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1. Introduction
1.1

Background and Context
GSP Group is the planning consultant to Lowland Lawrence Street Holdings Ltd., the
owners of the property known municipally as 359 Lawrence Street in the City of
Cambridge (the “Subject Site”). The Subject Site is legally described as PLAN 353 LOT 9
LOT 10 CLOSED MARGARET ST PT RP 67R1397 PT 1 RP58R9913 PT 10. Our client
proposes to redevelop the property as a six-unit townhouse development (“Proposed
Development”).
Based on the formal consultation comments from November 25, 2020, it is understood
that a Planning Justification Report is necessary as part of a Zoning By-law Amendment
application to permit the Proposed Development. An Urban Design Brief and analysis of
the D-series Environmental Land Use Planning Guidelines are also required for the
application. City staff have confirmed the inclusion of an urban design section in this
Planning Justification Report is satisfactory for this requirement, and the pre-consultation
comments confirm that the D-series review can also be within the Planning Justification
Report.

1.2

Subject Application
Under the City of Cambridge Zoning By-law 150-85, the Site is zoned C2(O). The C2(O)
zone is a commercial zoning and is limited to business and professional offices. As such,
the Subject Site is proposed to be changed to the RM4 zone, with site-specific provisions
(the “Subject Application”). The details of the Subject Application are provided in Section 5
of this Report.

1.3

Purpose and Scope
This Report has been prepared in support of the Subject Application and will provide
planning justification for the Proposed Development. The objectives of this Report are as
follows:
•

To provide an overview of the Subject Site, including site description and
surrounding uses;

•

To provide an overview of the Proposed Development;

•

To provide a brief summary of the Subject Application;

•

To provide a summary of existing planning policies and regulations that apply to
the Subject Site; and,

•

To provide a planning justification for the Subject Application.
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2. Site Location and Context
The Subject Site is located in the Preston neighbourhood of Cambridge, less than 300
metres to the northeast of the Downtown Preston area along King Street East (see Figure
1). The Subject Site is approximately 1,479 m2 in area, with frontages of approximately 55
and 30 metres along Lawrence Street and Mildred Street, respectively.
Residential uses generally surround the Subject Site, with single detached dwellings
adjacent to the west and a townhouse development adjacent to the south. Further
residential uses are located beyond in each direction from the Subject Site (see Figure 2).
A notable inclusion in the residential uses is a recently constructed townhouse
development a short distance north of the Subject Site along Margaret Street. This
development consists of 11 six-unit blocks, four four-unit blocks, and two four-storey
buildings, indicating that the neighbourhood is shifting to greater residential densities. This
is further demonstrated by the new townhouse developments to the east of the Subject
Site along Lawrence Street, where more than 50 townhouse units are located.
A variety of non-residential are also located in the area, generally towards the downtown.
Recreational amenities, such as Civic Park and Ed Newland Pool are located within
walking distance of the Subject Site to the west. Community amenities such as Preston
Public School, St. Clement’s Church, and Royal Canadian Legion and are also located
within walking distance to the west and south. Beyond these uses is downtown Preston,
providing a wide variety of retail and service commercial uses.
The Subject Site located in an area with several transit options. The Grand River Transit
Route 56 Bus has a stop adjacent the Subject Site to the north, while Routes 61, 64, and
the iXpress 206 have stops in downtown Preston, a short walk to the south. Additionally, a
multi-use trail is planned along the rail corridor near the Subject Site, and Laurel Street
currently has a bike lane, providing nearby active transportation infrastructure.
In addition to the existing transit network, a stage 2 iON LRT station is planned at the
corner of King Street/Eagle Street, less than one kilometre from the Site.
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Figure

3. Proposed Development
The Proposed Development consists of six, two-storey townhouse units within a single
building (see Figures 3 and 4). As noted, the Subject Site is approximately 1,479 m2 in
size, which results in an overall density/floor space index of 0.54 and 40.5 units per
hectare.
Each unit is identical in layout, having a total gross floor area of 130 m2, excluding the
basement level. The two end units are roughly 6.5 m2 larger than the four middle units.
The size of the units is significant, providing additional family-oriented housing to the area.
This is further observed through each unit providing three bedrooms, making a meaningful
contribution to housing options for families and new homeowners. Overall, the design of
the development will be contemporary, as the houses will materially be a combination of
vertical and horizontal board and batten siding, with sections including a panel system.
Each unit has an individual driveway, except for the middle two units which will have
adjoining driveways with no separation. These driveways range from 6.9 to 9.1 metres in
length, providing sufficient room for vehicle parking in addition to the garage provided for
each unit. The backyards of each unit are at least 10.7 metres in length, ranging up to
13.4 metres, providing ample room for the peaceful and private enjoyment of the outdoors.
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Figure

4. Planning Policy and Regulatory Overview
4.1

Provincial Policy Statement
The Provincial Policy Statement (“PPS”) provides land use planning policy on matters of
provincial significance. The 2020 PPS came into effect on May 1, 2020. The overriding
vision of the PPS states that “the long-term prosperity and social well-being of Ontarians
depends on maintaining strong, sustainable and resilient communities for people of all
ages, a clean and healthy environmental, and a strong and competitive economy”.
The following specific PPS policies are relevant to the Subject Site and the Subject
Application.
Community Design
Section 1.1.1 of the PPS seeks the establishment of “healthy, livable, and safe
communities” through:
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;
e) promoting the integration of land use planning, growth management, transitsupportive development, intensification and infrastructure planning to achieve costeffective development patterns, optimization of transit investments, and standards
to minimize land consumption and servicing costs;
h) promoting development and land use patterns that conserve biodiversity; and,
i)

preparing for the regional and local impacts of a changing climate.

Response: The Subject Application is consistent with Section 1.1.1 of the PPS. The
Proposed Development is an efficient use of the Subject Site and provides six residential
units, adding to the range and mix of housing options in Cambridge. Environmental and
human health will not be negatively affected by the development.
Settlement Area Land Use Patterns
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Section 1.1.3.1 of the PPS directs that settlement areas are to be the focus of growth and
development and that their vitality and regeneration shall be promoted.
Section 1.1.3.2a) of the PPS directs that land use patterns in settlement areas are to 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 climate change;
e) support active transportation;
f)

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

g) are freight-supportive.
Response: The Subject Application is consistent with Sections 1.1.3.1 and 1.1.3.2a) of the
PPS. The Proposed Development is an efficient use of land with a settlement area and
can be adequately serviced. The Subject Site will be serviced by a planned multi-use trail
following the existing adjacent rail corridor, and several Grand River Transit bus routes are
in close proximity as well as a future iON LRT Station.
Intensification and Compact Form
Section 1.1.3.3 of the PPS states “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.” Section 1.1.3.4 of
the PPS directs the promotion of that appropriate development standards “which facilitate
intensification, redevelopment and compact form, while avoiding or mitigating risks to
public health and safety”. Further, Section 1.1.3.6 identifies that new development in
designated growth areas “should occur adjacent to the existing built-up area and shall
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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Response: The Subject Application is consistent with Sections 1.1.3.3, 1.1.3.4, and 1.1.3.6
of the PPS in that the Proposed Development is a compact development that can be
constructed without creating risks to public health and safety.
Housing
Section 1.4 of the PPS encourages the provision of an appropriate range and mix of
housing types and densities by requiring municipalities to maintain a 10-year supply of
land for residential intensification and redevelopment and directing development of new
housing towards locations with appropriate levels of infrastructure and public service
facilities.
Response: The Proposed Development is consistent with the Housing policies of the PPS
as it adds six residential units to Cambridge’s housing supply. The development will add to
the mix of housing options in the community and is well serviced by municipal
infrastructure. The Subject Site is appropriate for townhouse development to best utilize
the land area available and the proposed ZBA will implement the Official Plan vision for
this area to provide long term residential land uses.
Sustainability
Section 1.8.1 of the PPS provides direction for environmental sustainability through land
use and development patterns which:
a) promote compact form and a structure of nodes and corridors;
b) promote the use of active transportation and transit in and between residential,
employment (including commercial and industrial) and institutional uses and other
areas;
c) focus major employment, commercial and other travel-intensive land uses on sites
which are well served by transit where this exists or is to be developed, or designing
these to facilitate the establishment of transit in the future;
d) focus freight-intensive land uses to areas well served by major highways, airports,
rail facilities and marine facilities;
e) encourage transit-supportive development and intensification to improve the mix of
employment and housing uses to shorten commute journeys and decrease
transportation congestion;
f)

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

g) maximize vegetation within settlement areas, where feasible.
Response: The Subject Application is consistent with Section 1.8.1 of the PPS. The
Proposed Development is within the urban boundary of Cambridge and has access to
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transit, including active transportation. The introduction of residential uses to the Subject
Site supports the nearby transit and active transportation networks, as well as the
commercial and recreational services in the area. The Proposed Development is a
compact form of residential development that implements the long term vision for this area
to develop for low/medium density residential development.
PPS Conclusion
The Proposed Development is consistent with the Provincial Policy Statement. The
Proposed Development is compact in form, efficient utilizes the land area available, is
appropriately located, can be appropriately serviced, and will not result in harm to the
natural environment or human health.

4.2

Place to Grow: Growth Plan for the Greater Golden Horseshoe
The Province recently announced a new Growth Plan for the Greater Golden Horseshoe
(“Growth Plan”) which came into effect in May 2019 and amended August 28, 2020. The
Growth Plan provides an overall growth strategy for the Greater Golden Horseshoe region
that complements the Provincial Policy Statement and is implemented by municipal
planning documents. At the core of the Growth Plan are guiding principles for building
compact, vibrant and complete communities; prioritizing intensification and higher
densities, supporting a range and mix of housing options, planning and managing growth
to support a strong, competitive economy; and optimizing the use of existing or planned
infrastructure to support growth in a compact and efficient form.
The following policies are relevant to the Subject Application:
Managing Growth
Section 2.2.1.1 and Schedule 3 of the Growth Plan include population and employment
targets for the Region of Waterloo. The 2020 Amendment to the Growth Plan introduces
the expected population and employment growth for the Region of Waterloo in 2051,
which is expected to have the population increase to 923,000 residents. These growth
forecasts are to be used for planning and managing growth in the Region.
Section 2.2.1.2 directs the vast majority of growth to delineated settlement areas with
municipal water and wastewater systems that can support complete communities. Section
2.2.1.4 encourages complete communities that include a mix of land uses, provide a
diverse range and mix of housing that accommodate people at all stages of life and with
all household sizes and incomes, and expand convenient access to a range of
transportation options, public service facilities, recreation, and healthy food options. The
development of more compact built form is encouraged.
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Response: The Proposed Development conforms to the Managing Growth policies of the
Growth Plan. The development will assist with meeting the Region of Waterloo’s
population forecast and will add six residential units in a compact built form to a property
that is fully serviced by municipal water and sewage. The Subject Site is in proximity to
active and public transit, and the addition of townhouses adds to the diversity of housing
options available in the City of Cambridge. The Proposed Development replaces a lone,
low density office use with six units providing for an efficient use of land and infrastructure.
Delineated Built-up Areas
Section 2.2.2.1 of the Growth Plan sets minimum intensification targets within the
Delineated Built-up Areas. These targets are to be achieved by the time the next municipal
comprehensive review is approved. In the Region of Waterloo, this is anticipated to be by
2020 or so. The intensification target for the Region of Waterloo is 50% of all residential
development to occur within the delineated built-up area.
Section 2.2.2.2 identifies that until the next municipal comprehensive review is approved
and in effect the minimum intensification target in force in the upper tier official plan (as of
July 1, 2017) shall continue to apply. In Waterloo Region the current intensification target
is 45%.
Response: The Subject Site is located within the identified Built-Up Area. The Proposed
Development supports the intensification targets by providing a development that replaces
one single storey office with six residential units. The overall intensification of the Subject
Site supports the Growth Plan and Region of Waterloo Official Plan directives for
additional growth and intensification within the delineated Built-Up Area.
Housing
Section 2.2.6.2 of the Growth Plan requires municipalities to support the achievement of
complete communities by planning to accommodate forecasted growth, achieving the
minimum intensification and targets of the Plan, considering the range and mix of housing
options and densities of existing housing stock, and planning to diversify overall housing
stock.
Response: The Proposed Development assists the City of Cambridge with achieving
density targets and assists with the provision of a diverse range of housing stock. The
Proposed Development will provide a residential density of approximately 40.5 units per
hectare, which is supportive of the City’s density targets and supports the directives to
direct growth to the Built-Up Area.
Protecting What is Valuable
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Section 4 of the Growth Plan includes policies to protect water resources, natural heritage
systems, hydrologic features and areas, public open spaces, the agricultural system,
cultural heritage resources, and mineral aggregate resources. Climate change is identified
as a priority, with municipalities directed to reduce greenhouse gas emissions and address
climate change adaptation goals.
Response: The Subject Site is appropriate for development and conforms to the policies of
Section 4 of the Growth Plan. The Subject Site does not include natural heritage or
agricultural features, does not include mineral aggregate resources, and is not a public
open space or contain cultural heritage. A Tree Management Plan has been prepared by
GSP Group to address the mature trees that are found on the Site.
The Proposed Development will adapt to climate change as it is not in a flood prone area
and will reduce greenhouse gas generation through accommodating more people in less
space, being in proximity to transit and a reduction in automobile dependence. The
Proposed Development will provide appropriate stormwater management to control water
quality and quantity impacts.
Growth Plan Conclusion
The Proposed Development is consistent with the policy directives provided by the Growth
Plan. The redevelopment of the Subject Site supports intensification within the delineated
Built-Up Area, does not cause any negative environmental impacts, plans for appropriate
stormwater management infrastructure and introduces a new form of housing
underrepresented in the City. The form of housing (townhouse units) will provide
opportunities for entry level home ownership and opportunities for those looking to
downsize or new homeowners.

4.3

Region of Waterloo Official Plan
The Region of Waterloo Official Plan (“ROP”) was adopted by the Region of Waterloo in
June 2009 and received final approval from the Ontario Municipal Board in June 2016.
The ROP provides goals and objectives for future growth and development within the
Region. The overall goal of the new Regional Official Plan is to promote “balanced growth
by directing a greater share of development towards the existing Built-Up Area and by
contributing to the creation of complete communities in Urban and Township Designated
Greenfield Areas”.
Built-Up Area
The Subject Site is within the “Built-Up Area” on Map 3A of the Regional Official Plan (see
Figure 5). Policy 2.C.2 directs that the Built-Up Area is intended to accommodate a
minimum of 45 percent of all new residential growth occurring annually in the Region. With
respect to planning applications within the Built-Up Area, the Region seeks to ensure the

Planning Justification Report | 359 Lawrence St, Cambridge
GSP Group | November 2021

14

creation of complete communities; densities and a mix of land uses that support walking,
cycling, and transit use; protection of the natural environment and water resources;
development that respects the character and context of surrounding established
neighbourhoods; and building designs that incorporate energy conservation practices as
outlined in Section 2.D.1.
Response: The Proposed Development conforms to the Built-Up Area policies of the ROP.
The development adds six units to the Built-Up Area of Cambridge, contributing to the
Regional growth targets. The proposal contributes towards a complete community by
adding residential units in proximity to transit and commercial areas. The townhouses are
an efficient use of land and will utilize modern construction techniques and materials to
achieve energy efficiency.
Housing
A range and mix of housing types are promoted by the ROP. Policy 3.A.2 states that area
municipalities are to plan for an appropriate range of housing (i.e. form, tenure, density
and affordability) to meet the needs of current and future residents; Policy 3.A.3
encourages area municipalities to permit, wherever appropriate, individual lot
intensification where “health, safety, servicing and other reasonable standards or criteria
can be met”.
Response: The addition of six townhouse units to an underutilized lot conforms to the
Housing polices of the ROP. The Proposed Development is of an appropriate density and
adds a compatible form and tenure of residential units to the surrounding neighbourhood.
Infrastructure
Section 5 of the ROP provides policy guidance for the integration of and efficient use of
municipal infrastructure. The Servicing Brief submitted in support of this application finds
that the Proposed Development can connect to existing municipal infrastructure.
Region of Waterloo Official Plan Conclusions
The Proposed Development is consistent with the Policy framework provided by the
Region of Waterloo Official Plan. The Proposed Development is located within a
delineated Built-Up Area, meaningful intensifying a single lot with compatible residential
development which makes use of existing municipal services.
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4.4

City of Cambridge Official Plan
The City of Cambridge 2012 Official Plan (the “OP”) is a policy document providing
direction for general land use in the City. The OP guides growth and development over the
long-term to meet the community's needs. A review of the land use and development
policies of the OP are undertaken below.
Built-up Area
The Subject Site is within the Built-up Area of the City of Cambridge as noted on map 1A
of the OP (see Figure 6). Policy 2.6.1 states that “future development within the City of
Cambridge built-up area will contribute to meeting or exceeding the Regional
reurbanization target. By the year 2015 and for each year thereafter, a minimum of 45% of
all residential development will occur within the built-up area of the region as a whole.”
Intensification is encouraged throughout the built-up area, with specific areas receiving
particular importance, as noted in policy 2.6.1.2. Regeneration Areas are included as an
area where intensification is encouraged, and the Subject Site is located in this area as
illustrated on Maps 1A and 6 of the OP (see Figure 7).
Response: The Proposed Development contributes to the residential development target
of the built-up area. The redevelopment of the Subject Site also aligns with the policies
promoting the intensification of lands within Regeneration Areas.
Land Use Designation
The Subject Site is located within the Built-Up Area of the City of Cambridge and is
designated “Low / Medium Density Residential” (see Figure 8).
Section 2.6 of the OP promotes growth and intensification within the Built-Up Area.
Intensification within the Built-Up Area should provide a mix of land uses and housing
types, be supportive of walking and transit, achieve higher densities than surrounding
areas where appropriate and provide a compatible built form. Infill and intensification
within existing neighbourhoods is to be minor in nature and should respect the existing
character and provide connections and linkages where possible.
Section 8.4.6.3 of the OP permits a residential density of up to 40 units per hectare for the
“Low / Medium Density Residential” designation. Where municipal water supply and
municipal wastewater systems are currently available land may be developed and used for
single detached dwellings, townhouses and/or walk up apartments (OP Section 8.4.6.9).
Response: The Proposed Development conforms to the Built-Up Area policies and
conforms with the intent of the “Low / Medium Density Residential” designation. The
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addition of six units to the Subject Site is an appropriate intensification that provides a mix
of housing types and is compatible with the surrounding neighbourhood.
The “Low / Medium Density Residential” designation permits a maximum density of 40
units per hectare, while the Proposed Development has a density of 40.5 units per
hectare. As noted above, the Subject Site is located within a Regeneration Area.
“Notwithstanding Policy 8.4.6.3 a) any property designated “Low/Medium Density
Residential”, which is located with a “Regeneration Area” is permitted in the interim to
develop for residential or mixed use purposes to a maximum density of 75 units per
hectare and deemed to be in conformity with this Plan, subject to the compatibility criteria
in Section 8.4.2.” As such, the 40 unit per hectare density maximum does not apply in this
instance.
Housing
The OP contains general residential land use policies in Section 2.8. The policies state
that on residential land the City will encourage the development of a wide range of
housing types and tenures, promote compatible urban design, promote balanced
intensification, support multi-unit developments and promote active transportation and
linkages to public transit.
Response: The Proposed Development conforms with the Housing policies of the Official
Plan. The development is compatible with the surrounding neighbourhood and contributes
to the mix of housing options available in the City.
Transportation and Infrastructure
Section 6 of the OP provides policy direction for Transportation and Infrastructure. The
policies promote collaboration with the Region of Waterloo to ensure adequate water and
wastewater services and to coordinate the local and regional road network.
Response: The development conforms to the Transportation and Infrastructure policies of
the OP. The Proposed Development will be adequately serviced using municipal services
as discussed in the Functional Servicing Report.
City of Cambridge Official Plan Conclusions
The Proposed Development is consistent with the Policy framework provided by the City
of Cambridge Official Plan. The Proposed Development redevelops land within the BuiltUp Area in a compact form, consistent with the policy direction for lands in Regeneration
Areas and the Low / Medium Density Residential land use designation.
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Source: City of Cambridge Official Plan -Regeneration Areas, Map 6 (2013)
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Figure

Site

Land Use

Source: City of Cambridge Official Plan -Land Use, Map 2 (2013)
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4.5

Urban Design Analysis
Section 5 of the Cambridge Official Plan establishes the general urban design direction for
new development in the City. The general expectation is that development “demonstrate a
high standard of urban design…that supports the creation of a unique identifiable space
while respecting and enhancing our cultural and natural heritage and our unique identity”.
The Proposed Development’s design responds to the applicable design policies of Section
5, as outlined below:
Healthy and Livable Community
Section 5.2 directs the design of the built environment will promote sustainable, healthy,
and active living through the provision of accessible and transit supportive development.
Response: The Proposed Development provides an active and healthy lifestyle with close
connections to other parts within the Preston neighbourhood including Downtown Preston.
The Proposed Development supports opportunities for walking and transit service,
including existing GRT bus routes and the planned Stage 2 iON Preston Station. Direct
pedestrian connections will be provided from the units to the public sidewalk on Lawrence
Street.
Transit-Oriented Development
Section 5.3 provides direction for development located within a Major Station Area, or
within walking distance to one or more higher frequency transit stops. Such development
is to provide a compact urban design at prominent sites with visibility.
Response: The Proposed Development is within proximity to the future Stage 2 iON
service bringing high frequency, high order transit connections to the core areas of
Waterloo and Kitchener at the north and Galt to the south. The future iON Preston Station
is planned at the corner of King Street/Eagle Street, approximately 850 metres or a 10minute walk from the site. The Proposed Development embraces the transit-oriented
development policies of Section 5.3 by providing:
•

A higher density of uses within walking distance of a transit station area (Preston
Station); and

•

Direct pedestrian connections from the unit entrances to the public sidewalk on
Lawrence Street and accommodation for bicycle storage internal to the units,
ultimately providing access to the iON Preston Station on Eagle Street.

Site Development and Buildings
Section 5.7 provides direction for site development and buildings. Development is to be
compatible with the existing and planned streetscape, as well as provide aesthetic and
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complimentary materials on all facades. Pedestrian connections are to be prioritized, with
use of appropriate scale lighting.
Response: The massing and scale of the Proposed Development respects the fabric of
the surrounding context. There are existing townhouse buildings in the immediate area
including one directly abutting the site along the south at 530-541 Mildred Street, as well
north of the site on Margaret Street.
The architectural aesthetics of the building will display compatible materials to the
surrounding residential properties. Proposed building materials include board and batten
siding with horizontal siding and panel system, to be refined at the detailed design stage of
Site Plan Approval. The preliminary building elevations provide for regular rhythm of the
doors and windows facing Lawrence Street.
Direct pedestrian connections will be provided from the unit entrances to the public
sidewalk on Lawrence Street. Due to the minimal scale of the development, pedestrianscaled lighting treatments are not proposed.

Sustainable Design
Section 5.8 encourages use of energy efficiency and sustainability in building design.
Response: The location and context of the site naturally provides sustainable
transportation options for future residents. The Proposed Development supports compact
living and car-free alternatives given its proximity to existing transit including the iON
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Preston Station, as well bicycle and pedestrian routes. Building-specific sustainability
features will be considered at the detailed design stage.
Accessibility / Universal Design
Section 5.9 directs accessibility standards to the Accessibility for Ontarians with
Disabilities Act, 2005 (AODA) and the Ontario Building Code.
Response: Detailed design of the site will meet AODA and Ontario Building Code
Standards.
Safety
Section 5.10 requires site development to incorporate standards of Crime Prevention
through Environmental Design (CPTED) to ensure new developments address safe living
and working environments.
Response: The Proposed Development situates the building to maximize surveillance
opportunities along Lawrence Street. Front entrances are clearly visible and well defined.
Vehicular and pedestrian access routes are clearly delineated. Additional CPTED
measures (for example landscaping details) will be considered at the detailed design
stage.
Parking
Section 5.11 provides standards for parking, while encouraging underground parking,
internal parking or parking structures where feasible.
Response: Parking will be provided to the site via individual unit driveways, accessed by
Lawrence Street. Bicycles are to be stored internally in each unit.
Signage
Section 5.12 directs the signage to complement the streetscape and to be incorporated
into the architectural design of the building. Overhead lighting of signage is not permitted.
Response: Other than municipal address signage as part of the building or landscape,
signage is not expected as part of the residential development.
Public Art
Section 5.13 encourages use of public art to be incorporated into the site design.
Response: Use of public art is not anticipated as part of this development.
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4.6

City of Cambridge Zoning By-law
The Site is zoned C2(O) in the City of Cambridge Zoning By-law (see Figure 9). A Zoning
By-law Amendment is required to permit the Proposed Development. The “O” suffix
denotes that the land may not be used for any commercial purpose other than business or
professional offices.
The regulations of the RM4 zone for attached one family dwellings (row houses) are as
follows (section 3.1.2.5):
Provision
Minimum Lot Frontage
Minimum Lot Area
Minimum Front Yard
Minimum Exterior Side Yard
Minimum Interior Side Yard
and Rear Yard
Minimum Rear Yard
Maximum Lot Coverage
Minimum Gross Floor Area
per Unit
Minimum Landscaped Open
Space
Planting Strips and Fencing

Required
5.5 metres per dwelling unit
165 m2 per dwelling unit
6m
6m
3m

Provided
5.5 metres per dwelling unit
181.6 m2 per dwelling unit
6.9 m
4m
2m

7.5 m
40%
70 m2

10.7 m
44.6%
130 m2

30%

42.3%

Required

Provided

Response: A Zoning By-law Amendment is required to rezone the Subject Site to the RM4
zone with site-specific amendments made to the interior side yard setback, exterior side
yard setback, and maximum lot coverage (noted in grey on the above table).
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Site

Zoning By-Law

Source:City of Cambridge Zoning By-Law ,Map F7 (2013)
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4.7

Environmental Land Use Planning Guidelines (D-Series)
As noted in the pre-consultation comments, the Provincial D-Series Guidelines are to be
considered. The Provincial D-Series Guidelines are a part of the larger Environmental
Land Use Planning Guidelines, which generally provide environmental considerations and
requirements for the compatibility of industrial land use, sewage and water services, and
private wells to sensitive uses. The D-Series Guidelines provide a guide for what types of
land uses are appropriate near industrial uses. The objective of this guideline is to prevent
or minimize the encroachment of sensitive land use upon industrial land use and vice
versa. Residential uses are noted as being a sensitive use in the guideline.
The guidelines categorize industrial uses as either Class 1, 2, or 3 based on their
operation and intensity, with the more intense uses being required to be a further distance
from sensitive uses. For Class 1 Industrial, sensitive uses should not take place within 20
metres, and have a potential area of influence of 70 metres. Class 2 and 3 Industrial
extends these areas to 70 and 300 metres, respectively.
The lands to the immediate north of the Subject Site are zoned Industrial (M3), which
currently features a motor vehicle repair shop, as well as a commercial unit. Based on the
City of Cambridge Zoning By-law No. 150-85, as amended, motor vehicle repair shops are
listed under “General Industrial Uses”, rather than the heavier industrial uses. Based on
the scale of the repair shop, the use is presumably within the Class 1 categorization of
industrial use based on the D-6-1 Industrial Categorization Criteria. This results in the
need for 20 metre separation distance between the use and the Proposed Development.
This distance is met measuring the nearest point of the motor repair shop in a straight line
towards the Subject Site, which reaches 20 metres at the edge of the Subject Site.
It can be concluded that the Proposed Development is compliant with the D-Series
guidelines.
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5. Technical Summaries
5.1

Noise Study
A Noise Study was prepared by SLR Consulting in support of the Subject Application. In
keeping with the Regional Municipality of Waterloo and City of Cambridge requirements,
the report examines the potential for the impacts of the environment on the proposed
development, the impacts of the proposed development on the environment, and the
impacts of the proposed development on itself. The report finds that:

5.2

•

Impacts of the environment on the proposed development can be adequately
controlled through the feasible mitigation measures, façade designs, and warning
clauses.

•

Impacts of the proposed development on the surrounding area are predicted to
meet NPC-300 requirements and can be adequately controlled through design
guidance.

•

Impacts of the proposed development on itself are predicted to meet NPC-300
requirements and can be adequately controlled by through design guidance.

Servicing Brief
A Servicing Brief was prepared by Meritech Engineering in support of the Subject
Application. The Brief identifies constraints for sanitary sewerage, water supply, and storm
drainage/stormwater management, and considers grading constraints, transportation, and
utility availability.
The Brief determines that sanitary servicing can be connected to the existing sewer on
Mildred Street, and that there is sufficient downstream capacity to service the Subject Site.
Water services will connect to each unit individually from the watermain on Lawrence
Street. Regarding drainage and grading, the Proposed Development does not increase
the amount of impervious surface over the existing condition, and infiltration measures are
not required.
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6. Subject Application and Rationale
6.1

Subject Application Details
The Site is zoned C2(O) in the City of Cambridge Zoning By-law. A Zoning By-law
Amendment is required to permit the Proposed Development. It is proposed that the
Subject Site be rezoned to the RM4 Zone with site specific provisions to:
•

Permit an exterior side yard of 4 metres where 6 metres is required;

•

Permit an interior side yard of 2 metres where 3 metres is required; and,

• Permit lot coverage of 45% where 40% is the maximum.
The following section provides justification for the proposed Zoning By-law Amendment.

6.2

Subject Application Rationale
Zone change from the C2(O) to RM4 Zone.
A change from the Commercial 2 to the Multiple Residential zone brings the Subject Site
into conformity with the Official Plan. In its current state, the Subject Site is an “island” in
the neighbourhood, being the only property in the block not zoned for residential use. A
change to the RM4 zone homogenizes with the properties adjacent to the south and
brings the property into conformity with the Official Plan designation for low/medium
residential uses.
Reduction in the minimum required exterior side yard
An exterior side yard setback is generally used to ensure that buildings are sufficiently
distanced from the public realm and roadway to not cause disturbances. A decrease in the
required exterior side yard setback achieves this intent. Mildred Street is a short local
road, slightly more than 100 metres in length. The level of traffic observed along this street
is minimal, and a slightly reduced exterior lot line would not disrupt future residents of the
Subject Site nor unnecessarily encroach on the public realm. Additionally, the Proposed
Development is angled to be parallel to the interior lot line rather than the exterior. This
results in the 4 metre setback being observed at only one point along the outer building
wall, and gradually increases in setback towards the rear yard. At the southern end of the
building wall, a 5.6 metre setback is achieved. Overall, the exterior side lot reduction
achieves the intent of the 6 metre requirement.
Reduction in the minimum required interior side yard
An interior side yard setback is generally used to ensure that buildings on separate lots
are sufficiently spaced from one another and are compatible. The interior side yard of the
Subject Site shares a lot line with the rear yard of the adjacent residential uses, distancing
the two built forms further than a typical interior side yard to interior side yard condition.
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Permit lot coverage of 45% where 40% is the maximum
Lot coverage is generally used to balance the hard and soft surfaces of a lot. In the case
of townhouse dwellings, the combination of the front and rear yard setbacks provides
another standard to balance the built area. Functionally, lot coverage achieves the same
goal as setbacks, and the combination of the two standards is overly restrictive, especially
for lower density residential uses. This lot coverage works in tandem with the landscaped
area of the Subject Site. The percentage of landscaped area is required to be at least 30%
of each lot, which is surpassed on each of the townhouse lots.
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7. Public Consultation Strategy
As part of the application package, the Planning Act requires a Public Consultation
Strategy to outline opportunities for members of the public to be involved in the processing
of the Subject Application. The Applicant is proposing to utilize the public process provided
in the Planning Act.
In accordance with Sections 17(15), 17(17), 17(19), 17(21), 34(12) and 34 (13) of the
Planning Act, the City of Cambridge provides public notice of the applications in the
prescribed manner and holds a Statutory Public Meeting as part of a regularly scheduled
Council Meeting. Any individuals or property owners that request further notification
regarding the applications would be formally notified by the Municipality as to the time and
location when the City of Cambridge Council will be considering the application.
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8. Conclusion
GSP Group Inc. has been retained by Lowland Lawrence Street Holdings Ltd. to
coordinate and prepare the submission of a Planning Justification Report for a Zoning Bylaw Amendment application for 359 Lawrence Street in Cambridge, Ontario. The proposed
application is necessary to permit the redevelopment of property for a six-unit townhouse
development.
At the pre-application consultation meeting with the City of Cambridge on March 26, 2021,
the preliminary concept design for the Subject Site was presented and the City provided
requirements for the proposed planning application. From this meeting, the City identified
the complete application requirements, including a Planning Justification Report, which is
to include an Urban Design Analysis and D6-Series Guidelines review. All necessary
reports and studies have been completed and are submitted in support of the
development applications.
This Planning Justification Report concludes that the proposed Zoning By-law
Amendments is appropriate and represents good planning for the following reasons:
•

It is consistent with the policies of the Provincial Policy Statement (2020);

•

It conforms to the policies of the Growth Plan for the Greater Golden Horseshoe;

•

It conforms to the policies of the Region of Waterloo Official Plan;

•

It conforms to the intent of the City of Cambridge Official Plan;

•

The requested site-specific provisions are appropriate and justified for the reasons
set out in Section 6.2 of this Report;

•

The Proposed Development will provide for the redevelopment of an under-utilized
site within the Built-Up Area of Cambridge;

•

The Subject Site can be serviced through proposed service connections to the
existing sanitary and water networks; and,

•

Approval of the Subject Application will permit development that is appropriate and
compatible in this urban context.

It is therefore our opinion that the proposed application is appropriate, represents good
planning, and should be approved.
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