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1 Introduction 

On behalf of our client, the Regional Municipality of Waterloo, please accept this Planning 
Justification Report (hereinafter referred to as “Report”) in support of their proposed 
redevelopment of the property municipally known as 581-595 Langs Drive in the City of 
Cambridge. Noting that existing buildings would be demolished. 

As shown on the proposed Site Plan submitted which is part of the complete application 
package, our client is proposing to redevelop the subject property to accommodate a 7 storey, 
136 dwelling unit, mixed-use building for the purpose of providing affordable rental housing in 
support of the Waterloo Region Housing Master Plan. The proposed redevelopment will be 
apartment-style dwelling units and include a 'Youth Community Centre' on the ground floor. In 
order to address public planning policies, our client is proposing a combined Official Plan 
Amendment and Zoning By-Law Amendment as part of this submission. A Pre-Consultation 
Application was previously completed with the related comments and submission requirements 
provided on March 31, 2022.   

This Report provides an overview of our client’s property, the surrounding area, the currently 
applicable public planning controls, and the proposed Official Plan and Zoning By-Law 
Amendment. Land use planning rationale/justification and recommendations supporting the 
proposed  applications. It should also be noted that a Site Plan Application (Section 41 of the 
Planning Act) will be required and submitted to the City for a decision. 

Based on the review of the applicable land use policies and regulations, the proposed Official 
Plan and Zoning By-Law Amendment, in our opinion, the proposed application has regard to the 
“Matters of Provincial Interest” as defined by the Planning Act, is consistent with the Provincial 
Policy Statement, is in conformity with the Growth Plan for the Greater Golden Horseshoe, the 
Region of Waterloo Official Plan, the City of Cambridge Official Plan and Zoning By-Law.  

Further, it is our opinion that the proposed redevelopment makes efficient use of the existing 
urbanized land, existing municipal infrastructure and contributes to the Regional affordable rental 
housing stock. Based on the foregoing, it is our opinion that the proposed redevelopment 
represents good planning and is appropriate for the subject property and surrounding area.  

2 Site Location and Context 

2.1 Municipal Address and Legal Description 
The subject property is known municipally as 581 – 595 Langs Drive in the City of Cambridge. 
The legal address of the subject property is Blk A Plan 1259 Cambridge S/T 403417; S/T 
383629, Cambridge. 

2.2 Description of the Subject Property 
The subject property is approximately 10,117.2 square metres (108,900 square feet) in area with 
112.22 metres (368 feet) of frontage on Langs Drive. It is located on the north side of Langs 
Drive, just west of the intersection with Concession Road; in the center of a triangle formed by 
Hespeler Road (#24) to the east, King Street East/Coronation Boulevard to the southwest and 
Highway #401 to the north (as shown in Figures 1 and 2). 
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Figure 1: Location of Subject Property (Source: Google Maps) 

 
Figure 2: Aerial Image of Subject Property (Source: City of Cambridge GIS Mapping, Aerial Image 2020) 

Highway #401 

Subject 
Property 
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The Subject Property currently includes eight (8) blocks of buildings of multiple dwellings and a 
Youth and Teen (Community) Centre; a Children’s park and amenity area; and two (2) parking 
areas for residents and visitors (as shown in Figures 3 – 6). 

 
Figure 3: Aerial Image of Subject Property (Source: City of Cambridge GIS Mapping, Aerial Image 2020) 

 
Figure 4: View of existing building (including the Youth and Teen Centre, being the Green siding section 

and single storey portion on the right) along frontage of Langs Drive (Source: Google Streetview) 
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Figure 5: View of existing building (including the Youth and Teen Centre, being the Green siding section 

and single storey portion on the right) along frontage of Langs Drive (Source: Google Streetview) 

 
Figure 6: View of existing building (including the Youth and Teen Centre, being the Green siding section 

and single storey portion on the right) along frontage of Langs Drive (Source: Google Streetview) 

2.3 Neighbourhood Context 
The Subject Property is located within an established Neighbourhood, with a Seniors Community 
and Home abutting the property to the west, single detached and multiple dwellings abutting to 
the east and north and William G. Davis Public School directly across Lands Drive, to the south. 
There are a number of other schools and parks in the surrounding neighbourhood along with a 
church and a wellness centre. The remaining area is generally made up of single detached 
dwellings.  

Hespeler Road, to the east, is a corridor of retail and commercial properties. Behind this, to the 
west is an area of Light Industrial uses that back onto the residential area which includes the 
Subject property. 

The following Table details notable points of interest in the surrounding neighbourhood and 
relates to the numbered points in Figure 7 below: 
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NUMBER  POINT OF INTEREST 

1 William Davis Public School 

2 Fairview Mennonite Home and Seniors Community 

3 Preston Mennonite Church 

4 Coronation Public School 

5 William E. Pautier / Jane Brewer Wellness Centre 

6 Saint Michael Catholic Elementary School 

7 Otto Klotz Park 

8 Studiman Park 

9 Saint Noel-Chabanel Catholic Elementary Public School 

10 Area of Light Industrial Uses 

11 Commercial Retail Area along Hespeler Road 

 

 
Figure 7: Neighbourhood Context (Source: Google Maps) 

3 Proposed Redevelopment 

3.1 Overview of Redevelopment Concept 
The Region is proposing to redevelop a 7-storey, mixed-use building consisting of 136 dwelling 
units and ground floor Youth Community Centre. All of the proposed dwelling units will be 
dedicated to affordable rental housing in support of the Waterloo Region Housing Master Plan 
and provide additional affordable housing in the Waterloo Region. More specifically, 
approximately one third (1/3) of the dwelling units will be rent-geared-to-income, 1/3 below 
average market rent, and the remaining 1/3 will be low end of the market rent. The proposed unit 
types range from one (1) through five (5) bedrooms in order to provide a range of unit sizes for 
residents. 

1 

2 
3 

4 

5 6 
7 

8 9 

10 

11 
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The proposed Youth Community Centre is located on the ground floor in the southwest corner, 
with frontage along Langs Drive. The subject property currently contains a ‘Youth and Teen 
(Community) Centre’ to which the proposed redevelopment will provide for an updated and 
larger space of 183.28 square metres. The proposed Youth Community Centre will provide a 
variety of activities and program for youth ages in order to support the existing and surrounding 
community.  

It is important to note that the proposed redevelopment also provides features an office that is 
33.31 m2 (358.5 ft2) in size. The proposed office space will be utilized by one or two Regional 
staff to facilitate the day to day activities for the proposed affordable housing redevelopment. 
Based on our review of the City’s Zoning By-Law, it is our opinion that the proposed office space 
represents an accessory use, as this space is considered incidental, subordinate and exclusively 
devoted to the principal uses of the land upon which, or of the building or structure within which 
the accessory use is located. Work conducted in the office strictly relates to the proposed 
affordable housing redevelopment. 

The proposed mixed-use building is designed as an L-Shaped building that supports street 
animation along Langs Drive. The front portion of the building facing Langs Drive is 7-storeys in 
height, and transitions to 5-storeys toward the rear in consideration of the adjacent two-storey 
residential uses to the north.  

Extensive outdoor amenity space is provided behind the proposed building as a focal point of the 
redevelopment. The proposed outdoor amenity space will feature a playground area, coloured 
asphalt play area, a gazebo-like structure for shade, as well as barbeque pits and picnic 
benches for community gatherings. Additional landscaping, such as trees and shrubs are also 
included within the proposed outdoor amenity area. The proposed outdoor amenity space has 
been programed for inclusivity, as it is barrier-free, and will foster social interaction among 
residents. 

Indoor amenity space is also located on the ground floor of the proposed redevelopment, which 
includes a multi-purpose room, meeting room, as well as a community gathering space that 
faces the outdoor amenity space area. Both the proposed indoor and outdoor amenity spaces 
will encourage social interaction and gatherings among residents to create a unique sense of 
place and community. 

The proposed redevelopment provides for a total of 142 parking spaces at-grade. More 
specifically, 96 spaces are dedicated to the residential use, provides for 21 visitor parking 
spaces, 25 spaces for the Youth Community Centre, as well as 5 Type A and 5 Type B Barrier-
Free parking spaces. Barrier-free parking spaces are located within close proximity to building 
entrances to provide ease of access. Parking is provided along the perimeter of the subject 
property in order to provide a buffer zone between the adjacent properties.  

The proposed redevelopment also provides for a total of 60 bicycle parking spaces, 48 will be 
secured indoors, while the remaining 12 are to be located outside of the building. This supports 
the opportunity for the use of active transportation. One (1) loading space is also provided. 

As shown in Figure 8 below, a preliminary Site Plan was prepared for this submission by IBI 
Group. Two (2) vehicular accesses are provided from Langs Drive to the site, making use of the 
existing accesses on the site. A primary entrance to the building is located along Langs Drive 
when entering the site from the south. Additional entrances to the building are provided in the 
rear and side-yards of the building to ensure ease of access from all fronts of the 
redevelopment. 
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Figure 8: Preliminary Site Plan prepared by IBI Group 

3.2 Proposed Land Use Planning Applications  
This section of the Planning Justification Report discusses the land use planning approvals 
required to accommodate the proposed redevelopment concept.  The subject property requires 
an Official Plan Amendment and Zoning By-Law Amendment to support the proposed 
redevelopment. It is also understood that Site Plan Application will also be required to provide for 
the proposed redevelopment in coordination with the Official Plan Amendment and Zoning By-
Law Amendment approval.   

3.2.1 Official Plan Amendment  

As described in Section 4.6.4 of this Report, an application for an Official Plan Amendment is 
required given that the proposed redevelopment does not conform to the permitted density 
requirements outlined in the ‘Low/Medium Density Residential’ land use designation. Currently, 
the Official Plan permits a maximum of 40 dwelling units per hectare on the subject property, 
whereas this application proposes 135 dwelling units per hectare.  

Therefore, it is the intent of the applicant to propose redesignating the subject property from 
‘Low/Medium Density Residential’ to ‘High Density Residential’. It is understood that density in 
the ‘High Density Residential’ designation is determined based on the maximum permitted FSI of 
2.0. The proposed redevelopment provides for an FSI of 1.4, which meets the permitted FSI. 
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Please refer to Section 4.6.4 of this Report for more detail relating to the proposed Official Plan 
Amendment.  

3.2.2 Zoning By-Law Amendment 

As described in Section 4.7 of this Report, a Zoning By-Law Amendment will be required to 
permit the proposed redevelopment. More specifically, our client is proposing to rezone the 
subject property from ‘RM4’ to ‘N1RM3 with Site-Specific Exceptions’. It is the practice of the 
City that the proposed ‘Compound Zone’ is used for mixed-use redevelopments in the City of 
Cambridge to accommodate a combination of land uses which for this site would be residential 
and institutional. 

The proposed ‘N1RM3’ compound zoning will allow for the multiple residential dwelling units to 
be permitted with institutional uses in a mixed-use redevelopment based on the applicant’s 
proposed density. The Site-Specific Exceptions are as follows:  

 Permit a minimum front yard setback of 5.0 metres, whereas the Zoning By-Law 
requires a setback of 6.0 metres; 

 Permit a maximum density of 135 units per hectare, whereas the Zoning By-Law 
requires a maximum of 75 units per hectare; 

 Permit a reduced residential parking rate of 0.70 spaces per dwelling unit, whereas the 
Zoning By-Law requires 1.0 space per dwelling unit; and 

 Permit a reduced visitor parking rate of 0.15 spaces per dwelling unit, whereas the 
Zoning By-Law requires 0.25 spaces per dwelling unit. 

3.2.3 Site Plan Application 

The proposed redevelopment will be subject to Site Plan review and approval by the City of 
Cambridge. It is anticipated that the formal Site Plan application will be coordinated and 
submitted following the initial review of the combined Official Plan and Zoning By-Law 
Amendment application by City, technical agencies, consultation with City Council and area 
residents. It is understood that final approval of the Official Plan and Zoning By-Law Amendment 
application with no appeals will be required prior to the approval of the Site Plan application. 

4 Existing Planning Controls 

This section of the Planning Justification Report provides an overview of the land use policy 
applicable to the subject property, include the Planning Act, the Provincial Policy Statement, the 
Growth Plan for the Greater Golden Horseshoe, the Region of Waterloo Official Plan, the City of 
Cambridge Official Plan, and the City of Cambridge Zoning By-Law. 

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

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

Provincial Interest Demonstration of Regard 

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

The subject property does not contain, nor is 
adjacent to identified natural heritage 
features. The existing trees and shrubbery will 
be removed and replaced with new trees and 
landscaping features, as shown on the 
preliminary Landscaping Plan prepared by IBI 
Group. This will provide a greenery to the 
subject lands and enhance the surrounding 
area. 

b) The protection of agricultural resources 
of the Province; 

No agricultural resources will be lost as a 
result of the proposed redevelopment. 

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

The conservation and management of natural 
resources and the mineral resource base is 
not expected to be impacted by the proposed 
redevelopment. 

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

No features of significant architectural, 
cultural, historical, archaeological, or scientific 
interest will be impacted by the proposed 
redevelopment. 

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

The subject property is currently located 
within the City’s Built-Up Area. The proposed 
redevelopment represents an efficient use of 
the existing supply of water to the subject 
lands and surrounding community. 

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

Existing infrastructure will be used to service 
the proposed redevelopment. As the subject 
property is located within the City’s Built-Up 
Area, the proposed redevelopment represents 
an efficient use of existing services. 

g) The minimization of waste; The proposed redevelopment is located within 
the existing Built-Up area and is proposed to 
be connected to existing transportation and 
servicing infrastructure and does not 
proposed the expansion of infrastructure or 
the loss of greenfield land.  

h) The orderly development of safe and 
healthy communities; 

The proposed redevelopment is located within 
the City’s Built-Up Area, along a Collector 
Road in proximity to a variety of uses within 
the immediate area. As a result, it facilitates 
orderly development within the City of 
Cambridge. The proposed redevelopment 
facilitates the intensification of an 
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Provincial Interest Demonstration of Regard 

underutilized property within the existing 
urban area. 

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

The proposed redevelopment conforms to the 
standards and regulations of the Accessibility 
for Ontarians with Disabilities Act (AODA), 
2005 and the Ontario Building Code (OBC).  

The proposed redevelopment provides five 
(5) Type “A” barrier-free parking spaces and 
five (5) Type “B” barrier-free parking spaces, 
which meets the requirements of the AODA.  

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

This matter of provincial interest is not 
considered applicable to this application. 

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

The proposed redevelopment does will 
provide 136 affordable rental housing units in 
order to implement the Region of Waterloo 
Housing Master Plan. This will provide greater 
housing option in the Region of Waterloo.  

k) The adequate provision of employment 
opportunities; 

While the proposed redevelopment is non-
profit, the ground floor Youth Community 
Centre and required maintenance staffing will 
provide employment opportunities 

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

The mix of institutional and residential uses 
on the subject property will contribute to and 
protect the financial and economic well-being 
of the Province, Region, and City of 
Cambridge. 

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

The proposed redevelopment implements and 
considers the applicable Provincial and local 
planning framework. 

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

The proposed redevelopment will contribute 
to the housing stock by providing 136 
affordable rental housing units in the City. The 
proposed redevelopment was designed to 
consider the surrounding uses in the area.  

o) The protection of public health and 
safety; 

The proposed redevelopment will promote the 
protection of public health and safety by 
conforming to the requirements of the OBC 
and the AODA. 

p) The appropriate location of growth and 
development; 

The proposed redevelopment is located within 
the City’s Built-Up Area and along a Collector 
Road near a variety of uses and a residential 
neighbourhood. In our opinion, this is the 
appropriate location for this type of 
development. 
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Provincial Interest Demonstration of Regard 

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

The proposed redevelopment supports public 
transit use through its location nearby various 
Grand River Transit (GRT) bus stops which 
service routes 56 and 64. 

r) The promotion of built form that, i) is 
well-designed, ii) encourages a sense of 
place, and iii) provides for public spaces 
that are of high quality, safe, accessible, 
attractive, and vibrant. 

The proposed redevelopment will feature 
high-quality architectural design and will 
complement and enhance the existing 
character of the surrounding neighbourhood. 

s) The mitigation of greenhouse gas 
emissions and adaptation to a changing 
climate. 

Given the proposed redevelopment is located 
within walking distance of public transit, 
provides on-site bicycle parking, and is within 
walking distance of various uses, there can 
be less dependency on automobiles for travel 
by future residents of this proposed 
redevelopment.  

 

It is our professional opinion that the proposed redevelopment has regard for the “Matters of 
Provincial Interest” as required by the Planning Act. 

4.1.2 Official Plan and Zoning By-Law Amendments 

The Planning Act establishes the legislative basis for Official Plan and Zoning By-Law 
Amendment applications. The proposed applications are being requested pursuant to: 

 Section 16 of the Planning Act, which establishes the legislative basis for Official Plan 
Amendments; and  

 Section 34 of the Planning Act, which establishes the legislative basis for Zoning By-Law 
Amendments. 

4.2 Provincial Policy Statement 
The Provincial Policy Statement (PPS), 2020 was issued under Section 3 of the Planning Act and 
came into effect on May 1, 2020. It replaced the previous version of the PPS, issued in 2014. 
Approval authorities, in carrying out their responsibilities under the Planning Act, are to ensure 
that their decisions “are consistent with” the PPS. 

The PPS provides policy direction on “Matters of Provincial Interest” related to land use planning, 
which supports the Provincial goal of enhancing the quality of life for all citizens of Ontario. The 
focus of the PPS is building strong communities, a clean and healthy environment, and supporting 
sustainable economic growth by directing development to existing settlement areas, encouraging 
efficient and cost-effective land use development patterns, and protecting natural resources for 
the long term. 

The PPS is to be read in its entirety and applicable policies are to be applied to specific 
situations/applications. The following table provides a summary of relevant policies of the PPS 
and describes how the proposed redevelopment is consistent with this policy direction. 
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Policy 
No. 

Policy Discussion of Consistency 

Managing and Directing Land Use to Achieve Efficient and Resilient Development and 
Land Use Patterns 
1.1.1 Healthy, livable and safe communities are 

sustained by: 

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

 

 

b) accommodating an appropriate 
range and mix of residential 
(including second units, affordable 
housing and housing for older 
persons), employment (including 
industrial and commercial), 
institutional (including places of 
worship, cemeteries and long-
term care homes), recreation, 
park and open space, and other 
uses to meet long-term needs; 
 

c) avoiding development and land 
use patterns which may cause 
environmental or public health 
and safety concerns; 
 
 
 
 
 
 
 
 
 
 
 
 
 

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

e) promoting the integration of land 
use planning, growth 
management, transit-supportive 
development, intensification and 

 
 
 

a) The proposed redevelopment 
facilitates intensification 
within the City’s Built-Up Area 
using existing municipal 
services, promoting the 
efficient use of land and 
infrastructure. 

 
b) The proposed redevelopment 

will add to the mix and range 
of uses in the City by 
providing 136 affordable 
rental units. The proposed 
residential uses will be 
located in proximity to a 
range of uses along the 
Concession Road to the 
west. 
 
 

c) It is not anticipated that the 
proposed redevelopment will 
cause an environmental or 
public health and safety 
concern. The proposed 
redevelopment will conform 
to the requirements of the 
OBC and the AODA. 
 
The proposed redevelopment 
provides five (5) Type “A” 
barrier-free parking space 
and five (5) Type “B” barrier-
free parking space, which 
meets the requirements of 
the AODA.  
 

d) It is not anticipated that the 
proposed redevelopment 
would prevent the efficient 
expansion of settlement 
areas. 
 

 
e) The subject property is 

located within the City’s Built-
Up Area. As a result, the 
proposed redevelopment 
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Policy 
No. 

Policy Discussion of Consistency 

infrastructure planning to achieve 
cost-effective development 
patterns, optimization of transit 
investments, and standards to 
minimize land consumption and 
servicing costs; 

 
f) improving accessibility for persons 

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

 
 
 
 
 
 
 

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

 

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

 
 
 
 

i) consider the impacts of a 
changing climate.  

promotes a cost-effective 
development pattern and 
intensification on a Regional 
transit route, which will 
minimize land consumption 
and servicing costs. 
 

f) The proposed redevelopment 
conforms to the standards 
and regulations of the AODA 
2005 and the Ontario Building 
Code.  

The proposed redevelopment 
provides five (5) Type “A” 
barrier-free parking space 
and five (5) Type “B” barrier-
free parking space, which 
meets the requirements of 
the AODA.  

 
g) The necessary infrastructure 

currently exists to support the 
servicing of the proposed 
redevelopment. 

 
 
 
 
 

h) Through its location within the 
City’s Built-Up Area, the 
proposed redevelopment 
supports a sustainable 
development and land use 
pattern. 
 

i) It is not anticipated that the 
proposed redevelopment will 
in any measurable way 
impact climate change factors 
or considerations. 

Settlement Areas 
1.1.3.1 Settlement areas shall be the focus of 

growth and development, and their vitality 
and regeneration shall be promoted. 

The proposed redevelopment 
facilitates minor intensification within 
the City’s Built-Up Area. 

1.1.3.2 Land use patterns within settlement areas 
shall be based on densities and a mix of 
land uses which: 
 

a) efficiently use land and resources; 
 
 

 

 

a) As the subject property is a 
currently within the City’s 
Built-Up Area, the proposed 
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Policy 
No. 

Policy Discussion of Consistency 

 
 
 

b) are appropriate for, and efficiently 
use, the infrastructure and public 
service facilities which are 
planned or available, and avoid 
the need for their unjustified 
and/or uneconomical expansion; 
 

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

 

 

d) prepare for the impacts of a 
changing climate; 
 
 
 
 
 
 

e) support active transportation; 
 
 
 
 
 
 
 
 
 

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

g) are freight-supportive. 

redevelopment represents an 
efficient use of land 
resources. 

b) The proposed redevelopment 
makes efficient use of the 
existing available 
infrastructure and public 
service facilities. 
 

c) The proposed redevelopment 
is within walking / cycling 
distance of public transit 
stops and will provide bicycle 
parking on-site to minimize 
automobile dependency. 
 

d) It is not anticipated that the 
proposed redevelopment will 
need to consider the impacts 
of a changing climate. The 
proposed redevelopment will 
be built in accordance with 
the OBC. 
 

e) The subject property is 
located in walking distance to 
a variety of other commercial 
and institutional uses, as well 
as a residential 
neighbourhood. The 
proposed redevelopment will 
also connect to the existing 
municipal sidewalk system. 
 

f) The subject property is 
located nearby various GRT 
bus stops servicing routes 56 
and 64. 
 

g) The proposed redevelopment 
provides one (1) loading 
space, which allows the 
proposal to be freight-
supportive. 

Housing 
1.4.1 To provide for an appropriate range and 

mix of housing types and densities 
required to meet projected requirements 
of current and future residents of the 
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Policy 
No. 

Policy Discussion of Consistency 

regional market area, planning authorities 
shall: 

 
a) maintain at all times the ability to 

accommodate residential growth 
for a minimum of 15 years through 
residential intensification and 
redevelopment and, if necessary, 
lands which are designated and 
available for residential 
development; and, 

 
b) maintain at all times where new 

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

 
 
 
The proposed redevelopment will 
assist the City of Cambridge in 
meeting this policy requirement, as it 
will add 136 affordable rental units to 
the City’s housing stock. This will 
provide greater housing options in 
both the Region and City for future 
residents. 

Sewage, Water and Stormwater 
1.6.6.2 Municipal sewage services and municipal 

water services are the preferred form of 
servicing for settlement areas to support 
protection of the environment and 
minimize potential risks to human health 
and safety. Within settlement areas with 
existing municipal sewage services and 
municipal water services, intensification 
and redevelopment shall be promoted 
wherever feasible to optimize the use of 
the services. 

The proposed redevelopment 
facilitates intensification within a 
neighbourhood with existing 
municipal services, promoting the 
optimization of the use of this 
infrastructure. See the Preliminary 
Functional Grading, Servicing and 
Stormwater Management Report 
prepared by IBI Group for more 
information related to this policy. 

1.6.6.7 Planning for stormwater management 
shall:  

a) be integrated with planning for 
sewage and water services and 
ensure that systems are 
optimized, feasibly, and financially 
viable over the long term; 

b) minimize, or, where possible, 
prevent increases in contaminant 
loads; 

c) minimize erosion and changes in 
water balance, and prepare for 
the impacts of a changing climate 
through the effective management 
of stormwater, including the use of 
green infrastructure; 

The stormwater management of the 
proposed redevelopment will 
acknowledge and integrate  policy 
1.6.6.7 direction. See the Preliminary 
Functional Grading, Servicing and 
Stormwater Management Report 
prepared by IBI Group for more 
information related to this policy. 
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Policy 
No. 

Policy Discussion of Consistency 

d) mitigate risks to human health, 
safety, property, and the 
environment; 

e) maximize the extent and function 
of vegetative and pervious 
surfaces; and 

f) promote stormwater management 
best practices, including 
stormwater attenuation and re-
use, water conservation and 
efficiency, and low impact 
development. 

Transportation Systems 
1.6.7.2 Efficient use should be made of existing 

and planned infrastructure, including 
through the use of transportation demand 
management strategies, where feasible. 

The subject property is located along 
Langs Drive, which is an existing 
Collector Road supported by a mix of 
uses. 

1.6.7.4 A land use pattern, density and mix of 
uses should be promoted that minimize 
the length and number of vehicle trips and 
support current and future use of transit 
and active transportation. 

The subject property is located within 
proximity to a variety of commercial, 
retail and institutional uses, as well as 
a residential neighbourhood, 
promoting a land use mixture which 
could support the minimization in the 
number of vehicle trips and increase 
active transportation use. 
 
The subject property is also located in 
proximity to various GRT bus stops 
with service routes 56 and 64. 

 

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

4.3 Growth Plan for the Greater Golden Horseshoe 
As the subject property is located within the Growth Plan for the Greater Golden Horseshoe 
Area, any related planning decisions must conform to the applicable provisions of this Plan. The 
Growth Plan sets out a long-term plan for growth and development within the Greater Golden 
Horseshoe Area of Ontario. The current Growth Plan came into effect on August 28, 2020. 

The Growth Plan contemplates a policy framework which will be implemented in the Region of 
Waterloo by the next Municipal Comprehensive Review (Official Plan Review). Until this Review 
is undertaken, planning applications within the Region will be considered in accordance with the 
current Regional Official Plan. Section 1.2.1 of the Growth Plan sets out its guiding principles, 
which include: 

 Supporting the achievement of complete communities that are designed to support 
healthy and active living and meet people’s needs for daily living throughout an entire 
lifetime; 

 Prioritizing intensification and higher densities in strategic growth areas to make efficient 
use of land and infrastructure and support transit viability; 
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 Provide flexibility to capitalize on new economic and employment opportunities as they 
emerge, while providing certainty for traditional industries, including resource-based 
sectors; 

 Improve the integration of land use planning with planning and investment in 
infrastructure and public service facilities, including integrated service delivery through 
community hubs, by all levels of government; 

 Support a range and mix of housing options, including additional residential units and 
affordable housing, to serve all sizes, incomes, and ages of households; 

 Provide for different approaches to manage growth that recognize the diversity of 
communities in the Greater Golden Horseshoe; 

 Protect and enhance natural heritage, hydrologic, and landform systems, features, and 
functions; 

 Support and enhance the long-term viability and productivity of agriculture by protecting 
prime agricultural areas and the agri-food network; 

 Conserve and promote cultural heritage resources to support the social, economic, and 
cultural well-being of all communities, including First Nations and Métis communities; 
and 

 Integrate climate change considerations into planning and managing growth such as 
planning for more resilient communities and infrastructure – that are adaptive to the 
impacts of a changing climate – and moving towards environmentally sustainable 
communities by incorporating approaches to reduce greenhouse gas emissions. 

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

 The proposed redevelopment facilitates intensification for the purpose of affordable 
rental housing on a property within the City of Cambridge’s Built-Up Area. 

 The proposed redevelopment will be supported by existing municipal services, 
promoting the efficient use of this infrastructure. 

 The subject property is located within a ten (10) minute walk to bus stops servicing three 
(2) GRT routes, such as routes 56 and 64. The proposed redevelopment may support 
the viability of these routes. 

 The proposed redevelopment will add 136 residential dwellings dedicated to affordable 
rental housing to the City of Cambridge’s stock, as well as a Youth Community Centre 
thus contributing to employment opportunities.  

 The proposed affordable rental housing units will provide a range of housing options for 
future residents. 

 The proposed redevelopment is not anticipated to impact the Province’s agricultural 
resources. 

 The proposed redevelopment is not anticipated to impact the Province’s cultural 
heritage resources. 

 The proposed redevelopment will achieve a high standard of urban design and have 
consideration for the surrounding lands. 

Based on the foregoing, it is our opinion that the proposed redevelopment conforms to the Growth 
Plan 2020. 
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4.4 Region of Waterloo Official Plan 
The Regional Official Plan (ROP) sets out the policy direction of land use planning in the Region 
of Waterloo over a 20-year planning horizon. The Ministry of Municipal Affairs and Housing 
approved a new ROP in 2010. The decision was subsequently appealed to the Ontario 
Municipal Board (OMB), who issued a decision in June 2015, allowing the ROP to come into full 
force and effect. All planning decisions within the Region of Waterloo must conform to the ROP, 
including the proposed Official Plan and Zoning By-Law Amendment application. 

The ROP determines areas for growth and development, sets out population and employment 
forecasts and density targets, establishes an Urban Boundary, promotes multi-modal 
transportation options, and sets out policies to protect the Region’s valuable environmental and 
agricultural resources. 

4.4.1 Urban Boundary and Built-Up Area 

The ROP identified the subject property as being located within the Built-Up Area of the City of 
Cambridge, as displayed in Figure 9 below. The Built-Up Area includes all lands within the built 
boundary of the Region’s Urban Area and Township Areas as of June 16, 2006.  

 
Figure 9: Region of Waterloo Official Plan, Map 3a - Urban Area 

The ROP directs that 45 per cent of new residential development should be directed to the Built-
Up Area by the local municipalities in order to support the efficient use of land and physical and 
community infrastructure/services. It is further stated that the Built-Up Area is mainly comprised 
of established residential neighbourhoods which are not expected to experience a significant 
amount of change within the horizon of the ROP. The proposed redevelopment will help satisfy 
the Region’s density target for infilling, by providing context-appropriate intensification within the 
existing Built-Up Area. 

The proposed redevelopment conforms to the general policies of the ROP due to its location in 
the Built-Up Area, which optimizes the use of municipal services, contributes to the creation of 
complete communities, and respects the scale, character, and context of the surrounding 
established neighbourhood. 
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Development within the Built-Up Area is subject to Policy 2.D.1 of the ROP, which is discussed 
in the following table. 

Policy Discussion of Conformity 

In preparing or reviewing planning studies, or in reviewing development applications 
or site plans, the Region and/or Area Municipalities will ensure that development 
occurring within the Urban Area is planned and developed in a manner that: 

a) Supports the Planned Community 
Structure described in this Plan; 

The subject property provides minor 
intensification within the Urban Boundary and 
supports the Planned Community Structure 
described in the ROP. 

b) Is serviced by a municipal drinking-
water supply system and a 
municipal wastewater system; 

The proposed redevelopment will be serviced 
by municipal servicing infrastructure. 

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

The proposed redevelopment will make 
efficient use of underutilized lands within 
proximity of a various uses, including 
commercial, institutional, and green space. 
The proposed redevelopment aims to create a 
mixed-use building that will complement the 
surrounding land uses and support the existing 
land uses in the area. 

The subject property is located in 
walking/cycling distance to a range of 
commercial, retail, and institutional uses. 

The subject property is located in proximity to 
various GRT bus stops along Langs Drive and 
Concession Road for service routes 56 and 64. 

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

The proposed redevelopment is not anticipated 
to have a significant impact on the natural 
environment and surface water/groundwater 
resources. Details related to stormwater 
management for the proposed redevelopment 
will be finalized through later phases of 
planning approvals. Please see the Preliminary 
Functional Grading, Servicing and Stormwater 
Management Report prepared by IBI Group. 

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

Cultural heritage resources and historic 
buildings are not anticipated to be impacted by 
the proposed redevelopment. 

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

The scale, character, and context of the 
subject property of the surrounding 
neighbourhood will be respected by the 
proposed redevelopment based on the 
proposed orientation, siting, and setbacks. 
Please see the Urban Design Brief prepared 
by IBI Group for further details regarding the 
proposed design. 
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Policy Discussion of Conformity 

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

The subject property is located within a 
proximity to numerous GRT bus stops in order 
to access grocery stores via public transit. The 
proposed redevelopment is also within driving 
distance to multiple grocery stores. 

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

Details related to the energy efficiency of the 
proposed redevelopment will be finalized 
through later stages of planning approvals. 

Based on the above, it is our opinion that the proposed redevelopment conforms to the ROP and 
is in keeping with the applicable policies. 

4.4.2 Wellhead Protection Area No. Four 

Map 6a of the ROP indicates that the subject property is not located with a Wellhead Protection 
Area (WPSA), as displayed in Figure 10 below. Therefore, the ROP WPSA policies do not apply.  

 
Figure 10: Region of Waterloo Official Plan, Map 6a - Urban Area Source Water Protection Areas 

4.5 Region of Waterloo Master Housing Plan 
As mentioned throughout this Report, the proposed redevelopment was initiated by the Region 
of Waterloo in order to implement and/or support the Waterloo Region Housing Master Plan 
(2020 – 2040), which was approved in 2019. This plan includes the the redevelopment of 
several existing Waterloo Region Housing properties, including the subject property, 581 – 595 
Langs Drive, Cambridge where 38 townhouse units exist today. 
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The purpose of the Waterloo Region Housing Master Plan (WRHMP) is to provide a strategic 
framework over a 20-year period to a focus on the Region’s role as a housing provider. The Plan 
ultimately presents a vision and strategy to revitalize housing communities through future 
redevelopment and growth as well as how it will maintain the current affordable housing stock 
WRHMP offers. The impact of the Master Plan is intended to ensure the continued support and 
improvement of services for all tenants.  

As per Section 6.2 and Table 5 of the Master Plan, the Region intends to create a minimum of 
an additional 600 affordable housing units within its existing 65 communities. More specific to 
the subject property, the Region is seeking to achieve a net gain of at least 96 units (total of 134 
units) with a mix of units sizes (1 to 3 bedrooms). This will aim to address the growing demand 
for affordable housing units in the Waterloo Region, as well as the projected population growth.  

Based on regular meetings and consultation with the Region, the proposed redevelopment of the 
subject lands has been designed to meet the goals of the WRHMP. The proposed 
redevelopment will meet the minimum projected unit count by providing a total of 136 dwelling 
units dedicated to affordable rental housing.  

Based on the above. it is our opinion that the proposed redevelopment meets the objectives and 
vision of the WRHMP.  

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

4.6.1 Built-Up Area 

The City of Cambridge Official Plan designates the subject property Built-Up Area, as displayed 
in Figure 11Figure 11. At least forty-five (45) percent of residential development within the Region 
of Waterloo is intended to occur within the Region’s Built-Up Area as a whole. Intensification will 
be encouraged by the City of Cambridge throughout the Built-Up Area as part of the City’s 
growth management strategy. 

 
Figure 11: City of Cambridge Official Plan, Map 1A - Urban Structure 
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Policy 2.6.1.8 of the Official Plan states that “infill, intensification, and redevelopment within 
existing neighbourhoods will be minor in nature and will be designed to respect existing 
character and provide connections and linkages where possible.” The proposed redevelopment 
will add 136 dwelling units on an underutilized property that contains existing residential and 
institutional uses. The proposed redevelopment has respect for the existing character of the 
neighbourhood, as the Region intends to revitalize and increase the density of the existing 
affordable rental housing units that exist on the property today. 

The following table summarizes the requirements considered for “intensification” within the Built-
Up Area outlined by Policy 2.6.1.6. The table also provides discussion on how the proposed 
redevelopment addresses these requirements. 

Criteria Discussion of Conformity 

Intensification within the built-up area will be planned and designed to: 

a) Support vibrant neighbourhoods 
through the inclusion of a diverse 
and compatible mix of land uses 
(including residential and 
employment uses); 

The proposed redevelopment facilitates the 
redevelopment of an underutilized by 
introducing 136 affordable rental units and a 
new Youth Community Centre for the 
neighbourhood, which may serve nearby 
residents. The proposed redevelopment also 
aims to achieve a mix of uses on the subject 
property to complement the surrounding area. 

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

The proposed redevelopment will provide 136 
dwelling units that include one-bedroom 
through five-bedroom units. As mentioned 
throughout, these dwelling units are dedicated 
to affordable rental housing in order to 
implement the Region’s Master Housing Plan. 

c) Incorporate high quality public open 
space; 

The proposed redevelopment does not include 
public open space; therefore, this criterion is 
not directly applicable. The proposed 
redevelopment will feature private outdoor 
amenity space to the rear for residents in order 
to facilitate social gatherings and interaction. 

d) Support walking, cycling, and 
transit; 

The proposed redevelopment is located within 
walking/cycling distance to commercial, retail, 
and institutional uses in the immediate area. 

The proposed redevelopment supports public 
transit use through its location nearby various 
GRT bus stops, which service routes 56 and 
64. 

e) Support the cultural heritage of the 
area; 

It is not anticipated that any nearby cultural 
heritage resources will be impacted by the 
proposed redevelopment. 

f) Generally achieve higher densities 
than surrounding area; 

Through the proposed redevelopment, the 
subject property will achieve a higher 
residential density than the existing lands 
contain today, as well as the immediate 
surrounding area. It is our opinion that the 
proposed 7-storey, mixed-use redevelopment 
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Criteria Discussion of Conformity 

aims to achieve context-sensitive 
intensification. 

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

The proposed redevelopment generally 
maintains a medium-rise built form that has 
consideration for the adjacent land uses based 
on the proposed siting, orientation, and 
setbacks of the redevelopment. The proposed 
redevelopment transitions in height from 7 to 5 
storeys as it approaches the rear property line. 
This will ensure a smooth transition between 
the proposed redevelopment and low / medium 
density residential uses to the rear. 
Additionally, the proposed setbacks, parking 
layout, and landscaping provide additional 
buffers to the adjacent uses.   

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

The proposed redevelopment will feature 
extensive landscaping throughout the subject 
property in order to enhance the urban 
greenery and provide a balance between 
pavement and green space. The proposed 
redevelopment does not contemplate 
maintaining the existing natural features, as 
they will be replaced. 

Based on the above, it is our opinion that the proposed redevelopment conforms with the Built-
Up Area and intensification policies outlined in Section 2.6 of the approved Official Plan. 

4.6.2 Residential Compatibility  

As noted in Section 8.4.2.1 of the Official Plan, it is understood 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 neighbouring land uses. As 
such, the following criteria shall be considered in assessing the compatibility of development: 

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

b) the conservation, protection, maintenance and potential enhancement of the natural 
environment and cultural heritage resources;  

c) the continued viability of neighbouring land uses;  

d) pedestrian and vehicular movement and linkages, as well as parking requirements and 
design in both existing development and proposed developments;  

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

f) noise attenuation;  

g) odour, dust, and emission impacts; 

h) transportation implications; and  
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i) transitions between different land uses and between sites having varying permitted 
uses. 

Further, Section 8.4.2.1. of the Official Plan states the following criteria for infill, intensification 
and redevelopment within existing neighbourhoods will be minor in nature and will be compatible 
with the surrounding neighbourhood character. The following will be considered in assessing 
whether the development is minor in nature:  

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

b) massing and scale;  

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

d) maintaining the predominant or average front yard setback;  

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

f) transportation implications; and  

g) appropriate parking arrangements and traffic movement. 

It is our opinion that the proposed redevelopment has consideration for the residential 
compatibility criteria above, as the proposed density, scale, height and massing of the 
redevelopment considers the existing residential neighbourhood and its surrounding uses. The 
proposed redevelopment has consideration for the low to medium density residential housing to 
the rear, as the 7-storey building transitions to 5-storeys as it approaches the rear property line. 
Further, the proposed parking layout around the perimeter, as well as the landscaping adds 
additional buffers between the building and adjacent uses to minimize impacts of shadowing and 
privacy. Therefore, it is our opinion that the proposed redevelopment provides an appropriate 
and context-sensitive design in relation to the adjacent uses. As part of a complete application 
package, a number of supporting studies/reports were also prepared in order to demonstrate 
that the potential shadowing and servicing impacts will be acceptable. 

4.6.3 Location Criteria for Multi-Unit Residential Development 

Section 8.4.3 of the Official Plan outlines a number of policies relating to the location criteria for 
multi-unit residential development. It is understood 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 the Official Plan 
(Please see Section 4.6.4 below of this Report for details). In these circumstances, multi-unit 
residential development may occur without an amendment to this Plan provided the compatibility 
criteria in Section 8.4.2 of the Official Plan are addressed (refer to Section 4.6.2 above of this 
Report for details). As such, the following criteria shall be considered in assessing the 
development of lands for multi-unit residential redevelopment: 

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

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

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

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

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

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

It is our opinion that the proposed redevelopment addresses the criteria above based on the 
following reasons. The proposed redevelopment has access from a Collector Road (Langs 
Drive) and is not anticipated to “generate sufficient traffic to disturb the peaceful and quiet 
enjoyment of neighbouring residential properties”, most notably, the residential housing 
surrounding the land.  

Further, the proposed redevelopment is supportive of public transit, as the subject property is 
located within walking and cycling distance of GRT bus stops along Langs Drive and 
Concession Road (Routes 56 and 64). The proposed redevelopment is also within 
walking/cycling distance of numerous uses, including commercial, retail, institutional, and green 
spaces. 

The proposed redevelopment will facilitate the flow of pedestrian and vehicular movement based 
on the proposed drive aisles and walkways. This will minimize the conflict between pedestrians 
and automobiles. Further, the proposed redevelopment demonstrates adequate access and 
circulation by emergency vehicles. 

In terms of the landscaping and outdoor amenity space, the proposed redevelopment provides 
landscape buffering around the perimeter and a central amenity space area behind the building 
for future residents. 

Based on the Functional Servicing and Stormwater Management Report, the proposed 
redevelopment will 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. 

The proposed redevelopment has also consideration for the residential housing surrounding the 
lands, as the 7-storey building transitions to 5-storeys as it approaches the rear property line. 
Further, the proposed parking layout around the perimeter, as well as the landscaping adds 
additional buffers between the building and adjacent uses to minimize impacts of shadowing and 
privacy. 

Based on the above, it is our opinion that the proposed redevelopment addresses and conforms 
to the City of Cambridge Official Plan’s Location Criteria for Multi-Unit Residential Development. 



IBI GROUP FINAL 
 
PLANNING JUSTIFICATION REPORT 
581 – 595 LANGS DRIVE, CAMBRIDGE 
 
Prepared for Regional Municipality of Waterloo 

June 15, 2022 26 

4.6.4 Low/Medium Density Residential – Land Use Designation 

As shown in Figure 12, the subject property is designated ‘Low/Medium Density Residential’ in 
Map 2 (General Land Use Plan) of the City of Cambridge Official Plan. According to Section 
8.4.6.9 of the Official Plan, lands within this designation may permit residential uses, including 
single attached, townhouse and/or walk up apartments, subject to the availability of municipal 
water supply and municipal wastewater systems. Based on the permitted uses, the proposed 
development would not be considered a “walk up apartment” and is therefore not permitted 
within this land use designation. 

 
Figure 12: City of Cambridge Official Plan, Schedule 2 - General Land Use Plan 

In terms of the density requirement within the existing land use designation, Section 8.4.6.3.a of 
the Official Plan states that a maximum of 40 dwelling units per gross hectare is permitted. The 
applicant is proposing a density of 135 dwelling units per gross hectare, thus exceeding the 
maximum requirement.  

Based on above, an Official Plan Amendment is be required to address the proposed uses and 
increased density. As such, the applicant is proposing to redesignate the subject property from 
‘Low/Medium Density Residential’ to ‘High Density Residential’. As per Section 8.4.6.3.b) of the 
Official Plan, it is understood that density in the ‘High Density Residential’ designation is 
determined based on the minimum FSI of 0.5 and  maximum FSI of 2.0. The proposed 
redevelopment contemplates an FSI of 1.4, which meets the permitted FSI and would be in 
conformity with the ‘High Density Residential’ designation.  

Further, Section 8.4.6.11 of the Official Plan states that, “lands in a ‘High Density Residential’ 
designation may be developed and used for residential uses such as apartment buildings and 
mixed use redevelopment provided the non-residential component does not exceed 50% of the 
total building floor area.” The proposed Youth Community Centre will have a total floor area of 
183.28 m2, whereas the proposed redevelopment contemplates a total floor area of 13,730 m2. 
This means the non-residential component of the proposed mixed-use redevelopment does not 
exceed 50% and is in conformity.  
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Based on the above, it is our opinion that the proposed increase in density is in keeping with the 
general intent of the City’s Official Plan, as the subject property is surrounded by a range of 
medium density residential uses. For example, the adjacent property to the west contains an 8-
storey building for the Fairview Mennonite Home. The proposed density increase is context-
sensitive, given that multi-unit residential development is encourages on Collector Roads and is  
supported by a range of uses. The increase in density will complement the surrounding area, 
contributing to the City’s housing stock by way of affordable rental housing units, and providing a 
greater number of housing options for future residents.  The focus of the public planning policies 
at all levels of planning is to provide for the better and efficient utilization of municipal 
infrastructure, to provide for more transit supportive development and thus the efficient of land.  
The use of the subject property for residential and youth centre have been established, the 
proposed redevelopment provides for a ‘modernization’ of the residential and youth centre.  

4.6.5 Range and Mix of Housing Types 

Section 2.8.2 of the outlines a number of policies encouraging a range and mix of housing types 
in the City of Cambridge as follows: 

Policy Discussion of Conformity 

2.8.2 

1. The City will plan for a range and mix of 
housing that is affordable, accessible, 
and safe incorporating Crime Prevention 
Through Environmental Design 
principles, and will accommodate the 
varying needs, abilities and economic 
resources of Cambridge residents. 

 The proposed redevelopment will 
provide 136 apartment-style dwellings 
units dedicated to affordable rental 
housing to the City’s housing stock. 
Details relating to CPTED principles will 
be addressed during the Site Plan 
Approval stage.  

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

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

 The proposed redevelopment provides 
five (5) Type “A” barrier-free parking 
spaces and five (5) Type “B” barrier-free 
parking spaces, which meets the 
requirements of the AODA. 

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

 The applicant requesting a parking 
reduction for the residential and visitor 
parking ratios. The proposal includes a 
residential parking rate of  0.7 
spaces/unit and visitor parking rate of 
0.15 spaces/unit. Based on the detailed 
review and analysis of the Region’s 
current affordable housing projects and 
utilization of parking spaces over the 
years, the proposed parking reduction is 
justified and provides sufficient parking 
for this type of housing project. 
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Policy Discussion of Conformity 

 The proposed parking reduction will 
likely encourage the use of public transit 
and active transportation methods such 
as walking and cycling.  

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

 The proposed redevelopment provides 
an opportunity to include affordable 
rental housing units to the Region and 
City of Cambridge as part of the 
Region’s Master Housing Plan. This will 
provide residential units within an area 
supportive of medium to high-density 
development.  

6. The City will promote the maintenance of 
an adequate supply of both ownership 
and rental housing stock to meet the 
varying needs of City residents by:  

a) encouraging residential intensification 
and the development of multi-unit 
residential development in the Urban 
Growth Centre, Community Core Areas, 
Nodes, Regeneration Areas, 
Reurbanization Corridors and Major 
Transit Station Areas;  

b) providing opportunities for the 
development of smaller lot single and 
semidetached dwellings, plexes, 
townhouses and apartments; and  

c) encouraging the construction of 
affordable rental and ownership housing, 
including community housing. 

 The proposed redevelopment allows for 
the intensification on underutilized lands 
within the Built-Up Area. Therefore, it is 
our opinion that the proposed 
redevelopment for the purpose of 
affordable rental housing unity ad a 
Youth Community Centre is strongly 
encouraged. 

Based on the analysis provided above, it is our opinion that the proposed redevelopment 
conforms with the housing policies outlined in Section 2.8.2 of the Official Plan.  

4.6.6 Urban Design Policies 

Section 5 of the approved City of Cambridge Official Plan sets out the general urban design 
policies. It is understood that the City’s Urban Design Guidelines are intended to ensure growth 
and development in the City achieves a high standard of urban design. As such, an Urban 
Design Brief was prepared by IBI Group to provide a detailed overview of the proposed 
redevelopment in relation to the Urban Design Guidelines policies and objectives outlined in 
Section 5 of the Official Plan. 

4.7 City of Cambridge Zoning By-Law No. 150-85 
The City of Cambridge Zoning By-Law implements the policy direction of the Official Plan by 
regulating development within the City through standards including (but not limited to) permitted 
land uses, minimum lot sizes, minimum height and setbacks of structures, and parking 
requirements. While Zoning By-Law No. 150-85 is currently in effect, the City of Cambridge has 
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retained consulting services to assist in a Zoning By-Law review. The latest draft of this By-Law 
became available to the public on May 10, 2019. 

4.7.1 Existing and Proposed Zoning  

The City of Cambridge Zoning By-Law zones the subject property ‘RM4’ Zone, as displayed in 
Figure 13 below. This zone’s primary purpose is to accommodate a range of residential uses 
except for apartment houses. Therefore, the proposed mixed-use redevelopment containing 
apartment-style dwelling units and a Youth Community Centre are prohibited in the current RM4 
Zone. 

 
Figure 13: City of Cambridge Zoning By-Law 180-85 

According to Section 2.1.3 of the Zoning By-Law, it is understood that the proposed ‘Compound 
Zone’ is typically used for mixed-use developments in the City of Cambridge to accommodate a 
combination of uses. In this case, a compound zone will be required to permit both residential 
and institutional uses on the subject property.   

Based on our review of the Zoning By-Law and consultation with City staff, the proposed Youth 
Community Centre would meet the definition of a non-profit community institution. This use in 
permitted in the ‘N1’ Institutional Class Zone. Additionally, the ‘RM3’ Residential Class Zone 
would be the most appropriate zone for the residential components, as this zone permits the 
development of multi-unit residential buildings. 

Therefore, the applicant is proposing to rezone subject property from the existing ‘RM4’ Zone to 
‘N1RM3 with Site-Specific Exemptions’ in order to allow for the development of a mixed-use 
development. It is our opinion that the proposed Zoning By-Law Amendment is appropriate for 
the subject property, as the surrounding land uses are supportive of multi-unit residential 
development and institutional uses. The neighbouring properties to the west also feature 
Compound Zones that support the residential and institutional zones. 

The following table provides a summary of the regulations applicable to the proposed 
development within the N1 Zone: What is denoted in red in the table below is the requested site-
specific exemption.   
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Regulation Required Proposed 

Minimum Lot Frontage 15.0 m 112.22 m 

Minimum Lot Area 450.0 m2 10,104 m2 

Minimum Front Yard 6.0 m 5.0 m 

Minimum Rear Yard 7.5 m 20.9 m 

Minimum Interior Side Yard 3.0 m 20.9 m 

Minimum Exterior Side Yard 6.0 m N/A 

Minimum Interior Side Yard or 
Rear Yard Abutting a 
Residential Zone 

7.5 m 20.9 m 

Maximum Lot Coverage 40% of lot area 22.1% 

Minimum Landscaped Open 
Space 

30% of lot area 36.6%  

Planting Strips 1.5 m (adjacent solid fence) 1.5m 

Minimum Off-Street Parking 
for Youth Community Centre 

1 space per 3 chairs or fixed 
seats or 2.0 m of bench space, 
or 1 space for every 5 
persons of building capacity 
as determined by Table 
3.1.16.A of the Building Code, 
whichever is more. 

 (60 persons max capacity / 5 
persons) x 1 parking space = 
12 spaces 

25 spaces 

The following table provides a summary of the regulations outlined in Section 3.1.2.4 applicable 
to development within the RM3 Zone: What is denoted in red in the table below is the requested 
site-specific exemption.   

Regulation Required Proposed 

Minimum Lot Frontage 30.0 m 112.22 m 

Maximum Density 75 units/hectare 135 units / ha. 

Minimum Front Yard 6.0 m 5.0 m 

Minimum Rear Yard 7.5 m 20.9 m 

Minimum Interior Side Yard 7.5 m 20.9 m 

Minimum Exterior Side Yard 6.0 m N/A 

Maximum Lot Coverage 40% of lot area 22.1% 

Minimum Gross Floor Area 
per Dwelling Unit 

50 m2 (one bedroom) 

60 m2 (two bedroom or more) 

54 m2 

72 m2 to 125 m2 
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Regulation Required Proposed 

Minimum Amenity Area per 
Dwelling Unit 

20 m2 (one bedroom) 

30 m2 (two bedroom or more) 

Total = 3,410 m2 

4,100 m2  

Minimum Landscaped Open 
Space 

30% 36.6%  

Planting Strips 1.5 m (adjacent solid fence) 1.5 m 

Minimum Off-Street Parking 
for Apartment House 

1.0 space per dwelling unit; 
plus 1 space for each 4 
dwelling units for visitors 
only.  

(170 parking spaces total for 
136 dwelling units) 

0.70 spaces/unit (96 spaces) 

0.15 visitor spaces/unit (21 
spaces) 

Based on the information and tables above, the proposed ‘N1RM3’ zone on the subject property 
will require Site-Specific Exceptions as follows: 

 Permit a minimum front yard setback of 5.0 metres, whereas the Zoning By-Law 
requires a setback of 6.0 metres; 

 Permit a maximum density of 135 units per hectare, whereas the Zoning By-Law 
requires a maximum of 75 units per hectare; 

 Permit a reduced residential parking rate of 0.70 spaces per dwelling unit, whereas the 
Zoning By-Law requires 1.0 space per dwelling unit, and; 

 Permit a reduced visitor parking rate of 0.15 spaces per dwelling unit, whereas the 
Zoning By-Law requires 0.25 spaces per dwelling unit. 

4.7.2 Parking Space Requirements 

The table below outlines the parking rates and required parking spaces applicable to the 
proposed redevelopment. Based on the table below, there is a parking deficiency for the 
required residential and visitor parking components of the redevelopment. It is understood that 
1.0 spaces per dwelling units are required, which equates to 136 parking spaces. Further, 0.25 
visitor parking spaces per dwelling unit is also required, equalling 34 visitor parking spaces. 
However, the applicant is proposing a residential parking rate of 0.7 spaces per dwelling unit and 
0.15 visitor parking spaces per dwelling unit. 

Given that a Zoning By-Law Amendment is required for the proposed redevelopment, the 
applicant is proposing a Site-Specific Exception for the reduced parking rate of 0.7 spaces per 
dwelling unit and 0.15 visitor parking spaces per dwelling unit. 

The Region has developed several affordable projects over the years throughout the Region.  It 
has been there experience that the current municipal standards for requiring the number of 
parking spaces exceed the actual use and thus consideration of a reduction can be provided.   

It is our opinion that the proposed parking rate is justified, as the  proposed redevelopment is 
located within an area of the City that is well-serviced by two (2) GRT bus routes, including 
routes 56 and 64, which may promote the use of public transit over automobile use. A total of 60 
bicycle parking spaces will also be provided on-site (48 indoor and 12 outdoor), thus promoting 
the use of active transportation. This may reduce the need for vehicular use if bicycle parking is 
provided on the subject property. Lastly, based on the Region’s existing affordable housing 
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projects, parking utilization averages at 37.6%. This demonstrates that the utilization of parking 
spaces by residents is less than what is provided on-site for these projects. Therefore, it is our 
opinion that the proposed parking reduction is justified for the redevelopment. 

Use Required Rate Required Provided 

Residential 1 space per dwelling unit; plus 
1 space for each 4 dwelling 
units for visitors only 

136 spaces 96 (0.7 spaces/unit) 

Residential – 
Visitor 

34 spaces 21 (0.15 spaces/unit) 

Institutional – 
Youth 
Community 
Centre Use  

1 space per 3 chairs or fixed 
seats or 2.0 m of bench space, 
or 1 space for every 5 
persons of building capacity 
as determined by Table 
3.1.16.A of the Building Code, 
whichever is more 

12 spaces 

((60 persons 
max capacity / 
5 persons) x 1 
parking space 
= 12 spaces) 

25 spaces 

TOTAL: 182 spaces 142 spaces 

   

4.7.3 Loading Space Requirements 

The Zoning By-Law sets out regulations related to the size, quantity, and location of off-street 
loading facilities. Non-residential buildings between 500 square metres and 2,000 square metres 
of gross floor area are required to provide one (1) loading space. As displayed in the Site Plan, 
the proposed redevelopment meets this requirement by providing one (1) loading space. 

5 Public Consultation Strategy 

The Planning Act establishes minimum public consultation and notice requirements for proposed 
Official Plan and Zoning By-Law Amendment, which include sign postings on the site, mail-outs 
to nearby residents, notice for meetings of Council. This is the traditional method of consultation 
for development applications mandated by the Planning Act.  

The redevelopment of 581-595 Langs Drive in Cambridge is one of five projects the Region is 
undertaking as part of the Waterloo Region Housing (WRH) Master Plan. The Region is 
committed to engaging with various stakeholders, including tenants and neighbours of the sites, 
community stakeholders and area municipalities for each project. 

The Region has established specific priorities, and is utilizing a number of tools, for stakeholder 
and public engagement. These include: 

 Prioritizing engagement with tenants living in the impacted WRH communities. 
Each redevelopment project will impact tenants of the respective communities differently 
and engagement will reflect these differences. 

o Tenant specific meetings: Designs and plans for each project are shared with 
tenants living in those communities first before sharing them with the broader 
community. Tenant specific meetings are scheduled when the project is at the 
design stage and there are renderings, landscape designs and floor plans ready 
to share. When possible, tenants are also provided the opportunity to comment 
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on or select from certain design features (e.g., playground equipment, public 
art, etc.). 

o Tenant newsletters and memos: Tenants are provided with regular updates on 
the progress of the project through printed newsletters. When site work requires 
immediate action, memos can be delivered within 24 hours to tenants to inform 
them of any work that will be taking place imminently on site. 

o Tenant relocation: The redevelopment of some WRH Master Plan sites, 
including Langs Drive, will require the relocation of tenants during the 
construction process. The Region is committed to supporting tenants 
throughout the relocation process and  a tenant relocation strategy has been 
developed and implemented. The relocation process includes initial meet and 
greet sessions to share information, one-to-one meetings to walk through 
relocation options and develop a plan with each household, and continued 
support throughout the relocation process.  A Regional Tenant & Community 
Relations Specialist (TAC) supports the tenants throughout the process. This 
process begins 12-18 months before construction of the project begins. 

To date the Region has hosted three virtual information meetings for tenants of 
Langs Drive and held one-on-one meetings with each tenant household of 
Langs Drive. Relocation plans for tenants are well underway. 

 Community Forums. These forums are a key engagement tool for providing updates 
on construction activities and timelines, and the opportunity to receive meaningful 
feedback and to answer questions. Details of these forums and other informational 
resources (e.g., Frequently Asked Questions) are made available on the Engage WR 
platform closer to the beginning of construction of each project. Regular construction 
updates will be posted on Engage WR as the project progresses. 

  Building Complete Communities by better understanding geographic gaps in services 
and amenities:  

o In collaboration with Planning and GIS the Region is using date to gain a better 
understanding of opportunities and need to inform conversation with community 
stakeholders and building Community Profiles to inform development options 
and community benefit opportunities. 

o Youth-Focused Engagement Program. In partnership with the Office of 
Economic Development and Smart Waterloo Region Innovation Lab, the Region 
is expanding consultation efforts through the development of a youth-focused 
engagement program. The youth experience is a key priority in the long-term 
liveability of every WRH community, and a voice that is often underrepresented 
at the consultation table. Langs is the first WRH redevelopment site to focus on 
this targeted engagement with youth. 

In addition to the above, should additional public/neighbourhood consultation and engagement 
be warranted or requested by Council, online consultation via Zoom, Google Hangouts or 
Microsoft Teams would be a preferred alternate format. The applicant will discuss preferred 
engagement approaches with the City as the development review process is undertaken. 
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6 Supporting Studies and Plans 

As part of the complete application for the proposed Official Plan Amendment and Zoning By-
Law Amendment, the following supporting plans and studies have been prepared and submitted 
for City and Agency review based on the Pre-Consultation Minutes dated March 31, 2022: 

 Site Plan Concept 

 Massing Models and Elevations 

 Tree Management Plan 

 Stormwater Management Report 

 Functional Servicing Report 

 Preliminary Site Servicing Plan 

 Preliminary Site Grading Plan 

 Urban Design Brief 

 Accessible Parking Drawing 

 Preliminary Landscaping Plan 

 Floor Plans 

 Truck Turning Diagram 

 Shadow Study 

In addition, the above noted reports and studies were identified to be required to provide for a 
‘Complete Application’. Please refer to the Cover Letter submitted as a complete application 
package for a detailed list of the Report, Plans and Studies prepared for this submission. 

7 Planning Justification 

This section of the Planning Justification Report summarizes the planning justification in support 
of the proposed combined Official Plan Amendment and Zoning By-Law Amendment application. 

7.1 Alignment with Overarching Planning Framework 
Based on the analysis provided in Section 4 of this Report, it is our opinion that the proposed 
redevelopment demonstrates regard for the “Matters of Provincial Interest” set out by the 
Planning Act and is consistent with the PPS. We further believe that the proposed 
redevelopment conforms to the applicable policies of the Growth Plan for the Greater Golden 
Horseshoe, and the Region of Waterloo Official Plan. 

7.2 Context-Appropriate Intensification  
The subject property is located within the Built-Up Area identified by the Region of Waterloo 
Official Plan and City of Cambridge’s Official Plan. Policy at the Provincial, Regional, and 
municipal levels encourage context-sensitive intensification within the Built-Up Area in order to 
support the efficient use of land, resources, and infrastructure. 

It is our opinion that the proposed mixed-use redevelopment of 136 dwelling units and a Youth 
Community Centre on the ground floor is consistent with the form and function of the 
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surrounding neighbourhood. The subject property is located in an area supportive of the 
proposed use and encourages intensification and infill development, such as the proposed 
redevelopment. The siting of the proposed building, transition in height, parking layout, and 
landscaping will provide the necessary buffering to ensure shadowing is minimized and the 
privacy of neighbours is protected.  

7.3 Efficient Use of Infrastructure and Municipal Services  
As demonstrated in the Preliminary Functional Grading, Servicing and Stormwater Management 
Report prepared by IBI Group, the subject property has access to full municipal services and it is 
anticipated that the proposed units can be adequately serviced via existing infrastructure. 
Developing 136 dwelling units and a Youth Community Centre where 38 dwellings (8 blocks) 
currently exist serves as a more efficient use of the existing infrastructure, which is in keeping 
with both Provincial and municipal policy. 
The subject lands are also located within walking and cycling distance of GRT bus servicing 
routes 56 and 64. The proposed mixed-use redevelopment may contribute to the viability of 
these routes, as future residents may use public transit as a means of transportation.  

7.4 Affordable Rental Housing 
The Province of Ontario (as expressed through the Provincial Policy Statement and Growth 
Plan) and the City of Cambridge Official Plan place a strong emphasis on the provisions of a 
range and mix of housing options to meet the needs of their residents. More specifically, there 
has been a recent demand for the development of affordable rental housing to meet the housing 
demand of all incomes. As such, the proposed mixed-use redevelopment will contribute 136 
affordable rental housing units. More specifically, approximately one-third (1/3) of the dwelling 
units will be rent-geared-to-income, 1/3 below average market rent, and the remaining 1/3 will be 
low end of the market rent. These proposed dwelling units will contribute to the City’s housing 
stock and supports a range and mix of housing types in the City of Cambridge, as directed by 
the Province and Region of Waterloo. 

8 Conclusions and Recommendations 

This Planning Justification Report provides an overview of the proposed redevelopment of the 
subject property known municipally as 581-595 Langs Drive, including its surrounding context 
and the applicable land use planning framework. It also describes the redevelopment proposed 
by our client, and the required planning applications needed to advance the proposed 
redevelopment. 

Based on the justification described in this Report, it is our opinion that the proposed Official 
Plan Amendment and Zoning By-Law Amendment application is justified, has regard to the 
“Matters of Provincial Interest” set out in the Planning Act, is consistent with the Provincial Policy 
Statement, and conforms to the general intent of the Growth Plan for the Greater Golden 
Horseshoe, the Region of Waterloo Official Plan and the City of Cambridge Official Plan.  

Furthermore, the proposed redevelopment of a 136 dwelling unit, mixed-use building for the 
purpose of affordable rental housing and a Youth Community Centre represents a compatible 
form of redevelopment of the subject property and represents good planning. It is our opinion 
that the proposed redevelopment will positively contribute to the existing community, provide 
more housing options, and will support the Region of Waterloo Housing Master Plan. 

It is, therefore, our recommendation that the municipality: 






