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1.0 INTRODUCTION  
MacNaughton Hermsen Britton Clarkson Planning Limited (hereinafter “MHBC”) has been retained 
by Roman Homes to prepare a Planning Justification Report for the proposed development of the 
property municipally known as 499 Dundas Street North, in the City of Cambridge, Region of 
Waterloo (“the subject lands”). This Planning Justification Report has been prepared to support 
Official Plan Amendment and Zoning By-law Amendment Applications. A Site Plan Approval 
Application is being submitted concurrently.  
 
The subject lands are located between Dundas Street North, Easton Street, and Jarvis Street, 
northeast of Downtown Cambridge (Historic Galt). The subject lands have an area of approximately 
1,590 square metres, with approximately 60 metres of frontage on Dundas Street North, 
approximately 29.5 metres of frontage on Easton Street, and approximately 29.5 metres of frontage 
on Jarvis Street. The subject lands currently contain a vacant building that was previously used as a 
restaurant with a drive-thru component.  
 
The subject lands are proposed to be developed with a six-storey multiple residential building. The 
current proposal includes15 1-bedroom units and 45 2-bedroom units are proposed, for a total of 
60 residential units. Parking is proposed to be located on two levels including one level of 
underground parking and one level of at-grade structured parking. A total of 53 parking spaces are 
provided, of which 2 are accessible. In addition, 10 tandem parking spaces are proposed.  While the 
tandem spaces cannot be used to satisfy the by-law requirement they will provide additional 
parking for those residents that require two parking spaces.  Balconies are provided for each of the 
residential units, and additional amenity space is provided on the rooftop.  
 
This Planning Justification Report supports the Official Plan Amendment and Zoning By-law 
Amendment and assesses the proposal in the context of the applicable planning framework.  In 
support of the application, this Planning Justification Report includes: 
 

• An introduction and general description of the subject lands, surrounding uses and existing 
conditions, to provide an understanding of the locational and policy context; 

• An overview of the proposed development;  
• A 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, the Region of Waterloo Official Plan, and the City of Cambridge Official Plan; 

• An overview of the technical studies completed to support the applications; and  
• The Public Consultation Summary.  

 
This Planning Justification Report was identified as a requirement to form a complete application 
under the Planning Act. 
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1.1 Pre-Consultation 
Pre-Consultation comments were provided in fall 2021. Through the Pre-Consultation comments, 
City of Cambridge staff identified a number of requirements in support of the proposed 
development for a combined Official Plan Amendment and Zoning By-law Amendment. A brief 
summary of the technical studies completed are included in Section 7.0 of this report. 
 
The following reports and drawings have been prepared for the Official Plan Amendment and 
Zoning By-law Amendment Applications: 

• Functional Servicing and Stormwater Management Report (prepared by Reinders + Law);  
• Geotechnical Investigation Study (prepared by Chung & Vander Doelen Engineering); 
• Noise Feasibility Study (prepared by HGC Engineering); 
• Planning Justification Report (prepared by MHBC Planning) including Growth and 

Intensification Study, D-6 Analysis, and Microclimate Impacts Analysis (Solar Study prepared 
by Reinders + Law; and Pedestrian Wind Assessment prepared by SLR Consulting);  

• Site Plan (prepared by Reinders + Law); 
• Source Water Protection (Section 59 Notice) (prepared by Reinders + Law); 
• Transportation Impact and Parking Study (prepared by Paradigm Transportation Solutions); 
• Tree Preservation Report (prepared by Urban Tree Management); and 
• Urban Design Brief (Prepared by MHBC Planning  
• Solar Study (prepared by Reinders + Law) attached to this report. 

 
Additionally, the following Reports and Drawings have been prepared in support of the Site Plan 
Approval Application, which is being submitted concurrently with the Official Plan and Zoning By-
law Amendment Applications: 

• Building Floor Plans, Elevations, and Renderings (prepared by Reinders + Law); 
• Erosion and Sediment Control Plan (prepared by Reinders + Law); 
• Landscape Plans (prepared by OMC Landscape Architecture); 
• Lighting Plan (prepared by Mighton Engineering); 
• Salt Management Report (prepared by Reinders + Law); 
• Site Grading Plan (prepared by Reinders + Law); 
• Site Servicing Plan (prepared by Reinders + Law); and 
• Topographic Survey (prepared by J.D. Barnes). 

 
A Record of Site Condition will be required prior to the issuance of building permits. This work is 
currently underway. The Pre-Consultation Comments are included as Appendix A to this Report.  
 

  



 
499 Dundas Street North, Cambridge   

Planning Justification Report  June 2022 
6 

2.0 CONTEXT 
The subject lands are located between Dundas Street North, Easton Street, and Jarvis Street, 
northeast of Downtown Cambridge (Historic Galt) in the City of Cambridge, Region of Waterloo. The 
location of the subject lands is illustrated on Figure 1. The subject lands have an area of 
approximately 1,590 square metres, with approximately 60 metres of frontage on Dundas Street 
North, approximately 29.5 metres of frontage on Easton Street, and approximately 29.5 metres of 
frontage on Jarvis Street. The subject lands currently contain a vacant building that was previously 
used as a restaurant with a drive-thru component.  
 
The subject lands are located within the Built-Up Area of the City of Cambridge, as well as a 
Regeneration Area. The surrounding area is characterized by a range of low-rise residential and 
commercial development. The subject lands are within 700 m of Downtown Cambridge which 
provides employment opportunities, community facilities and commercial uses. The immediate 
surrounding context is illustrated on Figure 2 and described in detail below:   
 
NORTH: Residential development, comprised of 1-2 storey detached dwellings, are located 

to the north of the subject lands. A large commercial retail plaza is located further 
north, beyond the noted residential development.  

 
EAST: Residential development, comprised of 1-2 storey detached dwellings, are located 

to the east of the subject lands. Some commercial development is located further 
east, beyond the noted residential development.  

 
SOUTH:   Commercial development, comprised of low-rise automotive uses, are located to 

the south of the subject lands. Residential development, comprised of 1-2 storey 
detached dwellings is located further south, beyond the noted commercial 
development.  

 
WEST: Commercial development, comprised of low-rise restaurant uses, are located to the 

west of the subject lands. Residential development, comprised of 1-2 storey 
detached dwellings is located further west, beyond the noted commercial 
development.  

 
Dundas Street North is identified as an existing Regional Road on Map 5b (Existing, Planned and 
Proposed Roads and Corridors) of the Regonal Official Plan. Dundas Street North is also identified as 
an existing transit corridor on Map 5a (Regional Transit Network) of the Regional Official Plan. Grand 
River Transit (GRT) currently provides public transit service, with a stop located immediately adjacent 
to the subject lands on Dundas Street North. Route 50 connects transit users directly to Cambridge 
Centre Station. Additionally, Light Rapid Tranist (LRT) is proposed to connect Cambridge to Stage 1 
of the ION LRT which currently operates in the cities of Kitchener and Waterloo. On June 21, 2021 
the Region of Waterloo published a Statement of Completion for the Transit Project Assessment 
Process which fulfulls the requirements of the Environmental Assessment Act and permits the 
Region to implement the transit project. A proposed LRT Station, ‘Delta’, is located less then 500 m 
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from the subject lands.  Once Stage 2 is implemented the subject lands will be located within the 
Major Transit Station Area (MTSA) associated with the ‘Delta’ Station stop. 
 
Dundas Street North is also a ‘proposed Regional Spine’ in the Cambrdge Cycling Master Plan which 
will provide active transportation connections to destinations across Cambridge and the Region. 
Dundas Street North, Easton Street, and Jarvis Street each currently have sidewalks on both sides of 
their right-of-way.  
 
In summary, the subject lands are well located in a mixed-use area comprised of a range of 
residential and commercial building types. The subject lands are well connected to the local and 
regional road network, active transportation, and existing and future public transit.  
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3.0 PROPOSED DEVELOPMENT AND 
APPLICATIONS 

The following is a review of the proposed development and requested amendments to the City of 
Cambridge Official Plan and Zoning By-law to facilitate the proposed development.   

3.1 Proposed Development Site Plan 
The proposal contemplates the residential intensification of the subject lands, which have an area 
of approximately 1,590 square metres. The proposed development is comprised of a six-storey 
multiple residential building. The current proposal includes15 1-bedroom units and 45 2-bedroom 
units are proposed, for a total of 60 residential units. Parking is proposed to be located on two levels: 
the below grade and at-grade levels, residential units are proposed to be located on levels 2-6. A 
rooftop patio and private balconies provide amenity space.  
 
Vehicular access is provided from both Jarvis Street and Easton Street. The Jarvis Street entrance 
provides access to the parking located at-grade. The at-grade parking is screened by the façade 
fronting Dundas Street North. The below-grade parking entrance is provided from Easton Street. 53 
parking spaces are provided, of which 2 are accessible. An additional 10 tandem spaces are 
provided. A lobby is provided on the corner of Easton Street and Dundas Street North providing 
pedestrian access to the proposed development. Balconies are provided for each of the residential 
units, and additional amenity space is provided on the rooftop terrace. The site plan and renderings 
are included as Appendix B to this report. 
 
The proposed development has been designed to balance compatibility with the existing 
neighbourhood while increasing residential density along a regional road. The proposed 
development has been sited to be as close to Dundas Street North as possible, to provide an 
adequate setback for the existing low-rise residential uses to the north.  While the Official Plan 
permits an eight storey building in this location, a six storey building is proposed in order to achieve 
a better height transition. The proposed development includes landscaping along Dundas Street 
North, which will enhance the existing streetscape.  

3.2 Summary of Official Plan Amendment Application 
An Official Plan Amendment is requested to redesignate the lands from the Business Industrial 
designation to the High Density Residential Designation with a Site Specific Amendment. A Site 
Specific Amendment is required to permit a higher Floor Space Index (FSI) increase than is typically 
permitted.  The Official Plan currently permits eight storeys and an FSI of 2.0. The proposed 
development falls within the height permission, but exceeds the maximum FSI.  The FSI includes 
the ground floor structured parking.  
 
The following draft Official Plan Amendment text, to be added to Section 8.10 of the Cambridge 
Official Plan, is proposed:  
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Notwithstanding the permitted Floor Space Index (FSI) of the High Density Residential 
designation, the lands shown as the subject lands on Figure X of this Plan include an FSI of up to 
3.5.  

3.3 Summary of Zoning By-law Amendment 
Application 

The purpose of the proposed Zoning By-law Amendment is to implement the proposed Official 
Plan Amendment, and to re-zone the subject property to permit a multiple residential development. 
 
The proposed Amendment will re-zone the entirety of the subject lands from Commercial Two (C2) 
to Multiple Residential 3 (RM3) with site specific provisions to permit a multiple residential 
development. The proposed site specific provisions for the subject property include reductions in 
lot frontage, maximum density, minimum front yard, minimum interior and exterior side yard, 
minimum rear yard, landscaped open space, required parking, and loading facilities. Additionally, 
the site specific zoning would prohibit the use of geothermal energy systems.   
 
The proposed amendments are further detailed in Section 4.7.2 and Section 4.8.1 of this report.  
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4.0 PLANNING ANALYSIS 
The following is a review of the applicable land use policy framework related to the subject site, and 
how the proposal will meet policy considerations.  

4.1 Provincial Policy Statement, 2020 
The Provincial Policy Statement (the “PPS”) applies to planning decisions made on or after May 1, 
2020. As a result, the 2020 PPS is applicable to the proposed development.  
 
The PPS outlines policy for Ontario’s long term prosperity, economic health, and social well-being. 
These directives depend on the efficient use of land and development patterns that support strong, 
sustainable, and resilient communities that protect the environment and public health and safety, 
and facilitate economic growth. The PPS directs that the majority of growth shall be within 
Settlement Areas. The PPS also supports the full range of housing types and encourages compact, 
transit supportive development. One of the key considerations of the PPS is that planning decisions 
“shall be consistent with” the Policy Statement.  

4.1.1 Settlement Areas 
Section 1.1.3 of the PPS states that Settlement Areas shall be the focus of growth and development, 
and that their vitality and regeneration shall be promoted. Further, 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 uneconomical 
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 the development and regeneration of an 
underutilized parcel which is within the City of Cambridge’s Settlement Area. The proposed 
development will add 60 residential units in an area that has existing municipal services. The 
proposed density for the development is 377 units per gross hectare, which provides for a compact 
housing form. The proposed development is in proximity to existing active transportation and 
transit routes, which promotes the use of these transportation modes and assists in minimizing 
impacts on air quality and climate change. In summary, the proposed development will make 
efficient use of existing land, infrastructure and services, and has access to various transportation 
options.  
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4.1.2 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:  
 

• 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; 

• requiring transit-supportive development and prioritizing intensification, including 
potential air rights development, in proximity to transit, including corridors and stations; 
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 the redevelopment and intensification of an underutilized 
parcel. Multiple dwelling units will be offered in an area that currently consists primarily of detached 
dwellings as well as commercial and industrial development. Multiple dwelling units are typically 
more affordable than detached dwellings as they are more dense (use less land than detached 
dwellings), which will contribute to the area’s affordability. The proposed development may also 
include some form of affordable housing. Existing infrastructure and services are available to support 
the proposed development. The proposed development represents transit-supportive 
intensification that is appropriate for the transit service provided. The proposed development has 
been designed to be compatible with the surrounding neighbourhood. More information 
regarding compatibility is found in Section 4.5.1. 

4.1.3 Land Use Compatibility 
Section 1.2.6 of PPS requires that major facilities and sensitive land uses shall be planned and 
developed to avoid, or if avoidance is not possible, minimize and mitigate any potential adverse 
effects from odor, noise and other contaminants, minimize risk to public health and safety, and to 
ensure the long-term operational and economic viability of major facilities in accordance with 
provincial guidelines, standards and procedures. Further, where avoidance is not, planning 
authorities shall protect the long-term viability of existing or planned industrial, manufacturing or 
other uses that are vulnerable to encroachment. 
 
Given there are existing sensitive residential land uses between the proposed development and 
existing industrial land uses, the proposed development is not anticipated to impact the long-
term operational and economic viability of existing industrial uses. Further, Section 2.6.1.2 of the 
City of Cambridge Official Plan provides that intensification is encouraged throughout the built-up 
area of Cambridge, particularity within Regeneration Areas. Additionally, A Noise Study was 
prepared in support of the proposed development and Section 5.0 includes an analysis of 
Compatibility of Adjacent Land Uses in accordance with the MECP D-6 Series Guidelines.  
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As a result of the above, the land use compatibility requirements of the PPS have been addressed. 

4.1.4 Infrastructure and Public Service Facilities 
Per Section 1.6.6 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. Planning for stormwater management should be integrated with 
planning for sewage and water services and ensure that systems are optimized, feasible and 
financially viable over the long term. 
 
The subject lands are within the Built-Up Area of the City of Cambridge, and are located within an 
area with existing services. The site will be able to provide for connections to full municipal services 
for all 60 units as detailed in the Functional Servicing Report, prepared under separate cover, and 
submitted in support of these applications.  
 
Section 1.6.7 of the PPS promotes multimodal transportation systems, and a land use pattern, 
density and mix of uses which minimize the length and number of vehicle trips and support current 
and future use of transit as well as active transportation. 
 
The subject lands are located adjacent to Dundas Street North, an existing transit corridor on Map 
5a (Regional Transit Network) of the Regional Official Plan. GRT provides public transit service, with 
a stop located directly in front of the subject lands on Dundas Street North. Route 50 connects transit 
users directly to Cambridge Centre Station. Dundas Street North is also a ‘propsoed Regional Spine’ 
in the Cambrdge Cycling Master Plan which will provide active transportation connections to 
destinations across Cambridge and the Region. Dundas Street North, Easton Street, and Jarvis Street 
each currently have sidewalks on both sides of their right-of-way. The proposed development is 
compact and is well connected to the existing and future public transit/active transportation 
network.  

4.2 Growth Plan for the Greater Golden 
Horseshoe 

The 2020 A Place to Grow: Growth Plan for the Greater Golden Horseshoe (‘A Place to Grow’) came 
into effect on August 28, 2020. This Plan is the framework for implementing the Provincial 
Government’s initiative to plan for growth and development in a way that supports economic 
prosperity, protects the environment, and helps the communities achieve a high quality of life.  
 
The policies of Places to Grow centre on the key themes of directing growth to Built-Up Areas, 
intensification in strategic growth areas, promoting transit-supportive densities and a healthy mix 
of residential and employment land uses.  
 
The guiding principles of the plan include, among others: 
 

• Support the achievement of complete communities that are designed to support 
healthy and active living and meet the needs of daily living. 

• Prioritize intensification and higher densities to make efficient use of land and 
infrastructure and support transit viability. 
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• Support a range and mix of housing options. 
• Improve the integration of land use planning with planning and investment in 

infrastructure and public service facilities. 
• Provide for different approaches to managing growth that recognize the diversity of 

communities in the GGH. 
• Integrate climate change considerations into planning and managing growth. 

4.2.1 Delineated Built-Up Area 
The subject lands are located within the delineated Built-Up Area of the Region of Waterloo. Section 
2.2.2 of the Growth Plan identifies general intensification targets for the Built-Up Area, stating that a 
minimum of 50 percent of all annual residential development will be within the Built-Up Area until 
2031.  
 
The proposed development is within the Built-Up Area and will contribute to the 50% intensification 
target as set out within the Growth Plan. The proposed development contributes additional 
dwelling units to the Built-Up Area and optimizes the use of existing infrastructure.  

4.2.2 Transit Corridor and Station Areas 
As noted in Section 2.0, a proposed LRT Station, ‘Delta’, is located less then 500 m from the subject 
lands. Once Stage 2 is implemented the subject lands will be located within the Major Transit Station 
Area (MTSA) associated with the ‘Delta’ Station stop. Section 2.2.4.3 of the Growth Plan provides 
minimum density targets for MTSAs. Additionally, Section 2.2.4.9 of the Growth Plan provides that 
within all major transit station areas, development will be supported, where appropriate, by: 

• providing alternative development standards, such as reduced parking standards; and 
• Prohibiting land uses and built form that would adversely affect the achievement of transit-

supportive densities. 
 
The proposed development represents a transit supportive density and will contribute to the MTSA 
minimum density target.  A reduction is parking is proposed which is supported by Growth Plan 
policy.  

4.2.3 Employment 
Section 2.2.5.9 of the Growth Plan provides that the conversion of lands within employment areas 
to non-employment uses may be permitted only through a Municipal Comprehensive Review. 
Policy 2.7.2.1 of the City of Cambridge Official Plan is consistent with the requirement for a Municipal 
Comprehensive Review, however, Policy 2.7.2.2 provides that Policy 2.7.2.1 only applies to 
employment areas that are not situated within a Regeneration Area. As the subject lands are within 
a Regeneration Area, the requirement for a Municipal Comprehensive Review is not relevant.  

4.2.4 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;  
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• considering the range and mix of housing options and densities of the existing housing 
stock; and 

• planning to diversify the overall housing stock across the municipality. 
 
The proposed redevelopment will assist the City of Cambridge in achieving the minimum density 
targets set out in the Growth Plan through the intensification of underutilized parcels. The proposed 
residential units will contribute to the range and mix of housing options in the City by offering a 
different dwelling type (townhouse dwelling units) in an area that currently consists primarily of 
detached dwellings and multiple-unit dwellings.  

4.2.5 Infrastructure to Support Growth 
Section 3.2 of the Growth Plan identifies that infrastructure planning, land use planning and 
infrastructure investment should be coordinated; transportation system planning and investment 
should be coordinated with land use planning as well.  
 
Dundas Street North is identified as an existing transit corridor on Map 5a (Regional Transit Network) 
of the Regional Official Plan. GRT provides public transit service, with a stop located directly in front 
of the subject lands on Dundas Street North. Dundas Street North, Easton Street, and Jarvis Street 
each currently have sidewalks on both sides of their right-of-way. The proposed development will 
make use of existing and future transportation options (including transit and active transportation), 
provide a built form that has a transit supportive density, and will contribute to future transportation 
options. The proposed development optimizes the use of existing water and wastewater 
infrastructure. 
 
Based on the above, it is concluded that the proposed applications are in conformity with 
the policies of the Growth Plan. 

4.3 Regional Official Plan 
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 the Ontario 
Municipal Board on June 18, 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.  
 
The subject lands are located in the Urban Area of the Region of Waterloo Official Plan and are 
designated ‘Built-Up Area’ on Map 3a. 

4.3.1 Shaping Waterloo Region’s Urban Communities 
Section 2.B of the ROP outlines the components of the Region’s planned community structure. The 
subject lands are located within the Urban Area – Built-Up Area as delineated on Map 3a – Urban 
Area of the ROP (Figure 3). Urban Area designations, one of the components of the Region’s 
planned community structure, are where virtually all of the region’s future growth will occur. A 
substantial portion of this growth is directed to the existing Built-Up Area of the region through 
reurbanization.  
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The subject lands are also within the Central Transit Corridor Environmental Assessment Study Area 
as delineated on Map 3a – Urban Area of the ROP. Map 3a of the Official Plan notes that the Map 
will be amended to designate Reurbanization Corridors and Major Transit Station Areas following 
the completion of the Rapid Transit Environmental Assessment. As noted in Section 2.0, the 
Environmental Assessment was completed in June 2021. Major Transit Station Areas (MTSAs) are 
proposed to be added to the ROP through the ROP review process. Section 4.4 provides more 
information related to the ROP Review and MTSAs.  
 
Section 2.C of the ROP notes that new residential development occurring within the built boundary 
will be counted towards the achievement of the reurbanization target set out in the Plan. Section 
2.C.2 states that Area Municipalities (in this case, the City of Cambridge) will establish policies in their 
official plans and other supporting documents to ensure that by 2015 and each year thereafter a 
minimum of 45 per cent of all new residential development occurring annually within the region as 
a whole will be constructed within the Built-Up Area.  
 
The proposed development is located within the existing Built-up Area of the Region, and will assist 
the Region in achieving the minimum density targets set out in the ROP through the intensification 
of an underutilized parcel.  
 
Urban Area Development Policies 
Section 2.D.1 outlines policies for development applications in the Urban Area. Relevant to the 
proposed development, developments should be planned in a matter that: 

• supports the Planned Community Structure described in this Plan; 
• is serviced by a municipal drinking-water supply system and a municipal wastewater 

system;  
• contributes to the creation of complete communities with development patterns, densities 

and an appropriate mix of land uses that supports walking, cycling and the use of transit; 
• protects the natural environment, and surface water and groundwater resources; and 
• respects the scale, physical character and context of established neighbourhoods in areas 

where reurbanization is planned to occur. 
 
The proposed development supports the planned community structure by proposing 
development within the Urban Area of the Region. It will be served by the municipal drinking-water 
supply and wastewater systems. It supports the creation of complete communities by providing a 
higher density residential development than presently exists near current and future transit routes.  
Source water protection has been considered in the proposed development. The subject lands are 
on a Regional Road and will be served by ION LRT in the future. While the scale is greater than 
existing development in the neighbourhood, the proposed development’s mass has been 
positioned as close to Dundas Street North to provide an appropriate transition to the residential 
neighbourhood to the north.  
 
Section 2.D.2 of the ROP outlines policies for Transit Oriented Development (TOD). Based on the 
proximity of the subject lands to the future ION LRT ‘Delta’ Station, the proposed development will 
be served by planned rapid transit. The Region and the Area Municipality (Cambridge) are to apply 
the following TOD provisions when reviewing development applications on or near sites that are 
served by existing or planned rapid transit: 
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• supports a more compact urban form that locates the majority of transit supportive uses 
within a comfortable walking distance of the transit stop or Major Transit Station Area;  

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

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

• supports a high quality public realm to enhance the identity of the area and create 
gathering points for social interaction, community events and other activities. 

 
The proposed development is medium density and within a comfortable walking distance to a 
planned LRT Station. The proposed development contemplates a more compact urban form than 
currently exists in the neighbourhood. The proposed development also provides a more engaging 
public realm than currently exists which contributes to a pedestrian friendly-environment.   

4.3.2 Liveability in Waterloo Region 
Section 3.D of the ROP notes that energy conservation can reduce greenhouse gases and other air 
emission from combustion of fossil fuels, which can affect climate change and air quality. Policies 
resulting in a reduction in energy consumption can be integrated into land use planning regulations 
by promoting the development of compact, mixed-use, pedestrian and bicycle friendly, and transit 
oriented communities. Relevant to the proposed development, Section 3.D.1 of the ROP outlines 
that the Region will support energy conservation through policies in this Plan that: 
 

• promote compact, mixed-use development;  
• promote walking, cycling and the use of transit; and 
• optimize the use of existing physical infrastructure and community infrastructure to support 

reurbanization. 
 
The proposed development represents compact development which offers a different dwelling 
type (multiple unit dwelling) in an area that currently consists primarily of detached dwellings. The 
proposed development promotes active transportation and the use of transit due to its transit-
supportive density and proximity to current transit routes and proximity to future rapid transit. 
Additionally, the proposed development makes use of existing infrastructure due to its location in 
the Built-Up Area.  

4.3.3 Supporting Waterloo Region’s Business Community 
Section 4.A of the ROP outlines policies for Employment Areas. The subject lands are currently 
designed ‘Business Industrial’ as delineated on Map 2 General Land Use Plan of the City of 
Cambridge Official Plan. Section 4.A.5 of the ROP provides that Area Municipalities may permit 
redesignation of lands within existing employment areas to non-employment uses only through a 
municipal comprehensive review. However, Section 4.A.6 provides that Policy 4.A.5 only applies to 
existing employment areas that are not designated as areas identified by Area Municipalities as 
regeneration areas consistent with Provincial policies. Therefore, this application does not have to 
go through the municipal comprehensive review process.   
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4.3.4 Addressing Waterloo Region’s Infrastructure Needs 
Section 5.A.3 of the ROP notes that Region will secure the granting of easements as a condition of 
development application approval, in order to support the development and operation of Regional 
Roads. Schedule A of the ROP identifies Dundas Street between Main Street and Hespeler Road as 
requiring a 26.213 m right-of-way width. The Pre-Consultation meeting noted that approximately 
2.1 m shall be dedicated along the Dundas Street North frontage.  

4.3.5 Source Water Protection 
Source Water Protection Areas are identified in the ROP to protect the current and future municipal 
drinking-water supply system. The subject lands are located within a regional Source Water 
Protection Area, Wellhead Protection Sensitivity Area 5 (WPSA-5), as identified on Map 6a of the ROP 
(Figure 4).  
 
Source Water Protection Plan policies as prescribed in Chapter 8 of the ROP apply to the subject 
lands and proposed development. WPSA-5 delineates medium sensitivity areas found outside of 
the two year, but within the ten year time of travel to a municipal drinking-water supply well, as 
noted in Section 8.A.10 (E). Section 8.A.15 of the ROP restricts Category ‘A’ uses; restricts Category ‘B’ 
and ‘C’ uses outside of the Built-Up Area (Category ‘B’ and ‘C’ uses may be permitted within the Built-
Up Area subject to further study); and permits Category ‘D’ uses subject to further study in 
accordance with Policy 8.A.4. The proposed development includes an underground level of parking, 
which is considered a Category ‘D’ use in schedule B of the ROP. Policy 8.A.4 requires that studies in 
support of the development application be completed in accordance with the Regional 
Implementation Guideline for Source Water Protection Studies to the satisfaction of the Region. 
 
A Notice of Source Protection Plan Compliance (Section 59 notice) from the Region of Waterloo was 
identified as a requirement as part of a complete application and has been completed.  
 
Based on the above, it is concluded that the proposed applications are in conformity with 
the policies of the Regional Official Plan. 

4.4 Regional Official Plan Review 
The Region of Waterloo is undertaking an Official Plan Review to guide long-term growth and 
development in the Region to 2051. This process was launched in October 2019. To date, several 
reports have been completed to guide the ROP Review process: Growth Scenario Evaluation 
Technical Brief; Region-wide Long-Term Population and Housing Growth Analysis Technical Brief 
(December 2020); Climate Change Policy Direction Paper (January 2021); Employment Strategy 
Technical Brief (August 2021); and Intensification Strategy Technical Brief (August 2021). 
 
In April 2021, Regional Council endorsed the boundaries of 24 Major Transit Station Areas (MTSAs). 
The subject lands are located within the Delta Station MTSA. MTSAs are lands within about 500-800 
metre radius (a 10 minute walk) of a rapid transit station or stop. MTSAs are intended to 
accommodate higher density, mixed-use, transit-supportive neighbourhoods that support access 
to local amenities, jobs and housing. 
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On February 10, 2022, the Region of Waterloo posted proposed draft policies for Major Transit 
Station Areas. Comments and Feedback are encouraged for the draft policies and are subject to 
change. Draft revised policy 2.D.6 notes that Major Transit Station Areas will be planned and 
developed to:  

• achieve increased densities that support and ensure the viability of existing and planned 
rapid transit service levels;  

• achieve a mix of transit-supportive residential, office, institutional, employment, and 
commercial development, wherever appropriate;  

• plan for a diverse mix of uses, including additional residential units and affordable housing 
in accordance with 2.D.X;  

• protect existing significant Regional and local employment uses within Major Transit Station 
Areas by ensuring land use compatibility where adjacent new development is achieved; 
and, 

• enable and support the modal shift envisioned by this Plan. 
 
Additionally, new policy 2.D.XX(c) provides that the Delta MTSA will accommodate a density target 
of 120 people and jobs per gross hectare.  
 
The proposed development represents the residential intensification of an underutilized parcel 
which will support increased density. The proposed development supports a mix of uses where the 
current neighbourhood includes many commercial uses. The proposed density for the 
development is 377 units per gross hectare, which will contribute to the MTSA’s density target.  
 
In Mid-August, it is anticipated that Regional staff will recommend a ROP Amendment to Regional 
Council to implement new policies, including MTSA policies.  

4.5 City of Cambridge Official Plan 
 The City of Cambridge Official Plan (OP) was approved by the Region of Waterloo in November 
2012. As of April 17, 2018, parts of the Plan remain under appeal before the Land Planning Appeal 
Tribunal (LPAT). Despite these appeals, the 2012 Official Plan represents the desired policy 
framework of the City to direct growth and development to 2031. As such, the proposed 
development and amendment shall be reviewed through the relevant policy framework. 
 
The subject lands are located within the Built-Up Area as delineated on Map 1a – Urban Structure 
of the OP (Figure 5). The subject lands are also located within the ‘Business Industrial’ Designation 
as delineated on Map 2 General Land Use Plan of the OP (Figure 6). 
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4.5.1 Growth Management 
 
Built-Up Area 
 
Section 2.6 of the OP outlines policies for the Built-Up Area within the City of Cambridge. The subject 
lands are located within the Built-Up Area as delineated on Map 1a – Urban Structure of the OP 
(Figure 5). Map 1a also identifies the subject lands as being within a Regeneration Area.  
 
Intensification within the Built Up Area 
 
Section 2.6.1.1 identifies that: Future development within the City of Cambridge built-up area will 
contribute to meeting or exceeding the Regional reurbanization target. By the year 2015 and for 
each year thereafter, a minimum of 45% of all residential development will occur within the built-
up area of the region as a whole. The City in collaboration with the Region will monitor development 
within the built-up area. It is noted that this policy is under appeal.  
 
Section 2.6.1.2 notes that intensification is encouraged throughout the built-up area of Cambridge, 
particularity within Regeneration Areas. Further, Section 2.6.1.6 identifies that 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, including residential and employment uses;  

• provide for a range and mix of housing that takes into account affordable housing needs;  
• incorporate high quality public open spaces;  
• support walking, cycling and transit;  
• generally achieve higher densities than surrounding areas; and 
• ensure an appropriate transition of built form to adjacent areas.  

 
Section 2.6.1.7 provides that the development of land in Regeneration Areas is encouraged for 
mixed uses such as residential with office, commercial, and business uses. The City may provide 
support for mixed use development by: providing incentives such as reductions in the parking 
requirements for the residential component of mixed use projects. 
 
Section 2.6.1.8 identifies that infill, intensification and redevelopment within existing 
neighbourhoods will be minor in nature and will be designed to respect existing character and 
provide connections and linkages where possible. 
 
Section 2.6.1.9 notes that greyfield and brownfield sites will be revitalized through intensification, 
redevelopment and/or the adaptive reuse of existing buildings in accordance with the policies of 
this Plan. 
 
The proposed development will assist the City of Cambridge in achieving the minimum density 
targets set out in the Regional Official Plan through the intensification of an underutilized parcel. 
The proposed development represents intensification and adds to the mix of residential dwelling 
types in an area that currently consists primarily of detached dwellings and commercial uses. The 
proposed development includes amenity space for residents and provides a high-quality 



 
499 Dundas Street North, Cambridge   

Planning Justification Report  June 2022 
20 

streetscape for the public. The proposed development supports walking, cycling, and transit due to 
its transit-supportive density and proximity to active transportation and transit routes. The proposed 
development is higher in density than surrounding development, but includes sufficient setbacks 
to allow for landscaping and appropriate buffering to existing residential developments.  
 
Major Transit Station Areas 
 
Section 2.6.6 of the OP outlines policies related to Major Transit Station Areas. Although the subject 
lands are not currently within a Major Transit Station Area in the City of Cambridge Official Plan, 
Policy 2.6.6.6 provides that until such time as such policies for Major Transit Station Areas are 
established, any application for development submitted within a Major Transit Station Area will be  
reviewed in accordance with the transit oriented development provisions described in Section 5.3 
of this Plan and in Section 2.D.6 of the Regional Official Plan. As noted under Section 4.4 of this 
Report, Regional Council endorsed the boundaries of 24 MTSAs, including the Delta Station MTSA 
which encompasses the subject lands. The MTSAs are intended to accommodate higher density, 
mixed-use, transit-supportive neighbourhoods; and will be brought into the ROP through the ROP 
Review process.  Provisions described in Section 5.3 of the OP are discussed in the Urban Design 
Brief.  
 
Employment Lands 
 
As noted previously, the subject lands are located within the ‘Business Industrial’ Designation as 
delineated on Map 2 General Land Use Plan of the OP (Figure 6). Section 2.7 of the OP outlines 
policies for employment lands. Lands designated ‘Business Industrial’ are considered to be 
employment lands.  
 
Conversion of Employment Lands 
 
Although Policy 2.7.2.1 provides that the conversion of employment lands within employment areas 
to non-employment uses may only be permitted through a municipal comprehensive review; Policy 
2.7.2.2 provides that Policy 2.7.2.1 only applies to employment areas that are not situated within a 
Regeneration Area.   As such, the proposed development does not represent an employment 
conversion.  
  
Regeneration Areas 
 
Policy 2.7.3.1 provides that Regeneration Areas are areas within the city where a transition of use 
from one use, such as industrial to another use is anticipated during the planning horizon of this  
Plan (Figure 7).  
 
Additionally, Policy 2.7.3.3 provides that for the purposes of Policy 2.7.2.1, Regeneration Areas are 
not considered to be employment areas. Applications for official plan amendments to expand the 
range of uses from industrial to other appropriate land use designations for sites within the  
Regeneration Areas will be considered in accordance with the policies of this Plan. 
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The proposed development requires an Official Plan Amendment to permit residential uses which 
is considered an appropriate land use designation given surrounding residential development and 
the future implementation of a MTSA which seeks to accommodate higher density, mixed-use, 
transit-supportive neighbourhoods.  
 
Residential Lands 
 
Section 2.8 of the OP outlines policies for residential lands. Relevant to the proposed development, 
the City of Cambridge will: 

• encourage the development of a wide a range of housing unit types to accommodate the 
needs, preferences and economic resources of the city’s households;  

• promote and maintain an adequate supply of both ownership and rental housing stock; 
• promote the use of compatible urban design; 
• promote balanced residential intensification including individual lot intensification that is 

compatible with existing and permitted uses on neighbouring properties, as well as any 
other key natural and cultural heritage resources;  

• provide opportunities for affordable housing; 
• support mixed use and multi-unit residential developments; and  
• require development to include pedestrian, cycling and vehicular movement, other modes 

of transportation and linkages and access where applicable to public transit. 
 
The proposed development represents the redevelopment and intensification of an underutilized 
parcel. Multiple dwelling units will be offered in an area that currently consists primarily of detached 
dwellings as well as commercial and industrial development. Multiple dwelling units are typically 
more affordable than detached dwellings as they are more dense (use less land than detached 
dwellings), which will contribute to the area’s affordability. The proposed development may also 
include some form of affordable housing, which will be determined through the development 
process. The proposed development represents transit-supportive intensification that is appropriate 
given the proximity of the future Delta LRT Station.  
 
The proposed development has been designed to balance compatibility with the existing 
neighbourhood while increasing residential density along a regional road. Please refer to the Urban 
Design Brief, prepared under separate cover, for more information regarding urban design 
compatibility.  
 
Range and Mix of Housing Types 
 
Section 2.8.2 of the OP outlines policies related to providing a mix and range of housing types. 
Section 2.8.2.1 provides that the City will plan for a range and mix of housing that is affordable, 
accessible, and safe incorporating Crime Prevention Through Environmental Design principles, and 
will accommodate the varying needs, abilities and economic resources of Cambridge residents. 
 
Policy 2.8.2.3 provides that the City will ensure the creation of 45% of new housing units through 
infill, conversion, intensification and the redevelopment of built-up areas of the City, particularly in 
the Urban Growth Centre, Community Core Areas, Nodes, Regeneration Areas, Reurbanization 
Corridors and Major Transit Station Areas. 
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Policy 2.8.2.5 provides that The City will encourage the inclusion of a compatible residential 
component in the development of commercial projects in the Urban Growth Centre, Community 
Core Areas, Nodes, Regeneration Areas, Reurbanization Corridors, Major Transit Station Areas, or in 
residential communities. 
 
Policy 2.8.2.6(a) provides that the City will promote the maintenance of an adequate supply of both 
ownership and rental housing stock to meet the varying needs of City residents by: encouraging 
residential intensification and the development of multiple residential development in the Urban 
Growth Centre, Community Core Areas, Nodes, Regeneration Areas, Reurbanization Corridors and 
Major Transit Station.  
 
The proposed development represents the redevelopment and intensification of an underutilized 
parcel in a Regeneration Area and the future Delta MTSA. The proposed development will assist the 
City in meeting its 45% intensification target. The proposed development consists of multiple 
dwelling units, in an area that currently consists primarily of detached dwellings as well as 
commercial and industrial development. The proposed development includes natural forms of 
surveillance, one of the key Crime Prevention Through Environmental Design principles, by siting 
residential units adjacent to public roads. 
 
Residential Densities 
 
Section 2.8.3 of the OP outlines policies related to residential densities in the City of Cambridge. 
Policy 2.8.3.1 provides that The City will allow compatible higher density residential development in 
the Urban Growth Centre, Community Core Areas, Nodes, Regeneration Areas, Reurbanization 
Corridors, Major Transit Station Areas and high density residential designations to support and 
ensure viability of existing and planned transit service levels. 
 
Policy 2.8.3.3 provides the City’s minimum and maximum residential densities and heights in 
specified areas. Residential densities in residential designations are subject to Policy 8.4.6.3. Table 3 
notes that Regeneration Areas have a minimum 0.5 Floor Space Index (FSI) and 2 storeys of height; 
and a maximum 2.0 FSI and 8 storeys of height.  
 
The proposed development is located within a Regeneration Area and the future Delta Station 
MTSA. Given the future LRT service, the proposed development is appropriate for the high planned 
service level associated with LRT. Additionally, the proposed development is 6 storeys in height with 
a FSI of 3.46. An Official Plan Amendment is required to permit a higher FSI.  

4.5.1 Land Use Policies and Designations 
 
The subject lands are located within the ‘Business Industrial’ Designation as delineated on Map 2 
General Land Use Plan of the OP (Figure 6).  
 
Residential 
 
Section 8.4 of the OP outlines policies related to residential designations. As an Official Plan 
Amendment is proposed to re-designate the lands to residential, residential designation policies 
have been included in the analysis below.   
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Affordable Housing 
 
Policy 8.4.1.1(a) provides that the City will encourage the development of affordable housing and 
provide opportunities for the development of affordable housing through permitting mixed-use 
development in the Urban Growth Centre, Community Core Areas, Nodes, Regeneration Areas, 
Reurbanization Corridors and Major Transit Station Areas.  
 
Although the proposed development only consists of residential units (and is not mixed-use), it 
represents multiple residential development in a Regeneration Area and the future Delta Station 
MTSA. Additionally, the proposed development may also include some form of affordable housing, 
which will be determined through the development process.  
 
Residential Compatibility 
 
Section 2.4.2 of the Official Plan outlines residential compatibility policies in the City of Cambridge. 
Policy 8.4.2.1 of the OP outlines that the City will encourage development in the Urban Growth 
Centre, Community Core Areas, Nodes, Regeneration Areas, Reurbanization Corridors, Major Transit 
Station Areas and in residential communities which is compatible with the location, density, and 
other characteristics of neighboring land uses. Factors to be taken into consideration when 
assessing the compatibility of development include: 

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

• the continued viability of neighbouring land uses; 
• pedestrian and vehicular movement and linkages, as well as parking requirements and 

design in both existing development and proposed developments;  
• landscaping, setbacks, sun and shadow effects, wind effects, signage, lighting and buffering 

of existing development and proposed developments; 
• noise attenuation; 
• odour, dust, and emission impacts; 
• transportation implications; and 
• transitions between different land uses and between sites having varying permitted uses. 

 
The proposed development is located within a Regeneration Area and the future Delta MTSA, and 
has been designed to balance compatibility with the existing neighbourhood while increasing 
residential density along a regional road. The following factors have been considered with regards 
to compatibility: 

• The proposed development has been sited to be as close to Dundas Street North as 
possible, to provide an adequate setback for the existing low-rise residential uses to the 
north; 

• The proposed development is 6 storeys in height, which is two storeys lower than the 
maximum height permitted under Policy 2.8.3.3; 

• The proposed development consists of residential uses which are more compatible with 
existing surrounding uses.  

• The proposed development is located on a Regional Road, which assist in screening existing 
residential uses; 
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• The proposed development includes landscaping along Dundas Street North, which will 
enhance the existing streetscape;  

• A Shadow Study has been prepared for the proposed development; 
• A Noise Study has been prepared for the proposed development; 
• A Transportation Impact and Parking Study has been prepared for the proposed 

development; 
• A Lighting Plan has been prepared; 
• Parking areas are generally screened by the façade of the proposed development;  
• Rooftop amenity areas have privacy screens; 
• The massing of the proposed development has been minimized by using the buildings 

materials and vertical articulation to reduce visual impact; and 
• The proposed development includes high quality materials such as brick and stone which 

is consistent with the architectural design of neighbouring properties.  
• Odour, dust, and emission are not anticipated to be impacts from the proposed 

development given the compatible land uses; 
 
Section 8.4.2.2 outlines that Infill, intensification and redevelopment within existing 
neighbourhoods will be minor in nature and will be compatible with the surrounding 
neighbourhood character. The following will be considered in assessing whether the development 
is minor in nature:  

• comparable building height, generally within two storeys of neighbouring buildings;  
• massing and scale;  
• similar lot coverage and side yard setbacks to neighbouring housing;  
• maintaining the predominant or average front yard setback;  
• built form that respects the façade details and materials of neighbouring housing, including 

garage width, porches, screening and architectural details;  
• transportation implications; and  
• appropriate parking arrangements and traffic movement. 

 
The proposed development represents infill development and consists of a 6-storey building. 
Whereas the maximum height permitted under Policy 2.8.3.3 is 8 storeys, the proposed height is 
more compatible with the surrounding neighbourhood. Although the proposed development is 
more intense than surrounding residential development, the re-designation to residential uses is 
more compatible with the surrounding residential neighbourhood. Additionally, the proposed 
development is within the future Delta Station MTSA. MTSAs are intended to accommodate higher 
density, mixed-use, transit-supportive neighbourhoods that support access to local amenities, jobs 
and housing. The proposed development has been appropriately designed to increase residential 
density while complimenting existing residential development.  
 
Further, Policy 8.4.2.3 of the OP requires that the location and massing of new buildings in the 
residential designations must be compatible with the surrounding land use. The City will require 
sites to be designed with transition between areas of different intensity and scale. 
 
The subject lands are proposed to be re-designated from an Employment designation to a 
residential designation. Residential uses on the subject property will be more compatible than the 
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existing permitted commericial uses. The site has been carefully designed to have the most intense 
residential uses be sited near Dundas Street North.  
 
Location Criteria for Multi-Unit Residential Development 
 
Policy 8.4.3 provides that the City will encourage the use of lands in residential designations, Urban 
Growth Centre, Community Core Areas, Nodes, Regeneration Areas, Reurbanization Corridors and 
Major Transit Station Areas to provide sufficient units in multi-unit residential development to meet 
the policies in Section 2.8.2 of this Plan. In these circumstances, multi-unit residential development 
may occur without an amendment to this Plan provided the compatibility criteria in Section 8.4.2 
are addressed. The City may facilitate or encourage the development of lands for multi-unit 
residential development where a site proposed for such development meets the following criteria: 

a) is located on an arterial or collector road, or is directly accessible to any such road through 
the local road network where it is not likely to generate sufficient traffic to disturb the 
peaceful and quiet enjoyment of neighbouring residential properties located on such local 
access road; 

b) is conveniently located within reasonable distance of public transit, recreational open space 
and shopping facilities and, if the building is proposed to be designed for occupancy by 
households with children, is also located within convenient walking distance of an 
elementary school; 

c) has a suitable size and configuration to: 
I. permit the separation or appropriate integration of on-site vehicular and pedestrian 

traffic; 
II. provide for adequate access and circulation by emergency vehicles 
III. provide adequate on-site landscaping to: establish suitable outdoor amenities and 

recreational facilities for the building’s occupants; screen parking areas; and provide 
effective buffering and screening to ensure the privacy of outdoor recreational 
areas on the site as well as on adjoining properties; 

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

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. 

 
The proposed development is located on a Regional Road, which serves as an arterial road in the 
City of Cambridge. Although vehicular entrances will be located on local streets (Easton Street and 
Jarvis Street), the entrances are located in proximity to the Regional Road (Dundas Street North) to 
ensure neighbouring properties are not impacted. The subject lands are located adjacent existing 
transit stops, and the future Delta LRT Station will serve the proposed development. The proposed 
development has a suitable size and configuration to separate vehicular and pedestrian traffic, 
provide for adequate access of emergency vehicles; and provide for on-site landscaping. The façade 
of the building will screen parking from Dundas Street North, and a fence will screen parking from 
neighbouring residents at the rear of the subject lands. The proposed site drainage is proposed to 
convey and connect to an existing catch basin on Easton Street. Finally, the proposed development 
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has been designed to be compatible with the surrounding neighbourhood, as discussed in the 
previous section.  
 
Residential Designations 
 
Section 8.4.6 outlines policies for residential designations in the City of Cambridge. Policy 8.4.6.3(b) 
requires that the following residential density targets for new development in residential 
designations will be implemented through such means as the approval of plans of subdivision as 
well as site specific development applications: a minimum 0.5 Floor Space Index and maximum 2.0 
Floor Space Index for the High Density Residential designation. 
 
Policy 8.4.6.11 provides that lands in a High Density Residential designation may be developed and 
used for residential uses such as apartment buildings and mixed use development provided the 
non-residential component does not exceed 50% of the total building floor area. 
 
The proposed development includes a FSI of 3.46, which is over the maximum permitted in the High 
Density Residential designation. We are requesting a Site Specific Official Plan Amendment to permit 
a FSI of 3.5. Although no commercial component is proposed at this time, the Official Plan allows 
for flexibility if the owner wishes to add commercial uses in the future.  
 
Employment 
 
Industrial Land Use Compatibility 
 
Policy 8.5.2.5.1 provides that Industry and major facilities will be protected, where practical, from 
sensitive land uses. This may include restricting sensitive land uses in or near industrial uses and near 
major facilities. Compatible uses may be located between sensitive land uses and industrial uses or 
major facilities, where the intervening use is compatible with both the industry or major facilities 
and the sensitive land use. 
 
Regional staff requested a compatibility review be completed in accordance with the MECP’s D-6 
Series Guidelines. Section 5.0 of this Report summarizes the review.  
 
Business Industrial Designation 
 
The subject lands are currently designated ‘Business Industrial’ as delineated on Map 2 General Land 
Use Plan of the OP (Figure 6). Policy 8.5.3.4.1 and 8.5.3.4.2 outlines the permitted uses in this 
designation. It allows a range of industrial and office uses. This designation does not permit 
residential uses, therefore an Official Plan Amendment is required to permit residential uses.  

4.5.2 Urban Design  
Chapter 5 of the OP outlines the urban design objectives, policies, and guidelines applicable to all 
development within the City of Cambridge. Section 5.15 notes that development proponents may 
be required to submit an urban design study. An Urban Design Brief was identified as a requirement 
for a full Planning Act Application and has been completed for the proposed development. It 
identifies how the proposal meets the objectives and policies of the Official Plan and applies relevant 
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guidelines to the proposed development. Please refer to the Urban Design Brief, prepared under 
separate cover, for more information on how the proposed development is consistent with the 
City’s urban design objectives and policies.  

4.5.3 Transportation and Infrastructure 
 
Protection of Required Rights-of-Way 
 
Policy 6.3.1 provides that as a condition of approval for any development application, the applicant 
is responsible to dedicate to the City, free of charge, any lands required to bring that public road to 
the right-of-way width identified in this Plan. 
 
The proposed development incorporates a 2.1 m road widening on Dundas Road North and will be 
dedicated to the Region of Waterloo as a condition of approval with the Site Plan Application.  
 
Public Transit 
 
Section 6.10 of the OP outlines policies related to Public Transit in the City of Cambridge. Dundas 
Street North is identified as an existing transit corridor on Map 5a (Regional Transit Network) of the 
ROP, which is mirrored on Map 7B (Regional Transit Network) of the OP. Grand River Transit (GRT) 
currently provides public transit service, with a stop located directly adjacent to the subject lands 
on Dundas Street North. Route 50 connects transit users directly to Cambridge Centre Station. 
Additionally, the proposed LRT Delta Station is located less then 500 m from the subject lands. 
 
Policy 6.10.2(d) and (f) provides that the City will support transit supportive densities in Regeneration 
Areas and Major Transit Station Areas, to assist in strengthening the public transit system.  
 
Policy 6.10.4 provides that Measures to encourage and/or support transit oriented development, 
existing and planned high frequency transit services, such as reductions in the amount of required 
parking, limiting the amount of surplus parking and considering transportation demand 
management programs as a community benefit under Section 10.16 of this Plan, may also be used. 
As a result of recent Planning Act changes, bonusing is not currently an option.  As such, the 
additional density is being sought through the proposed Official Plan Amendment. 
 
Policy 6.10.5 provides that the City will encourage higher density development along existing and 
planned high frequency transit routes, in accordance with the Provincial Growth Plan, when 
reviewing development proposals if appropriate. 
 
The proposed development represents transit-supportive intensification that is appropriate given 
the proximity of the future Delta LRT Station. Residents of the proposed development will benefit 
from current and future transit access. Additionally, a reduction is parking is requested as part of the 
Zoning By-law Amendment Application given the recommendations of the Parking Study.   
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Active Transportation 
 
Section 6.11 of the OP outlines policies for active transportation in the City of Cambridge. Dundas 
Street North is a ‘proposed Regional Spine’ in the Cambrdge Cycling Master Plan which will provide 
active transportation connections to destinations across Cambridge and the Region. Dundas Street 
North, Easton Street, and Jarvis Street each currently have sidewalks on both sides of their right-of-
way.  
 
Section 6.11.2 identifies that measures to increase active transportation will be required where 
feasible as part of development proposals such as, bicycle paths, bicycle racks, pedestrian walkways, 
sidewalks, enhanced sidewalks and transit shelters.  
 
During the pre-consultation meeting, City staff noted that at the time of a formal site plan 
application, the development will be required to include short-term and long-term bicycle parking, 
and to provide pedestrian connections to the municipal sidewalk. Additionally, the proposed 
development includes landscaping along Dundas Street North, which will enhance the existing 
streetscape for pedestrians.  
 
Water and Wastewater 
 
Section 6.16 of the OP outlines policies for water and wastewater infrastructure in the City of 
Cambridge. Policy 6.16.1 notes that Future growth will be focused within the Urban Area Boundary, 
as shown on Map 1A, subject to the availability of adequate capacity within the municipal water 
supply and wastewater collection system being available, in order to protect human health and the 
environment, including the assimilative capacity of receiving watercourses. 
 
Section 6.16.10 notes that the City may require in advance of, or in addition to the City’s master 
servicing strategy the preparation of a functional servicing plan as part of any development 
application, in keeping with the complete applications policies of this Plan, in order to ensure there 
is adequate capacity within the water and wastewater system to accommodate the proposed 
development or redevelopment. Such a study will address potential downstream impacts, where 
applicable, and must be prepared by a qualified professional in this field. 
 
The proposed development is within the Urban Area. A Functional Servicing Report was identified 
as a requirement for a full Planning Act Application which has been completed for the proposed 
development, and provided under separate cover.  
 
Stormwater Management Facilities 
 
Section 6.17 of the OP outlines policies for stormwater management facilities in the City of 
Cambridge. Policy 6.17.1 provides that all new stormwater management facilities must be approved 
by the City and be in keeping with the provisions of this Plan.  
 
A Stormwater Management Report was identified as a requirement for a full Planning Act 
Application which has been completed for the proposed development, and provided under 
separate cover.  
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4.5.4 Official Plan Amendment 
 
Chapter 11 of the OP outlines the Official Plan Amendment process. Section 11.2 outlines that Site 
Specific Policies provide for specific development requirements or constraints, allow for policy 
exceptions, and/or may require the undertaking of certain studies as determined by the City, and 
the mitigation of adverse impacts prior to development proceeding. Relevant to the proposed 
development, Section 11.3 requires that in considering a site specific application to amend this Plan, 
the City will require a planning appraisal to respond to the following:  

• conformity with the overall intent and purpose of the objectives and policies of this Plan;  
• the suitability of the lands affected by the amendment for the use proposed and 

compatibility with surrounding lands and uses;  
• the impact on municipal services, infrastructure and finances;  
• comments received from the public, City Departments and other agencies;  
• where it is proposed to change any statement of objectives expressed in this Plan, the 

planning appraisal shall explain the need for the proposed new direction to be taken in the 
long range planning and development of the City and to show the impact of such proposed 
new direction on the policies contained in this Plan;  

• when it is proposed to change any statement of policy contained in this Plan, the planning 
appraisal shall show how the proposed change of policy remains consistent with the 
relevant statement of objectives included in this Plan; and  

• when it is proposed to change any map or figure of this Plan, the planning appraisal shall 
explain how such change is consistent with the relevant statements of objectives or policy 
provided in this Plan and in accordance with the criteria established by any relevant 
statement of policy provided in this Plan as a prerequisite to such change being made. 

 
As noted in Section 3.2, the Subject Lands are proposed to be designated “High Density Residential” 
with a Site Specific policy to permit an FSI of 3.5.  This Report has been completed to support the 
Official Plan Amendment Application (as well as the Zoning By-law Amendment Application). The 
proposed Official Plan Amendment Mapping is shown in Figure 8. Additional submission 
requirements (as noted in Section 1.1), have also been submitted to support this Official Plan 
Amendment Application.  
 
Based on the above, the proposed development conforms to the overall intent and purpose 
of the objectives and policies of the City of Cambridge Official Plan, 2012. 

4.6 Draft Coronation Blvd. and Dundas Street Area 
Secondary Plan (Growth and Intensification 
Study) 

In 2015, the City of Cambridge initiated the Growth and Intensification Study which includes the 
preparation of Secondary Plans for the City’s Main intensification Areas. Among these areas is the 
Coronation Boulevard and Dundas Street Area, which includes the subject lands. Although some 
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draft Secondary Plans have been prepared for various Intensification Areas, a draft Coronation 
Boulevard and Dundas Street Area Secondary Plan has not been released to date.  
 
The City of Cambridge held a Secondary Plan stakeholder session in September 2016 to address 
both the Hespeler Road Corridor and the Coronation Boulevard and Dundas Street Area. The vision 
for the Coronation Boulevard and Dundas Street Area, involves the preparation of a Secondary Plan 
which: 

• Improves the character of Dundas Street/Coronation Boulevard; 
• Helps to promote redevelopment of under-utilized and vacant brownfield lands; 
• Protects stable employment activities in the area and addresses potential for future land 

use compatibility issues; and 
• Improves connectivity across the rail corridor. 

 
A key component of the City’s Growth and Intensification Study is the ‘Growth Management 
Strategy: Land Inventory and Capacity Analysis’ prepared by Hemson Consulting Ltd. in 2009. The 
purpose of the Study was to examine residential and employment land inventory and capacity. In 
this Study, the Dundas Street corridor is identified as a Prime Intensification Area. Map 8 of the Study 
identifies the subject lands as having good intensification potential. The following passage is 
relevant to the development of the subject lands: 

“This area is suited to a mix of apartments/condominiums and townhouses. The average FSI 
assigned to identified sites was 2.30 reflecting a mix weighted towards apartment 
development. However, sites in proximity to existing single detached residential units (with 
the exception of those located on Grantham Avenue) are inappropriate for high-rise 
development. There is ample opportunity for apartment development that adheres to 
good planning principles.” 

 
The proposed development is consistent with the vision of the eventual Secondary Plan as it will 
improve the character of Dundas Street with improved landscaping and streetscape presence, 
represents the development of an under-utilized lot, and has been designed to be compatible with 
the surrounding neighbourhood.  

4.7 City of Cambridge Zoning By-law No. 150-85 
The City of Cambridge Zoning By-law (“ZBL”) No. 150-85, as amended, regulates the use of land and 
provides regulations for the location of buildings and structures, building height, density, parking 
facilities, and landscaping to ensure orderly development. 

4.7.1 Existing Zoning 
The subject lands are currently zoned Commercial Two (C2) (Figure 9) and are within a 
Regeneration Area (Figure 10). The primary purpose of the C2 zone is to accommodate commercial 
uses in the Blair centre and strip commercial areas. The C2 zone permits a number of commercial 
uses. Food services establishments are permitted which is consistent with the previous use of the 
subject lands.  
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Section 3.3.1.3 of the ZBL states that dwelling units may be provided in a commercial building in a 
C2 zone if a number of criteria are met. Relevant to the proposed development, one of the criteria 
provides that the gross residential floor area of the commercial building does not constitute more 
than two-thirds of the total gross floor area of the building.  
 
Where no commercial space is provided as part of this proposal, Section 3.3.1.3 of the ZBL does not 
apply. Therefore, a Zoning By-law Amendment to permit residential uses is requested.  

4.7.2 Proposed Zoning 
The regulations provided in Section 3.3 of this report are proposed to apply to the lands currently 
zoned C2. The proposed zone is the appropriate zone category to implement the proposed building 
form of a multiple residential building (apartment house as defined in Zoning By-law 150-85), as 
shown on Figure 11. The purpose of this zone category is to permit apartment house and other 
multiple unit residential buildings outside of the core areas.  
 
The proposed site specific provisions for the subject property include reductions in lot frontage, 
maximum density, minimum front yard, minimum interior and exterior side yard, minimum rear 
yard, landscaped open space, required parking, and loading facilities. Additionally, the site specific 
zoning would prohibit the use of geothermal energy systems in accordance with the Regional 
Official Plan.   
 
The purpose of the proposed Zoning By-law Amendment is to achieve a more compact form of 
development and to allow for residential intensification on the subject lands. An evaluation of the 
proposed development against the standards of the RM3 zone is detailed below: 

Section Zoning By-law 150-85 
Standards 

RM3 Zoning 
Requirements 

RM3 Zoning 
Compliance 

3.1.2.4(a) Min. Lot Frontage 30 m No – 29.5 m* 
3.1.2.4(b) Max. Density 75 units / net residential 

ha 
No – 377 units/ha* 

3.1.2.4(c) Min. Front Yard 6 m No – 4.11 m* 
3.1.2.4(d) Min. Exterior Side Yard  6 m No – 3.6 m* 
3.1.2.4(e) 

Min. Interior Side Yard 

3 m for the first 2 storeys, 
plus 1.5 m for each 

additional storey, to a 
total required interior 

side yard of 12 m 
(9 m required) 

No – 5.5 m* 

3.1.2.4(f) 

Min. Rear Yard 

3 m for the first 2 storeys, 
plus 1.5 m for each 

additional storey, to a 
total required rear yard of  

12 m 
(9 m required) 

No – 4.5 m* 

3.1.2.4(h) 
Min. Amenity Area 

20 m2 per bachelor or 
one bedroom unit  

(300 m2 required) 
Yes – 1,658.1 m2 total 
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30 m2 per unit with two 
or more bedrooms 
(1,350 m2 required) 

3.1.2.4(j) Min. Landscaped Open 
Space 30% of lot area No - 21%* 

2.2.1(d) 

Required Parking 

1 space per dwelling unit; 
plus 1 space for each 4 

dwelling units for visitors 
only 

(75 spaces required) 

No – 53 spaces* 

2.3.1.2 Required Loading 
Facilities 

1 space No* 

2.4.2 

Planting Strip 

a sodded or planting strip 
not less than 1.5 metres 

in width throughout with 
a 1.5 metre high solid 
fence or wall provided 

along the lot line 

Yes 

* = site specific provision required 
 
It is noted that 10 Tandem spaces are provided in the proposed development, which cannot be 
counted towards the required parking per the Zoning By-law. Including Tandem spaces, 63 parking 
spaces are provided in the proposed development.  

4.8 City of Cambridge ‘Draft 3’ Zoning By-law Review  
The City of Cambridge is currently undergoing a review of the current Zoning By-law (By-law 150-
85). The draft Zoning By-law affects all properties in the City including the subject lands. Draft 3 of 
the new zoning by-law (“Draft 3”) was released on May 10, 2019 and is considered the final draft. It 
is anticipated that the new Zoning By-law will be approved in late 2022 / early 2023. Given this 
timing, this section is provided for discussion purposes to review how the proposed development 
complies with the proposed Zoning By-law. Given the ‘Draft 3’ By-law represents the City’s current 
objectives in regulating land use in Cambridge, it is arguably more important that the proposed 
development is more compliant with the future ‘Draft 3’ Zoning By-law, compared to the current 
Zoning By-law (No. 150-85).  
 
Zoning Map J10 illustrates the proposed zoning for the subject lands as Convenience Commercial 
One (CV1). The primary purpose of the CV1 zone is to permit convenience commercial uses and 
applies to certain properties that are within 500 metres of the boundary of a Core Area and which 
are not located on an arterial or collector road.  Commercial uses such as gas bars, restaurants, and 
retail stores are permitted under the CV1 zone. The CV1 zone does not permit residential uses.  

4.8.1 Draft 3 Zoning Review 
As noted, the subject lands are proposed to be zoned CV1 in Draft 3 of the new zoning by-law. It is 
our opinion that a R5M zone would be the appropriate zone category for the lands, as it permits 
apartment and multiple dwelling uses. The proposed development has been designed to achieve 
the regulations of the R5M zone, where possible. Similar to the proposed Zoning By-law 
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amendment under the in-effect Zoning By-law, site specific provisions to permit reduced 
requirements would be required under the ‘Draft 3’ Zoning By-law, if it were the in-effect by-law. 
Only 4 site specific provisions would be required under the ‘Draft 3’ Zoning By-law versus 7 under 
the in-effect by-law.  
 
An evaluation of the proposed development against the standards of the proposed R5M zone is 
detailed below: 

Section ‘Draft 3’ Zoning By-law 
Standards 

R5M Zoning 
Requirements 

R5M Zoning 
Compliance 

7.3C.1 Min. Required Lot 
Frontage 30 m Yes – 60 m 

7.3C.3 Min. Required Front Yard 3 m No – 1.5 m* 
7.3C.5 Min. Required Rear Yard 7.5 m No – 5.5 m* 
7.3C.7 Min. Required Exterior 

Side Yard 3.0 m Yes – 4.49 m  

7.3C.8 Min. Required Outdoor 
Amenity Area 15 m2 per dwelling unit Yes – 1,373 m2 

7.3C.9 Min. Required 
Landscaped Open Space 20% Yes - 21% 

7.3C.10 Max. Height 21.0 m and 6.0 storeys Yes – 19.5 m and 6 
storeys 

7.3C.11 Max. Density (units per 
hectare) 

No Maximum Yes 

7.3C.12 Min. FSI 0.5 - 
7.3C.13 Max. FSI 2.0 No – 3.46* 
5.5.10 

Required Number of 
Parking Spaces 

1 space per unit; plus 
0.25 spaces per unit for 

visitors 
(75 spaces required) 

No – 53 spaces* 

* = site specific provision required 
 
As evidenced from the Table above, the proposed development is better aligned with the proposed 
‘Draft 3’ Zoning By-law compared to By-law No. 150-85 as less site specific provisions would be 
required if the ‘Draft 3’ Zoning By-law was the in-effect By-law. Given the ‘Draft 3’ Zoning By-law 
represents the City’s current objectives for regulating land use in Cambridge, it is our opinion that 
the proposed development should better reflect this proposed By-law.  
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5.0 LAND USE COMPATIBILITY D-6 
SERIES GUIDELINES 

The D-6 Compatibility between Industrial Facilities Guidelines (the ‘‘Guidelines’’) are intended to be 
applied in the land use planning process to prevent or minimize future land use problems due to 
the encroachment of sensitive land uses and industrial land uses on one another. The guidelines 
are intended to be applied only when a change in land use is proposed. 
 
For the purposes of the guideline, the following are considered to be sensitive land uses: 

• Recreational uses, deemed sensitive by the municipality or provincial agency; 
• Any building or associated amenity area which is not directly associated with the industrial 

uses where humans or the natural environment may be adversely affected by emissions 
generated by the operation of a nearby industrial facility; 

• Residential land uses are considered to be sensitive 24 hours a day. 
 
The Guidelines identify three classes of industrial facilities: Class I, Class II and Class III. Based on 
case studies and past experience, the Ministry of the Environment, Conservation, and Parks (MECP) 
has identified potential influence areas around which adverse effects may have been experienced 
from industrial uses. Both the D-1 and D-6 guidelines recommend separation distances or other 
mitigation measures based on the results of investigative studies. Recommended separation 
distances and other control measures for land use planning proposals are intended to prevent or 
minimize adverse effects from the encroachment of incompatible land uses. 
 
Mitigation can be implemented at the source, or could be incorporated on the proposed 
development lands where industrial facilities are operating in compliance with the Ministry’s 
requirements. Zones of influence relate to an overall area where an industrial facility’s adverse 
effects may be experienced. 
 
The Guidelines recommend the following minimum separation distances for sensitive land uses 
from industrial uses: 

Industrial Classification Zone of Influence Minimum Setback Distance 
Class I (Light) 70 metres 20 metres 
Class II (Medium) 300 metres 70 metres 
Class III (Heavy) 1,000 metres 300 metres 

 
The MECP recognizes that these minimum separation distances may not always be viable in 
certain cases, particularly in those cases of redevelopment, infilling and mixed-use areas, where 
the zoning or official plan has left no available land buffer. In those instances, the overall feasibility 
of the proposal is based on the anticipated adverse effects from the industrial/commercial use, 
including any mitigative measures that might be applied to address anticipated impacts. 
 
The following describes the three industrial classifications referred to in the Guidelines: 

• Class I Industrial facilities are considered a business for a small scale, self-contained plant or 
building which produces/stores a product which is contained in a package and has a low 
probability of fugitive emissions. These businesses are typically solely daytime operation 
only, with infrequent movement of products and/or heavy trucks and no outside storage. 
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• Class II industrial facilities are for medium scale processing and manufacturing with 
outdoor storage of wastes or materials (i.e. contains a form of open process) and/or there 
are periodic outputs of minor annoyance. This classification of industry would see 
frequent movement of products and/or heavy trucks during daytime hours. 

• Class III industrial facilities are considered large scale manufacturing or processing and is 
characterized by its large physical size, outside storage of raw and finished products, large 
production volumes and continuous movement of products and employees during both 
the daytime and nighttime shifts. Typically, Class III industrial facilities provide for frequent 
outputs of major annoyance and there is a high probability of fugitive emissions. 

 
Most nearby facilities are small, enclosed businesses which can be categorized as Class I industries 
and operate during the daytime hours only. However, some facilities could be categorized as Class 
I or II industries, as some allow for frequent movement of products and trucks with the majority of 
movement during daytime hours and outside storage (as observed in the case of B&R Custom 
Machining).   
  
The subject lands are already surrounded by existing sensitive uses, including residential 
development directly to the north.   A school is also located a short distance east of the property.  
As such, existing industrial businesses are already impacted by sensitive land uses, and as a result 
would not be able to transition to a Class III classification.  As such, the proposed development will 
not negatively impact existing industrial uses. 
 
Acoustically significant facilities within the 300 m zone of influence for Class II industries around 
the subject lands were assessed, including industrial and commercial facilities on Dundas Street, 
Easton Street, and Jarvis Street. A Noise Feasibility Study, prepared by HGC Engineering, has been 
prepared in support of these applications. The Noise Feasibility Study documents includes an 
impact assessment to consider typical worst-case scenarios from adjacent industrial uses. The 
results of the calculations indicate that the predicted sound levels due to the operation of the 
nearby stationary sources of noise are within MECP limits at the façades of the proposed building 
during an assumed worst-case operational scenario. Mitigation is not required for stationary noise 
sources in the area. 
 
The Noise Feasibility Study recommends the following to mitigate potential impacts of the 
development on itself and the impact of the development on the environment: 

• Warning clauses to be included in property and tenancy agreements; 

• Central air conditioning systems are required for all proposed dwelling units; 

• Upgraded exterior building façade and glazing constructions are required for façades of 
the proposed building; and 

• Tarion Builders Bulletin B19R requires that the internal design of condominium projects 
integrates suitable acoustic features to insulate the suites from noise from each other and 
amenities in accordance with the OBC, and limit the potential intrusions of mechanical 
and electrical services of the buildings on its residents. 
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6.0 MICROCLIMATE IMPACTS  
A solar study and a pedestrian wind assessment were prepared to determine microclimate impacts 
to surrounding development from the proposed development. A summary of these studies is 
provided below.  

6.1 Solar Study 
Reinders + Law prepared a solar study for the proposed development. The solar study is included 
as Appendix C to this Planning Justification Report.  
 
The following is a summary of the solar study findings. Overall, the proposed development will not 
generate a significant amount of shadows over adjacent lands, especially outside of the summer 
months. Summer months are typically when outdoor amenity spaces are used the most and 
shadows are minimized over adjacent lands during this period versus the rest of the year.  
 
March 21 (Spring Equinox) and September 21 (Autumn Equinox)  
Properties north of the proposed development will have full sun until 10:00 am. There will be partial 
shadows on the two properties north of the proposed development between 11:00 am and 12:00 
pm. Afternoon shadows will impact approximately four properties north of the subject lands.  
 
June 21 (Summer Solstice) 
In June, the shadows fall primarily within the subject lands for the entire morning and early 
afternoon periods. There will be partial shadows on two properties to the north of the subject lands 
starting at 1:00 pm.  
 
December 21 (Winter Solstice) 
Many of the surrounding properties experience shadows during the Winter Solstice due to large 
part to the length of shadows in the winter months. Most impacted properties are located north of 
the proposed development. Late in the day (beyond 4:00 pm) all properties studied are impacted 
by shadows, however, this is generally the case regardless of the proposed development. Generally 
shadow impacts are deemed more acceptable in winter months as people are less likely to use their 
rear or front yards.  

6.2 Pedestrian Wind Assessment 
SLR prepared a pedestrian wind assessment for the proposed development. The pedestrian wind 
assessment is provided as Appendix D to this Planning Justification Report.  
 
Several Areas of Interest for pedestrian wind conditions (which include those areas which 
pedestrians are expected to use on a frequent basis) were examined. For the proposed 
development, these included building entrances and the transit stop located on Dundas Street 
North.  
 
The Report includes the following pedestrian wind assessment results and conclusions: 
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• The wind safety criterion is met at all areas on and surrounding the development in both 
the Existing and Proposed Configurations; 

• Wind conditions on the site, including entrances, are generally expected to be suitable for 
the intended use year-round. Wind mitigation measures are suggested for the secondary 
entrance at the southeast corner; and 

• On the sidewalks surrounding the proposed development, wind conditions are expected 
to be suitable for the intended use. 
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7.0 TECHNICAL STUDIES 
The following reports were requested through the Pre-Application Consultation by commenting 
authorities to support the Official Plan Amendment and Zoning By-law Amendment Applications. 
A short summary of the findings of each report has been provided below. 

7.1 Functional Servicing and Stormwater 
Management Report 

A Functional Servicing and Stormwater Management Report was prepared by Reinders + Law, dated 
May 2022. The purpose of the Report is to evaluate the servicing demands and propose feasible 
connection and disposal points for municipal services. The report also evaluates the impact of 
proposed development in terms of stormwater requirements as per city and region criteria.  
 
The following conditions are provided in support of the proposed development: 

• Quantity control is not required as impervious surface remains same in pre and post 
development conditions; 

• Quality control will be met as roof and landscape areas are considered clean as 100 % Total 
Suspended Solids (TSS) removal; 

• The proposed storm will be connected to Easton Street Storm network. 

• Overland flow route through the site ensures that major overland flows are safely carried 
through the site; and 

• Erosion control such as installation of temporary silt fence, mud matt & filter fabric at the 
existing catch basins are recommended to minimize off-site sediment transport. 

7.2 Noise Feasibility Study 
A Noise Feasibility Study was prepared by HGC Engineering, dated June 2022. The Study was 
prepared to determine the impact of environmental noise from the surrounding area in accordance 
with the Ministry of Environment, Conservation, and Parks (MECP) guidelines, and the compatibility 
of the proposed development with existing retail, commercial, and industrial uses in the area.  
 
The predicted sound levels due to the operation of the nearby stationary sources of noise are within 
MECP limits at the façades of the proposed building during an assumed worst-case operational 
scenario. Mitigation is not required for stationary noise sources in the area. 
 
The Noise Feasibility Study recommends the following to mitigate potential impacts of the 
development on itself and the impact of the development on the environment: 

• Warning clauses to be included in property and tenancy agreements; 

• Central air conditioning systems are required for all proposed dwelling units; 

• Upgraded exterior building façade and glazing constructions are required for façades of the 
proposed building; and 
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• Tarion Builders Bulletin B19R requires that the internal design of condominium projects 
integrates suitable acoustic features to insulate the suites from noise from each other and 
amenities in accordance with the OBC, and limit the potential intrusions of mechanical and 
electrical services of the buildings on its residents. 

7.3 Transportation Impact and Parking Study  
A combined Transportation Impact Study and Parking Study was completed by Paradigm 
Transportation Solutions Limited, dated June 2022. This Transportation Impact Study component 
includes an analysis of existing traffic conditions, a description of the proposed development, and 
traffic forecasts for a five-year horizon (2028) from the assumed buildout date, and any 
recommendations required to manage future traffic conditions. The purpose of the Parking Study 
component is to determine if the proposed parking supply will accommodate the anticipated 
demand for the proposed development based on Zoning By-law requirements, auto ownership, 
proxy site parking studies, other assessment methods and transportation demand management 
(TDM) measures. 
 
The following conclusions and recommendations are provided: 

• The study area intersections are forecast to operate within acceptable levels of service 
during the AM and PM peak hours with no specific problem movements; 

• Based on the combination of ITE rates, proxy site data and auto ownership, the estimated 
parking demand for the site is between 0.78 and 1.17 spaces per unit (47 and 70 spaces). 
This is less than Zoning By-Law requirement of 1.25 spaces per unit, inclusive of visitor 
parking; 

• Based on the Region of Waterloo Parking Management Worksheet, the development is 
eligible for a parking reduction of approximately 21% (16 spaces) based on TDM initiatives; 

• In addition to what is proposed, the following TDM measures will provide further support 
of the reduced rate of 0.88 spaces per unit: 

o Provision of 21 bicycle parking spaces including 18 long-term spaces and 3 short-
term spaces; 

o Unbundling parking spaces to support tenants who choose not to own a vehicle; 
and 

o Providing transit and active transportation information in a welcome package to 
new tenants and posting this information in a central location visible to tenants and 
visitors. 

• The proposed TDM measures have the potential to reduce the parking demand to 59 
spaces, based on the Region’s worksheet. However, providing additional TDM measures 
ensures that the proposed 53 spaces will meet or exceed the needs of the site. The 10 
tandem spaces can serve as additional visitor parking for select units, taking pressure off the 
remaining parking spaces. 

 
The Study concludes: it is recommended that the development be approved with no provisions for 
off site improvements. It is further recommended that the developer prepare a comprehensive TDM 
plan and consideration be given to the TDM measures described herein to support the proposed 
parking rate. 
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8.0 PUBLIC CONSULTATION 
STRATEGY 

The pre-consultation meeting with City staff identified the requirement to include a detailed public 
consultation strategy to ensure that neighbouring residents are informed about the proposal and 
also provided opportunities to provide input. This section summarizes the proposed Public 
Consultation Strategy. 
 
MHBC Planning and Roman Home Builders will liaise with City Staff to determine if an Informal 
Neighbourhood Information Meeting would be beneficial to the public engagement process. If it is 
determined that this meeting would be beneficial, it will be held following the Statutory Public 
Meeting if it is determined that additional engagement is required. It is proposed that this meeting 
would be led by the developer and held virtually ensure it is accessible to as many residents as 
possible.   
 
The following points of public consultation are proposed as part of the consultation strategy, which 
follow statutory Planning Act requirements for Official Plan Amendment and Zoning By-law 
Amendment applications: 

• Circulation of the Notice of Complete Application to property owners within 120 metres of 
the subject lands, the posting of a Public Notice Sign on the subject property which will 
provide information regarding details of the proposal and contact information should 
additional information be desired. 

• Statutory public meeting advertised by the City and heard by the Committee of the Whole. 
• 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, 
open house materials, and may also include technical studies and reports prepared in 
support of the applications. 

 
The consultation strategy proposed will provide members of the public with opportunities to 
review, understand, and comment on the proposed Official Plan Amendment and Zoning By-law 
Amendment applications. The consultation strategy will be coordinated with City Staff and 
additional opportunities for consultation, as identified above, will be considered and may be 
warranted based on the input received. 
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9.0 SUMMARY & CONCLUSIONS  
The purpose of this planning report was to evaluate the proposed Official Plan Amendment and 
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, the City of 
Cambridge Zoning By-law, and the ongoing Comprehensive Review of the City of Cambridge 
Zoning By-law. 
 
The proposed Official Plan and Zoning By-law Amendments for the subject lands are appropriate 
and represents good planning for the following reasons: 
 

1. The proposed development supports intensification targets and growth policies in the 
provincial, regional and municipal planning policy.  
 

2. The proposed residential development will contribute to a range and mix of housing types; 
 

3. The proposal is consistent with the Provincial Policy Statement and conforms to the Growth 
Plan for the Greater Golden Horseshoe as well as the Regional Official Plan.  
 

4. The proposal conforms to the overall intent and purpose of the objectives and policies of 
the City of Cambridge Official Plan. 
 

5. The proposed application is appropriate given the site’s identification as being within a 
future MTSA, and given the City’s preliminary intensification study that identified Dundas 
an intensification area.  

 
6. The proposed development has been designed to generally comply with the future Zoning 

By-law.  
 
 
Respectfully submitted, 
MHBC  

        
Andrea Sinclair, BES, MUDS, MCIP, RPP   Scott Borden, BCD, MCIP, RPP  
Partner       Planner 
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City of Cambridge Pre-consultation   
Application Comments Checklist
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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 pre-
consultation meeting with the information available at that time.

Application File No. D29/21

Name of Applicant: Kyle Reinders
Reinders and Law Ltd.

Municipal Address of Subject 
Property:

499 Dundas St N.

Description of Proposal: Mixed use residential/commercial 
including underground parking and 
rooftop amenity area. 

Official Plan Designation: Business Industrial

Zoning Classification: C2   

City Planning Contact: Jacqueline Hannemann
(519) 623-1340 ext. 4739
hannemannj@cambridge.ca
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A. 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/Planning-
Process.aspx  

Application Type Check if 
applies

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 

https://www.cambridge.ca/en/build-invest-grow/Planning-Process.aspx
https://www.cambridge.ca/en/build-invest-grow/Planning-Process.aspx
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B. 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.

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.

City development charges can be found at: 
https://www.cambridge.ca/en/build-invest-
grow/Development-Charges.aspx



https://www.cambridge.ca/en/build-invest-grow/Development-Charges.aspx
https://www.cambridge.ca/en/build-invest-grow/Development-Charges.aspx
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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

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 
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Municipal Fees and charges

Hydrogeological Study 

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 

(if reduced 
parking is 
proposed) 

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 2020 Provincial Policy 
Statement and conforms with the 2020 Provincial 
Growth Plan, and current Regional and City 
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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 
with pre-consultation application - under 5 residential 
units no assessment is required.
Separate application fee required with submission of pre-
consultation 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 Park Operations Division are consulted first.



Urban Design Brief in accordance with Section 5 of the 
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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)

Other studies/reports requested by agency 
comments
Compatibility review in accordance with Provincial D-6 
Series Guidelines – required by Region of Waterloo
Regional access permit to close existing access off 
Dundas St. N. 
Salt Management Plan (at Site Plan and/or condo stage)
___________________________
___________________________

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.
NB: The bonusing process may be altered or replaced as 
a result of amendments from Bill 108.

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 
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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

Density/Floor Space index calculation: (pre-
consultation 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
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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, 
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)
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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 
easements or identify need for blanket easements.

C. City Planning staff summary comments:

Contact: Jacqueline Hannemann MCIP, RPP
Phone: (519) 623-1340 ext. 4739
Email: hannemannj@cambridge.ca

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

 The height, density and scale of the development is appropriate 
for surrounding residential uses. Staff feel that 6 stories may be 
too high in relation to the surrounding low-rise residential 
properties.  

 A 6 storey mixed use residential/commercial development with 
underground parking and roof top amenity area is being 
proposed.

 It is the opinion of staff that 6 storeys in height may be too tall in 
relation to the surrounding low rise residential. Wind and shadow 
studies will be required in order to address the effects of the 
proposed building on the surrounding residential uses. 

 The property is zoned commercial C2 with the City of Cambridge 
Zoning By-law and designated Business Industrial in the City of 
Cambridge Official Plan.   
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 Official Plan and Zoning By-law Amendment applications are 
required.

 The property is located within a Regeneration Area (Hespeler) 
and therefore, the rezoning will not be considered an 
employment conversion.

 Regeneration areas have a maximum permitted FSI of 2.0 and a 
maximum building height of 8 storeys. Please confirm the 
proposed floor space index (FSI – gross floor area to lot area).

 Planning Justification Report is required and must address 
Provincial, Regional, and City policies such as the Provincial 
Policy Statement (PPS), Places to Grow (P2G) Growth Plan, 
Regional Official Policies Plan (ROPP), the new Regional Official 
Plan (ROP), and the City Official Plan.

 The Planning Justification Report should also address the 
residential compatibility criteria in Chapter 8.4 of the Official Plan 
specifically in regards to the proposed development in the 
context of the existing neighbourhood as well as the locational 
intensification and infill policies for multiple 
residential/commercial development.

 Provide a detailed Urban Design Brief that addresses Section 5 
of the City of Cambridge Official Plan.

o The Urban Design Brief shall also provide detail of 
(including but not limited to) the development in terms of 
style, tenure, building materials, colour, size, proximity to 
park space, amenity areas, multi-use trial(s), parking, 
landscaping, fencing, noise mitigation measures etc.

o The proposed development would be a prominent site with 
high visibility and will be required to meet a higher 
standard of architectural quality and urban design 
including high quality building materials that are 
complimentary to the neighbourhood.

o Distinctive design details should be included in the Urban 
Design Brief. consideration should also be given for 
interface along public street frontages

o Staff recommends that the final building design incorporate 
massing strategies such as terracing upper floors of the 
building to reduce the impact of the building height give 
surrounding low-rise buildings in the neighbourhood 
(particularly to the single detached residential properties 
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along Easton St. and Jarvis St.).

 The parking on Option 2 appears to be deficient of the City’s 
requirements.  A parking justification, prepared by a qualified 
professional would be required to justify the reduction in parking. 

 Option 2 shows tandem parking stalls.  Detail on how this is to 
function would be required in the parking justification.   

 The development requires resident, visitor, commercial and 
accessible parking.  The City requires an explanation of the 
parking breakdown and details on how the parking would be 
assigned and marked for each use.  

 City Staff prefers who the parking is internal of the building in 
Option 2 and the exterior aesthetic of the building in Option 2 – 
where parking is ‘hidden’ within the building.  City staff prefers the 
parking layout and design of Option 1 (no tandem spaces and 
parking requirements are being met).

 Confirm if affordable units be proposed? The City’s official plan 
supports the provision of affordable housing to create complete 
communities.

 Will accessible units be included in the development?

 Confirm the proposed tenure of the development.
 

D.
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AIR PHOTO 
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 CONCEPT PLAN
Option #1

CONCEPT PLAN
Option #2
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D. Additional comments raised by other City Divisions or 
Agencies:

Region of Waterloo
Contact:  Melissa Mohr, MCIP, RPP
Phone:  1-226-752-8622
Email:  mmohr@regionofwaterloo.ca

The applicant is proposing a 6 storey mixed use residential/commercial 
development.   Two options have been proposed but both generally 
propose underground and at grade parking on site with the 1st floor of the 
building containing commercial units and the remaining floors above are 
intended for the residential units.  A rooftop patio/amenity area has also 
been proposed.

The subject lands are located within a regeneration area of the City of 
Cambridge and are designated Business Industrial.  In addition, the 
subject lands are zoned Commercial C2 Zone.  An Official Plan 
Amendment is required in order to redesignate the lands from the 
Business Industrial designation to a mixed use, Residential/Commercial 
designation and a Zoning By-law Amendment is required in order to 
rezone the site from the C2 zone to the RM1 Zone in order to permit the 
use and density on site.
 
Community Planning
The subject lands are located in the Urban Area of the Region of Waterloo 
Official Plan and are designated ‘Built-Up Area’ on Map 3a.  In addition, 
Regional staff understand that a redesignation of industrial lands are 
proposed and that the subject lands are located within a regeneration area 
of the City of Cambridge.  The redesignation of lands within a regeneration 
area can occur through a site-specific Official Plan Amendment in 
accordance with Section 4.A.6 of the Regional Official Plan.    

The Region of Waterloo requires a Planning Justification Report (PJR) 
as part of the complete application for the Official Plan and Zoning by-law 
Amendment. 
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Regional staff note that the development proposal is to redesignate and 
rezone the lands from Business Industrial to a Mixed Use, 
Residential/Commercial Designation and RM1 Zone.  There appears to be 
Class 2 and Class 3 Industrial lands within 1000 metres of the subject 
lands.  Since the development proposal contains sensitive land uses, 
Regional staff require a compatibility review be included within the 
Planning Justification Report.  The compatibility review shall be in 
accordance with the Ministry of Environment, Conservation and Parks 
(MECP) D-6 Series Guidelines.

Please include a discussion of the following within the PJR report:

1. Provincial Policy Review 
2. Regional Official Plan Review including but not limited to the 

following:
a. Chapter 2, 3, 4 and 8 of the ROP
b. Compatibility with the adjacent land uses in accordance with 

the MECP D-6 Series Guidelines.
3. City of Cambridge Official Plan Review
4. Technical studies review (incorporate the findings of the 

environmental and stationary noise reports into the PJR)

Corridor Planning
Environmental (road and rail) Noise
It is the responsibility of the applicant to ensure the development is not 
adversely affected by anticipated transportation (road and rail) and/or 
stationary noise impacts; therefore, an Environmental noise study shall be 
required as part of the Official Plan and Zoning By-law Amendment 
Applications. 

The noise level criteria and guidelines for the preparation of the 
transportation 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 
MECP NPC-300 Guidelines.
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The noise consultant must be pre-approved by the Region of Waterloo and 
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 Owner/Authorized Agent Statement along with the Environmental 
Noise Study to the Region of Waterloo.

Stationary Noise:
Due to the proposal (mixed use/residential/commercial development with 
underground parking); a stationary noise study prepared by a qualified 
professional is as part of the complete application for the Official Plan and 
Zoning By-law Amendment.  The study must address the impacts of on-
site noise for the proposal and its effects on on-site sensitive receptors 
(e.g. HVAC system and the effects of that on the plane of window for 
indoor spaces and outdoor amenity areas on the subject lands) and the 
effects of the development on itself (e.g. underground parking and 
commercial development on the residential uses above as well as adjacent 
parcels of land.  Please include the signed Owner/Authorized Agent 
Statement and Consultant Statutory Declaration with the report.  Please 
note that the stationary noise report may be peer reviewed (at the 
applicant’s expense).

Please note that there is a fee (currently $500.00) for the preparation of 
traffic forecasts and the review of Environmental Noise Studies by Region 
of Waterloo staff.  In addition, there is a fee for the resubmission of the 
Environmental Noise Study (currently $250.00).  The application for traffic 
data can be found here: 
http://rmow.permitcentral.ca/Permit/GroupApply?groupld=3 

Regional Road Dedication
Although the road dedication and daylight triangle can be deferred to the 
Site Plan Stage, they must be incorporated into the design of the site and 
shown on all plans moving forward.

http://rmow.permitcentral.ca/Permit/GroupApply?groupld=3
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Site Plan Application:
Regional Road Dedication:
At this location, Dundas Street North (Regional Road 8) has a designated 
width in the Regional Official Plan of 26.213 and an approximate road 
dedication of 2.1 metres shall be required along the Dundas Street North 
frontage.

In addition, two 25 feet (7.62 m x 7.62 m) daylight triangles shall be 
required (one at each intersection of Dundas Street North and Jarvis Street 
and Easton Street.  Please note that the daylight triangles are to be 
measured after the road widening.

An Ontario Land Surveyor (OLS) must determine the exact road widening 
and it is recommended that the OLS contact Regional staff to discuss the 
road widening prior to preparing the Reference Plan.  

The road widening must be dedicated to the Region of Waterloo for road 
allowance purposes and must be dedicated without cost, free of 
encumbrance.  All road dedications shall be shown on the site plan.

The Owner/Applicant must engage an OLS to prepare a draft reference 
plan which illustrates the required road allowance widening.  Prior to 
registering the reference plan, the OLS should submit a draft copy of the 
plan to the Transportation Planner for review and an electronic copy of the 
registered plan is to be emailed to the Transportation Planner.  Further 
instructions will come from the Region’s Legal Assistant with regard to 
document preparation and registration.

Access Permit/TIS/Access Regulation
A Regional Access Permit will be required to close the existing access to 
Dundas Street North.  Please note that there is no fee for this permit.  The 
application for an Access Permit can be found at: 
https://forms.regionofwaterloo.ca/Planning-and-Economic-
Development/Close-an-Access-Access-Permit-Application 

https://forms.regionofwaterloo.ca/Planning-and-Economic-Development/Close-an-Access-Access-Permit-Application
https://forms.regionofwaterloo.ca/Planning-and-Economic-Development/Close-an-Access-Access-Permit-Application
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Stormwater Management & Site Grading
Storm sewers within the Regional road right-of-way are generally sized 
and designated 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 Dundas Street 
North will be discouraged where an alternate stormwater connection is 
available, including infiltration if soil conditions and Source Water 
Protection under the Clean Water Act permit, or if it is determined that the 
Dundas Street North 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 Dundas Street North is available 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 to the Region 
of Waterloo for approval.  This should include drainage details for the 
subject property, abutting properties and the public road allowance to 
ensure compatible drainage and to show all existing and proposed 
connections to the municipal storm sewer, sanitary sewer and water mains 
and all detailed erosion and siltation control features to the satisfaction of 
the Region 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 
Region of Waterloo.  Please be advised that any new servicing 
connections require Regional approval through a separate process of 
Municipal Consent.

mailto:mlister@regionofwaterloo.ca
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Transit Planning
In anticipation of increased passenger activity resulting from the 
development, Grand River Transit (GRT) would like to improve the transit 
facilities at this stop.  Staff recommend that the applicant consider 
integrating the transit stop infrastructure into the development.  Please 
contact Howard (Shen-Hao) Chang, Principal Planner, 
SChang@regionofwaterloo.ca for more information.

In addition, the applicant will be required to provide funding for a bus 
shelter and a shelter pad at the existing transit stop as follows:

 2.3m x 4.0m concrete shelter pad ($1,600.00)
 5’ x 12’ transit shelter ($12,000.00)

Total: $13,600 

In addition, a 3.0 m X 5.0 m easement to accommodate the shelter pad 
shall be required.

Site Plan Fee:
A site plan pre-consultation fee (Currently $300.00) and a Site Plan review 
fee (Currently $805.00) shall be required for the review and approval of a 
future site plan.

Record of Site Condition
There is a high environmental threat on an adjacent parcel of land 
according to the Region’s Threats Inventory Database due to past land 
uses.  Regional staff understand that the applicant is proposing a sensitive 
land use on site and therefore a Record of Site Condition and Ministry 
Acknowledgement letter shall be required as part of a complete application 
for the Official Plan and Zoning By-law Amendment in accordance with 
The Implementation Guidelines for the Review of Development 
Applications on or Adjacent to Known and Potentially Contaminated Sites.  
Alternatively, the Region shall accept a holding zone until such time as the 

mailto:SChang@regionofwaterloo.ca
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RSC and Ministry Acknowledgement Letter has been received to the 
satisfaction of the Regional Municipality of Waterloo.

Hydrogeology and Sourcewater Protection
The subject lands are located in Wellhead Protection Sensitive Area 5 and 
WHPA E for the Willard Wellfield.  Hydrogeology and Sourcewater 
Protection staff require a Stormwater management report as part of the 
Official Plan and Zoning By-law amendment Application.  In addition, a Salt 
Management Plan shall be required at the Site Plan or Condominium 
Stage (whichever comes first).   The developer enter into an agreement to 
complete Salt Management Plan (SMP), to the satisfaction of the Region, 
at Site Plan control. 

As part of the SMP, HWP would encourage the proponent 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 Salt™ 

certified.
 Using alternative de-icers (i.e. pickled sand) in favour of road salt.

The proponent is eligible for certification under the Smart About Salt™ 
program for this property. Completion of the SMP is one part of the 
program. To learn more about the program and to find accredited 
contractors please refer to: http://www.smartaboutsalt.com/. Benefits of 
designation under the program include cost savings through more efficient 
use of salt, safe winter conditions by preventing the formation of ice, and 
potential reductions in insurance premiums.

http://www.smartaboutsalt.com/
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1. City of Cambridge generally does not support geothermal wells (City 
of Cambridge Official Plan 2018, ROP 8.A.12, ROP 8.A.14, and 
ROP 8.A.16)

In addition to the above, a prohibition on Geothermal Wells as defined in 
Chapter 8 of the Region Official Plan, including vertical open and closed 
loop geothermal energy systems, be written in the Zoning By-law for the 
subject lands.

Risk Management
The subject lands are in a source protection area where risk management 
plan or prohibition polices may apply. A Notice of Source Protection Plan 
Compliance (Signed Section 59 Notice) is required as part of the complete 
application. 

Under the 2020 Grand River Source Protection Plan, a Risk Management 
Plan for salt application may be required for proposed surface parking and 
vehicle driveway areas greater than eight (8) parking spaces or 200 square 
metres.  The uncovered storage of de-icing salt directly exposed to the 
elements, not including salt stored in sealed bags, is prohibited across the 
subject properties.

In addition, a Risk Management Plan for storm water management may be 
required if any engineered or enhanced infiltration features are proposed. 
The Region of Waterloo does not support any engineered and/or 
enhanced infiltration of runoff originating from paved surfaces within 
chloride Issue Contributing Areas. Engineered and/or enhanced infiltration 
features may include ponds, infiltration galleries, permeable pavers, 
ditches, swales, oil-grit separators, etc.).

Please visit the Region’s TAPS website here: 
https://taps.regionofwaterloo.ca to determine all applicable source 
protection plan requirements, and contact the Risk Management Official 
(rmo@regionofwaterloo.ca) as needed. In addition, please consider the 

https://taps.regionofwaterloo.ca
mailto:rmo@regionofwaterloo.ca
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timeframe to negotiate a risk management plan, (if required), as a notice 
will not be issued until a signed risk management plan is complete.  Failure 
to provide a signed Section 59 Notice and the signed risk management 
plans (if required) may lead to a delay in the processing of the application 
or the application being deemed incomplete.

Housing
The Region supports the provision of a full range of housing options, 
including affordable housing. The Region’s 10-Year Housing and 
Homelessness Plan contains an affordable housing target for Waterloo 
Region. The target is for 30% of all new residential development between 
2019 and 2041 to be affordable to low and moderate income households. 
Staff recommend that the applicant consider providing affordable housing 
units on the site. 
In order for affordable housing to fulfill its purpose of being affordable to 
those who require rents or purchase prices lower than the regular market 
provides, there should be an agreement in place with conditions. The 
conditions should establish the income levels of the households who can 
rent or own the homes as well as conditions on how long those units need 
to remain affordable. A security should be registered on title to ensure the 
affordable units are maintained over the term of the agreement.

Staff further recommend meeting with Housing Services to discuss the 
proposal in more detail and to explore opportunities for partnerships or 
programs.  For the purposes of evaluating the affordability of an ownership 
unit (based on the definition in the Regional Official Plan), the purchase 
price is compared to the least expensive of:
 Housing for which the purchase 
price results in annual 
accommodation costs which do not 
exceed 30 percent of gross annual 
household income for low and 
moderate income households

$368,000

Housing for which the purchase $487,637
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price is at least 10 percent below 
the average purchase price of a 
resale unit in the regional market 
area

*Based on the most recent information available from the PPS Housing Tables (2020). 

In order for an owned unit to be deemed affordable, the maximum 
affordable house price is $368,000.

For the purposes of evaluating the affordability of a rental unit (based on 
the definition of affordable housing in the Regional Official Plan), the 
average rent is compared to the least expensive of:
A unit for which the rent does not 
exceed 30 per cent of the gross 
annual household income for low 
and moderate income renter 
households

$1,420

A unit for which the rent is at or 
below the average market rent 
(AMR) in the regional market area

Bachelor: $863
1-Bedroom: $1,076
2-Bedroom: $1,295
3-Bedroom: $1,359
4+ Bedroom: $1,359

*Based on the most recent information available from the PPS Housing Tables (2020)

In order for a unit to be deemed affordable, the average rent for the 
proposed units must be at or below the average market rent in the regional 
market area, as listed above.

Application Fees
In accordance with Regional Fee By-law 21-02 or any successor thereof, 
the applicant will be required to pay the following Regional application 
fees: 

 Official Plan Amendment Review Fee: $5,750.00 (required at the 
time of submission)

 Zoning By-law Amendment Review Fee: $1,150.00 (required at the 
time of submission)
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 Noise Study review fee: $500.00 (required at the time of 
submission)

The Region of Waterloo acknowledges receipt of the pre-submission 
review fee of $300.00. (Received September 16, 2021)

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 Region requires an electronic version (.pdf) of the 
following as part of a complete application for the Zoning By-law 
Amendment:

 Planning Justification Report 
 Environmental Noise Study or implementation of heating/cooling 

system and noise warning clauses through an agreement as 
described above

 Stationary Noise Study as described above
 Record of Site Condition as described above
 Stormwater Management Report 
 Prohibition on Geothermal Energy Systems as described above
 Risk Management Plan as described above
 Valid (Signed) Section 59 Notice as described above

Contacts
Community Planning
Melissa Mohr, MCIP, RPP
Principal Planner
1-226-752-8622
mmohr@regionofwaterloo.ca

mailto:mmohr@regionofwaterloo.ca
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City of Cambridge, Building 
Contact: Kathryn MacDonald
Phone: (519) 621-0740 ext. 4306
Email: macdonaldk@cambridge.ca

Comments:
 A record of site condition will be required prior to issuance of a 

building permit.
 If open air parking is utilized please ensure that the proposed exiting 

takes into consideration the requirements of Div. B 3.4.4.1.(5) of the 
OBC. 

City of Cambridge, Economic Development
Contact: Trevor McWilliams
Phone: (519) 740-4683 Ext. 4800
Email: mcwilliamst@cambridge.ca

 No action items/comments. 

City of Cambridge, Park Operations Division
Contact: Jacqueline Hannemann
Phone: (519) 623-1340  ext. 4739
Email: hannemannj@cambridge.ca

 A Tree Permit application (including a Tree Management Plan 
reviewed and approved by the City) is required prior to any tree 
removals and/or site grading. Special attention should be paid to 
boundary trees with neighbouring properties and preserving 
screening vegetation.
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 Parkland dedication will be required as cash-in-lieu consistent with 
the Official Plan policies and provisions of Section 51 of the 
Planning Act (as a condition on Plan of Condominium).

o An appraisal will be required as per the Planning Act (day 
before day of draft plan of Condominium approval) to inform 
the parkland dedication cash-in-lieu calculation which will use 
the 1 hectare/500 units formula as per the Planning Act and 
Official Plan.

City of Cambridge, Senior Planner -  Environment
Contact: Kathy Padgett
Phone: (519) 623-1340  ext. 4826
Email: padgettk@cambridge.ca

A Record of Site Condition (RSC) acknowledged by the Ministry of the 
Environment, Conservation and Parks (MECP) is required for the proposed 
residential use.  When prepared, please provide the MECP 
acknowledgement letter to confirm the Record of Site Condition was not 
audited.

Regarding the Section 59 Notice, due to the proposed parking please 
indicate that the application of road salt is an activity that will take place on 
site in order to generate a valid notice.

City of Cambridge Development Engineering
Contact: Adam Ripper
Phone: (519) 623-1340  Ext. 4778
Email: rippera@cambridge.ca

Submission Requirements
 Provide a Preliminary Site Grading Plan

 Provide a Preliminary Site Servicing Plan
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 Provide a Stormwater Management Report

 Provide a Functional Servicing Brief

Development Engineering Comments

Stormwater Management
 The City’s 5 year IDF parameters are a = 1219.8, b = 10.5 and c = 

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

 The City’s SWM design criterion is to control the post 
development peak flows to the existing conditions peak flows for 
the range of design storms.

 The City’s water quality control requirement is to provide Level 1 
(enhanced) treatment levels as per the MOECC SWM Practices 
Planning and Design Manual (2003).

Servicing
 City records indicate that the following municipal services are 

located adjacent to the subject site:

Dundas St N
- 300mm diameter watermain
- 250mm diameter sanitary sewer
- 375mm diameter storm sewer (Region owned)
- 19mm diameter copper water service from Dundas circa 1973 

(size and location to be verified)
- 150mm diameter sanitary serviced circa 1983 (size and 

location to be verified)

Jarvis St
- 150mm diameter watermain
- 200mm diameter sanitary sewer
- 250mm dimeter storm sewer

Easton St
- 150mm diameter watermain
- 200mm diameter sanitary sewer

 This stretch of Dundas St is slated for reconstruction by the 
Region in 2022-2023. Any servicing for this should be coordinated 
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with the Region’s construction.

 The servicing report should include a review of the available 
storm and sanitary outlets and available capacities.

 A sanitary capacity assessment application has been submitted 
by the Applicant. Staff will confirm if there is sufficient downstream 
reserve capacity to service the proposed development once the 
assessment has been completed by the City.

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

 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.

Grading
 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-
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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 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.

 If not coordinated with the Region’s reconstruction project, 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 $215.00 
plus HST.

 The Contractor will be responsible to obtain a City Access Permit 
to complete all surface works within the Jarvis St or Easton Street 
right-of-way. This includes, but is 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 
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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

 A scoped Transportation Impact Study is required.  The study is 
to review the impact of the anticipated traffic at both access and 
their relationship to the intersections of Easton St and Jarvis St at 
Dundas St N. The study consultant must arrange to meet with 
Transportation Engineering staff prior to the study commencing to 
discuss the requirements of the study.  A TIS review fee of $200 
is also required.

 Driveway accesses must comply with the City’s commercial 
access requirements. Residential developments with more than 6 
units are classified as commercial accesses. Contact 
Transportation Engineering to obtain a copy of the latest 
commercial access standards.

 On-site parking will need to meet the requirements of the Zoning 
Bylaw. The City cannot guarantee the availability of existing or 
future municipal parking to accommodate the parking needs of 
this site.

 Provide long-term and short-term bicycle parking spaces at the 
following rates:

o Long-term (secure): 0.3 spaces per dwelling unit

o Short-term (visitor): 0.05 spaces per dwelling unit, 
maximum of 12 minimum of 2.

 Long-term bicycle parking spaces shall be provided within a) the 
building or structure; or b) a covered enclosure with secure 
entrance; or c) bicycle lockers.

 Short-term bicycle spaces should be provided for, at each main 
public entrance. Bike racks are to be placed in accordance with 
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the City’s Bike Parking Guide.  The guide can be found on the 
City website at www.cambridge.ca/cycling.

 Provide dimensions of long-term bicycle parking on the Site Plan 
as well as the number of bicycle parking spaces being provided 
(long and short term).

 Provide pedestrian connections to the municipal sidewalk.
 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

 Show how waste will be collected and provide a truck turning 
drawing showing how the internal road network will accommodate 
truck movements throughout the site including but not limited to: 
shipping and receiving (per appropriate design vehicle), waste 
collection and fire route access. The truck turning drawing shall 
be at a scale of 1:250 or 1:500.

 Show street lights adjacent to all proposed vehicles accesses.  
Accesses must be more than 1.5m from street light poles.

 Provide a lighting plan showing photometrics.  Lighting levels 
must be shown up to the property line.  No more than 0.5 foot 
candles from on-site lighting are permitted at the property line 
adjacent to the road allowance.

 Transportation Engineering Comments

 An access permit through Transportation Engineering will be 
required prior to the removal of, alteration to or construction of 
any new accesses. The application for an access permit can be 
found on the City’s website at www.cambridge.ca.

http://www.cambridge.ca/cycling
http://www.cambridge.ca
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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. 

 On site plan, please indicate width of accessible parking spots and 
access aisles. 

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. 

 Consider making some residential units accessible, with adaptable 
kitchens, roll-in showers, and accessible door widths and 
thresholds. 

 Consider creating visitable housing features. More information can 
be found at http://visitablehousingcanada.com/ 

 Ensure accessible access to common amenity area, including curb 
cuts and firm surfacing paths of travel. 

 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

http://visitablehousingcanada.com/
https://gaates.org/DOPS/default.php
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City of Cambridge, Fire Department
Contact: Eric Yates
Phone:  519-621-6001 ext. 2227
Email: yatese@cambridge.ca

Action Items (required for site plan approval):
 Site Plan Required

Comments (for applicant’s consideration):
 No Concerns on Development Pre-consultation

Energy+ Inc.
Contact: Helen Robinson
Phone: (519)621-3530
Email: hrobinson@energyplus.ca

Action Items:

The Applicant / Owner will be required to enter into a Service Agreement 
with Energy+ Inc to establish the terms and conditions to service the 
proposed mixed-use development at 100% cost.  The Applicant / Owner 
will be responsible to satisfy all the Conditions of Site Plan once the 
Application gets to that stage.  Please allow a minimum of six (6) months 
for determination of servicing needs.  

Comments:

If relocation or upgrade is required as a result of this application, the 
Applicant will be responsible for 100% cost.  

If easements are required as a result of this application, the Applicant will 
be responsible for 100% cost.  

Refer to Energy+ Inc. Residential Spec book at www.energyplus.ca

http://www.energyplus.ca


Page 35 of 39

Hydro poles/guy wires and anchors/padmount transformers/switching 
units/service pits/street light poles to be 1.5m from driveway 
entrances/curbs.  Relocation at 100% owners’ expense.

All planting near Energy+ owned overhead power lines and padmount 
equipment must be installed in accordance with 
http://www.esasafe.com/assets/image/Tree-Planting.pdf

Must maintain required clearances (ESA & Energy+) from existing 
overhead electrical plant.

Owner/Applicant may be required to provide ESA clearance calculations to 
existing overhead and underground electrical distribution equipment.  
Calculations must be signed off by a P.Eng.

As per Energy+ Inc, Current Conditions to Service, latest edition, only one 
service per property is permitted.

Grand River Conservation Authority
Contact: John Brum
Phone: (519) 621-2763 Ext. 2233
Email: jbrum@Grandriver.ca

 No action items/comments. 

Waterloo Region District School Board
Contact: WRDSB Planners
Phone: (519) 570-0003 Ext. 4308
Email: planning@wrdsb.on.ca

Thank you for the opportunity to review and provide comments on this 
application. 
This plan contemplates the development of between 50 and 56 residential 
dwelling units in a mixed-use building. This site is located on the east side 

http://www.esasafe.com/assets/image/Tree-Planting.pdf
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of Dundas Street North, near the Delta in Cambridge. 
The proposed plan is currently within the boundary for Manchester Public 
School (JK to Grade 6), Avenue Road Public School (Grades 7-8) and Galt 
Collegiate Institute (Grades 9-12). The Waterloo Region District School 
Board (WRDSB)’s Long-Term Accommodation Plan (LTAP), (available 
online) indicates that there is minimal available capacity in this review area 
however this development isn’t anticipated to generate a significant 
student yield. 
Understanding unit counts and types and bedroom counts help us develop 
enrolment projections and ensure sufficient accommodation is available to 
address enrolment from new development. Please advise us of any 
modifications to the proposed residential unit types and counts and 
bedroom counts for this application. 
The WRDSB supports active school travel, and we ask that pedestrian and 
active travel needs be considered in the review of all development 
applications to ensure the enhancement of safety and connectivity. We ask 
that the City of Cambridge coordinate with Student Transportation of 
Waterloo Region to determine whether any particular infrastructure will be 
required to support school bus loading/unloading for this development. 
For any future applications for this property, the WRDSB requests the 
following inclusions in the conditions of draft approval: 

1. The Owner/Developer agrees to include a clause in all Agreements 
of Purchase and Sale or Agreement to Lease that provide 
purchasers/renters with the contact information for the four (4) 
school boards in the Region to ensure that purchasers/renters have 
contacts at the respective school boards for school boundary and 
other related school accommodation inquiries. 

2. Please be advised that any development on the subject lands is 
subject to the provisions of the Waterloo Region District School 
Board's Education Development Charges By-law, 2021 or any 
successor thereof and may require the payment of Education 
Development Charges for these developments prior to issuance of a 
building permit.

3. That the Owner/Developer supply, erect and maintain a sign (at the 
Owner/Developer’s expense and according to the Waterloo Region 
District School Board’s (WRDSB) specifications) near or affixed to 
the development sign advising prospective residents about schools 
in the area and that prior to final approval, the Owner/Developer 
shall submit a photo of the sign for review and approval of the 
WRDSB. 
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4. That the Owner/Developer must agree in the Subdivision 
Agreement and/or Site Plan Agreement and/or Condominium 
Declarations to notify all purchasers of residential units and/or 
renters of same, by inserting the following clauses in all offers of 
Purchase and Sale/Lease:
a. “Despite the best efforts of the WRDSB, sufficient 

accommodation may not be available for all anticipated students. 
You are hereby notified that students may be accommodated in 
temporary facilities and/or bussed to a school outside the area, 
and further, that students may, in future, be transferred to 
another school.”

And that
b. “To limit liability, public school buses operated by the Student 

Transportation Services of Waterloo Region (STSWR), or its 
assigns or successors, will not travel on privately owned or 
maintained right-of-ways to pick up students, and potential 
busing students will be required to meet the bus at a 
congregated bus pick-up point."

5. That in cases where Agreements of Purchase and Sale have 
already been executed, the Owner/Developer sends a letter to all 
purchasers which include the above statements (conditions 4 a., b.)

6. Prior to final approval, the WRDSB advise in writing to the Approval 
Authority how the above condition(s) has/have been satisfied.

We ask that these conditions be considered for the subject application, and 
the WRDSB reserves the right to provide additional comments on future 
applications relating to this site.
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Waterloo Catholic District School Board
Contact: WCDSB Planners
Phone: (519) 578-3677
Email: planning@wcdsb.ca

WCDSB Action Items

 That any Education Development Charges shall be collected prior to 
the issuance of a building permit(s).

 That the developer and the Waterloo Catholic District School Board 
reach an agreement regarding the supply and erection of a sign (at 
the developer’s expense and according to the Board’s specifications) 
affixed to the development sign advising prospective residents about 
schools in the area.

 That the developer shall include the following wording in the site plan 
agreement to advise all purchasers of residential units and/or renters 
of same: 

“In order to limit liability, public school buses operated by 
the Student Transportation Services of Waterloo Region 
(STSWR), or its assigns or successors, will not travel on 
privately owned or maintained right-of-ways to pick up 
students, and potential busing students will be required to 
meet the bus at a congregated bus pick-up point.” 

 That the developer enter into an agreement with 
the City of Kitchener to be registered on the title to the Property that 
provides: 

“All agreement of purchase and sale or leases for the sale 
or lease of a completed home or a home to be completed 
on the Property must contain the wording set out below to 
advise all purchasers of residential units and/or renters of 
same.” 
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“In order to limit liability, public school buses operated by 
the Student Transportation Services of Waterloo Region 
(STSWR), or its assigns or successors, will not travel on 
privately owned or maintained right-of-ways to pick up 
students, and potential busing students will be required to 
meet the bus at a congregated bus pick-up point.” 

 That the developer co-ordinate and reach an agreement with the 
Waterloo Catholic District School Board and Student Transportation 
Services of Waterloo Region regarding the provision and 
maintenance of infrastructure for school bus pick-up and drop-off 
locations. This could involve the widen the sidewalk as it may be 
narrow for students in the winter or the installation of a waiting pad.
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Figure 1: Aerial view of existing site & surroundings
Credit: Google Earth Pro, dated July 28, 2015

1.0 INTRODUCTION

SLR Consulting (Canada) Ltd. (SLR) was retained by Reinders & Law Ltd. to 
conduct a pedestrian wind assessment for the proposed development at 
499 Dundas Street North in Cambridge, Ontario. This report is in support of 
the Site Plan Approval (SPA) application for the development.

1.1 Existing Development

The proposed development is located on the north side of Dundas Street 
North between Easton Street and Jarvis Street. The site is currently 
occupied by a low-rise commercial building and parking lot. Figure 1
provides an aerial view of the immediate study area. A site visit was 
conducted by SLR on April 16, 2022; some of these images are included in 
Figures 2a through 2d.

Immediately surrounding the site are low-rise residential developments to 
the north through east to southeast, with low-rise commercial buildings 
and parking lots to the south through west to northwest. Beyond the 
immediate surroundings there are low-rise residential buildings to the 
southeast through west as well as to the north through east, with low-rise 
commercial along Dundas Street North in both directions.

N

SITE
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Figure 2c: Looking southeast along Dundas Street North (site on left)

Figure 2d: Looking north at nearby commercial plaza

Figure 2a: Looking north at existing site

Figure 2b: Looking southwest along Jarvis Street
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Figure 3: Rendering of development
Credit: Reinders & Law Ltd.

1.2 Proposed Development

The proposed development has a rectangular footprint of approximately 52 
m by 22 m, with the long axis parallel to Dundas Street North. The building 
is six-storeys tall, plus a mechanical penthouse, for a total height of 
approximately 22 m. The main residential entrances are located at the 
southwest corner of the building, on the west and south facades. There is a 
secondary entrance at the southeast corner, with an emergency exit on the 
east facade. A rendering of the development is shown in Figure 3.

1.3 Areas of Interest

Areas of interest for pedestrian wind conditions include those areas which 
pedestrians are expected to use on a frequent basis. Typically these include 
sidewalks, main entrances, transit stops, plazas and parks. On-site areas of 
interest are shown in Figure 4.

There is one transit stop immediately adjacent the site on Dundas Street 
North, with a larger transit stop at the south corner of the intersection of 
Dundas Street North and Water Street North.
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Figure 4: Areas of interest – Main floor plan
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There are four categories for wind comfort. Sitting: Intended for cafes, 
terraces and other amenity spaces. These winds will rustle leaves and can 
be felt on the face. Standing: Intended for main entrances, transit stops and 
some outdoor amenity spaces; places where people tend to linger. These 
winds will disturb hair and cause leaves to move. Leisurely Walking:  
Intended for sidewalks and other areas pedestrians pass through; this may 
be difficult to achieve in regions with inherently high winter wind speeds.  
These winds will move small branches, disarrange hair and raise dust. Fast 
Walking: Intended for loading facilities, parking lots and other such 
infrequently used areas. At these wind speeds, trees in leaf begin to move.  
The comfort criteria are based on certain predicted hourly mean wind 
speeds being exceeded 5% of the time; this is roughly equivalent to a wind 
event of several hours duration occurring about once per week. If fast 
walking cannot be achieved, the area is considered to have uncomfortable
wind conditions.

A criterion for wind safety is also reviewed and allows for one strong wind 
events on an annual basis. When more than one strong wind event is 
predicted, wind mitigation measures are then advised, especially for 
frequently accessed areas.

The criteria for wind comfort and safety used in this assessment are similar 
to those developed at the Boundary Layer Wind Tunnel Lab of the 
University of Western Ontario, together with building officials in London, 
England. They are based broadly on the Beaufort scale and on previous 
criteria that were originally developed by Davenport. 

2.0 APPROACH

A qualitative, numerical analysis has been undertaken, based on our 
extensive experience in estimating wind flow patterns around buildings, 
and using a knowledge-based expert system (KBES) developed by SLR. The 
analysis tool is based on published numerical models and methods, 
consistent with our experience in modelling wind flows through wind 
tunnel testing. This qualitative method provides a screening-level estimate 
of potential wind comfort conditions at the site, and assists with the initial 
selection of conceptual mitigation measures, where needed.

This assessment is based on:

• A review of the architectural information received April 13, 2022.

• A review of the existing wind climate in the area, through examining 
historical climate data.

• A numerical analysis of predicted pedestrian wind comfort resulting 
from the additional buildings.

• A comparison of the predictions against established pedestrian comfort 
guidelines.

2.1 Pedestrian Wind Criteria

The wind comfort conditions are discussed in terms of being suitable for 
certain pedestrian activities and are based on frequencies of predicted 
wind force. Pedestrian activity, wind chill, clothing, humidity and exposure 
to direct sun, for example, all affect pedestrian (thermal) comfort; however, 
these influences are not considered in wind force criteria.
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Annual Winds

Summer Winds (May - Oct) Winter Winds (Nov - Apr)

WIND SPEED

> 30 km/h

< 30 km/h

Figure 5: Wind Roses for the Region of Waterloo International Airport (1993 – 2020)

2.2 Wind Climate

Wind data recorded at the Region of Waterloo
International Airport in Breslau, Ontario for the period 
of 1993 to 2020 were obtained and analyzed to create 
a wind climate model for the seasonal extremes. 
Annual and seasonal wind distribution diagrams (“wind 
roses”) are shown in Figure 5. These diagrams illustrate 
the percentage of time wind blows from the 16 main 
compass directions.  Of main interest are the longest 
peaks that identify the most frequently occurring wind 
directions. The annual wind rose indicates that wind 
approaching from the southwest through northwest 
directions are most prevalent, with secondary winds 
from the east. The seasonal wind roses readily show 
how the prevalent winds shift throughout the year.

The directions from which stronger winds (e.g., greater 
than 30 km/h) approach are also of interest as they 
have the highest potential of creating problematic 
wind conditions, depending upon site exposure and 
the building configurations. The wind roses in Figure 5 
also identify the directional frequency of these 
stronger winds, as indicated in the figure’s legend 
colour key. On an annual basis, strong winds occur 
from the southwest through northwest directions. All 
wind speeds and directions were included in the wind 
climate model.
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3.2 Surrounding Sidewalks 

In the Existing Configuration, wind conditions on the surrounding sidewalks 
of Easton Street, Jarvis Street and Dundas Street North are expected to be 
suitable for leisurely walking or better throughout the year. At the adjacent 
transit stop, wind conditions are expected to be comfortable for standing in 
both the summer and winter seasons.

With the construction of the proposed development wind conditions are 
anticipated to remain suitable for leisurely walking or better throughout 
the year on the surrounding sidewalks of Easton Street, Jarvis Street and 
Dundas Street North. Wind conditions at the nearby transit stop are 
expected to remain comfortable for standing throughout the year. 

These wind conditions are considered suitable for the intended use.

3.0 RESULTS

Wind conditions at areas of interest were predicted using SLR’s proprietary 
knowledge-based expert system (KBES). Results are discussed for the 
summer and winter seasons, with summary images shown in Figures 6a and 
6b. 

Note, Project North is approximately 35° clockwise from True North. When 
referring to the building, Project North will be used. For wind directions, 
True North will be used.

There are no predicted safety concerns around the proposed development, 
in either the Existing or Proposed Configuration.

3.1 Building Entrances & Walkways

In the summer, wind conditions around the building are expected to be 
comfortable for standing, including the main entrances, secondary 
entrance and the emergency exit (Figure 5a). 

Wind conditions in the winter are generally predicted to be comfortable for 
standing (Figure 5b). However, at the southeast corner of the building at 
the secondary entrance, wind conditions are expected to be suitable for 
leisurely walking in the winter. This is due to the prevailing westerly and 
southwesterly winds being intercepted by the large south facade and then 
directed to the southeast corner of the building, creating local wind 
accelerations around the corner (see image to the right). If this door will be 
used frequently, we suggest the design team recess the doors from the 
main facade to provide local wind protection.

Wind flows accelerating at corner
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Figure 6a: Summary of predicted wind comfort conditions – Grade – Summer
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Figure 6a: Summary of predicted wind comfort conditions – Grade – Summer
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5.0 ASSESSMENT APPLICABILITY

This assessment is based on computer modeling techniques and provides a 
qualitative overview of the pedestrian wind comfort conditions on and 
surrounding the proposed development site. Any subsequent alterations to 
the design may influence these findings, possibly requiring further review 
by SLR. Should you have any questions or concerns, please do not hesitate 
to contact the undersigned.

Sincerely,

SLR Consulting (Canada) Ltd.

Draft

Nishat Nourin, M.Eng., P.Eng.
Microclimate Engineer

Draft

Tahrana Lovlin, MAES, P.Eng.
Principal, Microclimate

4.0 CONCLUSIONS & RECOMMENDATIONS

The pedestrian wind conditions predicted for the proposed development at 
499 Dundas Street North in Cambridge have been assessed through a 
qualitative numerical analysis. Based on the results of our assessment, the 
following conclusions have been reached:

• The wind safety criterion is met at all areas on and surrounding the 
development in both the Existing and Proposed Configurations.

• Wind conditions on the site, including entrances, are generally expected 
to be suitable for the intended use year-round. Wind mitigation 
measures are suggested for the secondary entrance at the southeast 
corner.

• On the sidewalks surrounding the proposed development, wind 
conditions are expected to be suitable for the intended use.
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