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1

Introduction

On behalf of our client, Urbe Developments Inc., please accept this Planning Justification Report
regarding a proposed freehold townhouse development of the property municipally known as
355 Guelph Avenue and 11 Fletcher Circle in the City of Cambridge.
As shown on the proposed Site Plan in Appendix A, our client is proposing to develop the
subject lands to accommodate nine (9) freehold townhouse units with four (4) units fronting onto
Guelph Avenue and the remaining five (5) units fronting onto Fletcher Circle. Given a lot area of
0.239 hectares, this development equates to a residential density of approximately 38 units per
hectare. Each residential unit is proposed to have a dedicated garage car parking space and an
additional driveway parking space in front.
In order to facilitate the proposed development, our client is proposing a Zoning By-Law
Amendment to permit the proposed housing tenure (freehold townhouses). The applicant also
plans to propose a Consent Application to create the individual lots. This Consent Application will
be advanced as the re-zoning process progresses.
This Planning Justification Report provides an analysis of the land use planning framework
applicable to the subject lands, including Provincial legislation, plans and policy, the Regional
Official Plan, and the City’s planning framework. Based on our assessment of this policy, it is our
opinion that the proposed development has regard for the “Matters of Provincial Interest” set out
in the Planning Act, is consistent with the Provincial Policy Statement, and conforms to the
Growth Plan for the Greater Golden Horseshoe, the Regional Official Plan, and the City of
Cambridge Official Plan.
Moreover, it is our opinion that the proposed development represents context-sensitive
intensification on an underutilized property, which is consistent with the form and function of
recent redevelopment proposals in the nearby area. For these reasons and other matters
discussed in this Report, it is our opinion that the proposed development represents good land
use planning.
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2

Site Location and Context

2.1

Municipal Address and Legal Description

The subject lands are municipally known as 355 Guelph Avenue and 11 Fletcher Circle and
known legally as Pt Lt 13 Con. 3 Beasley's Lower Blk. Twp. Of Waterloo as in 202482; and Blk.
70, Plan 58m-470, Cambridge. The location of the subject lands is shown on Figure 1.

Figure 1: Site Location (Source: GeoWarehouse)

2.2

Site Description

The subject lands are approximately 2,392.0 square metres (0.239 hectares) in total area and
have approximately 40.0 metres of frontage along Guelph Avenue and 50.0 metres of frontage
along Fletcher Circle. As shown on the following images, the subject lands currently contain one
single detached dwelling with an associated driveway, which is located on the 355 Guelph
Avenue portion of the lands. A shed also exists in the northwest corner of this lot. The existing
dwelling, driveway, and shed will be removed to permit the proposed development. The 11
Fletcher Circle portion of the lands is currently vacant.
There are groupings of existing trees/vegetation along the north, south, and eastern property
lines of 355 Guelph Avenue. To the extent possible, the existing vegetation on the eastern
portion of the subject lands (which provides a buffer to existing single detached dwellings to the
east) will be retained through the redevelopment of the site.
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Figure 2: Site Conditions of 355 Guelph Avenue and 11 Fletcher Circle (Source: Google Earth)

Figure 3: Street View of Existing Dwelling at 355 Guelph Avenue, Looking East (Source: Google
Earth)
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Figure 4: Street View of 11 Fletcher Circle, Looking Northwest (Source: Google Earth)
The grading of the subject lands generally drops from the west to the east, and gradually from
the north to the south of the site.

2.3

Neighbourhood Context

The subject lands are located toward the northern part of the City of Cambridge, in the Hespeler
area of the community. The site is located approximately 1.5 kilometres from the historic core of
Hespeler.
Guelph Avenue can be described as a low-density residential street featuring single detached
dwellings on large properties. More recently developed townhouses also exist nearby, north of
Guelph Avenue and Poplar Drive.
The following table highlights several nearby land uses within proximity to the subject lands. This
table is to be read in conjunction with the Neighbourhood Context Map, in Figure 5.
No.

Description

Image

A

Townhouse development north west of the subject lands (west side of Poplar
Drive and Guelph Avenue)

Figure 6

B

Townhouse development north of the subject lands (east side of Poplar Drive
and Guelph Avenue)

Figure 7

C

Kids Country Club (non-profit organization)

Figure 8

D

St. Gabriel Catholic Elementary School

Figure 9

E

Silverheights Public School

Figure 10

F

Baldwin Drive Park (includes Hespeler Mill Pond Trail)

Figure 11

G

Victoria Park

Figure 12

H

Manufacturing/industrial uses

Figure 13

I

Hespeler Village (features a variety of commercial and institutional uses)

Figure 14
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B
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Subject Lands

C
D

E

F

G
H

I

Figure 5: Neighbourhood Context Map (Source: Google Earth)

Figure 6: Street View of Townhouses Northwest of the Subject Lands (Source: Google Maps)
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Figure 7: Street View of Townhouses Northeast of the Subject Lands (Source: Google Maps)

Figure 8: Street View of Kids Country Club (Source: Google Maps)
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Figure 9: Street View of St. Gabriel Catholic Elementary School (Source: Google Maps)

Figure 10: Street View of Silverheights Public School (Source: Google Maps)
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Figure 11: Street View of Baldwin Drive Park (Source: Google Maps)

Figure 12: Street View of Victoria Park (Source: Google Maps)
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Figure 13: Street View of Nearby Manufacturing and Industrial Uses (Source: Google Maps)

Figure 14: Street View of Historic Core of Hespeler Village (Source: Google Maps)
The subject lands are located within a ten (10) minute walk to two (2) GRT bus stops for two (2)
routes: the 51A (Hespeler) and the 203 iXpress (Maple Grove) routes.
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3
3.1

Proposed Development
Overview of Development Concept

As shown on the proposed Site Plan in Figure 15 and Appendix A, our client’s proposal
includes a total of nine (9) freehold street-fronting townhouse dwellings. Four (4) of these
townhouse dwellings will have frontage on Guelph Avenue, in the northwest portion of the
subject lands. The other five (5) townhouse dwellings will have frontage on Fletcher Circle. Each
residential unit is proposed to have a dedicated garage car parking space and an additional
asphalt driveway parking space in front. The proposed units on Lots 2 and 3 will share a doublewide driveway. To the rear of each residential unit, there will be a second storey deck and a
backyard amenity space.

Figure 15: Proposed Site Plan

3.2

Required Planning Applications

In support of the proposed development, the applicant is advancing the following land use
planning applications:

3.2.1

Zoning By-Law Amendment

The subject lands’ current R2 and R5 zoning does not permit the development of townhouses. A
Zoning By-law Amendment will therefore be required to rezone the subject lands to RM4, as per
City Staff’s recommendation in the Pre-consultation Record for this application.
Uses permitted within the RM4 zone include detached one-family dwellings, semi-detached onefamily dwellings, residential special care facilities, attached one-family dwellings (linear and
cluster townhouses), detached duplex dwellings, semi-detached duplex dwellings (fourplexes),
attached duplex dwellings (linear and cluster), detached triplex dwellings, maisonettes, mixed
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terraces, and Class 1 boarding/lodging/rooming house in a detached one-family dwelling. The
following table summarizes the site development specifications for linear townhouses within the
RM4 zone.
Regulation

Required

Provided

Minimum Lot Frontage

5.5 m per dwelling unit

Lot 1: 8.5 m
Lot 2: 5.5 m
Lot 3: 5.5 m
Lot 4: 7.0 m
Lot 6: 6.4 m
Lot 7: 6.1 m
Lot 8: 5.9 m
Lot 9: 9.1 m

Minimum Corner Lot Frontage

Not applicable

Lot 5: 12.1 m

Minimum Lot Area

165.0 s.m. per dwelling
unit

Lot 1: 393.6 s.m.
Lot 2: 254.7 s.m.
Lot 3: 254.7 s.m.
Lot 4: 324.2 s.m.
Lot 6: 167.8 s.m.
Lot 7: 165.6 s.m.
Lot 8: 164.6 s.m.
Lot 9: 264.8 s.m.

Minimum Corner Lot Area

Not applicable

Lot 5: 311.7 s.m.

Minimum Front Yard

6.0 m

Lot 1: 16.3 m
Lot 2: 15.7 m
Lot 3: 16.3 m
Lot 4: 16.8 m
Lot 5: 6.0 m
Lot 6: 6.0m
Lot 7: 6.3 m
Lot 8: 6.7 m
Lot 9: 6.1 m

Minimum Rear Yard

7.5 m

Lot 1: 18.0 m
Lot 2: 18.6 m
Lot 3: 18.1 m
Lot 4: 17.5 m
Lot 5: 7.7 m
Lot 6: 9.9 m
Lot 7: 9.9 m
Lot 8: 9.8 m
Lot 9: 8.2 m

Minimum Interior Side Yard

1.5 m and 3 m if such
interior side yard abuts
an R-class or RS-class
zone

Lot 1: 3.0 m
Lot 9: 3.0 m

Minimum Exterior Side Yard

6.0 m

Lot 5: 5.6 m

Minimum GFA per Dwelling Unit

70 s.m.

Lot 1: 204.6 s.m.
Lot 2: 198.0 s.m.
Lot 3: 198.0 s.m.
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Regulation

Required

Provided
Lot 4: 204.6 s.m.
Lot 5: 234.0 s.m.
Lot 6: 199.2 s.m.
Lot 7: 191.7 s.m.
Lot 8: 195.0 s.m.
Lot 9: 259.2 s.m.

Maximum Lot Coverage (% of Lot
Area)

40%

Lot 1: 17%
Lot 2: 26%
Lot 3: 26%
Lot 4: 21%
Lot 5: 31%
Lot 6: 40%
Lot 7: 39%
Lot 8: 40%
Lot 9: 37%

Minimum Private Amenity Space per
Dwelling Unit

Not applicable

Lot 1: 263.6 s.m.
Lot 2: 128.0 s.m.
Lot 3: 123.9 s.m.
Lot 4: 191.9 s.m.
Lot 5: 206.3 s.m.
Lot 6: 78.0 s.m.
Lot 7: 77.6 s.m.
Lot 8: 75.8 s.m.
Lot 9: 147.8 s.m.

Maximum Number of Dwelling Units

6

9 (1 per proposed lot)

Maximum Landscaped Open Space
(% of Lot Area)

30%

Lot 1: 64%
Lot 2: 45%
Lot 3: 43%
Lot 4: 55%
Lot 5: 63%
Lot 6: 38%
Lot 7: 38%
Lot 8: 38%
Lot 9: 52%

To permit the proposed development on the subject lands, the following site-specific regulations
will also be required:
•

Permit nine (9) attached townhouse dwelling units on the subject lands, whereas six (6)
attached townhouse dwelling units are permitted;

•

Permit a minimum lot area of 164.6 s.m. whereas 165 sq. m is required; and

•

Permit a minimum exterior side yard of 5.6 m, whereas 6 m is required.

3.2.2

Consent/Severance

A Consent application will be required to subdivide the property into nine (9) lots to support the
proposed development. The dimensions of each of these lots is provided in the following table.
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Lot Number

Lot Area

Lot Frontage

1

393.6 s.m.

8.5 m

2

254.7 s.m.

5.5 m

3

254.7 s.m.

5.5 m

4

324.2 s.m.

7.0 m

5

311.7 s.m.

12.1 m

6

167.8 s.m.

6.4 m

7

165.6 s.m.

6.1 m

8

164.6 s.m.

5.9 m

9

264.8 s.m.

9.1 m
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4

Land Use Planning Framework

The development of the subject lands is guided by a range of Provincial legislation, policies and
plans, the Region of Waterloo Official Plan, and the City of Cambridge’s Official Plan and Zoning
By-Law. This section of the Report discusses the application and how it adheres and responds
to the applicable land use planning framework.

4.1

Planning Act

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

4.1.1

Matters of Provincial Interest

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

Demonstration of Regard

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

Natural areas and/or features of significance
do not currently exist on the subject lands;
therefore, this Matter of Provincial Interest is
not directly applicable to the proposed
development.
The existing vegetation on the subject lands
will be retained where possible, particularly
along the eastern lot line. See the Tree
Management Plan and Arborist Report in
Appendix C.

b) The protection of agricultural resources
of the Province;

NA

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

NA

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

Significant features of architectural, cultural,
historical, archaeological, or scientific interest
do not currently exist on the subject lands or
adjacent properties. This Matter of Provincial
Interest is not directly applicable to the
proposed development.

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

The proposed development will be built to
meet the standards of the Ontario Building
Code.

f)

The proposed development will connect to
existing communication, sewage, and water
services. Future residents will also use the
existing road and public transit system.
Existing Region of Waterloo waste

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

Demonstration of Regard
management systems will be used for
garbage collection.

g) The minimization of waste;

NA

h) The orderly development of safe and
healthy communities;

The proposed development facilitates
intensification within the City’s Built-Up Area.
Future residents of the proposed
development will live in walking distance to
green spaces, institutional uses, and
commercial uses.

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

The proposed development will conform with
the requirements of the AODA as applicable.

i)

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

NA

j)

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

The proposed development will add freehold
townhouse units to the City’s housing stock,
contributing to the mix and range of available
housing in the area.

k) The adequate provision of employment
opportunities;

NA

l)

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

NA

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

NA

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

NA

o) The protection of public health and
safety;

The proposed development will conform with
the requirements of AODA and the Ontario
Building Code to protect public health and
safety on the subject lands.

p) The appropriate location of growth and
development;

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

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

The proposed development provides a
pedestrian walkway to each unit’s front
entrance.

r)

The proposed development features high
quality architectural design, which respects
and enhances the character of this area of the

The promotion of built form that, i) is
well-designed, ii) encourages a sense of
place, and iii) provides for public spaces

The proposed development may also support
public transit use, as the subject lands are
located within a ten (10) minute walk to two
(2) GRT bus stops.
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Provincial Interest
that are of high quality, safe, accessible,
attractive, and vibrant.

Demonstration of Regard
City. See the Urban Design Brief in Appendix
B.

Based on the above, it is our opinion that the proposed development has regard for the “Matters
of Provincial Interest” as required by the Planning Act.

4.1.2

Zoning By-Law Amendments and Consent Applications

The proposed Zoning By-Law Amendment and Severance applications are being requested
pursuant to:


Section 34 of the Planning Act, which establishes the legislative basis for Zoning ByLaw Amendments;



Section 51 and 53 of the Planning Act, which establishes the land use planning
framework for subdivisions and consents/severances;

4.2

Provincial Policy Statement, 2020

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

a) The proposed development
facilitates intensification
within the City’s Built-Up
Area, promoting an efficient
land use pattern within this
area.

b) accommodating an appropriate
range and mix of residential
(including second units, affordable
housing and housing for older
persons), employment (including
industrial and commercial),
institutional (including places of

b) The proposed development
will provide freehold
townhouse units, which will
add to the range and mix of
housing within the City.
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Policy
No.

Policy

Discussion of Consistency
worship, cemeteries and longterm 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;

c) The proposed development is
not anticipated to cause
environmental or public
health/safety concerns. The
proposed development will
conform with the standards of
the Ontario Building Code
and the AODA.

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

d) This policy is not applicable
to the proposed development
as the subject lands are not
adjacent to or nearby a
Settlement Area identified by
the City’s Official Plan.

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

e) The proposed development
represents a higher density
use of the subject lands than
what is existing, facilitating
the intensification of the
subject lands. Existing
services will be used to
accommodate the future
needs of the townhouse
units.

f)

f)

improving accessibility for persons
with disabilities and older persons
by identifying, preventing and
removing land use barriers which
restrict their full participation in
society;

The proposed development
will conform with the
requirements of the AODA.

g) ensuring that necessary
infrastructure, electricity
generation facilities and
transmission and distribution
systems, and public service
facilities are or will be available to
meet current and projected needs;
and

g) The necessary infrastructure,
electricity generation facilities
and distribution systems, and
public service systems are
available to meet the
projected needs of the
proposed development.

h) promoting development and land
use patterns that conserve
biodiversity; and

h) The proposed development
does not directly promote
development and land use
patterns which conserves
biodiversity. The proposed
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Policy
No.

Policy

Discussion of Consistency
development will conform
with the standards of the
Ontario Building Code.

i)

consider the impacts of a
changing climate.

Settlement Areas
1.1.3.1
Settlement areas shall be the focus of
growth and development.
1.1.3.2

i)

The proposed development is
not anticipated to directly
address climate change.

The proposed development
represents context-appropriate
intensification within the City’s BuiltUp Area.

Land use patterns within settlement areas
shall be based on densities and a mix of
land uses which:
a) efficiently use land and resources;

a) The proposed development
of townhouses serves as a
more efficient use of land and
resources than the existing
single detached dwelling.

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;

b) Existing infrastructure will be
used to service the proposed
development.

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

c) The proposed development is
not anticipated to minimize
negative impacts to air quality
and climate change or
promote energy efficiency.
The proposed development
will conform with the
standards of the Ontario
Building Code.

d) prepare for the impacts of a
changing climate;

d) The proposed development is
not anticipated to directly
address climate change.

e) support active transportation;

f)

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

e) The proposed development
provides residential units
within walking/cycling
distance to greenspaces,
institutional uses, and
commercial uses.
f)

The proposed development
provides residential units
within a ten (10) minute walk
of two (2) GRT bus stops.
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Policy
No.

Policy
g) are freight-supportive.

Discussion of Consistency
g) This policy is not applicable
to the proposed development,
as the subject lands are
located on a residential
street.

Housing
1.4.1

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

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

a) The proposed development
will assist the City in meeting
this policy by facilitating the
intensification of currently
underutilized land.

b) This policy is not applicable
to the proposed development.

The proposed development facilitates
intensification within the City’s BuiltUp Area. Existing municipal sewage
and water services will be used to
support the proposed residential
units.

These stormwater management
principles have been incorporated
into the Stormwater Management
Brief prepared by GM BluePlan
Engineering Limited, which can be
found in Appendix E.
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Policy
No.

Policy

Discussion of Consistency
optimized, feasibly, and financially
viable over the long term;

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

promote stormwater management
best practices, including
stormwater attenuation and reuse, water conservation and
efficiency, and low impact
development.

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

4.3

Growth Plan for the Greater Golden Horseshoe

As the subject lands are located within the Growth Plan for the Greater Golden Horseshoe Area,
any related planning decisions must conform to the applicable provisions of this Plan. The
Growth Plan sets out a long-term plan for growth and development within the Greater Golden
Horseshoe Area of Ontario. The current Growth Plan came into effect on May 17, 2019.
The Growth Plan contemplates a policy framework which will be implemented in the Region of
Waterloo by the next Municipal Comprehensive Review (Official Plan Review). Until this Review
is undertaken, planning applications within the Region will be considered in accordance with the
current Regional Official Plan. Section 1.2.1 of the Growth Plan sets out its guiding principles,
which include:





Supporting the achievement of complete communities that are designed to support
healthy and active living and meet people’s needs for daily living throughout an entire
lifetime;
Prioritizing intensification and higher densities in strategic growth areas to make efficient
use of land and infrastructure and support transit viability;
Supporting a range and mix of housing options, including secondary units and
affordable housing, to serve all sizes, incomes, and ages of households;
Providing for different approaches to manage growth that recognizes the diversity of
communities in the Greater Golden Horseshoe;

20

IBI GROUP FINAL
PLANNING JUSTIFICATION REPORT
355 GUELPH AVENUE AND
11 FLETCHER CIRCLE, CAMBRIDGE
Prepared for Urbe Developments Inc.





Integrating climate change considerations into planning and managing growth, such as
planning for more resilient communities and infrastructure – that are adaptive to the
impacts of a changing climate – and moving towards environmentally sustainable
communities by incorporating approaches to reduce greenhouse gas emissions; and
Protecting and enhancing natural, hydrologic, and landform systems, features, and
functions.

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







4.4

The subject lands are located within walking and/or cycling distance of greenspaces,
institutional uses, and commercial uses.
The proposed development facilitates intensification on the subject lands by
transitioning the use of the subject lands from single detached dwellings to townhouse
dwellings.
The proposed development promotes the efficient use of existing servicing
infrastructure.
The subject lands are located within a ten (10) minute walk to two (2) GRT bus stops
therefore, thereby allowing the proposed development to potentially support the viability
of two (2) routes.
The proposed freehold townhouse dwellings add to the range and mix of housing
options available in the City of Cambridge.
The existing vegetation on the subject lands will be retained where possible, particularly
along the eastern property line, as described in the Tree Management Plan and Arborist
Report found in Appendix C.

Region of Waterloo Official Plan

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

4.4.1

Urban Boundary and Built-Up Area

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

Discussion of Conformity

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

The proposed development facilitates contextsensitive intensification within the Urban Area
and Built-Up Area of the ROP.

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

The proposed development will be serviced by
existing municipal drinking-water and
wastewater systems.

c) contributes to the creation of
complete communities with
development patterns, densities and
an appropriate mix of land uses that
supports walking, cycling and the
use of transit;

The proposed development will add to the mix
of residential land uses within this area of the
City while respecting the surrounding
character.
The subject lands are located within
walking/cycling distance to green space,
institutional uses, and commercial uses.
The subject lands are also located within a ten
(10) minute walk of two (2) GRT bus stops.

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

The existing vegetation on the subject lands
will be retained where possible, particularly
along the eastern property line. See the Tree
Management Plan and Arborist Report in
Appendix C.

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

The subject lands do not currently contain any
cultural heritage resources or historic
buildings.

f)

The proposed development respects and
complements the scale, character, and context
of the surrounding neighbourhood. See the
Urban Design Brief in Appendix B.

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

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

The subject lands are located within a short
driving distance to various grocery stores.

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

The proposed development does not
incorporate energy conservation features or
renewable energy systems. The proposed
development will conform with the standards of
the Ontario Building Code.
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Figure 16: Region of Waterloo Official Plan, Map 3a - Urban Area

4.4.2

Source Water Protection/Wellhead Protection

The subject lands are not identified by Map 6a (Urban Area Source Water Protection Area) as
being located within a Source Water Protection Area, as shown in Figure 17.

Figure 17: Region of Waterloo Official Plan, Map 6a - Urban Area Source Water Protection
Areas
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Based on our review, it is our opinion that the proposed Zoning By-Law Amendment conforms to
the ROP.

4.5

City of Cambridge Official Plan

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

4.5.1

Built-Up Area

The City of Cambridge Official Plan designates the subject lands as Built-Up Area, as shown in
Figure 18. In conformity with the ROP, at least 45 per cent of residential development within the
Region of Waterloo is intended to occur within the Region’s Built-Up Area as a whole. The
Official Plan directs that intensification will be encouraged by the City of Cambridge throughout
the Built-Up Area as part of the City’s growth management strategy.
The Official Plan also directs that “infill, intensification, and redevelopment within existing
neighbourhoods will be minor in nature and will be designed to respect existing character and
provide connections and linkages where possible.”
The following table summarizes the requirements considered for “intensification” within the BuiltUp Area outlined by Policy 2.6.1.6. The table also provides discussion on how the proposed
development addresses these requirements.
Criteria

Discussion of Conformity

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

The proposed development supports the
vibrancy of the surrounding neighbourhood by
adding to the mix of residential land uses.

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

The proposed development will add to the
range and mix of housing in this area of
Cambridge by providing nine (9) freehold
townhouse units.

c) Incorporate high quality public open
space;

The proposed development does not
incorporate public open space. However, the
subject lands are located nearby Baldwin Drive
Park.

d) Support walking, cycling, and transit;

A variety of green space, institutional, and
commercial uses exist in walking and cycling
distance to the subject lands.
The subject lands are also located within a ten
(10) minute walk of two (2) GRT bus stops,
providing future residents of the proposed
development the opportunity to utilize the
City’s transit services.

e) Support the cultural heritage of the area;

There are no cultural heritage resources on the
subject lands or any of the adjacent properties.

f) Generally achieve higher densities than
surrounding area;

The proposed development includes
townhouses, which will achieve a higher
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Criteria

Discussion of Conformity
density than the adjacent properties occupied
by single detached dwellings.

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

Through the creation of street-fronting
townhouses, the proposed development
provides an appropriate transition of low to
medium residential density within the subject
neighbourhood.

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

The existing vegetation on the subject lands
will be retained where possible, particularly
along the eastern property line. See the Tree
Management Plan and Arborist Report in
Appendix C.

4.5.2

Policies for the Use and Development of Residential Lands

Section 2.8 of the City’s Official Plan sets out policies and objectives for the use and
development of residential lands in the municipality. To support the provision of a broad range
and mix of residential housing options, the Official Plan provides direction in Section 2.8 that the
City will:
a) encourage the development of a wide a range of housing unit types to accommodate the
needs, preferences and economic resources of the city’s households;
b) promote and maintain an adequate supply of both ownership and rental housing stock;
c) promote the use of compatible urban design;
d) establish residential densities which are both appropriate to existing and new
neighbourhoods and result in the compact development of the city’s residential lands;
e) promote balanced residential intensification including individual lot intensification that is
compatible with existing and permitted uses on neighbouring properties, as well as any
other key natural and cultural heritage resources;
f)

pursue housing rehabilitation as a means of increasing the life of the existing housing
stock;

g) recognize the unique needs of persons in special circumstances with respect to income,
social or physical limitations or other barriers, and who, without intervention, might not
have adequate housing;
h) maintain an adequate supply of land for residential development;
i)

provide opportunities for affordable housing; j) support mixed use and multi-unit
residential developments; and,

j)

require development to include pedestrian, cycling and vehicular movement, other
modes of transportation and linkages and access where applicable to public transit.

In our opinion, the proposed development supports the achievement of many of these municipal
objectives as it:


Adds nine (9) townhouse units to the City’s housing stock, thereby supplementing the
mix and range of available housing;



Represents high-quality architectural design which complements and enhances the
character of the surrounding neighbourhood;
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Facilitates context-sensitive intensification on the subject lands in a neighbourhood
comprised of low-density and medium-density residential development;



Retains the existing vegetation on the subject lands where possible, as per the Tree
Management Plan and Arborist Report in Appendix C;



Conforms to the requirements of the AODA to ensure the accessibility of the proposed
development for all persons;



Provides a pedestrian linkage to the street from each unit;



Is located within walking/cycling distance to greenspaces, institutional uses, and
commercial uses; and



Is transit-accessible, due to its location within a ten (10) minute walk of two (2) GRT bus
stops.

Figure 18: City of Cambridge Official Plan, Map 1a - Urban Structure

4.5.3

Range and Mix of Housing Types

Section 2.8.2 of the Official Plan sets out policies to achieve a range and mix of housing types
throughout the City. These policies are outlined and discussed in the following table:
Policy
1. The City will plan for a range and mix
of housing that is affordable,
accessible, and safe incorporating
Crime Prevention Through
Environmental Design principles, and
will accommodate the varying needs,
abilities and economic resources of
Cambridge residents.

Discussion
The proposed development includes freehold
townhouses, which will add to the range and
mix of housing within the City.
The proposed development conforms to the
requirements of the Ontario Building Code and
the AODA to ensure the safety and
accessibility of future residents.
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Policy

Discussion

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

The proposed development conforms to the
AODA to ensure the townhouses are
accessible and adaptable to people with
disabilities.

3. The City will ensure the creation of
45% of new housing units through infill,
conversion, intensification and the
redevelopment of built-up areas of the
City, particularly in the Urban Growth
Centre, Community Core Areas,
Nodes, Regeneration Areas,
Reurbanization Corridors and Major
Transit Station Areas.

The proposed development supports the City
in meeting this target by providing
intensification within the City’s Built-Up Area.

4. The City may allow for appropriate
reductions in off-street parking
requirements associated with the
residential component of mixed-use
developments, to reflect the
opportunities for the shared use of the
parking spaces and in proximity to
Major Transit Station Areas.

The proposed development will provide parking
in garages and driveways for each of the nine
(9) units, therefore a parking reduction will not
be requested. The subject lands are not
located in proximity to a Major Transit Station
Area.

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

This policy is not applicable, as the proposed
development is not a commercial project.

6. The City will promote the maintenance
of an adequate supply of both
ownership and rental housing stock to
meet the varying needs of City
residents by: a) encouraging
residential intensification and the
development of multi-unit residential
development in the Urban Growth
Centre, Community Core Areas,
Nodes, Regeneration Areas,
Reurbanization Corridors and Major
Transit Station Areas; b) providing
opportunities for the development of
smaller lot single and semidetached

The proposed development includes nine (9)
freehold townhouse unit, which will support the
City in its goal of promoting an adequate and
diverse supply of housing.
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Policy

Discussion
dwellings, plexes, townhouses and
apartments; and c) encouraging the
construction of affordable rental and
ownership housing, including
community housing.

7. The City will encourage individual lot
intensification, through the creation of
a secondary residential unit in a
dwelling throughout the Urban Area
where appropriate, or garden suite
subject to compatibility criteria in
Section 8.4.2.

The proposed development includes
townhouse units; therefore, this policy is not
applicable.

Based on the foregoing it is our opinion that the proposed development will support the provision
of a range and mix of housing options in the community.

4.5.4

Low/Medium Density Residential Policies

Map 2 of the City’s Official Plan designates the subject lands Low/Medium Density Residential,
as shown in Figure 19.
The Official Plan directs in Policy 8.4.6.3 that lands designated Low/Medium Density residential
should be developed to a maximum density of 40 units per gross hectare. As the subject lands
are 0.239 hectares in area in total, the density of the proposed development is approximately 38
units per hectare. The proposed development therefore conforms with the Official Plan’s
applicable density requirements.

Figure 19: City of Cambridge Official Plan, Map 2 - General Land Use Plan

28

IBI GROUP FINAL
PLANNING JUSTIFICATION REPORT
355 GUELPH AVENUE AND
11 FLETCHER CIRCLE, CAMBRIDGE
Prepared for Urbe Developments Inc.

4.5.4.1

Residential Infill Compatibility Criteria

The Official Plan provides in Section 8.4.6.5 that “for infill, intensification and redevelopment
within any residential designation compatibility criteria in Policy 8.4.2.2 shall apply.” These
criteria are outlined and discussed in the following table:
Criteria

Discussion of Adherence

The density, scale, height, massing, visual
impact, building materials, orientation and
architectural character of neighbouring
buildings and the proposed development.

The proposed development complements and
respects the character of the surrounding
neighbourhood. See the Urban Design Brief in
Appendix B for additional analysis of the
overall visual impact of the proposed
development.

The conservation, protection, maintenance
and potential enhancement of the natural
environment and cultural heritage resources.

The vegetation on the subject lands will be
retained where possible, particularly along the
eastern property line. See the Vegetation
Management Plan and Arborist Report in
Appendix C.

The continued viability of neighbouring land
uses.

It is not anticipated that the proposed
development will not impact the viability of
neighbouring land uses.

Pedestrian and vehicular movement and
linkages, as well as parking requirements
and design in both existing development and
proposed developments.

The proposed development features streetfronting townhouses which provide each unit
with a driveway and an access to either
Guelph Avenue or Fletcher Circle. Each unit
will also be directly accessible to pedestrians.

Landscaping, setbacks, sun and shadow
effects, wind effects, signage, lighting and
buffering of existing development and
proposed developments;

See the Tree Management Plan and Arborist
Report in Appendix C for information related
to landscaping and buffering.

Noise attenuation.

The subject lands are not adjacent to any use
which typically requires the implementation of
noise attenuation measures. It is not
anticipated that the proposed development
will generate significant noise.

Odour, dust, and emission impacts.

It is not anticipated that the proposed
development will create significant odour,
dust, and emission impacts.

Transportation implications.

It is not anticipated that the proposed
development will generate a significant
amount of traffic.

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

Vegetation along property lines will be used to
buffer the proposed townhouses from the
adjacent single detached dwellings. As the
townhouses will be oriented towards Guelph
Avenue and Fletcher Circle and similar in
scale to the neighbouring properties, it is our
opinion that the proposed development

It is not anticipated that the proposed
development will create significant sun,
shadow, and wind impacts.
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Criteria

Discussion of Adherence
promotes an appropriate transition between
low and medium density residential uses.

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

Due to the size of the subject lands and the
existing medium density uses within this
neighbourhood, it is our opinion that the
proposed intensification is minor in nature.
It is also our opinion that the proposed
development respects and enhances the
character of the surrounding neighbourhood.
See the Urban Design Brief in Appendix B for
additional detail.

Based on the foregoing, it is our opinion that the proposed development satisfies the residential
infilling criteria of the Official Plan and represents context-appropriate infilling and intensification,
compatible with the existing residential uses in the proximity of the subject lands.
Further, it is our opinion that the proposed Zoning By-Law Amendment maintains the overall
direction of the Official Plan and satisfies the infilling and intensification criteria of the plan.

4.6

City of Cambridge Zoning By-Law

The subject lands are currently zoned R2 and R5 by the City of Cambridge Zoning By-Law, as
shown in Figure 20. The southern portion of the subject lands zoned R5 is also subject to Site
Specific Zone S.4.1.227. Both the R2 and R5 zoning restricts the use of the property to single
detached dwellings and does not permit townhouse dwellings. Accordingly, a Zoning By-Law
Amendment is being proposed by our client to account for the proposed townhouse
redevelopment of the site.
Based on City Staff’s recommendation in the Pre-consultation Record for this application and our
review of the Zoning By-Law, it is proposed that the subject be re-zoned to RM4 to permit the
development of townhouses. Details of the proposed rezoning are outlined in Section 3.2.1 of
this Report, including the necessary site-specific development standards.

Figure 20: City of Cambridge Zoning By-law 150-85, Map C13
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4.7

GRCA Regulation Area

We have reviewed Grand River Conservation Authority (GRCA)’s mapping and note that the
subject lands are not within the GRCA’s regulated area, as shown in Figure 21.

Figure 21: GRCA Mapping of 355 Guelph Avenue and 11 Fletcher Circle

5

Supporting Studies

As part of the complete application for the proposed Zoning By-Law Amendment, the following
supporting studies have been prepared and submitted for City, Regional, and Agency Review:





Functional Servicing Brief;
Stormwater Management Brief;
Tree Management Plan and Arborist Report; and
Urban Design Brief.

This section will provide a short overview of the findings of each of these supporting studies.

5.1

Urban Design Brief

As per the City of Cambridge’s requirements, IBI Group prepared an Urban Design Brief in
support of the proposed development. This report analyzed the urban design features of the
proposed development and the applicable land use planning framework, focusing on the urban
design policies set out by Section 5.0 of the City of Cambridge’s Official Plan. Through this
assessment, we determined that the proposed development satisfied the applicable policy
requirements related to urban design.

31

IBI GROUP FINAL
PLANNING JUSTIFICATION REPORT
355 GUELPH AVENUE AND
11 FLETCHER CIRCLE, CAMBRIDGE
Prepared for Urbe Developments Inc.

5.2

Tree Management Plan and Arborist Report

On behalf of Urbe Developments Inc., MacKinnon and Associates prepared a Tree Management
and Arborist Report dated September 14, 2020 in support of the proposed planning applications.
This report provided details on the existing conditions, protection, and removal of trees.
Based on their analysis, MacKinnon and Associates concluded that nine (9) trees proposed for
preservation on the subject property, on the adjacent property, and in the right-of-way can be
appropriately protected using protective fencing during construction. These trees are located
along the northern and eastern property line. It was further determined that 21 trees on the
subject property and in the right-of-way will not be preserved due to the anticipated impacts of
the proposed development, and the health/structural conditions/species of these trees.

5.3

Site Servicing Plan and Grading Plans

GM BluePlan Engineering Limited prepared a Site Servicing Plan and Grading Plan in support of
the proposed development. The Site Servicing Plan contemplates municipal servicing
connections to each of the nine (9) townhouse units.

5.4

Stormwater Management Brief

GM BluePlan Engineering Limited prepared a Stormwater Management Brief dated May 5, 2020
in support of the proposed development. This Brief has been included in Appendix E of this
Report. The intention of the Brief was to identify the necessary stormwater management
measures to permit the development of nine (9) townhouse units on the subject lands based on
the City of Cambridge’s stormwater management criteria.
The Stormwater Management Brief concluded that the runoff which will be generated by the
proposed development during the 5-year and 100-year design storm events is less than the
allowable release from the site. It was further concluded that the quality control treatment for
runoff created by the proposed development is provided through the existing stormwater
management facility on Shaw Avenue, which was constructed as part of the Mill Pond
Subdivision. The Stormwater Management Brief also outlined a maintenance plan to ensure that
the stormwater management system on the subject lands continues to function as designed and
constructed.

6

Public Consultation Plan

Given the nature of the proposed application, our client is proposing that the standard public
consultation requirements of the Planning Act be implemented for this development. Should
additional consultation be required/desired by Council or Planning Staff, our client is open to
exploring additional means of consultation.

7

Planning Justification

The following section of the Planning Justification Report summarizes the rationale in support of
the proposed Zoning By-Law Amendment application.
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7.1

Alignment with Overarching Planning Framework

Based on the analysis provided in Section 4 of this Report, it is our opinion that the proposed
development demonstrates regard for the “Matters of Provincial Interest” set out by the Planning
Act and is consistent with the PPS. We further believe that the proposed development conforms
to the applicable policies of the Growth Plan for the Greater Golden Horseshoe, the Region of
Waterloo Official Plan, and the City of Cambridge Official Plan. The proposed development’s
density of approximately 38 units per hectare conforms with the maximum density limit of 40
units per hectare established by the Low/Medium Density designation in the City’s Official Plan.

7.2

Context-Appropriate Intensification

The subject lands are located within the Built-Up Area identified by the City of Cambridge’s
Official Plan. Policy at the Provincial, Regional, and municipal levels encourage context-sensitive
intensification within the Built-Up Area in order to support the efficient use of land, resources,
and infrastructure.
It is our opinion that the proposed development of nine (9) townhouse dwellings on the subject
lands is consistent with the form and function of the surrounding neighbourhood. The subject
lands are surrounded by low-density residential development, with more recently added
medium-density residential development already existing in the neighbourhood. As shown in the
proposed Site Plan in Appendix A, the street-fronting townhouse dwellings face onto Guelph
Avenue and Fletcher Circle, in keeping with the orientation of the surrounding single detached
dwellings.
The Urban Design Brief in Appendix B provides further analysis on the character of the subject
neighbourhood and the visual impact of the proposed development.

7.3

Efficient Use of Infrastructure and Municipal Services

As demonstrated by the Functional Servicing Brief prepared by BluePlan Engineering Limited
found in Appendix D, the subject lands have access to full municipal services and it is
anticipated that the proposed units can be adequately serviced via existing infrastructure.
Developing nine (9) townhouse dwellings where one (1) single detached dwelling currently exists
serves as a more efficient use of the existing infrastructure, which is in keeping with both
Provincial and municipal policy.
The subject lands are also located within a ten (10) minute walk to two (2) GRT bus stops
serving the 51A (Hespeler) and the 203 iXpress (Maple Grove) routes. The proposed
development may contribute to the viability of these routes.

7.4

Promotes the Health and Livability of the Local Community

The proposed development would provide nine (9) townhouse dwelling units, which would add to
the range and mix of available housing in the City of Cambridge.
The proposed development is located in walking and cycling distance to nearby greenspaces,
institutional uses, and the commercial uses located in the historic core of Hespeler. The
construction of the proposed development will conform with the AODA to ensure it is accessible
to all potential residents and visitors.
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8

Conclusions and Recommendations

This Planning Justification Report provides an overview of the proposed development of the
subject lands known municipally as 355 Guelph Street and 11 Fletcher Circle, including the
surrounding context and the applicable land use planning policy. It also describes the required
planning applications to permit the proposed development on the subject lands.
Based on the rationale provided in this Report, it is our opinion that the proposed Zoning By-law
Amendment is justified, has regard to the “Matters of Provincial Interest” set out in the Planning
Act and is consistent with the PPS. The proposed development also conforms to the general
intent of the Growth Plan for the Greater Golden Horseshoe, the Region of Waterloo Official
Plan, and the City of Cambridge Official Plan. It is further our opinion that this application serves
the public interest and overall facilitates good planning.
It is therefore our recommendation that the City of Cambridge:


Together with the completed application forms and fees, deem the Zoning By-Law
Amendment application complete and process the application in accordance with the
municipal process;



Schedule a Public Meeting to obtain comments from neighbouring residents; and



Circulate the application materials, including this Report, to the City of Cambridge
Council, technical review agencies, and the community.

Yours truly,
IBI GROUP

Dave Galbraith
Senior Planner

Ivana Osojnicki
Planner

DWS/IO/baw

https://ibigroup.sharepoint.com/sites/Projects/124965/Project Documents/6.0_Technical/6.03_Tech-Reports/PTRjustification_Guelph Ave.docx\2020-10-02\BW
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1

Introduction

On behalf of our client, Urbe Developments Inc., we are pleased to submit this Urban Design
Brief in support of the proposed Zoning By-Law Amendment to permit the development of nine
(9) street-fronting townhouse dwellings on the subject lands, municipally known as 355 Guelph
Avenue and 11 Fletcher Circle in the City of Cambridge. This Zoning By-Law Amendment
proposes to rezone the subject lands from their current R2 and R5 zoning to RM4 with sitespecific provisions.
This Urban Design Brief has been prepared in consultation with Section 5.0 of the City of
Cambridge Official Plan, which sets out the policy framework for urban design in the City.

2

Vision and Design Goals

The vision of the proposed development is to facilitate context-appropriate intensification on
underutilized lands within an established residential neighbourhood within the City of Cambridge
through the implementation of high-quality urban design.
The design goals for the proposed development are as follows:
1. Providing medium density residential development on the subject lands while maintaining
and enhancing the character of the surrounding neighbourhood; and
2. Incorporating high quality materials and articulation of the building to create an aestheticallypleasing addition to the surrounding neighbourhood.

3

Context Analysis

This section of the Urban Design Brief provides analysis of the location and the existing
conditions of the subject lands, as well as the surrounding neighbourhood.

3.1

Subject Lands

The subject lands are approximately 2,392.0 square metres (0.239 hectares) in total area and
have approximately 40.0 metres of frontage along Guelph Avenue and approximately 50.0
metres of frontage along Fletcher Circle. The subject lands are located within the Hespeler area
on the north side of the City of Cambridge. The historic core of Hespeler is located
approximately 1.5 kilometres to the south. A location plan of the subject lands can be viewed in
Figure 1.

October 2, 2020
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Figure 1: Location Plan of 355 Guelph Avenue and 11 Fletcher Circle (Source: Google Maps)
As displayed in the site conditions in Figure 2 and the street view images in Figure 3 and
Figure 4, there is currently a single detached dwelling located on the 355 Guelph Avenue
portion of the lands. A small shed also currently exists on 355 Guelph Avenue, in the northeast
corner of the property. Both of these existing structures will be demolished to accommodate the
proposed development. The 11 Fletcher Circle portion of the lands is currently vacant.
There is existing vegetation located along the northern, southern, and eastern portion of the 355
Guelph Avenue portion of the lands. The proposed development will allow nine (9) of the trees
along the eastern property line will be retained to the extent possible to provide a buffer to the
existing single detached dwellings to the east. See details on vegetation preservation in the Tree
Management Plan and Arborist Report prepared by MacKinnon and Associates in Appendix C.

October 2, 2020
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Figure 2: Site Conditions of 355 Guelph Avenue and 11 Fletcher Circle (Source: Google Maps)

Figure 3: Street View of 355 Guelph Avenue (Source: Google Maps)

October 2, 2020
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Figure 4: Street View of 11 Fletcher Circle (Source: Google Maps)

3.2

Surrounding Neighbourhood

Guelph Avenue can be described as a low-density residential street featuring single
detached dwellings on large properties. More recently developed townhouses also exist nearby,
directly north of Guelph Avenue and Poplar Drive. The following images display the exterior of
these nearby residential developments.

Figure 5: Street View of 369 Guelph Avenue (Source: Google Maps)

October 2, 2020
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Figure 6: Street View of 362 and 364 Guelph Avenue (Source: Google Maps)

Figure 7: Street View of 384 and 388 Guelph Avenue (Source: Google Maps)

October 2, 2020

5

IBI GROUP FINAL
URBAN DESIGN BRIEF
355 GUELPH AVENUE AND 11 FLETCHER CIRCLE, CAMBRIDGE
Prepared for Urbe Developments Inc.

Figure 8: Street View of 379 to 373 Guelph Avenue (Source: Google Maps)

Figure 9: Street View of Townhouses Northwest of Guelph Avenue and Poplar Drive (Source:
Google Maps)

October 2, 2020
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Figure 10: Street View of Townhouses Northeast of Guelph Avenue and Poplar Drive (Source:
Google Maps)
The subject lands are located near several green spaces, including Baldwin Drive Park
(including Hespeler Mill Pond Trail) to the east and Victoria Park to the South. Two (2) schools
exist south of the subject lands: St. Gabriel Catholic Elementary School and Silverheights Public
School. Further south, several industrial/manufacturing uses are located off of Guelph Avenue. A
variety of commercial and institutional uses exist in the historic core of Hespeler along Queen
Street, which is about a two (2) minute drive south of the subject lands. The following table
highlights several nearby lands uses within proximity to the subject lands. This table is to be
read in conjunction with the Neighbourhood Context Map, in Figure 11.
No.

October 2, 2020

Description

A

Townhouse development north west of the subject lands (west side of Poplar Drive
and Guelph Avenue)

B

Townhouse development north of the subject lands (east side of Poplar Drive and
Guelph Avenue)

C

Kids Country Club (non-profit organization)

D

St. Gabriel Catholic Elementary School

E

Silverheights Public School

F

Baldwin Drive Park (includes Hespeler Mill Pond Trail)

G

Victoria Park

H

Manufacturing/industrial uses

I

Hespeler Village (features a variety of commercial and institutional uses)
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B
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Figure 11: Neighbourhood Context Map (Source: Google Earth)
The subject lands are also located within a ten (10) minute walk to two (2) GRT bus stops for
two (2) routes: the 51A (Hespeler) and the 203 iXpress (Maple Grove) routes.

4

Development Plan and Detailed Design
Direction

This section of the Urban Design Brief provides an overview of the proposed development in
terms of both the site design and built form.

4.1

Built Form

Our client is proposing to develop a total of nine (9), three (3) storey street-fronting townhouse
dwellings. The proposed Site Plan is shown in Figure 16 and Appendix A. Elevations of the
proposed development prepared by Jac Design Inc. are displayed in Figure 12 to Figure 15 and
Appendix B. The proposed floor plans also prepared by Jac Design Inc. can also be found in
Appendix B.
Each townhouse dwelling will range in gross floor area from approximately 65 square metres to
approximately 86 square metres. As illustrated in the proposed elevations, the façade of the
proposed development is proposed to incorporate a variety of materials, including brick, vinyl
siding, and a wood product.

October 2, 2020
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Figure 12: Front and Right Side Elevations of Townhouse Units Fronting on Guelph Avenue

Figure 13: Rear and Left Side Elevations of Townhouse Units Fronting on Guelph Avenue

October 2, 2020
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Figure 15: Front and Right Side Elevations of Townhouse Units Fronting on Fletcher Circle

Figure 14: Rear and Left Side Elevations of Townhouse Units Fronting on Fletcher Circle

October 2, 2020
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4.2

Site Design

As shown on the proposed Site Plan in Figure 16 and Appendix A, our client’s proposal
includes a total of nine (9) three (3) storey freehold street-fronting townhouse dwellings. Four (4)
of these townhouse dwellings will have frontage on Guelph Avenue, in the northwest portion of
the subject lands. The other five (5) townhouse dwellings will have frontage on Fletcher Circle.
Each residential unit is proposed to have a dedicated garage car parking space and an
additional asphalt driveway parking space in front. The proposed units on Lots 2 and 3 will share
a double-wide driveway. To the rear of each residential unit, there will be a second storey deck
and a backyard amenity space.

Figure 16: Proposed Site Plan

5

Policy Analysis

The Planning Justification Report prepared by IBI Group provides an overview of the applicable
land use policy framework. This Report provides analysis as to whether the proposed
development:

October 2, 2020



Has regard to the “Matters of Provincial Interest” set out by the Planning Act;



Demonstrates consistency with the direction of the Provincial Policy Statement;



Conforms to the Growth Plan for the Greater Golden Horseshoe;



Conforms to the Region of Waterloo Official Plan; and



Conforms to the City of Cambridge Official Plan.
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The following section of this Urban Design Brief outlines the applicable land use and urban
design policies of the City of Cambridge Official Plan. Discussion is also provided regarding how
the prop conformity of the proposed development.

5.1

City of Cambridge Official Plan

The City of Cambridge Official Plan sets out policies and land use designations to support the
long-term growth and development of the community. The subject lands are designated Built-Up
Area and Low/Medium Density Residential by the City of Cambridge Official Plan, as displayed
in Figure 17 and Figure 18.

5.1.1

Built-Up Area

Intensification will be encouraged by the City of Cambridge throughout the Built-Up Area as part
of the City’s growth management strategy. In keeping with the policies of the Regional Official
Plan, at least forty-five (45) per cent of residential development will be directed to the City’s BuiltUp Area.

Figure 17: City of Cambridge Official Plan, Map 1a – Urban Structure

5.1.2

Low/Medium Density Residential

The Low/Medium Density Residential designation permits the development of single detached
dwellings, townhouse and/or walking apartments, subject to the availability of municipal
servicing. This designation permits a density of up to forty (40) units per hectare, excluding
provincially constrained environmental areas identified by the Region of Waterloo and secondary
units. As the subject lands are 0.239 hectares in area, the density of the proposed development
is approximately 38 units per hectare, in keeping with this density limit.

October 2, 2020
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Figure 18: City of Cambridge Official Plan, Map 2 - General Land Use Plan

5.1.3

Urban Design

The City’s urban design policies are set out in Chapter 5 of the Official Plan. Section 5.1 of the
Official Plan contains the objectives which establish the foundation for these urban design
policies. These objectives include:


To create an attractive, accessible, safe, and healthy built environment;



To protect and enhance public views and vistas of natural and built features;



To achieve high quality design for the public and private realm;



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



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



To design our community at the pedestrian scale in support of fostering social
interaction, active streetscapes, and walkable neighbourhoods.

In our opinion, the proposed development conforms to the urban design objectives of the Official
Plan based on the following:

October 2, 2020



The proposed development achieves compatibility with the existing surrounding
development using similar scale, form, and massing.



The proposed development ensures accessibility for all persons by conforming to the
standards of the Ontario Building Code and the AODA.



The proposed development is attractive and incorporates high quality urban design.



The proposed development provides residential development in proximity to green
space, institutional uses, and commercial uses.
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The proposed development causes no impact on public views and vistas of natural and
built features.



The proposed development maintains the existing sidewalks along Guelph Avenue and
Fletcher Circle.

The following table discusses how the proposed development conforms to the policies of
Chapter 5 by subsection.
No.

Subsection

Discussion of Conformity

5.2

Healthy and Livable
Communities

The proposed development contributes to the mix of uses and
range of housing types within the subject neighbourhood by
providing residential development in proximity to commercial
uses, institutional uses, and greenspaces.
The proposed development maintains the existing sidewalks
along Guelph Avenue and Fletcher Circle, which contributes
to a walkable neighbourhood and accessible design.
To ensure the proposed development is safe and accessible,
the requirements of the Ontario Building Code and AODA are
met.
The proposed development also features an aesthetically
pleasing design, which will promote a built environment with a
high quality of design.

5.3

Transit oriented
development

The subject lands are not located within a Major Transit
Station Area or within walking distance of a higher frequency
transit stop.
However, the subject lands are located within a ten (10)
minute walk to two (2) GRT bus stops for two (2) routes: the
51A (Hespeler) and the 203 iXpress (Maple Grove) routes.
The proposed development provides medium density
residential use within proximity to transit routes.

5.4

Views and Vistas

The proposed development will not interfere with the visibility
of cultural/heritage elements, landmark buildings/structures,
or natural features.
It is our opinion that the subject lands are not considered a
prominent side with high visibility, nor do they terminate a
view.

October 2, 2020

5.5

Public realm

The proposed development is intended to positively contribute
to the public realm along Guelph Avenue and Fletcher
Avenue.

5.6

Gateways

The subject lands are not located on or within proximity to key
intersections or gateways in the City of Cambridge.

5.7

Site development and
buildings

Four (4) of the proposed townhouse units are oriented toward
Guelph Avenue, while the other five (5) are oriented toward
Fletcher Circle. The proposed development is
complementary to the scale and massing of the adjacent
single detached dwellings
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No.

Subsection

Discussion of Conformity
The site layout includes pedestrian walkways and
connections.

5.8

Sustainable design

The proposed development will conform to the applicable
Ontario Building Code requirements regarding sustainable
design.

5.9

Accessibility/universal
design

The proposed development conforms to the standards and
regulations of the AODA and the Ontario Building Code.

5.10

Safety

The proposed development incorporates elements of the
Crime Prevention Through Environmental Design
standards/principles to address safe living environments and
reduce potential hazards. The windows at the front of the
buildings provide natural surveillance over the subject lands.
Lighting will be incorporated throughout the property to
illuminate entrances/exits. Details related to lighting will be
finalized through the Site Plan Approval process.
The proposed development conforms to the standards and
regulations of the AODA and the Ontario Building Code.

5.11

Parking

Each residential unit in the proposed development is
proposed to have a dedicated garage car parking space and
an additional driveway parking space in front, in keeping with
the site design of neighbouring properties.

5.12

Signage

The design and placement of signage will be identified
through the Site Plan Approval stage.

5.13

Public art

At this time, public art is not specifically incorporated into the
proposed development.

The proposed townhouses are a permitted use within the Low/Medium Density designation and
are within the maximum density set out for this designation by the Official Plan. The proposed
development conforms to the applicable urban design policies set out in Section 5 of the Official
Plan detailed above. As a result, it is our opinion that the proposed development conforms to the
policies of the Official Plan while representing high quality urban design.

6

Conclusion

Our client, Urbe Developments Inc., proposes to redevelop 355 Guelph Avenue and 11 Fletcher
Circle for the purpose of creating nine (9) street-fronting townhouse dwellings.
As discussed in Section 5 of this Urban Design Brief, it is our opinion that the City of Cambridge
Official Plan supports the proposed development within the City’s Built-Up Area and
Low/Medium Density Residential designation. This Urban Design Brief also provides analysis in
regard to the proposed development’s conformity with the Official Plan’s urban design direction.

October 2, 2020
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It is further our opinion that the proposed development incorporates a high quality of urban
design and is compatible and complementary to the surrounding land uses and built form.
Yours truly,
IBI GROUP

Dave Galbraith
Senior Planner

Ivana Osojnicki
Planner

DWS/IO/baw
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Introduction
MacKinnon & Associates was retained by Urbe Developments Inc. to provide tree management
services in support of the proposed development at 355 Guelph Ave. in Cambridge, ON.
A Tree Management Plan (TMP) and Arborist Report detailing the existing conditions, protection
and removals of trees are required by the City of Cambridge. The tree inventory and assessment
was conducted by Catherine Hodgins, ISA Certified Arborist, on March 19, 2020.
The topographic sketch for this development, prepared by MacDonald Tamblyn Lord Surveying, is
used as the base information for the Tree Management Plan (See Appendix). Surveyed tree
locations were provided with additional trees identified and approximately located during the site
visit on March 19, 2020 and using the Region of Waterloo’s aerial photography.

2.

Tree Inventory Categories
Each tree was assigned a number located on the TMP and data in the following categories were
recorded for each:
•
•
•
•
•
•

Species (botanical name)
Diameter at Breast Height (DBH in cm)
Canopy Diameter (drip line in m)
Biological Health Rating (Condition)
Results of Assessment (Preserve or Remove)
Additional Notes

All trees within 6m of the subject site on adjacent properties were also inventoried and tagged
where possible.

3.

Tree Inventory Data Summary and Analysis
A total of 30 trees were inventoried in this report. Specific data as noted was recorded for
individual specimens and locations with identification numbers are shown on the Tree Management
Plan L1 (See Appendix).
A majority of the trees on and off site are native cultural landscape plantings comprised of:
• Sugar Maple (Acer sacharrum),
• White Spruce (Picea glauca),
• Silver Maple (Acer saccharinum)
Also present, though in smaller quantities, is an opportunistic species:
• Norway Maple (Acer platanoides)
The remaining species composition includes:
• Little Leaf Linden (Tilia cordata),
• Honey Locust (Gleditsia triacanthos),
Generally, trees on site are mature and on the whole their condition can be categorized as ‘Good’.
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Recommendations
The proposed site plan provided by Urbe Developments Inc., and the associated Site Grading and
Servicing Plans prepared by GM BluePlan Engineering propose development and grading
disturbance over a majority of the site, offering limited opportunity for tree preservation.
Trees are recommended for protection where:
1. Volume of post-development undisturbed root zone is judged to be sufficient to sustain the tree
in good health;
2. Existing health is strong enough to warrant the preservation attempt;
3. The tree poses no liability risk (failure, falling limbs etc.) to person or property; and
4. Tree species is suitable for the location in relation to the proposed development.
Accordingly, given the intensity of development proposed on site, it is our recommendation that 21
of the trees on site or in the right of way will need to be removed due to the impacts of the
proposed development and grading.
Trees in the right of way are only to be removed with the permission of the City of Cambridge.
9 trees on the subject site, adjacent property and in the right of way are recommended for
preservation. Tree protection fencing is recommended to be installed in the locations shown with
minimum tree protection zone provided where possible, and will conform to the detail as shown on
the TMP. The fence will remain in place undisturbed until construction has been completed.

5.

Conclusion
Based on the proposed site plan, it is our opinion due to the anticipated impacts of the proposed
development and the current health, structural conditions and/or species of trees, 21 trees on the
subject property and in the right of way cannot be preserved.
Removals of trees in the right of way require permission from the City of Cambridge.
As long as the tree protection fencing is installed and maintained for the duration of construction
activities as per the Tree Management Plan, it is our opinion the 9 trees proposed for preservation
on the subject site, on the adjacent property and in the right of way will be appropriately protected.

Report Prepared By:
MacKinnon & Associates

Catherine Hodgins, B.A.A.,
ISA Certified Arborist #ON-2258A
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Appendix A – Limits of Assessment
The following discussion is provided to ensure interested parties are clearly aware of the technical and
professional limitations on recommendations for the retention of existing trees.
1) The assessment of the trees presented in this report has been made using accepted arboricultural
techniques based on visual examination of the tree, structure, location and proximity to people, to the
extent possible at the time of year the inspection was conducted. Except where specifically noted in
the report, assessment was based on visual inspection only.
2) Trees are living organisms, and their health and vigour constantly change over time. Decline in
health can be attributed to many causes, including changes in site conditions, seasonal variations in
weather conditions, insects, disease or other environmental impacts. Accordingly, the assessment
presented in this report is valid only for the time of inspection. Periodic re-assessment of trees to be
impacted is recommended to ensure validity of the conclusions presented.
3) While reasonable efforts have been made to ensure that the trees recommended for retention are
healthy, no guarantees are offered or implied that these trees will maintain health or structure over
time. It is both professionally and practically impossible to predict absolutely the performance of any
tree, or group of trees, or their component parts over time. An existing tree will always pose some
risk or potential for failure in the event of adverse environmental conditions, and this risk can only
be eliminated if the tree is removed.
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City of Cambride Private Tree Byaw Fee Calculator
Instructions: Fill in the white fields to calculate the fees for trees to be destoyed and trees to be planted
Trees to Be Destroyed:
Tree Planting Credit:
Permit fee
Tree Bylaw Fee Total:
Discounts applied:

$

6,731.09

$

8,763.65

$
$

45.00
45.00

$

35,564.66

2019 Rate:
22.14

Trees to Be Destroyed
Tree
ID

Species

Crown
DBH (cm) Diameter (m)

*Condition
('E', 'G', 'F', 'P' or 'D')

Ownership

MTPZ
(m)

Notes/Comments

Proposed
Action

Area Sq cm

Basic Tree
Cost

Species
Rating

Condition Location
rating
rating
**Appraised Value

***Compensation
Fee

2A

Sugar Maple

9.5

4G

Offsite

1.2

Remove

71

$1,569.29

0.55

0.75

0.6 $

388.40

$

3A

Sugar Maple

9

4G

Offsite

1.2 Trunk wound

Remove

64

$1,408.44

0.55

0.75

0.6 $

348.59

$

375 White Spruce
376 Norway Maple

52
39

7F
12 G

Private
Private

3.6 Suppressed
2.4 Co-dominant stems

Remove
Remove

2124
1195

$47,017.70
$26,447.46

0.55
0.55

0.5
0.75

0.6 $
0.6 $

7,757.92
6,545.75

$
$

387.90
327.29

377 Sugar Maple

50

14 G

Private

Remove

1963

$43,470.51

0.55

0.75

0.6 $

10,758.95

$

537.95

378 White Spruce

52

10 G

Private

3.6 Co-dom stems, suppressed

Remove

2124

$47,017.70

0.55

0.75

0.6 $

11,636.88

$

581.84

379 Sugar Maple

40

10 F

Private

2.4 25% dead branches, co-dom stems w included bark

Remove

1257

$27,821.12

0.55

0.5

0.6 $

4,590.49

$

229.52

380 Norway Maple

44

14 G

Private

Remove

1520

$33,663.56

0.55

0.75

0.6 $

8,331.73

$

416.59

381 Silver Maple

59

18 G

Private

3.6 Co-dominant stems

Remove

2734

$60,528.33

0.55

0.75

0.6 $

14,980.76

$

749.04

382 Silver Maple

65

20 G

Private

4.2 Co-dominant stems

Remove

3318

$73,465.16

0.55

0.75

0.6 $

18,182.63

$

909.13

383 Norway Maple

31

9F

Private

2.4 15% dead branches

Remove

755

$16,710.06

0.55

0.5

0.6 $

2,757.16

$

137.86

384 Little Leaf Linden

33

11 G

Private

2.4 Co-dominant stems with included bark

Remove

855

$18,935.75

0.55

0.75

0.6 $

4,686.60

$

234.33

391 Norway Maple

33

11 G

Private

2.4

Remove

855

$18,935.75

0.55

0.75

0.6 $

4,686.60

$

234.33

393 Norway Maple

39

4G

Private

2.4 Girdling root visible

Remove

1195

$26,447.46

0.55

0.75

0.6 $

6,545.75

$

327.29
156.22

3 Co-dom stems w included bark

3

-

394 White Spruce

33

7F

Private

2.4 Small crown, suppressed

Remove

855

$18,935.75

0.55

0.5

0.6 $

3,124.40

$

395 Norway Maple

23

7F

Private

2.4 Girdling root visible

Remove

415

$9,198.36

0.55

0.5

0.6 $

1,517.73

$

75.89

396 White Spruce

44

9G

Private

Remove

1520

$33,663.56

0.55

0.75

0.6 $

8,331.73

$

416.59

397 Norway Maple

24

9F

Private

398 White Spruce

43

11 G

Private

399 Norway Maple
400 White Spruce

43
35

9F
10 G

Private
Private

ID

Species

DBH (cm)

Null

Null

Ownership

3
2.4 Evidence of trunk decay
3 10% dead branches
3 Evidence of trunk decay
2.4

Null

Notes/Comments

Remove

452

$10,015.60

0.55

0.5

0.6 $

1,652.57

$

82.63

Remove

1452

$32,150.79

0.55

0.75

0.6 $

7,957.32

$

397.87

Remove
Remove

1452
962

$32,150.79
$21,300.55

0.55
0.55

0.5
0.75

0.6 $
0.6 $

5,304.88
5,271.89

$
$

265.24
263.59

Null

Null

Condition

Null

**Appraised Value

Replacement Credit

Armstrong Red Maple

6

Private

New tree

1

$

625.98

$

625.98

Armstrong Red Maple

6

Private

New tree

1

$

625.98

$

625.98

Armstrong Red Maple

6

Private

New tree

1

$

625.98

$

625.98

Armstrong Red Maple

6

Private

New tree

1

$

625.98

$

625.98

Green Pillar Oak

6

Private

New tree

1

$

625.98

$

625.98

Green Pillar Oak

6

Private

New tree

1

$

625.98

$

625.98

Green Pillar Oak

6

Private

New tree

1

$

625.98

$

625.98

Green Pillar Oak

6

Private

New tree

1

$

625.98

$

625.98

Green Pillar Oak

6

Private

New tree

1

$

625.98

$

625.98

Green Pillar Oak

6

Private

New tree

1

$

625.98

$

625.98

Boulevard Basswood

6

Private

New tree

1

$

625.98

$

625.98

Boulevard Basswood

6

Private

New tree

1

$

625.98

$

625.98

Boulevard Basswood

6

Private

New tree

1

$

625.98

$

625.98

Boulevard Basswood

6

Private

New tree

1

$

625.98

$

625.98

Excellent (1.00):
Full crown with no evidence of decline, disease or dieback. Healthy leaf colour or good set of winter buds. No visible structural defects.
Good (0.75):
Full crown or dieback of <10% of secondary branches. Crown with only minor deadwood or dieback with well-spaced branches. Minor structural or biological deficiency.
Fair (0.50):
Moderate crown with <30% incomplete sections or deadwood/dieback. Moderate structural or biological deficiency or presence of disease.
Poor (0.25):
<70% live crown. Poor vigor. One or more major structural or biological deficiencies or several moderate deficiencies and/or presence of major disease.
Dead (0.00):
Tree has <10% live crown or has completely succumbed to deficiencies, or tree is an immediate risk to surroundings.
**Appraised Value (based on Guide for Plant Appraisal 9th Ed.)
Basic Tree Cost x Species Rating x Condition Rating x Location Rating
Note: Species Rating (0.55) and Location Rating (0.60) are set values, determined by the City of Cambridge.
Please use these values in the evaluation.
***Tree Removal Discounted Fee (calculated compensation requirement for tree removal, discounted by the City of Cambridge)
0.05 x Appraised Value
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