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1.0

INTRODUCTION

MHBC Planning has been retained by Granite Homes to provide planning advice related to the
redevelopment of the property municipally known as 405 Myers Road, Cambridge, Ontario and legally
described as Concession 9, Part Lot 6, and Registered Plan 67R2965 (hereinafter referred to as the “subject
lands”). In order to permit the proposed redevelopment, an amendment to the City of Cambridge Zoning
By-law is required.
The subject lands are located to the southwest of the roundabout at Franklin Boulevard and Myers Road.
They are irregularly shaped with frontage on Myers Road and Bloomington Drive and have an area of
approximately 0.87 hectares (2.15 acres). The subject lands are presently developed with one single
detached dwelling and two accessory buildings.
The proposal includes the removal of the existing buildings and redevelopment of the site with stacked
townhouses. The proposal includes six stacked townhouse blocks containing 96 units. Vehicular and
pedestrian access is proposed from Bloomington Drive and Myers Road.
Implementation of the proposed redevelopment requires approval of a Zoning By-law Amendment. This
planning report supports the zone change application and assesses the proposal in the context of the
applicable planning framework. In support of the applications, the planning report includes the following:
•
•
•
•
•

•

An introduction and general description of the subject lands, surrounding uses and existing
conditions to provide an understanding of the locational and policy context;
Overview of the proposed development;
Description of the overall land use planning and design elements of the proposed development;
Description of the proposed Zoning By-law Amendment and details regarding the proposed
zoning;
Review of existing policy framework in relation to the proposed development and assessment of
consistency with the Provincial Policy Statement and conformity with the Growth Plan and the City
of Cambridge Official Plan; and,
Consideration and integration of recommendations and conclusions from the supporting studies
and reports.

MHBC has been responsible for the overall coordination of the applications. All required reports have been
prepared and submitted concurrently with the planning applications. Pre-consultation application
comments have been provided by the City of Cambridge and are attached as Appendix A.
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In addition to this Planning Justification Report, the following Technical Studies were identified to form a
complete application under the Planning Act:
•
•
•
•

Urban Design Brief
Environmental Noise Study
Tree Management Plan / Vegetation Plan
Archaeological Assessment

•
•
•

Functional Servicing Report
Stormwater Management Report
Salt Management Plan

All required reports have been included with this zoning by-law amendment application.
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2.0

SITE DESCRIPTION &
SURROUNDING LAND
USES

The subject lands are located in the southeast portion of the City of Cambridge, in the Kinbridge Community.
The subject lands are directly to the southwest of the recently constructed roundabout at Franklin Boulevard
and Myers Road. Both Myers Road and Franklin Boulevard are Arterial Roads under the jurisdiction of the
Region of Waterloo. The location of the subject land is shown on Figure 1 to this Report.
The subject lands are comprised of two parcels with a combined area of approximately 0.87 hectares (2.15
acres). The large northern portion of the subject lands is municipally known as 405 Myers Road. It has an
area of 0.85 hectares (2.1 acres) and approximately 60 metres of frontage on Myers Road. This portion of the
subject presently contains a single detached residential dwelling and two accessory buildings. The smaller
portion of the subject lands is legally described as Block 96, Plan 58M-457. It has an area of 303 square metres
and 10 metres of frontage on Bloomington Drive. This portion of the subject lands is presently vacant. The
subject lands are sloped with an elevation difference of approximately nine metres between the
Bloomington Drive and Myers Road and approximately 2.3 metres between the east and west property lines.
The subject lands are bounded by Myers Road to the north, Franklin Boulevard to the east, street townhouses
fronting onto Bloomington Drive to the south and a stormwater management facility to the west. The
townhouse development to the south is comprised two blocks of five townhouses separated by a ten metre
wide strip of land which forms part of the subject lands.
The surrounding area is characterized by a range and mix of housing forms, including single-detached, semidetached, townhouse and multiple dwellings. A context plan is included as Figure 2 to this Report.
Generally, surrounding land uses include the following:
NORTH:

Myers Road is immediately north of the subject lands. Single and semi-detached detached
residential dwellings are located on the north side of Myers Road. Further north is the St.
Vincent DePaul Catholic Elementary School and Our Lady of Fatima Roman Catholic Church.

EAST:

Franklin Boulevard is immediately east of the subject lands. The intersection of Franklin
Boulevard and Myers Road has recently been upgraded to a roundabout. To the east of
Franklin Boulevard is a large institutional use, the Forward Church and lands designated for
residential development. Further east are low-rise residential dwellings.
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SOUTH:

Existing townhouses that front onto Bloomington Drive are located to the south of the
subject lands. Further south is low-rise residential development in the form of single
detached and semi-detached houses. A local park, Griffiths Avenue Park, is located to the
southwest of the subject lands.

WEST:

Immediately west of the subject lands is a stormwater management facility. This facility
serves the Meadows of Franklin Pond subdivision. West of the stormwater management
facility are residential uses comprised of townhouses and low to mid-rise apartment
buildings, including a recently constructed six-storey apartment building. Further west
along Myers Road are institution uses including the Cambridge Christian School, Monsignor
Doyle Catholic Secondary School and a church.

The site is well situated in terms of educational uses with four schools located within a kilometre radius of
the subject lands. In addition, the subject lands are well located with respect to recreational uses and open
space uses.
The subject lands are well connected to the arterial road network (Myers Road and Franklin Boulevard) and
are proximate to existing public transportation systems along Myers Road and Franklin Boulevard, including
the 54-Lisbon Pines and 59-Christopher Grand River Transit bus routes which offer connections throughout
the City, to key locations, including Ainslie Terminal and the South Cambridge Shopping Centre.
With respect to active transit, sidewalk infrastructure exists along all streets adjacent to the subject lands.
There is a multi-use trail along Franklin Boulevard and a bicycle lane on Myers Road.
In summary, the site is well-located in a residential neighbourhood proximate to a range of non-residential
uses including educational, institutional and recreational uses. The site is well-connected to the arterial and
collector road network, active transportation routes and public transit.

2.1

Existing Planning Controls

The following provides an overview of the regional and municipal planning controls that apply to the subject
lands:
Regional Official Plan
(2015):

The subject lands are located within the Urban Area and the majority are
designated Built-Up Area by the Regional Official Plan. Lands within the Urban
Area are intended to accommodate the majority of growth within the Region
to the year 2031. A substantial portion of growth in the Urban Area is to be
accommodated within the Built-Up Area through reutbnaization. The ROP
establishes a reurbanization target that 45% of all new development occurring
annually within the Region will be constructed within the Built-Up Area. The
portion of the subject lands fronting on Bloomington Drive are within the
Designated Greenfield Area.

City of Cambridge The subject lands are located within the Built-Up Area as identified on Map 1A
Official Plan
– Urban Structure of the Official Plan. A significant portion of growth
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(2012):

forecasted for the City is to be accommodated on lands in the Built-Up Area.
The majority of subject lands are designated ‘High Density Residential’ on Map
2 - General Land Use Plan of the Official Plan. Lands in the High Density
Residential designation may be developed and used for residential uses. A
maximum Floor Space Index of 2.0 is permitted in this designation. It is noted
that a small portion of the subject lands is designated Low/Medium Density
Residential.

City of Cambridge The majority of subject lands are currently zoned R4. The primary purpose of
Zoning By-law 150-85: the R4 class zones is to accommodate single-detached dwellings. Stacked
townhouses are not a permitted use in the R4 zone and therefore a Zoning Bylaw Amendment is required to permit the proposed use with site specific
regulations. The portion of the subject lands fronting Bloomington Drive are
zoned RM4.
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3.0

PROPOSED
DEVELOPMENT

It is proposed to redevelop the subject lands with a stacked townhouse development. The proposal
includes six townhouse blocks containing 96 units. Access to the site will be provided through a right-inright-out laneway along Myers Road with additional two-way access from the south of the site along
Bloomington Drive.
The proposed redevelopment is illustrated on the concept plan included as Figure 3 to this Report and
described as follows:
•
•

•
•

•

96 residential units in six stacked townhouse blocks. Each townhouse block will contain between
16 and 24 units.
Two vehicular access points for the subject lands. A right-in-right-out access is proposed to Myers
Road and a full moves access is proposed to Bloomington Drive. The access to Bloomington Drive
is located between existing townhouses which front onto Bloomington Drive.
A network of sidewalks through the subject lands connecting to Myers Road and Bloomington
Drive.
Internal surface parking at a rate of 1 space per dwelling for a total of 98 parking spaces, including
three accessible parking spaces. The proposed parking is distributed through the site such that
parking is located proximate to dwelling units.
An outdoor amenity area at the northern portion of the subject lands for the enjoyment of future
residents.

The proposed development has been designed to be compatible with the existing residential development
to the south of the subject lands, fronting on Bloomington Drive. The proposed townhouse blocks are well
setback from the existing rear yards of homes along Bloomington Drive and have been designed in
consideration of the existing grade. The proposed units will be situated at a lower elevation than the existing
homes fronting on Bloomington Drive, thereby minimizing visual impact of the proposed development.
Detailed compatibility considerations are contained in a subsequent section of this report.

3.1

Density Summary

The table below summarizes the proposed density of the development. Density has been calculated on the
basis of units per hectare, floor space index and people per hectare. A persons per hectare density
calculation was provided as a small portion of the subject lands is located within the Designated Greenfield
Area. In determining people per hectare, persons per unit (PPU) values were used based on the City’s 2019
Development Charges Background Study.
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TABLE 1. DENSITY OF PROPOSED DEVELOPMENT
Density Calculation – Units Per Hectare
Total Units (Townhouses)
96
Total Land Area (ha)
0.87
Units per Hectare 111
Density Calculation – Floor Space index
Approximate GFA (square metres)
7,776 - 8,710
Total Land Area (square metres)
8,727
Floor Space Index 0.89 – 1.0
Density Calculation – Persons and Jobs per Hectare
Persons Per Unit (Medium Density)
2.461
Total Persons
236.25
Total Jobs*
4.725
Total Persons and Jobs
240.975
Persons and Jobs Per Hectare 276.98
*Population Related Employment was calculated at 2% of total persons

As demonstrated above, the proposed development has a density of 111 units per hectare, 277 persons and
jobs per hectare and a Floor Space Index of 0.89 – 1.0.
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Figure 3:

CONCEPT PLAN
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4.0

ZONING BY-LAW
AMENDMENT APPLICATION

The City of Cambridge Zoning By-law 150-85 (“By-law 150-85”) was originally approved on October 27, 1986
and has since been amended. By-law 150-85 is the in-force Zoning By-law for the City of Cambridge. Bylaw 150-85 zones the subject lands Low Density Residential (R4) and applies a Holding Symbol (H). This
zoning allows one single detached dwelling on a lot. In order to permit the proposed redevelopment of the
subject lands, a Zoning By-law Amendment is required.
It is noted that, the City of Cambridge is presently undertaking a review of the City’s Zoning By-law. A final
draft of the Zoning By-law was released in May 2019 (the Draft By-law), however it has not been approved
and is not in force and effect. The Draft Zoning By-law proposes to zone the subject lands Development
(“D”).
This section will provide an overview of the proposed zoning by-law amendment to By-law 150-85. Analysis
of the nature of the amendment that would be required to the Draft By-law is also included, for information
purposes. Given that the zoning by-law amendment application for the subject lands has been submitted
prior to approval of the Draft Zoning By-law, By-law 150-85 will continue to apply to the subject lands in the
event that the Draft Zoning By-law is approved prior to Council’s consideration of this application.

4.1

Zoning By-law 150-85

The subject lands are zoned Low Rise Residential (R4) by the City of Cambridge Zoning By-law 150-85. The
R4 zone permits: a detached one-family dwelling, a residential special care facility, and accessory uses
buildings or structures.
In order to permit the proposed redevelopment, a zoning by-law amendment is required. The proposed
zoning by-law amendment seeks to rezone the subject lands to RM4 to permit the proposed development
and establish appropriate regulatory standards. The RM4 zone, with site specific regulations, will implement
the High Density Residential designation of the subject lands. Table 2 below, provided an analysis of the
proposed development and summarizes the site specific regulations requested.
TABLE 2. PROPOSED ZONING
Section
Requirement
3.1.2.6.(a) Minimum lot frontage
3.1.2.6.(b) Maximum density
3.1.2.6.(c)
3.1.2.6.(d)

Minimum front yard
Minimum exterior side yard

405 Myers Road, Cambridge Ontario
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3.1.2.6.(e)
3.1.2.6.(e)
3.1.2.6.(f)

Minimum interior side yard
Minimum rear yard
Maximum lot coverage

3.1.2.6.(g)

Minimum gross floor area
One bedroom
Two or more bedrooms
Minimum private amenity
area per dwelling unit
Minimum common amenity
area per dwelling unit

3.1.2.6.(h)
3.1.2.6.(i)
3.1.2.6.(j)

4.5 metres to unit
(Franklin Boulevard)
3.0 metres
4.5 metres (west)
7.5 metres
25.75 metres (Bloomington)
40% of lot area (3,491 square 22.3% (1,942 square metres)
metres)
50 square metres per unit
60 square metres per unit
NA
30 square metres
square metres)

+ 50 square metres
+ 70 square metres
NA

(2,880 15 square metres per
dwelling unit (1,440 square
metres)
NA

Maximum
number
of 6
attached
one-family
dwelling units
3.1.2.6.(k) Minimum landscaped open 30% (2,618 square metres)
space
3.1.2.6.(m) Minimum distance between buildings on the same lot
Between side walls
3 metres
Between a front wall and a 10 metres
rear wall; a front wall and
another front wall; and a rear
wall and another rear wall
Between front or rear and 8 metres
side walls
2.2.1.1(d) Minimum
number
of 1.25 – comprised of one space
parking spaces
per unit plus one space for
each 4 dwelling units for
visitors only (120 parking
spaces required)
2.2.2.3(f)
No access driveway, aisle, parking stall or parking lot in an RMclass zone shall be located within 6 metre of a window of a
habitable room of a dwelling unit

25.4% (2,220 square metres)
3.1 metres
Front to Front – 29.35metres
Front to Rear – NA
Rear to Rear – NA
24.77 metres
98 (1.02 spaces per unit)

Complies

* It is noted that the subject lands have frontage on three streets: Myers Road in the north, Franklin Boulevard in the
east and Bloomington Drive in the south. For the purpose of analysing zoning and establishing site specific
regulations, Myers Road is deemed to be the front lot line.

The Holding Symbol applied to the subject lands limits the use of the property to farming, market gardening,
landscape gardening and uses permitted in all zoned until the H symbol has been removed by a Zoning Bylaw Amendment. The proposed zoning by-law amendment includes the required removal of the Holding
Symbol.
Based on the foregoing, the proposed Zoning By-law Amendment is required to permit the stacked
townhouse development and establish appropriate regulatory standards. The requested regulatory
standards are set out on Table 2, above and summarized below:
405 Myers Road, Cambridge Ontario
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•
•

•
•
•

A maximum density of 110 units per hectare; whereas 40 units per hectare is permitted;
A minimum exterior side yard of 3.47 metres; whereas a minimum exterior side yard of 6.0 metres is
required. It is noted that a balcony of the proposed stacked townhouse block at the northwest
corner of the site extends into the required setback. In all other locations, the proposed setback is
4.5 metres.
Minimum landscaped open space of 25 percent; whereas 30 percent is required.
A minimum common amenity area of 15 square metres per unit; whereas a minimum of 30 square
metres per unit is required; and,
A minimum parking ratio of one space per unit; whereas 1.25 spaces per unit are required.

A rationale for the site specific zoning requests is set out at Section 7 of this report.

4.2

Draft Zoning By-law 2019, May 2019

The City of Cambridge is presently undertaking a Zoning By-law review in order to bring the Zoning By-law
implement the City of Cambridge Official Plan.
The third draft of the Zoning By-law was issued in May 2019. The draft Zoning By-law proposes to zone the
subject lands Development (“D”). Section 11.1.3 of the Draft Zoning By-law provides that the D zone applies
to lands that are identified as being in the Future Urban Reserve according to the Official Plan or lands that
have been identified as redevelopment sites.
As previously stated, the subject lands are a redevelopment site. In this case, the subject lands represent an
underutilized site designated High Density Residential by the Official Plan. The existing development of a
single detached dwelling and accessory buildings is proposed to be demolished and replaced with a more
intensive form of residential development in the form of stacked townhouses, as contemplated by the
Official Plan designation.
It is proposed that the subject lands be zoned Residential Five Multiple (R5M) by the Draft Cambridge Zoning
By-law in order to permit the proposed development. The R5M zone permits stacked dwellings at a
maximum Floor Space Index of 2.0. Accordingly, it is considered to be the appropriate zone to implement
the High Density Residential designation and permit the proposed development. Table 3, below, provides
an analysis of the proposed development against the R5M zone of the draft Zoning By-law.
TABLE 3. PROPOSED ZONING
Section
Requirement
7.3C 1.
Minimum lot frontage
7.3C 3.
Minimum front yard
7.3C 5.
Minimum required rear yard

Required
30 metres
3.0 metres
7.5 metres

7.3C 6.

3.0 metres

Proposed Standard
50 metres (Myers Road)
6.0 metres (Myers Road)
25.56 metres (Bloomington
Drive)
4.5 metres

3.0 metres

3.43 metres

7.3C 7.

Minimum required interior
side yard
Minimum required exterior
side yard
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7.3C 8.

Minimum required outdoor
amenity area

7.3C 9.

Minimum landscaped open
space
Maximum height
Maximum density (units / ha)
Minimum Floor Space Index
Maximum Floor Space Index
Minimum parking

7.3C 10
7.3C 10
7.3C 11
7.3C.11
5.8

15 square metres per
dwelling unit (1,440 square
metres)
20% (1,745 square metres)

15 square metres per
dwelling unit (1,440 square
metres)
25.4% (2,220 square metres)

21 metres and 6 storeys
No maximum
0.5
2.0
1 space per unit plus 0.25
spaces per unit for visitors
(120 spaces)

14 metres and 3.5 storeys
0.87 – 1.0
0.87 – 1.0
1.02 spaces per unit (98
spaces)

The proposed development has been designed to implement the RM5 zone and only a reduction to the
required parking is requested.
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5.0

PUBLIC CONSULTATION
STRATEGY

The Planning Act (specifically O. Reg 544/06, amended by O. Reg. 178/16) requires that applicants submit a
proposed strategy for consulting with the public with respect to an application as part of the ‘complete’
application requirements. This section summarizes the proposed Public Consultation Strategy.
We propose that the public consultation process for the proposed Zoning By-law Amendment application
follow the Planning Act statutory requirements. The following points of public consultation are proposed:
•

A public meeting advertised by the City and heard by the Planning Committee.

•

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

•

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

•

A Planning Committee Meeting at which time the City Staff Report, all available information, and
public input will be considered.

•

A Council Meeting, at which time the City Staff Report, all available information, and public input
will be considered in Council’s final decision.

The consultation strategy proposed will provide members of the public with opportunities to review
understand and comment on the proposed Zoning By-law Amendment application. The consultation
strategy will be coordinated with City Staff and additional opportunities for consultation will be considered
and may be warranted based on the input received.
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6.0

POLICYANALYSIS

The following is a review of the Provincial and Municipal land use policy framework related to the subject
lands, and how the proposal has met those considerations

6.1

Provincial Policy Statement

The Provincial Policy Statement, 2014 (PPS) was issued by the Province of Ontario in accordance with Section
3 of the Planning Act. The 2014 PPS applies to all decisions regarding the exercise of any authority that affects
a land use planning matter made on or after April 30, 2014.
The PPS provides policy direction on matters of provincial interest related to land use planning and
development. It provides policies for Ontario’s long term prosperity, economic health, and social well-being.
These objectives depend on the efficient use of land and development patterns that support strong, livable
and healthy communities that protect the environment and public health and safety, and facilitate
economic growth. One of the key considerations of the PPS is that planning decisions “shall be consistent
with” the Policy Statement. The following is an analysis of the proposal development in the context of the
policies in the PPS.

6.1.1

Settlement Areas

Section 1.1.3.1 of the PPS states that Settlement Areas shall be the focus of growth and development, and
that their vitality and regeneration shall be promoted. The proposed development is located within the City
of Cambridge which is a designated Settlement Area. Further, section 1.1.3.2 states that land use patterns
within settlement areas shall be based on densities and a mix of land uses which:
•
•
•
•
•
•

Efficiently use land and resources;
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 economic expansion;
Minimize negative impacts to air quality and climate change, and promote energy efficiency;
Support active transportation;
Are transit supportive, where transit is planned, exists or may be developed; and
Are freight-supportive.

As well, a range of uses and opportunities for intensification and redevelopment are encouraged.
The proposed development provides an opportunity for intensification of an underutilized parcel of land in
a Settlement Area. The proposed development will provide residential units in an area that has existing
municipal services and is served by existing active and transit routes. The proposed development will have
a density of 110 units per hectare and will provide a compact housing form, further minimizing the impacts
on air quality and climate change.

405 Myers Road, Cambridge Ontario
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6.1.2

Housing

Section 1.4.3 of the PPS identifies that planning authorities shall provide for an appropriate range and mix of
housing types and densities to meet projected requirements of current and future residents of the regional
market area by:
•
•

•

•

•

Establishing and implementing minimum targets for the provision of housing which is affordable
to low and moderate income households;
Permitting and facilitating: all forms of housing required to meet the social, health, and well-being
requirements of current and future residents, including special needs requirements; and all forms of
residential intensification, including second units, and redevelopment;
Directing the development of new housing towards locations where appropriate levels of
infrastructure and public service facilities are or will be available to support current and projected
needs;
Promoting densities for new housing which efficiently use land, resources, infrastructure and public
service facilities, and support the use of active transportation and transit in areas where it exists or is
to be developed; and
Establishing development standards for residential intensification, redevelopment and new
residential development which minimize the cost of housing and facilitate compact form, while
maintaining appropriate levels of public health and safety.

The proposed development represents a compact form of development which will utilize existing
infrastructure. It is comprised of a form of multiple residential housing, which is considered to be an efficient
form of development that will contribute to the range and mix of housing types offered in the City of
Cambridge. The proposed redevelopment will result in the intensification of lands where infrastructure and
public services are available as well as where active transportation and transit systems exist.

6.1.3

Public Spaces, Recreation, Parks, Trails and Open Space

Section 1.5.1 of the PPS states that healthy, active communities should be promoted by: planning public
streets, spaces and facilities to be safe, meet the needs of pedestrians, foster social interaction and facilitate
active transportation and community connectivity
The proposed development includes sidewalk and driveway connections from the proposed development
to existing active transit facilities, including bicycle lanes, and GRT transit systems along Myers Road.
Internally, the proposed development contains sidewalks along all streets and is planned with a central
amenity area that provides residents with access to passive recreation opportunities.

6.1.4

Sewage, Water and Stormwater

As per Section 1.6.6.2 of the PPS, municipal sewage services and municipal water services are the preferred
form of servicing for settlement areas. Intensification and redevelopment within settlement areas on existing
municipal sewage services and municipal water services should be promoted, wherever feasible.
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The subject lands are located on an area with access to existing municipal services. The Functional Servicing
and Stormwater Management Report submitted with this application confirm municipal servicing
requirements can be satisfied and the site can be adequately serviced by existing municipal infrastructure.

6.1.5

Transportation

Section 1.6.7 of the PPS provides that transportation systems should be provided which are safe, energy
efficient, facilitate the movement of people and goods and are appropriate to address projected needs. Land
use patterns, density and mix of uses should be promoted that minimize the length of vehicle trips and
support current and future use of transit and active transportation.
The subject lands are located in proximity to existing GRT bus routes, bike lanes and off-road multi-use trails.
The proposed redevelopment is appropriately connected to the existing road network by a right-in, rightout driveway onto Myers Road and a full-moves driveway onto Bloomington Drive. The proposed
redevelopment contains sidewalks through the site in order to incorporate pedestrian connectivity to the
existing sidewalk network and to nearby transit options. The subject lands are well served by and integrated
with the existing transportation network.

6.1.6

Cultural Heritage and Archaeology

Section 2.6.2 of the PPS states that the development and site alteration of lands containing archaeological
resources or archaeological potential shall not be permitted unless they have been conserved. A Stage
1Archaeological Assessment is underway and will be submitted under separate cover. A Stage 2
Archaeological Assessment will be prepared when field work can be completed under appropriate
circumstances. Together, these reports will provide recommendations to ensure that any significant
archaeological resources are protected.

6.1.7

Summary

Based on the above, the proposed Zoning By-law Amendment is consistent with the policies of the
Provincial Policy Statement.

6.2

Provincial Policy Statement Update, 2019

The Province is presently undertaking a review of the Provincial Policy Statement. A draft Provincial Policy
Statement was released for review and comment in July, 2019 (the “2019 PPS”). The 2019 PPS builds on the
previous Provincial Policy Statement and incorporates recent changes to the land use planning system
including changes to the Planning Act and A Place to Grow: Growth Plan for the Greater Golden Horseshoe,
2009. The draft PPS encourages residential intensification and the provision of an appropriate range and
mix of housing options and densities. The proposed zoning by-law amendment application is consistent
with the policy direction contained in the draft 2019 PPS.
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6.3

A Place to Grow – Growth Plan for the Greater
Golden Horseshoe, 2019

The 2019 A Place to Grow – Growth Plan for the Greater Golden Horseshoe (‘A Place to Grow’) came into
effect on July 1, 2019. This Plan is the framework for implementing the Provincial Government’s initiative to
plan for growth and development in a way that supports the economic prosperity, protects the
environment, and helps communities achieve a high quality of life.
Section 1.2.1 of A Place to Grow sets out the guiding principles of the Plan. These principles include:
supporting the achievement of complete communities that are designed to support healthy and active
living and meet the needs of daily living; prioritizing intensification and higher densities to make efficient
use of land and infrastructure and support transit viability; supporting a range and mix of housing options;
improving the integration of land use planning with planning and investment in infrastructure and public
service facilities and providing for different approaches to manage growth that recognize the diversity of
communities in the Greater Golden Horseshoe.

6.3.1

Delineated Built-Up Area

The subject lands are located within the Delineated Built-Up Area of the City of Cambridge. Section 2.2.2 of
A Place to Grow identifies general intensification targets for the Built-Up area, stating that a minimum of 50
percent of all annual residential development will be built within the Delineated Built-Up Area. It is noted
that, in accordance with Section 2.2.2.2, until the next municipal comprehensive review is approved and in
effect, the annual minimum intensification target is that which is contained in the applicable municipal
official plan. In the case of the City of Cambridge, the minimum intensification target is 45 units per hectare,
as established in both the Region of Waterloo and City of Cambridge Official Plans.
The proposed development is within the Delineated Built-Up Area and will contribute to the intensification
targets of A Place to Grow. The proposed development will contribute to the supply of residential units in
the area and optimize the use of existing infrastructure. A total of 96 new dwellings are proposed to be
developed on the subject lands which will achieve a density of 110 units per hectare.

6.3.2

Housing

Section 2.2.6 of the Growth Plan provides policies to support the achievement of complete communities.
Specifically, Section 2.2.6.2 states that municipalities will support the development of complete
communities by: planning to accommodate forecasted growth to the horizon of this Plan; planning to
achieve the minimum intensification target and density targets; considering the range and mix of housing
options and densities of the existing housing stock; planning to diversify the overall housing stock across
the municipality
The proposed redevelopment will assist the Region of Waterloo and City of Cambridge in achieving the
minimum density targets set out in the Growth Plan through the intensification of an underutilized site. The
proposed stacked townhouse units contribute to the range and mix of housing options in the Region and
in the City while maintaining compatibility with the surrounding built neighbourhood. The proposed
405 Myers Road, Cambridge Ontario
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development will make use of and support existing transportation options, including public and active
transit, and non-residential uses located within the community. Compatibility considerations are included
at Section 6.5 of this Report.

6.3.3

Designated Greenfield Areas

Section 2.2.7 of the Growth Plan provides policies for new development that takes place in Designated
Greenfield Areas. The portion of the subject lands fronting on Bloomington Drive are within the Designated
Greenfield Area. Development occurring in these areas must be planned, designated, zoned and designed
in a manner that: supports the achievement of complete communities; supports active transportation; and
encourages the integration and sustained viability of transit services. The minimum density target for the
Designated Greenfield Area is 50 residents and jobs combined per hectare.
The portion of the subject lands within the Designated Greenfield Area is proposed to be developed with a
driveway and sidewalk to provide access into the proposed development. Although no units are proposed
on the portion of the subject lands within the Designated Greenfield Area, the redevelopment has an overall
density of 277 persons and jobs per hectare. The proposed development contributes to the existing
community through the provision of a higher density of development. The subject lands are well located
with respect to existing infrastructure, transit and active transportation networks.

6.3.4

Summary

Based on the above, it is concluded that the proposed Zoning By-law Amendment conforms to the
policies of the A Place to Grow.

6.4

Region of Waterloo Official Plan (ROP)

The Regional Official Plan (“ROP”) was approved by the Ministry of Municipal Affairs and Housing with
modifications on December 22, 2010, and approved, with amendments, by Oral Decision of the Ontario
Municipal Board on June 14, 2015. The ROP outlines a vision for growth and development within the Region
and establishes a number of general policies to plan and manage growth and implement provincial land
use policy. An overarching goal of the ROP is to promote balanced growth by directing a larger share of
new growth to the Built-Up Area.
The majority of the subject lands are designated Built-Up Area by the Regional Official Plan. Lands within
the Urban Area are intended to accommodate the majority of growth within the Region to the year 2031. A
substantial portion of growth in the Urban Area is to be accommodated within the Built-Up Area. The
portion of the subject lands fronting on Bloomington Drive are within the Designated Greenfield Area. The
designation of the subject lands by the ROP is illustrated on Figure 4 to this report.

6.4.1

Built-Up Area

Section 2.B of the ROP provides that a substantial portion of growth will be directed to the existing Built-Up
Area of the region through reurbanization. Section 2.C states that new states that new residential
405 Myers Road, Cambridge Ontario
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development occurring within the built boundary will contribute to the achievement of the reurbanization
target. Area municipalities are required to establish policies to ensure that a minimum of 45 percent of all
new residential development occurring annually within the region as a whole will be constructed in the
Built-Up Area.
The majority of the subject lands is located within the Built-Up Area and represents a compact development
with a proposed density of 110 units per hectare. The proposed development is subject to the General
Development policies (Policy 2.D.1) of the Regional Official Plan. The proposed amendment and conforms
to these policies as they provide for development that:
•
•
•
•
•
•

Will accommodate residential growth within the Urban Area, and more specifically the Built-Up Area
of the City of Cambridge;
Will be serviced by municipal water, sanitary and stormwater services appropriately sized to
accommodate the proposed development;
Contributes to the creation of complete communities by adding to the range of housing types
available in the surrounding neighbourhood
Represents a compact urban form that supports the use of existing transit, walking and cycling;
Does not affect any existing natural or cultural heritage resources; and,
Respects the scale, physical character and context of the surrounding neighbourhood.

The proposed development will assist the Region in meeting the required reurbanization target. The
proposed redevelopment has been designed to respect the surrounding residential uses; contribute to the
range of dwelling types in the community; and utilize existing infrastructure.

6.4.2

Urban Designated Greenfield Area

A small portion of the subject lands (±300m2) is located within the Designated Greenfield Area. This portion
of the subject lands is proposed to be developed with a driveway and sidewalk providing access to the
proposed development. Although no dwelling units are proposed on the portion of the subject lands within
the Designated Greenfield Area consideration of the applicable policies has been included.
Section 2.D.17 provides that the development occurring within the Urban Designated Greenfield Area will
be planned and developed to achieve a minimum density of 55 residents and jobs combined per hectare.
As set out on Table 1 of this report, the proposed development has a density of 277 residents and jobs per
hectare which will contribute to the density target of the Designated Greenfield Area.

6.4.3

Summary

The proposed development conforms to the Region of Waterloo Official Plan and no amendment is
required. The proposed development contributes to the intensification target for the Built-Up Area
and the Designated Greenfield Area target.
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6.5

City of Cambridge Official Plan

The City of Cambridge Official Plan (the Official Plan) was approved by the Region of Waterloo on November
21, 2012 as implementation of the ROP. The following provides an assessment of the proposed application
in the context of the Official Plan.
The majority of the subject lands are located in the Built Up Area on Map A1 of the Official Plan and
designated High Density Residential on Map 2 (Figures 5 and 6, respectively). It is noted that the portion of
the subject lands fronting onto Bloomington Drive are located within the Designated Greenfield Area and
are designated Low / Medium Density Residential.

6.5.1

High Density Residential Designation

The subject lands are designated High Density Residential by the City’s Official Plan. Section 8.4.6 applies
the following policies to lands designated High Density Residential:
•
•

A minimum 0.5 Floor Space Index and a maximum 2.0 Floor Space Index for the High Density
Residential designation
Lands in a High Density Residential designation may be developed and used for residential uses
such as apartment buildings and mixed use developments, provided the non-residential
component does not exceed 50% of the total building floor area

The subject lands are proposed to be developed with a stacked townhouse development with a Floor Space
Index of approximately 0.82. Therefore, the proposed development is permitted by the Official Plan and
implements Density Residential designation.

6.5.2

Compatibility

The Official Plan encourages development, including intensification, in a variety of locations, including
residential communities, provided it is compatible with the location, density and other characteristics of
neighbouring land uses. The City will consider the policies outlined in Section 8.4.2.1 when assessing the
compatibility of proposed development. Table 4 provides an analysis of the proposed redevelopment in
the context of the compatibility criteria set out at Section 8.4.2 of the Official Plan.
TABLE 4. COMPATIBILITY ANALYSIS (Section 8.4.2.1)
8.4.2.1 Factors to be taken into consideration in assessing the compatibility of development,
include:
Criteria
Response
a)
The density, scale, height, massing, visual • Neighbouring buildings include a variety of
impact, building materials, orientation and
single-storey to three-storey residential
architectural character of neighbouring
dwellings. Specific buildings types include
buildings and the proposed development;
stacked townhouse to the west,
townhouse semi-detached and single
detached units to the north and south
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•
•

•

•

The proposed buildings are setback from
the rear yards of the existing homes
fronting on Bloomington Drive
The development has utilized the existing
grade change to minimize visual impact.
New homes will be at a lower elevation
than existing homes.
Density and height will be regulated
through zoning by-law, consistent with the
range of densities and height proximate to
the subject lands and as permitted by the
Official Plan.
Measures will be employed at the site plan
stage to ensure mitigation of visual
impacts.

b)

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

There are no natural heritage features or
cultural heritage resources exist on the
subject lands or adjacent lands.

c)

The continued viability of neighbouring land •
uses;

Neighbouring land uses can continue to
exist the time same manner as they
currently do.

d)

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

An internal sidewalk network connects all
areas within the development and
connects to the existing sidewalk network.
The internal driveway connected to Myers
Road and Bloomington Drive has been
designed to municipal standards.
The parking reduction requested within
the range considered to be appropriate for
similar forms of development.

•

e)

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

•

405 Myers Road, Cambridge Ontario
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The proposed development has been
designed to conform to the required
setbacks of the RM4 zone with the
exception of the exterior side yard setback.
This side yard is adjacent to a Franklin
Boulevard and therefore the reduced side
yard setback is considered to be
appropriate and will not impact existing
residential development.
The concept plan includes sufficient areas
for on-site landscaping and buffering.
Details regarding landscaping and lighting
will be addressed at the site plan approval
stage
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•

•

f)

Noise attenuation;

•
•

Residential uses towards the south of the
subject lands, along Bloomington Drive, are
separated from the proposed residential
uses by a landscaping and a parking area.
The proposed location of the parking area
will reduce possible shadow impacts on
neighbouring residential dwellings.
The proposed development is for a
residential use and there will be no
significant noise impacts.
An Environmental Noise Assessment was
prepared to assess the impact of noise from
Franklin Boulevard and Myers Road. The
noise study includes recommendations for
mitigation measures to address noise
impacts.

g)

Odour, dust and emission impacts;

•

The proposed development is for a
residential use and there will be no
significant odor or dust emissions.

h)

Transportation implications; and

•

A Traffic Impact Study was not identified as
an application requirement.
Myers Road and Franklin Boulevard are
both Regional Arterial Roads and the
proposed redevelopment is not expected
to have any negative implications on the
surrounding transportation network,
including local roads.

•

i)

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

•

•

405 Myers Road, Cambridge Ontario
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The subject lands are adjacent to Myers
Road, Franklin Boulevard and a stormwater
management facility. The only adjacent
residential uses are the existing
townhomes located to the south of the
development
and
fronting
on
Bloomington Drive.
The proposed townhouse blocks are
setback 24 meters from the rear lot line. The
read yards of the existing homes are well
separated
from
the
proposed
development by parking and landscaping.
Development is for stacked townhouses
which is considered to be an appropriate
form of development adjacent to existing
townhomes.
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In addition to the above, the criteria set out at Section 8.4.2.2 of the Official Plan are to be considered when
assessing whether intensification and redevelopment within existing neighbourhoods is minor in nature
and will be compatible with the surrounding neighbourhood character. Table 5, below includes an
assessment of the proposed development in the context of the residential compatibility policies of the
Official Plan.
TABLE 5. COMPATIBILITY ANALYSIS (Section 8.4.2.2)
8.4.2.2 Infill Intensification and redevelopment within existing neighbourhoods will be minor in
nature and compatible with the surrounding neighbourhood
Criteria
Response
a)
Comparable building height, generally within • Adjacent
townhomes
fronting
on
two storeys of neighbouring buildings;
Bloomington Drive are two storeys. The
proposed stacked townhouses are proposed
to be three-and-a-half storeys which is
considered to be a comparable building
height.
• The proposed buildings will be situated at a
lower elevation than the existing homes on
Bloomington Drive, thereby minimizing the
impact of the building height.
b)
Massing and scale;
• The proposed zoning regulations implement
the Official Plan designation of the subject
lands.
• The massing and scale of the development is
consistent with higher density developments
along Myers Road.
c)
Similar lot coverage and side yard setbacks to • The proposed development is planned as a
neighbouring housing;
high density residential development which
conforms to the High Density Residential
designation.
• The proposed lot coverage and setbacks are
similar to other developments along Myers
Road.
• The adjacent residential development is
comprised of street-fronting townhouses
uses which have different requirements for
lot coverage and side yard setbacks than the
proposed development.
d)
Maintaining the predominant or average • There is no consistent front yard setback
front yard setback;
surrounding the subject lands. The front yard
is Myers Road. Development to the north is
back-lotted with rear yards to Myers Road.
405 Myers Road, Cambridge Ontario
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e)

f)
g)

Built form respects the façade details and •
materials of neighbouring housing, including
garage width, porches, screening and
architectural details;
Transportation implications;
•
Appropriate parking arrangements and traffic •
movement.

Lands to the east contain a stormwater
management facility and lands to the west
are developed with a church.
Building elevations will be designed to
provide visual interest to the Myers Road and
Franklin Boulevard streetscapes.
See response to 8.4.2.1h)
See response to 8.4.2.1d)

In addition to the foregoing, Section 8.4.2.3 requires that the location and massing of new buildings must
be compatible with the surrounding land use. The City will require sites to be designed with transitions
between areas of different intensity and scale.
The subject lands are located in an area with a broad range of dwelling unit types, including high density
residential uses along Myers Road. The proposed development implements the High Density Residential
designation of the subject lands and is consistent with the form of development existing and planned along
Myers Road.
The proposed development has been designed to be compatible with the immediately adjacent
townhouses uses. The proposed stacked townhouse blocks are setback 24 metres from the existing
townhouse uses along Bloomington Drive. This setback will assist in achieving a transition between different
intensities of uses. The proposed stacked-townhouses have a proposed building height of three-and-a-half
storeys which is considered comparable in height to the adjacent townhomes. Finally, the proposed
development will benefit from existing grades. The proposed stacked townhouses will be located at a lower
elevation than the existing homes on Bloomington, thereby minimizing the height and massing of the
proposed development.
Being compatible does not mean being the same as but rather speaks to existing in harmony with existing
development. The redevelopment proposal addresses the compatibility criteria set out in the Official Plan
and is considered to be compatible with the character of the existing neighbourhood

6.5.3

Locational Criteria for Multi-Unit Residential Development

The Official Plan encourages a range and mix of housing that is affordable with an objective being to
accommodate the various housing needs of Cambridge residents. This policy applies to both the Built-up
Area and the Designated Greenfield Area of the City. Multi-unit residential development is also subject to
locational criterial set out at Section 8.4.3 pf the Official Plan. Table 6 includes an assessment of the proposed
development in the context of these policies.
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TABLE 6. LOCATIONAL CRITERIA FOR MULTI-UNIT RESIDENTIAL DEVELOPMENT (Section 8.4.3)
8.4.3 Multi-unit residential development is to be encouraged where a site meets the following
criteria:
Criteria
Response
a)
Is located on an arterial or collector road, or is • Subject lands located at the southwest
directly accessible to any such road through the
corner of two Arterial Roads (Franklin
local road network where it is not likely to
Boulevard and Myers Road)
generate sufficient traffic to disturb the peaceful • Right-in/right-out access to Myers Road
and quiet enjoyment of neighbouring residential
permitted
properties located on such local access road;
• Traffic generated from the proposed
development is not anticipated to impact
the local road network
b)
Is conveniently located within reasonable • Located proximate to existing public transit,
distance of public transit, recreational open
including two GRT bus routes.
space and shopping facilities and, if the building • Located within walking distance of an
is proposed to be designed for occupancy by
elementary school.
households with children, is also located within • Located within walking distance of Griffiths
convenient walking distance to an elementary
Avenue Park.
school;
• Sidewalks connecting to Myers Road
provide pedestrian access to existing GRT
bus station stops along Myers Road.
c)
Has a suitable size and configuration to:
• Sidewalks provided through the subject
i.
Permit the separation or appropriate
lands to separate pedestrian and vehicular
integration of on-site vehicular and
traffic
pedestrian traffic;
• Adequate access for emergency vehicles will
be provided
ii.
Provide for adequate access and
• Outdoor amenity areas are to be provided
circulation by emergency vehicles;
• Landscaping details, including buffering, to
will be determined through the future site
iii.
Provide adequate on-site landscaping
plan stage
to: establish suitable outdoor amenities
and recreational facilities for the • A conceptual grading and servicing strategy
has been developed for the proposed
building’s occupants; screen parking
development. The proposed grading will
areas; and provide effective buffering
respect the existing grades along all
and screening to ensure the privacy of
property lines. The grading strategy has
outdoor recreational areas on the site as
been developed to ensure overland flow will
well as on adjoining properties;
be towards the Myers Road right-of-way.
iv.
Provide adequate grading and
stormwater management features to
ensure the drainage of surface waters to
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on-site stormwater management •
facilities or to public storm drainage
facilities and not to adjoining properties;
d)

e)

Is proposed to be developed in such a manner •
and at such a scale that the site and building
design, building height, setbacks, landscaping
and vehicular circulation will ensure the
proposed development is compatible with
existing development on adjoining lands, as
outlined in Section 8.4.2 of this Plan; and
Will include wherever possible the preservation •
and protection of the natural environment and
cultural heritage resources.

The subject lands were included in the
design of the adjacent stormwater
management facility.
See response to Section 8.4.2.1, above

No natural heritage or cultural heritage
features located on the subject lands.

In summary, the proposed redevelopment represents the intensification of underutilized lands within the
Built-up Area on lands designated for high density residential development. The development meets the
locational criteria established at Section 8.4.3 of the Official Plan. It has been planned in a sensitive manner
and results in a redevelopment proposal that offers a stacked-townhouse built form at a density within the
range permitted by the Official Plan.

6.5.4

Intensification

The City’s Urban Structure identifies how the City will grow over the long term. It contains policies that direct
a minimum of 45% of all residential redevelopment to the Built-Up Area which will contribute to meeting
and/or exceeding the Region reurbanization target. Section 2.6.1.6 of the Official Plan provides policies to
guide intensification within the built-up area. Intensification within the Built-Up Area will be planned and
designed to: support vibrant neighbourhoods through the inclusion of a diverse and compatible mix of land
uses; provide a range and mix of housing that takes into account affordable housing needs; incorporate high
quality public open spaces; support walking, cycling and transit; support the cultural heritage of the area;
achieve higher densities than surrounding areas; ensure an appropriate transition of built form to adjacent
areas; and maintain, enhance or wherever feasible, restore the natural environment.
The proposed development will result in the redevelopment of an underutilized parcel of land within a
predominantly developed neighbourhood located within the Built-up Area of the City. The proposal will
utilize and connect to existing infrastructure and municipal services, including transit, and will both provide
support for and benefit from the non-residential uses in proximity. The proposed development has been
designed to support walking and cycling through appropriate pedestrian infrastructure and convenient
connections to the existing active transportation and public transit network. The proposed redevelopment
will contribute to the range of housing in the community and will provide for a stacked-townhouse built
form which is more intrinsically affordable. The proposed development has a density of 110 units / hectare
which is higher than the densities of existing townhouse and single detached dwellings in the surrounding
area and comparable to recent developments along Myers Road.
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To ensure that the proposed redevelopment results in an appropriate form of intensification, compatibility
with the surrounding neighbourhood and adjacent uses has been an important factor in the design of the
development. The proposed redevelopment represents infill that will be well designed and compatible
with the location, density and characteristics of the surrounding community.

6.5.5

Designated Greenfield Area

It is noted that, a small portion of the subject lands are located within the Designated Greenfield Area. The
overall density for the subject lands is 277 residents and jobs per hectare which will assist in the City and
Region achieving the density target for the Designated Greenfield Area.
The portion of the subject lands located within the Designated Greenfield Area are designated Low /
Medium Density Residential. This portion of the subject lands is proposed to be developed with a driveway
and sidewalk connection providing vehicular and pedestrian access to the subject lands. Given that the
proposed stacked townhouses are not located on the Low / Medium Density Residential designated lands,
no amendment is required.

6.5.6

Affordable Housing

Section 8.4.1.2 of the Official Plan requires that where a development application contains two hectares or
more of developable land and proposes residential uses, a minimum of 30 percent of new residential units
are required to be planned in forms other than single-detached and semi-detached units. The subject lands
have an area less than two hectares and thus this requirement does not apply. Notwithstanding, the
proposed development is for stacked townhouse units which will provide additional housing choice.

6.5.7

Urban Design

Section 5.1 of the Official Plan provides details urban design policies which generally encourage a high
standard of urban design. These policies apply to all development within the City. An Urban Design Brief
has been prepared in support of the proposed redevelopment and includes an assessment of the proposal
in the context of the policies of the Official Plan. Generally, the proposed development will be designed as
a safe, attractive, pedestrian friendly development, integrated with the surrounding community and readily
linked by transit to other areas of the City.

6.5.8

Transportation and Infrastructure

The Official Plan provides objectives and policies to create successful transportation and infrastructure
development in the City. Networks and roadways provide a critical component to safely and efficiently move
people and goods.
The proposed development provides connection to Myers Road which is identified as a Regional Road on
Map 1A – Urban Structure. Regional Roads are to serve regional and local travel demands that provide
connections to highway systems and nodes. These roadways will carry high volumes of traffic and will
accommodate public transit. The proposed high density development provides residential units within close
proximity to existing transit routes located on Myers Road, specifically GRT station stops for routes 59 and 54
are within 250 metres of the proposed development and provide connectivity throughout the City.
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Developments that support active transportation and enhance the provision of safe facilities for pedestrians
and cyclists are supported by the City and the Region. The proposed development supports active
transportation and provides sidewalks throughout the proposed development. These sidewalks provide a
connection between Myers Road and Bloomington Drive for future residents.
The proposed development and is located within the Urban Area Boundary and will efficiently utilize existing
City and Region infrastructure water and waste water systems. Policy 6.1.6.6 states that the City will support
the allocation of servicing capacity to achieve density targets identified by the City, Region and Province.
Intensification and redevelopment projects that meet or exceed the City targets for people/jobs per hectare
are identified as a high priority in the City’s Official Plan. The analysis and findings contained in the Functional
Servicing Report submitted in support of the proposed development confirm that the subject lands can be
serviced by municipal infrastructure.

6.5.9

Official Plan Summary

The subject lands are designated High Density Residential which permits the proposed stacked-townhouse
development. The proposed development has a Floor Space Index of approximately 0.87 which is within
the range permitted by the High Density Residential designation. The proposed development has been
assessed in the context of the compatibility and intensification criteria established by the Official Plan and is
considered to be compatible with the form of development in the surrounding neighbourhood. The
proposed development represents the intensification of an underutilized parcel of land within the Built-up
Area and will contribute to the intensification targets established by the Region of Waterloo Official Plan.
For the reasons set out above, the proposed redevelopment is considered to conform to the City of
Cambridge Official Plan.
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7.0

CITY OF CAMBRIDGE
ZONING BY-LAW

¸As set out at Section 4 of this report, the subject lands are currently zoned R2 and are proposed to be zoned
RM4 to permit the proposed stacked townhouse development. The regulations proposed in Section 4 of
this report are proposed to apply to the lands in the RM4 zone to which reference “S.X.X.X”. This special RM4
zone is required to establish appropriate regulatory standards for the proposed development. The site
specific provisions include: an increase to the maximum permitted density; a reduction to the minimum
exterior side yard; a reduction to the minimum common amenity area permitted per unit; a reduction to the
required landscaped open space; and a reduction to the minimum number of parking spaces required.
It is noted that the proposed development has been designed generally in accordance with the zoning
regulations of the RM5 zone contained in the Draft Zoning By-law. The draft Zoning By-law has been
prepared to implement the Official Plan and represents current standards for development in the City of
Cambridge.
The following provides a rationale for the site specific provisions requested.
•

•

•

•

Maximum Density- The maximum density requested is 110 units per hectare; whereas the RM4 zone
permits a maximum density of 40 units per hectare. The maximum permitted density requested is
consistent with and implements the High Density Residential designation of the Official Plan.
Minimum Exterior Side Yard – A minimum exterior side yard of 3.82 metres is requested; whereas the
RM4 zone requires a minimum exterior side yard of 6.0 metres. The minimum exterior side yard setback
is considered to be appropriate for the proposed redevelopment as it is greater than the minimum 3.0
metre exterior side yard setback required by the Draft Zoning By-law. The setback of 3.82 metres only
applies to the northwest corner of the site where the property line turns toward the west. In all other
cases, the proposed buildings will have a 4.5 metre exterior side yard setback. The reduced setback will
not impact adjacent development as it applies to the rear yards located adjacent to Franklin Boulevard.
Minimum common amenity area – The minimum common amenity area proposed is 15 square
metres per unit (1,440 square metres); whereas a minimum common amenity area of 30 square metres
per unit (2,880 square metres) is required. The minimum common amenity area requested is consistent
with the requirements of the Draft Zoning By-law and is therefore considered to be appropriate. In
addition, the proposed stacked townhouse units will be designed to have private amenity area in the
form of terraces or balconies.
Minimum landscaped open space – The minimum landscaped open space proposed is 25% (2,220.2
square metres); whereas 30% (2,618 square metres) is required. The minimum landscaped open space
requested is greater than with the requirements of the Draft Zoning By-law (20%) and is therefore
considered to be appropriate.
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•

Minimum parking - A minimum parking rate of 1.0 spaces per unit is requested; whereas 1.25 spaces
are required by the Zoning By-law. The proposed parking rate is considered to be appropriate given the
location of the subject lands proximate to existing public transit stops and the integrated active
transportation network, including a multi-use trail along Franklin Boulevard.

Based on the foregoing, the proposed Zoning By-law Amendment appropriately implements the
High Density Residential designation of the Official Plan.
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8.0

SUMMARY OF
TECHNICAL REPORTS

The following is a summary of the key findings and recommendations of the supporting technical reports
and studies that were required to support the proposed Zoning By-law Amendment.

8.1

Urban Design Brief

An Urban Design Brief has been completed by MHBC. The purpose of this brief was to establish the vision
proposed for the development at 405 Myers Road and assess the development in the context of the City of
Cambridge's policies, regulations and standards related to the development in the community. The study
concluded that the proposed development will:
•

Provide for an infill development that meets the intent of the Urban Design Policy of the City of
Cambridge Official Plan and is compatible with adjacent uses;
• Provide a compact form of development with direct access to services and amenities;
• Encourage safe and healthy neighbourhood movements and interactions, through a pedestrianscaled site design and a design that support active transportation;
• Provide visual interest along Myers Road and Franklin Boulevard through building and streetscape
design that complements the surrounding neighbourhood; and
• Provide for high quality design.
The proposed townhouse development is an appropriate infill development at the intersection of Franklin
Boulevard and Myers Road that is respectful to the surrounding community

8.2

Functional
Servicing
Management Report

&

Stormwater

A Functional Servicing and Stormwater Management Report has been completed by MTE in support of the
proposed development. The purpose of this report is to examine existing conditions and existing services
and propose a grading and servicing strategy for the development as well as preliminary stormwater
management design. Based on the analysis contained in the report, it was concluded that:
•

The proposed grading design will respect the natural topography of the site to achieve a reasonable
cut/fill balance, where possible;
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•
•

Existing municipal infrastructure for water, sanitary and storm is available along Bloomington Drive
and the adjacent stormwater management facility;
The stormwater management criteria can be satisfied with the implementation of on-site controls
for water quantity and quality.

Additional grading, servicing and stormwater management details will be provided during the detailed
design.

8.3

Environmental Noise Assessment

An Environmental Noise Assessment has been completed by MTE in support of the proposed development.
The purpose of the report is to determine the noise impacts from Myers Road and Franklin Boulevard and
recommend noise control measures to meet the Ministry of Environment and Parks (MECP) guidelines and
the planning requirements of the City of Cambridge. Based on the analysis contained in the report, it was
concluded that:
•
•
•

•

None of the proposed dwellings will require special building components to achieve indoor sound
level criteria;
Provision for the future installation of central air conditioning by the owner is required for all
dwellings;
A noise wall and/ or berm may be required for the outdoor amenity area. It is anticipated that the
barrier will be privately owned and constructed of absorptive material. Required barriers will be
designed during the final design stage.
Noise warning clauses will be required to be registered on title as part of the site plan agreement
and upon completion of a Final Noise Assessment.

A final Environmental Noise Assessment is recommended to be required as part of a registration of a future
Plan of Condominium.

8.4

Salt Management Plan

A Salt Management Plan was prepared by MTE in support of the proposed development. The purpose of
this report is to support the Region of Waterloo’s initiatives to protect groundwater resources from road salt
impacts. The report provides information on practices and principles of salt use to ensure that it is used
effectively and efficiently. The objective of the Salt Management Plan is to reduce salt use and adopt best
management practices. It is recommended that the future condominium corporation or site owner be
required to implement a Salt Management Plan.

405 Myers Road, Cambridge Ontario
Planning Justification Report

33
December 2019

9.0

SUMMARY &
CONCLUSIONS

The purpose of this Planning Report was to evaluate the proposed Zoning By-law Amendment for the
subject lands in the context of existing land use policies and regulations including the Provincial Policy
Statement, the Growth Plan for the Greater Golden Horseshoe, the Region of Waterloo Official Plan, the City
of Cambridge Official Plan and the City of Cambridge Zoning By-law. The analysis contained in this report
demonstrates that the proposed Zoning By-law Amendment represents good planning.
I.
II.
III.
IV.
V.

VI.
VII.

The proposed redevelopment is consistent with the Provincial Policy Statement;
The proposed redevelopment conforms to the Growth Plan for the Greater Golden Horseshoe
and represents intensification in the Built-Up Area;
The proposed redevelopment conforms to the Region of Waterloo Official Plan and contributes
to the Regional reurbanization target;
The proposed redevelopment conforms to the City of Cambridge Official Plan. It implements
the High Density Residential designation and is within the Floor Space Index range permitted.
The proposed redevelopment provides for the intensification and redevelopment of an
underutilized site in the Built-Up Area of the City of Cambridge on lands that are well located
with respect to existing non-residential uses;
The proposed redevelopment will contribute to the range of residential building types within
the community and addresses compatibility considerations; and
The proposed redevelopment will optimize the use of available infrastructure within the
developed portion of the community and can be adequately serviced through connections to
existing infrastructure.

Based on the forgoing, the proposed Zoning By-law Amendment application should be accepted for
processing and deemed complete.

Dave Aston, MSc, MCIP, RPP
Vice-President
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Appendix A
Preconsultation Application Comments Checklist

City of Cambridge Pre-consultation
Application Comments Checklist
Please note that the comments are based on the proposal as submitted.
Due to changing policies and regulations, these comments are valid for a
period of two (2) years from the date of issuance by City staff.
The following professional documents/reports may be required as part of
the development application/review process. Please note that various fees
are associated with each application and there are also professional costs
for the preparation of required documents/reports. All requirements
identified are minimum and determined as of the date of the preconsultation meeting with the information available at that time.
Application File No.

D30/19

Name of Applicant:

Mr Gerry Fraser

Municipal Address of Subject 405 Myers Rd
Property:
Description of Proposal:

Official Plan Designation:

72 stacked townhouses units within 4
blocks on approx. 2.2 Acre site located at
405 Myers Road.
High Density Residential

Zoning Classification:

(H)R4

Pre-consultation meeting
date and time:
Meeting Location:
City Planning Contact:

A.

Matthew Blevins

Applications required for submission of a complete planning
application:
copies of the application forms are available on the City’s website at
https://www.cambridge.ca/en/build-invest-grow/PlanningProcess.aspx
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Application Type
Official Plan Amendment

Zoning By-law Amendment
Subdivision
Site Plan (if planning application is approved). Applicant
has option of submitting a site plan application
concurrently with other planning applications.
Condominium
Part Lot Control
Consent/severance
Minor Variance
Removal of Holding Provision
Temporary Use By-law
Other

B.

Check if
applies

(may be
required
depending
on FSI)



Documents/Studies required for submission of a complete
planning application: All reports must be prepared by qualified
professionals at applicant’s cost. City may require peer review of
any studies at applicant’s cost. 4 hard copies and pdfs of all
required information must be submitted with the applicable planning
application to the City Planning contact. The City reserves the right
to post supporting studies for a complete future Planning application
on the City website.
Please note that for submission of a future planning
application(s), application forms that are incomplete and/or
missing the required supporting information and/or fees
cannot be accepted by the City of Cambridge and will be
returned to the applicant.
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Document/Study Type

Check if
applies

All Land Uses
Accessibility review – review by the City’s Accessibility
Advisory Committee may be required
Agreement between property owner and City required to
be registered on title if application is eventually approved
Application fees – posted on the City’s website. Core
area sites are exempt from planning application fees.
Application form – fully completed
Cash in lieu of parkland or parkland dedication
required – subdivision, condo or condition of severance
City Development Charges are applicable. Core Area
sites, brownfields and designated heritage properties are
currently exempt from City development charges. Eligible
affordable housing projects may have development
charges payment deferred.



 (unless
site in a core
area)




Please note: Core DCs exempt by Region is in effect
until end of February 2019. The City is reviewing its
development charge exemptions as part of the City’s mid2019 development charge update. City development
charges can be found at:
https://www.cambridge.ca/en/build-investgrow/Development-Charges.aspx
Environmental Impact Study – terms of reference must
be approved by the City of Cambridge and where
applicable, Grand River Conservation Authority and the
Region of Waterloo before any work on the study starts
Financial Impact Analysis – section 10.14 of the City’s
Official Plan
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Financial Incentives may be available for this proposal
as follows:
- Affordable Housing
- Building Revitalization Program for façade
improvements in core areas
- Brownfields redevelopment
- Designated heritage building
- Design Guide Program in core areas
- Tax Increment Grant for brownfields or affordable
housing sites in the area covered by the affordable
housing CIP.
Floor plans
Functional Servicing Report - Development
Engineering staff should be consulted for City standards
Growth and Intensification Study (applies to core
areas, regenerations areas) – If proposal is alignment
with the Official Plan objectives for this area, proposal
can be submitted while the study is still underway. The
City is undertaking a study which will lead to the
preparation of a secondary plan affecting this area. The
applicant is encouraged to participate in further meetings
regarding the secondary plan for this area.
Heritage Impact Assessment - terms of reference must
be approved by the City of Cambridge before any work
on the Assessment starts. Review by the City’s Municipal
Heritage Advisory Committee may be required for
properties currently on the City’s Heritage Register or
properties adjacent to a property currently on the City’s
Heritage Register. HIA review fee required as per
Municipal Fees and charges
Hydrogeological Study
Incentive program for energy efficiency - may be
available for your proposed development. Please contact
Steve Rakidzioski at 519-667-4121 ext. 5154121 for
Union Gas incentives and Karen Spain at 519-621-7420
ext. 2418 or kspain@energyplus.ca for incentives
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available from Energy+ Inc.
Landscaping Plan
LED lighting or signage proposed – for current or
future proposals using LED lighting, a lighting analysis is
required.
Lighting/photometrics plan- All light spill must be
limited to 0 at adjacent property lines and 0.5 adjacent to
municipal road.
Light Rail Transit Route – an Environmental
Assessment by the Region of Waterloo is underway for
Stage 2 of the LRT route in South Kitchener and
Cambridge. Any requirements from the Region about this
site relative to the Environmental Assessment must be
addressed.
Massing models and elevations
Noise study to the satisfaction of the City and Region
of Waterloo
*stationary source noise study required
*non-stationary – rail or transportation noise study
required
Parking Study for a proposed parking reduction
Planning Justification Report
- Report must include a detailed public consultation
strategy in addition to the statutory public meeting
under the Planning Act.
- Complete analysis of how the application is
consistent with the 2014 Provincial Policy
Statement and conforms with the 2017 Provincial
Growth Plan, and current Regional and City
Official Plans and addresses climate change
Record of Site Condition – written acknowledgement by
the Ministry of Environment, Conservation and Parks that
the RSC has been filed is required. This need for a RSC
is required either as a mandatory filing by Provincial
legislation or required by City procedures.
Sanitary Servicing capacity assessment to be included
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with pre-consultation application - under 5 residential
units no assessment is required.
Separate application fee required with submission of preconsultation application.
Site concept plan including list of site statistics relative
to existing and proposed zoning regulations (e.g. all
setbacks, building heights, parking, etc.)
Shadow and Wind Study - for proposals 6 storeys and
higher
Source Water Protection - site is located within a
Source Water Protection Area and requires a Notice of
Source Protection Plan Compliance (Section 59 notice)
from the Region of Waterloo (taps/regionofwaterloo.ca)
as part of a complete application.
Stormwater Management Report – Development
Engineering staff should be consulted for City standards
Traffic Impact study – terms of reference must be
approved by City’s Transportation Staff before any work
on the study starts
Trail connections to be identified (particularly for core
area proposals)
Tree Management Plan/Vegetation Plan – please note
that the City has a tree cutting by-law in effect. No tree
removals are permitted on private property unless the
City’s Parks, Recreation and Culture Division are
consulted first.
Urban Design Brief in accordance with Section 5 of the
City’s Official Plan
Urban Design Guidelines for either Galt, Main Street in
Galt, Hespeler or Preston – proposal to be designed in
accordance with these guidelines
Vibration analysis
Viewshed analysis – directions to be addressed include:
(directions to be noted by City staff)
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Other studies/reports requested by agency
comments
___________________________
___________________________
___________________________
___________________________
___________________________
Residential
Applicable items from all land uses list above
Affordable units – identify whether any affordable
housing is being proposed, either through proposed built
form and/or CMHC’s annual affordable rental or
ownership rates
Bonusing in accordance with Section 10.16 in the City’s
Official Plan. If the application is eventually approved a
bonusing agreement may need to be entered into
between the property owner and the City. An uplift report
prepared by a qualified person will need to be provided
by the developer to identify the financial benefit from the
increased height and/or density to assist with the
preparation of a bonusing agreement.
Condominium - if Common Elements - Parcel of Tied
Land (POTL): note whether specific Zoning relief is
required; whether the proposed exclusive use area
conflicts with any services (i.e. light standard, fire hydrant
etc.); or any other relief/conflict that is proposed. A future
minor variance application may be required if required
relief is not identified at the planning application stage.
Condominium - if phased- note whether the parking and
amenity area complies with Zoning for each proposed
phase
Demolition Control Permit if application is approved required for residential development if a residential
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building is located on the property
Density/Floor Space index calculation: (preconsultation proposal to identify proposed density/or
where applicable floor space index and this calculation to
be confirmed by City staff)
Density of: ___________
Floor Space Index of: ___________________



Minimum Distance Separation calculation – for
proposed sensitive uses proximate to livestock barns
Phasing Plan – for subdivision
Provincial D Series Guidelines consideration for
sensitive uses proximate to industry (can be included in
the required planning justification study)
Industrial
Applicable items from all land uses list above
Condominium if Common Elements - Parcel of Tied
Land (POTL): note whether specific Zoning relief is
required; whether the proposed exclusive use area
conflicts with any services (i.e. light standard, fire hydrant
etc.); or any other relief/conflict that is proposed. A future
minor variance application may be required if required
relief is not identified at the planning application stage.
Condominium if Phased - note whether the parking and
amenity area complies with Zoning for each proposed
phase
Dust, noise and vibration study
Phasing Plan – for subdivision
Provincial D Series Guidelines consideration for
sensitive uses proximate to industry (can be included in
required planning justification study)
Urban Design Guidelines for business parks
(Cambridge Business Park, LG Lovell Industrial Park,
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Eastern Industrial Park) - from City’s Economic
Development Division - development to be designed in
accordance with these guidelines
Commercial
Applicable items from all land uses list above
Condominium if Common Elements - Parcel of Tied
Land (POTL): note whether specific Zoning relief is
required; whether the proposed exclusive use area
conflicts with any services (i.e. light standard, fire hydrant
etc.); or any other relief/conflict that is proposed. A future
minor variance application may be required if required
relief is not identified at the planning application stage.
Condominium if Phased - note whether the parking and
amenity area complies with Zoning for each proposed
phase
Market impact assessment – completed in accordance
with the City’s terms of reference which is located on the
City’s website



Institutional
Applicable items from all land uses list above
Provincial D Series Guidelines consideration for
sensitive uses proximate to industry (can be included in
required planning justification study)



Other
Applicable items from all land uses list above
Residential/commercial mixed use development –
separate parking calculations for residential and
commercial uses
Provide concept sketch showing any existing or proposed
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easements or identify need for blanket easements.

C.

City Planning staff summary comments:

General overview: Planning staff generally supports this proposal
provided suitable supporting information is required and addresses
agency, public and council comments
D.

Additional comments raised by other City Divisions or Agencies:

City of Cambridge, Development Planning Section
Contact:
Matthew Blevins
Phone:
(519) 623-1340 Ext. 4317
Email:
BlevinsM@cambridge.ca
Development Planning - Comments:










Please confirm proposed Floor Space Index (FSI) for proposed
development. If FSI is higher than 2.0 Official Plan Amendment or
Bonusing may be required.
o If formal application is submitted after proposed changes
to Section 37/Bonusing through Bill 108 are in effect
additional consultation on this point will be required with
staff.
Applicant is advised that City’s parcel data indicates that the
existing units fronting Bloomington Drive are not part of the lands
subject to the proposed application(s). Property is designated High
Density Residential and zoned (H)R4.
Planning staff are generally supportive of the proposed
development pending appropriate justification of relevant polices
from Provincial, Regional and City plans.
Blocks A&B should be relocated closer to Myers Road with the
parking shifted internal to the site to facilitate more efficient design
of parking areas and proposed ‘parkette’
Future site plan application will be required if the application(s) are
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approved and may be submitted concurrently.
Site design shall have regard for the accessibility for persons with
disability, in accordance with the Ontario Integrated Accessibility
Standards Regulation.
See the City’s website for application fees and development
charges
All reports/studies must be prepared by qualified professionals at
the applicant’s cost.
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AIR PHOTO
AND
CONCEPT PLAN
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Region of Waterloo, Transportation Planner
Contact:
Cheryl Marcy
Phone:
(519) 575-4500 Ext. 3243
Email:
Cmarcy@regionofwaterloo.ca
Access Permit/TIS/Access Regulation
The concept plan identifies a proposed access to Regional Road #43 (Myers
Road). Due to the close proximity to the roundabout at Myers Road and Franklin
Boulevard the proposed access must be right-in/right-out. A Regional Access
Permit will be required and the fee for the issuance of this permit is $230. The
proposed access must comply with the Regional Road Access Policy. The
application for an Access Permit can be found on the Region’s website at
http://www.regionofwaterloo.ca/en/doingBusiness/RoadandTrafficPermits.asp.
Prior to Regional clearance for a future Site Plan application, an approved
functional design of the proposed access, a cost estimate, a letter of credit, and a
signed agreement to the satisfaction of the Regional Solicitor will be required.
The Access Permit can be deferred to the Site Plan stage.
Stormwater Management & Site Grading
Storm sewers within the Regional road right-of-way are generally sized and
designed to only accommodate stormwater from the right-of-way and in some
instances off road surface drainage under existing conditions. A private
stormwater connection to any storm sewer on Myers Road will be discouraged
where an alternate stormwater connection is available, including infiltration if soil
conditions and Source Protection Plan under the Clean Water Act permit, or if it
is determined that the Myers Road storm sewer does not have the sufficiency
(condition and capacity) to accommodate private stormwater flows from this
site. It is the responsibility of the applicant’s engineering consultant to determine
an appropriate stormwater outlet from this site and the sufficiency of the receiving
storm system if there is no other option available and to include this information
in the Stormwater Management Report (SWM). The applicant or their consultant
should contact Mr. Malcolm Lister, Manager, Technical Services for the Region
of Waterloo at 519-575-4432 or mlister@regionofwaterloo.ca to determine if any
engineering plans and/or further technical information for Myers Road is available
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which may be of assistance.
The applicant must submit a detailed Site Grading & Drainage Control Plan(s)
and Site Servicing Plan(s) along with a SWM report (including an electronic copy)
to the Commissioner of Planning, Development and Legislative Services, Region
of Waterloo for approval. This should include drainage details for the subject
property, abutting properties and the public road allowance so as to ensure
compatible drainage and to show thereon all existing and proposed connections
to the municipal storm sewers, sanitary sewers and water mains and all detailed
erosion and siltation control features, all to the satisfaction of the Regional
Municipality of Waterloo.
The site must be graded in accordance with the approved plan and the Regional
Road allowance must be restored to the satisfaction of the Regional Municipality
of Waterloo.
Please be advised that the any new servicing connections or update to the
existing servicing would require Regional approval through a separate process of
Municipal Consent. For servicing approvals please contact Nora Fleming @ 519575-4757 x3312 Email: nfleming@regionofwaterloo.ca
Environmental Noise
As part of complete Zoning By-law Amendment / Official Plan Amendment (if
required) applications for this property, an Environmental Noise Study will be
required. It is the responsibility of the applicant to ensure the proposed
development is not impacted by anticipated transportation noise. The noise level
criteria and guidelines for the preparation of the transportation aspects of the
Environmental Noise Study are included in the Region of Waterloo
Implementation Guideline for Noise Policies. Any requirement for the analysis of
transportation and stationary noise impacts must comply with MOE NPC-300
Guidelines.
The noise consultant must be pre-approved by the Region of Waterloo. The
noise consultant is responsible for obtaining current information, applying
professional expertise in performing calculations, making detailed and justified
recommendations, and submitting the Consultant Noise Study Declaration and
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Owner/Authorized Agent Statement.
There is a $250 fee for the preparation of traffic forecasts and review of
Environmental Noise Studies by Region of Waterloo staff. The noise consultant
preparing the Environmental Noise Study must complete and submit a
Transportation Planning Noise Assessment Fee Form. The form can be found at
http://www.regionofwaterloo.ca/en/doingBusiness/resources/Noise_Assessment_
Fee_Application.pdf. As indicated on the form, traffic forecasts for noise
assessments will be prepared within 15 business days of the data request, but
will be withheld if payment has not been received.
Other
The Region’s 2019 Transportation Capital Program identifies this section of
Myers Road for reconstruction in 2020.
Region of Waterloo, Community Planning
Contact:
Sylvia Rafalski-Misch
Phone:
(519) 575-4500 Ext. 3114
Email:
SRafalski-Misch@regionofwaterloo.ca
The subject property is designated High Density Residential in the City of
Cambridge Official Plan with a density range of 0.5 – 2.0 FSI and is zoned (H)R4
in the City’s Zoning By-law, which permits an existing single detached dwelling.
One development concept has been provided, proposing four (4) 3-storey, 18
unit, stacked townhouse buildings with a total of 72 residential units. The
applicant has not indicated the proposed FSI. An application for a Zoning By-law
Amendment would be required and Official Plan Amendment (or bonusing) may
be required based on the proposed FSI.
Community Planning
Planning Justification Report
The subject property is designated “Urban Area” and “Built-Up Area” in the
Regional Official Plan (ROP). A Planning Justification Report (1 hard copy) must
be submitted as part of complete Zoning By-law Amendment / Official Plan
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Amendment (if required) applications and must address the requirements of the
Provincial Policy Statement, the Growth Plan for the Greater Golden Horseshoe,
the Regional Official Plan (ROP), the City of Cambridge Official Plan and the
applicable City’s Zoning By-law.
Hydrogeology and Source Water Protection
The subject property is located in Wellhead Protection Sensitivity Area 8. As part
of complete Zoning By-law Amendment / Official Plan Amendment (if required)
applications, a Stormwater Management Plan, a Salt Management Plan (SMP)
and Section 59 Notice under Part IV of the Clean Water Act must be submitted.
Further, if geothermal energy systems are being considered as part of this
development, then a detailed Hydrogeological Report will also need to be
submitted as part of a complete application. If a Hydrogeological Report is not
submitted, the Region will require that the site-specific zoning by-law for the
subject property include a clause prohibiting the use of geothermal energy
systems at the subject property. Further, if there are any existing private wells on
the property, they must be decommissioned by a licensed well contractor in
accordance with O. Reg. 903 (as amended).
As part of the SMP, Regional staff encourage the applicant to incorporate design
considerations with respect to salt management, including:








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

The applicant is eligible for certification under the Smart About SaltTM program for
this property. Completion of the SMP is one part of the program. To learn more
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about the program and to find accredited contractors please refer to:
http://www.smartaboutsalt.com/. Benefits of designation under the program
include cost savings through more efficient use of salt, safe winter conditions by
preventing the formation of ice, and potential reductions in insurance premiums.
Archaeological Assessment
The subject property possesses the potential for the recovery of archaeological
resources; therefore, an Archeological Assessment is required and must be
submitted as part of complete Zoning By-law Amendment / Official Plan
Amendment (if required) applications.
As per Regional Official Plan policy 3.G.9, the applicant is required to have a
licensed Archaeologist complete an Archeological Assessment for the entire
property, and any adverse impacts to significant archaeological resources found
shall be mitigated, through preservation or resource removal and documentation,
at the expense of the owner. Further, the applicant must submit the
Archaeological Assessment report to the Ministry of Culture, Tourism and Sport,
and once reviewed and accepted, provide a copy of the Acknowledgement letter
and Assessment report to the Region of Waterloo’s Planning, Development and
Legislative Services Department.
Regional staff request that if Stage 3 is recommended by the licensed
Archaeologist, that the Region be provided with the Stage 1 and 2 Assessments
and consulted prior to beginning the Stage 3 Assessment.
Water Services
Given the proximity to a 450 mm PVC regional watermain on Myers Road, the
applicant is advised that no connection to regional watermains will be permitted
in accordance with Section B.2.1.4.1 of the Design Guidelines and Supplemental
Specifications for Municipal Services for January 2019. Water servicing should
be provided to the subject property from the local watermain on Bloomington
Drive. The adjacent property at 115 Bloomington Drive is listed under the same
ownership as the subject property at 405 Myers Road. The applicant should
confirm whether the two properties are intended to be merged as part of the
proposed development or used to provide water servicing.
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The applicant is further advised that Bloomington Drive is in the Cambridge 1a
pressure zone with a static hydraulic grade line of 349.5 mASL, while Myers
Road is in the Cambridge 1 pressure zone with static hydraulic grade line of
332.5 mASL.
Application Fees
In accordance with Regional Fee By-law 19-016, the applicant will be required to
pay the following Regional application fees:





$1,150 – Zoning By-law Amendment fee to be submitted with the
application
$5,750 – Official Plan Amendment fee (if OPA required) to be submitted
after City Council adopt the Amendment
$805 – Site Plan Review fee
$230 – Regional Road Access fee

Regional Development Charges
Any future development on the subject lands will be subject to provisions of
Regional Development Charges By-law 19-037 or any successor thereof.
Summary
In summary, the following studies/fee must be submitted as part of complete
Zoning By-law Amendment / Official Plan Amendment (if required) applications:







Planning Justification Report (1 hard copy)
Stormwater Management Plan (1 hard copy)
Salt Management Plan (1 hard copy)
Section 59 Notice under Part IV of the Clean Water Act
Environmental Noise Study (1 hard copy)
$1,150 – Zoning By-law Amendment review fee

The applicant is requested to submit an electronic copy of all plans and reports in
addition to the paper copies.
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Please note: Comments and requirements are based on the information
provided by the applicant during the pre-submission process. Should new
details and/or information become available through the application
process, the above-noted requirements are subject to change.

City of Cambridge, Building
Contact:
Kathryn MacDonald
Phone:
(519) 621-0740 ext. 4306
Email:
macdonaldk@cambridge.ca
• No comments.
City of Cambridge, Economic Development
Contact:
Laura Pearce
Phone:
(519) 740-4685 Ext. 4615
Email:
pearcel@cambridge.ca
• No comments.
City of Cambridge, Parks, Recreation & Culture
Contact:
Paul Willms
Phone:
(519) 740-4681 Ext.4262
Email:
willmsp@cambridge.ca
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The following Parks, Recreation & Culture Division (PRCD) comments and
submission requirements are based on information provided in the application.
The requirements are based on the mandates of the PRCD (parks, trails,
forestry,
cemeteries, etc.)
and applicable
legislation. The
comments below
are initial, based on
the information
received to date,
and may change
with further detail,
further discussion
with, or
submissions by, the
proponent,
alternative concept
designs, and/or changing City or other policy between now and submission of a
complete application.

SUMMARY OF Parks & Rec REQUIREMENTS

1. Tree management plan/tree by-law permit required as part of Site
Plan submission.
2. Fence to be installed on City lands (365 Myers Rd.) to separate 405
Myers Rd. from stormwater pond as a condition on Plan of
Condominium.
3. Parkland dedication cash-in-lieu (as a condition on Plan of
Condominium or as Bill 108 will dictate, e.g. on Building Permit)
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SUBMISSION REQUIREMENTS, CONDITIONS AND COMMENTS:

Parkland Dedication
Cash-in-lieu of parkland dedication will be required as per the Planning Act and
Official Plan policies.
Comment


The applicant should be aware that the Province is currently in the
process of developing regulations around parkland dedication and
development charges for soft services that may change when
parkland dedication cash-in-lieu is required and for what form of
development (i.e. may be required at Site Plan, building permit, or
land division applications such as Plan of Condominium OR Plan of
Subdivision).



An appraisal will also be required as per the Planning Act (day
before day of draft approval) to the satisfaction of City of
Cambridge Property & Realty Services in order to inform the
parkland dedication cash-in-lieu calculation.

Tree Management Policies & Guidelines and Tree By-law Permit
A Tree Management Plan (TMP) / Tree By-law Permit will be required for a
complete application (in this case Site Plan / Plan of Condominium). The tree bylaw permit application offers either a payment option to the Replacement Tree
Fund (for trees to be removed) or the applicant can provide a Compensation
Planting Plan to offset the payment (by planting trees instead of paying the fee to
the Replacement Tree Fund). If the applicant is proposing a Compensation
Planting Plan it must be provided at the time of submitting the TMP/tree by-law
permit application otherwise the fee and Replacement Tree Fund amount must
accompany the submissions.
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Comment
Trees, both City street trees in the right-of-way and your site’s trees on private
property, should be looked at very early in the planning process.
A Tree Management Plan (TMP) will provide an inventory of trees above
10cm dbh, demonstrate Tree Protection Zone fencing for taking trees through
the construction process, and will complete compensation calculations for
trees above 20cm dbh under the private property by-law, and if applicable,
compensation or protection of City street trees. The City’s by-laws which
should be incorporated into the TMP include the following:



By-law 71-06 – “City-owned street tree by-law”
By-law 124-18 – “private property tree by-law”

The City’s street tree by-law (71-06) concerns trees in the right-of-way
typically called “street trees”. You may be proposing a new driveway (or a
driveway on a new severance) that would require removal of the tree.
Approval for city street tree removals is not always forthcoming and plans
may have to be adjusted. The replacement cost of the tree and
compensation planting, if approval is provided by the City should also be
considered in addition to tree removal costs. Ownership of the tree is
determined by its location (on City or on private property). City street trees
must be inventoried and Tree Protection Zones and measures demonstrated
in Tree Management Plan.
If your property fronts onto a Regional road, and “street trees” are in the right
of way (i.e. Region of Waterloo owned trees) these must also be captured
within the tree management plan. There is no by-law specific to Region
Roads street trees however, you must contact the Region’s corridor planning
staff and the Region’s environmental planner. If permission is granted (it may
not be) to remove a healthy Region street tree, there is a requirement for 2:1
replacement and this should be reflected in the compensation plan for Region
staff review. If trees are removed without permission, a person may be
charged with theft and also for working on Region property without permits
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and approvals under the applicable by-law.
The City’s private property tree by-law (124-18) applies to all the trees on
your site (above 20cm dbh) and prohibits removals without an approved
permit and Tree Management Plan. Injury or destruction of trees requires a
replacement planting and/or contribution to the Replacement Tree Planting
Fund. Trees to be removed or injured will be depicted on the Tree
Management Plan. Replacement Tree Planting Fund payments made upon
approval of permit application. If the applicant chooses to produce a
compensation planting plan in order to reduce or eliminate the amount of
Replacement Tree Fund payment this should be submitted with the permit
application. The applicant will receive funds back after the compensation
planting plan has been implemented and trees inspected and accepted as
compensation planting by the City after two years following establishment.
The Tree Management Plan should feature a table/plan and report, including
a Detailed Inventory of each tree above 10cm dbh (subject to any scoping)
and outlining:
1. Any permit requirements or information from the City tree by-laws (i.e.
take all trees above 20cm dbh from the inventory and use the Tree Permit
Application Form table to calculate compensation costs);
2. trees to be retained (and protection measures) and trees to be removed
due to construction, grading, etc.. Trees to be injured and the measures
to limit impacts will also be depicted on the plan alongside removals and
retained trees with their Tree Protection Zone fencing;
3. special attention should note proposed protection measures, or removal
rationale in the inventory table, for trees in the following categories:
a. on boundaries, or “straddling trees” (these trees will require the
written permission of the neighbour to remove as per the Forestry Act
and letters should be submitted with the Tree Management Plan);
b. trees that provide some measure of screening/compatibility
between the new development and existing neighbouring uses;
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c. trees regulated by others (e.g. Endangered Species such as
Butternut);
d. on adjacent properties should their pre-construction driplines enter
the construction zones as well as signed letters from adjacent
property owners noting their understanding of protection measures
and suggesting any compensation planting should the
applicant/construction activities damage or destroy trees on their
properties within a set amount of time;
e. on City right-of-ways through the City street tree By-law 71-06
(trees on Region roads will require Region permission to remove);
f. trees regulated by the City’s private property tree By-law 124-18.
Trees above 20cm dbh. The application form, arborist’s assessment,
and compensation planting plan or funds will be required as part of
the tree management plan submission. Compensation planting plan
trees do not include trees already required or on what is to become
public property but must be established on private property (e.g. street
trees, EIS restoration plan or buffer planting trees are planted on
public property and are already required therefore they do not
constitute “compensation planting plan” trees to credit toward the
Replacement Tree Fund amount owing under the private property tree
by-law)
g. For compatibility reasons it is strongly recommended that the
screening vegetation (trees and shrubs) be retained where the subject
property adjoins residential.
City approval of a Tree Management Plan does not include approval of the
foreseeable destruction of trees on adjacent properties and the City assumes
no liability – the onus is on the applicant to conduct a thorough inventory of
trees susceptible to construction impacts, note retained trees and removals,
plan-implement-inspect TPZ protection measures, and to compensate
neighbours for any losses should all the above reasonable efforts fail. The
tree by-law (124-18) requires signed statements by neighbours for any trees
injured or destroyed on their property.
Trails
No comments nor requirements. The Concept Drawing appears to show a
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connection to an eventual Myers Road trail/sidewalk and to Bloomington Dr.
sidewalks.

Street Tree Plan, Stormwater Management Plan, or other Landscape Plans
Street trees not required. Landscape Plan will be required on Site Plan. As
noted above, the applicant may wish to compensate for tree permit removals
through the Landscape Plan and incorporate extra trees.

Fencing
The City’s policy on fencing applies (fence to City standards should be installed
on western boundary of property with 365 Myers Rd. (the stormwater pond) if
one does not already exist).

Open Space
No open space associated with the subject property to convey to the City.

Accessibility for Ontarians with Disabilities Act (AODA) Design Standard
for Public Spaces (DOPS)
PRCD has no requirements at this time. The Supervisor of Accessibility and
Inclusion Services normally provides comments at the Site Plan stage (but may
provide some comments at this presubmission application stage. Comments are
sometimes provided at this early stage in the development process through the
PRCD mandates if applicable or if a future park, trail, or public space is part of
the application (for example, accessibility standards and consultation with the
City’s Accessibility Committee will be required if a trail is to be designed and
developed through this application).
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Cemeteries
No comments nor requirements.

City of Cambridge, Senior Planner - Environmental
Contact:
Kathy Padgett
Phone:
519-621-0740 ext. 4826
Email:
padgettk@cambridge.ca
• No comments.
City of Cambridge Development Engineering
Contact:
Adam Ripper
Phone:
(519) 621-0740 Ext. 4778
Email:
rippera@cambridge.ca
Submission Requirements

Provide a Preliminary Site Grading Plan


Provide a Preliminary Site Servicing Plan



Provide a Stormwater Management Brief



Provide a Functional Servicing Brief

Development Engineering Comments
Stormwater Management and Storm Servicing
 This parcel was included in the design of the adjacent stormwater
management facility and drainage for this property.


City records indicate the storm flows from this property were to outlet to
the north forebay of the facility via the 750mm diameter storm sewer
immediately adjacent to the north-west corner of the property.



This parcel was assigned a run-off coefficient of 0.62 in the design of the
facility



No additional quantity controls will be required if peak flows are
maintained within the original design assumption. On-site controls will
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be required if these are exceeded.


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

Sanitary Servicing
 A sanitary drainage area of 1.08 ha with a population density of 135
persons/ha was assumed in the design original subdivision design for
this parcel.


City records indicate that a 200mm sanitary service stub was provided
to this parcel at the north-west corner of the property.



The service stub connects into an existing 200mm diameter sanitary
sewer within City’s Stormwater Management Block.



A sanitary sewer capacity assessment was undertaken by the City
which confirmed that there is sufficient downstream reserve capacity to
service the proposed development.



Show all existing municipal services (water, storm and sanitary) within
the municipal ROW across the entire frontage.

Water Servicing
 City records indicate that a 200mm water service stub was provided to
this parcel from Bloomington Drive (to the south limits of the future road
block) as part of the original subdivision construction.


By-Law #146-03 permits only one (1) water service and meter per
property. The City does not make provision(s) for sub-metering on a
property.



Any redundant water service is to be capped at the watermain at 100%
Owner’s expense (works completed by City’s Public Works Division).



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



Separation of domestic and fire protection lines are required as per
meter chamber standard C158 or C160. Show watermain layout as per
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this standard.
Grading
 City Records show that retaining wall along the rear of the adjacent
properties on Bloomington Drive was originally intended to be a
temporary condition until this parcel developed and that the existing
retaining is in poor condition adjacent to the proposed Block D.


Staff notes that the elevations at the north end of 115 Bloomington Drive
are approximately 3.0-3.5m below the grades at the south end of 115
Bloomington Drive -where the site access is proposed.



The grading plan should demonstrate how the property grades will
integrate with the higher adjacent grades on Bloomington Drive and
Franklin Boulevard - i.e. will the grades on the development site need to
be raised to facilitate the proposed driveway access etc.?



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



Provide centerline of road elevations for full frontage.



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



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



Drainage swales/ditches must have capacity for up to the 100-year flows
from respective tributary areas. Indicate minimum side slopes and depth
of all drainage swales/ditches in a cross-sectional detail and provide
hydraulic calculations.

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


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

General


All proposed site works adjacent to Regional Roads require Regional
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Municipality of Waterloo (RMOW) approval(s). The Applicant is required
to obtain Municipal Consent from the Region for any works within the
Region’s right-of-way.


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



Cost estimates for work by the City within the road allowance are
prepared by City Staff upon receipt of the estimate fee of $210.00 plus
HST.



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



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



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

City of Cambridge Transportation Engineering
Contact:
Jason Leach
Phone:
(519) 621-0740 Ext. 4268
Email:
LeachJ@cambridge.ca
Transportation Engineering Action Items
 Driveway access to Bloomington Drive must comply with the City’s
commercial access requirements as noted below. Access dimensions
are to be labeled on the site plan.
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o Access throat width to be 7.6m to 9.0m wide.
o Access radius to be 6.0m to 7.6m.

 Access radii are not permitted to extend
past the extended side lot line shared with
the adjacent property as shown in the
adjacent diagram.

 Show the fire route.
 Show fire route signs and reference them on the site plan using
the following sign design. One fire route sign is required on each
side of each entering access. Signs are to be placed on a 45 degree
angle facing incoming traffic.
 Show accessible parking signs compliant with AODA and reference
them on the site plan. One accessible parking sign is required in front of
each accessible parking space.
 Accessible parking spaces must be AODA compliant, specifications can
be found at http://gaates.org/DOPS/section_2_6_0.php. It is
recommended that access aisles not exceed 2.0m in width unless
bollards are used to prevent parking in the access aisle.
 Provide a Fire Route and Accessible Parking diagram in PDF format.
The diagram needs to include the following elements:
o North arrow
o Property line
o Adjacent municipal roads and sidewalks
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o
o
o
o
o
o
o
o

Building outline
Parking and internal road layout
Fire Route (bolded or hatched for clarity)
Fire Route sign locations
Accessible parking space (noted with wheelchair symbol)
Accessible parking sign locations
Municipal address
No dimensioning is required on this diagram

 Sidewalk minimum widths are as follows:
o Standard sidewalk 1.5m
o Curb face sidewalk 1.8m
o Sidewalk adjacent to perpendicular parking 2.1m
 Provide in door bike storage for residents as well as outdoor bike racks
for visitors. Bike racks are to be placed in accordance with the City’s
Bike Parking Guide. The guide can be found on the City website at
www.cambridge.ca/cycling.
 On-site parking will need to meet the requirements of the City’s Zoning
Bylaw.
 Show where waste will be collected and ensure waste collection
vehicles have adequate access to the collection area while minimizing
reversing movements.
 Provide a lighting plan showing photometrics. Lighting levels must be
shown up to the property line. No more than 0.5 foot candles from onsite lighting are permitted at the property line adjacent to the road
allowance.
Transportation Engineering Comments
 An access permit is required for the removal of, alteration to or
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construction of any vehicular access to Bloomington Dr. The permit fee
is $75 and the application form can be found on the City’s website at
www.cambridge.ca. Access permits will not be issued until the site plan
has been approved.
City of Cambridge Accessibility
Contact:
Robyn Hyland
Phone:
(519) 740-4680 ext 4292
Email:
HylandR@cambridge.ca
Action Items:
 On site plan, we will be looking for accessible parking spaces adhering to
AODA Design of Public Spaces Standards, accessible signage,
pedestrian crossings include curb cuts and tactile warning surface
indicators and accessible parking spots that have access to the entrance.
Comments:
 Type A parking spaces must have 3400 mm minimum width and signage
designating them as ‘van accessible’. Type B parking spaces must have
2400 mm minimum width and signage designating them as accessible.
Access aisles must be adjacent to accessible parking spaces, run the full
length of the space, be marked with high tonal contrast diagonal lines, and
have 1500 mm minimum width.
 Please refer to the Global Alliance on Accessible Technologies and
Environments (Gaates), Illustrated Technical Guide to the Accessibility
Standard for Design of Public Spaces,
https://gaates.org/DOPS/default.php

City of Cambridge, Fire Department
Contact:
Mark Yantha
Phone:
(519) 621-6001 Ext. 2225
Email:
YanthaM@cambridge.ca
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• No comments.
Energy+ Inc.
Contact:
Phone:
Email:

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

• Comments pending. Please contact Helen Robinson directly.
Grand River Conservation Authority
Contact:
John Brum
Phone:
(519) 621-2763 Ext. 2233
Email:
jbrum@Grandriver.ca
• No comments.
Waterloo Region District School Board
Contact:
Phone:
Email:

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

• No comments.
Waterloo Catholic District School Board
Contact:
Virina Elgawly
Phone:
(519) 578-3660 x 2359
Email:
planning@wcdsb.ca
• No comments.
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