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1.0 Introduction, Site Location & Site Description 
 

Blackthorn Development Corp. has been retained by 2303623 Ontario Inc., being the Registered 
Owner of lands municipally addressed as 212 Queen Street West, to prepare this Planning 
Justification Report in support of a proposed Official Plan Amendment & Zoning By-Law 
Amendment to permit a Mid-Rise residential development consisting of thirty-seven (37) 
residential units within a three (3) storey apartment building including associated parking, 
service areas and amenity space.  

As mentioned, the lands subject to the proposed Official Plan Amendment and Zoning By-Law 
Amendment applications are municipally addressed as 212 Queen Street West and legally 
described as Lot 44 Municipal Plan 832, City of Cambridge, Regional Municipality of Waterloo. 

A Site Plan Control application is being submitted concurrently with the proposed Official Plan 
Amendment and Zoning By-law Amendment applications. 

The Subject Lands are currently vacant with existing trees and are located on the south side of 
Queen Street West, west side of Weaver Street, east side of Winston Boulevard and north of 
Maple Street.  

The Subject Lands were formally used as a Gas Station and are located within proximity to an 
existing CN Rail line.  

The Subject Lands are well serviced by a robust road network including Hespeler Road to the 
west and Highway 401 to the south. Existing transit stops exist in proximity to the Subject Lands 
along Queen Street, Holiday Inn Drive and Franklin Blvd. 

The Subject Lands have a Site Area of approximately 2,219.26 Square Metres (0.22 Hectares) 
with approximately 30.83 metres of Lot Frontage onto Winston Boulevard. The Site is also 
bounded by Weaver Street and by Queen Street West, all being municipal roads which are 
maintained all year round with existing municipal services.  
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Figure 1: Site Location, 212 Queen Street West, Cambridge, Ontario 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Google Earth 
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Figure 2: Plan of Survey 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: R-PE Surveying Ltd. 
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2.0 Surrounding Land Uses  

 

The Subject Lands are located within the Hespeler Village community.  The surrounding land 
uses are mixed and include existing Residential, Commercial and Industrial uses with emerging 
intensification of lands uses. Lands located directly to the north of the Subject Lands and 
addressed 211-215 Queen Street West are currently the subject of proposed Official Plan and 
Zoning Bylaw Amendment applications to convert the current Industrial uses (Forbes Textile 
Mill) to Mixed Use including proposed Commercial and Residential uses for future development.  

To the south of the Subject Lands is an existing residential subdivision with Centennial Public 
School nearby and high commercial uses located along the Holiday Inn Drive. To the north of 
the Subject Lands is an existing CN Rail line and Chilligo Conservation Area, Mill Pond and 
Mill Run Trail. 

In assessing the appropriateness of the proposed development, the surrounding land use context 
must be considered.  A summary of existing land uses, surrounding the Subject Lands include: 

North: Proposed Residential and Commercial uses within the former Forbes Textile Mill site. 
Further north is the Chilligo Conservation Area, Industrial, Commercial and existing Residential 
uses south of Hespeler Road.  

East: Existing single and semi-detached dwellings as well as the Royal Canadian Legion, Branch 
No. 272. Further east of Adam Street, Commercial and Community uses exist including 
restaurants, retail, places of worship, public library, public park, toboggan hill and Fashion 
History Museum. 

South: Existing residential uses including single detached dwellings, further south Institutional, 
Community and Industrial uses are present Including Centennial Public School and adjoining 
playing fields and Strite Industries and Bothwell Steel. Saint Luke’s Place, a retirement home is 
located on the east side of Franklin Blvd.., just north of Winston Blvd. 

West: Existing residential uses including single detached dwellings. Further west exists the 
Hespeler Wastewater Treatment Plant and the Toyota Manufacturing Plant.  

The surrounding land use context is in keeping with the character of a mixed-use area, which 
includes existing neighbourhoods, institutional, recreational facilities, manufacturing uses and 
nearby schools, service commercial uses and the expansive Chilligo Conservation Area.   

The proposed development to intensify the Subject Lands with residential apartment dwellings is 
in keeping with the neighbourhood character of Hespeler Village.  
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Figure 3: Surrounding Land Use Map 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Google Earth 

 

3.0 Pre-Consultation, Existing Land Use Policies, Regulations & Planning Act Applications 

 

To permit the proposed development on the Subject Lands, Official Plan Amendment and 
Zoning Bylaw Amendment applications are required, along with various supporting Plans and 
Studies.  

This Report along with the Submitted Plans and Studies provide a comprehensive analysis of the 
proposed development, within the existing land use policy(s) and regulatory context.  

A Pre-Application Consultation Request was filed on August 24th, 2020 and the required 
Planning Act applications including required Plans and Studies were confirmed upon receiving 
Pre-Consultation Comments and Requirements from the City and various external commenting 
agencies on November 5th, 2020. 

Recreational 
Institutional 

Commercial Residential 

 

Subject Lands 

Proposed Mixed-Use Residential Residential 

Industrial 

Institutional 

Commercial 

Community 



Planning Justification Report, 212 Queen Street West, 
City of Cambridge, Regional Municipality of Waterloo 

 
 

 
 

Page | 9  
 www.blackthorncorp.ca 

 

 

3.1 Pre-Application Consultation Comments and Requirements: 

 

Pre-Consultation Comments and Requirements were provided by the City and external agencies 
on November 5th, 2020 per City File No. D17/20. The said preliminary comments and 
Submission Requirements addressed a conceptual proposal to build a residential Apartment 
Building development. It was determined that an Official Plan Amendment and a Zoning By-law 
Amendment was required to consider the proposed development due to the increase in density 
and proposed site-specific standards. Since the Pre-Application Consultation Meeting, the 
proposed number of dwelling units has been decreased from 40 units to 37 Units due to revisions 
to the proposed Site Plan.  

 

3.2 Provincial Plans & Policies: 

 

The Subject Lands form part of Provincial Plans and Policies including A Place to Grow: 
Growth Plan for the Greater Golden Horseshoe (2020) and Provincial Policy Statement (2020).  

The Subject Lands form part of the Growth Plan’s ‘Built-Up Area’ with the Region of Waterloo 
forecasted to growth to 923,000 persons and 470,000 jobs to the year 2051. 

The Region of Waterloo, through its Official Plan Review is currently considering various 
growth scenarios to distribute the forecasted population and employment growth among its lower 
tier municipalities including the City of Cambridge. 
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 Figure 4: A Place to Grow, Schedule 4, Urban Growth Centres 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2020 
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3.3 Region of Waterloo Official Plan: 

 

The Subject Lands are designated as part of the ‘Urban Area’ and ‘Built Up Area’ per Map ‘3A’ 
Urban Area, of the Region of Waterloo Official Plan. An Amendment to permit the proposed 
development is not required. 

As noted, the Region of Waterloo is currently undertaking a review of its Official Plan. The 
review will fulfill the requirements of a Municipal Comprehensive Review to implement the 
provincial Growth Plan’s updated policies and growth forecasts, while ensuring the Region’s 
Official Plan is consistent with the updated Provincial Policy Statement. 

Figure 5: Region of Waterloo Official Plan Map ‘3A’ Urban Area: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Region of Waterloo Official Plan, 2031 
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3.4 City of Cambridge Official Plan: 

 

The Subject Lands are currently designated as ‘Low/Medium Density Residential’ per ‘Map 2’, 
General Land Use of the City of Cambridge Official Plan and are within the Hespeler Village 
Regeneration Area.  

Regeneration Areas are considered transitional areas wherein changes to land uses are 
anticipated during the Official Plan’s planning horizon. Being within a Regeneration Area 
appropriate studies were undertaking to ensure compatibility of the proposed development. 

Being within a ‘Low/Medium Density’ residential designation with existing municipal water 
supply and wastewater services, permitted dwelling types include single detached dwellings, 
townhouses and walk-up apartments. The proposed development being a walk-up apartment is a 
permitted building type per the applicable Official Plan designation.  

In reviewing density permissions, the Regeneration Area permits a maximum density of 2.0 
Floor Space Index (FSI) and a maximum of 8 storeys of building height.  Notwithstanding the 
said density permissions, the Official Plan ‘Low/Medium Density Residential’ designation 
within a Regeneration Area permits a maximum of 75 units per hectare. As mentioned, the 
proposed development requires a site-specific Amendment to the City of Cambridge Official 
Plan to permit an increased density of approximately 167 units per hectare with an FSI of 1.17. 

In 2015, the City commenced the undertaking of a ‘Growth and Intensification Study’, which 
includes the Hespeler Village and Queen Street West intensification area.  

The Study’s purpose is to prepare Secondary Plans for the City’s main intensification areas. 

The Subject Land are located within Area 2 of the 174 Hectare Study Area and are part of a 
transitional area, with a variety of existing land uses.  

Being within an intensification area, the proposed development will help achieve the City’s 
objectives to provide a range of housing options within an existing community.  

The proposed Draft Official Plan Amendment is provided in Appendix I of this report and will 
apply to the Subject Lands on a site-specific basis. 
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Figure 6: City of Cambridge Official Plan, Map 2, General Land Use: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: City of Cambridge Official Plan, September 2018 Consolidation 
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Figure 7: Region of Waterloo Official Plan Map ‘6’ Regeneration Area: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: City of Cambridge Official Plan, September 2018 Consolidation 
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3.5 City of Cambridge Zoning By-law No. 150-85, as amended: 

 

The Subject Lands are Zoned ‘R4’ Low Density Residential and ‘C5’ Commercial per the City of 
Cambridge Zoning By-law No. 150-85, as amended.  

An application for a Zoning By-law Amendment is required to rezone the lands to a ‘RM2’ 
Zone, along with a site-specific provision to permit 167 units per hectare whereas the ‘RM2’ 
Zone only permits 150 units per hectare, to permit the proposed development. 

The proposed Zoning By-law Amendment applies to the Subject Lands on a site-specific basis 
and is attached as Appendix II of this report. 
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Figure 8: City of Cambridge Zoning No. 150-85, as amended. Map D11: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: City of Cambridge Zoning By-law No. 150-85, as amended 
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4.0 Proposed Development  

 

4.1 Proposed Site Plan: 

 

Filed concurrently with the proposed Official Plan Amendment and Zoning By-law Amendment 
is an application for Site Plan Control to implement and permit the proposed development.  

As mentioned, a residential development is proposed on the Subject Lands, consisting of a three 
(3) Storey Apartment Building, underground parking, amenity areas and landscape areas. 

A total of thirty-seven (37) residential apartment dwelling units are proposed, with an 
approximate Net Residential Gross Floor Area of 2,359.71 Square Metres and an FSI of 1.17 and 
consisting of twenty-one (21) one-bedroom units, sixteen (16) two-bedroom units. 

A total of forty-nine (49) parking spaces are proposed, ten (10) of which will be Visitor Parking 
Spaces, with parking spaces located within a proposed underground parking structure. In 
addition, two (2) barrier free, accessible parking spaces proposed and one Loading Space, which 
is located at the rear of the building, on the surface.  

A Building Height of three (3) Storeys or approximately 12.89 metres. 

A total lot coverage of approximately 51.90% and landscape open space area of 32.00% is 
proposed. 

Site access is proposed through Winston Boulevard with a proposed access throat width of 7.93 
metres and a proposed drive aisle width of 6.00 metres. A Waste Collection area is proposed to 
be located at the surface, at the rear of building along with a Transformer and loading zone. 
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Figure 9: Proposed Site Plan  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Fausto Cortese Architects Inc. 

 

4.2 Proposed Official Plan Amendment: 

 

As mentioned, an Amendment to the City of Cambridge Official Plan is proposed to increase the 
permitted density on the Subject Lands is required and specifically, the proposed Amendment 
seeks to retain the ‘Low/Medium Density Residential’ designation with an increased density of 
167 units per hectare instead of the permitted density of 75 units per hectare. 

The proposed Draft Official Plan Amendment is provided in Appendix I of this report. 
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4.3 Proposed Zoning By-law Amendment: 

 

As mentioned, an Amendment to the City of Cambridge Zoning By-law 150-85, as amended is 
proposed to rezone the Subject Lands from the current ‘R4 Residential’ and ‘C5 Commercial’ 
Zones to a ‘RM2 Zone’ along with a site-specific exception pertaining to density wherein the 
RM2 Zone requires a maximum of 150 units per hectare and the proposed development is 167 
units per hectare. All other provisions of the RM2 Zone are complied with. 

The proposed Zoning By-law Amendment applies to the Subject Lands on a site-specific basis 
and is attached as Appendix II of this report. 

 

5.0 Proposed Public Consultation Strategy 

 

A Public Consultation Strategy is proposed, in accordance with the Planning Act requirements 
for the proposed Official Plan Amendment and Zoning By-law Amendment applications.  

The Public Consultation Strategy includes a Statutory Public Meeting with appropriate 
advertisement and notification including the City’s standard notification procedure and 
presenting the proposed development and applications before the City’s Council. 

All Comments received at the Statutory Public Meeting will be reviewed and written responses 
will be provided or verbal responses, at the Public Meeting. 

Municipal Reports and Presentations will be prepared throughout the application(s) process 
including a Report for the Public Meeting and Recommendation Report to be considered by 
Committee and Council. 

Throughout the review process, the Public will receive Notice in accordance with the Planning 
Act requirements and specific Notice to persons and entities who express an interest in the 
applications or proposed development.  

Members of the Public will be provided several opportunities to review the proposed 
development through the City’s online application portal wherein all Plans and Studies will be 
available for review and comment.  
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Additional opportunities for Public Consultation, as required will be explored with the Applicant 
and Municipal personnel during the application(s) review process.  

 

6.0 Supporting Studies 

 

In addition to this Planning Justification Report, Expert Reports were prepared in support of the 
proposed development including the proposed Official Plan Amendment and Zoning By-law 
Amendment applications. 

The following is a Summary of the Supporting Studies which have thoroughly assessed the 
feasibility and appropriateness of the proposed development: 

 

6.1 Arborist Report: 

 

An Arborist Report was prepared by Landscape Planning Landscape Architects dated April 5, 
2021. 

The Report inventories a total of twenty-four (24) trees with thirteen (13) being proposed for 
removal, eleven (11) of which require a Tree Permit. 

Tree Preservation and Mitigation Measures by means of tree protection hoarding is proposed to 
be installed in accordance with the Tree Inventory, Preservation and Removals Plan. 

Overall, the proposed development will entail the removal of trees along with the preservation of 
trees and proposed new plantings through a robust Landscape Plan. 

Accordingly, the proposed development will be undertaken in accordance with the City’s tree 
removal, protection and compensation requirements.  

 

6.2 Phase Two Environmental Site Assessment: 

 

A Phase Two Environmental Site Assessment was prepared by BAE Environmental, dated April 
6th, 2021 and undertaken in accordance with the requirements of Ontario Regulation 153/04, as 
amended by Ontario Regulations 511/09 and 179/11. 
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According to the Assessment, the Subject Lands were previously used as a retail fuel station with 
decommissioning of the use occurring in 1997.  Monitoring wells were installed on the Subject 
Lands with samples taken and compared to applicable Part XV.1 Table 2 Generic Stie Condition 
Standards to determine the potable groundwater conditions. 

The groundwater analysis met the Table 2 standards, with the exception of minimally elevated 
levels of PHCs being petroleum. The exceedance was observed within a central area of the 
Subject Lands.  

As part of the ongoing environmental assessment process, BAE Environmental has been retained 
to remediate and remove any environmental impairment present on the Subject Lands. 

Upon remediation being undertaken, it is recommended a Record of Site Condition (RSC) be 
filed with the Ministry of Environment, Conservation and Parks prior to the issuance of a 
building permit for the proposed development. 

The filing and review of an RSC will ensure the Subject Lands have been cleared of any 
environmental concern prior to the proposed development being constructed on the Subject 
Lands. 

 

6.3 Transportation Impact Study: 

 

A Transportation Impact Study has been prepared by Nextrans Consulting Engineers dated June 
23rd, 2021. 

The Transportation Study assessed the proposed development by means of analyzing the existing 
road, cycling and pedestrian network, existing and future intersection(s) capacity, trip 
distribution and assessment of parking requirements. 

Transportation Demand Management strategies were provided within the Study including 
pedestrian based strategies, cycling based strategies and transit based strategies. The TDM 
measures or strategies will be advanced through information packages to inform future residents 
of available, alternative modes of transportation nearby the Subject Lands.  

The Transportation Study concluded the proposed development would permit existing 
intersections to operate under capacity, with acceptable delays during the weekday AM and PM  
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peak hours.  The proposed development is anticipated to generate nine (9) trips and twelve (12) 
trips during the AM and PM peak hours which can be accommodated without any improvements 
to the existing road network. Under future (2026) conditions, the Study concludes all intersection 
movements will continue to operate under capacity with minimal traffic impacts. The proposed 
parking supply of was deemed appropriate and in accordance with the Zoning By-law 
requirements while the proposed loading space was deemed to meet requirements per the City’s 
Zoning By-law. Lastly, as noted, a range of TDM measures which target a reduction in single 
occupancy auto vehicle trips are proposed through a communication strategy to inform future 
residents of available and alternative transportation modes. Pedestrian connections to existing 
walkways and transit stops including bicycle parking are also recommended. 

Accordingly, the Transportation Study demonstrate the proposed development’s appropriateness 
from a transportation perspective with minimal impacts to existing and future traffic while 
affirming an appropriate parking supply and advancing alternative transportation options for 
future residents.  

 

6.4 Noise Impact Study: 

 

A Noise Impact Study was prepared by NexTrans Consulting Engineers dated July 7th, 2021. 

The Study assessed impacts associated with transportation and stationary noise sources including 
impact of the proposed development itself and impact of the proposed development on the 
surrounding environment. 

The assessment was undertaken in accordance with Ministry of Environment, Conservation and 
Parks noise guidelines (NPC-300) and Region of Waterloo Implementation Guideline for Noise 
Policies (RMOW). 

From a transportation noise perspective, Queen Street West to the north of the Subject Lands and 
Winston Blvd. to the east of the Subject Lands was identified as a potential noise source along 
with the existing CN railway also located north of the Subject Lands. The existing railway was 
not considered a significant noise source due to its periodic or infrequent use in the evening 
hours and single weigh freight train used infrequently during the daytime hours.  No stationary 
source was identified as exceeding the Ministry NPC 300 guidelines. 

Predicted noise levels at the proposed development are expected to meet both the Ministry and 
Region’s noise requirements with the recommendation of building ventilation, exterior building  
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materials and warning clauses incorporated into future Agreements of Purchase and Sale 
including any rental or lease Agreements.  

The outdoor amenity area being a ground level patio proposed along Queen Street West was 
assessed to ensure compliance and a perimeter barrier is recommended with a minimum height 
of 5 feet and acoustic rating of 40 STC. Along with the barrier, a combination of landscape 
treatments can also be used to achieve a desirable aesthetic while ensuring protection from noise 
associated with the outdoor amenity area. 

Lastly, it is recommended the Noise Impact Study be updated once final design and detailed 
design plans are available, to ensure compliance.  

The Study concluded with the recommended control measures, the proposed development is 
feasible on the Subject Lands, ensuring compliance to noise guidelines and requirements.  

Accordingly, the Noise Impact Study demonstrated the proposed development does not pose 
significant noise impacts arising from identified noise sources and the development itself 
including any impacts to surrounding land uses.  

 

6.5 Functional Servicing & Storm Water Management Report: 

 

A Functional Servicing & Stormwater Management Report dated July 2021 was prepared by 
urbanworks Engineering Corporation. The Report outlines the servicing strategy to support the 
proposed development on the Subject Lands including stormwater management, water, and 
sanitary servicing.  

The Subject Lands have existing municipal services including an existing 200mm sanitary sewer 
along Weaver Street, existing 800mm sanitary sewer along Winston Boulevard and an existing 
200mm to 800mm sanitary sewers along Queen Street. There are also existing 150 mm 
watermains located along Queen Street West, Weaver Street and Winston Boulevard. 

Quality Control and Storage to ensure runoff from the site to the existing storm sewer system is 
provided in accordance with municipal standards. Sediment Control measures during 
construction are also recommended including temporary wood hoarding with filter sock, inlet 
protection of filter fabric and sock and construction access comprised of a mud mat.  

The Report confirmed the Subject Lands have existing municipal servicing including an existing 
sanitary sewer on Queen Street West and watermain on Winston Boulevard, both proposed 
connections to service the Subject Lands. Post-development peak flows (100-year) are proposed  
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to be controlled to the 5-year pre-development with flow control proposed by means of utilizing 
a flow restrictor along with an underground tank for storage. It should be noted, the criteria used 
for storm control represents a more conservative approach when compared to municipal 
requirements with the tank volume being sufficient to ensure adequate storage. 

Accordingly, the Functional Servicing and Stormwater Management Report has demonstrated 
the Site is serviceable including the proposed development by means of making use of existing 
infrastructure in accordance with municipal standards. 

 

6.6 Urban Design Brief: 

 

An Urban Design Brief dated August 2021 was prepared, in support of the proposed 
development’s design by Fausto Cortese Architects. The Urban Design Brief was prepared in 
accordance with Section 5 of the City’s Official Plan. The Brief analyzed the Site, surrounding 
land uses and how the proposed development including its design is compatible with the 
surrounding site context to ensure sufficient ‘flow’, pedestrian connections, appropriate massing, 
landscaping and streetscaping elements to support the proposed development.  

The Brief demonstrates the Subject Lands and the proposed development fits into the 
neighbourhood context with compatible design, which is sustainable, of high-quality 
architecture, appropriate setbacks, site circulation, parking, and landscaping.  The Brief studied 
the appropriateness of massing as it relates to the adjacent and existing residential dwellings and 
deemed the proposed development to be compatible in terms of scale due to appropriate 
transition in heights, largely due to existing topography and grade, with the adjacent dwellings.  

The Brief concluded the proposed development is representative of high-quality architecture and 
urban design, in conformity with the Official Plan and applicable Secondary Plan policies. 
Sustainable features including a green roof has been proposed to improve energy efficiency 
while also providing for sufficient outdoor amenity areas, on the roof, for residents to enjoy the 
nearby natural heritage features through wide ranging views of the same.  

Accordingly, the Urban Design Brief demonstrates the proposed development’s design, 
orientation, setbacks, landscaping, and parking is in keeping with the character of the 
neighbourhood including the existing streetscape along Queen Street West.  
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7.0 Planning Analysis & Justification 

7.1 Provincial Policy Statement (2020):  

 

The Provincial Policy Statement (PPS 2020) outlines matters and policies of Provincial interest, 
as they would relate to land use planning and seeks to establish the policy(s) foundation for 
regulations with the goal of enhancing the quality of life for residents of Ontario.  

All decisions under the Planning Act shall be consistent with the PPS 2020. 

The PPS 2020 promotes coordinated land use planning with efficient use of land and 
development patterns which will accommodate an appropriate supply and range of residential, 
employment, institutional and recreational land uses. 

In assessing the appropriateness of the proposed development, the following policies of the PPS 
2020 are relevant: 

 

“1.1 Managing and Directing Land Use to Achieve Efficient and Resilient Development and Land 
Use Patterns  

1.1.1 Healthy, liveable and safe communities are sustained by:  

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

b) accommodating an appropriate affordable and market-based range and mix of residential 
types (including single-detached, additional residential units, multi-unit housing, affordable 
housing and housing for older persons), employment (including industrial and commercial),  

institutional (including places of worship, cemeteries and long-term care homes), recreation, 
park and open space, and other uses to meet long-term needs;  

c) avoiding development and land use 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  
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patterns, optimization of transit investments, and standards to minimize land consumption and 
servicing costs;  

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

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. 

1.1.2  Sufficient land shall be made available to accommodate an appropriate range and mix of 
land uses to meet projected needs for a time horizon of up to 25 years, informed by provincial 
guidelines. However, where an alternate time period has been established for specific areas of 
the Province as a result of a provincial planning exercise or a provincial plan, that time frame 
may be used for municipalities within the area.  

Within settlement areas, sufficient land shall be made available through intensification and 
redevelopment and, if necessary, designated growth areas.  

Nothing in policy 1.1.2 limits the planning for infrastructure, public service facilities and 
employment areas beyond a 25-year time horizon”. 

The proposed development represents intensification of the Subject Lands within the Urban 
System and an identified Regeneration Area, using exsiting municipal services and nearby 
community uses. The proposed development represents an efficient use of the Subject Lands 
which are currently vacant and under utilized. The proposed developmetn is located within an 
existing community with nearby transit services, great access to a robust road network with 
exsting capaacity and surrounded by commercial, recreational, institutional and residential uses.  

Residentail uses are proposed for the Subject Lands including various Unit Types which will 
accommodate the needs of future residents including the availability of rental units to contribute 
to the local housing market.  

Being a form of itenstification development, the Subject Lands will assist in achieving both the 
near and long term growth needs of the Province, Region and City while doing so in an efficient 
manner which will assist in eleviating the need to convert current agricultural lands to 
accommodate urban land uses.  

The proposed developmnet of the Subject Lands will also support the existing community and 
surroudning land uses including nearby commercial uses while making use of community and 
recreational uses which are also nearby. 
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In reviewing the proposed development, Section 1.1.3 of the PPS 2020 proivdes direction to 
municipalities regarding the use of resources including land, as follows: 

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

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

1.1.3.3 Planning authorities shall identify appropriate locations and promote opportunities for 
transit-supportive development, accommodating a significant supply and range of housing 
options through intensification and redevelopment where this can be accommodated taking into 
account existing building stock or areas, including brownfield sites, and the availability of  

suitable existing or planned infrastructure and public service facilities required to accommodate 
projected needs.  

1.1.3.4 Appropriate development standards should be promoted which facilitate intensification, 
redevelopment and compact form, while avoiding or mitigating risks to public health and safety.  

1.1.3.5 Planning authorities shall establish and implement minimum targets for intensification 
and redevelopment within built-up areas, based on local conditions. However, where provincial 
targets are established through provincial plans, the provincial target shall represent the 
minimum target for affected areas. 

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.  
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1.1.3.7 Planning authorities should establish and implement phasing policies to ensure:  

a) that specified targets for intensification and redevelopment are achieved prior to, or 
concurrent with, new development within designated growth areas; and  

b) the orderly progression of development within designated growth areas and the timely 
provision of the infrastructure and public service facilities required to meet current and projected 
needs. 

1.1.3.8 A planning authority may identify a settlement area or allow the expansion of a 
settlement area boundary only at the time of a comprehensive review and only where it has 
been demonstrated that:  

a) sufficient opportunities to accommodate growth and to satisfy market demand are not 
available through intensification, redevelopment and designated growth areas to accommodate 
the projected needs over the identified planning horizon;  

b) the infrastructure and public service facilities which are planned or available are suitable for 
the development over the long term, are financially viable over their life cycle, and protect public 
health and safety and the natural environment;  

c) in prime agricultural areas:  

1. the lands do not comprise specialty crop areas;  

2. alternative locations have been evaluated, and 

i. there are no reasonable alternatives which avoid prime agricultural areas; and  

ii. there are no reasonable alternatives on lower priority agricultural lands in prime 
agricultural areas;  

d) the new or expanding settlement area is in compliance with the minimum distance separation 
formulae; and 

e) impacts from new or expanding settlement areas on agricultural operations which are 
adjacent or close to the settlement area are mitigated to the extent feasible.  

In undertaking a comprehensive review, the level of detail of the assessment should correspond 
with the complexity and scale of the settlement boundary expansion or development proposal.  

1.1.3.9 Notwithstanding policy 1.1.3.8, municipalities may permit adjustments of settlement 
area boundaries outside a comprehensive review provided: 

 a) there would be no net increase in land within the settlement areas;  
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b) the adjustment would support the municipality’s ability to meet intensification and 
redevelopment targets established by the municipality;  

c) prime agricultural areas are addressed in accordance with 1.1.3.8 (c), (d) and (e); and  

d) the settlement area to which lands would be added is appropriately serviced and there is 
sufficient reserve infrastructure capacity to service the lands”. 

While the policies pertaining to settlement area boundary expansions and adjustments do not 
apply when considering the proposed development, the policies directing growth to an existing 
settlement area, through intensification and efficient land use patterns, apply.  

The proposed development will make use of existing infrastructure including the established 
road network, transit services and municipal wastewater and water services. The proposed three 
(3) storey building represents a compact housing form which will provide varied housing types 
and appropriate density for the Subject Lands. 

Further the policies of Section 1.3.1, Section 1.4.1 and 1.6.6.1 of the PPS 2020 are also relevant 
when considering the proposed development, policies of which state the following: 

 

“1.3.1 Planning authorities shall promote economic development and competitiveness by:  

a) providing for an appropriate mix and range of employment, institutional, and broader mixed 
uses to meet long-term needs;  

b) providing opportunities for a diversified economic base, including maintaining a range and 
choice of suitable sites for employment uses which support a wide range of economic activities 
and ancillary uses, and take into account the needs of existing and future businesses;  

c) facilitating the conditions for economic investment by identifying strategic sites for 
investment, monitoring the availability and suitability of employment sites, including market-
ready sites, and seeking to address potential barriers to investment;  

d) encouraging compact, mixed-use development that incorporates compatible employment 
uses to support liveable and resilient communities, with consideration of housing policy 1.4; and  

e) ensuring the necessary infrastructure is provided to support current and projected needs.” 

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

b) maintain at all times where new development is to occur, land with servicing capacity 
sufficient to provide at least a three-year supply of residential units available through lands 
suitably zoned to facilitate residential intensification and redevelopment, and land in draft 
approved and registered plans.  

Upper-tier and single-tier municipalities may choose to maintain land with servicing capacity 
sufficient to provide at least a five-year supply of residential units available through lands 
suitably zoned to facilitate residential intensification and redevelopment, and land in draft 
approved and registered plans”. 

“1.6.6.1 Planning for sewage and water services shall:  

a) accommodate forecasted growth in a manner that promotes the efficient use and 
optimization of existing:  

1. municipal sewage services and municipal water services; and  

2. private communal sewage services and private communal water services, where 
municipal sewage services and municipal water services are not available or feasible;  

b) ensure that these systems are provided in a manner that:  

1. can be sustained by the water resources upon which such services rely;  

2. prepares for the impacts of a changing climate;  

3. is feasible and financially viable over their lifecycle; and  

4. protects human health and safety, and the natural environment;  

c) promote water conservation and water use efficiency;  

d) integrate servicing and land use considerations at all stages of the planning process; and  

e) be in accordance with the servicing hierarchy outlined through policies 1.6.6.2, 1.6.6.3, 1.6.6.4 
and 1.6.6.5. For clarity, where municipal sewage services and municipal water services are not 
available, planned or feasible, planning authorities have the ability to consider the use of the 
servicing options set out through policies 1.6.6.3, 1.6.6.4, and 1.6.6.5 provided that the specified 
conditions are met.” 

The proposed development being a form of intensification will assist the policy objective of 
ensuring sufficient housing supply through a compact form of development as opposed to a land  
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consuming form of development. The proposed development will make use of and optimize 
existing infrastructure which can accommodate the proposed development’s expected demand 
for wastewater and water services while controlling stormwater through appropriate quality 
control and storage of stormwater.  Sustainable measures such as a green roof will ensure energy 
efficiency while providing outdoor amenity areas for future residents.  

The proposed development will add to the community’s resiliency by means of providing varied 
housing or unit types including one- and two-bedroom units. Such compact form of development 
will reduce vehicle trips as local services, transit and publicly accessible open spaces are located 
nearby.  

Lastly, the Public Consultation Strategy proposed, to consider the proposed Planning Act 
applications, will ensure appropriate public engagement and participation regarding the proposed 
plans and studies to support the proposed development on the Subject Lands.  

Based on the aformentioend, the propsoed Official Plan Amendment, Zoning By-law 
Amendment and Site Plan Control applications are consistent with the PPS 2020. 

 

7.2 A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2020): 

 

Similar to the PPS 2020, the Growth Plan seeks to guide growth through various policies 
pertaining to land use planning, urban form, hosuing, infrastructure and transportation.  

As mentioned, the Subject Lands are located within the ‘Built Up Area’ per Scheudle 2 of the 
Growth Plan and within the Region’s Urban Area including a Renergation Area where a change 
of land use is anticipated.  

Seciton 2.2 and subsections 2.2.1 and 2.2.2 of the Growth Plan establishes areas of growth and 
the form of growth within Built Up Areas, as follows: 

“2.2.1 Managing Growth  

1. Population and employment forecasts contained in Schedule 3 or such higher forecasts as 
established by the applicable upper- or single-tier municipality through its municipal  

comprehensive review will be used for planning and managing growth in the GGH to the horizon 
of this Plan in accordance with the policies in subsection 5.2.4.  

2. Forecasted growth to the horizon of this Plan will be allocated based on the following:  

a) the vast majority of growth will be directed to settlement areas that:  
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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;  

b) growth will be limited in settlement areas that:  

i. are rural settlements;  

ii. are not serviced by existing or planned municipal water and wastewater systems; or 

 iii. are in the Greenbelt Area;  

c) within settlement areas, growth will be focused in:  

i. delineated built-up areas;  

ii. strategic growth areas;  

iii. locations with existing or planned transit, with a priority on higher order transit where 
it exists or is planned; and  

iv. areas with existing or planned public service facilities;  

d) development will be directed to settlement areas, except where the policies of this Plan permit 
otherwise;  

e) development will be generally directed away from hazardous lands; and  

f) the establishment of new settlement areas is prohibited.  

3. Upper- and single-tier municipalities will undertake integrated planning to manage forecasted 
growth to the horizon of this Plan, which will: 

a) establish a hierarchy of settlement areas, and of areas within settlement areas, in accordance 
with policy 2.2.1.2;  

b) be supported by planning for infrastructure and public service facilities by considering the full 
life cycle costs of these assets and developing options to pay for these costs over the long-term;  

c) provide direction for an urban form that will optimize infrastructure, particularly along transit 
and transportation corridors, to support the achievement of complete communities through a 
more compact built form;  

d) support the environmental and agricultural protection and conservation objectives of this 
Plan; and  
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e) be implemented through a municipal comprehensive review and, where applicable, include 
direction to lower-tier municipalities.  

4. Applying the policies of this Plan will support the achievement of complete communities that:  

a) feature a diverse mix of land uses, including residential and employment uses, and convenient 
access to local stores, services, and public service facilities;  

b) improve social equity and overall quality of life, including human health, for people of all ages, 
abilities, and incomes;  

c) provide a diverse range and mix of housing options, including additional residential units and 
affordable housing, to accommodate people at all stages of life, and to accommodate the needs 
of all household sizes and incomes;  

d) expand convenient access to:  

i. a range of transportation options, including options for the safe, comfortable and 
convenient use of active transportation;  

ii. public service facilities, co-located and integrated in community hubs;  

iii. an appropriate supply of safe, publicly-accessible open spaces, parks, trails, and other 
recreational facilities; and  

iv. healthy, local, and affordable food options, including through urban agriculture;  

e) provide for a more compact built form and a vibrant public realm, including public open 
spaces;  

f) mitigate and adapt to the impacts of a changing climate, improve resilience and reduce 
greenhouse gas emissions, and contribute to environmental sustainability; and 

g) integrate green infrastructure and appropriate low impact development”. 

“2.2.2 Delineated Built-up Areas  

1. By the time the next municipal comprehensive review is approved and in effect, and for each 
year thereafter, the applicable minimum intensification target is as follows:  

a) A minimum of 50 per cent of all residential development occurring annually within each of the 
Cities of Barrie, Brantford, Guelph, Hamilton, Orillia and Peterborough and the Regions of 
Durham, Halton, Niagara, Peel, Waterloo and York will be within the delineated built-up area; 
and  
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b) The City of Kawartha Lakes and the Counties of Brant, Dufferin, Haldimand, Northumberland, 
Peterborough, Simcoe and Wellington will, through the next municipal comprehensive review, 
each establish the minimum percentage of all residential development occurring annually that 
will be within the delineated built-up area, based on maintaining or improving upon the 
minimum intensification target contained in the applicable upper- or single-tier official plan.  

2. Until the next municipal comprehensive review is approved and in effect, the annual minimum 
intensification target contained in the applicable upper- or single-tier official plan that is 
approved and in effect as of July 1, 2017 will continue to apply. 

3. All municipalities will develop a strategy to achieve the minimum intensification target and 
intensification throughout delineated built-up areas, which will:  

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

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

c) encourage intensification generally throughout the delineated built up area;  

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

e) prioritize planning and investment in infrastructure and public service facilities that will 
support intensification; and  

f) be implemented through official plan policies and designations, updated zoning and other 
supporting documents.  

4. Councils of upper- and single-tier municipalities may request an alternative to the target 
established in policy 2.2.2.1 where it is demonstrated that this target cannot be achieved and 
that the alternative target will be appropriate given the size, location and capacity of the 
delineated built-up area.  

5. The Minister may permit an alternative to the target established in policy 2.2.2.1. If council 
does not make a request or the Minister does not permit an alternative target, the target 
established in policy 2.2.2.1 will apply”. 

The Subject Lands are within the Regional Urban Area and form part of the Built Up-Area being 
the area where the vast majority of growth is directed to, per the above Growth Plan policies.  
The Subject Lands are also within a Regeneration Area being an Intensification Area where 
changes in land uses to accommodate new growth is anticipated.  The Subject Lands enjoy 
access to nearby transit services, which will continue to optimize and expand over the long term.  
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The Subject Lands are free of any environmental or natural features and have direct access to 
nearby open space lands such as the nearby Conservation Area with proximity to public service 
facilities including recreational and institutional uses. 

The proposed development and its built form are compact, will optimize the use of existing 
infrastructure and will support the achievement of complete communities through appropriate 
built form, which will provide varied unit types and rental housing to the local community. 

The proposed development will cater to people of all ages improving social equity and 
contributing to the overall quality of life for the area due to moderate intensification which 
respects the existing neighbourhood character. The compact form of development which will 
reduce greenhouse emissions and provide for low impact development measures.  

As 50 percent of all residential development, occurring annually within each of the major cities 
and regions of the Golden Horseshoe is to be within the Built-Up Area, the development of the 
Subject Lands will contribute to achievement of the intensification targets of the Growth Plan.  

Although the proposed development is a compact form of development, which promotes 
intensification growth, the scale of development provides for appropriate transition of built form 
to adjacent residential uses, with appropriate scale and landscape and lighting treatments to 
mitigate any impacts to the adjacent dwellings arising from the proposed access from Winston 
Blvd. including proposed waste collection and loading area. 

The proposed Planning Act applications will ensure appropriate designation and zoning for the 
Subject Lands which support and conform with the updated policies of the Growth Plan and will 
ensure governmental investment within Cambridge’s Built-Up Area is supported by placing 
residents close to exiting transit services including existing public service facilities.  

Based on the above, the proposed Official Plan Amendment, Zoning By-law Amendment and 
Site Plan Control applications conform with the policies of the Growth Plan.  

 

7.3. Region of Waterloo Official Plan: 

 

As noted, the Subject Lands are designated ‘Urban Area’ and ‘Built-Up Area’ per the Region of 
Waterloo Official Plan. 

The current Official Plan is under review to conform with new Provincial policies arising from 
the Provincial Policy Statement and Growth Plan updates including planning for forecasted 
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growth to the year 2041 and beyond, wherein the Region is expected to grow to 835,000 persons 
and generate 404,000 jobs. 

The proposed development will assist the Region in achieving intensification of housing within 
an exiting community with adequate services to support intensification growth. 

In reviewing conformity of the proposed development to the Region’s Official Plan, this Report 
provides for a policy review as it relates to Chapters 2, 3 and 8 of the Official Plan. 

 

7.3.1 Chapter 2: Shaping Waterloo Region’s Urban Communities: 

 

The Region’s Official Plan has an overall goal to “Promote balanced growth by directing a 
greater share of urban development towards the existing Built-Up Area and by contributing to 
the creation of complete communities in Urban and Township Designated Greenfield Areas”. 

An Amendment to the Region of Waterloo Official Plan is not required to implement the 
proposed development and conformity to the Region’s Official Plan is required. 

From a Planned Community Structure perspective, the Subject Lands are located within the 
Urban Area and Built-Up Area. As such, the proposed development represents intensification 
within an existing community which will provide for needed rental housing to service the needs 
of residents. Per Section 2.B.2 of the Official Plan, the majority of the Region’s growth is to be 
directed to the existing Urban Areas which includes the City of Cambridge. 

The following General Development Policies, as they pertain to the Urban Area and Built-Up 
Area are applicable to assessment of the proposed development: 

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;  

(e) conserves cultural heritage resources and supports the adaptive reuse of historic buildings;  
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(f) respects the scale, physical character, and context of established neighbourhoods in areas 
where reurbanization is planned to occur;  

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

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

The proposed development conforms to the General Development Policies of the Official Plan, 
in that, the Subject Lands are located within an existing Built-Up Area with existing municipal 
services including water and wastewater infrastructure and nearby transit to service residents of 
the proposed development. No environmental features are being impacted by the proposed 
development and the design of the 3 Storey Building respects the scale, physical character, and 
context of the established neighbourhood, which is within a regeneration area, expected to 
experience moderate land use changes over the planning horizon of the Official Plan.  

Transit oriented policies are also included within the Region’s Official Plan including: 

2.D.2 In addition to the general development provisions described in Policy 2.D.1, the Region and 
Area Municipalities will apply the following Transit Oriented Development provisions in 
reviewing development applications or site plans, on or near sites that are served by existing or 
planned rapid transit, or higher frequency transit to ensure that development:  

(a) creates an interconnected and multi-modal street pattern that encourages walking, cycling or 
the use of transit and supports mixed-use development; 

(b) supports a more compact urban form that locates the majority of transit supportive uses 
within a comfortable walking distance of the transit stop or Major Transit Station Area;  

(c) provides an appropriate mix of land uses, including a range of food destinations, that allows 
people to walk or take transit to work, and also provides for a variety of services and amenities 
that foster vibrant, transit supportive neighbourhoods;  

(d) promotes medium and higher density development as close as possible to the transit stop to 
support higher frequency transit service and optimize transit rider convenience;  

(e) fosters walkability by creating pedestrian-friendly environments that allow walking to be a 
safe, comfortable, barrier-free and convenient form of urban travel;  

(f) supports a high-quality public realm to enhance the identity of the area and create gathering 
points for social interaction, community events and other activities; and  
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(g) provides access from various transportation modes to the transit facility, including 
consideration of pedestrian, bicycle parking, and where applicable, passenger transfer and 
commuter pick-up/drop off areas. 

The proposed development conforms to the transit-oriented policies of the Official Plan, in that, 
it encourages walkability, provides for pedestrian connections, accommodates cycling with a 
high-quality design which will help enhance the streetscape by introducing a compact urban 
form on the Subject Lands which will permit direct pedestrian connections to Queen Street West 
and existing, nearby transit bus stops located along Queen Street, Holiday Inn Drive and Franklin 
Blvd. The proposed development contributes a mix of land uses for the community including a 
mix of housing tenure as the apartment dwelling units will be rental units.  

Due to the historic use of the Subject Lands as a Gas Station, contamination exists and therefore, 
the Region’s policies relating to contaminated sites are reviewed, as follows: 

2.G.18 Where a development application is proposed on, or adjacent to, a known or potentially 
contaminated site, planning approvals will be subject to the submission of a Record of Site 
Condition in accordance with the provision of the Regional Implementation Guideline for the 
Review of Development Applications On or Adjacent to Known and Potentially Contaminated 
Sites.  

2.G.19 Where a road widening, required for a Regional Road in accordance with Policies 5.A.34 
and 5.A.35, is on, or adjacent to, a potentially contaminated site, or a known contaminated site, 
such road widening will be dedicated to the Region in accordance with the provisions of the 
Regional Implementation Guideline for Road Allowance Dedications On or Adjacent to Known 
and Potentially Contaminated Sites, in addition to any other applicable policies in this Plan. 

The proposed development will require a Record of Site Condition (RSC) and the Subject Lands 
will be remediated of all contamination prior to the issuance of a Building Permit along with 
appropriate Environmental Site Assessment reports and review by a qualified environmental 
engineer. 

Accordingly, the proposed development will conform to the Region’s policies and requirements 
relating to contaminated sites.  

Based on the review of the Chapter 2 policies, the proposed development conforms to the 
planned intent of the Built-Area including development, transit and environmental policies as 
outlined within Chapter 2 of the Region’s Official Plan. 
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7.3.2 Livability in Waterloo Region: 

 

The Region’s Official Plan has an overall goal to create vibrant urban and rural places through 
the planning for an appropriate range and mix of housing geared to all income groups, increasing 
transportation opportunities for pedestrians, cyclists and transit uses while managing traffic 
congestion, improving air quality, and actively planning for an older and more culturally diverse 
population. 

The following policies associated with the above noted objectives have been reviewed when 
assessing the appropriateness of the proposed development: 

3.A.1 The Region, in collaboration with Area Municipalities and other agencies, will prepare and 
regularly update the Community Action Plan for Housing and the Homelessness to Housing 
Stability Strategy.  

3.A.2 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.  

3.A.3 The Region encourages Area Municipalities to permit, wherever appropriate, individual lot 
intensification, such as secondary apartments and garden suites in residential neighbourhoods, 
where health, safety, servicing and other reasonable standards or criteria can be met. 

The proposed development represents an intensification of an individual lot which will provide 
rental housing in form of apartment dwellings consisting of varied unit types while also 
providing sufficient outdoor amenity areas. The proposed development will assist both the 
Region and City in achieving a range of housing forms with appropriate intensification which 
does not generate adverse impacts to adjacent and surrounding land uses but rather provides for 
complimentary uses which are scaled to fit into the existing neighbourhood character. 

The Affordable Housing policies of the Plan were also reviewed, as follows: 

3.A.4 A development application to create a plan of condominium, which would result in the 
conversion of rental affordable housing to condominium ownership, may only be permitted 
where:  

(a) the rental vacancy rate for comparable units for the Area Municipality, or the Kitchener 
Census Metropolitan Area, if not available for the Area Municipality, has been at or above three 
per cent for the preceding three years; or  

(b) the conversion will address and result in the creation of affordable housing for affordable 
home ownership; or  
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(c) the conversion will rectify existing health and safety issues through the completion of building 
renovations/retrofits, the cost of which would necessitate an increase in rent levels above the 
affordability threshold; and  

(d) the owner/applicant submits a detailed inspection report on the physical condition of the 
property by a qualified architect or engineer to the satisfaction of the Region.  

3.A.5 Where a development application proposing residential uses is submitted for a site 
containing two hectares or more of developable land, the Region and Area Municipalities will 
require, wherever appropriate, a minimum of 30 per cent of new residential units to be planned 
in forms other than single-detached and semi-detached units, such as town homes and multi-unit 
residential buildings.  

3.A.6 The Region encourages the Province and Area Municipalities, as appropriate, to offer 
density bonuses, property tax exemptions and other incentives to help support the creation of 
affordable housing and special needs housing.  

3.A.7 The Region will participate in and deliver Federal and/or Provincial housing programs 
that will benefit the region, whenever appropriate. 

While the Subject Lands are well below two hectares in site area and do not represent a 
conversion of existing rental housing, the proposed development will consist of new rental 
housing which will aid the Region’s stock of dwellings available for rent being a housing need. 
During the implementation of the proposed development any available density bonusing, 
property tax exemptions or other incentives should be explored as it relates to the Subject Lands.  

The Walking and Cycling polices were also overviewed and as mentioned, the proposed 
development creates the opportunity for direct pedestrian connections from the site to nearby 
transit stops, the exiting pedestrian network and cycling, as demonstrated within the Urban 
Design Brief submitted in support of the proposed development. 

Also, Transportation Demand Management policies were overviewed and as noted within the 
Traffic Impact Study, a range of TDM measures which target a reduction in single occupancy 
auto vehicle trips are proposed through a communication strategy to inform future residents of 
available and alternative transportation modes along with bicycle parking which is 
accommodated as part of the proposed development’s design. 

Energy Conservation policies intended to reduce consumption through promotion of compact, 
mixed-use, pedestrian and bicycle friendly, transit-oriented communities have been overviewed 
and the proposed development is a compact form of redevelopment of the Subject Lands which 
will promote walkability, cycling and transit use while also including design features such as a 
green roof to promote energy conservation. 
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Further, the Subject Lands are in proximity to the existing CN Railway corridor and a Noise 
Study has been prepared to ensure any impacts arising from the existing corridor to the proposed 
development’s acoustical environment are mitigated. The existing railway was not considered a 
significant noise source due to its periodic or infrequent use in the evening hours and single 
weigh freight train used infrequently during the daytime hours.  No stationary source was 
identified as exceeding the Ministry NPC 300 guidelines. 

Based on a review of the Chapter 3 policies, the proposed development contributes to the 
Region’s liveability objectives and conforms to the policies intended to create liveable 
communities. 

 

7.3.3 Source Water Protection: 

 

Protection of the Region’s drinking-water resources is essential since the Region of Waterloo is 
the largest urban municipality to rely almost exclusively on groundwater supplies for drinking 
water. Objectives of the Region’s Official Plan, as it relates to Source Water Protection includes 
protecting existing and future sources of drinking-water, maintain and enhancing quantity and 
quality of water infiltration, minimizing potential for contamination, and promoting stewardship 
of protected area in collaboration with the Province, Area Municipalities, and the Conservation 
Authority.  

As noted, the proposed development will require an RSC prior the issuance of a Building Permit, 
ensuring risks associated with contamination are properly addressed. In addition, a Risk 
Management Plan for salt application associated with the parking areas will be required and the 
engineering design has been undertaken in accordance with the Region’s standards as it pertains 
to allowable infiltration rate or runoff. 

Based on review of the Chapter 8 policies of the Region’s Official Plan, the proposed 
development does not pose a risk to the Region’s drinking-water system and the proposed 
development’s servicing will be undertaken in accordance with all municipal standards including 
stormwater management standards and lastly, an RSC will be obtained ensuring no risk arising 
from contamination, prior to the issuance of a Building Permit.  

Based on the review of the Region of Waterloo Official Plan policies, the proposed development 
including the proposed Official Plan Amendment, Zoning By-law Amendment and Site Plan 
Control applications conform to the said Official Plan and in doing so assists the Region in 
achieving a mix of housing types, promotes sustainability (walkability, cycling and transit use) 
and does not pose an environmental risk.   
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Accordingly, the proposed development conforms to the Region of Waterloo Official Plan. 

 

7.4 City of Cambridge Official Plan: 

 

As mentioned, the Subject Lands are currently designated as ‘Low/Medium Density Residential’ 
per ‘Map 2’, General Land Use of the City of Cambridge Official Plan and are within the 
Hespeler Village Regeneration Area. The Subjects Lands are within a ‘Built-Up Area’ and 
therefore merit intensification if the proposed intensification is compatible and adheres to the 
policies of the Official Plan. 

An Amendment to the City’s Official Plan is required to permit the proposed development as the 
density proposed exceeds the maximum 75 units per hectare permitted within Regeneration 
Areas. The proposed development proposes a density of 167 units per hectare. The proposed 
density is in keeping with the height and Floor Space Index (FSI) permissions of the Official 
Plan which allows up to 8 storeys and an FSI of 2.0. The proposed development is 3 storeys in 
height and an FSI of 1.17 being below the height and floor space permission of Section 2.8.3.3 of 
the Official Plan. 

The City is currently undertaking a Growth and Intensification Study which will result in a 
Secondary Plan for Regeneration Areas. The proposed development represents a redevelopment 
of the Subject Lands within a Regeneration Area through moderate intensification which 
conforms to the Official Plan. 

An assessment of the Official Plan policies including specific policies, as they pertain to the 
‘Low/Medium Density Residential’ designation, Regeneration Areas policies, Urban Design and 
Transportation and Infrastructure policies is provided, as follows: 

 

7.4.1 Residential and Regeneration Areas Policies: 

 

The City’s Official Plan contains various residential policies including but not limited to 
affordable housing, residential compatibility, location criteria for multi-unit residential 
development and policies pertaining to residential land use designations. 

The affordable housing policies are as follows: 
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1. The City recognizes the importance of affordable housing and will encourage the development 
of affordable housing and provide opportunities for the development of affordable housing 
through:  

a) permitting mixed-use development in the Urban Growth Centre, Community Core Areas, 
Nodes, Regeneration Areas, Reurbanization Corridors and Major Transit Station Areas; 

b) promoting the inclusion of a residential component in commercial development; and  

c) encouraging the development of community housing and affordable private sector housing that 
is aimed at meeting the needs of lower income residents.  

2. Where a development application proposing residential uses is submitted for a site containing 
two hectares or more of developable land, the City will require, wherever appropriate, a 
minimum of 30% of new residential units to be planned in forms other than single-detached and 
semi-detached units, such as town homes and multi-unit residential buildings.  

3. New residential development will include a minimum number of affordable housing units based 
on the targets established in the Region’s Community Action Plan for Housing. 

The proposed development is on a site of less than 2 hectares in Area and proposes Rental Units 
which will assist housing affordability by means of providing rental options for potential 
residents of all income types, through compact development.  Accordingly, while affordable 
housing is not proposed, the rental tenure will contribute to affordability in terms of contributing 
to the City’s rental housing stock. 

The residential compatibility polices within the Official Plan include: 

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;  
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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.  

2. Infill, intensification and redevelopment within existing neighbourhoods will be minor in 
nature and will be compatible with the surrounding neighbourhood character. 

The following will be considered in assessing whether the development is minor in nature:  

a) comparable building height, generally within two storeys of neighbouring buildings;  

b) massing and scale;  

c) similar lot coverage and side yard setbacks to neighbouring housing;  

d) maintaining the predominant or average front yard setback;  

e) built form that respects the façade details and materials of neighbouring housing, including 
garage width, porches, screening and architectural details;  

f) transportation implications; and  

g) appropriate parking arrangements and traffic movement.  

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. 

As mentioned, the Subject Lands are located within a Regeneration Area with a ‘Low/Medium 
Density’ designation and therefore are encouraged for redevelopment, provided such 
redevelopment is compatible in location, scale, massing and density with existing neighbourhood 
uses.  

The surrounding neighbourhood includes existing dwellings located adjacent to the Subject 
Lands, along Winston Boulevard. Efforts to ensure no impacts to the exiting dwellings include 
screening through fencing and landscape treatments, along with appropriate scale of the 
development being limited to 3 storeys in height. There are no overlook impacts as well to the 
adjacent dwellings and the proposed access will be screened to ensure no light trespass from 
incoming and outbound vehicles. 
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Pedestrian linkages are proposed including a direct walkway to Queen Street from the Entrance 
of the proposed Apartment Building and appropriate setbacks, as required by the RM2 Zone are 
all being respected.  

The proposed built form and massing is sensitive to the surrounding neighbourhood character, 
which is anticipated to experience land use changes, over the planning horizon of the Official 
Plan and beyond. The proposed development achieves a redevelopment of the Subject Lands 
while respecting the existing urban fabric of the community by means of creating appropriate 
transition in scale and offering varied housing types within the neighbourhood.  

Building design and materials are of high-quality architecture, as demonstrated within the 
proposed Architectural Plans and Urban Design Brief. Landscape treatments proposed are 
plentiful and will help create a vibrate streetscape with appropriate fencing and screening 
including for the access proposed at Winston Boulevard.  

Noise impacts were assessed and deemed to conform to Ministry guidelines for protection of 
outdoor amenity areas and the residential uses proposed on the Subject Lands.  

Being within an existing neighbourhood, the intensification proposed is minor in nature and 
compatible since the height proposed is comparable to existing residential buildings when 
accounting for the finishing grade along Winston Boulevard. Onsite Parking is being provided in 
accordance with the Zoning By-law requirements and traffic capacity exists within the road 
network to accommodate the proposed development while Transportation Demand Management 
strategies are proposed to mitigate any impacts and encourage alternative modes of 
transportation.  

Based on the review of the compatibility polices of the Official Plan, the proposed development 
is compatible with the existing neighbourhood character of the Area. 

The location criteria policies for multi-unit residential development per the Official Plan were 
also reviewed including the following policies: 

The City will encourage the use of lands in residential designations, Urban Growth Centre, 
Community Core Areas, Nodes, Regeneration Areas, Reurbanization Corridors and Major 
Transit Station Areas to provide sufficient units in multi-unit residential development to meet the 
policies in Section 2.8.2 of this Plan. In these circumstances, multi-unit residential development 
may occur without an amendment to this Plan provided the compatibility criteria in Section 8.4.2 
are addressed. 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:  
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a) is located on an arterial or collector road, or is directly accessible to any such road through 
the local road network where it is not likely to generate sufficient traffic to disturb the peaceful 
and quiet enjoyment of neighbouring residential properties located on such local access road;  

b) is conveniently located within reasonable distance of public transit, recreational open space 
and shopping facilities and, if the building is proposed to be designed for occupancy by  

households with children, is also located within convenient walking distance of an elementary 
school;  

c) has a suitable size and configuration to:  

i) permit the separation or appropriate integration of on-site vehicular and pedestrian traffic;  

ii) provide for adequate access and circulation by emergency vehicles; 

iii) provide adequate on-site landscaping to: establish suitable outdoor amenities and 
recreational facilities for the building’s occupants; screen parking areas; and provide effective 
buffering and screening to ensure the privacy of outdoor recreational areas on the site as well as 
on adjoining properties;  

iv) provide adequate grading and stormwater management features to ensure the drainage of 
surface waters to on-site stormwater management facilities or to public storm drainage facilities 
and not to adjoining properties;  

d) is proposed to be developed in such a manner and at such a scale that the site and building 
design, building height, setbacks, landscaping and vehicular circulation will ensure the proposed 
development is compatible with existing development on adjoining lands, as outlined in Section 
8.4.2 of this Plan; and  

e) will include wherever possible the preservation and protection of the natural environment and 
cultural heritage resources. 

The proposed development, as demonstrated, conforms to the compatibility policies of the 
Official Plan and the Subject Lands are of suitable size and configuration to accommodate the 
proposed development. 

The Subject Lands are suitability located to accommodate the proposed development with the 
site being bounded by two collector roads including Winston Boulevard and Queen Street West. 
Nearby transit is also available with bus stopped and a transit corridor along Franklin Boulevard 
and Fisher Mills Road with a robust road network and direct proximity to Highway 401, just 
south of the Subject Lands. Further, the Subject Lands are located in walking proximity to 
community amenities and services including the nearby Chilligo Conservation Area, Centennial  
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Public School, Jacob Secondary School, recreational uses and sport fields, several parks, 
commercial retail uses and food services.  

The continued viability of existing uses is not threatened by the proposed development are there 
are no adverse impacts onto adjacent and existing land uses due to the proposed development’s 
massing, height, and scale. Further, the site access, servicing, lighting, and landscaping, all 
respect and protect the existing neighbourhood character by means of ensuring appropriate 
landscape treatments screening of the surface loading and access area including the roof top 
amenity area and underground parking which ensures parking is not visible from the street(s).   

There is no light trespass and setbacks of the proposed building adhere to the RM2 Zone 
requirements while stormwater is controlled on site with no impact to adjoining properties. 
Lastly, an Arborist Report and Tree Preservation Plan have bene prepared to ensure protection of 
trees, wherever possible, with appropriate tree protection measures and replacement plantings for 
proposed removals. As such, the proposed development conforms to the location criteria policies 
of the Official Plan. 

The Official Plan includes residential designations including the ‘Low/Medium Density 
Residential’ designation applicable to the Subject Lands. Per Section 8.4.6.9 of the Official Plan, 
lands within the said designation, with available municipal water supply and wastewater systems 
can be developed for single detached dwellings, townhouses and/or walk-up apartments. The 
proposed development is a walk-up Apartment building of 3 storeys and therefore is a permitted 
use per the Official Plan designation. While the ‘Low/Medium Density’ designation generally 
permits a maximum of 40 units per gross hectare, the Subject Lands are located within a 
‘Regeneration Area’ and per policy 8.4.6.16, a maximum density of 75 units per hectare is 
permitted, subject to demonstrating compatibility of the proposed development. As the proposed 
development has a density of 167 units per hectare, an Amendment to the Official Plan is 
required and proposed to permit a site-specific density permission of the density required to 
accommodate the proposed development on the Subject Lands. Per policy 8.4.6.8 of the Official 
Plan, the City will promote compatible higher density development in locations which meet the 
criteria for multi-unit residential development as outlined in Section 8.4.3 of the Plan and 
demonstrating conformity to the compatibility criteria per Section 8.4.2 of the Plan.  

As demonstrated above, the Subject Lands and the proposed development conform to the 
locational criteria and compatibility criteria policies of the Official Plan and therefore, the 
proposed Official Plan Amendment is supportable. Further, despite the units per hectare, the built 
form is in keeping with a low to medium density building type and the scale of the development 
has been designed to ensure no impacts on the stable and evolving neighbourhood, located 
within a ‘Regeneration Area’. 
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Per Section 2.7.3 of the Official Plan, ‘Regeneration Areas’ are areas of transition, from one land 
use to another. The Subject Lands were formally utilized as a Gas Station but have since been 
designated to permit residential lands uses and further per Policy 2.7.3.3 such areas are not 
considered to be ‘employment area’.  This Planning Justification Report along with the prepared 
supporting studies have demonstrated the appropriateness of the proposed development including 
the proposed land use in accordance with the Official Plan requirements.  Accordingly, the 
proposed development conforms to the ‘Regeneration Areas’ policies of the Official Plan. 

 

7.4.2 Urban Design: 

 

The City’s Official Plan provides Urban Design policies intended to ensure a high standard of 
urban design and all proposed developments are expected to demonstrate a high standard of 
urban design which supports the creation of a unique identifiable space. Per Section 5.1 of the 
Official Plan, planned urban design objectives include: 

 

a) create an attractive, accessible, safe and healthy built environment;  

b) enhance connectivity to allow for ease of travel throughout the city by multiple modes of 
transportation;  

c) protect and enhance public views and vistas of natural and built features;  

d) achieve high quality design for the public and private realm;  

e) ensure compatibility in scale, form, massing and height transition between new development 
and existing buildings and adjacent neighbourhoods while being sensitive to the context; 

 f) encourage the incorporation of sustainable design features into the built environment;  

g) promote a high standard of urban design as a key factor in establishing attractive and well 
integrated development throughout the community;  

h) integrate urban design into the development approval and decision making processes of the 
City;  

i) ensure that development is sensitive to and respectful of the physical and functional identity 
and the heritage attributes of Cambridge;  

j) allow for creativity in design expression while ensuring compatibility and quality of 
development;  
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k) design our community at the pedestrian scale in support of fostering social interaction, active 
streetscapes and walkable neighbourhoods; and 

 l) prepare and use urban design guidelines and standards. 

The proposed development achieves the above noted objectives, in that, the proposed 
development is of high-quality design and materials including EIFS, Aluminum Windows, 
Mouldings, Composite Panelling and Aluminum Siding with an attractive colour palette. The 
proposed development also enhances connectively with a direct walkway onto Queen Street 
West and a compatible scale, form, and massing to transition between the proposed development 
and existing residential uses along Winston Boulevard, Queen Street West, and Weaver Street. 
Also, the proposed development has a pedestrian scale which will generate activity along the 
streetscapes surrounding the site and in doing so, foster social interactions. Lastly, an Urban 
Design Brief has been prepared in support of the proposed development’s design which adheres 
to the City’s standards for good urban design. 

Consistent with the Region’s Official Plan, the City’s Official Plan also provides policies to 
ensure healthy and liveable communities and transit-oriented development per the policies of 
Sections 5.2 and 5.3. As noted, the proposed development is well connected to the existing 
neighbourhood, promotes walkability, and use of nearby transit services. 

The design of the proposed development also respects the Views and Vistas and Public Realm 
policies of the Official Plan per Sections 5.4 and 5.5, in that, the proposed development is not 
near any landmark buildings, views of adjacent residential uses are not impacted by the 
development and connections to the existing streetscape is proposed to activate the public realm. 

Section 5.7 outlines policies for Site Development and Buildings, as follows: 

1. Development will be: a) compatible in terms of massing and scale with the existing and 
planned streetscape; and b) provide appropriate transitions in height to adjacent buildings.  

2. Buildings generally will be situated at or near the street edge to frame the street and will have 
compatible front yard setbacks with adjacent buildings.  

3. Blank building walls are discouraged along street frontages. Unless there is no other feasible 
alternative, active facades will be required in the design and treatment of buildings at street 
edges and intersections and should include features such as transparent windows and public 
entrances facing the street.  

4. Building materials and architectural features for development or site/building improvements 
within the Community Core Areas will be respectful of the local context.  
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5. Site layout shall incorporate pedestrian walkways and connections to encourage and enhance 
walkability and access. Pedestrian connections on site will connect directly with public sidewalks 
and transit stops unless there is no other feasible alternative.  

6. Placement of outdoor lighting will complement the building design and prevent or minimize 
impacts on the night sky and adjacent properties. The impact of lighting will be reviewed through  

the site plan approval process.  

7. Pedestrian scale lighting shall be provided to accent walkways, steps, ramps, building 
entrances, building parking facilities and transit stops.  

8. Where possible, servicing, loading, waste storage areas and building utilities/mechanical 
equipment will be located internal to the building or to the rear of the building and will be 
screened from view from adjacent streets. 

The proposed development ‘frames’ the corners of Queen Street West and Weaver Street 
including Winston Boulevard with appropriate setbacks while connecting the proposed 
development to the adjacent streetscapes with a direct walkway connection and access located at 
the side yard of the proposed development. The building’s entrance faces the Queen Street West 
with landscaping treatments and ground floor patios, all of which help activate the building’s 
façade. Outdoor lighting is wall mounted and compliments the building’s design with no spillage 
of lighting onto adjacent lands. The servicing, loading and underground access ramp while not 
located internal to the building are located at the rear of the building and are appropriately 
screened from view, with exception of the site access itself.  

Section 5.8 provides Sustainable Design policies for developments which includes low impact 
development practices to control stormwater and environmental design. While the proposed 
building is not intended to provide for ‘LEED’ certification, sustainable design practices have 
been implemented including onsite stormwater storage and a green roof including outdoor 
amenity areas and a compact built form, which will assist the development’s long-term 
sustainability by means of providing compact housing with shared amenity areas and also private 
amenity areas.  

Section 5.10 provides for design safety policies in accordance with the principles of Crime 
Prevention Through Environmental Design (CPTED). The proposed development is visible 
while being sensitive to its surroundings and is well lit with clear demarcation of the site access 
located off Winston Boulevard and therefore, the proposed development promotes safety through 
design. 

Per Section 5.11 of the Official Plan, parking is located underground as encouraged by the 
Official Plan, with exception of the waste collection loading area which is located at the rear of  
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the proposed building and well screened. Bicycle parking is also provided and is nearby the 
Entrance of the proposed development.  

Per Sections 5.14 and 5.15, the submitted Urban Design Brief conforms to the City’s Urban 
Design Guidelines and addresses the requirements of the Official Plan for urban design studies 
including addressing the site’s design, area context, landscaping, and the proposed 
development’s relationship with lands adjacent. The Urban Design Brief concludes the proposed 
development is compatible with appropriate massing and height, respects the existing 
neighbourhood fabric, maximizes connections between private and public spaces with services 
screened and parking located underground. Lastly, the proposed development is of high-quality 
materials and finishes which makes for a visibly interesting massing and increases the energy 
efficiency of the proposed development.  

Based on the above, the proposed development conforms to the Urban Design policies of the 
City’s Official Plan and will represent an attractive addition to the streetscape and 
neighbourhood. 

 

7.4.3 Transportation and Infrastructure: 

 

Chapter 6 of the City’s Official Plan provides for objectives and policies pertaining to the City’s 
Transportation and Infrastructure networks. The City has a robust and extensive multi-functional 
transportation network which includes Provincial and Regional roads, in addition to the local 
road network. 

The Objectives of the Official Plan include reducing dependency on the automobile, promoting 
transit use and pedestrian activity, and ensuring appropriate capacity of municipal service 
infrastructure to accommodate proposed developments. 

As noted, the Subject Lands are ideally located for intensification with collector roads bounding 
the site and nearby transit uses located in walking proximity along with available infrastructure 
to service the site and capacity of the same. 

The proposed development seeks to educate and promote transit use through the proposed 
Transportation Demand Management Plan, which future residents will make use of, and the 
Site’s servicing makes use of existing infrastructure, with additional controls for stormwater 
management by means of a storage tank within the underground parking structure.  

The submitted Traffic Impact Study has demonstrated the proposed development can be 
accommodated within the existing road network with no adverse impacts or traffic delays  
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generated by the proposed development. Parking is also being provided in accordance with the 
zoning by-law requirements of the proposed RM2 Zone. 

As such, the proposed development conforms to the Transportation and Infrastructure polices of 
the Official Plan.  

Based on a review of the Official Plan’s policies including specific policies, as they pertain to the 
‘Low/Medium Density Residential’ designation, Regeneration Areas policies, Urban Design and 
Transportation and Infrastructure policies, the proposed Official Plan Amendment to permit 
increased density on the Subject Lands including the proposed development and its designs 
conforms to the Official Plan. 

 

7.5 City of Cambridge Zoning By-law: 

 

As mentioned, the Subject Lands are Zoned ‘R4’ Low Density Residential and ‘C5’ Commercial 
per the City of Cambridge Zoning By-law No. 150-85, as amended.  

An application for a Zoning By-law Amendment is required to rezone the lands to a ‘RM2’ 
Zone, along with a site-specific provision to permit 167 units per hectare whereas the ‘RM2’ 
Zone only permits 150 units per hectare, to permit the proposed development. 

All other provisions of the ‘RM2’ Zone are adhered to per the Site Plan proposed, this includes 
all required setbacks, parking, GFA, Lot Area, Lot Frontage and Lot Coverage provisions of the 
Zoning By-law. The site-specific provision to permit 167 units per hectare whereas the ‘RM2’ 
Zone permits 150 units per hectare represents a minor departure from the Zone’s permissions and 
as demonstrated, the proposed development conforms to the Official Plan’s policies including 
but not limited to the residential, compatibility, locational, urban design, transportation, and 
infrastructure policies.  

The draft Zoning By-law Amendment is included as Appendix II to this Report and appropriately 
implements the proposed developments deign including the ‘Low/Medium Density’ designation 
of the Official Plan.  
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8.0 Conclusion 

 

The proposed Official Plan Amendment and Zoning By-law Amendment are consistent with the 
Provincial Policy Statement (2020), conform with a Place to Grow: Growth Plan for the Greater 
Golden Horseshoe (2020), conform to the Region of Waterloo Official Plan and the City of 
Waterloo Official Plan. 

The proposed development consisting of a three storey (3) Apartment Building represents an 
efficient use of the Subject Lands. 

There are no environmental concerns identified regarding the proposed use of the Subject Lands 
for sensitive land uses such as residential since an RSC will be obtained prior to the issuance of a 
Building Permit.  

The proposed development can be accommodated with the use of existing Municipal Services 
and infrastructure including the existing transportation network, with sufficient capacity for the 
proposed development. The parking proposed adheres to the Zoning By-law requirements per the 
proposed ‘RM2’ Zone and the Transportation Demand Plan will ensure future visitors and 
residents to the site are aware of alternative modes of transportation including nearby transit 
services.  

The proposed development does not cause adverse noise or shadow impacts and conforms to the 
City’s Urban Design Guidelines, while also representing a sustainable form of development.  

The Subject Lands are located within a ‘Regeneration Area’ and represent moderate 
intensification to ensure appropriate transition of built form while contributing to the City’s 
rental housing needs in a sustainable built form. 

Based on the above, is the opinion of the undersigned the proposed Planning Act applications to 
permit the proposed development on the Subject Lands is representative of good land use 
planning.  
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BLACKTHORN DEVELOPMENT CORP. 

 

Maurizio Rogato B.U.R.Pl., M.C.I.P., R.P.P. 

Principal  
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APPENDIX I 
PROPOSED OFFICIAL PLAN AMENDMENT  
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BY-LAW XXX-21 

OF THE 

CITY OF CAMBRIDGE 

Being a By-law of the Corporation of the City of Cambridge to adopt Amendment No. XX to the 

City of Cambridge Official Plan (2018 Consolidation), as amended 

(212 Queen Street West) 

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 (2018 Consolidation) applies 
to land legally described as described as Lot 44 Municipal Plan 832, City of Cambridge, 
Regional Municipality of Waterloo 

2. That Amendment No. XX to the City of Cambridge Official Plan (2018 Consolidation) as 
amended, consisting of the text and attached map, is hereby adopted.  

3. That the Clerk is hereby authorized and directed to make application the Regional 
Municipality of Waterloo for approval of the aforementioned Amendment No. XX to the City of 
Cambridge Official Plan (2018 Consolidation), as amended. 

 4. That this By-law shall come into full force and effect upon the final passing thereof. Read a 
First, Second and Third Time, Enacted and Passed this ______ day of _____ A.D 2021.  

 

 

              Mayor 

 

 _______________________ 

 

   Clerk 

               ___________________________ 
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Purpose and Effect of Official Plan No. XX 

City File No. XX – 212 Queen Street West 

The Purpose and Effect of this Official Plan Amendment No. XX to the City of Cambridge 
Official Plan (2018 Consolidation), as amended, is to increase the maximum density permitted to 
a maximum of 167 units per hectare as shown on Schedule A for the lands legally described as 
Lot 44 Municipal Plan 832, City of Cambridge, Regional Municipality of Waterloo and 
municipally known as 212 Queen Street West.  
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APPRENDIX II 
PROPOSED ZONING BY-LAW AMENDMENT 
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By-law No. XX-21 

of the 

City of Cambridge 

Being a By-law of the Corporation of the City of  

Cambridge to amend Zoning By-law No. 150-85, as Amended with respect to land  

municipally known as 212 Queen Street West  

WHEREAS Council of the City of Cambridge has the authority pursuant to Section 34 of the 
Planning Act, R.S.O. 1990, c.P.13, as amended to pass this By-law;  

AND WHEREAS this By-law conforms to the City of Cambridge Official Plan, as amended;  

AND WHEREAS Council deems that adequate public notice of the public meeting was 
provided and adequate information regarding the Amendment was presented at the public 
meeting held on ___________, and that further public meetings are not considered necessary in 
order to proceed with this Amendment; and,  

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

1. THAT this by-law shall apply to the lands described as described as Lot 44 Municipal Plan 
832, City of Cambridge, Regional Municipality of Waterloo and is shown on Schedule ‘A’ 
attached hereto and forming part of this by-law; and,  

2. THAT the City of Cambridge Zoning By-law, being Schedule ‘A’ to By-law No. 150-85, is 
hereby amended by changing the zoning classification of the lands shown outlined in green and 
black on Schedule ‘A’ attached hereto to RM2-XX.  

3. THAT the aforesaid City of Cambridge Zoning By-law No. 150-85, as amended, is hereby 
further amended by adding the following subsection to 4.1 thereof: “4.1.XX –212 Queen Street 
West, described as Lot 44 Municipal Plan 832, City of Cambridge, Regional Municipality of 
Waterloo: 

1. Notwithstanding the regulations prescribed in Section 3.1.2.4 (b) of the City of 
Cambridge Zoning By-law No. 150-85 the following regulations shall apply to the land in 
outlined in green and black on Schedule ‘A’:  

a. There shall be a maximum density (dwelling units per net residential hectare) of 
167 units per residential hectare. 
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4. THAT this By-law shall come into force and effect on the date it is enacted and passed by 
Council of the Corporation of the City of Cambridge, subject to notice hereof being circulated in 
accordance with the provisions of the Planning Act and Ontario Regulation 545/06.  

Read a First, Second and Third Time, Enacted and Passed this ___ day of _____ 2021.  

PASSED AND ENACTED this ___ day of _______ 2021 

 

Mayor  

_________________  

 

Clerk 

___________________                                                                              
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SCHEDULE ‘A’ 

 

 

 

 

Zoning By-law  
Amendment 
City of Cambridge Zoning By-
law 150-85 
 
 
 

212 Queen Street West 
City of Cambridge 
Region of Waterloo 

Legend 
 
 
Lands to be re-zoned XXXX-XX 

Date 
 
File No. 
 

  


