Barrie, Brantford, Guelph, Hamilton,
Orillia and Peterborough and the Regions of Durham,
Halton, Niagara, Peel, Waterloo and York will plan
to achieve within the horizon of this Plan a minimum
density target that is not less than 50 residents and
jobs combined per hectare;
Comment

Comment
The subject lands are designated Greenfield Area,
per Schedule 4, Urban Growth Centres of the
Growth Plan, and within the settlement area of the
City of Cambridge which has a delineated built
boundary.
The Revised Functional Servicing Report by Stantec
Consulting Ltd. as discussed in Section 6.0 of
this Report indicates that the applications will
accommodate development that uses existing
municipal water and wastewater systems in the area.
The range of uses proposed by the applications
introduce apartment units and a range of C2 Zone
retail and service uses which will support a complete
community.
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The applications will contribute towards the
minimum density targets, as the net density
permitted by the applications is 476.6 units per
hectare.
The applications will assist in the achievement of
the 2041 targets forecasted by the Growth Plan and
the greenfield area density target. The applications
will support the achievement of complete
communities, by providing a compact form,
that is integrated into the existing and planned
servicing and transportation infrastructure, while
contributing to the mix of housing and density
within the surrounding neighbourhood. It is our
opinion that the proposed development conforms
to the policies of the Growth Plan.
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SUBJECT
LANDS

Figure 4: Schedule 4 of the Growth Plan
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4.3 Region of Waterloo Official Plan

The current Official Plan for the Region of Waterloo
(WROP) was adopted by Regional Council on June 16,
2009 and was approved by the Minister of Municipal
Affairs and Housing with modifications on December,
2010. The Ontario Municipal Board approved the Official
Plan with modifications on June 18, 2015, the date it
came into effect. The WROP designates the property as
being within the Urban Designated Greenfield Area.

Chapter 2 of the WROP outlines policies for guiding
and directing development within the Region’s urban
structure. The overall goal is to promote a balanced
growth by directing urban development towards
existing Built-Up Areas and contributing to the creation
of complete communities in the Urban and Township
Designated Greenfield Areas.
Comment
The applications satisfy the overall goal by
contributing towards complete communities
within the Urban Designated Greenfield Areas with
apartments and retail service uses.

Figure 5: Region of Waterloo Official Plan Map 3a, Urban Area
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Section 2.A.1 states that: The Region and Area
Municipalities will use the population and employment
forecasts shown on Table 1 as the basis for planning and
growth management, determining future transportation
requirements, calculating water and wastewater servicing
needs, and planning for the delivery of a wide variety of
public services and programs.
Table 1 identifies a 2031 population for the City of
Cambridge as 176,000 up from the 2006 population of
123,900.
Comment
The applications will allow development to contribute
to the dwelling units for the forecasted population
growth, by providing 367 units on the subject lands.
Section 2.D indicates that within the Urban Area,
most of the region’s future growth will be directed to
Urban Growth Centres, Major Transit Station Areas,
Reurbanization Corridors, Major Local Nodes and Urban
Designated Greenfield Areas. The applications are
within an Urban Designated Greenfield Area.
Section 2.D.1 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;
b. is serviced by a municipal drinking-water supply
system and a municipal wastewater system;
c. contributes to the creation of complete communities
with development patterns, densities and an
appropriate mix of land uses that supports walking,
cycling and the use of transit;
d. protects the natural environment, and surface water
and groundwater resources;
f. respects the scale, physical character and context
of established neighbourhoods in areas where
reurbanization is planned to occur;
h. promotes building designs and orientations that
incorporate energy conservation features and the use
of alternative and/or renewable energy systems

Comment
The applications allow a mix of residential and
commercial uses that contribute towards a complete
community within the Designated Greenfield Areas
and increase the range of housing options that will
promote walking and cycling and which will be in
proximity to the Region’s planned transit services, as
shown in Figure 6. The proposal will be serviced by
existing municipal water and wastewater systems.
There are no anticipated development features that
will negatively impact the natural environment,
groundwater, or surface water features in the area.
A responsible building design that will incorporate
all required energy conservation features and the
use of renewable energy systems which will be
provided during the Site Plan Approval phase of the
development.
2.D.17 Area Municipalities, in collaboration with the
Region, will ensure that development occurring in
Urban Designated Greenfield Areas will be planned and
developed to:
a. conform to the general development provisions
described in Policy 2.D.1;
b. achieve the following density targets:
i.

areas serving primarily a residential function will
meet or exceed a minimum density of 55 residents
and jobs combined per hectare on lands not
subject to a plan of subdivision application as of
June 16, 2006;

In all cases, densities will be measured on average over
the entire Urban and Township Designated Greenfield
Areas of the region in accordance with the methodology
established by the Province, which excludes only
provincially constrained environmental areas.
c. establish a network of continuous sidewalks,
community trails and bicycle pathways that provide
direct, safe, comfortable and convenient linkages
within the neighbourhood and externally to other
neighbourhoods, including linkages to transit stops,
employment areas, school sites, food destinations
and community facilities;
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d. provide any required easements, land dedications
and pedestrian amenities in accordance with Policy
5.A.3 to support walking, cycling and existing or
planned transit services for everyday activities;
f. locate land uses such that the distance to a transit
stop is generally within a 450 metre walking distance;
and
g. discourage the use of noise attenuation walls and
berms through the use of passive noise attenuation
measures in accordance with Policy 2.G.15.

Comment
The subject lands are within the Urban Designated
Greenfield Areas and the proposed density in the
applications will support the Region’s density
target. The applications satisfy the relevant policies
of Section 2.D.17. Main Street and the Nottinghill
Drive extension are planned as cycling routes and
transit exists within 450 m of the site on Greengate
Blvd. and Nottinghill Drive, and the development
proposal will be required to deed a road widening
to accommodate improvements as shown on the
supporting concept plan. Pedestrian connections
and private roads as provided in the concept ensure
proper linkages to municipal sidewalks, cycling
routes and transit stops. The Preliminary Noise
Impact Assessment Report provided by Stantec
Consulting Ltd. (see Section 6.0) recommends
passive noise attenuation measures such as noise
warning clauses; no noise walls or berms are
required.

Figure 6: Region of Waterloo Official Plan Map 5a - Regional Transit Network

24

WESTON
C O N S U LT I N G
planning + urban design

Chapter 3 of the WROP outlines policies for Liveability
in the Waterloo Region. The liveability of a region is
based not only on design and infrastructure but how
these make the Region become a desirable, accessible
and safe community. The overall goal is to create vibrant
urban and rural places.
The objectives include:
•
•

Plan for an appropriate range and mix of housing
choices for all income groups;
Promote social inclusion and improved access to
human services;

Section 3.A provides policies for the provisions of a full
and diverse range and mix of permanent housing. Policy
3.A.2 states 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.
Comment
The building form in the surrounding area is
comprised of townhouses, semi-detached and
detached dwellings. The applications will permit
apartment units and therefore will contribute to
an appropriate range of housing tenure, density
and affordability. A range of human services are
provided/permitted in proximity to the site.

Chapter 5 of the Official Plan provides policy
direction for the management and implementation of
infrastructure in the Region such as the transportation
system, municipal drinking-water supply systems,
municipal wastewater systems, waste management
and the provision of utility services. This chapter also
sets out requirements for development applications
related to the assessment of impacts a development
can have on existing or planned infrastructure.
5.A.14 Regional cycling routes are designated as shown
on Map 5c. These regional-scale routes have been
identified within the Regional Cycling Master Plan and will
be developed in association with ongoing Regional and
Area Municipal Road improvements and other activities.
Map 5c of the WROP designates Main Street as a cycling
route.
5.A.17 Wherever feasible, sidewalks will be provided
on both sides of streets where transit service currently
exists or is planned, and on a minimum of one side of all
other through-streets or streets that interconnect with the
walking network.
5.A.32 In general, direct access to Regional Roads will be
managed to maintain the integrity of the Regional Road
system as follows:
a. development along a Regional Road will have access
provided from Area Municipal roads, wherever
feasible. The need for, and feasibility of, providing
access to a Regional Road will be determined by the
Region in consultation with the Area Municipality;
5.A.34 Designated Regional Road Allowances are
shown in Schedule ‘A’. An amendment to Schedule ‘A’
will be required where there is a proposal to change a
designated Regional Road Allowance.
The designated ROW of Main Street abutting the subject
property is 26.2 m.
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Comment
The concept in support of the applications in
Appendix A includes sidewalks along both the Main
Street and Nottinghill Drive frontages. Appropriate
road widening and site triangle requirements along
Main Street have been identified by Regional Staff
and are shown on the concept plan and will be
deeded to the Region at the site plan control stage.
The proposed access to the site has been situated
away from the Regional Road and is oriented to
direct traffic onto the site from a local municipal
road, being Nottinghill Drive. The applications will
support the planned Regional cycling route on Main
Street and the utilization of the existing municipal
water and wastewater systems in the area.

In summary, the applications provide the Region
of Waterloo with an opportunity to implement the
2031 growth targets within a land use designation
where growth is encouraged. The applications satisfy
the Urban Designated Greenfield Areas policies.
The apartment units will add to the range and mix of
housing stock in the neighbourhood, and provide
residents with greater choice and affordable options.
The applications satisfy the Region’s transportation and
noise policies. It is our opinion that the applications
conform to the policies of the Region of Waterloo
Official Plan.

Figure 7: Region of Waterloo Official Plan Map 5c, Regional Cycling Routes
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4.4 City of Cambridge Official Plan

The City of Cambridge Official Plan (COP) was approved
by the Region of Waterloo with modifications on
November 21, 2012. The 2018 consolidation includes
amendments 1 through 35 in the 2012 version, however,
five policies and seven Official Plan amendments remain
outstanding.
Section 2.5 outlines policies applicable to the
Designated Greenfield Areas. According to Map
1A- Urban Structure, the subject property is located
entirely within this designation. Policy 2.5.2 outlines
the following qualifications for development within this
designation:
a. 55 residents and jobs per hectare for residential
designations;
b. Contribute to the creation of complete
communities;
c. Integrate with and provide connections to
existing communities;
d. Support walking, cycling and transit;
e. Provide a diverse mix of land uses, including
residential and employment, to support vibrant
neighbourhoods; and
f. Protect, enhance and restore the natural
environment.
Comment
The requested Official Plan Amendment will allow
development on this site at a maximum FSI of
3.9 which will contribute to the City’s target for
residential designations within the Designated
Greenfield Areas. As discussed in the prior policy
sections of this report, the applications will allow for
mixed use retail/apartment development with the
opportunity for dwelling affordability, and support
active transportation and transit and connect to the
surrounding community with walkways and private
roads.

Section 2.8.2 outlines policies for the range and mix of
housing types and includes:
1. The City will plan for a range and mix of housing that is
affordable, accessible, and safe incorporating Crime
Prevention Through Environmental Design principles,
and will accommodate the varying needs, abilities
and economic resources of Cambridge residents.
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.
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
b. providing opportunities for the development of
smaller lot single and semidetached dwellings,
plexes, townhouses and apartments
Comment
The applications will contribute to the mix and
range of housing within the City of Cambridge
and the surrounding area. The apartment units
proposed create opportunities for affordability.
The applications will allow development that
contributes towards an adequate supply of
ownership apartment housing stock. Accessibility
issues and CPTED will be addressed as part of the
site plan control process.
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Map 2 of the COP designates the subject lands at Low/
Medium Density Residential (see Figure 8) and Section
2.8.3.3 indicates that the residential densities in
residential designations are subject to Policy 8.4.6.3.
Section 8.4.6.3 states that: The following residential
density targets for new development in residential
designations will be implemented through such means as
the approval of plans of subdivision as well as site specific
development applications:
a. a maximum of 40 units per gross hectare for the Low/
Medium Density Residential designation, excluding
only provincially constrained environmental areas as
defined in the Regional Official Plan and secondary
units; and
b. a minimum 0.5 Floor Space Index and maximum 2.0
Floor Space Index for the High-Density Residential
designation.

Comment
The proposed development does not conform
to the maximum density requirements for Low/
Medium Density Residential designation or the
FSI requirement of the High-Density Residential
designation. A gross density of 459 uph and an
FSI of 3.9 are proposed. Therefore, an Official Plan
Amendment is required to redesignate the subject
lands from Low/Medium Density Residential to
High Density Residential with a special policy that
allows a maximum FSI of 3.9. A draft Official Plan
Amendment has been included as part of this
submission and is included in Appendix B of this
report. A draft Zoning By-law Amendment which
conforms to the Official Plan as proposed to be
amended is also included in Appendix C of this
report.

Figure 8: City of Cambridge Official Plan, Map 2 General Land Use Plan

28

WESTON
C O N S U LT I N G
planning + urban design

Section 8.4.6.8 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.
Comment
Our comments on “compatibility” and Sections
8.4.2 and 8.4.3 are presented further below and
the applications conform to these sections.
Section 8.4.6.11 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.
Comment
The requested rezoning in Appendix C includes
provisions to specify the range of retail and service
uses permitted and restricts their location within the
ground floor of an apartment building. Certain uses
in the City’s standard C2 Zone have been prohibited
as they are neither considered appropriate for an
apartment building in this location nor would they
primarily serve the development and surrounding
neighbourhood (i.e. hotel, motel, funeral home,
auto related uses, place of amusement, fabrication
of cemetery monuments).
Section 8.4.2.
1. 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;
g. odour, dust, and emission impacts;
h. transportation implications; and
i. transitions between different land uses and
between sites having varying permitted uses.
“Compatible” is also defined in the “Definitions” section
of the Official Plan as: - development that, although it is
not necessarily the same as or similar to existing buildings
or uses in the vicinity, nonetheless exists in harmony with
or enhances an established community. The development
will not have a physical or functional adverse impact on
surrounding properties. This definition was based in part
on OMB decisions for File Nos: PL080765 and PL090495
and C980347.
Comment
In regard to the definition and the criteria for
compatibility in Section 8.4.2.1, it is our opinion that
the applications conform to both. The applications
will permit the development concept which
demonstrates compatibility within the existing and
planned context. Urban Design strategies (see
Urban Design Brief) have been incorporated when
considering the development concept, to ensure
that the proposed development is compatible
with surrounding uses. The taller projections of the
proposed built form with the potential for shadow
impact and overlook are stepped-back/located
away from proposed townhousing to the west,
creating a transition, and future single-detached
dwellings within the draft plan on the east side of
the extension of Nottinghill Drive will be separated
by the street and setbacks. The Sun/Shadow
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Study provided with submission of the applications
demonstrates only minor impact in the afternoon
hours during the March (and September) equinox
which is considered acceptable. The subject
property is large and ensures that suitable space is
provided to include proper pedestrian connections
and linkages, emergency vehicle access, adequate
parking, as well as amenity space and landscaping
features. Access to the site from Nottinghill Drive
rather than Main Street will reduce the potential for
traffic conflicts on Main Street. Noise impacts to
the proposed development have been addressed
in the Preliminary Noise Impact Assessment Report
by Stantec (see Section 6.0). Additionally, there
will be no negative impacts on cultural heritage or
prime agricultural areas, and a Salt Management
Plan (Section 6.0) reduces risks to the natural
environment.
The requested Zoning By-law
Amendment requires minimum yards and building
setbacks/stepbacks, and a minimum parking rate
for the dwelling units (supported by Stantec Traffic
Impact Study – see Section 6.0) that accommodate
the Development Concept. The Site Plan Control
process will address additional compatibility
issues including architectural character, parking lot
screening, lighting, and drainage.
8.4.2.3. The location and massing of new buildings in
the residential designations must be compatible with
the surrounding land use. The City will require sites to
be designed with transition between areas of different
intensity and scale.
Comment

Section 8.4.3 Location Criteria for Multi-Unit Residential
Development states that… The City may facilitate
or encourage the development of lands for multi-unit
residential development where a site proposed for such
development meets the following criteria:
a. is located on an arterial or collector road, or is directly
accessible to and 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;
Comment
The subject site is located on both an arterial road
(Main Street) and proposed local road (Nottinghill
Drive) with proposed access to the latter and little
traffic infiltration from the development is expected
through other local roads.
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;
Comment
As outlined in Section 2.1 of this report, the subject
lands are within proximity to a number of community
amenities, including schools, shopping facilities,
public transit, recreational uses and schools.

It is our opinion that the proposed development
is compatible with the surrounding land uses
as discussed above, and appropriate transition
measures have been included to ensure adequate
integration with the neighbouring uses.
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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;
Comment
The development concept demonstrates that
the subject lands have adequate size in order
to facilitate the integration of pedestrian and
vehicular traffic, by way of pedestrian connections
to sidewalks, parking areas and designated pick-up
and drop-off areas, and by private road connection
to the extension of Nottinghill Drive. There is a
proposed emergency access connection on the
west side of the site. Adequate and detailed
landscaping plans will be provided during the Site
Plan Approval phase, and sufficient parking areas,
buffering and amenity space have been identified
on the development concept included with this
submission.
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
Comment
The issue of compatibility has been addressed earlier in
the report in response to this policy.
e. will include wherever possible the preservation and
protection of the natural environment and cultural
heritage resources.
Comment
The proposed development will not have any
negative impact on cultural heritage resources as no
such resources have been identified for the subject
lands or surrounding area. A Salt Management Plan
discussed in Section 6.0 of this Report balances
the need for the application of salt while reducing
environmental risks.
The subject lands are not currently located within a
Node. However, Figure 3 of the Official Plan identifies
the subject lands as being within a Future Study Area
for inclusion within the node boundary. Area. The
policies of Section 8.7.2.B. of the Official Plan state the
Secondary Plan process will finalize the boundaries of
the Community Node.
Section 2.6.4 outlines criteria for Nodes. These areas
contain or are proposed to contain:

Comment
The Revised Functional Servicing Report by Stantec
Consulting Ltd. as discussed in Section 6.0 of this
report outlines the proposed SWM servicing for this
site which complies with the above policy.

a. mixed uses, including residential, employment,
recreational and institutional activities;
b. concentrated uses, including higher density
residential forms;
c. internal and external linkages (e.g. pedestrian,
vehicular, cycling);
d. public transit availability;
e. transit oriented development;
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f.

pedestrian scale development and pedestrian
linkages;
g. employment activities, including office, retail
and service commercial uses;
h. recreational and cultural activities; and
i. a variety of services and facilities oriented
to particular areas of Cambridge (e.g.
neighbourhoods and communities), and
generally serving more localized functions than
the city’s three Community Core Areas.

Comment
While a Study/Secondary Plan has not been
completed to bring this site into the Node and the
proposed Official Plan Amendment is to redesignate
it from Low/Medium Density Residential to
High Density Residential, the applications allow
development that satisfies criteria a) to g) and i)
and the site could be considered appropriate for
inclusion in the Node area with other lands in the
future.

Figure 9: City of Cambridge Official Plan, Figure 3 Community Node
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3.B.6.2.3 Noise, Vibration, Light and Other Fugitive
Emissions

Chapter 5 – Urban Design of the COP contains policies
that reinforce the Urban Design strategies of the
municipality.

Noise and Vibration from Transportation Sources
Comment
5. The Noise Criteria shown in Table 3 of this Plan, as
prescribed by the Region, will be used as a guide in
assessing the noise impact of existing or planned
roads or railways:

The Urban Design Brief prepared by Weston
Consulting addresses these policies. The Urban
Design Brief demonstrates that the applications
which allow the development concept, conform to
these policies.
Section 6.16 Water and Wastewater

6. When a noise assessment recommends warning
clauses and/or noise attenuation measures to
meet the criteria contained in Table 3, such clauses
or measures shall be made a condition of the
development approval in accordance with any
Provincial and municipal standards and guidelines
relating to noise mitigation. Noise attenuation
measures may include site design and building
layout, air conditioning and/or structural design
measures such as multiple glazed windows and brick
wall construction, and noise attenuation barriers.
Alternative design solutions will be given preference
to noise attenuation barriers wherever possible.

6.16.10. The City may require in advance of, or in
addition to the City’s master servicing strategy the
preparation of a functional servicing plan as part of any
development application, in keeping with the complete
applications policies of this Plan, in order to ensure there
is adequate capacity within the water and wastewater
system to accommodate the proposed development
or redevelopment. Such a study will address potential
downstream impacts, where applicable, and must be
prepared by a qualified professional in this field.
Comment
Stantec has provided a Revised Functional Servicing
Report as discussed in Section 6.0 of this Report
which addresses the above policy.

Comment
A Preliminary Noise Impact Assessment Report was
prepared by Stantec Consulting Ltd., to assess noise
impact on the proposed development from road
traffic and existing industrial facilities. Road noise
calculations were performed according to MECP
and the above RMOW guidelines. The findings of
the Study (Section 6.0) show that no noise mitigation
is required for the common Outdoor Living Area
(OLA). Warning Clauses are recommended. The
applications allow development that conforms to
the above policies concerning noise.
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Map 7A of the COP identifies Main Street as an Arterial
Road and the extension of Nottinghill Drive is a local
road. Main Street is also a Regional Road in the Region
of Waterloo Official Plan. Section 6.5.4 of the COP
states that: The Region will be consulted regarding any
development application associated with a Regional
road or Regional Transit System and the applicant
may be required to undertake various measures,
such as transportation impact study and associated
improvements as outlined in the Regional Official Plan,
land dedication for various purposes, easements,
noise attenuation, fencing, grading, associated transit
and active transportation amenities and stormwater
management, as well as obtain the necessary road
entrance permits from the City and the Region.

Comment
In accordance with comments made at the Preconsultation Meeting, the development concept
shows a road widening of Main Street. No access
is proposed off of Main Street in order to avoid
traffic conflicts. Section 6.0 of this report discusses
the Stantec Traffic Impact Study which finds that
the applications/proposed development can
be supported by the existing transportation
infrastructure with a stop-controlled sign at the
intersection of the Nottinghill Drive extension and
Main Street.

Figure 10: City of Cambridge Official Plan, Map 7A Transportation Facilities and Hydro Corridors
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In summary, it is our opinion that the applications for
Official Plan and Zoning By-law Amendment meet
the intent of the City’s Official Plan, while requiring a
redesignation of the subject lands from Low/Medium
Density Residential to High Density Residential, with a
special policy for FSI requirements. The development
concept and Urban Design Brief demonstrate that the
applications will allow development that is compatible,
functional, and desirable community development,
with appropriate transitions between land uses,
while maintaining a pedestrian safe and convenient
environment. The applications conform to the COP.
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5. NON-STATUTORY DOCUMENTS
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5.1 Main Street and Dundas Street Area Draft Secondary Plan

Dillion Consulting in conjunction with Curtis Planning
Inc., Watson and Associates and Tim Welch Consulting
prepared the Main Street and Dundas Street Draft
Secondary Plan in April 2016. The City of Cambridge is
in the process of preparing a Growth and Intensification
Study to support intensification; this includes the
preparation of six secondary plans for the City’s
main intensification area, including the Main Street
and Dundas Street Area. The policies have not been
endorsed or approved by City Council to date.
The subject lands are identified as part of the Future
Study Area for Community Node expansion and the
Draft Secondary Plan indicates that Policies 8.7.2.B of
the Official Plan state the Secondary Plan process will
finalize the boundaries of the Community Node. While
the Draft Secondary Plan identifies the subject lands as
within the Study Area for Community Node expansion,
Figure 2.2 of the document does not include the site and
lands west to Franklin Blvd. in the area of recommended
Community Node expansion.
Map 2 of the Draft Secondary Plan designates the subject
lands as Low Density Residential which does not permit
the development concept in Appendix A of this report.
This draft designation permits only single and semidetached dwellings at a maximum density of 25 uph at a
maximum height of 3 storeys. The draft designation that
best fits the development concept is Mixed Use High
Density which would permit the proposed ground floor
retail and apartment uses at the proposed 12 storeys.
However, the applications contemplate a density of
476.6 units per hectare net, surpassing the 150 units
per hectare permitted in the Mixed Use High Density
designation.

Comment
Based on our analysis of the subject planning
applications, the Draft Secondary Plan should be
amended to apply the Mixed Use High Density
designation to the subject lands with a site specific
policy which reflects the requested density. This
analysis shows that the subject applications will
permit compatible development.
The Urban Design Brief included with the submission
of the applications also includes a detailed conformity
analysis with the urban design policies of the Draft
Secondary Plan. These include design features
relating to building frontages and street edges,
transitional areas, building entrances and facades,
landscaped setbacks, pedestrian and bicycle
circulation, and parking. Features such as stepped
back massing, landscaping, outdoor amenity space
and designated bicycle parking areas will all be
addressed in greater detail during the Site Plan
Approval stage of the project, to ensure compliance
with the policies of the Draft Secondary Plan.
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5.2 Ministry of the Environment, Conservation and Parks D-6 Guidelines, Compatibility
between Industrial Uses
The MECP D-6 Guidelines provide the following
definitions of industrial facilities:
Class I facilities: A place of business for a small scale,
self contained plant or building which produces/
stores a product which is contained in a package and
has low probability of fugitive emissions. Outputs
are infrequent, and could be point source or fugitive
emissions for any of the following: noise, odour, dust
and/or vibration. There are daytime operations only,
with infrequent movement of products and/or heavy
trucks and no outside storage.
Class II facilities: A place of business for medium scale
processing and manufacturing with outdoor storage
of wastes or materials (i.e. it has an open process) and/
or there are periodic outputs of minor annoyance.
There are occasional outputs of either point source
or fugitive emissions for any of the following: noise,
odour, dust and/or vibration, and low probability of
fugitive emissions. Shift operations are permitted and
there is frequent movement of products and/or heavy
trucks during daytime hours.

In terms of taking measurements, the Guidelines
provides different ways of measuring separation distance
including the following:
Site specific plans (4.4.2)
Measurement shall normally be from the closest
existing, committed or proposed property/lot line of
the industrial land use to the property/lot line of the
closest existing, committed or proposed sensitive
land use. This approach provides for the full use and
enjoyment of both the sensitive land use and the
industrial properties.
Vacant industrial land (4.4.5)
Where there is no existing industrial facility within
the area designated/zoned for industrial land use,
determination of the potential influence area shall be
based upon a hypothetical “worst case scenario” for
which the zoned area is committed. Therefore, Ministry
staff or the delegated authority shall use the outside
range of the potential influence area to determine an
appropriate separation distance.

Class III facilities: A place of business for large scale
manufacturing or processing, characterized by: large
physical size, outside storage of raw and finished
products, large production volumes and continuous
movement of products and employees during daily
shift operations. It has frequent outputs of major
annoyance and there is high probability of fugitive
emissions.
For Class I industrial facilities, the Guidelines provide a 70
metre potential influence area and a 20 metre minimum
separation distance.
For Class II industrial facilities, the Guidelines provide
a 300 metre potential influence area and a 70 metre
minimum separation distance.
For Class III industrial facilities, the Guidelines provide
a 1000 metre potential influence area and a 300 metre
minimum separation distance.
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Comment
There are existing industrial uses approximately 340
metres (zoned M7) and 650 metres (zoned M4)
north of the subject lands, and 650 metres (zoned
M2) to the west. These uses include a scrap metal
dealership, packaging solutions company, and an
auto detailing company. These existing uses are
consistent with the definition of Class II industrial
facilities
The vacant lands immediately to the north of the
subject property, on the north side of Main Street,
are zoned (H) M4 with a depth of approximately 340
metres. Another parcel of vacant land north of the
(H) M4 zoning is zoned M4.
The M2 zone allows Class I facilities. The M4 and M7
zones allow Class I, II and III industrial facilities. The
(H) symbol is a holding symbol which prohibits the
uses in the M4 zone until the symbol is removed by
amendment to the by-law.
The sites of the existing Class II industrial facilities
to the north and west of the subject lands which
are zoned for Class I, II and III industrial facilities
exceed the Class III minimum separation distance of
300 metres. The vacant industrial lands further to
the north of the subject lands which are zoned M4
permitting Class III industrial facilities also exceed the
minimum Class III separation distance of 300 metres,
although the Guidelines allow the distance to be
determined based on the outside range of the area
of influence. Regardless, potential noxious impacts
would be prevented through Certificates of Approval
issued under the Environmental Protection Act (EPA)
and new industrial development/redevelopment
can also be reviewed and mitigated through future
site plan control approvals.

The vacant industrial lands zoned (H) M4 immediately
north of the subject lands cannot be developed for
any industrial facilities unless the holding provision
is removed. As would be the case with the subject
lands if the rezoning application is approved, there
are recently zoned and constructed residential uses
to the east and west of the subject lands that do not
comply with the Guidelines’ minimum separation
distances for Class II and III facilities should the
holding provision be removed. The City has control
in ensuring that no Class II or III facilities are developed
contrary to the minimum distance separations by not
removing the H for those types of facilities, or the City
can ensure that the necessary mitigation measures
are secured (through Site Plan approval) as a
condition of removing the holding provision. Again,
noxious uses would not be permitted under the EPA
in any event. The Main Street and Dundas Street
Area Draft Secondary Plan proposes to designate
these northern lands as Mixed Use Medium Density,
Neighbourhood Commercial and Natural Open
Space. It is also important to note that the current
Official Plan, Draft Secondary Plan, and zoning for
the subject lands, all permit residential development.
While the D-6 Guidelines are not law, it is our opinion
that their intent in maintaining land use compatibility
between industrial facilities and sensitive land uses
on the subject lands can be achieved.
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6. SUPPORTING MATERIALS &
JUSTIFICATION
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A Development Pre-Consultation meeting took place
between Weston Consulting and City of Cambridge staff
on November 29th, 2018 based on a preliminary concept
plan showing a 7 storey apartment building with ground
floor retail and a 4 storey retirement home. Comments
were subsequently issued by the City indicating the
required studies and supporting materials for complete
Official Plan and Zoning By-law Amendment applications
(Appendix D). Correspondence with the City’s Senior
Planner, Matthew Blevins, on November 28th, 2019,
confirmed that these comments remain relevant for
the Region of Waterloo, the City’s Development
Engineering Section, the City’s Senior Planner, and the
City’s Parks, Recreation and Culture Division. Additional
comments were received from the City’s Transportation
Engineering Section and its Building Department. The
City comments received after the Pre-Consultation
meeting indicate that the same supporting studies and
materials are required for the subject applications.

In addition to this Planning Justification Report, the
following provides a brief summary of the other required
studies which are enclosed with this submission.
Revised Functional Servicing Report – Stantec
Consulting Ltd.
A Revised Functional Servicing Report has been
prepared by Stantec Consulting Ltd., to outline
the municipal servicing, area grading, stormwater
management (SWM) and utilities strategies of the
subject site in support of the applications. Stantec
conducted on-site investigations to review the existing
site conditions and obtained topographic data and
sewer design sheets from the adjacent Greengate
Village Subdivision.
Overall Grading and Drainage
The site grading plan has been designed to satisfy the
constraints addressed in the report. A request has
been made to the adjacent westerly property owner
to revise grades along the common property line, in
order to minimize slopes and form a proper property
line swale. The grading design directs drainage away
from the buildings towards parking lots and adjacent
roadways. Design elements including curb cuts, curb
front sidewalks, roadway illumination and landscaping
have been incorporated into the design in accordance
with City of Cambridge Standards.
Sanitary Servicing
The existing 200 mm diameter sanitary sewer at Sparrow
Avenue and Nottinghill Drive will be extended along
the frontage of the site within the future extension
of Nottinghill Drive as part of a future phase of the
Greengate Village Subdivision. The sewer will be
constructed to service the multi story buildings by
gravity. The City has confirmed that sufficient capacity
is available and reserved, however, the current proposal
will require confirmation from the City.
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Water Distribution System

The following conclusions were drawn from the study:

An analysis was completed by using the boundary
conditions from the Region of Waterloo’s model, the
estimated fire flow demands for the proposed buildings,
and the proposed water distribution network within
the site. The existing 200 mm diameter watermain
stub is expected to be extended with the next phase
of the Greengate Village Subdivision. The service for
the proposed applications will be extended along the
internal driveway, with 200 mm watermain extensions
within the site to service the proposed multi storey mixed
use buildings. On-site hydrants are proposed to provide
fire coverage. The analysis confirms that velocities in all
watermains are generally less than 5/ms under fire flow
conditions, individual PRV’s will not be required within
the proposed application, and all fire flow requirements
are met near the proposed buildings. The study confirms
that the development can be serviced in compliance
with all requirements of the City of Cambridge, Region
of Waterloo and the MECP, with sufficient water supply
available to the proposed development.

•

•

•

•

•
Storm Servicing
The storm system has been designed to mimic the intent
of the original storm system, in accordance with City
of Cambridge design parameters. Major Storm events
will be conveyed overland, with a maximum ponding
depth of 0.3 m, and discharge into a temporary SWM
basin east of Nottinghill Drive. Minor storm flows will
discharge into SWM facility “B’’ of the Greengate Village
Subdivision. Sufficient depth is available to provide for
the weeping tile or garage ramp drains for both multistorey buildings.
Stormwater Management
The Stormwater Management strategy has been
developed to mitigate against off-site water quality and
quantity impacts associated with the development of
the subject lands. Criteria for the SWM were created
within the Moffat Creek Watershed Plan, with further
assumptions completed as part of the Greengate Village
Final SWM report. Water Quality, Water Quantity for
major and minor storms, Erosion Control and Water
Balance, were used to establish constraints and criteria.
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•

Water quality and erosion controls for the site are
provided by the existing downstream SWM facility
B, as contemplated in the Greengate Subdivision
SWM design. There is a sufficient permanent pool
and extended detention volumes to account for the
increase in the site’s impervious coverage under
proposed conditions;
Water quantity control of the minor storms is provided
by rooftop storage designed to attenuate peak flow
rates during the 5-year rainfall event to below the
original minor peak flow rates from Catchment 200
to Nottinghill Drive;
Major storms up to and including the 100-year
rainfall event spill overland to Nottinghill Drive and
are conveyed east, consistent with the Greengate
Subdivision design;
A large portion of runoff resulting form the Regional
rainfall event enters the storm sewer system and is
conveyed to SWM Facility B; the remaining regional
flows drain overland to the east;
Infiltration of the 25 mm storm runoff from the
north apartment building rooftop area is provided
to enhance/maintain the existing groundwater
recharge of the site and improve the existing
Greengate design of single family residential; and,
The infiltration water balance for the Greengate
Subdivision is maintained under the proposed site
plan.

The report recommends that the proposed SWM be
implemented for the proposed applications, along
with a more detailed geotechnical investigation to
be completed at the design phase to determine
conductivities and infiltration rates at specific locations
and depths where infiltration is proposed. The report
also recommends that a more detailed Erosion and
Sediment control plan as well as a detailed Stormwater
Monitoring and Maintenance Program be outlined at
the detailed design stage.
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Salt Management Plan – Stantec Consulting Ltd.

Sun / Shadow Study – Weston Consulting

A Salt Management Plan (SMP) has been prepared
by Stantec Consulting Ltd., to identify practical
methodologies that focus on limiting chloride impacts
at-source, through controlled material application rates
and operational recommendations.

A sun/shadow study was prepared by Weston
Consulting to illustrate the potential impact of shadows
from the proposed buildings. The study is informed
by data collected on March 21st, 2020, collected in
hourly intervals between 9:00 am to 6:00 pm. The
study was conducted using a geolocated 3D sketchup model, that simulated the projected shadows. The
study concludes that no major shadow activity will be
detrimental to the surrounding neighbourhood, and
that the majority of shadowing impacts are moderate,
with shadow impact falling primarily away from the
residential properties.

The study contains components relating to application
rates, application methods and operating procedures,
drainage, alternative ice control products and snow
storage and disposal. The study concludes that the
controlled application of standard sodium chloride
within the site will provide effective management of
winter ice/snow accumulations, while limiting potential
risks to the environment. During extreme weather
events, the winter maintenance contractor shall be
required to use reasonable judgement to ensure that
sufficient ice/snow control is provided for the safety of all
persons accessing the site. The study recommends that
the site owner use the attachments provided in the Plan
to monitor and evaluate their use of road salt and submit
them on an annual basis to the Region of Waterloo for
their information.
Urban Design Brief – Weston Consulting
An Urban Design Brief was prepared by Weston
Consulting to illustrate the proposed preliminary
design, in support of the proposed applications. The
Brief outlines urban design principles including massing
and facade design, and reviews applicable design
criteria as outlined in the Official Plan and the Main
Street and Dundas Street Area Draft Secondary Plan.
The report provides a rationale that satisfies the intent
of the relevant Urban Design policies of the Official
Plan. Specifically, the report concludes that the design
in support of the proposed applications will contribute
towards a compact urban form on an underutilized site,
contribute to an active and engaging public realm and
streetscape, provide compatible building design, and
encourage healthy and safe neighbourhoods.

Preliminary Noise Impact Assessment Report
- Stantec Consulting Ltd.
A Preliminary Noise Impact Assessment Report was
prepared by Stantec Consulting Ltd., to assess noise
impact on the proposed development from the road
traffic and existing industrial facilities.
A site visit was conducted on June 19th, 2018 for noise
measurements at the Woznuk facility, to estimate
its impact on the subject lands. The findings of the
assessment show a minimum daytime noise exclusion
limit of 50 dBA, applicable for the stationary noise
assessment.
Road noise calculations were performed according
to the MECP and RMOW guidelines using the
Ontario Road Analysis Method for Environment and
Transportation. The findings of the transportation noise
impact assessment show that no noise mitigation is
required for the common Outdoor Living Area (OLA).
Warning Clauses, as adapted from the MECP and the
RMOW have been provided as part of the study, and
Stantec recommends that Type A, Type D, and Type E
be provided.
Further research is required later in the development
process, to assess the impact of the development
on itself, and the impact of development on the
surrounding area. The report concludes that the
proposed development is feasible at the site, in terms
of environmental noise.
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Traffic Impact Study – Stantec Consulting Ltd.
A Traffic Impact Study was prepared by Stantec
Consulting Ltd., to assess the transportation impacts
and requirements relating to background traffic
forecasts and total traffic forecasts, including traffic
generated by the proposed development.
The City’s growth rate, planned roadway and transit
improvements, and intersection control were used to
predict future conditions surrounding the site, until
2027. A parking justification summary was prepared by
comparing the required and proposed parking supply,
along with an investigation of local travel demand
characteristics, an evaluation of TDM, and an evaluation
of the regional parking management worksheet.
All studied intersections are anticipated to operate
within acceptable levels of service and within
capacity under the 2022 and 2027 horizon years,
with no queueing issues anticipated. Intersection
improvements are not required at Main Street /
Nottinghill Drive, with an anticipated stop sign on the
extended portion of Nottinghill Drive at Main Street redistributing the traffic.
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The Weston Consulting Development Plan’s reduction
to the Zoning By-law’s minimum parking requirements
(Appendix A) are anticipated to be sufficient to meet
parking demand, and to be used as a measure to
encourage residents to switch to transportation modes
such as transit and biking. In particular, the Study finds
that the City’s Zoning By-law requires a minimum of 367
parking spaces for residents of the dwelling units (1.0
space per dwelling unit) whereas the demand for such
parking will be 264 spaces (0.72 spaces per dwelling
unit). The Development Concept provides a total of
443 parking spaces for all users (residential, visitors
and retail) and based on the demand for the dwelling
units, only 372 parking spaces would be needed for
all users, meaning that the Development Concept
provides 71 spaces surplus to need. The draft Zoning
By-law Amendment in Appendix C reflects the Study’s
findings on the demand for parking for the units with
a minimum parking requirement of 0.72 spaces per
dwelling unit.
The study concludes by stating that the road network
does not require any improvements or mitigation
measures to accommodate the proposed development.
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7. PLANNING OPINION
& CONCLUSION
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The applications for Official Plan and Zoning By-law
Amendments will allow for the development of 367
apartment units at a maximum height of 12 storeys
with retail services at grade facing Main Street. The
applications have been crafted to respect the range
of uses permitted by the Official Plan’s High Density
Residential designation and which are appropriate
for the site, and to reflect the development concept
in Appendix A in terms of density, height, setbacks,
and parking. These applications are supported by the
planning analysis in this Report, as well as through a
Revised Functional Servicing Report, Salt Management
Plan, Urban Design Brief, Sun/Shadow Study,
Preliminary Noise Impact Assessment Study, and a
Traffic Impact Study. The applications will allow for
development that is compatible and complementary to
the surrounding land uses and they increase the range
of residential uses available in the neighbourhood with
opportunities for affordability.

Subsequent applications for Site Plan Approval and
Draft Plan of Condominium will be submitted at a future
date which will allow for further implementation of the
Region’s and City’s Official Plan policies and in ensuring
that the proposed development is compatible with the
surrounding area.
In our opinion, the applications represent good
planning, are in the public interest, and should be
approved.

Based on the foregoing discussion in this Report, it
is our opinion that these applications, as supported
by the submission materials, are consistent with the
PPS 2020 and conform to the Growth Plan for the
Greater Golden Horseshoe 2019, Region of Waterloo
Official Plan, and the City of Cambridge Official Plan.
The City has the necessary controls to ensure that
the applications satisfy the intent of the MECP D-6
Guidelines for Compatibility between Industrial Uses.
It is recommended that the City’s Main Street and
Dundas Street Area Draft Secondary Plan be amended
to allow the development permitted by the subject
planning applications.
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A P P E N D I C I E S
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Appendix A - Development Concept
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Appendix B - Draft Official Plan Amendment

Weston Consulting
June 15, 2020
DRAFT Official Plan Amendment
By-law No. XXX-20
of the
Corporation of the City of Cambridge
Being a by-law of the City of Cambridge to adopt
Amendment No. XX to the City of Cambridge Official
Plan (2012), as amended.
(Main Street and Dundas Street Area – Southwest corner of Main Street and Nottinghill Drive)

Whereas sections 17 and 22 of the Planning Act R.S.O. 1990 c. P. 13, as amended, empower the
City of Cambridge to adopt an Official Plan and make amendments thereto;
Now Therefore the Municipal Council of the Corporation of the City of Cambridge enacts as follows:
1. That Amendment No. XX to the City of Cambridge Official Plan (2012) as amended,
consisting of the text and attached maps, be and the same is hereby adopted.
2. 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.
3. That this By-law shall come into full force and effect upon the final passing thereof.

Read a First, Second and Third Time, Enacted and Passed this ______ day of _____ A.D. 2020

_________________________________
MAYOR

_________________________________
CLERK

50

WESTON
C O N S U LT I N G
planning + urban design

Weston Consulting
June 15, 2020
Purpose and Effect of Official Plan Amendment No. XX
Main Street and Dundas Street Area – Southwest corner of Main Street and Nottinghill Drive

The Purpose and Effect of Official Plan Amendment No. XX is to redesignate lands in Chapter 14 on
Map 2 of the Official Plan from Low/Medium Density Residential to High Density Residential and to
add a Site Specific Policy to Chapter 14 on Map 2A to allow the residential density target for new
development to be a maximum 3.9 Floor Space Index.
An increased amount of density is deemed appropriate for the subject lands given that such
development satisfies the location criteria in Section 8.4.3 of the Plan and the compatibility criteria in
Section 8.4.2 of the Plan. Such development will support the Region of Waterloo’s population
growth target for the Greenfield Area, and with ground floor retail uses, support planned transit along
Main Street and active transportation including cycling lanes along both Main Street and Nottinghill
Drive. The site is part of a Future Study Area for Node expansion and supporting studies have
been provided to demonstrate adequate transportation and servicing capacities and conformity with
the urban design policies of this Plan as supported by an Urban Design Brief. This density of
development can be accommodated within two buildings on podium structures, oriented towards the
Main Street and Nottinghill Drive frontages so as to provide an appropriate separation distance from
the lower profile housing planned in the area with minimal shadow impact. This density of
development, therefore, conforms to the definition of compatible in the glossary of the Plan.
Additional matters regarding compatibility can be addressed at the Site Plan Control stage.
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Weston Consulting
June 15, 2020
Amendment No. XX to the City of Cambridge Official Plan
1. Chapter 14, Map 2 of the City of Cambridge Official Plan is hereby modified by changing the land
use designation from Low/Medium Density Residential to High Density Residential as shown on
Schedule ‘A’ attached hereto;
2. Chapter 14, Map 2A of the City of Cambridge Official Plan is hereby modified by adding Site
Specific Figure X as shown on Schedule ‘B’ attached hereto;
3. Chapter 16, Figures of the City of Cambridge Official Plan is hereby amended by adding Figure X
as shown on Schedule ‘C’ attached hereto;
4. Section 8.10, Site Specific Policies of the City of Cambridge Official Plan is hereby amended by
adding the following subsection thereto:
8.10.X
The subject lands are described as lands located on the southwest corner of Main Street and
Nottinghill Drive which are more specifically described as PART LOT 4, CONCESSION 10, NORTH
DUMPHRIES DESIGNATED AS PART 1 ON 58R-15518, CAMBRIDGE. The lands have
approximate frontages along Main Street of 52.87 metres and along Nottinghill Drive of 149.8 metres
and an approximate area of 0.768 hectares.
The subject lands are designated High Density Residential in Chapter 14 on Map 2 and shown as
the subject lands in Chapter 16 on Figure X.
The High Density Residential designation is designed to allow for compatible higher density
development that meets the location criteria for multi-unit residential development in section 8.4.3 of
this Plan and the compatibility criteria in section 8.4.2 of this Plan.
Notwithstanding section 8.4.6.3b) of this Plan, the residential density target for new development on
the subject lands shall be a maximum 3.9 Floor Space Index.
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Appendix C - Draft Zoning By-law Amendment

Weston Consulting
July, 2020
BY-LAW NO. _____-20
of the
CORPORATION OF THE CITY OF CAMBRIDGE
Being a by-law of the City of Cambridge to amend the City of Cambridge Zoning By-Law
pursuant to section 34 of the Planning Act (R.S.O. 1990, c. P.13, as amended) in respect of Part Lot
4, Concession 10, North Dumfries designated as Part 1 on Plan 58R-15518, City of Cambridge,
Regional Municipality of Waterloo.
WHEREAS Official Plan Amendment No. XX to the City of Cambridge Official Plan has been
approved and provides for the lands affected by this bylaw to be zoned as set forth in this by-law;
NOW THEREFORE THE MUNICIPAL COUNCIL OF THE CORPORATION OF THE CITY OF
CAMBRIDGE enacts as follows:
1. THAT the City of Cambridge Zoning By-Law, being Zoning Map No. L13 to By-Law No. 150- 85,
be and the same is hereby amended by changing the zoning classification of the lands shown
outlined by a heavy black line on Schedules A hereto attached from (H) R4 to RM2/C2;
2. THAT the City of Cambridge Zoning By-law, being Zoning Map No. L13 to By-law 150-85, be and
the same is hereby further amended by adding the notation "(s.4.1 XX)" to the RM2/C2 zone
symbols;
3. AND FURTHER THAT the aforesaid City of Cambridge Zoning By-law, as amended, be and the
same is hereby further amended by adding the following subsection to section 4.1 thereof:
"4.1.XX Southwest Corner of Main Street and Nottinghill Drive
1. Notwithstanding the provisions of sections 2.2.1.1d), 2.1.3.2, 3.1.2.4, 3.3.3.1 and 3.3.3.2 of
this by-law, the following regulations shall apply to the lands in that RM2/C2 zone
classifications to which parenthetical reference to "(s.4.1.XX)" is made on Zoning Map L13
attached to and forming part of this by-law:
Zone Standards

Prohibited Commercial Uses

Location of Commercial
Uses
Maximum Residential
Density

56

Dwelling
units per
net
residential
hectare

RM2/C2
An Apartment House containing 4 or more
Dwelling Units with Ground Floor Commercial
Uses
The following C2 uses in section 3.3.3.1 shall be
prohibited: hotel or motel, funeral home, auto
service mall, establishment for the fabrication and
sale of cemetery monuments, place of
amusement, and the Service Commercial uses in
section 3.3.2 (a)(ii), (g), (h), (q), and (r) to (w)
inclusive.
All commercial uses shall only be permitted within
the ground floor of an Apartment House
containing 4 or more Dwelling Units
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Weston Consulting
July, 2020
Minimum Front Yard
Minimum Exterior Side Yard
Minimum Interior Side Yard
Minimum Rear Yard
Maximum Building Height
Minimum Required Parking
for Residential Uses

m
m
m
m
m
spaces

3
3
4.5 for the first 6 storeys
6.0 for the first 6 storeys
12 storeys
0.72 spaces per dwelling unit; plus 1 space for
each 4 dwelling units for visitors

4. THAT this By-law shall come into force and effect on the date it is enacted Subject to Official
Plan Amendment No. XX coming into effect pursuant to Subsection 24(2) of the Planning Act,
R.S.O., 1990, c. P. 13, as amended.
PASSED AND ENACTED this XX day of XXXXXX, 2020

_________________________________
MAYOR

________________________________
CLERK
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Appendix D - Main Street Development Pre-consultation Comments

Community Development Department
Development Planning Section
50 Dickson Street, 3rd Floor, P.O. Box 669
Cambridge ON N1R 5W8
Tel: (519) 621-0740
Fax: (519) 622-6184
TTY: (519) 623-6691

Development Pre-Consultation Comments
Development Pre-Consultation Committee
Meeting Date: November 29, 2018
Meeting Time: 3:00 pm
Secord Room, 2nd Floor, City Hall, 50 Dickson Street
Pre-Consultation:
To:
Samantha Dunlop Weston Consulting
sdunlop@westonconsulting.com
Subject:
D47/18, 0 Main St, CON 10 PT LOT 4
Zoning:
(H)R4
Official Plan Designation:
Low / Medium Density Residential
Proposal:
Development Pre-consultation Application for proposed
7 storey mixed-use building, 4 storey retirement facility
and one option contemplates open space/amenity area,
the other proposes future development lands to
accommodate townhouse units fronting Sparrow Ave.
Please note that the comments are based on the proposal as
submitted. Due to changing policies and regulations, these comments are
valid for a period of two (2) years from the date of issuance of this letter.
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Aerial Photo:

Proposal:
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Zoning:
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Committee Comments:
City of Cambridge, Development Planning Section
Contact:
Matthew Blevins
Phone:
(519) 621-0740 Ext. 4317
Email:
BlevinsM@cambridge.ca
Development Planning - Comments:
















The proposed development exceeds the current permitted density of the
Low/Medium Density designation. Either bonusing pursuant to Section
10.16 of the Cambridge Official Plan will be required or an application for
Official Plan Amendment to address the proposed increase in height and
density.
Staff is generally supportive of the proposed increased density but
planning justification would need to be provided to address the density as
it relates to the proposed secondary plan.
Please note that Notting Hill Drive will need to be constructed prior to, or in
conjunction with, the proposed development.
What is the proposed tenure of the residential units?
o
If condominium, what form of condominium is
proposed (please note that plan of condominium requires formal
pre-consultation)
Staff prefer concept C9C which allows for future lotting of units fronting
onto Sparrow Ave rather than private amenity space along the public road.
Are any affordable units being provided?
Staff appreciate the applicant providing emergency vehicular access point
for lands to the west. Access point should coordinate with proposed
development to the west to align with proposed internal street pattern
Pedestrian connections across to Main Street and the development to the
west will need to be clearly delineated on future site plan application
The lands to the north of the subject property are currently zoned and
designated for employment uses. Provide a D-Series Guideline analysis
(can be included in the Planning Justification Report)
Please ensure that any LED lighting and/or signage proposed is shown on
the photometric plan to ensure zero light spill at property line. (Cambridge
OP Policy 5.7.6)
o Staff also note that any proposed signage is subject to the
Page 5 of 35
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City of Cambridge Sign By-law and will be formally reviewed
through a sign permit. Should any LED signage be applied
for that is not addressed on the photometric site plan, a
further site plan amendment application may be required.







Site design shall have regard for the accessibility for persons with
disability, in accordance with the Ontario Integrated Accessibility
Standards Regulation.
Incentive programs may be available for your proposed development
please contact Steve Rakidzioski at 519-667-4121 ext 5154121 for Union
Gas incentives and the Manager of Energy Efficiency at
conservation@energyplus.ca for incentives available from Energy+ Inc.
See the City’s website for application fees and development charges
All reports/studies must be prepared by qualified professionals at the
applicant’s cost.

Development Planning – Submission Requirements:


Zoning By-law Amendment Application is required. Official Plan
Amendment may be required if the proposed development does not
adequately address Official Plan compatibility policies pursuant to
the bonusing process. A future site plan application will also be
required and can be filed concurrently.



Planning Justification Report is required and must address Provincial,
Regional, and City policies such as the Provincial Policy Statement (PPS),
Places to Grow (P2G) Growth Plan, Regional Official Policies Plan
(ROPP), the new Regional Official Plan (ROP), and the City Official Plan.
The Planning analysis to include Section 8.4.2 Residential Compatibility of
the 2012 Official Plan must be addressed. Report must also include a
public consultation strategy and a section addressing climate change and
proposed community benefits for bonusing.

A concept plan delineating the required parking and access in accordance
with the Zoning By-law is required. Plan shall also show property lines
and be of an appropriate scale.
Required Drawings and Reports:





Planning Justification Report
Noise Study
Page 6 of 35

64

WESTON
C O N S U LT I N G
planning + urban design











Shadow study for 7 storey building
Urban design brief
D-Series Guideline analysis
Separate parking calculations/plans for residential, institutional and
commercial components to ensure adequate parking is provided.
Functional Servicing Report
SWM Brief/plans
Scoped Traffic Impact Statement (TIS)
Section 59 Notice
Proposed public benefits for bonusing and justification brief

Region of Waterloo, Transportation Planner
Contact:
Cheryl Marcy
Phone:
(519) 575-4500 Ext. 3243
Email:
Cmarcy@regionofwaterloo.ca
Regional Road Dedication
At this location Regional Road #97 (Main Street) has a designated road
allowance width of 30.48 metres (100 feet), as listed in Schedule ‘A’ of the
Regional Official Plan (ROP). The existing road width in this area of Main Street
is 20.117 m (66 ft); therefore an estimated road allowance widening of 5.18 m
(17 ft) will be required across the property frontage with Main Street. A daylight
triangle at the proposed intersection of Nottinghill Drive and Main Street will also
be required. The daylight triangle must measure 7.62 m x 7.62 m (25 ft x 25 ft),
and be measured from the post road widening property line. The road widening
and daylight triangle must be dedicated to the Region of Waterloo for road
allowance purposes and must be dedicated without cost and free of
encumbrance. It appears that the correct road widening and daylight triangle
dedication has been shown on the proposed concept plan.
The applicant will need to engage an Ontario Land Surveyor (OLS) to prepare a
draft Reference Plan which illustrates the required road allowance and daylight
triangle dedication on Main Street. Prior to registering the Reference Plan, the
OLS should submit a draft copy of the plan for review by the Transportation
Planner. An electronic copy of the registered plan is to be emailed to the
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Transportation Planner. Further instructions will come from the Region’s Legal
Assistant with regard to document preparation and registration. The road
widening and daylight triangle dedication can be postponed to a formal Site Plan
application.
The road widenings, daylight triangle, as well as any additional road widenings
along Main Street identified in a Transportation Impact Study (TIS) would be
required at the time of a formal Site Plan application.
Traffic Site Circulation & Access
The proposed development will obtain vehicular access to the future extension of
Nottinghill Drive. There is no proposed direct access to Main Street from the
proposed development. The applicant will be responsible for the closure of the
existing single unit vehicular access location(s) to Main Street. Regional Road
Access Permit(s) will be required for any access closure. The Regional Road
Access Permit application form can be found on the Region of Waterloo website
(http://www.regionofwaterloo.ca/en/doingBusiness/RoadandTrafficPermits.asp).
Any access related items can be deferred to a future Site Plan application.
Earlier this year, the applicant’s consultant inquired about the possibility of an
interim access to Main Street. An interim access to Main Street may be
acceptable subject to further review of a detailed site plan and appropriate
phasing that is satisfactory to the City and the Region. Any interim access would
need to be closed to Regional standards once access to Nottinghill Drive has
been provided. A Regional Temporary Access Permit would be required. The
fee for this permit is $230.
A Transportation Impact Study (TIS) may be required with a future application.
This requirement will depend on the timing of any development application for the
subject property, taking into account other proposed and ongoing developments
in the area. The applicant should confirm this requirement with Regional staff
prior to submitting any development application for the subject property and once
the preferred development concept for the subject property has been determined.
If TIS is required before Regional clearance can be provided for a Site Plan
Page 8 of 35
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application, any recommended and approved off site works would require an
approved functional design, approved cost estimate, letter of credit, and a signed
agreement to the satisfaction of the Regional Solicitor. There would be a $350
fee for the review of the TIS by Regional staff. This fee must be paid prior to the
final approval of the TIS.
Stormwater Management & Site Grading
The applicant must submit a detailed Site Grading & Drainage Control Plan(s)
and Site Servicing Plan(s) along with a SWM report (including an electronic copy)
to the Regional Municipality of Waterloo for approval. This should include
drainage details for the subject property, abutting properties and the public road
allowance so as to ensure compatible drainage and to show thereon all existing
and proposed connections to the municipal storm sewers, sanitary sewers and
water mains and all detailed erosion and siltation control features, all to the
satisfaction of the Regional Municipality of Waterloo.
The site must be graded in accordance with the approved plan and the Regional
Road allowance must be restored to the satisfaction of the Regional Municipality
of Waterloo.
Please be advised that the any new servicing connections or update to the
existing servicing would require Regional approval through a separate process of
Municipal Consent. For servicing approvals please contact Nora Fleming @ 519575-4757 x3312 Email: nfleming@regionofwaterloo.ca
Stormwater and grading related items can be postponed to a formal Site Plan
application.
Transit Planning
Grand River Transit will require two (2) shelter and landing pads in order to
provide bus transit service to the proposed development. Future transit stops are
planned to be located on Main Street, west of Nottinghill Drive (eastbound
direction) and on Nottinghill Drive, north of Sparrow (southbound direction). The
applicant will be required to provide the necessary funds for the installation of up
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to two transit shelter and landing pads prior to final approval of this development,
as part of a future Site Plan application. The current approximate cost for the two
transit stops is $8,600.
Transportation and Stationary Noise
It is the responsibility of the applicant to ensure the proposed development is not
impacted by anticipated transportation (road) noise from Main Street and/or
stationary noise from any adjacent properties. Therefore, the applicant must
complete an Environmental Noise Study for the proposed development at the
time of any Planning application. The noise level criteria and guidelines for the
preparation of the transportation aspects of the Environmental Noise Study are
included in the Region of Waterloo Implementation Guideline for Noise Policies.
Any requirement for the analysis of transportation and stationary noise impacts
must comply with the Ministry of Environment and Climate Change
Environmental Noise Guideline, Publication NPC-300.
The noise consultant must be pre-approved by the Region of Waterloo. The
noise consultant is responsible for obtaining current information, applying
professional expertise in performing calculations, making detailed and justified
recommendations, submitting the Consultant Noise Study Declaration and
Owner/Authorized Agent Statement along with a copy of the Environmental
Noise Study to the Region of Waterloo.
There is a $250 fee for the preparation of traffic forecasts and review of
Environmental Noise Studies by Region of Waterloo staff. The noise consultant
preparing the Environmental Noise Study must complete and submit a
Transportation Planning Noise Assessment Fee Form. The form can be found at
http://www.regionofwaterloo.ca/en/doingBusiness/resources/Noise_Assessment_
Fee_Application.pdf. The noise study will not be approved until payment has
been received. As indicated on the form, traffic forecasts for noise assessments
will be prepared within 15 business days of the data of the request, but will be
withheld if payment has not been received.
Regional Road Re-construction
Page 10 of 35
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This section of Main Street is identified in the Region’s 10-year Transportation
Capital Base Program as up for rural resurfacing, in association with City of
Cambridge sewer replacement, in 2019. For more information on this project
please contact Mr. William Gilbert (519-575-4603) in the Region’s Design &
Construction department.
Application Fees
In accordance with Regional Fee By-law 17-076, the applicant will be required to
pay the following Regional fees:









$1,150 – Zoning By-law Amendment review fee to be submitted to the
Region with the application;
$5,750 – Official Plan Amendment fee to be submitted once City Council
adopts the Amendment and it has been submitted to the Region for
approval,
$2,000, plus $100 per residential unit (to a maximum fee of $5,000) with
submission of a plan of condominium; $1,150 draft approval and $1,150
registration release per phase;
$250 – Transportation Noise Study Review (including traffic counts);
$402.50 for review of TIS, if required (includes pre-submission); and,
$805 – Site Plan Review fee.

The applicant is advised that any noise study submitted in support of the
complete application may be subject to a peer review conducted at the
applicant’s cost. Should Regional staff deem it necessary to do so, the applicant
will be advised of this requirement following submission of the study.
The applicant is requested to submit an electronic copy of all plans and reports in
addition to the paper copies.
Regional Development Charges
Any future development on the subject lands will be subject to provisions of
Regional Development Charges By-law 14-046 or any successor thereof.
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Contacts
Community Planning
Sylvia Rafalski-Misch, MCIP, RPP
Principal Planner
519-575-4500 ext. 3114
SRafalski-Misch@regionofwaterloo.ca
cmarcy@regionofwaterloo.ca

Corridor Planning
Cheryl Marcy, C.E.T.
Transportation Planner
519-575-4757 ext. 3243

Please note: Comments and requirements are based on the information
provided by the applicant during the pre-submission process. Should new
details and/or information become available through the application
process, the above-noted requirements are subject to change.
Region of Waterloo, Community Planning
Contact:
Sylvia Rafalski-Misch
Phone:
(519) 575-4500 Ext. 3114
Email:
SRafalskiMisch@regionofwaterloo.ca
The applicant is proposing a 7-story mixed use residential building with 129 units,
a 4-storey retirement home with 44 units and some street fronting townhouses
along Sparrow Avenue, all on a property located south of Main Street and along
the proposed Nottinghill Drive. The street fronting townhouses would need to be
developed in conjunction with the adjacent plan of subdivision 30T-13102. The
property currently has draft approval for 13 single detached lots. A presubmission for this property was held in July of 2017 for a proposal consisting of
53 townhouse units. The lands are designated in the City of Cambridge Official
Plan as Low/Medium Density Residential and are zoned (H)R4. An Official Plan
Amendment and Zoning By-law Amendment may be required.
Community Planning
General Comments
The property is subject to a draft approved plan of subdivision (file 30T-06101)
for 13 single detached lots. As the proposed development is significantly
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different from the draft approved plan and given that 11 years have passed since
the draft approval, the subdivision file will need to be closed once the new plan of
condominium application is submitted and processed.
In accordance with policy 5.2.8.3 of the new Growth Plan for the Greater Golden
Horseshoe (P2G) 2017, any proposed plan of condominium application, if draft
approved, may be subject to a lapsing date to be determined by the Region at
the time of the application.
The proposed development does not include any details as to how the site will
function in terms of ownership. Is one plan of condominium contemplated for
both buildings (residential and retirement home) or will there be two plans of
condominium, one for each building? How is this development proposed to be
phased? This information needs to be provided.
Planning Justification Report
A Planning Justification Report (PJR) will be required and must address the
requirements of the Provincial Policy Statement, the Growth Plan for the Greater
Golden Horseshoe (P2G) 2017, the Regional Official Plan (ROP) and the City of
Cambridge Official Plan.
Hydrogeology and Source Water Protection
The subject property is located within Wellhead Protection Sensitivity Area 4 as
designated in the ROP.
A Salt Management Plan (SMP) will be required as part of the plan of
condominium application. As part of the SMP, Regional staff encourage the
applicant to incorporate design considerations with respect to salt management,
including:


Ensure that cold weather stormwater flows are considered in the site
design. Consideration should be given to minimize the transport of
meltwater across the parking lots or driveway. This also has the potential
to decrease the formation of ice and thereby the need for de-icing.
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Directing downspouts towards pervious (i.e. grassy) surfaces to prevent
runoff from freezing on parking lots and walkways.
Locating snow storage areas on impervious (i.e. paved) surfaces.
Locating snow storage areas in close proximity to catchbasins.
Using winter maintenance contractors that are Smart About SaltTM
certified.
Using alternative de-icers (i.e. pickled sand) in favour of road salt.

The applicant is eligible for certification under the Smart About SaltTM program for
this property. Completion of the SMP is one part of the program. To learn more
about the program and to find accredited contractors please refer to:
http://www.smartaboutsalt.com/. Benefits of designation under the program
include cost savings through more efficient use of salt, safe winter conditions by
preventing the formation of ice, and potential reductions in insurance premiums.
In addition, the proponent should visit https://taps.regionofwaterloo.ca to
determine if any Prohibitions and/or Risk Management Plan requirements apply
to this property under the Clean Water Act. This property falls within a Part IV
area under the Act.
A Stormwater Management Plan will be required at the time of any proposed
Official Plan and/or Zoning By-law Amendment applications. The Zoning By-law
will need to include the prohibition of geothermal energy systems and/or earth
energy systems.
Finally, any existing private wells will need to be decommissioned.
Servicing
Water Services staff advises of the following existing conditions and proposed
future changes that could potentially impact the servicing of this property:





The subject property is located in Pressure Zone Cam 1a.
Currently, supply from Cambridge Zone 1a is available from 200 mm dia
watermains on Sparrow Avenue and Nottinghill Drive.
Main Street is currently supplied from Pressure Zone Cam 1 and has a
300 mm dia watermain that terminates near 825 Main Street.
The Region had a study completed by BM BluePlan, dated October 22,
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2015, which provides changes to the operation of the water distribution
system including the expansion of Pressure Zone 1a.
There are several projects requiring completion for the expansion of
Pressure Zone 1a that is currently anticipated to be undertaken over the
next 5 years.

A Functional Servicing Report will be required. The Report needs to address the
servicing of the site under existing conditions or advise if it requires any
additional infrastructure to be developed.
City of Cambridge, Building
Contact:
Kathryn MacDonald
Phone:
(519) 621-0740 ext. 4306
Email:
macdonaldk@cambridge.ca
Building Division
Proposal: Main St. –D47/18
Date: November 7, 2018
Comments:




Building A will be required to be sprinklered. Building B may be required to be
fully sprinklered. Consideration should be made to required water service size
for this site and locations of fire hydrants (new and existing).
Ministry of Health approval will be required for the retirement home prior to
issuance of building permits for Building B.

City of Cambridge, Economic Development
Contact:
Trevor McWilliams
Phone:
(519) 740-4683 Ext. 4800
Email:
mcwilliamst@cambridge.ca
• No comments.
City of Cambridge, Parks, Recreation & Culture
Contact:
Paul Willms
Phone:
(519) 740-4681 Ext.4262
Email:
willmsp@cambridge.ca
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The following Parks, Recreation & Culture Division (PRCD) comments and
submission requirements are based on information provided in the application.
The requirements are based on the mandates of the PRCD (parks, trails,
forestry, cemeteries, etc.) and applicable legislation. The comments below are
initial, based on the information received to date, and may change with further
detail, further discussion with, or submissions by, the proponent, alternative
concept designs, and/or changing City or other policy between now and
submission of complete applications.
Summary of PRCD Requirements:
1. Parkland dedication – condition on planning application
2. (scoped) Tree management plan/tree permit – required on first
Planning application for complete application (tree permit may not be
required, applicant should confirm whether or not any of the
hedgerow trees are over 20cm dbh)
3. 13-15 street trees along Nottinghill frontage (plan required, letter of
credit within the appropriate schedule/agreement)

SUBMISSION REQUIREMENTS, CONDITIONS AND COMMENTS:
Parkland Dedication
Parkland dedication will be required as cash-in-lieu of land as a condition
on the appropriate planning application.

Comment
 The proposed parks are not suitable as programmable parks based
on a number of criteria and are not accepted by the City. The
Official Plan also requires the 1/300 formula if land is required
(whereas the 5% formula was used in the Concepts).
 An appraisal will be required as per the Planning Act (day before
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day of draft approval) to the satisfaction of City of Cambridge
Property & Realty Services
1/500 formula to be used as per the Official Plan/Planning Act
Example for illustration purposes only of anticipated parkland
dedication cash-in-lieu calculation/outcome:
- 1/500 formula = 182 units / 500 units = 0.364 ha / 0.90 acres
- Appraisal is $800,000/acre day before day of draft approval
- $720,000 parkland dedication cash-in-lieu required (or $3,956
per unit)

Tree Management Policies &
Guidelines and Tree By-law Permit
A Tree Management Plan (TMP) and
Tree By-law Permit will be required
for a complete application (earliest
Planning application). A TMP / Tree
By-law Permit (same products as for
the complete Planning application)
may not be required if trees above
20cm dbh do not exist on site (e.g. as
part of the hedgerow on the western side of the property.
Comment
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Specific Comment
The applicant should be aware that the adjacent property to the
west has submitted a Landscape Plan which involves a number of
plantings on the western border of the subject site. It is strongly
recommended that the Tree Management Plan depict a Tree
Protection Zone (silt fencing) along the western boundary whether
or not the hedgerow is retained.
The TMP is scoped to the hedgerow which may or may not be
shared with the neighbouring owner (875 Main). The scope would
also involve not tagging individual trees within the hedgerow
(“Detailed Inventory”) but as a General Inventory of the feature as
per the TMP&G, and if not removed a TPZ fence line should be
shown on the submitted TMP. Additionally, preservation of the
hedgerow may provide some screening/premium lots. If any of the
hedgerow trees are over 20cm dbh then, despite the above noting
a General Inventory, those specimens would be subject to the
City’s private property tree by-law and would require a permit if they
are to be removed or injured.
General Comment
Trees, both City street trees in the right-of-way and your site’s trees
on private property, should be looked at very early in the planning
process.
A Tree Management Plan (TMP) will provide an inventory of trees
above 10cm dbh, demonstrate Tree Protection Zone fencing for
taking trees through the construction process, and will complete
compensation calculations for trees above 20cm dbh under the
private property by-law, and if applicable, compensation or
protection of City street trees. The City’s by-laws which should be
incorporated into the TMP include the following:



By-law 71-06 – “City-owned street tree by-law”
By-law 124-18 – “private property tree by-law”
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The City’s street tree by-law (71-06) concerns trees in the right-ofway typically called “street trees”. You may be proposing a new
driveway (or a driveway on a new severance) that would require
removal of the tree. Approval for city street tree removals is not
always forthcoming and plans may have to be adjusted. The
replacement cost of the tree and compensation planting, if approval
is provided by the City should also be considered in addition to tree
removal costs. Ownership of the tree is determined by its location
(on City or on private property). City street trees must be
inventoried and Tree Protection Zones and measures
demonstrated in Tree Management Plan.
The City’s private property tree by-law (124-18) applies to all the
trees on your site (above 20cm dbh) and prohibits removals without
an approved permit and Tree Management Plan. Injury or
destruction of trees requires a replacement planting and/or
contribution to the Replacement Tree Planting Fund. Trees to be
removed or injured will be depicted on the Tree Management Plan.
The Tree Management Plan should feature a table/plan and report,
including a Detailed Inventory of each tree above 10cm dbh
(subject to any scoping) and outlining:
1. Any permit requirements or information from the City tree bylaws including replacement tree planting plans and/or
compensation payments (e.g. take all trees above 20cm dbh
from the inventory and use the Tree Permit Application Form
table to calculate compensation costs);
2. trees to be retained (and protection measures) and trees to be
removed due to construction, grading, etc.. Trees to be injured
and the measures to limit impacts will also be depicted on the
plan alongside removals and retained trees with their Tree
Protection Zone fencing;
3. special attention should note proposed protection measures, or
removal rationale in the inventory table, for trees in the following
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categories:
a.
on boundaries, or “straddling trees” (these trees will
require the written permission of the neighbour to remove
as per the Forestry Act and letters should be submitted with
the Tree Management Plan);
b.
trees that provide some measure of
screening/compatibility between the new development and
existing neighbouring uses;
c.
trees regulated by others (e.g. Endangered Species
such as Butternut);
d.
on adjacent properties should their pre-construction
driplines enter the construction zones as well as signed
letters from adjacent property owners noting their
understanding of protection measures and suggesting any
compensation planting should the applicant/construction
activities damage or destroy trees on their properties within
a set amount of time;
e.
on City right-of-ways through the City street tree Bylaw 71-06;
f.
trees regulated by the City’s private property tree Bylaw 124-18. Trees above 20cm dbh. The application form,
arborist’s assessment, and compensation planting plan or
funds will be required as part of the tree management plan
submission.
City approval of a Tree Management Plan does not include
approval of the foreseeable destruction of trees on adjacent
properties and the City assumes no liability – the onus is on the
applicant to conduct a thorough inventory of trees susceptible to
construction impacts, note retained trees and removals, planimplement-inspect TPZ protection measures, and to compensate
neighbours for any losses should all the above reasonable efforts
fail. The tree by-law (124-18) requires signed statements by
neighbours for any trees injured or destroyed on their property.
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No TMP/Tree Permit will be reviewed unless all aspects, including
signed letters from neighbours, are included within the information
submitted and an application will not be considered complete.

Trails
No comments.

Street Tree Plan, Stormwater Management Plan, or other Landscape Plans
13-15 street trees will be required along the Nottinghill frontage. Street tree
plan is required (together with Composite Utility Plan), and a letter of credit
within the appropriate agreement/planning application (e.g. Plan of
Condominium). Letter of credit to be calculated based on Engineering
Manual standards (e.g. minimum tree every 12m of road frontage). Trees
not established due to conflicts as noted in the Composite Utility Plan will
still be required and applicant will have to demonstrate on the street tree
plan how these trees will be provided (e.g. may involve silva cells, forfeit of
letter of credit or cash-in-lieu of trees and trees are planted by the City,
etc.).
The interior of the subject site will likely be required to provide a
Landscape Plan as a condition (by others, e.g. Planning Division) of Site
Plan or other appropriate planning application.
Fencing
The City’s fence policy does not apply as the property does not abut City lands.
Open Space
No open space associated with the subject property to convey to the City.
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Accessibility for Ontarians with Disabilities Act (AODA) Design Standard for
Public Spaces (DOPS)
PRCD has no requirements at this time as no parks/public spaces are proposed.
However, it is anticipated that at Site Plan accessibility to be taken into account.
The Supervisor of Accessibility and Inclusion Services normally provides
comments at the Site Plan stage. Comments are sometimes provided at this
early stage in the development process through the PRCD mandates if
applicable or if a future park, trail, or public space is part of the application.
Cemeteries
No requirements or comments.
City of Cambridge, Planner - Heritage
Contact:
Laura Waldie
Phone:
(519) 621-0740 Ext. 4788
Email:
waldiel@cambridge.ca
• No comments.

City of Cambridge, Senior Planner - Environmental
Contact:
Kathy Padgett
Phone:
519-621-0740 ext. 4826
Email:
padgettk@cambridge.ca
A Locally Significant Natural Area (MNR Wooded Area) hedgerow is identified
along the rear of the property. I have confirmed that this feature is no longer
present on the site.
Record of Site Condition #2435 was filed for this site on November 8, 2015 for a
change in use from agriculture/other to residential.
The site is located within a Source Water Protection Area and requires a Notice
of Source Protection Plan Compliance (Section 59 Notice) from the Region
(taps.regionofwaterloo.ca) as part of a complete application.
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City of Cambridge Development Engineering
Contact:
Adam Ripper
Phone:
(519) 621-0740 Ext. 4778
Email:
rippera@cambridge.ca
Submission Requirements

Provide a Site Grading Plan


Provide a Site Servicing Plan



Provide a Stormwater Management Brief



Provide a Functional Servicing Brief

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


Stormwater quality and quantity control for this site is provided by the
SWM Facility B (DW192) which was constructed as part of the
Greengate subdivision. This site was accounted for in the subdivision
SWM design but as single family homes. As such, this site was
assigned a runoff coefficient of 0.45. On-site storm water management
will be required for any flows in excess of the design flows (to be
detailed in a SWM Brief). An excerpt of the Greengate Strom Drainage
Area Plan has been attached to these comments.

Servicing
 The following services are to be installed on the future Nottinghill Drive
adjacent to the subject site:
- 200mm watermain
- 200mm Sanitary Sewer
- 375mm/450mm Storm Sewer


The following services have been installed on Sparrow Avenue adjacent
to the subject site:
- 200mm watermain
- 200mm Sanitary Sewer
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-

450mm Storm Sewer



This site was accounted for in sanitary design completed as part of the
adjacent Greengate Subdivision. This site was assigned a population
density of 115 persons per hectare. The servicing brief should include a
review of the available sanitary outlets and their available capacities. An
excerpt of the Greengate Sanitary Drainage Area Plan has been
attached to these comments.



An inspection manhole is required on the sanitary service and must be
located on private lands.



By-Law #146-03 permits only one (1) water service and meter per
property. The City does not make provision(s) for sub-metering on a
property. If the site is developed as a single condo block then only one
water service will permitted.



The City must approve the optimum water meter size (and its location).
Submit water demand calculation sheets for the entire
property/development, per the City’s Water Customer Data Sheets
standard.



By-Law #146-03 requires the Owner to purchase from the City any
water meter larger than 25 mm (1”). Meter fees will be part of the new
servicing installation costs.



All watermain 100 mm (4”) and larger require a Watermain
Commissioning Plan to be submitted for approval. For City procedures
on water quality testing, contact the Engineering Services Division.



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

Grading
 Curb and gutter along the municipal right-of-way is to extend through the
entrances.


Roof leader discharge locations to be indicated.



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


Provide centerline of road elevations for full frontage.



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



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

Erosion & Sediment Control
 A $5,000 erosion control security deposit will be required as part of any
subsequent Site Plan Approval to ensure compliance with the approved
erosion (and siltation) control measures.


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

General


All proposed site works adjacent to Regional Roads require Regional
Municipality of Waterloo (RMOW) approval(s).



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



Cost estimates for work by the City within the road allowance are
prepared by City Staff upon receipt of the estimate fee of $200.00 plus
HST.



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



Once the Access Permit is approved, the following items will be
required:
o A Highway Occupancy Permit (HOP) will be required for work by
the Contractor within the right-of-way. Please contact Dennis
Lopes (Senior Civil Engineering Technologist) at (519) 621-0740
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Ext. 4324 with respect to the same.
o A Certified Copy of the Contractor’s (current) Insurance Policy is
to be provided, indicating that the Contractor carries a
comprehensive liability insurance policy of at least $5,000,000,
naming the City as additional insured thereunder and protecting
them against all claims for any and all damage or injury to any
persons and/or any and all damage to any public or private
property resulting from the completion of the proposed works.
o The Contractor must submit a W.S.I.B. Certificate that remains
current for the proposed duration of the site works.
o Provide a cost estimate for all works within the right-of-way.
Development and Infrastructure will require a guaranteed security
for 100% of the verified amount. Holdbacks will be maintained
following completion of the works. In addition, holdbacks and
lengths of holdback are site specific relating to the magnitude of
the job.


The City will inspect all surface works, at the Owner’s expense, within
the right-of-way prior to the release of securities.
o The inspection fee will be calculated using the current hourly rate
based on the scope of work being undertaken.



Upon project completion, the Engineering Department will require a
signed and sealed letter of compliance from a Professional Engineer
confirming that the site grading has been inspected and all earth grade
surfaces are in general compliance with the approved grades and crosssections and are within tolerances as specified under the applicable
OPSS(s).



Upon project completion, the Engineering Division will require a letter of
compliance from the Stormwater Management Consultant that the SWM
facilities have been inspected and the “as built” controls and major
drainage system is according to the approved SWM design. If there is a
difference between the as-built and design conditions, the Engineering
Division and the Developer would have to be notified and remedial
actions submitted for approvals.



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


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

Storm Drainage Area Plan Excerpt
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Sanitary Drainage Area Plan Excerpt
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City of Cambridge Transportation Engineering
Contact:
Jason Leach
Phone:
(519) 621-0740 Ext. 4268
Email:
LeachJ@cambridge.ca
Transportation Engineering Action Items
 A scoped Transportation Impact Study (TIS) is required to be completed
for this development. The scoped TIS will need to analyze the traffic
volumes, turning movements, capacity and recommend any
improvements for all site access and the intersection of Main Street at
Nottinghill Drive. The study consultant must arrange to meet with
Transportation Engineering staff prior to the study commencing to
discuss the requirements of the study. This can be done in conjunction
with the Region of Waterloo Transportation Impact Study prePage 29 of 35
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consultation.
Nottinghill Drive will need to be constructed and connected to Main
Street prior to the development of this property.
Provide pedestrian connections to the municipal sidewalk.
Consider active transportation enhancements to the development such
as providing indoor bike storage for residents as well as sheltered
outdoor bike racks for visitors.
Complete the Transportation Demand Management checklist. Contact
Jason Leach for further instruction.
Provide direct vehicular and pedestrian connections to the adjacent
development to the west. Both properties will be required to enter into
reciprocal access agreements registered on title.

Transportation Engineering Comments
 Street fronting towns on Sparrow Avenue currently do not have access
to Sparrow Avenue.
 Street fronting towns on Sparrow Avenue will reduce the on-street
parking capacity on Sparrow Avenue.
 Nottinghill Drive is to have a minimum right-of-way width of 20.0m. In
addition, a daylight radius as per the City’s of Engineering Standards
and Development Manual will be required where the property lines of
Nottinghill Drive and Sparrow Avenue meet.
 Sidewalk minimum widths are as follows:
o Standard sidewalk 1.5m
o Curb face sidewalk 1.8m
o Sidewalk adjacent to perpendicular parking 2.1m
City of Cambridge, Fire Department
Contact:
Mark Yantha
Phone:
(519) 621-6001 Ext. 2225
Email:
YanthaM@cambridge.ca

Cambridge Fire Action Items
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Show all Fire Hydrants.
Indicate Fire Routes.
Indicate Fire Department connections.
A Placard above the Fire Department connection if wood frame
construction - [WOOD FRAME CONSTRUCTION]
 A Fire Safety Plan shall be approved and implemented prior to
occupancy.
 A Multiple Unit Identification sign c/w details may be required.
 Further comments will be provided at Site Plan Review






Cambridge Fire Comments
 none
Energy+ Inc.
Contact:
Phone:
Email:

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

Energy+ Inc. has no objection to either proposal by the Applicant to re-develop
the property noted above to accommodate a residential development consisting
of as seven-story mixed-use building at the corner of Main and Nottinghill and a
four-storey retirement home to the south with either a proposed future block for
freehold townhouse units fronting onto Sparrow or private amenity space.
The Applicant will be required to enter into a Service Agreement with
Energy+ Inc. to establish the terms and conditions to service the
development at 100% cost. The developer should be aware costs to
service this development could be substantial. Please allow a minimum of
six months for determination of service needs.
The Applicant will be responsible for all costs to upgrade or relocate
existing electrical plant as a result of this Application at 100% Customer
Cost.
If easements are required as a result of this proposal the Applicant will be
responsible for all costs. Early consultation with Energy+’s Legal Co
ordinator is recommended.
Additional conditions may be placed on the Application once it gets to the Draft
Plan of Subdivision.
Should additional information be required, kindly contact me at your
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convenience.
Kindest Regards,
ENERGY+ INC.

Helen Robinson the
Helen Robinson
Engineering Legal Co-ordinator
Grand River Conservation Authority
Contact:
John Brum
Phone:
(519) 621-2763 Ext. 2233
Email:
jbrum@Grandriver.ca
• No comments.
Accessibility Coordinator
Contact:
Vanessa Lopak
Phone:
(519) 740-4680 Ext. 4765
Email:
lopakv@cambridge.ca
Action Items:

Comments:
 Accessible exterior pathways should connect the buildings to the main
sidewalk, parking, amenity areas, etc. They should be at least 1500mm
wide (greater if curb-facing) and provide safe accessible pedestrian
crossings.
 Ensure appropriate widths for accessible parking spaces and adjacent
access aisles. Type A parking spaces must have 3400 mm minimum
width and signage designating them as ‘van accessible’. Type B parking
spaces must have 2400 mm minimum width and signage designating
them as accessible. Access aisles must be adjacent to accessible parking
spaces, run the full length of the space, be marked with high tonal contrast
diagonal lines, and have 1500 mm minimum width.
 Ensure accessible path of travel from accessible parking space to the
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exterior path of travel, leading to a building entrance, including curb cuts
and tactile warning surface indicators.
Ensure accessible path of travel to park and amenity area, including curb
cuts and tactile warning surface indicators.
Ensure amenity area is accessible, such as placement of furniture to allow
for mobility devices to navigate around, allowing space beside any
benches for service animals or mobility devices, accessible seating and/or
eating areas (e.g. picnic tables).
Parks should have accessible play equipment and be accessible.
For more information on these comments, please see the Global Alliance
on Accessible Technologies and Environments (Gaates), Illustrated
Technical Guide to the Accessibility Standard for Design of Public Spaces,
https://gaates.org/DOPS/default.php
Consider making units accessible, particular retirement units. This
includes (among other requirements) smooth transitions (door thresholds),
wider doorways, accessible kitchens, accessible / roll in showers, and
barrier-free access to any balconies or patios.
Interior common spaces should be accessible, including automatic door
openers, and accessible placement of furniture.

Waterloo Region District School Board
Contact:
Phone:
Email:

Shawn Callon
(519) 570-0003 Ext. 4308
shawn_callon@wrdsb.on.ca

• No comments.
Waterloo Catholic District School Board
Contact:
Virina Elgawly
Phone:
(519) 578-3660 x 2359
Email:
planning@wcdsb.ca
• No comments.
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City of Cambridge, Planner - Reurbanization
Contact:
Valerie Spring
Phone:
(519) 621-0740 Ext. 4213
Email:
springv@cambridge.ca
The subject property was discussed at a pre-consultation meeting on July 27,
2017 with concept plans to redevelop the site with stacked townhouses. The
subject property is zoned (H) R4 in the City of Cambridge Zoning By-law and is
currently designated as Low/Medium density residential in the 2012 City of
Cambridge Official Plan.
As indicated at the time of the July 2017 pre-consultation meeting, this property
is within the study boundaries of the Growth and Intensification Study – Main and
Dundas Street South area. As part of the Study, a Secondary Plan has been
drafted for this area which will provide the detailed planning framework to guide
future development and redevelopment (Policy 8.7.2.B (6)). A Statutory Public
meeting, in accordance with the Planning Act, has been held and a further
meeting with the area stakeholders is anticipated in 2019. Please note, the
results of the Study will need final approval by the City of Cambridge and Region
of Waterloo.
At this time, the subject property has been identified as low density residential in
the draft Secondary Plan. This designation is anticipated to change to medium
density residential. Medium density as proposed in the draft Secondary Plan will
include street and stacked townhomes. The permitted height for new residential
is proposed to be a minimum of 2 storeys up to a maximum of 4 storeys.
Two alternative design concepts have been proposed for the subject property
which is currently a vacant parcel of land approximately 0.8 hectares (1.98 acres)
in size.
Concept C9A consists of two “L” shaped apartment buildings. The first building
has a proposed height of seven storeys and the second building has a proposed
height of four storeys. The estimated density is 233.8 u/ha which does not
conforms to Policy 8.4.6.3 a) of the 2012 Cambridge Official Plan which states
low-medium residential density will have a maximum density of 40 units per
hectare.
Concept C9A does not conform to the proposed design principles of the draft
Secondary Plan because its height is in excess of 4 storeys and would not meet
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the criteria for the medium density residential.
Concept C9C has a density of 254.4 u/ha which does not conform to Policy
8.4.6.3 a) of the 2012 Official Plan and would require an Official Plan
Amendment. Concept C9C does not conform to the design principles of the
Secondary Plan because the height exceeds the proposed 4 storeys in the draft
Secondary Plan which would not meet the criteria for medium density residential.
Density bonusing may be considered to allow the proposed density in exchange
for community benefits. The benefits the applicant might consider are: affordable
housing; public art or transit improvements. Affordable Housing is encouraged in
the City of Cambridge Official Plan, the Region Official Plan and the Growth Plan
(2017).
The draft Secondary Plan encourages the re-development of infill properties
which relate to adjacent properties. Infill properties should be connected to
services, such as transportation, through trails or sidewalks. Staff continues to
encourage the applicant to discuss this proposal with others who are proposing
to develop adjacent lands.
Further, the applicant is encouraged to participate as a Stakeholder at any future
public consultation sessions of the Growth and Intensification Study. The staff
contact for this study is Valerie Spring, Senior Planner – Reurbanization,
Springv@cambridge.ca (519) 623-1340 ext. 4213.
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