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1.0  INTRODUCTION  
MacNaughton Hermson Britton Clarkson Planning Limited (hereinafter “MHBC”) has been retained 
by 2687734 Ontario Inc. to prepare this Planning Justification Report and assist with development 
approvals in support of the development of their lands municipally known as 725 & 775 Main Street 
East in Cambridge, Ontario (hereinafter “the subject lands”). This Planning Justification Report has 
been prepared in support of our client’s applications for concurrent Official Plan and Zoning By-law 
Amendments, with a Site Plan Application to follow.  

1.1 COMPLETE APPLICATIONS   
Our office has been in contact with Staff from the City of Cambridge since 2019 regarding the 
development of the subject lands. The required pre-submission consultation meeting with City 
Staff and required agencies was held on February 28, 2019, and additional pre-submission 
comments were provided by City staff via email on Feb 12, 2021.  

The Record of Pre-submission Consultation has identified a number of required reports, plans, and 
studies that must accompany the submission of our applications to form a complete application. 
The following materials were identified for each application:  

• Environmental Impact Study 
• Functional Servicing Report 
• Hydrogeological Study  
• Massing Models and Elevations 
• Noise Study 
• Planning Justification Report 

• Site Concept Plan 
• Section 59 Notice for Source Water 

Protection 
• Stormwater Management Report 
• Urban Design Brief 

 

This report including the technical reports submitted with the applications are intended to satisfy 
the study requirements identified through the pre-submission consultation. 
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2.0  SITE DESCRIPTION 
The subject lands are located at 725 & 775 Main Street East in the City of Cambridge (“the City”) 
within the Region of Waterloo (“the Region”). The subject lands are approximately 1.70 hectares 
(17,022.28 square metres) in size with approximately 80 metres of frontage on Main Street East and 
18 metres of road frontage on Ferncliffe Street. Figure 1 illustrates the location of the subject lands.  

The site is bound by Main Street East to the north, long, narrow residential lots fronting on Main 
Street East to the east, Green Gate Boulevard to the south, and residential properties fronting on an 
extension of Critcher Avenue to the west. The context plan attached on Figure 2 of this report 
illustrates the subject lands in context of the surrounding land uses, public service facilities, transit 
and open space/trails.   

The lands at 725 & 775 Main Street East are predominantly vacant with the exception of a few 
structures. 725 Main Street East contains a single detached dwelling with a detached garage and 
an additional detached outbuilding, while 775 Main Street East contains only a single detached 
dwelling. Current access to the subject lands is obtained via Main Street East where each lot (725 & 
775 respectively) has an individual driveway extending from the Regional Road (Main Street). All 
structures and driveways are proposed to be demolished and removed as part of the 
redevelopment.  

The neighbourhood surrounding the subject lands is diverse in both use and lot size, and is 
characterized as an area of transition.  Uses vary from high density residential to low density 
residential with sporadic open space and industrial uses throughout. Further west is the Main and 
Dundas Street Community Node, containing a range of commercial uses to support the 
surrounding neighbourhoods.  Generally, surrounding land uses include the following:  

NORTH:  Immediately north of the subject lands is Main Street, a Regional Road (No. 97). 
Further north, opposite Main Street, is a heavily forested lot adjacent to an 
agricultural field. As noted on Figure 3, development applications for the lands 
immediately north have been submitted and are being reviewed by the City which 
contemplates a residential subdivision with high density (apartment) and medium 
density (townhouse) residential uses.   Further north is an industrial area along 
Savage Drive. All of these lands are currently designated for employment uses.  

EAST:  East of the subject lands are low-density residential lots fronting Main Street, many 
with single detached dwellings. These lots are long and narrow with minimal 
frontage on Main Street, with some lots extending from Main Street to Sparrow 
Avenue. Some of the lands further east have been approved for residential 
redevelopment and intensification. Some of the approved and active development 
applications within close proximity of the subject lands are shown on Figure 3, 
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illustrating the anticipated transition in uses and intensification that will occur on 
these lands over time.  

SOUTH:  To the south of the subject lands is the intersection of Ferncliffe Street and Green  
Gate Boulevard. Fronting on Green Gate Boulevard are a mix of residential housing 
types including row townhouses on the north side of the street and single detached 
dwellings on the south side of the street. These lots are narrow and accommodate 
a higher residential density in this established neighbourhood.  

WEST: Immediately west of the subject lands is an open space lot that is owned by the City, 
which partially extends from Main Street to Green Gate Boulevard. Past this lot is a 
condominium of row townhouses. General industrial uses are also located further 
west of the subject lands fronting Main Street and near its intersection with Franklin 
Boulevard.   
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3.0  PROPOSED DEVELOPMENT  
The proposal provides for the development of the subject lands with four stacked townhome 
buildings each containing 12 units and one apartment building containing 206 units, for a total of 
254 dwelling units.  

A private road is proposed to extend through the development. This private road gains access from 
the existing Ferncliffe Street road stub through to an emergency secondary access which would 
extend to Main Street. At the intersection of the private road and Ferncliffe Street, a hammerhead 
turn would be provided for municipal vehicles, and is proposed to be dedicated to the City. Parking 
for the apartment building and stacked townhomes would be provided by 174 structured and 
underground and 102 surface spaces for a total of 276 off street parking spaces.   

Community amenity space is provided central to the proposed development, with additional 
private amenity spaces to be provided in the form of balconies for the dwelling units. Additional 
amenity areas may be provided within the apartment building, and is to be determined through 
the site plan process. 

A locally significant natural wetland feature was identified on the subject lands, and the boundaries 
were refined and confirmed in the field by the environmental consultant (NRSI) and the Grand River 
Conservation Authority (GRCA). In accordance with the policies of Section 3.A.4.3 of the OP, the 
proposed development and site alteration will avoid the locally significant natural features, and will 
implement the recommendations of the EIS (a summary of this study is provided in Section 6.1 of 
this report). An area of naturalized wooded features surrounding the wetland will also be preserved 
within the development to function as a wetland buffer, to greater protect and enhance this 
feature. The wetland buffer will be ecologically restored and enhanced to incorporate a greater 
diversity of vegetation tree and shrub species, and to in-fill the relatively open canopy feature with 
native plantings. The road pattern and building locations have been designed to avoid the wetland 
feature and respect the recommended setbacks.  

3.1 PROPOSAL DETAILS  
A preliminary site plan has been provided as Figure 4. A rendered version of the same plan is 
provided in Figure 5. In summary, the proposed development provides the following:  

• A total of 254 dwelling units;  
o 1 apartment building, with a total of 206 apartment dwelling units;  
o 4 stacked townhome buildings, with a total of 48 dwelling units;  

• A gross density of 151.4 units per hectare for the entire lot, and a net density of 154.68 units 
per hectare (removing lands to be conveyed to the City);   

• 276 parking spaces;  
o 174 structured and underground parking spaces; and, 
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o 102 surface parking spaces; 
• 477.8 m2 of community amenity space, as well as a large central wetland to be retained and 

enhanced;  
• Private amenity space in the form of balconies;  
• 249.5 m2 walking trail corridor to potentially connect to the existing City trail systems in the 

future;  
• A private road; and, 
•  Two vehicle access points:  

o Main access to be provided via Ferncliffe Street; 
o Emergency access to be provided via Main Street East.  

3.1.1 Parking and Access 

The development provides a mix of parking allotments, some at surface level and others 
underground/structured. In total, this development proposes 276 private parking spaces where 102 
are surface and 174 are structured or underground.   

Two accesses are proposed: the main access will be via Ferncliffe Street (Municipal Road), while an 
emergency access is proposed on Main Street (Regional Road). These access points will both meet 
the City’s design standards and will identify the private road as part of the redevelopment of the 
site. The Region has prohibited a full access on Main Street, and thus the site has been designed 
with Ferncliffe Street as the principal access.  

3.1.2 Amenity Space/Trails 

Each dwelling unit will have access to formal community amenity area located centrally on the 
subject lands. Additionally, private amenity areas are to be provided to each unit in the form of 
balconies. The apartment building will also be planned with common amenity areas internal to the 
building. The retention of the large wetland feature will also provide passive amenity space for the 
residents of the future development.  

The proposed development provides lands with an area of 249.9 square metres that are proposed 
to be utilized for the purpose of a walking trail corridor towards the north western corner of the 
subject lands. This corridor could connect the subject lands to the planned walking trails north of 
Main Street, and the existing trails south of Green Gate Boulevard. 

3.1.3 Servicing and Infrastructure  

Existing water and sanitary service connections for the site are connected to Main Street, and will 
be decommissioned and capped as part of the redevelopment of the subject lands. There is an 
existing 200mm watermain and sanitary sewer stubbed at the southern property limits within the 
Ferncliffe Street right-of-way. To service the proposed buildings, new servicing connections that 
connect to the sanitary and watermain stubs on Ferncliffe Street will be required.  Additionally, each 
townhouse unit will be serviced with a minimum 25 mm diameter domestic connection, and the 
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diameter of the private water service connection will be determined during detailed design. For 
further details refer to the Functional Servicing and Stormwater Management Report prepared by 
MTE, as submitted with this application.  
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Zoning Summary (RM3) Apartment
Required (min) Provided

Gross Lot Area - 16,773.5m²
Trail Connection

(Lands to be Conveyed to City) - 123.9m²

Ferncliffe Ave R.O.W.
(Lands to be Conveyed) - 228.6m²

Net Lot Area 16,421m²
Wetland Area - 1,234.6m²
Density (max.)

Units per Hectare
75 uph 154.7uph

Lot Frontage (Ferncliffe St) 30.0m 112.1m
Front Yard (Ferncliffe St) 6.0m 5.5m

Int. Side Yard 12.0m* 5.1m
Ext. Side Yard 6.0m -

Rear Yard (Main St) 12.0m* 4.8m

Amenity Area
(per dwelling unit)

TBD
Bachelor/1 Bdrm - 20m²

2+ Bdrm - 30m²
477.8m²**

Building Height - ±36.0m
Landscaped Open Space 30% 44.4%

Off Street Parking
330 spaces****

(Apartment - 1.25 spaces/unit)
(Stacked - 1.5 space/unit)

276 Spaces
±174 Structured***

102 Surface

Sub-Total - 206 Units (Apartment)

*3m for the first 2 storeys, plus 1.5m for each additional storey, to a total
required yard of 12m.
** Additional amenity areas to be provided in apartment building.

*** Includes one (1) level of structured parking and one (1) level of
underground parking.

Final building design to determine parking layout.
****Apartment - 257.5 spaces; Stacked Townhouses - 72 spaces

Zoning Summary (RM3) Stacked Townhouse
Required (min) Provided
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Trail Connection

(Lands to be Conveyed to City) - 123.9m²

Ferncliffe Ave R.O.W.
(Lands to be Conveyed) - 228.6m²

Net Lot Area 16,421m²
Wetland Area - 1,234.6m²
Density (max.)

Units per Hectare
75 uph 154.7uph

Lot Frontage (Ferncliffe St) 10.0m 112.1m
Front Yard (Ferncliffe St) 6.0m 5.5m

Int. Side Yard 7.5m 5.5m
Ext. Side Yard 6.0m -

Rear Yard (Main St) 7.5m 4.5m
Common Amenity Area

(per dwelling unit) 30m² 477.8m²

Lot Coverage (max.) 40% 20.0%
Landscaped Open Space 30% 44.4%

Off Street Parking
301 spaces****

(Apartment - 1.25 spaces/unit)
(Stacked - 1.5 space/unit)

276 Spaces
±174 Structured***

102 Surface

Sub-Total - 48 Units (Stacked Towns)
TOTAL UNITS - 254

Building Coverage (3,282m²)
Landscaped Area (7,293m²)
'Hard Surface' Area (5,846m²)
Total (16,421m²)

20.0%
44.4%
35.6%
100.0%

Source: Google (2018)
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4.0  REQUIRED APPLICATIONS  
To facilitate the proposed development, Official Plan and Zoning By-law Amendments are required. 
Once the Official Plan and Zoning By-law Amendments are finalized, a Site Plan application will 
follow. 

4.1 OFFICIAL PLAN AMENDMENT 
Currently, the subject lands are designated Low/Medium Density Residential by the City of 
Cambridge’s Official Plan (Figure 6). While the Low/Medium Density Residential designation 
permits a maximum density of 40 residential units per hectare, and given the size of the subject 
lands, the maximum number of residential units permitted at this time is 68.4. 

An Official Plan Amendment is required to redesignate the subject lands to High Density 
Residential, with a site specific policy to permit and a maximum density of 155 units per hectare 
(uph) (Figure 7). 

4.2 ZONING BY-LAW AMENDMENT 

The Subject lands are currently zoned Residential 4 – Holding (‘(H)R4’) in the City of Cambridge 
Zoning By-law 150-85 (Figure 8). The existing zoning permits a range of low-density residential 
uses. A Zoning By-law Amendment is required to rezone the lands from Residential 4 – Holding 
(‘(H)R4’) to Multiple Residential 3 (‘RM3’) (Figure 9).  The RM3 zone permits apartment houses and 
other multiple unit residential development outside of the core areas of the City of Cambridge. The 
proposed Zoning By-law Amendment implements the Official Plan Amendment.  

The proposed development is in conformity with the majority of the provisions in the RM3 zone, 
however, some site specific provisions are required. For the apartment building, relief is requested 
to address the interior side yard setback and the rear yard setback. For the townhomes, relief is 
requested to address the front yard setback and the interior side yard setback. The entire site will 
require relief with respect to the proposed density and parking requirements.  

Tables 1 and 2 found later in Section 5.6.3 of this report summarize the requested RM3 zoning with 
respect to the proposed development while indicating conformity with the RM3 provisions. The 
tables have been split into two to evaluate provisions for the apartment building separately from 
those provisions for the townhomes. 

Additionally, the holding symbol (H) on the subject lands is required to be removed prior to 
development. This symbol can be removed through the Zoning By-law Amendment application 
once it has been confirmed that the subject lands have full access to municipal services.  
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5.0  POLICY ANALYSIS  
This section includes a review of relevant provincial and municipal land use policies and framework 
applicable to the proposed development on the subject lands. The proposal is assessed based on 
how it meets these considerations, and the suitability and viability of the rezoning and 
redesignation of the subject lands to permit the proposed development. 

5.1 PROVINCIAL POLICY STATEMENT, 2020 
The Provincial Policy Statement, 2020 (“PPS”) was issued by the Province of Ontario in accordance 
with Section 3 of the Planning Act. The 2020 PPS applies to all decisions regarding the exercise of 
any authority that affects a land use planning matter made on or after May 1st, 2020.  

The PPS provides policy direction on matters of provincial interest related to land use planning and 
development. It provides a vision for land use planning in Ontario that encourages an efficient use 
of land, resources, and public investment in infrastructure. The PPS encourages a diverse mix of 
land uses in order to provide choice and diversity to create complete communities. A variety of 
modes of transportation are required to facilitate pedestrian movement, active transportation 
opportunities, and less reliance on the automobile. The PPS strongly encourages development that 
provides long term prosperity, environmental health, and social wellbeing. One of the key 
considerations of the PPS is that planning decisions ‘shall be consistent’ with the Policy Statement. 
The following is an analysis of the proposed development in the context of the policies in the PPS 
to discuss consistency with the Policy Statement. 

5.1.1 Settlement Areas 

Section 1.1.3.1 of the PPS states that Settlement Areas shall be the focus of growth and 
development, and that their vitality and regeneration shall be promoted. The proposed 
development is located within the City of Cambridge which is a designated Settlement Area by the 
province. In addition to encouraging a range of uses and opportunities for intensification and 
redevelopment, Section 1.1.3.2 of the PPS states that land use patterns within settlement areas shall 
be based on densities and a mix of land uses which:  

• Efficiently use land and resources; 
• Are appropriate for, and efficiently use, the infrastructure and public service facilities which are 

planned or available, and avoid the need for their unjustified and/or economic expansion; 
• Minimize negative impacts to air quality and climate change, and promote energy efficiency;  
• Support active transportation;  
• Are transit supportive, where transit is planned, exists or may be developed; and  
• Are freight-supportive. 
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The proposal provides an opportunity to efficiently develop an underutilized parcel of land to 
complete an existing neighbourhood. The proposal would consist of residential infill that supports 
the surrounding active transportation and transit opportunities in the neighbourhood. Servicing 
for the subject lands is available through municipal water and sewer; access will be ensured prior 
to the approval of a Zoning By-law Amendment per the holding (‘H’) symbol on the subject lands.  

5.1.2 Housing  

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

• Establishing and implementing minimum targets for the provision of housing which is 
affordable to low and moderate income households; 

• Permitting and facilitating all forms of housing required to meet the social, health, and well-
being requirements of current and future residents, including special needs requirements; and all 
forms of residential intensification, including second units, and redevelopment; 

• Directing the development of new housing towards locations where appropriate levels of 
infrastructure and public service facilities are or will be available to support current and projected 
needs; 

• Promoting densities for new housing which efficiently use land, resources, infrastructure and 
public service facilities, and support the use of active transportation and transit in areas where it 
exists or is to be developed; and 

• Establishing development standards for residential intensification, redevelopment and new 
residential development which minimize the cost of housing and facilitate compact form, while 
maintaining appropriate levels of public health and safety. 

The proposed development will provide a mix of housing types inclusive of townhomes and 
apartment units which will contribute to the existing range and mix of housing types in the City of 
Cambridge. As the subject neighbourhood is predominantly single detached dwellings and 
townhomes, the addition of apartment units and townhomes allows for the introduction of a new 
housing type into the neighbourhood while maintaining some of the community’s characteristic 
built form.  

Municipal sewer and water connections service the existing neighbourhood. In order to ensure 
capacity for projected needs introduced by the proposed development, the availability of 
municipal services will be reviewed prior to development per the Holding Symbol (‘H’) on the 
property.  

Bike lanes exist at the intersection of Main Street East and Franklin Boulevard, northeast of the 
subject lands, as well as along Nottinghill Drive to the west and southwest of the subject lands. 
Further, Grand River Transit (“GRT”) bus stops for Route 50 are located in close proximity; specifically 
at the intersection of Ferncliffe Street and Green Gate Boulevard immediately south of the subject 
lands. 
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The type and mix of housing as included in the proposed development is consistent with the 
housing policies of the Provincial Policy Statement.  

5.1.3 Public Spaces, Recreation, Parks, Trails, and Open Space 

Section 1.5.1 of the PPS states that healthy, active communities should be promoted by: planning 
public streets, spaces and facilities to be safe, meet the needs of pedestrians, foster social 
interaction and facilitate active transportation and community connectivity.  

Active transportation opportunities are abundant through the local sidewalk network, bike lanes 
on Main Street East & Nottinghill Drive, and the trail system to the north of the subject lands. 
Community connectivity would be maintained through the development and will be encouraged 
via the proposed dedication of land for a future walking trail corridor on the northwest corner of 
the subject lands. This corridor would connect the community to the trail system north of the 
subject lands if implemented at a later date.  

In summary, the proposed Official Plan and Zoning By-law Amendments are consistent with 
the policies of the Provincial Policy Statement, 2020.  

5.2 A PLACE TO GROW: GROWTH PLAN FOR GREATER GOLDEN 
HORSESHOE, 2020 

The 2020 Growth Plan for the Greater Golden Horseshoe (“A Place to Grow”) came into effect on 
May 16, 2019. Amendment 1 (2020) to A Place to Grow was approved by the Lieutenant Governor, 
and came into effect on August 28, 2020. A Place to Grow is a framework for implementing the 
Provincial Government’s vision for building stronger, prosperous communities by better managing 
growth in the Greater Golden Horseshoe. A Place to Grow replaces the previous version of the 
Growth Plan for the Greater Golden Horseshoe as issued in 2017.  

A Place to Grow establishes a vision for the Greater Golden Horseshoe based on the principles of 
compact and complete communities, economic competitiveness, optimizing the use of 
infrastructure, integrated transportation networks, intensifying existing Built-Up Areas and 
protecting natural heritage and employment areas over the long term. A Place to Grow includes 
policies regarding where and how to grow and emphasizes intensification and optimizing the use 
of the existing land supply. All land use planning decisions made by an authority must conform to 
the Growth Plan. 

 

Per Schedule 1: Greater Golden Horseshoe Growth Plan Area, the subject lands are identified as being 
within the Greater Golden Horseshoe Growth Plan Area. Further, Schedule 2: A Place to Grow Concept 
identifies a portion of the subject lands as being within the Built-Up Area, whereas the remainder 
of the lands are within the Urban Designated Greenfield Area. This is reflected in the Region of 
Waterloo Official Plan Map 3A (Figure 10). 
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The Growth Plan is guided by the principles of supporting the achievement of complete 
communities; intensification and higher densities to make efficient use of land and infrastructure 
and support transit viability; capitalizing on new economic and employment opportunities while 
providing certainty for traditional industries; supporting a range and mix of housing options; 
improving the integration of land use planning with investment in infrastructure and public service 
facilities; managing growth; conserving and promoting cultural heritage; protecting and enhancing 
natural heritage and agriculture; and integrating climate change considerations into planning and 
managing growth. The following is an analysis of the proposed development in the context of the 
Growth Plan. 

5.2.1 Complete Communities 

The Growth Plan emphasizes the establishment of “complete communities”. Complete 
communities are defined as: 

“Places such as mixed-use neighbourhoods or other areas within cities, towns, and settlement 
areas that offer and support opportunities for people of all ages and abilities to conveniently 
access most of the necessities for daily living, including an appropriate mix of jobs, local stores, 
and services, a full range of housing, transportation options and public service facilities. Complete 
communities are age-friendly and may take different shapes and forms appropriate to their 
contexts.” 

Section 2.1 of the Growth Plan describes that complete communities are well designed to meet 
the needs for daily living throughout a lifetime by providing convenient access to an appropriate 
mix of jobs, local services, public service facilities, and housing. Complete communities support 
transit, active transportation, provide high quality open space, and support climate change 
mitigation. 

The proposed development contributes to the overarching direction of complete communities in 
the Growth Plan through the addition of medium density residential uses within the Built-Up Area 
in the City of Cambridge. The proposed development represents a residential infill opportunity on 
an underutilized parcel of land within the Built-Up Area and proposes to contribute a range and 
mix of housing to the City of Cambridge.  

The Growth Plan promotes the development of a diverse range and mix of housing options to 
accommodate people at all stages of life, of all household sizes, and of all household incomes. The 
proposed development will provide 254 residential dwelling units ranging in size, orientation, and 
type. 

Section 2.2.2 of the Growth Plan requires intensification within the Built-Up Area and identifies that 
by 2031, a minimum of 60 per cent of all new residential development must be within the Built-Up 
Area. The proposed development aligns with this goal of the Growth Plan by providing additional 
residential units within the Built-Up Area, to contribute to the intensification target. 
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In summary, the proposed Official Plan and Zoning By-law Amendments conform with the 
policies of A Place to Grow, 2020.  

5.3 REGION OF WATERLOO OFFICIAL PLAN  
The Regional Official Plan (“ROP”) was approved by the Ministry of Municipal Affairs and Housing 
(“MMAH”) with modifications on December 22, 2010, and approved with amendments by the 
Ontario Municipal Board on June 14, 2015. The ROP was processed as a municipal comprehensive 
review and represents the Region’s conformity exercise with respect to the 2006 Growth Plan for 
the Greater Golden Horseshoe.  The Region is currently working to update their Official Plan, which 
will reflect the policies of the 2020 Growth Plan and the 2020 PPS which were discussed in prior 
sections of this report.  

The general development policies of the ROP are aligned with the PPS and 2006 Growth Plan 
policies for development, including promoting the development of complete communities, 
protecting the natural environment and resources, conserving cultural heritage, and respecting the 
scale, physical character, and context of established neighbourhoods. 

5.3.1 Built-Up Area 

The subject lands are located partially within the ‘Built-Up Area’ in the Region of Waterloo and the 
City of Cambridge alike; as illustrated on Figures 10 and 11 of this report. Lands within the ‘Built-
Up Area’ are to accommodate a greater share of new development to make better use of land, 
existing physical & human infrastructure, and human services. This results in more compact, vibrant, 
and complete communities, with a range and mix of uses. Development in the ‘Built-Up Area’ is 
intended to occur primarily in the form of intensification and redevelopment.  

Within the Urban Area, most of the region’s future growth will be directed to Urban Growth Centres, 
Major Transit Station Areas, Reurbanization Corridors, Major Local Nodes, and Urban Designated 
Greenfield Areas. The ROP identifies an objective to implement a reurbanization target, which 
intends that 45% of all new residential development occurring annually will be constructed within 
the ‘Built-Up Area’. 

A large portion of the ‘Built-Up Area’ is comprised of stable residential neighbourhoods, which are 
not expected to change significantly over the horizon of the Official Plan. Future development in 
or adjacent to these neighbourhoods, will need to respect the existing physical character of the 
area. 

Development within the urban area should be planned and developed in a matter that: 

• supports the Planned Community Structure described in the [Regional Official] 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; 
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• protects the natural environment, and surface water and groundwater resources;  
• conserves cultural heritage resources and supports the adaptive reuse of historic buildings;  
• respects the scale, physical character and context of established neighbourhoods in areas 

where reurbanization is planned to occur;  
• facilitates residents’ access to locally grown and other healthy foods in neighbourhoods; 

and  
• promotes building designs and orientations that incorporate energy conservation features 

and the use of alternative and/or renewable energy systems. 

Servicing for the subject lands will be evaluated prior to development per the Holding Symbol (“H”) 
on the zoning for the subject lands. This evaluation will ensure the municipal drinking-water supply 
systems and municipal wastewater systems can accommodate the proposed development.  

The proposed development has been designed to complete the existing community through a 
residential infill opportunity. Walking, cycling, and transit use are supported by the existing 
neighbourhood which contains a multitude of sidewalk connections, bike lanes, and bus stops for 
GRT Route 50.   

The natural environment, surface water, and groundwater resources on and under the subject 
lands have been heavily considered when designing the proposed development. The wetland 
within the subject lands has been surveyed and an average buffer of 15.0 metres is proposed 
between the wetland and the proposed development. Additionally, once developed, 49.9% of the 
subject lands will remain landscaped open space.  

The proposed development has been designed with consideration of the surrounding land uses, 
which will allow for compatible land uses resulting from height and massing that has considered 
the adjacent built forms. For a detailed analysis of the built form and the applicable design policies, 
refer to the Urban Design Brief, prepared by MHBC Planning dated June, 2022.   

5.3.2 Source Water Protection  

Sourcewater Protection policies within the ROP aim to protect, maintain, and enhance (where 
feasible) surface and groundwater resources. By extension, this objective protects the quantity of 
water within, and the quality of, the municipal drinking-water supply system.  

The Region of Waterloo identifies the subject lands as being within a Wellhead Protection 
Sensitivity Area – 4 (“WPSA-4”); a moderately vulnerable groundwater area within a two year travel 
distance to a municipal drinking-water supply well. The WPSA-4 area limits certain uses within the 
Built-Up Area. Specific to the proposed development, the WPSA-4 zone allows underground 
parking garages subject to further study.  

In summary, the proposed development conforms to the policies of the Region of Waterloo 
Official Plan. 
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5.4 CITY OF CAMBRIDGE OFFICIAL PLAN  
The City of Cambridge adopted their current Official Plan on May 7, 2012. The document was 
subsequently approved by the Region of Waterloo on November 21, 2012. The following sections 
of this report reviews the relevant policies of the City of Cambridge’s Official Plan as it relates to the 
proposed development.    

5.4.1 Low/Medium Density Residential Designation  

The subject lands are designated Low/Medium Density Residential on Map 2 of the Official Plan 
(Figure 6). The Low/Medium Density Residential designation is intended to accommodate a mix 
of residential types and uses with a density target of 40 units per hectare. This designation permits 
both townhomes and walkup apartments where municipal water and sewer services are available.  

The proposal intends to develop a mix of townhomes and apartment units, uses which are 
complementary to the Low/Medium Density Residential designation. Per policy 8.4.6.9, municipal 
water and sewer systems will be evaluated to permit these residential uses. As the Low/Medium 
Density Residential designation permits a density target of 40 units per hectare and the proposed 
development exceeds that, an Official Plan Amendment is proposed to recognize an increased 
density.   

5.4.2 Multi-Unit Residential Development 

In order to support the provision of a range and mix of unit types within the City, section 8.4.3 of 
the Cambridge OP states that multi-unit residential development in the City of Cambridge may 
occur without an amendment to the City’s Official Plan provided the development adheres to the 
Residential Compatibility policies of 8.4.2. With respect to the subject lands, this means the 
development must:  

• Maintain similar density, scale, height, massing, etc. to the surrounding neighbourhood;  
• Conserve, protect, maintain, and enhance the natural environment;  
• Include both pedestrian and vehicular linkages;  
• Consider landscaping, setbacks, sun and shadow effects, wind, signage, lighting, and 

buffering to existing development;  
• Consider noise, odour, dust, and emission impacts; 
• Consider transportation implications; and  
• Appropriately transition between land uses.  

Policy 8.4.2.2 states that intensification and infill proposals—such as the proposal for the subject 
lands—must be minor in nature and compatible with existing character when occurring in 
established neighbourhoods. Further, the location and massing of proposed development must 
be compatible with surrounding land uses in accordance with Policy 8.4.2.3.  
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The City will encourage the use of residential lands for multi-unit residential development where 
the lands meet a variety of criteria including: being located on an arterial road (i.e. Main Street, 
Figure 12 and Figure 13), being located near public transit (i.e. GRT Route 50), and has suitable size 
to accommodate emergency vehicles among others.    

For the proposed development, the natural environment is conserved as much as possible through 
49.9% of the site remaining open, landscaped area. Pedestrian linkages are provided by both 
sidewalk and the proposed extension of the City’s walking trail corridor. The proposed 
development has been designed to be compatible with the surrounding scale and built form of 
the existing neighbourhood. The proposed development is well setback from adjacent established 
residential areas and the placement/orientation of the proposed apartment is not only setback 
from existing low rise dwellings but will also minimize potential shadow impacts.  An 
Environmental Noise Study has been prepared and has been submitted with the applications to 
evaluate the impact of the transportation and stationary noise sources within proximity to the 
subject lands. The summary of this study is provided in Section 6.5 of this report.  

5.4.3 Source Water Protection  

The City of Cambridge’s Official Plan identifies the subject lands as being within a Source Water 
Protection Area (Figure 14). The same document indicates the regulatory policies for this area are 
included in the Regional Official Plan and has been discussed in Section 5.3.2 of this report 
respectively.  

In summary, the proposed development is in conformity with the policies of the City of 
Cambridge’s Official Plan.  

5.5 MAIN AND DUNDAS STREET SECONDARY PLAN  
The City of Cambridge identified the Main Street and Dundas Street Community Node (Figure 15) 
as an opportunity for intensification within the community through the Growth and Intensification 
Study. The Main Street and Dundas Street Secondary Plan provides a framework to guide Planning 
decisions within the node with respect to land use, urban design & public realm improvements, 
transportation & infrastructure improvements, and implementation tools & monitoring programs.  

Though the secondary plan is only in draft form at the time of the writing of this report, the 
framework and guidelines therein were analyzed as they reflect the future goals of the City.  

5.5.1 Medium Density Residential  

The subject lands are identified as being in a Medium Density Residential area by Map 2 in the 
Secondary Plan (Figure 16). In this area, diverse dwelling types are encouraged; namely, street 
townhomes, stacked townhomes, and low-rise apartments. Density is recommended to be 
between 25 and 75 units per hectare, with buildings ranging from two to four stories.  
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The proposed development is aligned with the majority of these recommendations. The dwelling 
types—stacked townhomes and low-rise apartments—are a recommended use and contribute to 
diverse dwelling types in the neighbourhood. While the proposal exceeds the recommended 
density, the development will be similar to the density and built form that is contemplated for the 
Secondary Plan. 

5.6 CITY OF CAMBRIDGE ZONING BY-LAW  
The Zoning By-law for the City of Cambridge was adopted by Council in October 1986. After 
revisions from the Ontario Municipal Board, the entire By-law was in force and effect on May 25, 
1987. The following section provides a review of the provisions from the aforementioned Zoning 
By-law that are applicable to the proposed development.   

5.6.1 Holding Symbol  

The lands at 725 & 775 Main Street East are subject to a holding symbol. Per the City’s Zoning By-
law, the holding symbol must be removed via Zoning By-law Amendment once it is confirmed that 
full municipal services are available for the future development of the site.  

5.6.2 Residential 4 Zone (R4) 

The subject lands are zoned (H)R4 (Figure 8). The Residential 4 (‘R4’) zone is intended to 
accommodate detached one-family dwellings at varying urban densities in areas where full public 
services are generally available. This zone permits the following uses: detached one-family 
dwellings, residential special care facility, and accessory uses.  

Lands surrounding the subject property share the same residential use but differ in zone class. 
Surrounding zonings include Multiple Residential 3 (‘RM3’), Residential 4 (‘R4’), and Residential 6 
(‘R6’) respectively. The proposed development would allow for compatible infill development 
adjacent to these uses.  

As the R4 zoning does not allow for multiple dwelling unit developments. As such, to facilitate the 
proposed development, the subject lands are proposed to be rezoned to RM3.  

5.6.3 Multiple Residential 3 Zone (RM3) 

The Zoning By-law Amendment application proposes to amend the zoning on the subject lands 
to Multiple Residential 3 (‘RM3’) (Figure 9). The RM3 zone would permit the following uses: 
attached one-family dwelling in the form of linear row houses & cluster row houses, detached 
duplex dwelling, semi-detached duplex-dwelling (fourplex), attached duplex dwelling (linear), 
attached duplex dwelling (cluster), detached triplex dwelling, maisonette, mixed terrace, and 
apartment house in addition to any permitted uses outlined in Section 2.1.1 and accessory 
structures.  
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Tables 1 and 2 below summarize the requested RM3 zoning with respect to the proposed 
development while indicating conformity with the RM3 provisions. The tables have been split into 
two to evaluate provisions for the apartment building separately from those provisions for the 
townhomes. Please note, provisions that would require site specific relief are noted by red text.  

Table 1: Comparison between RM3 and Proposed Development (Apartment)  

Provision  
RM3 

(Apartment) Provided Conformity 
Minimum Lot Area (Gross)  - 16,773.5 m2 Y 
Minimum Lot Frontage (Ferncliffe St.) 30.0 m 112.1 m Y 
Minimum Front Yard Setback (Ferncliffe St.) 6.0 m > 6.0 m Y 
Minimum Interior Side Yard Setback  12.0 m 5.1 m N 
Minimum Rear Yard Setback (Main St. E.) 12.0 m 4.8 m N 
Maximum Lot Coverage (all buildings)  - 20% Y 
Maximum Density  75.0 uph 154.68 uph N 
Minimum Landscaped Open Space 30% 44.4% Y 

                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                   

Table 2: Comparison between RM3 and Proposed Development (Townhouse)  

Provision  
RM3 

(Townhouse) Provided Conformity 
Minimum Lot Area (Gross)  - 16,773.5 m2 Y 
Minimum Lot Frontage (Ferncliffe St.) 20.0 m 112.1 m Y 
Minimum Front Yard Setback (Ferncliffe St.) 6.0 m 5.5 m N 
Minimum Interior Side Yard Setback  7.5 m 5.5 m N 
Minimum Rear Yard Setback (Main St. E.) 7.5 m > 7.5 m Y 
Maximum Lot Coverage (all buildings)  40% 20% Y 
Maximum Density  40 uph 154.68 uph N 
Minimum Landscaped Open Space 30% 44.4% Y 
Minimum Distance Buildings (Same Lot)  3.0 m 3.1 m Y 

 

 

 

 

 

Table 3 below provides a summary of the off-street parking requirements and what is proposed.   

Table 3: Parking Requirements for Proposed Development 
Off-Street Parking Required (Rate) Provided 
Apartment House 
(Apartment) 

1 space per dwelling unit, plus 1 space 
for each 4 dwelling units (visitor); 

174 structured/ 
underground spaces 
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1.25 spaces per dwelling unit 

 
206 units x 1.25 = 258 spaces total 

(rounded up) 

 
102 surface spaces 

 
276 parking spaces total 

1.1 spaces per dwelling unit 
Cluster Row Housing 
(Stacked Townhouse) 

1 space for the first 4 bedrooms per 
dwelling unit; plus 1 space for each 2 

dwelling units (visitor); 
 

1.5 spaces per dwelling unit 
 

48 units x 1.5 = 72 parking spaces 
 

As shown by the tables, various site specific provisions will be required to ensure conformity. For 
the apartment building, relief will be required for the interior side yard setback and rear yard 
setback. For the townhomes, relief will be required for the front yard setback and interior side yard 
setback. Additionally, the site will require relief to address the proposed density and off-street 
parking.  
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6.0  SUPPORTING STUDIES  
Multiple studies have been completed to support the applications for Zoning By-law Amendment 
and Official Plan Amendment. While summaries of these studies can be found below, each study 
has been submitted alongside the aforementioned applications.  

6.1 ENVIRONMENTAL IMPACT STATEMENT (EIS) 
NRSI was retained by 2687734 Ontario Inc. to complete an EIS associated with a proposed 
residential development to be located at 725 and 775 Main Street in the City of Cambridge. The 
subject lands contain a non-PSW wetland that is regulated by the GRCA and is considered a LSNA 
under City policy. In addition to early successional woodland growth surrounding the wetland, the 
subject lands also contain a re-naturalized former hedgerow that contains more mature tree 
growth and is also considered a City LSNA.  

The proposed development plan allows for the retention and protection of the existing wetland. 
An area of naturalized wooded features surrounding the wetland will also be preserved within the 
development to function as a wetland buffer. As a means of compensating for the required removal 
of the wooded LSNA feature, the wetland buffer will be ecologically restored and enhanced to 
incorporate a greater diversity of vegetation tree and shrub species, and to in-fill the relatively open 
canopy feature with native plantings. This will contribute to a natural succession toward a more 
species-diverse and closed-canopy woodland feature that will continue to provide wildlife habitat 
value on the local landscape. 

Recommendations have been provided in the report to avoid or otherwise mitigate potential 
negative effects caused by the development. These include recommendations to mitigate direct, 
indirect and induced impacts that may arise through construction and human use of the proposed 
development. Additional recommendations with respect to tree removal, protection, and 
compensation values have been provided in a separate Detailed Vegetation Management Plan. 

Monitoring measures have been recommended to ensure that construction-stage mitigation 
measures are functioning as intended, that ecological restoration measures have been successfully 
established, and that the wetland buffer/restoration zone is being respected and maintained 
during and following construction. 

6.2 GEOTECHNICAL INVESTIGATION  
The Geotechnical Investigation has been completed and submitted alongside our applications via 
report from Peto & McCallum Ltd. (“PML”) dated October 18, 2019. The purpose of this report was 
to explore the subsurface soil and ground water conditions at the site. PML made multiple 
recommendations throughout their report on the topics of footings, pond infilling, reuse of native 
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soils, frost protection, and earthquake loading among others. Specific recommendations can be 
found in the attached report.  

6.3 GRADING, SERVICING, AND STORMWATER MANAGEMENT 
MTE Consultants Inc. completed a Functional Servicing and Stormwater Management Report for 
the proposed development at 775 & 725 Main Street East, Cambridge.  

Grading 

The proposed grading strategy will respect the existing grades along the east, south and west 
property lines, and along most of the wetland buffer. Re-grading will involve leveling the mound 
that is located at the north property line within the Site and the Main Street right-of-way. Additional 
regrading will be required within a small portion of the wetland buffer. 

Water 

The proposed water servicing for the development will require a new connection to the 200mm 
diameter municipal watermain along Ferncliffe Street. The required private water service size will 
be determined during detailed design, but will likely be 200mm diameter. The water service will 
connect to the existing watermain stub. Each townhouse unit will be serviced with a minimum 
25mm diameter domestic connection. It is anticipated that new hydrants will be required to service 
the proposed buildings. 

Sanitary 

It is proposed that the development will serviced by a new 200mm diameter sanitary sewer 
connected to the sanitary stub at the municipal sewer along Ferncliffe Street. The 200mm diameter 
sanitary sewer will enter the Site at the Ferncliffe Street driveway entrance. The private sanitary 
sewer will be installed at a slope that provides depth for the servicing of the buildings while 
maintaining adequate capacity. The service sizes and inverts will be confirmed at detailed design. 

Storm 

A private storm sewer system will be installed on-site to collect runoff from the apartment building 
roof and the adjacent parking lot, driveways and landscaped areas to be conveyed to an OGS unit 
and on to the existing wetland. The rooftop runoff from the townhouses will also drain to the 
existing wetland. Surface runoff from the remainder of the Site (common driveway and parking 
areas) will also be collected by the storm sewer system and will be directed to another OGS unit 
located in the Ferncliffe Street entrance to the Site and on to the municipal storm sewer along the 
Ferncliffe Street right-of-way. Runoff from a small portion of the property along the west and south 
property lines will flow towards the adjacent properties. The post-development area draining to 
the adjacent properties is less than the pre-development area. A portion of the adjacent southeast 
property will drain into the private storm sewer system of the Site to allow for adequate drainage 
in that area. 
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Preliminary Stormwater Management Design 

In order to maintain the surface runoff volumes to the existing wetland for the Site, the preliminary 
stormwater management design proposes to have runoff generated from the apartment roofs, 
townhouse roofs and a portion of the parking and landscaped areas conveyed to the existing 
wetland. A ditch inlet will be installed at the edge of the wetland buffer to provide an overflow 
route. 

In order to achieve the quantity control requirements for the Site, runoff generated from the 
remainder of the driveway and parking areas will be controlled with a 130mm orifice plate. The flow 
will then be conveyed to the municipal storm sewer located in the Ferncliffe Street right-of-way. 
Storage volume for the orifice will be provided within the parking lot through surface ponding. 

MTE’s analysis concludes that: 

• The grading design will respect both the natural topography of the site and the wetland; 
• Existing municipal servicing infrastructure for water, sanitary and storm is available within 

the  Ferncliffe Street right-of-way;  
• The surface runoff volumes to the existing wetland will be maintained; and, 
• The stormwater management criteria can be satisfied with the implementation of on-site 

controls for water quality and quantity. 

Additional details can be found in MTE’s report attached with this submission.  

6.4 HYDROGEOLOGICAL STUDY  
A Hydrogeological Technical Study was completed by MTE Consultants Inc. and their findings were 
reported in a memorandum dated November 11, 2019. An updated memorandum was provided 
on September 3, 2021. The purpose of this study was to “characterize the geologic and 
hydrogeological conditions at the Site and to evaluate the potential need for construction 
dewatering during site redevelopment”. This study also helped inform the potential impacts of the 
proposed development on the retained wetland. MTE made multiple recommendations including 
the frequent review of the monitoring wells to update seasonal groundwater levels, the completion 
of a dewatering assessment prior to final design, conducting single well response testing to 
monitor hydraulic conductivity, and the completion of a Risk Management Plan for road salt 
management as negotiated with the Region of Waterloo. Further information on MTE’s 
recommendations can be found in their report.  

6.5 NOISE STUDY  
HGC Engineering was retained by 2687734 Ontario Inc. to conduct a noise feasibility study for a 
proposed residential development to be located at 725 – 775 Main Street in Cambridge, Ontario. 

The primary noise sources at the proposed development were determined to be road traffic on 
Main Street. A secondary source of noise is road traffic on Franklin Boulevard. Relevant road traffic 
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data was obtained from Region of Waterloo personnel. The data was used to predict future traffic 
sound levels at the façades of the proposed buildings and in the outdoor living area. The predicted 
sound levels were compared to the guidelines of the Ministry of the Environment, Conservation 
and Parks (MECP) and the Region. 

The sound level predictions indicate that future road traffic sound levels will exceed MECP 
guidelines at the façades of the proposed 12-storey building. The recommended noise control 
measures include appropriate wall and window glazing assemblies and a central air conditioning 
system for the 12-storey building. Noise warning clauses are recommended in order to inform 
future owners/tenants of the traffic noise impacts, to address sound level excesses, and to inform 
future residents of their proximity to the nearby existing retail uses.  

Furthermore, to ensure that the sound control recommendations outlined above are properly 
implemented in the site design, it is recommended that: 

1. Prior to the issuance of building permits for this development, a Professional Engineer 
qualified to perform acoustical engineering services in the Province of Ontario should 
review the detailed architectural plans and building elevations to refine glazing 
requirements based on actual window to floor areas ratios. 

2. Prior to the issuance of occupancy permits for this development, the Municipality’s building 
inspector or a Professional Engineer qualified to provide acoustical engineering services in 
the Province of Ontario to certify that the noise control measures listed in Section 6 have 
been properly installed and constructed. 
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7.0  SUMMARY 
As outlined in this report, together with the supporting technical reports, the proposed 
development of the subject lands at 725 & 775 Main Street in Cambridge represent good planning. 
This opinion recognizes the following:  

1) The proposed development is consistent with the Provincial Policy Statement, 2020 and 
conforms to the policy framework of the Growth Plan for the Greater Golden Horseshoe, 
2020, by contributing to the intensification targets within the Built-Up Area;  

2) The development conforms to the policies of the Region of Waterloo’s Official Plan and the 
City of Cambridge’s Official Plan;,  

3) The proposed development is generally consistent with the direction of the Draft 
Secondary Plan for Main Street & Dundas; 

4) The proposal provides  for the redevelopment of an underutilized site within the Built-Up 
Area of the City of Cambridge on lands that are well located with respect to transit, Regional 
and local transportation network and community infrastructure;  

5) The proposed design will be compatible with adjacent existing uses and respects the 
physical character, scale, and context of the surrounding neighbourhood;  

6) The proposed development retains and enhances a localized wetland and will 
appropriately integrate this feature within the overall development plan; 

7) The development contributes to the range and mix of housing within the City in addition 
to providing for improved streetscapes and pedestrian experience, specifically extending 
from Ferncliffe Street; and  

Accordingly, it is concluded that the proposed development is appropriate and represents good 
planning. 

Yours Truly, 

MHBC   

 

 
Pierre Chauvin, MA, MCIP, RPP 
Partner 

Luisa Vacondio, BES 
Planner  
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