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1.0

INTRODUCTION

MHBC Planning has been retained by Edmund Patrick Taylor, Foot Bridge Holdings Inc.,
(collectively, the “Owner’s”) and Reid’s Heritage Homes to coordinate Official Plan Amendment,
Zoning By-law Amendment and Draft Plan of Subdivision applications and prepare this Planning
Justification Report in support of the development of lands municipally known as 345 Franklin
Boulevard and 840 & 940 Main Street East in the City of Cambridge (the “subject lands”).
The subject lands are located to the northeast of the roundabout at Main Street East and Franklin
Boulevard in the City of Cambridge. They four separate parcels of land with total area of 24.84
hectares (61.38 acres) and presently comprised of vacant lands and natural features. The Plan of
Subdivision proposes a mix of housing types, two stormwater management blocks, trail
connections, a public park and road connections to Main Street. The Plan of Subdivision comprises
the southerly 14.229 hectares of lands with the remaining portions being maintained as natural
features that have been excluded from the limits of the proposed subdivision.
The applications required for the development of the proposed Plan of Subdivision, include an
Official Plan Amendment and a Zoning By-law Amendment. The applications are submitted as a
complete submission. This Planning Justification Report supports the planning applications and
asses the proposal in the context of the applicable planning framework.
In support of the applications, this Planning Justification Report includes:
• An introduction and general description of the subject lands, surrounding uses and existing
conditions, to provide an understanding of the locational and policy context;
• A description of the Draft Plan proposed Official Plan Amendment and Zoning By-law
Amendment;
• A review and analysis of existing policy framework in relation to the proposed development
and assessment of consistency with the Provincial Policy Statement and conformity with A
Place to Grow, the Region of Waterloo Official Plan, the City of Cambridge Official Plan and
the Main Street and Dundas Street Area Draft Secondary Plan; and,
• Consideration and integration of recommendations from the supporting studies and
reports.
The applications represent a cohesive approach to establishing appropriate Official Plan policies and
zoning for the subject lands while achieving a resolution of the Owner’s appeal of the Cambridge
Official Plan’s site specific policy that applies to the subject lands. Implementation of the Official Plan
Amendment and Zoning By-law Amendment is to occur through the proposed Plan of Subdivision.

Pre-Consultation
A pre-consultation meeting was held in April 2020. A summary of the required reports is below:
• Application Forms
• Environmental Impact Study
• Functional Servicing Report
• Tree Management Plan/Vegetation Plan
• Noise Study
• Trail Connections
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•
•
•
•

Environmental Site Assessment
Section 59 Notice
Traffic Impact Study

•
•
•

Site Concept Plan
Stormwater Management Report
Urban Design Brief, including massing
model and/or elevations
Planning Justification Report , including Phasing Plan and D-Series Guideline considerations

All required reports have been prepared and submitted concurrently with the Planning
Applications. A copy of the Pre-consultation Application Comments Checklist is enclosed as
Appendix A.
MHBC has been responsible for the overall coordination of the applications.
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2.0

SITE DESCRIPTION & CONTEXT

The subject lands are located on the north side of Main Street and the east side of Franklin Boulevard
in the southeastern portion of the City of Cambridge. Dundas Street South and associated
commercial areas are located approximately 500 metres south of the subject lands. The location of
the subject lands is shown in Figure 1.
The subject lands are municipally known as 345 Franklin Boulevard and 840 and 940 Main Street
East. They are comprised of four parcels with a total area of 24.84 hectares and are currently vacant.
The subject lands have approximately 610 metres of frontage on Main Street and 371 metres of
frontage along Franklin Boulevard. Appendix B to this report contains the municipal addresses,
where applicable, and the legal descriptions of each of the parcels that comprise the subject lands.
The surrounding area is characterized by a range of uses which includes residential uses to the south
of Main Street, commercial uses to the west, industrial uses to the north and recreation and natural
open space uses to the north and west. The surrounding context is described in detail below and
illustrated on Figure 2.
NORTH:

North of the subject lands are natural features and open space as well as industrial
land uses, including a scrap metal recycling facility (Woznuk Bros. Limited). The
Cambridge Waste Management Centre is located to the northeast of the subject
lands.

EAST:

East of the subject lands along Main Street are primarily residential uses and natural
features. Single detached dwellings on large residential lots continue along Main
Street to North Dumfries Township Rd 17.

SOUTH:

Single detached dwellings on large residential lots occupy the lands on the south
side of Main Street. However, these lands are subject to Planning Act applications
related to the South East Galt/Greengate residential subdivision. This subdivision is
planned for higher density residential uses including a 10 to 12 storey apartment
building, stacked and cluster townhouses immediately south of the Main Street.
Further south is the Greengate subdivision which includes single detached
dwellings and townhouse dwellings. Green Gate Park is also located south of the
subject lands.

WEST:

The intersection of Main Street and Franklin Boulevard is developed with
commercial and industrial uses. The northwest and southwest quadrants feature a
range of commercial uses including grocery stores, department stores, a gas
station, restaurants, banks and an LCBO. Commercial uses continue along Dundas
Street to its intersection with Franklin Boulevard. St. Anne Catholic School is located
to the west of the subject lands and Chalmers Street Public School is located to the
south west of the subject lands.
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The subject lands are well-connected to the existing City and Regional road network. The subject
lands have frontage on Main Street and Franklin Boulevard which are both classified as Regional
Arterial Roads and are connected to the broader City and Regional road network. With respect to
public transit, the subject lands have access to the following Grand River Transit (GRT) Bus Routes
within walking distance of the subject lands:
• Route 50 which operates along Dundas Street and Bishop Street between Cambridge
Centre Station and Wesley Boulevard
• Route 53 which operates between Cambridge Centre Station and Ainslie Terminal
• Route 54 which operates in a loop connecting Ainslie Terminal and Gatehouse Drive
• Route 59 which operates in a loop between Ainslie Terminal and Myers Road
• Route 63 which operates in a loop between Ainslie Terminal and Champlain Boulevard.
There is an existing multi-use trail along Franklin Boulevard and Main Street is identified as a Regional
Planned Cycling Route. Main Street is planned to be reconstructed with the addition of sidewalks
and bicycle lanes. The subject lands are also located proximate to schools, parks and open space
uses.
In summary, the subject lands are well located in a mixed use area comprised of a range of a range
of residential of varying forms and densities and commercial and industrial uses. The subject lands
are well connected to the arterial road network and existing active transportation and public transit
routes.
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3.0

PROPOSED APPLICATIONS

This section describes the proposed planning applications that apply to the subject land, including
the proposed Plan of Subdivision, Official Plan Amendment and Zoning By-law Amendment
applications.

Official Plan Amendment
The City of Cambridge Official Plan was approved, in part, by the Region of Waterloo on November
21, 2021. The Official Plan was subsequently appealed with several policies remaining under appeal
including, site specific policy 8.10.46, which applies to the subject lands. The intent of the Official
Plan Amendment submitted with these applications is to amend the applicable land use
designations, modify the policies under appeal and work with the City to resolution of the appeal.
The subject lands are designated Industrial and Open Space System on Map 2A of the City of
Cambridge Official Plan (Figure 3). The southern and western portions are identified as a Future
Study Area for inclusion in the Main Street and Dundas Street South Community Node, Figure 3 to
the Official Plan (Figure 4). The subject lands are also subject to a site specific policy 8.10.46 (under
appeal), which allows the residential development of the subject lands and establishes a Floor Space
Index range for the subject lands.
The proposed Official Plan Amendment also seeks to redesignate the subject lands as described
below and to amend site specific policy 8.10.46 as follows:
Existing Policy:

Notwithstanding the “Industrial” designation on Map 2 General Land Use Plan
for the properties shown on Figure 3 in the northeast quadrant of Franklin
Boulevard and Main Street, including part of 840 Main Street and Concession 11,
Part Lot 5, Regional Compiled Plan 1135 Part Lot 28, other uses may be permitted
as determined through further amendment to this Plan. The justification for
conversion of these employment lands as part of this comprehensive review of
the City’s Official Plan is based on these lands providing high density residential
and commercial development with a Floor Space Index in the range of 2.0 to
approximately 3 to help the Cambridge Intensification Target.

Proposed Policy:

The minimum density required for the subject lands is 65 residents and jobs per
hectare.
The site specific policy applies to the lands subject to the High Density Residential
designation as a whole, rather than on a block-by-block basis.

The proposed density approach is directly related to the broader policy language of A Place to Grow,
Region of Waterloo Official Plan and Cambridge Official Plan and is therefore simpler than the FSR
approach in terms of implementation and management, while still meeting the intent of the
broader policy framework.
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The proposed Official Plan Amendment seeks to redesignate the subject lands as illustrated on
Figure 5 and summarized in Table 1 below:
• High Density Residential – This designation is proposed to apply to the blocks within the Plan of
Subdivision proposed for multiple residential uses and trails.
• Recreation, Cemetery and Open Space – This designation is proposed to apply to the public park
block
• Natural Open Space System – This designation is proposed to apply to the portions of the subject
lands which feature natural heritage features in order to reflect the boundaries of these features
and their recommended buffers, per the findings of the Environmental Impact Study prepared
in support of these applications. This designation is also proposed to apply to the stormwater
management facilities. The extent of the proposed Natural Open Space System includes a
substantial portion of lands currently designated and zoned to permit industrial uses.
TABLE 1. PROPOSED DESIGNATIONS
Proposed Designation
Applicable Lands
High Density Residential
Blocks 1-7 and Block 13

Natural Open Space

Site Specific Policy
• Minimum density of 65 residents
and jobs per hectare
• Density to be measured across
entire designation
None

Blocks 9 – 11
Natural area to the north
of the Plan of Subdivision
within the subject lands
Recreation, Cemetery and Block 8
None
Open Space

Zoning By-law Amendment
The City of Cambridge Zoning By-law 150-85 was passed on July 22, 1985 and has been
subsequently amended. The Zoning By-law implements the Official Plan.
The current zoning of the subject lands is shown on Figure 6 as follows:
• The westerly portion of the subject lands is zoned M3
• The majority of the easterly portion of the subject lands is zoned M4
• The portion of the subject lands municipally known a 940 Main Street East is zoned N1(H)M4
in recognition of the former church located on that parcel.
The current zoning permits heavy industrial uses and does not permit the residential development
of the subject lands. The proposed zone change application is to rezone the subject lands to
implement the Official Plan Amendment to establish appropriate zones and site specific regulatory
standards to permit the proposed subdivision.
The proposed Zoning requested through the Zoning By-law Amendment is shown on Figure 7 and
described on Table 2:
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TABLE 2. PROPOSED ZONING
Proposed Zone Block
RM3
Block 1
(High Density)
RM3
Blocks 2, 3, 4, 5
(Multiple Residential)
OS4
Block 6, 7
(Trail)
OS4
Block 8
(Park)
OS1
Blocks 9, 10, 11
OS1
Natural Features
RM3
Block 13

Site Specific Regulations
• Maximum density – 150 units per hectare
• Minimum rear yard setback – 6.0 m
• Maximum density – 60 units per hectare
• Minimum front and exterior side yard - 4.5m
None proposed
None proposed
None proposed
None proposed
• Maximum density – 150 units per hectare
• Minimum rear yard setback – 6.0 m
• Minimum interior yard setback – 6.0m

In addition to the proposed zoning above, the following site specific regulations are proposed to
apply to all the lands zoned RM3:
• Notwithstanding the requirements of Section 2.2.2.1 (f) no access driveway, aisle, parking
stall or parking lot in an RM-class zone shall be located within 4.5 m of a window of a
habitable room of a dwelling unit as measured perpendicular to the wall containing such
window, where the surface of the floor in such habitable room is less than 1.0 m above the
finished grade.
• Notwithstanding the creation of property boundaries between units or common elements
by registration of a plan of condominium, the zoning regulations for development in the
RM3 zones, as set out herein, shall be applied to the entirety of the block of land zoned RM3,
and not the individual units created through plan of condominium registration.
The proposed zoning is illustrated on Figure 7 to this Report. An analysis of the proposed zoning
and site specific regulations is contained at Section 4.6 of this Report.

Plan of Subdivision
The proposed Plan of Subdivision (Figure 8) has been designed to form an integrated community
that is comprised of blocks intended for multiple residential development, trails, open space and
stormwater management facilities well as a new road connected to Main Street.

3.3.1 Design Principles for Draft Plan of Subdivision
The Plan of Subdivision was based on the following design principles:
• Achieve a high quality community design and built form that contributes to place making;
• Create a safe and pedestrian friendly environment which encourages active transportation;
• Emphasize the public realm, particularly at entrances, terminating views and other highly
visible locations;
345 Franklin Boulevard, 840 and 940 Main Street
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•

Include an active transportation network that connects residents with planned parks,
existing active transportation network and surrounding communities;
• Provide a positive pedestrian experience along street frontages through architectural
design/articulation, enhanced landscaping, active streetscapes and a walkable community;
• Include a range and mix of residential land uses;
• Promote sustainable design throughout the community, including the efficient use of
energy, land and infrastructure;
• Identify and provide for the long term protection and enhancement of natural heritage
features;
• Incorporate low impact and sustainable development; and
• Address universal and age-friendly design considerations.
The Plan of Subdivision was designed to contribute to a complete, vibrant and healthy community.
The design of the proposed development is intended to provide for a mix and range of unit types,
a well-connected network of streets, sidewalks and trails that provide attractive streetscapes and
enhance overall connectivity.

3.3.2 Description of Draft Plan
The draft plan of subdivision has a total area of 14.229 hectares and is summarized in Table 3 and
described below:
TABLE 3: DRAFT PLAN OF SUBDIVISION: OVERVIEW
Description
Blocks
Units
Multiple Residential
(Apartments)
Multiple Residential
(Stacked Towns, Backto-back Towns
Trails
Park
Stormwater
Management
Road Widening
Roads
TOTAL

Area

1, 13

237

2.454 ha

2, 3, 4, 5

592

8.738 ha

6-7
8

-

0.158 ha
0.403 ha

9, 10, 11

-

1.133 ha

12
13

-

0.286 ha
1.057 ha
14.229 ha

% of
Subdivision
17.25%
61.41%

829

1.11%
2.83%
7.96%
2.01%
7.43%
100%

High Density (Blocks 1, 13)
Two blocks for High Density residential uses are proposed. Block 1 is located at the southwest corner
of the plan, proximate to the Main Street and Franklin Boulevard intersection and is planned to
accommodate a mid-rise (6-storey) apartment building containing approximately 85 units. Block 1
has a density of approximately 140 units per hectare. Block 13 is intended as a future development
block planned to accommodate multiple residential uses in mid-rise buildings. A density of
approximately 85 units per hectare is contemplated for Block 13. Block 1 is proposed to have access
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from the proposed new public road and Block 13 is proposed to have access from Franklin
Boulevard.
Multiple Residential (Blocks 2, 3, 4, 5)
Four blocks are planned to accommodate a variety of multiple residential building types including
stacked townhouses and back-to-back townhouses. The proposed unit types are intended to be
distributed across each block such that there is a variety in dwelling types across the site. A total of
592 multiple residential units are proposed with blocks ranging in density from 55-90 units per
hectare. Future site plan approval and plan of condominium applications will be required for each
of the multiple residential blocks. Each block is proposed to have access from private condominium
roads connected to the proposed public road through the Plan of Subdivision.
Trails (Blocks 6 and 7)
Two trail blocks are proposed to provide access from Main Street, through the proposed Plan of
Subdivision, to the natural heritage features located to the north of the development. The proposed
trail blocks provide access to the surrounding community and future residents to a potential future
trail through the adjacent natural heritage features. A Conceptual Trail Plan is included as Figure 9.
The trail connections also provide direct access to Main Street for future residents of the proposed
Plan of Subdivision.
Park (Block 8)
A 0.403 hectare park is proposed centrally within the Draft Plan of Subdivision. The location of this
park was determined as it has substantial frontage on the proposed public road and is centrally
located within the draft Plan of Subdivision, thereby providing future residents with convenient and
equitable access to the recreational use. The park has also been located adjacent to the southerly
limit of natural heritage feature buffers located to the north of the Plan of Subdivision providing
opportunities for enjoyment of the feature while minimizing potential for adverse impacts. The park
block is of a sufficient size to accommodate passive and active recreational opportunities.
Stormwater Management (Blocks 9-10, 11)
Two blocks for stormwater management have been provided within the Draft Plan of Subdivision
(Blocks 10 and 11) and one block for access from the public road to the westerly stormwater
management facility (Block 9). Due to the split drainage condition on the subject lands, there is a
need for stormwater management facilities at the east and west portions of the subject lands.
Road Widening (Block 12)
The Draft Plan of Subdivision includes a 5.0 metre road widening along the Main Street frontage of
the subject lands. This land will be dedicated to the Region of Waterloo as a condition of approval
of the Plan of Subdivision and will be used for the widening of Main Street which is anticipated to
include sidewalks and bicycle lanes.
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Public Road
The Draft Plan of Condominium incudes a new public road connected to Main Street at two
locations. The easterly connection is aligned with the future Nottinghill Drive, south of Main Street.
The westerly connection is adequately setback from the roundabout at Franklin and Main Street.
The proposed road is designed as a local road with a 20 metre wide right-of-way width in order to
accommodate two-way traffic and sidewalks on both sides. All multiple residential blocks,
excepting Block 13, have frontage on the proposed public road.

3.3.3 Density Summary
This section provides a summary analysis of the density of the proposed Plan of Subdivision. The
proposed site specific official plan amendment seek to utilize a density approach for the
development, as opposed to the FSR approach established in the current City of Cambridge Official
Plan policy. The proposed density approach is directly related to the broader policy language of A
Place to Grow, Region of Waterloo Official Plan and Cambridge Official Plan.
TABLE 4: DRAFT PLAN OF SUBDIVISION: DENSITY SUMMARY
Unit Type

No. of Units

PPU (Persons per
Unit)*

Total
Persons

Total
Jobs**

Apartments

237

1.77

419.49

11.75

Townhouse***

592

2.44

TOTAL

829

1,448.48
1,864

40.47
52.19

Total Persons and Jobs

1,916.16

Density Summary
Gross Area
Lands Excluded
Net Area

14.229 ha
0 ha
14.229
Persons and Jobs / hectare
134.67 residents and jobs per hectare
Units / hectare
58.26 units per hectare
*PPU assumptions are based on the Region’s Land Budget (revised, June 2012)
**Jobs Calculated at 2.8% of total persons
*** “Townhouse” include stacked townhouses and back to back townhouses
In summary, Table 4 above, demonstrates that the proposed Plan of Subdivision achieves a total of
135 residents and jobs per hectare and 59 units per hectare.
In the case of the proposed Plan of Subdivision, all natural heritage features located on the subject
lands have been excluded from the limits of the proposed Draft Plan of Subdivision and are therefore
not included in the density calculations. This approach is consistent with the method of calculating
density set out in A Place to Grow: Growth Plan for the Greater Golden Horseshoe.

3.3.4 Phasing of Development
A Phasing Plan is included as Figure 10 to this report. The Phasing Plan demonstrates that the
proposed development is to be constructed in three phases. Phase 1 involves the construction of
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Street One, stormwater management facilities, including storm sewer easements and overland flow
routes. Pre-grading works across the subject lands, including Blocks 1-5 will be completed in Phase
1. Phase 2 involves the construction of Blocks 1-5. Block 13 is a future development block, Phase 3.
Individual Site Plan Approval and Plan of Condominium applications will be required for each of the
residential blocks.
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FIGURE 8: DRAFT PLAN OF SUBDIVISION
Legal Description
Part of Lots 28 and 49, Registered Plan 1135 and Part of Lots 4 and 5, Concession 11,
North Dumfries, City of Cambridge, Regional Municipality of Waterloo.
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PLANNING ANALYSIS

The following is a review of the applicable land use policy framework related to the subject site, and
how the proposal has met or will meet policy considerations.

Provincial Policy Statement (2020)
The Provincial Policy Statement, 2020 (the “PPS”) was issued by the Province of Ontario under section
3 of the Planning Act and came into effect on May 1, 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 will provide
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.

4.1.1 Settlement Areas
Policy 1.1.3.1 of the PPS states that Settlement Areas shall be the focus for growth and development.
Settlement areas are urban areas and rural settlement areas within a municipality that are built-up
areas where development is concentrated and which have a mix of land uses or lands which have
been designated in an official plan for development over the long term planning horizon (25 years).
The subject lands are located within the Urban Designated Greenfield Area by the Region of
Waterloo and the Urban Area Boundary of City of Cambridge. Accordingly, the subject lands are
located within a settlement area.
Specifically, the subject lands are located within a designated growth area, per the policies of the
PPS. Designated growth areas are lands within settlement areas designated in an official plan for
growth over the long-term planning horizon which have not yet been fully developed. Designated
growth areas include lands which are designated and available for residential growth as well lands
required for employment or other uses.
Land use patterns within settlement areas shall be based on a density and mix of uses which:
efficiently use land and resources; are appropriate for, and efficiently use, the infrastructure and
public service facilities which are planned or available, and avoid the need for their unjustified
and/or uneconomical expansion; minimize negative impacts to air quality and climate change, and
promote energy efficiency; prepare for the impacts of a changing climate; support active
transportation; are transit-supportive, where transit is planned, exists or may be developed; and, are
freight supportive (Policy 1.1.3.2).

345 Franklin Boulevard, 840 and 940 Main Street
Planning Justification Report

15
December 2021

Further, Policy 1.1.3.6 requires that new development taking place in designated growth areas
should occur adjacent to the existing built-up area and should have a compact form, mix of uses
and densities that allow for the efficient use of land, infrastructure and public service facilities.
The proposed development has been designed with a mix of residential dwelling types including
apartment units, stacked townhouse dwellings and back-to-back townhouse dwellings. The
development represents the efficient use of land as it will result in the development of an
underutilized parcel of land adjacent to the existing built-up area, and in a designated growth area.
The proposed range and mix of residential dwelling types result in additional dwelling units on lands
which have been identified as a location for high density residential development through a site
specific official plan policy.
The development of the subject lands will result in the efficient use of existing infrastructure as
servicing can be accommodated through the extension of existing water and sanitary services. The
subject lands are also well-located in terms of community facilities, transit and transportation
networks and will make efficient use of these services. Matters related to public health and safety
have been considered in the design of the proposed development.

4.1.2 Housing
Policy 1.4.3 of the PPS states that planning authorities shall provide for an appropriate range and
mix of housing options and densities to meet projected market-based and affordable housing
needs of current and future residents.
The Draft Plan of Subdivision is designed to accommodate a range of multiple residential unit types,
which will contribute to the range and mix of housing types offered in the City and within this
emerging community. Further, the subject lands are located in an area where appropriate levels of
transportation infrastructure and public service facilities exist or are planned. Matters related to
health and safety have been considered in the overall design of the Draft Plan of Subdivision and
will be implemented through the detailed design stage.

4.1.3 Public Spaces, Recreation, Parks, Trails and Open Space
Policy 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; and planning and providing for a
full range and equitable distribution of publicly accessible built and natural settings for recreation,
including facilities, parklands, public spaces, open space areas, trails and linkages, and, where
practical, water-based resources.
The proposed development includes a pedestrian network, including sidewalks on both sides of the
proposed public street and trail connections. The pedestrian network will provide connections to
planned pedestrian and cycling infrastructure along Main Street, as well as trail connections to the
natural area located to the north of the proposed development.
The proposed Plan of Subdivision includes a new public park which is centrally located to allow for
equitable access to future residents of the subdivision. The park is connected to the proposed
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sidewalk network and planned trail network through the adjacent natural areas and open space.
The proposed public park will provide opportunities for recreation and social interaction for future
residents of the subdivision.

4.1.4 Land Use Compatibility
Section 1.2.6 of PPS requires that major facilities and sensitive land uses shall be planned and
developed to avoid, or if avoidance is not possible, minimize and mitigate any potential adverse
effects from odor, noise and other contaminants, minimize risk to public health and safety, and to
ensure the long-term operational and economic viability of major facilities in accordance with
provincial guidelines, standards and procedures.
In cases where avoidance is not possible, development of sensitive land uses are only permitted if
the criteria set out at Policy 1.2.6.2 can be addressed. The following summarizes how the proposal
satisfies Policy 1.2.6.2:
•

The lands have been identified for development with non-residential uses through the
City’s Council-approved Growth Management Strategy. As a result of this review, site
specific policy 8.10.46 was applied to the subject lands which provides that the
development of the subject lands with high density residential and commercial will help to
achieve the City’s intensification targets. The subject lands were also identified as a Future
Study Area for inclusion in the Main and Dundas Street South Community Node. Through
the City’s Growth Management Strategy, an assessment of appropriate locations for high
density residential uses occurred leading to the site specific policy and identification of the
subject lands as a future study area for inclusion in the Node boundary. It is the intention
that the subject applications represent a comprehensive study to support the development
of the subject lands.
• The subject lands are setback and buffered from nearby industrial uses to the north. For the
portion of the Plan of Subdivision fronting on Main Street, there is a significant area of
natural features between the northerly limit of the subdivision and the nearest industrial
use. These features will serve as a buffer between land uses.
• With regard to the portion of the Plan of Subdivision fronting on Franklin Boulevard,
adjacent non-residential uses are not heavy industrial uses and include a gas bar and selfstorage facility.
• A Noise Study was prepared in support of the proposed development. The study included
a number of recommendations in order to mitigate potential noise impacts from nearby
industrial uses including noise warning clauses, enhanced building materials, and the
provision of central air conditioning systems which will allow windows and exterior doors
to remain closed.
As a result of the above, the land use compatibility requirements of the PPS have been addressed.

4.1.5 Sewage, Water and Stormwater
As per policy 1.6.6.2 of the PPS, municipal sewage services and municipal water services are the
preferred form of servicing for settlement areas. The Functional Servicing and Stormwater
Management Report prepared in support of the proposed development assesses the feasibility of
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servicing the subject lands and concludes that the proposed development can be adequately
serviced through connections to existing infrastructure along Main Street.
The proposed Plan of Subdivision features two stormwater management facilities which are
designed in accordance with the requirements of policy 1.6.6.7.

4.1.6 Transportation
Policy 1.6.7 of the PPS provides that transportation systems should be provided which are safe,
energy efficient, facilitate the movement of people and goods and are appropriate to address
projected needs. Land use patterns, density and mix of uses should be promoted that minimize the
length of vehicle trips and support current and future use of transit and active transportation.
The proposed development will be appropriately connected to the existing road network. A new
local road is proposed with two accesses to Main Street. All multiple residential blocks will be
accessed from the proposed local road.
The proposed development contains sidewalks and trail connections throughout the site in order
to incorporate pedestrian connectivity to the planned pedestrian and cycling network on Main
Street and to nearby transit facilities on Main Street and Franklin Boulevard. Additionally, commercial
and employment uses exist to the north and west of the subject lands which will help minimize the
length of vehicle trips. The subject lands are well served by and integrated with the existing and
planned transportation network.

4.1.7 Natural Heritage
Policy 2.1.1 of the PPS identifies that natural features and areas shall be protected for the long term.
Policy 2.1.4-2.1.5 provide that development and site alteration shall not be permitted within a
natural heritage features. Policy 2.1.8 further states that development and site alteration shall not be
permitted on adjacent lands to natural heritage features unless the ecological function of the
adjacent lands has been evaluated and it has been demonstrated that there will be no negative
impacts on the natural features or their ecological function.
An Environmental Impact Study was undertaken in support of the proposed development. This
report characterizes the existing natural features, which include significant wetlands, significant
woodlands, candidate habitat for threatened and endangered species (Eastern Meadowlark), and
candidate significant wildlife habitat.
The EIS recommends Natural Heritage and Ecological Restoration Area (“NHERA”) for the subject
lands. This area serves as a limit to the development of the subject lands in order to protect
significant features and maintain corridors within the subject lands. The NHERA takes into
consideration the existing conditions, significant natural heritage features and recommended
buffers as well as the existing disturbances and need for contaminated soil remediation. The NHERA
is intended to ensure that the form and function of the natural features within the NHERA are
maintained, restored and/or enhanced, and provides compensation opportunities for excluded
natural features (e.g. tree plantings, habitat creation). Further information about the Environmental
Impact Study is included in Section 7.1 of this report.
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4.1.8 Cultural Heritage and Archaeology
Section 2.6.2 of the PPS states that the development and site alteration of lands containing
archaeological resources or archaeological potential shall not be permitted unless they have been
conserved. A Stage 1-2 Archaeological Assessment has been completed and no archaeological
resources were encountered. As a result, no further archeological assessment of the subject lands
is warranted and the proposal is clear of any archaeological concern. The Stage 2 Assessment
confirmed that Provincial interests in archaeological resources has been addressed.

4.1.9 Human-Made Hazards
Policy 3.2.2 provides that sites with contaminants in land or water shall be assessed and remediated
as necessary prior to any activity on the site associated with the proposed use such that there will
be no adverse effects.
An area of approximately 0.59 hectares located centrally to the site was previously used as a
dumping site and features a significant amount of debris. The contaminated area featured a wooded
area (trees removed for soil investigation per City of Cambridge permit) and a portion of a wetland.
Accordingly, Phase One and Two Environmental Site Assessments (“ESA”) have been undertaken for
the subject lands. The Phase One ESA identified Potential Contaminating Activities on the subject
lands resulting in Areas of Potential Environmental Concern (“APECs”). These were assessed through
a Phase Two ESA. Through the Phase Two ESA, Compounds of Concerns were detected in soil,
sediment and groundwater samples collected from the site. As a result, Remediation and/or Risk
Assessment will be required prior to the filing of a Record of Site Condition. It is recommended that
the contaminated soil be excavated and removed from the area of concern. This recommendation
will be addressed prior to final approval and registration of the Plan of Subdivision.
Based on the above, the proposed Official Plan Amendment, Zoning By-law Amendment
and Draft Plan of Subdivision are consistent with the policies of the Provincial Policy
Statement.
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A Place to Grow Growth Plan for the Greater Golden
Horseshoe
The 2020 A Place to Grow – Growth Plan for the Greater Golden Horseshoe (‘A Place to Grow’) came
into effect on August 28, 2020. This Plan is the framework for implementing the Provincial
Government’s initiative to plan for growth and development in a way that supports the economic
prosperity, protects the environment, and helps communities achieve a high quality of life. All
decisions in respect of the exercise of any authority that affects a planning matter will conform with
A Place to Grow.
Policy 1.2.1 of A Place to Grow sets out the guiding principles of the Plan. These principles include:
supporting the achievement of complete communities that are designed to support healthy and
active living and meet the needs of daily living; prioritizing intensification and higher densities in
strategic growth areas to make efficient use of land and infrastructure and support transit viability;
supporting a range and mix of housing options; improving the integration of land use planning with
planning and investment in infrastructure and public service facilities; protecting and enhancing
natural heritage, hydrologic, and landform systems, features, and function; providing for different
approaches to manage growth that recognize the diversity of communities in the Greater Golden
Horseshoe; and integrating climate change considerations.

4.2.1 Designated Greenfield Area
The subject lands are located within the Designated Greenfield Area, as delineated in the Region of
Waterloo and City of Cambridge Official Plans. In accordance with Section 2.2.7 of A Place to Grow,
new development in Designated Greenfield Areas should support the achievement of complete
communities, support active transportation, and encourage the integration and sustained viability
of transit services. Section 2.2.7 of A Place to Grow establishes a minimum density target for the
Designated Greenfield Area in the Region of Waterloo at 50 residents and jobs per hectare.
The proposed Draft Plan of Subdivision has a density of 135 residents and jobs per hectare which
will contribute to the minimum density target established for the Region of Waterloo. Natural
heritage features and areas located on the subject lands were not included in the draft Plan of
Subdivision and were therefore excluded from the calculation of density, per the policies of A Place
to Grow.
The proposed development will support the achievement of complete communities through the
introduction of a range of multiple residential dwelling types to the subject lands. The proposed
development has been designed as an integrated residential community with opportunities for
active transit, through the sidewalk and trail network and for recreation and social interaction within
the public streetscape and the centralized public park. The proposed development will be
connected to the planned active transportation routes on Main Street and Franklin Boulevard and
will have access to the existing transit infrastructure at the intersection of Main Street and Franklin
Boulevard. The subject lands are also located within a comfortable walking distance of a range of
commercial uses located at the Franklin Boulevard and Main Street intersection.
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4.2.2 Employment
Section 2.2.5 of A Place to Grow provides policies to support economic competitiveness in the
Greater Golden Horseshoe. The subject lands are presently designated Industrial by the City of
Cambridge Official Plan, which is considered to be an employment designation.
Section 2.2.9 prohibits the conversion of employment land to non-employment uses except as part
of a municipal comprehensive review. However, Site Specific Official Plan Policy 46 applies to the
subject lands and permits high density residential and commercial development through an Official
Plan Amendment without the need for a municipal comprehensive review.
The conversion of these lands from employment to other purposes has been assessed through the
Council-approved Hemson Growth Management Study completed as part of the Main Street and
Dundas Street Area Secondary Plan process undertaken by the City of Cambridge. The conversion
was justified by the significant level of intensification planned for the subject lands. As a result of the
Site Specific Official Plan Policy, a municipal comprehensive review for the proposed Official Plan
Amendment application is not required.

4.2.3 Housing
Section 2.2.6 of A Place to Grow provides policies to support the achievement of complete
communities. Specifically, Section 2.2.6.2 states that municipalities will support the development of
complete communities by: planning to accommodate forecasted growth to the horizon of this Plan;
planning to achieve the minimum intensification target and density targets; considering the range
and mix of housing options and densities of the existing housing stock; and planning to diversify
the overall housing stock across the municipality.
The proposed development will assist the City of Cambridge in achieving the density target set out
in A Place to Grow. The proposed development will contribute to the mix of housing options in the
City of Cambridge through the development of the subject lands with a range of multiple residential
dwelling types. The proposed development will maintain an appropriate scale with the surrounding
built environment, including residential uses to the east, the natural area to the north, emerging
mixed-use and residential uses on the south side of Main Street and commercial and industrial uses
to the west. The proposed development will make use of and support existing and planned
transportation options, including public and active transit, and non-residential uses located within
the community.

4.2.4 Transportation
Section 3.2.2 of the A Place to Grow provides policies related to the integration of transportation
and land use planning. The proposed subdivision has been designed in consideration of these
policies.
The proposed Plan of Subdivision includes a new public road that is connected to Main Street at
two locations. This road has been designed to balance the needs of all road uses with a 20 metre
right-of-way width which will accommodate lanes for vehicles and sidewalks on both sides. Logical
trail connections to the adjacent natural heritage features have been provided within the Plan of
Subdivision. All multiple residential blocks will be accessed via a private condominium roads. The
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design of the private condominium roads will be determined through the site plan approval
process.
With respect to public transportation, the nearest existing transit stop is approximately 200 metres
from the westerly boundary of the subject lands and 750 metres from the easterly boundary of the
subject lands. Future residents of the proposed subdivision will have access to existing transit
facilities.

4.2.5 Water and Wastewater Systems / Stormwater Management.
The proposed development is to be serviced through the extension of municipal services. The
Functional Servicing Report filed in support of the proposed applications provides a servicing
strategy for the proposed development. In accordance with Section 3.2.6, the water and
wastewater services required for the proposed development will be planned, designed and
constructed to serve growth in a manner that extends existing services and supports the
achievement of the minimum density target set out by A Place to Grow.
Stormwater management for the proposed development can be accommodated within the
proposed stormwater management facilities which will provide for quantity control and enhanced
quality control. The stormwater management strategy has been designed in accordance with
Section 3.2.7 of the A Place to Grow. A Stormwater Management Report has been prepared in
support of the proposed development and includes recommendations for sediment and erosion
controls during construction to minimize negative impacts on adjacent properties and the receiving
watercourse.
Based on the above, it is concluded that the proposed Draft Plan of Subdivision, Official Plan
Amendment, and Zoning By-law Amendment conform to the policies of A Place to Grow.
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Region of Waterloo Official Plan
The Region of Waterloo Official Plan (the “ROP”) was adopted on June 16, 2009 by Regional Council
and was approved by the Ministry of Municipal Affairs and Housing on December 22, 2010. It was
subsequently appealed and ultimately approved by the Ontario Municipal Board on June 18, 2015.

4.3.1 General Development Policies
Map 3a of the ROP sets out the Planning Community Structure. The subject lands are entirely
located Urban Area Boundary. The Urban Area designation includes the primary urban areas of the
Cities of Cambridge, Kitchener and Waterloo as well as portions of the Township of Woolwich. The
subject lands are designated Urban Designated Greenfield Area on Map 3A (Figure 11)

4.3.1.1 Urban Area
Section 2.B of the ROP provides that virtually all of the region’s future growth will occur within the
Urban Area Designation. It is a key objective to accommodate more growth through reurbanization,
however new development will also continue in Designated Greenfield Areas. Development in
these areas will contribute to the creation of complete communities with a greater mix of land uses
and development patterns that support trips by walking, cycling and, where available, transit
services.
Section 2.D.1 sets out the general development policies for the Urban Area. The proposed
development application has been designed in consideration of these policies as follows:
• The Plan of Subdivision can be serviced by a municipal drinking-water supply system and
a municipal waste-water system as set out in the Functional Servicing and Stormwater
Management Report prepared in support of these applications.
• The proposed development supports the achievement of complete communities through
the provision of a range of residential dwelling types and recreational uses, including parks
and trails, connected through a network of sidewalks throughout the subdivision and to
the broader community, including nearby non-residential uses.
• The proposal supports active transit through the provision of sidewalks and trails
connected to the municipal road network and the location of the development proximate
to a range of non-residential uses which will contribute to a reduction in the length and
frequency of vehicle trips.
• The proposal will not result in adverse impacts to the natural environment as development
is outside of the limits of the identified natural heritage features and recommended buffers.
• The Plan of subdivision protects groundwater resources. A Hydrogeological Assessment
was prepared in support of the proposed development and provides a detailed assessment
of groundwater conditions and recommends mitigation measures in order to protect
groundwater.
• The proposed development promotes energy conservation as it is proposed to be entirely
comprised of multiple residential units which require fewer resources and are typically
more energy efficient than single detached dwellings.
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4.3.1.2 Designated Greenfield Area
Section 2.D.16-2.D.20 sets out the policies for Designated Greenfield Areas. These areas are located
outside of the identified built boundary and are to be planned and developed to achieve a
minimum density of 55 residents and jobs combined per hectare. Densities are measured on
average over the entire Urban Designated Greenfield Area, excluding only provincially constrained
environmental areas.
The proposed development has been prepared in consideration of the Designated Greenfield Area
policies contained in the ROP. The Draft Plan of Subdivision proposes a density of 135 residents and
jobs combined per hectare which will contribute to the greenfield density target. The Official Plan
Amendment requested includes a proposed minimum density of 65 residents and jobs per hectare.
The Plan of Subdivision is connected with the existing municipal road network through a new public
road connected to Main Street at two locations. This road has been designed to municipal
specifications and includes continuous sidewalks on each side which will be connected to the
broader sidewalk network in the City including planned sidewalks along Main Street. The easterly
connection is aligned with the future intersection of Main Street and Nottinghill Drive which results
in the logical extension of the planned road and sidewalk network.
Within the Plan of Subdivision, development is planned within multiple residential blocks which will
be developed with a mix of residential unit types. The detailed design of the multiple residential
blocks will occur at the site plan stage but it is the intention that each block will be served through
a private condominium road which will feature a continuous sidewalk network.
Further, throughout the Draft Plan of Subdivision, convenient linkages to the park, natural heritage
features and associated future trails as well as externally to Main Street have been provided through
sidewalk and trail connections. The subject lands are located proximate to a range of uses including
commercial uses to the west and employment uses to the north. As a result, future residents will be
able to walk or cycle to a range of destinations.
At present, transit stops exist at the roundabout of Franklin Boulevard and Main Street. Franklin
Boulevard is also identified as a Planned Transit Corridor by Map 5a of the ROP. The existing bus
stop is located approximately 250 metres from the western most portion of the property and
approximately 750 metres from the eastern most portion of the property. The sidewalk network
through the plan of Subdivision will allow for safe and convenient access from the subject lands to
existing transit stops and a planned transit corridor.

4.3.1.3 Transit Oriented Development Policies
The Transit Oriented Development policies contained at Policy 2.D.2 of the ROP apply to the
development of lands that are served by existing or planned rapid transit, or higher frequency
transit. Franklin Boulevard is identified as a Planned Transit Corridor on Map 5A of the ROP (Figure
13). Planned Transit Corridors are Regional or area municipal roads outside of mixed traffic that
accommodate existing or planned high frequency transit service. Policy 5.A.8 states that area
municipalities will adopt policies, by-laws and/or guidelines that apply the Transit Oriented
Development provisions for development along Transit Corridors.
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The proposed development has been designed in consideration of the Transit Oriented
Development policies as follows:
• The proposed new public street contributes to an interconnected and multi-modal street
pattern that encourages walking, cycling and use of transit as it is has been designed to
accommodate sidewalks on both sides and is connected to Main Street at two locations.
The subject lands also have frontage on Franklin Boulevard which is developed with a multiuse trail and is a planned transit corridor.
• The proposed development is within a comfortable walking distance of existing transit
stops thereby providing future residents with convenient transit access to a range of
destinations within the City.
• The proposed development is comprised of higher density development which will provide
support for existing and planned transit services and optimize rider convenience.
• The subject lands are located within walking distance to a range of destinations including
commercial uses to the west.
• The proposed development will support a high quality public realm through the
streetscape design of the new public street as well as create a gathering point for social
interaction and recreation through the proposed park.
The proposed subdivision has thoughtfully designed to be integrated within existing and emerging
community and planned multi-modal transportation network.

4.3.2 Greenlands Network
The Regional Greenlands Network comprises Landscape Level Systems, Core Environmental
Features, Fish Habitat, Supporting Environmental Features and the linkages among these elements,
and lands designated within the Provincial Greenbelt Plan as Natural Heritage System. A portion of
the subject lands are designated Core Environmental features and therefore form part of the
Regional Greenlands Network per Map 4 of the ROP (Figure 12).
Section 7.C.1 provides that Core Environmental Features are those environmental features identified
as being provincially significant or regionally significant. These features are the most significant
elements of the regional landscape in terms of maintaining, protecting and enhancing biodiversity
and important ecological functions. The components of the Core Environmental Features present
on the subject lands include: provincially significant wetlands; significant habitat of endangered or
threaten species and significant woodland, based on the findings of the EIS.
Section 7.C.9 of the ROP provides that development or site alteration will not be permitted within
Core Environmental Features, with the exception of limited uses. Section 7.C.10 requires that an
Environmental Impact Statement is required for development contiguous to a Core Environmental
Feature and that such study demonstrate that the approval of the proposed development will not
result in adverse environmental impacts on the features and their ecological functions. The required
EIS will also identify appropriate buffers to the features.
An EIS has been prepared in support of the proposed applications. The EIS documented that the
woodland in the northern portion of the subject lands is considered a Core Environmental Feature.
Potential habitats for endangered or threatened species were also identified in the subject lands.
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These are considered to be Core Environmental Features, if confirmed. EIS identified the limits of
natural heritage features and their recommended buffers to determine a recommended Natural
Heritage and Ecological Restoration Area. This area serves as a limit to the development of the
subject lands in order to protect significant features and maintain corridors within the subject lands.
This is to ensure that the form and function of the natural features within the NHERA are maintained
or enhanced, and provides compensation opportunities for excluded natural features (e.g. tree
plantings, habitat creation).
It is noted that the Natural Heritage and Ecological Restoration Area and the confirmed limits of
features do not precisely align with the Core Greenlands illustrated on Map 4 of the ROP. However,
Section 7.A.6 allows for the interpretation of the boundaries of Core Environmental Features, as
required to support the review of development applications. This is to be achieved through the
completion of Environmental Impact Statement or other appropriate studies in accordance with the
policies of the ROP. An Environmental Impact Study has been completed which documents and
supports the refined boundaries of the Core Environmental Features. It is also noted that the extent
of the NHERA includes lands presently designated and zoned to permit industrial uses.

4.3.3 Transportation
Franklin Boulevard is designated as a Planned Transit Corridor on Map 5a of the ROP (Figure 13).
Main Street, between Franklin Boulevard and Water Street, is an Existing Transit Corridor. West of
Water Street it is a Planning Transit Corridor.
Franklin Boulevard and Main Street are both designated as Regional Roads on Map 5b of the ROP
(Figure 14). Section 5.A.32 of the ROP provides that development along a Regional Road will have
access provided from area municipal roads, wherever possible and access locations will be
discouraged proximate to intersections.
The portion of Main Street adjacent to the subject lands is identified as a Planned Cycling Route on
Map 5c (Figure 15) of the ROP which forms part of the broader Regional cycling route. It is noted
that bicycle lanes are anticipated as part of the reconstruction of Main Street.
The proposed Plan of Subdivision includes a new local road that will be connected to Main Street in
two locations. All blocks, with the exception of Block 13, within the Plan of Subdivision will have
access to the proposed local road, rather than to Main Street. The planned public road has been
designed to accommodate sidewalks on both sides. The proposed development has been
designed with access to Main Street such that future residents will have safe and convenient access
to the existing and planned transit corridors and cycling routes. Any future development of Block
13 will be required to access Franklin Boulevard as it is not connected to the proposed public street.
Site plan approval will be required.

4.3.4 Source Water Protection
The subject lands are within a Wellhead Protection Area, per Map 6a and are within Wellhead
Protection Sensitivity Areas (“WSPA”) 4 and 7 (Figure 16). Within a WSPA 7 and a Plan of Subdivision
may be permitted, subject to appropriate study.
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In support of the proposed application a Hydrogeological Report has been prepared which includes
an assessment of applicable Source Water Protection policies. This report indicates that impacts
associated with road salt and snow storage will be addressed through the preparation of Salt
Management Plans. Further, a Risk Management Plan has been prepared to the satisfaction of
Regional Source Protection Staff.

4.3.5 Region of Waterloo Official Plan Summary
The proposed subdivision will result in new residential development occurring within the Urban
Designated Greenfield Area of the City of Cambridge. The proposed development conforms to the
Regional Official Plan for the following reasons:
• It will contribute to the achievement of the greenfield density target.
• The proposed subdivision will contribute to the range of residential building types within
the community, including a range of multiple dwelling types.
• The proposed development will benefit from convenient access to non-residential uses,
including commercial and employment uses. Future residents will be able to walk to a range
of destinations.
• The proposed subdivision has been designed to connect and integrate with the
surrounding multi-modal street network and will accommodate options for safe nonmotorized travel, as follows :
o Appropriately sized sidewalks with pedestrian crossings will be provided along the
proposed local street local streets;
o Connections to planned active transit infrastructure along Main Street (sidewalks
and bicycle lanes) will be accommodated through the proposed road connections.
o The subject lands are conveniently located with respect to existing and planned
transit and pedestrian access to transit stops will be available through the network
of existing and planned sidewalks;
o The subject lands are well located with respect to existing cycling routes, including
the existing multi-use trail along Franklin Boulevard and the planned cycling lanes
along Main Street
o The subject lands are well located with respect to existing Regional arterial roads.
• The increase in density that will result from the proposed subdivision will make more
efficient use of existing and planned transit services.
• The proposed redevelopment will support a high quality public realm through orienting
new development toward a new street. The creation of a new public park will result in a
community gathering point for social interaction and recreation.
• The Core Environmental Features will be maintained and enhanced with appropriate
buffers. Mitigation measures have been recommended in the EIS to ensure the long term
maintenance and protection of the natural heritage features.
• The proposed development can be adequately serviced by a municipal drinking-water
supply system and a municipal wastewater system. The Functional Servicing Report
prepared in support of the proposed applications sets out a servicing strategy for the
development.
The proposed subdivision represents a well-designed plan of subdivision within the Urban
Designated Greenfield Area. It will contribute to the creation of a vibrant community through the
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provision of a range of multiple residential housing options; integrated pedestrian facilities; the
maintenance and enhancement of natural heritage features; publicly accessible parks and trails and
will optimize existing non-residential uses and available infrastructure. The proposed development
conforms to the policies of the ROP.
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City of Cambridge Official Plan
The City of Cambridge Official Plan was approved, in part, by the Region of Waterloo on November
21, 2021. The Official Plan was subsequently appealed with several policies remaining under appeal,
including the site specific official plan policy that applies to the subject lands (8.10.46). This site
specific policy has been included in this analysis of the City of Cambridge Official Plan.
This section includes an analysis of the Official Plan in light of the proposed Official Plan Amendment
described at Section 3.1 of this report and summarized below:
• High Density Residential – This designation is proposed to apply to the blocks within the Plan of
Subdivision proposed for residential uses and trails.
• Recreation, Cemetery and Open Space – This designation is proposed to apply to the public park
block
• Natural Open Space System – This designation is proposed to apply to the stormwater
management facilities that form part of the Plan of Subdivision as well as the portions of the
subject lands which feature natural heritage features and areas to accurately reflect the
boundaries of these features and their recommended buffers, per the findings of the
Environmental Impact Study prepared in support of these applications.
The proposed Official Plan Amendment also seeks to amend site specific policy 8.10.46 to state that:
The minimum density required for the subject lands is 65 persons and jobs per hectare. It is requested
that this site specific policy will apply to the lands subject to the High Density Residential designation
as a whole, rather than on a block-by-block basis.

4.4.1 Urban Structure
The subject lands are located within the Designated Greenfield Area, per Map 1A of the Official Plan
(Figure 17). The Designated Greenfield Area is located between the urban area boundary and the
built boundary. Section 2.5 of the Official Plan provides that development within the Designated
Greenfield Area will be planned and developed to contribute to meeting the Region’s minimum
density target of 50 residents and jobs combined per hectare for the entire Designated Greenfield
Area. Lands within the Cambridge Designated Greenfield Area serving a primarily residential
function area to be planned and developed to achieve or exceed a density target of 55 residents
and jobs combined per hectare.
The proposed subdivision has a density of 135 residents and jobs per hectare and will contribute to
the greenfield density target in the City of Cambridge. The proposed development has been
designed in accordance with the greenfield development policies set out at Section 2.5 as follows:
• The Plan of Subdivision will contribute to the creation of complete communities through
the provision of a range of multiple residential housing types including apartment units,
stacked townhouses and back-to-back townhouses The subdivision has been designed to
include community infrastructure such as a new public park and trails.
• The Plan of Subdivision has been designed to be integrated with and provide connections
to existing communities, including nearby commercial, institutional, employment and
recreational uses. The road pattern has been determined in consideration of connectivity
to Main Street and existing and planned development to the south. Connectivity to the
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commercial uses at the Franklin and Main intersection has also been considered in the Plan
of Subdivision through pedestrian connections to Main Street.
• The Plan has been designed to support walking and cycling through the integration of
sidewalks on both sides of the proposed public road. Multiple residential blocks will be
subject to future site plan applications where active transportation infrastructure including
sidewalks and bicycle storage will be considered. Trail connections through the Plan of
Subdivision to the adjacent natural heritage features have been integrated in the plan and
a conceptual trail network has been illustrated (Figure 9).
• The proposed development is located with convenient access to existing transit with Grand
River Transit bus stops for five routes located at or close to the Franklin and Main
intersection. The lands are also well located in terms of future transit stops as Franklin
Boulevard is identified as a Planned Transit Network.
• The Plan of Subdivision has been thoughtfully designed to incorporate well-located
recreational uses to support a vibrant community. This includes provision of a central public
park located to be accessible to all future residents and trail connections to the natural
heritage features located to the north of the subdivision.
• The subject lands are adjacent to natural heritage features, designated Natural Open Space,
The proposed development has been designed to protect, enhance and restore the natural
environment through the establishment of a development limits and a recommended
11.68 hectare Natural Heritage and Ecological Restoration Area. An EIS has been prepared
in support of these applications and includes recommended buffers from natural heritage
features and mitigation measures for the proposed development.
• A Functional Servicing and Stormwater Management Plan has been prepared in support of
the proposed development demonstrating that the subject lands can be adequately
serviced through connections to municipal water and waste water infrastructure.
Section 2.5.5 of the Official Plan provides that Community Plans or Secondary Plans will be prepared
for new residential and employment areas in the Designated Greenfield Area. These plans will
allocate appropriate density ranges to various areas based on their local characteristics, access to
transportation and availability of amenities.
The subject lands are adjacent to the Main Street and Dundas Street South Community Node and
are identified as a “Future Study Area for inclusion in the Node Boundary” on Figure 3 of the Official Plan
(Figure 4). In addition, the subject lands are identified for future development in the draft Main
Street and Dundas Street Area Secondary Plan. The policies of the Community Node and the draft
Secondary Plan will be reviewed further in this Report.

4.4.2 Main Street and Dundas Street S Community Node
The subject lands are identified for Future Study Area for inclusion in the Node Boundary for the Main
Street and Dundas Street South Community Node.
Section 2.6.4.1 of the Official Plan provides that Nodes are where a mix of transit oriented
development such as housing, employment and services are concentrated. Nodes are generally
located at major intersections and served by transit.
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Section 8.7.2.B. of the Official Plan describes that the Main Street and Dundas Street South
Community Node is characterized by existing low rise commercial plazas surrounded by established
residential neighbourhoods. Industrial lands are situated to the north and east. Future development
and redevelopment within the node will occur at a higher density with a focus on a mix of uses
including the introduction of medium to high density housing. Large surface parking areas are
discouraged especially adjacent to public roads and pedestrian linkages and pedestrian scale
development is encouraged.
Section 8.7.2.B.5 -8.7.2.B.6 provides that the conversion of approximately 36 hectares of lands in the
northeast quadrant of Franklin Boulevard and Main Street from employment lands to other
purposes has been justified based on the Council-approved Growth Management Study. The
Secondary Plan will provide land use and urban design policies for the node to achieve a significant
density increase. A municipal comprehensive review is not required for the development of these
lands. The Secondary Plan will be based on achieving a significant level of intensification. The final
boundaries of this Community Node will be determined through the Secondary Plan process, and
implemented through a further amendment to the Official Plan.
The developable portion of the subject lands are included within the area identified for a future
expansion of the Community Node. A Secondary Planning process for the Main Street and Dundas
Street South Community Node has been initiated by the City with a draft being released in April
2016.
The purpose of the Official Plan Amendment application is to establish appropriate land use
designations for the subject lands, thereby implementing the policies of the Official Plan related to
the Community Node through a significant density increase and high density residential
development. The subject lands represent a significant portion of the undeveloped land within the
Community Node. The intent is that the ultimate land use designations for the subject lands be
reflected in both the Official Plan and the Secondary Plan, as ultimately approved. Through the
application process for the subject lands matters including linkages between properties within the
node, active transit availability and connectivity, phasing of development and urban design have
been considered for the Node as a whole and for inclusion in the Draft Secondary Plan. Section 4.5
of this Report includes a review of the applicable Secondary Plan.

4.4.3 Land Use
The subject lands are designated Industrial and Natural Open Space System on Map 2 of the Official
Plan (Figure 3). The subject lands are also subject to the Site Specific Policy 8.10.46, which states
that:
Notwithstanding the “Industrial” designation on Map 2 General Land Use Plan for the
properties shown on Figure 3 in the northeast quadrant of Franklin Boulevard and Main
Street, including part of 840 Main Street and Concession 11, Part Lot 5, Regional Compiled
Plan 1135 Part Lot 28, other uses may be permitted as determined through a further
amendment to this Plan. The justification for conversion of these employment lands as part
of this comprehensive review of the City’s Official Plan is based on these lands providing high
density residential and commercial development with a Floor Space Index in the range of
2.0 to approximately 3 to help achieve the Cambridge intensification targets.
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This site specific policy allows an Official Plan Amendment to permit non-industrial uses based on
the lands providing high density residential and commercial development with a FSI of 2.0 to 3.0.
This policy is presently under appeal.
The proposed Official Plan Amendment seeks to redesignate the subject lands to High Density
Residential and Recreation, Cemetery and Open Space and refine the limits of the Natural Open Space
System designation, as illustrated on Figure 5.

4.4.3.1 High Density Residential
The conversion of the subject lands from an industrial designation has been justified based on the
Council-approved Growth Management Study and a municipal comprehensive review is not
required. As such, the proposed Official Plan Amendment application seeks to redesignate subject
lands to permit the proposed Plan of Subdivision.
The proposed Official Plan Amendment also seeks to amend site specific policy 8.10.46 to state that:
The minimum density required for the subject lands is 65 persons and jobs per hectare.
The revision to the site specific policy reflects that the proposed Official Plan Amendment satisfies
the requirement of policy 8.10.46 for a further Official Plan amendment to appropriately designate
the lands. With respect to the calculation of density, the proposed revision to the site specific policy
relies calculating density based on residents and jobs per hectare, rather than FSI. This approach is
considered to be appropriate as it reflects the policy language in A Place to Grow and the Region of
Waterloo Official Plan. Utilizing a density target based on the number of units per hectare allows
the projected number of persons and jobs to be calculated thereby ensuring the development is
implementing the density target of the designated greenfield area. It is requested that this site
specific policy will apply to the area of the Draft Plan of Subdivision as a whole, rather than on a
block-by-block basis.
The amendment to the site specific policy also has the effect of removing the requirement for
commercial development on the subject lands. There is substantial commercial development
surrounding the Main Street and Franklin Boulevard intersection and the Main Street and Dundas
Street intersections, including three grocery stores (Fresco, Zehrs, Sobeys), Home Hardware,
Canadian Tire and LBCO in addition to numerous smaller convenience retail and service commercial
uses, financial institutions and restaurants.
Section 8.4.6 of the Official Plan provides policies with respect to residential designations, including
Low/Medium Density Residential, High Density Residential and Rural Residential and provides that
a minimum 0.5 Floor Space Index and a maximum 2.0 FSI for the High Density residential
designation. Permitted uses include apartment buildings and mixed use development provided the
non-residential component does not exceed 50% of the building floor area. The proposed
development will conform to these policies.

4.4.3.2 Open Space Designations
The Official Plan has two Open Space Designations: Natural Open Space System and Recreation,
Cemetery and Open Space.
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At present, portions of the subject lands are designated Natural Open Space System. This designation
corresponds to the Core Environmental Features designation in the Region of Waterloo Official Plan
in recognition of the natural heritage features located on the subject lands. Uses within the Natural
Open Space System designation are limited to conservation, management and passive recreational
uses.
The proposed Official Plan Amendment application seeks to refine the boundary of the Natural Open
Space System designation in recognition of the Natural Heritage Ecological Restoration Area
described in the EIS prepared in support of these applications. The Plan of Subdivision does not
extend into lands within the proposed limits of the Natural Open Space System designation. The
extent of the proposed Natural Open Space System includes a substantial portion of lands currently
designated and zoned to permit industrial uses.
The Recreation, Cemetery and Open Space designation consists of lands used or proposed to be used
to provide large scale public or private recreational facilities. This designation also consists of lands
used or proposed to be used as a cemetery and related facilities.
The proposed Official Plan Amendment seeks to redesignate the portion of the subject lands to be
developed as a public park to Recreation, Cemetery and Open Space. The proposed park is considered
to be a neighbourhood park, which are permitted within the Recreation, Cemetery and Open Space
designation. The proposed park is intended to provide active and passive recreational opportunities,
is centrally located and connected within the neighbourhood and provides future residents with
access to the proposed trail network through the adjacent Natural Open Space System.

4.4.4 Residential Compatibility
The Official Plan encourages development in a variety of locations, including Nodes, which is
compatible with the location, density and other characteristics of neighbouring land uses. The City
will consider the policies outlined in Section 8.4.2.1 when assessing the compatibility of proposed
development. Table 5 provides an analysis of the proposed redevelopment in the context of the
compatibility criteria set out at Section 8.4.2 of the Official Plan.
TABLE 5. COMPATIBILITY ANALYSIS (Section 8.4.2.1)
8.4.2.1 Factors to be taken into consideration in assessing the compatibility of
development, include:
Criteria
Response
a)
The density, scale, height, massing, visual The subdivision has been designed to be
impact, building materials, orientation and compatible with emerging development
architectural character of neighbouring to the south of the subject lands which
buildings and the proposed development;
includes medium, high and low density
residential uses.
Specific details related to scale, massing,
building materials, orientation and design
will be addressed through future site plan
applications.
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b)

c)

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

The proposed development is located
adjacent to natural heritage features and
incorporates appropriate setbacks and
buffers
determined
through
the
Environmental Impact Study.

A Stage 1& 2 Archaeological Assessment
has been completed and no further study
is required.
The continued viability of neighbouring The proposed development will not
land uses;
impact the viability of neighbourhood land
uses. Industrial uses to the north are
sufficiently buffered through the natural
areas adjacent to the site.
Existing and planned residential uses to the
south are considered to be compatible and
will not be impacted by a residential
development.

d)

The development will provide support for
commercial uses to the west.
Pedestrian and vehicular movement and Pedestrian and vehicular movement has
linkages, as well as parking requirements been considered through the design of the
and design in both existing development Plan of Subdivision. A new public street is
proposed which will be connected to Main
and proposed developments;
Street at two locations. This street will serve
all adjacent multiple residential blocks
within the Plan of Subdivision.
The proposed street will feature sidewalks
on both sides to accommodate pedestrian
movement through the subdivision to
surrounding lands.

e)

f)

There will be no impact to parking
arrangements on surrounding lands and
parking for the multiple residential blocks
will be reviewed at the site plan stage.
Landscaping, setbacks, sun and shadow These matters will be considered through
effects, wind effects, signage, lighting and the detailed design process associated for
buffering of existing development and each of the multiple residential blocks.
proposed developments;
Noise attenuation;
A Noise Study has been completed and a
number of mitigation measures are
recommended due to road traffic noise
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g)
h)

i)

associated with Franklin Boulevard and
Main Street as well as stationary noise
impacts due to the nearby industrial use.
Odour, dust and emission impacts;
Not applicable.
Transportation implications; and
A Transportation Impact Study has been
prepared in support of the proposed
development which indicates that
intersections within the study area are
forecast to operate with an acceptable
level of service with the exception of the
future Main Street and Nottinghill
Drive/Street A intersection.
Remedial
measures are recommended for that
intersection to resolve potential traffic
concerns.
Transitions between different land uses and Lands to the north of the subject lands are
between sites having varying permitted developed with industrial uses. There is a
uses.
substantial area of natural features
between the industrial operations and the
subject lands, thereby servicing as a buffer
and transition between land uses.
Lands to the south of Main Street are
residential and form part of the South East
Galt / Greengate Subdivisions and are
therefore considered to be compatible
with the residential development of the
subject lands.

4.4.5 Affordable Housing
Section 8.4.1 of the Official Plan contains policies related to affordable housing. Specifically,
subsection 2 states that where development applications proposing residential uses are submitted
for a site containing two hectare or more of developable land, the City will require a minimum of
30% new residential units to be planned in forms other than single-detached and semi-detached
units.
The proposed subdivision does not contain any single-detached or semi-detached units. It is
comprised entirely of a variety of multiple residential building types. The proposed development
represents a thoughtfully designed plan of subdivision intended to be developed with higher
density forms of housing.

4.4.6 Urban Design
Chapter 5 of the Official Plan details urban design policies which generally encourage a high
standard of urban design. The urban design policies apply to all development within the City. An
Urban Design Brief has been prepared in support of the proposed redevelopment and includes an
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assessment of the proposal in the context of the policies of the City of Cambridge’s Official Plan. The
proposed subdivision will be designed as a safe, attractive, pedestrian friendly community
integrated with the natural heritage system and readily linked by nearby transit to other areas of the
City.

4.4.7 Natural Heritage and Environmental Management
The portions of the subject lands designated Natural Open Space are identified as Core
Environmental Features on Map 9 (Figure18). Core Environmental Features form part of the City’s
identified Natural Heritage System and are identified and designated by the Regional Official Plan.
Section 3.A.3 of the Official Plan provides that development or site alteration will not be permitted
within Core Environmental Features, except in accordance with the ROP. Development or site
alteration will only be permitted on land contiguous to a Core Environmental Feature where an
Environmental Impact Statement has determined that there will be no adverse environmental
impacts on the natural features and ecological functions of the features.
Per Section 3.A.3.10-11, the EIS will also identify appropriate buffers. Buffers are for protection,
enhancement and restoration of habitat. Permitted uses within the buffers of Core Environmental
Features will be limited to low impact uses, such as resource management, vegetation restoration,
open space, recreational trails and stormwater management facilities. The use of the buffer for
recreational trails and stormwater management facilities will be subject to an Environmental Impact
Statement which contains an engineering and environmental compatibility analysis. Impervious
surfaces and grading will not be permitted within buffers, except for works associated with trails and
stormwater management facilities approved through this analysis.
An EIS has been prepared in support of the proposed development. The EIS documented that
significant wetlands, significant woodlands, significant habitat for endangered and threatened
species and significant wildlife habitat and other areas of local significance are present on the
subject lands. The EIS identified the limits of natural heritage features and their recommended
buffers to determine a recommended Natural Heritage and Ecological Restoration Area (the
“NHERA”). The NHERA results in the protection, restoration and enhancement of natural heritage
features within the boundary, provides a corridor/linkage for plant and animal movement between
natural features and provides opportunities for ecological restoration including compensation
opportunities for excluded features.
The NHERA represents a refinement to the City’s Natural Heritage System and the Regional
Greenlands Network as well as represents the development limit for the Plan of Subdivision. It
includes a significant portion of lands presently designated and zoned to permit industrial
development. The Natural Open Space System designation proposed reflects the limits of the
NHERA to ensure those lands are protected for the long term.

4.4.8 Contaminated Sites
Section 3.B.6.2.1 of the Official Plan contains policies regarding contaminated sites which contain to
sites and facilities which are or may be contaminated and pose a risk to human and environmental
health. The policies are intended to ensure that site remediation is completed in a manner that
meets the standards set by the Province. Section 3.B.6.2.1.2 provides that when development is
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proposed on or adjacent to a property known to be, suspected to be or potentially a contaminated
site, an appropriate level of environmental site assessment may be required.
An area of approximately 0.59 hectares located centrally to the site was previously used as a
dumping site and features a significant amount of debris. The contaminated lands include a
previously wooded area and portions of a wetland. Accordingly, Phase One and Two Environmental
Site Assessments (“ESA”) have been undertaken for the subject lands. The Phase One ESA identified
Potential Contaminating Activities on the subject lands resulting in Areas of Potential Environmental
Concern (“APECs”). These were assessed through a Phase Two ESA. Through the Phase Two ESA,
Compounds of Concerns were detected in soil, sediment and groundwater samples collected from
the site. As a result, Remediation and/or Risk Assessment will be required prior to the filing of a
Record of Site Condition.

4.4.9 Transportation
Franklin Boulevard and Main Street are both classified as Arterial Roads (Regional Roads) on Map 7A.
(Figure 19). Map 7A also shows a Proposed Collector Road terminating at Main Street, south of the
subject lands.
Roads
The proposed Plan of Subdivision includes one new local road which is connected to Main Street at
two locations. The easterly connection to Main Street is aligned with Nottinghill Drive. The westerly
access is sufficiently setback from the roundabout at Franklin Boulevard and Main Street. All blocks
within the southerly portion of the Plan of Subdivision will feature private condominium roads
connected to the proposed internal public road. Per Section 6.7 of the Official Plan, these private
roads will not be assumed by the City and will be maintained by the owner. Through the detailed
design process for each block, all roads will be designed to meet fire route requirements. No
additional connections to Main Street are proposed.
In addition, the proposed Plan of Subdivision includes a five (5.0) metre wide block along Main Street
intended to be dedicated to the Region for the future widening of Main Street.
In order to assess the impact of the development related to the Regional Roads, a Traffic Impact
Study and a Noise Impact Study have been prepared. The findings, conclusions and recommended
mitigation measures contained in these reports are summarized at Section 7.2 of this Report.
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Transit
Section 6.10 of the Official Plan contains policies regarding Transit and indicates that the City will
support transit supportive densities to assist in strengthening the public transit system in a number
of areas, including Nodes. Higher density development is also encouraged along existing and higher
frequency transit routes.
The subject lands are located in an area identified to be included in a Node. The Regional Transit
Network is illustrated on Map 7B (Figure 20). Franklin Boulevard is identified as a Planned Transit
Network. Main Street is identified as an Existing Transit Network, terminating at Franklin Boulevard.
Due to the location of the subject lands on lands to be included within a Node and proximate to
existing and planned high frequency transit networks higher density development is considered to
be appropriate and will provide support for the existing and proposed transit networks.
Active Transportation
Policies regarding active transportation are set out at Section 6.11 of the Official Plan. Schedule 4 of
the Official Plan illustrates the City’s Trail Network and identifies a potential trail running in a northsouth direction to the east of the subject lands (Figure 21). Schedule 5 of the Official Plan illustrates
the City’s Bikeway Network (Figure 22). Main Street is identified as a road planned to have a paved
shoulder. Franklin Boulevard is identified as a road planned with a multi-use trail. Existing and
planned bike lanes are shown south of the subject lands.
The proposed development has been designed to increase active transportation through the
provision of sidewalks on both sides of the proposed street and trail connections through the
development. Through the detailed design process, appropriate pedestrian connections through
each residential block will be considered in order to facilitate walking and cycling within the new
community.
The proposed new local road has been designed to be connected to Main Street at two locations.
As a result, future residents will have convenient access to the City’s trail and bikeway network.

4.4.10 Archaeological Resources
Section 4.13 of the Official Plan contains policies regarding archaeological resources and requires
that an archaeological assessment be completed in support of a development application.
A Stage 1 and 2 Archaeological Assessment has been prepared in support of the development
application, in accordance with the requirements of the Province and the Official Plan. The
Assessment documents that no archaeological resources were encountered. As a result, no further
archeological assessment of the subject lands is warranted and the proposal is clear of any
archaeological concern.

4.4.11 Servicing and Stormwater Management
Section 6.16 of the Official Plan contains policies regarding water and wastewater services.
Specifically, Section 6.16.1 provides that future growth will be focused within the Urban Area
Boundary, subject to the availability of capacity within the municipal water and wastewater
collection systems. Section 6.16.6 provides that the City supports the allocation of servicing
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capacity to achieve the growth targets in the Official Plan, ROP, A Place to Grow and the Regional
Water and Wastewater Management Plan based on an identified hierarchy of priorities. Lands
located within Nodes are considered to be the second priority for servicing allocation.
As required by Section 6.16.10, a Functional Servicing Report has been prepared in support of the
subject applications. This report demonstrates that there is adequate capacity within the water and
waste water system to accommodate the proposed development.
Section 6.17 of the Official Plan contains policies regarding stormwater management. A Stormwater
Management Report has been prepared in support of the proposed development which describes
the stormwater management strategy for the proposed development. The Plan of Subdivision
includes two blocks for stormwater management facilities which are intended to be conveyed to
the City.

4.4.12 Cambridge Official Plan Summary
As established through Section 4.4 of this Report, the proposed subdivision conforms to the intent
City of Cambridge Official Plan. The proposed development:
• Will contribute to the Greenfield density target of 55 persons and jobs combined per
hectare through the development of vacant land with a residential Plan of Subdivision
having a density of 135 residents and jobs per hectare and a site specific policy requiring a
density of 65 residents and jobs per hectare.
• Will help to achieve the City’s Growth Management objectives by providing a compact
urban development that promotes a mix of uses and public transit usage.
• Provides for a range and mix of dwelling types to accommodate the various needs of
Cambridge residents.
• Is well located with respect to nearby commercial and public service uses, existing transit
and collector roads.
• Encourages active transportation through the provision of sidewalks along the proposed
new road, trail connections and convenient connections to Main Street and Franklin
Boulevard.
• Supports the existing and planned transit network; future residents will have convenient
access to a range of transportation options
• Incorporates high quality public open spaces, including a new public park and trails, which
will contribute to the City’s publically accessible open space system;
• Protects, enhances and restores the natural heritage features on the subject lands;
• Will result in the remediation of contaminated lands; and
• Can be fully serviced through municipal infrastructure.
The proposed subdivision will result in a new neighbourhood that is safe, attractive, pedestrian
friendly, integrated with the natural heritage system and linked to other areas of the City and Region
by existing nearby transit, pedestrian facilities, cycling networks and roads. The proposed
development conforms to the broader policy framework of the Cambridge Official Plan.
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Main Street and Dundas Street Area Draft
Secondary Plan
The Main Street and Dundas Street Area Draft Secondary Plan (the “draft Secondary Plan”) was
released in April 2016. At the time of writing, it has not been approved by Council or implemented
as an amendment to the Cambridge Official Plan. The draft Secondary Plan was prepared as part of
the City’s Growth and Intensification Study which includes the preparation of Secondary Plans for
the City’s Main intensification Areas.

4.5.1 Land Use
The subject lands, in their entirety, are included within the Secondary Plan limits identified on Map
2 (Figure 23). Map 2 sets out the Land Use Plan and identifies the western portion of the subject
lands a Mixed Use Medium Density, subject to Site Specific Policy Area 1, and the eastern portion as
Neighbourhood Commercial. Lands to the north of the Secondary Plan limits are identified as
Natural Open Space.

4.5.1.1 Mixed Use Medium Density
The planned function of the Mixed-Use Medium Density designation is to provide opportunities for
a broad range of uses in a mix of compact development forms. Section 4.2.4.1 provides that uses
can be mixed across a parcel and/or within a building. Section 4.2.4.2 states that permitted uses
include medium density residential uses such as street townhomes, stacked townhouses, and low
rise- apartments, as well as commercial and office uses. Section 4.2.4.4 states that new development
shall be in a mixed-use format.
The permitted height for new residential and/or mixed use development shall range from a
minimum of two storeys to a maximum of four storeys. Residential development is permitted up to
a maximum of 100 units per hectare.
Site Specific Policy 1 (“SSP-1”) applies to the portion of the subject lands proposed to be designated
Mixed-Use Medium Density by the draft Secondary Plan. This site specific policy is set out at Section
4.2.10 of the draft Secondary Plan and provides that the portion of the subject lands subject to SSP1 are intended to be part of the Community Node at Main and Dundas due to their relative proximity
to the Mixed Use High Density area to the south and west. Residential uses in accordance with policy
4.2.4 are permitted, subject to meeting any land use compatibility measures which may be required
as a result of the site’s proximity to lands within the Eastern Industrial Park. Such measures may
include, but are not limited to building setbacks as well as any noise, dust, visual and vibration
impact mitigation measures.
It is noted that the lands subject to SSP-1 does not include all the lands identified in the Official Plan
to be included in the Community Node. Figure 3 of the Official Plan (Figure 4) includes the area of
the draft plan of subdivision within the lands to be included in the Community Node.

4.5.1.2 Neighbourhood Commercial
Section 4.2.9.1 provides that the Neighbourhood Commercial designation applies to commercial
developments with a maximum gross leasable area of 13,935 sq. m (150,323 sq. ft). The planned
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function of these developments is to provide retail and service commercial uses that serve the daily
and weekly needs of residents living in the surrounding neighbourhoods. Neighbourhood
Commercial areas are generally anchored by a supermarket, grocery store or drug store. Section
4.2.9.2 provides that permitted uses include retail and service uses that serve the daily and weekly
needs of residents living in the surrounding neighbourhoods.

4.5.1.3 Proposed Secondary Plan Designation
Through the Official Plan Amendment process, it is proposed that lands within the draft Secondary
Plan be revised to designate the subject lands as Medium Density Residential. Section 4.2.6. provides
that the planned function of the Medium Density designation is to provide opportunities for
residential development in a medium density format. Permitted uses include street townhouses,
stacked-townhouses, low-rise apartments and other multiple dwellings. The permitted density shall
range from a minimum density of 25 units per hectare to up to 75 units per hectare. The permitted
height is a minimum of two storeys and a maximum of four storeys. It is requested that the
maximum height be revised to six storeys or site specific permission for six-storey apartment
buildings be established for the proposed plan of subdivision.

4.5.2 Public Realm
Section 4.3.5 and Map 3 of the Draft Secondary Plan contain policies related to a Public Realm
Improvement Strategy (Figure 24).
With respect to the proposed development, Map 3 illustrates that Main Street will be subject to a
Major Streetscape Improvement. Section 4.3.5.5 provides that key improvements should include
completion of sidewalk networks (on both sides of the street), tree plantings on both sides of the
street to provide shade and comfort for pedestrians, improved lighting, bike lanes and occasional
street furniture. Where possible, efforts should be made to consolidate access points and improve
visibility for pedestrians.
The proposed Plan of Subdivision includes a 5.0 metre conveyance to the Region for road widening
purposes. The planned improvements for Main Street will result in increased connectivity for active
transportation and a more comfortable pedestrian experience for future residents travelling to and
from the proposed development.
Map 3 also shows a Potential new Public Space on the subject lands, adjacent to Main Street. Section
4.3.5.8 sets out the policies for new public spaces and indicates the ultimate location and design of
public spaces shall occur through the site plan process.
A new public park has been shown on the draft Plan of Subdivision. The location of the park has
been determined as it is in a central location within the Plan of Subdivision, adjacent to the proposed
street and connected to the pedestrian network thereby being accessible to all future residents. The
park is also located adjacent to existing natural heritage features designed to allow for a trail through
the features connected within the Plan of Subdivision. The location of the park allows future
residents with access to the natural heritage features without resulting in adverse impacts to the
feature or its function.
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4.5.3 Transportation Network
The existing and planned transportation network is illustrated on Maps 4, and 6 of the draft
Secondary Plan. Section 4.4.1.1 provides that the transportation network is designed to
accommodate a variety of modes, and that major improvements will be made to enhance
transportation networks and to ensure that an appropriate balance of transportation options is
provided.
Specific improvements to the transportation network include:
• Extension of the existing transit network along Main Street to the east toward the subject
lands (Map 5)
• A Potential Active Transportation Connection is illustrated bisecting the subject lands (Map
5). This connection is generally located in line with the proposed trail connection included
on the draft Plan.
• A planned bike lane along Main Street and a Multi-use Trail is shown along Franklin
Boulevard (Map 6).
These proposed improvements to the transportation network will result increased connectivity for
the subject lands. The proposed development will both benefit from these improvements through
an improvement in transportation options and connectivity and provide support for the
improvements through opportunities for increased usage.

4.5.4 Draft Secondary Plan Summary
The Draft Secondary Plan was prepared in 2016, approximately five years ago, and has yet to be
approved by Council and adopted as an amendment to the City of Cambridge Official Plan. It is
proposed Draft Secondary Plan be revised to reflect the proposed land use designations requested
through the Official Plan Amendment and reflect the general road network and parks and open
space network proposed through the Draft Plan of Subdivision
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Zoning By-law Analysis
The proposed Zoning By-law Amendment will implement the Official Plan Amendment by rezoning
the subject lands as follows on Table 6:
TABLE 6. PROPOSED ZONING
Proposed Zone Block
RM3
Block 1
(High Density)
RM3
Blocks 2, 3, 4, 5
(Multiple Residential)
OS4
Block 6, 7
(Trail)
OS4
Block 8
(Park)
OS1
Blocks 9, 10, 11
OS1
Natural Features
RM3
Block 13

Site Specific Regulations
• Maximum density – 150 units per hectare
• Minimum rear yard setback – 6.0 m
• Maximum density – 90 units per hectare
• Minimum front and exterior side yard - 4.5m
None proposed
None proposed
None proposed
None proposed
• Maximum density – 150 units per hectare
• Minimum rear yard setback – 6.0 m
• Minimum interior yard setback – 6.0m

In addition to the proposed zoning above, the following site specific regulations are proposed to
apply to all the lands zoned RM3:
• Notwithstanding the requirements of Section 2.2.2.1 (f) no access driveway, aisle, parking
stall or parking lot in an RM-class zone shall be located within 4.5 m of a window of a
habitable room of a dwelling unit as measured perpendicular to the wall containing such
window, where the surface of the floor in such habitable room is less than 1.0 m above the
finished grade.
• Notwithstanding the creation of property boundaries between units or common elements
by registration of a plan of condominium, the zoning regulations for multiple residential
development in the RM3 zones, as set out herein, shall be applied to the entirety of the
block of land zoned RM3, and not the individual units created through plan of
condominium registration.
The following provides an analysis with respect to the requested site specific provisions:
Block 1
Block 1 is proposed to be zoned RM3 with the following site specific provisions:
• A maximum density of 150 units per hectare, whereas a maximum density of 75 units per
hectare is permitted (Section 3.1.2.4)
• A minimum rear yard setback of 6.0 metres, whereas a minimum rear yard setback of 3.0 metres
for the first two storeys, plus 1.5 meters for each additional storey is required (Section 3.1.2.4)
The request for a maximum density of 150 units per hectare reflects the intent that this block be
developed with a mid-rise apartment building. It also implements the density requirements of the
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Official Plan Amendment and will contribute to achieving a density of 65 residents and jobs per
hectare across the subject lands.
The requested minimum rear yard setback of 6.0 metres applies to the westerly most yard of the
block. This yard is adjacent to a proposed stormwater management facility and therefore a reduced
setback is considered to be appropriate as the development will not impact adjacent existing or
planned residential uses or cast shadows on public uses, such as a park.
Blocks 2-5
Blocks 2-5 are proposed to be zoned RM3 with the following site specific provisions:
• A maximum density of 90 units per hectare, whereas a maximum density of 40 units per hectare
is permitted(Section 3.1.2.6)
• A minimum front and exterior side yard of 4.5 metres, whereas a minimum front yard of 6.0
metres is required (Section 3.1.2.6)
Blocs 2-5 are proposed to be developed with a range of multiple residential dwelling types including
stacked-townhouses and back-to-back townhouses.
The site specific provisions request a maximum density of 90 units per hectare for Blocks 2-5. This
density has been requested to implement the density requested through the proposed Official Plan
Amendment of a minimum of 65 residents and jobs and reflect the intention to develop these
blocks for a variety of low-rise multiple residential uses.
All units within the multiple residential blocks will have access from future private roads, connected
to the new public road through the subdivision. A reduction to the required front and exterior side
yard setback will allow the development of multiple residential units within the residential blocks to
be situated closer to the public street. Specifically, the stacked townhouse dwelling units proposed
to be included in the multiple residential blocks do not feature integral garages. As a result a
driveway to a garage parking space is not required which allows for the buildings to be closer to the
street without impacting the function of a garage or parking space. The multiple residential blocks
have been sized appropriately to allow for sufficient parking for those unit types that do not feature
garage or driveway parking spaces.
Locating building closer to the street results in framing of the street edge and creating visual interest
which is supported by the Urban Design policies of the Official Plan. Where possible, buildings will
be oriented such that the front entrance faces the public street in order to activate the street edge.
In cases where this is not possible, enhanced rear or side elevations will be incorporated.
Block 13
Block 13 is proposed to be zoned RM3 with the following site specific provisions:
• A maximum density of 150 units per hectare, whereas a maximum density of 75 units per
hectare is permitted (Section 3.1.2.4)
• A minimum rear yard setback of 6.0 metres, whereas a minimum rear yard setback of 3.0 metres
for the first two storeys, plus 1.5 meters for each additional storey to a total of 12 metres is
required (Section 3.1.2.4)
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A minimum southerly side yard setback of 6.0 metres, whereas a minimum rear yard setback of
3.0 metres for the first two storeys, plus 1.5 meters for each additional storey to a total of 12
metres is required (Section 3.1.2.4)

The request for a maximum density of 150 units per hectare reflects the intent that this block be
developed with mid-rise apartment buildings. It also implements the density requirements of the
Official Plan Amendment and will contribute to achieving a density of 65 residents and jobs per
hectare across the subject lands.
With respect to the reduced side and rear yard requests, Block 13 is located with frontage on Franklin
Boulevard. The adjacent lands to the south and east are comprised of natural features and are not
included in the Draft Plan of Subdivision or intended to be developed. As such, a reduction to the
southerly side yard and rear yard setback is considered to be appropriate as there will be no adverse
impacts on adjacent residential or recreational uses. Further, the reduced setbacks will allow the
development to be closer to the lot lines such that units within the building will benefit from views
to the adjacent natural features.
Setback of Habitable Room Window to Parking Space
The requested setback of 4.5 m from a window of a habitable room less than 1.0 metres above grade
is requested in response the intention to build stacked townhouses within the multiple residential
blocks.
Typical design of stacked townhouse units results in the lower level unit being located partly below
grade with stairs from the internal sidewalk down to the unit. Often these lower level units feature
a sunken patio at the entrance. Allowing for a reduction to the setback from a parking space to the
windows reflects the unique design of these unit types with some units partially below grade. The
4.5 metre setback allows for sufficient space for a sidewalk and landscaping between internal
parking and the front of the unit.
Boundary Interpretation
The Plan of Subdivision was designed as a comprehensive neighbourhood with zoning regulations
considered for the subdivision as a whole and appropriately applied to individual blocks. The
request that zoning regulations for multiple residential development be applied on a block by block
basis is requested in order to ensure that interpretation of the zoning by-law is consistently applied
on a block basis as intended, despite any future creation of units through a plan of condominium or
any future severances.
Summary
Based on the foregoing, the proposed site specific zoning regulations are considered to be
appropriate to implement the proposed development.
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5.0

COMPATIBILITY WITH
SURROUNDING INDUSTRIAL USES

The D-6 Compatibility between Industrial Facilities Guidelines (the “Guidelines”) are intended to be
applied in the land use planning process to prevent or minimize future land use problems due to
the encroachment of sensitive land uses and industrial land uses on one another. The guidelines are
intended to be applied only when a change in land use is proposed.
For the purposes of the guideline, the following are considered to be sensitive land uses:
• Recreational uses, deemed sensitive by the municipality or provincial agency;
• Any building or associated amenity area which is not directly associated with the industrial
uses where humans or the natural environment may be adversely affected by emissions
generated by the operation of a nearby industrial facility;
• Residential land uses are considered to be sensitive 24 hours a day.
The Guidelines identify three classes of industrial facilities: Class I, Class II and Class III. Based on case
studies and past experience, the MOE has identified potential influence areas around which adverse
effects may have been experienced from industrial uses. Both the D-1 and D-6 guidelines
recommend separation distances or other mitigation measures based on the results of investigative
studies. Recommended separation distances and other control measures for land use planning
proposals are intended to prevent or minimize adverse effects from the encroachment of
incompatible land uses.
Mitigation can be implemented at the source, or could be incorporated on the proposed
development lands where industrial facilities are operating in compliance with the Ministry’s
requirements. Zones of influence relate to an overall area where an industrial facility’s adverse effects
may be experienced.
The Guidelines recommend the following minimum separation distances for sensitive land uses
from industrial uses:
Industrial Classification
Zone of Influence
Minimum Setback Distance
Class I (Light)
70 metres
20 metres
Class II (Medium)
300 metres
70 metres
Class III (Heavy)
1,000 metres
300 metres
The following describes the three industrial classifications referred to in the Guidelines:
• Class I Industrial facilities are considered a business for a small scale, self-contained plant or
building which produces/stores a product which is contained in a package and has a low
probability of fugitive emissions. These businesses are typically solely daytime operations
only, with infrequent movement of products and/or heavy trucks and no outside storage.
• Class II industrial facilities are for medium scale processing and manufacturing with outdoor
storage of wastes or materials (i.e. contains a form of open process) and/or there are periodic
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outputs of minor annoyance. This classification of industry would see frequent movement
of products and/or heavy trucks during daytime hours.
• Class III industrial facilities are considered large scale manufacturing or processing and is
characterized by its large physical size, outside storage of raw and finished products, large
production volumes and continuous movement of products and employees during both
the daytime and nighttime shifts. Typically, Class III industrial facilities provide for frequent
outputs of major annoyance and there is a high probability of fugitive emissions.
The Woznuk Brothers Recycling is located on a site to the north of the subject lands. This business
is classified as a Class II Industrial uses and a minimum separation distance of 70 metres is required
from sensitive land uses.
Figure 25 to this report shows the required setback from the industrial facilities for the north and
demonstrates that the northerly limit of the draft Plan of Subdivision is located at least 70 metres to
the adjacent industrial use. In this case, the separation distance was measured from the southerly
lot line of the Woznuk Brothers Recycling to the northerly development limit of the proposed Plan
of Subdivision. The lands between the northerly lot line and the Woznuk Brothers Recycling are
comprised of natural features and buffers and cannot be developed with sensitive land uses. Site
specific zoning is proposed which would not permit the residential development of these lands. As
a result, there is a naturally occurring buffer between the industrial use and the proposed plan of
subdivision.
The subject lands are partially within the potential influence area of the adjacent Class II industrial
uses. As such, a Noise Report has been prepared in support of this application. The Noise Report
documents the actual impacts of the adjacent industrial use in relation to the proposed residential
development. The findings of the Noise Report provide that modelled sound levels from stationary
noise are predicted above the applicable MECP criteria for several locations. As a result, Noise
Warning Clauses are recommended to be presented to occupants/owners when agreements of
Purchase and Sale are prepared. Units are also recommended to be supplied with ventilation/air
conditioning systems which allow windows and exterior doors to remain closed.
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6.0

PLANNING ACT CONSIDERATIONS

The Region of Waterloo is the approval authority for the creation of lots, including drafts plans of
subdivision. The Planning Act, Section 51(24), requires that: in considering a draft plan of
subdivision, regard shall be had, among other matters, to the health, safety, convenience and
welfare of the present and future inhabitants of the municipality and to:
a) the effect of development of the proposed subdivision on matters of provincial interest as referred
to in section 2;
As detailed in this Report, the proposed development is consistent with the PPS and conforms to A
Place to Grow. Particularly, the proposal addresses a number of matters of provincial interest
including the efficient use of infrastructure, development of complete communities, providing a
range of hosing types and the appropriate location of growth.
b) whether the proposed subdivision is premature or in the public interest;
The proposed plan of subdivision is not considered to be premature as the subject lands are located
in an area designated for urban growth on lands that can be adequately serviced. The proposed
development will serve as a natural and logical extension to the Main Street and Dundas Street
South Community Node as identified in the Official Plan.
The proposed development is in the public interest as it will contribute to the density targets
established by the Province, the Region and the City and provide for a range of multiple dwelling
types within a settlement area. In addition, the proposed development will result in the protection
and enhancement of adjacent natural features.
c) whether the plan conforms to the official plan and adjacent plans of subdivision, if any;
The proposed plan of subdivision conforms to the Regional Official Plan. An amendment to the City
of Cambridge Official Plan has been requested in order to re-designate the subject lands to permit
the development. The Official Plan Amendment application to re-designate the subject lands to
permit residential uses as contemplated by Site Specific Policy 8.10.46 which applies to the subject
lands.
The proposed plan of subdivision has been designed in relation to the surrounding community and
proposes a layout of lots and blocks that align with the emerging development on the south side
of Main Street.
d) the suitability of the land for the purposes for which it is to be subdivided;
The subject lands are designated Urban Area by the Regional Official Plan and form part of the Urban
Designated Greenfield Area in the Regional and City Official Plans. The technical studies submitted
with this application confirm that the land is suitable for residential uses.
d.1) if any affordable housing units are being proposed, the suitability of the proposed units for
affordable housing;
None of the units are proposed to be affordable housing units.
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e) the number, width, location and proposed grades and elevations of highways, and the adequacy
of them, and the highways linking the highways in the proposed subdivision with the established
highway system in the vicinity and the adequacy of them;
The engineering reports submitted outline specific lot grading measures for proposed road. The
road infrastructure, connections to the existing road network and proposed internal road layout
were reviewed by Paradigm Transportation Solutions Limited determined to be adequate.
f) the dimensions and shapes of the proposed lots;
The proposed blocks have been designed to allow each to be developed with a variety of multiple
residential housing types. Each block has been sized in consideration of appropriate setbacks,
frontages, access and parking arrangements, landscaped areas, buffers and amenity space. Each
block has frontage on an existing or proposed public street.
g) the restrictions or proposed restrictions, if any, on the land proposed to be subdivided or the
buildings and structures proposed to be erected on it and the restrictions, if any, on adjoining
land;
The proposed development will be subject to any appropriate restrictions or conditions identified
through the planning review process and implemented through the proposed zoning by-law
amendment, the conditions of approval and the Subdivision Agreement process as provided by the
Planning Act
h) conservation of natural resources and flood control;
The proposed development has been designed to protect and enhance adjacent natural heritage
features which form part of the Regional Core Greenlands Network.
Stormwater Management will be accommodated mainly on-site through a stormwater
management pond and infiltration measures.
i) the adequacy of utilities and municipal services;
The Functional Servicing Report concludes that the subject lands can be developed with full
municipal services.
j) the adequacy of school sites;
Matters required by the Waterloo Region District School Board (“WRDSB”) and the Waterloo Catholic
District School Board (“WCDSB”) will be addressed prior to registration of the subdivision and the
site plan approval process for individual blocks. Through the pre-consultation process, the Waterloo
Region District School Board did not object to the proposed Plan of Subdivision and noted that
there is planned school accommodation to support the development.
Block 13 is identified for Future Development and further discussions with the school boards are
required.
k) the area of land, if any, within the proposed subdivision that, exclusive of highways, is to be
conveyed or dedicated for public purposes;
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The dedication of land for public purposes will be a condition of draft approval. The proposed plan
of subdivision includes a public park, public trails, stormwater management facilities and a new
public road, all of which are to be conveyed to the municipality.
the extent to which the plan’s design optimizes the available supply, means of supplying, efficient
use and conservation of energy; and
The plan of subdivision has been designed to optimize the lands available for development, while
providing a form of development that is compatible with the surrounding community. The plan of
subdivision accommodates appropriate community infrastructure and the logical and efficient
extension of the existing street network and municipal services.
l)

Multiple residential buildings typically use less resources and are more energy efficient than singledetached dwelling which assists in achieving energy conservation. Further, each multiple residential
block is of sufficient size to be designed to consider opportunities to maximize solar gain.
m) the interrelationship between the design of the proposed plan of subdivision and site plan control
matters relating to any development on the land, if the land is also located within a site plan
control area
Site Plan approval will be required for all multiple residential blocks within the draft Plan of
Subdivision.
Based on the foregoing, it is our opinion that the Draft Plan together with the appropriate Draft Plan
conditions of draft plan approval appropriately addresses Section 51(24) of the Planning Act
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7.0

REVIEW OF TECHNICAL
REPORTS
Environmental Impact Study

NRSI was retained by Reid’s Heritage Homes Inc. to complete an EIS and Detailed Vegetation
Management Plan. The EIS provided a detailed characterization of existing natural heritage features
based on background information and field investigations. Significant natural features within
include a wetland within the Moffat Creek PSW Complex, significant woodlands, confirmed habitat
for threatened and endangered species (Eastern Meadowlark), candidate SAR bat roosting trees,
confirmed and candidate SWH, and Regionally-significant species.
• One wetland on the subject lands is designated as a Provincially Significant Wetland (PSW). This
wetland is considered to be part of the Moffat Creek PSW Complex. It serves as significant
wildlife habitat (amphibian breeding) and provide habitat for locally significant species
(American Redstart). There are nine other unevaluated wetlands on the subject lands.
• Woodlands within the subject lands are relatively small and highly disturbed with a history of
clearing and farming, a complex network of trails and significant amounts of garbage. A
substantial portion of the woodlands on the subject lands are identified as Core Environmental
Features in the ROP and Natural Open Space or Locally Significant Natural Areas within the City’s
Natural Heritage System. Despite this, the natural heritage characterization contained in the EIS
indicates that woodlands do not meet the criteria for Significant Woodlands.
• The woodlands on the subject lands provide candidate habitat for species at risk bats, are
confirmed significant wildlife habitat and are candidate significant wildlife habitat. They also
provide habitat for several regionally-significant species.
• A Natural Heritage Ecological Restoration Area (“NHERA”) is proposed for the subject lands. This
area takes into consideration the existing conditions, significant natural heritage features and
recommended buffers as well as the existing disturbances on the subject lands and the need
for contaminated soil remediation. Through protection, restoration and enhancement the
NHERA will provide a corridor/linkage for plant and animal movement throughout the subject
lands, contributing to the overall ecological integrity, connectivity and long-term sustainability
of the natural heritage system.
• The NHERA also includes opportunities for ecological restoration to ensure the form and
function of the natural heritage features are maintained or enhanced and provides
compensation opportunities for excluded natural features (such as compensation tree planting
and creation and enhancement of grassland habitat).
• The NHERA represents a refinement to the City’s Natural Heritage System and the Regional
Greenlands Network as well as represents the development limit for the Plan of Subdivision.
• Due to soil contamination within southwest of, and adjacent to, Wetland 6, soil contamination
remediation is required. A Preliminary Restoration, Planting and Management Plan proposes to
create wetland to compensate for the removal of contaminated portions of Wetland 6 and to
restore and enhance the form and function of the retained woodlands and other communities
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within the NHERA. The Preliminary Restoration, Planting and Management Plan should be
finalized at the Detailed Design stage.
Direct impacts have largely been avoided through protection and buffering of the existing
natural features, although some vegetation removal, and the soil contamination remediation
within the woodland and Wetland 6 will occur. Indirect, induced and cumulative impacts are
also discussed with recommendations for mitigation measures which will minimize impacts to
natural features and wildlife

Transportation Impact Study
Paradigm Transportation Solutions Limited completed a Transportation Impact Study for the
proposed development. Based on the investigations carried out, Paradigm concluded that:
• With respect to existing traffic operations, no intersections within the study area are
currently built. All intersections within the study area are forecast to operate with adequate
levels of service at the 2026 background horizon.
• Under total traffic operations, all intersections are forecast to operate with adequate levels
of service, except for the northbound shared lane at Main Street and Nottinghill Drive /
Street A.
• The following remedial measures have been recommended to mitigate the forecast
capacity issues:
o Main Street and Street ‘A’ - An eastbound left-lane is forecast to be warranted. This
turn lane is recommended to have 50 metres of storage.
o Main Street and Nottinghill Drive / Street ‘A’ – An eastbound left-turn lane is forecast
to be warranted under the 2026 total horizon. This turn lane is recommended to
have 25 metres of storage.
o Main Street and Wesley Boulevard - a westbound left-turn lane is warranted under
both the 2026 background and total traffic horizon. This turn lane is recommended
to have 15 metres of storage.
• A signal is not warranted at the intersection of Main Street and Nottinghill Drive / Street A.

Functional Servicing Report
Stantec Consulting Ltd. (Stantec) completed a Functional Servicing Report in support of the
proposed development. The purpose of this report is to outline how the subject lands can be
developed with adequate municipal services. The following describes the servicing strategy
proposed for the subject lands, based on the findings of the FSR:
• The proposed subdivision can be adequately serviced with municipal sewage, storm
drainage, water and utilities.
• Sanitary servicing for the site will be provided via three distinct internal sewer systems
connecting to three existing conveyance systems located on Main Street.
• The proposed water distribution network will consist of a watermain constructed along
Street One within the proposed development. Water servicing will be within the Ministry
of Environment guidelines.
• All fire flow requirements will be met per the Fire Underwriter Survey guidelines.
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Stormwater management measures can be provide in accordance with the various agency
guidelines. The preferred stormwater management plan for the site includes two
constructed wetland stormwater management facilities to accept drainage from and
provide the requisite treatment to the east and western drainage areas of the site. Both
facilities discharge initially to an infiltration gallery and later to a downstream outlet. Both
facilities were designed with overflow source weird to their respective outlets for volumes
exceeding the design function.
• The stormwater management facilities have been designed to achieve quality and quantity
control requirements.
• The site achieves water balance via on-site infiltration strategies. Infiltration within the
proposed stormwater management facilities will be achieved by way of end of pipe
infiltration facilities. Opportunities for enhanced infiltration through engineered measures
will be investigated further at the detailed design stage.
• Perched groundwater conditions exist throughout the site above the deeper regional
(overburden) aquifer. A direct hydraulic condition does not seem to be present between
these two systems.
• Native spoils are generally considered to be acceptable for re-use on the site.
• The subdivision can be serviced with hydro, gas and telecommunications extended from
facilities surrounding the site.
• There is existing infrastructure on Franklin Boulevard to service the future development of
Block 13.
Based on the servicing strategy outlined in the Functional Servicing Report, the following is
recommended:
• A dewatering assessment be conducted throughout detailed engineering design to assess
construction groundwater dewatering volumes anticipated to attain any required water
taking permits.
• Further geotechnical investigations be conducted for the design of the proposed midrise
buildings and in locations where the groundwater table is proximate to building footings
or proposed final grades.
• The report be circulated for municipalities and approval agencies in support of the draft
plan of subdivision application.
• Detailed grading and servicing design drawings be prepared and a final stormwater
management report and erosion and sediment control plan be completed following draft
plan approval.

Geotechnical Investigation
Stantec Consulting Ltd. (Stantec) completed a Geotechnical Investigation for the subject lands. The
assessment documents for following general development considerations and constraints:
• A significant area of fill with buried peat was encountered in the central portion of the site and
a smaller area of fill and buried peat was located within the area of the proposed westerly
stormwater management pond. The fill and buried peat are not suitable and must be removed.
• The on-site soils are generally considered to be suitable for reuse as fill; however blending and
drying of the soils may be required prior to reuse. It is recommended that area grading
operations are completed during the normally drier months of the year.
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•
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•

Significant grading will be conducted with material cut from the south edge and the east end
of the site to raise grades in the northwest.
Excavations for sewer installation will extend below the groundwater table in some areas.
The undisturbed native mineral soils, or engineered fill placed will be suitable to support
conventional foundations. Supplementary investigation is recommended for any large
commercial buildings, or residential buildings of four or more stories in order that site specific
foundation recommendations can be provided.
Additional investigations may be warranted in the area of the proposed stormwater
management facilities, in areas where the groundwater table is expected to be close to footling
levels or finished grades and where there is limited information about soil conditions at design
servicing invert levels.
An erosion and sediment control plan should be developed and implemented prior to
construction.
Following area grading and installation of services, the site will be suitable for construction of
municipal roads.

Hydrogeological Assessment
Stantec Consulting Ltd. (Stantec) completed a hydrogeological assessment for the subject lands.
The hydrogeological assessment was designed to characterize existing geological and
hydrogeological conditions throughout the site, evaluate impacts to the current hydrogeological
regime and recommend mitigative strategies. The findings and conclusions contained in the report
are summarized as follows:
• The subject lands are located on the Galt Moraine, with the upper overburden of this feature
consisting of stone-poor, sandy silt to silty sand-textured till interspersed with layers of silt, sand,
and gravel.
• Perched groundwater conditions are encountered within the upper overburden with a deeper
regional aquifer system being present. A direct hydraulic connection does not appear to be
present between the two aquifer systems beneath the subject lands.
• Groundwater contours generally mimic the prevailing topography of the site with a localized
groundwater divide across the central portion of the site.
• Wetland 3 (location) received groundwater inputs from the surrounding perched groundwater
system, however it is expected that the volumes of these groundwater inputs is limited.
• Wetland 2, located approximately 70m north of wetland 3, appears to be potentially receiving
groundwater inputs from the perched system from the central and northwest portions of the
subject lands.
• The small pond located within the northwestern portion of the site appears to be a groundwater
discharge feature. Groundwater flowing from the northwest of wetland 7 is the source of
discharge to this wetland.
• Wetland 6 appears to fluctuate between discharge and recharge. It appears that groundwater
volume inputs to this feature are minimal given that there is not standing water in the wetland
during extended periods of limited precipitation.
• High concentrations of chloride and sodium were detected at one of the monitoring wells. This
appears to be an effect from the infiltration of spring runoff impacted by the winter road salting
of nearby Franklin Boulevard.
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High nitrate concentrations were encountered at one borehole. This was anticipated given that
the area was previously used for agricultural purposes (cash cropping) and would have been
subject to fertilizer/manure applications. The nitrate concentration is expected to decline over
time once the lands are converted from agricultural to residential use.
The subject lands are expected to experience an infiltration deficit from pre- to postdevelopment condition, which is mitigated using post-development Low Impact Development
(“LID”) augmentation options. Using engineered infiltration measures it is assumed that it
maintaining pre-development infiltration volumes will be feasible post-development.
Implementation of these measures is projected to at least maintain, if not enhance, predevelopment infiltration volumes under the post-development condition. Infiltration volumes
in the area containing Wetland 6 will be maintained through utilization of rooftop infiltration
facilities.
Groundwater dewatering will be required during constructed. Dewatering assessments are
recommended for completion during detailed design to determine anticipated dewatering
volumes and associated water taking permitting requirements. Dewatering assessments should
also demonstrate that groundwater taking will not impact the sustainability of the municipal
water supply well.
The subject lands are located within an ISA for chloride, sodium and TCE. Impacts associated
with road salt and the possible storage of snow are likely to be addressed through the
preparation of a Salt Management Plan.

Noise Impact Study
Stantec Consulting Ltd. prepared a Noise Impact Study in support of the proposed development.
The study includes an assessment of noise impacts from adjacent roads and industrial and
commercial operation and recommended noise control measures.
• Sources of stationary noise existing in the area to the east and northeast of the site. The existing
background ambient sound is dominated by local road traffic.
• Main Street (Regional Road 97) and Franklin Boulevard (Regional Road 36) were identified as a
potential source of road traffic noise impacting the proposed development. The following
recommendations are included in the noise study to address road traffic noise:
o Noise warning clauses are required. These should be presented to owners/occupants
when the agreements of Offers of Purchase and Sale are prepared.
o Central air conditioning is recommended to be installed for some units thereby
ensuring that the indoor sound levels are within the sound level limits of the Region of
Waterloo and Ministry of Environment, Conservation and Parks.
• Assessment of stationary noise was carried out given the proximity of the site to existing
industrial and commercial facilities to the east and north. The assessment considered the
impact of off-site noise sources and on-site noise sources associated with mechanical
equipment from the apartment buildings. Off-site sources included rooftop HVAC mechanical
equipment associated with commercial and industrial facilities to the west and facility operation
noise and vehicle noise associated with delivery trucks at Woznuk Bros. Limited and anticipated
on-site stationary noise such as rooftop chillers or make-up units.
• Modelled sound levels from stationary noise are predicted above the applicable MECP criteria
for several locations. As a result, Noise Warning Clauses are recommended to be presented to
occupants/owners when agreements of Purchase and Sale are prepared. Units are also
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recommended to be supplied with ventilation/air conditioning systems which allow windows
and exterior doors to remain closed.

Urban Design Brief
MHBC Planning was retained to prepare an Urban Design Brief in support of the proposed
development. The purpose of the Urban Design Brief is to describe the locational context of the
subject lands and related design considerations, confirm the overall vision and design principles and
provide design recommendations. The guidelines contained in the Urban Design Brief are intended
to summarize the design intent, provide analysis and response to design principles and provide
design direction with the overall objective of achieving a high standard of design.
The conclusions contained in the Urban Design state that the proposed development will:
• provide opportunities for social interaction through the design of the public and private
realm that is functional, attractive and well integrated into the vision of the community;
• Encourage safe and healthy connections and interactions through a pedestrian-scaled
design that is supportive of active transportation uses;
• Create a community identity and key focal points through a consistent design approach to
architectural and landscape design that bind together with visual image and character of
the community;
• Provide a park with adequate street frontage to heighten visibility from surrounding
residents and public streets and is coordinated with the planned sidewalk, walkway and trail
network within the community;
• Promote sustainable design throughout the community including the efficient use of
energy, land, and infrastructure;
• Incorporate low impact and sustainable development strategies, where appropriate;
• Contribute to a range and mix of housing types that provide a comfortable pedestrian
environment to contribute to an attractive streetscape;
• Be designed in a manner that a high standard of urban design is proposed to create an
attractive and vibrant public realm within the community to foster a sense of identity;
In addition, the Urban Design Brief concludes that the proposed development is compatible with
the planned character of the area. It will establish a desirable community development with
appropriate design and a safe and convenient pedestrian environment. The proposed development
density will make efficient use of land and existing infrastructure without compromising the
surrounding natural, residential and commercial land areas
The proposed development addresses urban design policies contained within the City of
Cambridge Official Plan and the Main Street and Dundas Street Area Draft Secondary Plan.
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8.0

PUBLIC CONSULTATION
STRATEGY

The Planning Act (specifically O. Reg 544/06, amended by O. Reg. 178/16) requires that applicants
submit a proposed strategy for consulting with the public with respect to an application as part of
the ‘complete’ application requirements. This section summarizes the proposed Public
Consultation Strategy.
We propose that the public consultation process for the proposed Official Plan Amendment, Zoning
By-law Amendment and Plan of Subdivision applications follow the Planning Act statutory
requirements. The following points of public consultation are proposed:
• A public meeting advertised by the City and heard by the Planning Committee.
• Direct written responses to comments raised through the public consultation process will
be provided to City Staff for their review and consideration in the preparation of a City Staff
Report.
• Preparation of a City Staff Report, with the Report to be available to the public in advance
of City Council’s consideration of the applications. It is understood that City Staff will post
information on the City’s website for public review. This will include the City Staff Report
and may also include technical studies and reports prepared in support of the applications.
• A Planning Committee Meeting at which time the City Staff Report, all available information,
and public input will be considered.
• A Council Meeting, at which time the City Staff Report, all available information, and public
input will be considered in Council’s final decision.
The consultation strategy proposed will provide members of the public with opportunities to review
understand and comment on the proposed applications. The consultation strategy will be
coordinated with City Staff and additional opportunities for consultation, such as an Informal Public
Meeting, will be considered and may be warranted based on the input received.
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9.0

SUMMARY & CONCLUSIONS

The purpose of this Planning Justification Report was to evaluate the proposed Official Plan
Amendment, Zoning By-law Amendment and Plan of Subdivision applications to facilitate the
development of the subject lands in the context of existing land use policies and regulations,
including the Provincial Policy Statement, the Growth Plan for the Greater Golden Horseshoe, the
Region of Waterloo Official Plan, the City of Cambridge Official Plan and the City of Cambridge
Zoning By-law. The analysis contained in this report demonstrates that the applications are in the
public interest and represents good planning for the following reasons:
•

•
•
•

•
•

•
•

The proposed development is consistent with the Provincial Policy Statement, 2020, and
conforms to the policy framework of the A Place to Grow: Growth Plan for the Greater
Golden Horseshoe, 2020;
The proposed development conforms to the policies of the Region of Waterloo Official
Policies Plan;
The proposed development conforms to the broader policy framework of the City of
Cambridge Official Plan;
The proposed development will contribute to the minimum Greenfield Density target for
the City of Cambridge of 55 residents and jobs per hectare and will contribute to the City’s
growth management objectives through the high density residential development of the
subject lands;
The proposed development can be adequately serviced through connections to municipal
infrastructure;
The proposed development has been designed to integrate with the existing and emerging
community and provide for on-site amenities including parks and trails and will contribute
to the range of residential building types in the City of Cambridge and the community,
including a variety of types of multiple residential development;
The proposed development implements the expansion of the Main Street and Dundas
Street Community Node as contemplated through the Official Plan; and
The proposed Official Plan Amendment and Zoning By-law Amendments will result in the
appropriate protection of existing natural heritage features on the subject lands.

Based on these conclusions, it is our opinion that the Official Plan Amendment, Zoning By-law
Amendment and Plan of Subdivision applications are appropriate and should be considered for
approval.
Respectfully submitted,

MHBC
Dave Aston, MSc, MCIP, RPP
Vice President & Partner
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APPENDIX A
Pre-consultation Summary

City of Cambridge Pre-consultation
Application Comments Checklist
Please note that the comments are based on the proposal as submitted. Due to
changing policies and regulations, these comments are valid for a period of two
(2) years from the date of issuance by City staff.
The following professional documents/reports may be required as part of the
development application/review process. Please note that various fees are
associated with each application and there are also professional costs for the
preparation of required documents/reports. All requirements identified are
minimum and determined as of the date of the pre-consultation meeting
with the information available at that time. Due to the ongoing appeal to
the Local Planning Appeal Tribunal (LPAT) for the site specific policy for
the subject lands, these comments are provided on a without prejudice
basis to the ongoing appeal and potentially any future appeal from the
Secondary plan
Application File No.

D09/20

Name of Applicant:

Dave Aston
MHBC Planning
Municipal Address of Subject 840 Main St
Property:
Description of Proposal:

WITHOUT PREJUDICE

Proposed official plan amendment,
zoning by-law amendment and draft plan
of subdivision for the lands located
northeast of Franklin Blvd and Main St.
Nine residential blocks and a public road
is proposed. Open space, stormwater
management ponds and a park block are
also proposed. The residential unit range
is between 935 and 1,250 units. Multiple
residential dwelling units are noted;
however, no specific unit breakdown is
provided. The subject property is within
the Main & Dundas Secondary plan area,
currently under review. The land is
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Official Plan Designation:

currently zoned and designated for
industrial land uses. The property is also
under a longstanding appeal to the 2012
Official Plan.
Industrial; Natural Open Space System

Zoning Classification:

(H)M4, M3 , M3 - INDUSTRIAL

City Planning Contact:

Bryan Cooper, Senior Planner

A.

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

Check if
applies





Official Plan Amendment
Zoning By-law Amendment
Subdivision
Site Plan (if planning application is approved). Applicant has
option of submitting a site plan application concurrently with other
planning applications.

Condominium
Part Lot Control
Consent/severance
Minor Variance

Removal of Holding Provision
Temporary Use By-law
Other

B.

Documents/Studies required for submission of a complete planning
application: All reports must be prepared by qualified professionals at
Page 2 of 59
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applicant’s cost. City may require peer review of any studies at applicant’s
cost. 4 hard copies and pdfs of all required information must be submitted
with the applicable planning application to the City Planning contact. The
City reserves the right to post supporting studies for a complete future
Planning application on the City website.
Please note that for submission of a future planning application(s),
application forms that are incomplete and/or missing the required
supporting information and/or fees cannot be accepted by the City of
Cambridge and will be returned to the applicant.
Document/Study Type
Check if
applies
All Land Uses
Accessibility review – review by the City’s Accessibility
Advisory Committee may be required
Agreement between property owner and City required to
be registered on title if application is eventually approved
Application fees – posted on the City’s website. Core
area sites are exempt from planning application fees.
Application form – fully completed
Cash in lieu of parkland or parkland dedication
required – subdivision, condo or condition of severance
City Development Charges are applicable. Core Area
sites, brownfields and designated heritage properties are
currently exempt from City development charges. Eligible
affordable housing projects may have development
charges payment deferred.
City development charges can be found at:
https://www.cambridge.ca/en/build-investgrow/Development-Charges.aspx
Environmental Impact Study – terms of reference must
be approved by the City of Cambridge and where



 (unless
site in a core
area)
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applicable, Grand River Conservation Authority and the
Region of Waterloo before any work on the study starts
Financial Impact Analysis – section 10.14 of the City’s
Official Plan
Financial Incentives may be available for this proposal
as follows:
- Affordable Housing
- Building Revitalization Program for façade
improvements in core areas
- Brownfields redevelopment
- Designated heritage building
- Design Guide Program in core areas
- Tax Increment Grant for brownfields or affordable
housing sites in the area covered by the affordable
housing CIP.
Floor plans
Functional Servicing Report - Development
Engineering staff should be consulted for City standards
Growth and Intensification Study (applies to core
areas, regenerations areas) – If proposal is alignment
with the Official Plan objectives for this area, proposal
can be submitted while the study is still underway. The
City is undertaking a study which will lead to the
preparation of a Secondary plan affecting this area. The
applicant is encouraged to participate in further meetings
regarding the Secondary plan for this area.
Heritage Impact Assessment - terms of reference must
be approved by the City of Cambridge before any work
on the Assessment starts. Review by the City’s Municipal
Heritage Advisory Committee may be required for
properties currently on the City’s Heritage Register or
properties adjacent to a property currently on the City’s
Heritage Register. HIA review fee required as per
Municipal Fees and charges
Hydrogeological Study
Landscaping Plan
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LED lighting or signage proposed – for current or
future proposals using LED lighting, a lighting analysis is
required.
Lighting/photometrics plan- All light spill must be
limited to 0 at adjacent property lines and 0.5 adjacent to
municipal road.
Light Rail Transit Route – an Environmental
Assessment by the Region of Waterloo is underway for
Stage 2 of the LRT route in South Kitchener and
Cambridge. Any requirements from the Region about this
site relative to the Environmental Assessment must be
addressed.
Massing models and elevations
Noise study to the satisfaction of the City and Region
of Waterloo
*stationary source noise study required
*non-stationary – rail or transportation noise study
required
Parking Study for a proposed parking reduction

Planning Justification Report
- Report must include a detailed public consultation



* at
detailed site
plan review




 applicant
to confirm
whether
proposal will
meet
required
parking. If
parking
deficiencies
are required
these must
be justified
with a
Parking
Study.
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strategy in addition to the statutory public meeting
under the Planning Act.
- Complete analysis of how the application is
consistent with the 2020 Provincial Policy
Statement and conforms with the 2019 Provincial
Growth Plan, and current Regional and City
Official Plans and addresses climate change
Record of Site Condition – written acknowledgement by
the Ministry of Environment, Conservation and Parks that
the RSC has been filed is required. This need for a RSC
is required either as a mandatory filing by Provincial
legislation or required by City procedures.
Sanitary Servicing capacity assessment to be included
with pre-consultation application - under 5 residential
units no assessment is required.
Separate application fee required with submission of preconsultation application.
Site concept plan including list of site statistics relative
to existing and proposed zoning regulations (e.g. all
setbacks, building heights, parking, etc.)
Shadow and Wind Study - for proposals 6 storeys and
higher
Source Water Protection - site is located within a
Source Water Protection Area and requires a Notice of
Source Protection Plan Compliance (Section 59 notice)
from the Region of Waterloo (taps/regionofwaterloo.ca)
as part of a complete application.
Stormwater Management Report – Development
Engineering staff should be consulted for City standards
Traffic Impact study – terms of reference must be
approved by City’s Transportation Staff before any work
on the study starts
Trail connections to be identified (particularly for core
area proposals)
Tree Management Plan/Vegetation Plan – please note
that the City has a tree cutting by-law in effect. No tree
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removals are permitted on private property unless the
City’s Parks, Recreation and Culture Division are
consulted first.
Urban Design Brief in accordance with Section 5 of the
City’s Official Plan
Urban Design Guidelines for either Galt, Main Street in
Galt, Hespeler or Preston – proposal to be designed in
accordance with these guidelines
Vibration analysis
Viewshed analysis – directions to be addressed include:
(directions to be noted by City staff)
Other studies/reports requested by agency
comments
Trails Plan * See Parks, Recreation and Culture Division
comments below
___________________________
___________________________
___________________________
___________________________
Residential
Applicable items from all land uses list above
Affordable units – identify whether any affordable
housing is being proposed, either through proposed built
form and/or CMHC’s annual affordable rental or
ownership rates
Bonusing in accordance with Section 10.16 in the City’s
Official Plan.
NB: The bonusing process may be altered or replaced as
a result of amendments from Bill 108.
Condominium - if Common Elements - Parcel of Tied
Land (POTL): note whether specific Zoning relief is
required; whether the proposed exclusive use area
conflicts with any services (i.e. light standard, fire hydrant








* confirm
what type of
condominium
will be
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etc.); or any other relief/conflict that is proposed. A future
minor variance application may be required if required
relief is not identified at the planning application stage.
Condominium - if phased- note whether the parking and
amenity area complies with Zoning for each proposed
phase
Demolition Control Permit if application is approved required for residential development if a residential
building is located on the property
Density/Floor Space index calculation: (preconsultation proposal to identify proposed density/or
where applicable floor space index and this calculation to
be confirmed by City staff)
*applicant to confirm
Minimum Distance Separation calculation – for
proposed sensitive uses proximate to livestock barns
Phasing Plan – for subdivision
Provincial D Series Guidelines consideration for
sensitive uses proximate to industry (can be included in
the required planning justification study)
Industrial

proposed

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



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



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

City Planning staff summary comments:

General overview:
The subject property is identified as a Future Study area for inclusion in the
Main Street and Dundas Street South Community Node. Official Plan policy
8.7.2.B.5 states that “A Secondary plan will be needed to provide detailed
boundaries, land use and urban design policies for this Community Node to
achieve a significant density increase”. The City has initiated the required
Secondary plan study for the area which includes the subject land. At this time
the proposed land use designation for the subject land in the draft Secondary
plan is Mixed Use Medium Density. The draft policies of the Secondary plan
for the Mixed Use Medium Density designation permit street townhomes;
stacked townhomes; and low rise apartments as well as commercial and office
uses. The permitted height ranges from two storeys to four storeys and the
maximum density is 100 units per hectare. The City will accept and review a
site specific development application concurrent to the ongoing Secondary plan
study; however, final approval of the Secondary plan and the resolution of the
appeal of Section 8.10.46 of the Official Plan will be necessary before staff will
be able to bring forward a final recommendation for this application.
This proposal currently identifies residential only and should be revised to align
with the ultimate policy and land use direction of the Secondary plan.
Comments:
The lands are identified as a Designated Greenfield area in the Region of
Waterloo Official Plan (ROP) and on Map 1A of the City of Cambridge Official
Plan.
Map 2 of the OP designates the land “Industrial” and “Natural Open Space. A
portion of the frontage of the property is subject to site specific Official Plan
policy 8.10.6 which permits a banquet hall and certain commercial uses.
Special policy 8.10.46 (under appeal) of the OP states that:
Notwithstanding the “Industrial” designation on Map 2...other uses may
be permitted as determined through a further amendment to this Plan.
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The justification for conversion of these employment lands…is based on
these lands providing high density residential and commercial
development with a Floor Space Index in the range of 2.0 to
approximately 3 to help achieve the Cambridge intensification targets.
The above referenced policy which justifies a conversion of the lands from
industrial to non-industrial is subject to a longstanding appeal to the Local
Planning Appeal Tribunal (LPAT). This appeal must be resolved before the
City is in a position to provide a recommendation on any site specific
development proposal. It is noted that both residential and commercial land
uses on these lands is intended by this policy.
The lands are within the City’s ongoing study for the Main Street and Dundas
Street South area Secondary plan. It is noted that, at this time, the proposed
land use designation for the subject land is “Mixed-Use Medium Density”. The
draft policies of the Secondary plan state that:
The planned function of the Mixed-Use Medium Density designation is to
provide opportunities for a broad range of uses in a mix of compact
development forms. Uses can be mixed across a parcel and/or mixed
within a building. Commercial, office and institutional uses that enliven
the street should be located on the ground floor of buildings close to the
front property line to help frame and animate the street.
The plan submitted for this preconsultation application identifies residential
only. A very small future commercial area is identified at the northeast corner
of Franklin and Main St (outside of the applicant’s land holdings); however, this
land is of limited size to provide for a viable commercial function for this new
community. Access restrictions due to the proximity of the site to the
roundabout also hinder commercial development at this location. At this time
the proposed policies of the Mixed Use Medium Density Designation for the
subject land permit commercial uses as a standalone use and within a mixed
use development. The current submission does not align with the draft policies
of the Secondary plan. Please see additional comments provided below by
Valerie Spring, Senior Planner – Reurbanization.
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The submitted plan identifies a number of large residential blocks with unit
ranges assigned to each block. Further detail of the types of units is required.
Additional public roads to break up the large blocks should be considered. If
the residential blocks are intended for a condominium form of development, the
condominium roads must be designed to provide for adequate landscaping
(trees) and pedestrian facilities (sidewalks). This will require condominium
roads wider than 6.0 m. Details on the proposed site layout for each block is
required at the time of submission of a complete application. Please note that
blocks should be “lotted out” rather than “lotless blocks”. Lotless blocks are not
preferred from an urban design perspective and are difficult to plan for street
trees and on-street parking.
Formal urban design guidelines will be required to be approved prior to draft
plan approval. The purpose of the design guidelines is to guide the detailed
site plan review. The relationship of development and Main St is an important
consideration as Main St will ultimately be an urbanized Regional Road.
Backlotting on Main St is not supported by staff.
Safe connections from the development site and across Main St are to be
identified and explained to facilitate pedestrian (particularly school aged
children) connections south.
The stormwater management ponds front onto Main St. Is it possible to
relocate stormwater management ponds to the interior of the site?
Affordable housing will be an important consideration in a development of this
size. Affordable housing is required to be provided in accordance with policy
8.4 of the OP.
The submitted plan identifies a narrow park block. A much larger park will be
required to serve the number of residents in this community with more frontage
on a public road. Trail connections throughout the plan are required to be
identified at the time of application submission. Please see additional
comments from the City’s Parks, Recreation and Culture Division.
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Ontario MOECC D6 land use compatibility analysis must be considered
between sensitive land uses and existing industrial uses in proximity to the site.
The purpose of this analysis is to confirm that both sensitive residential land
uses and existing industry will not be negative impacted by the proposed
development.

D.

Additional comments raised by other City Divisions or Agencies:

Region of Waterloo, Community Planning
Contact:
Sylvia Rafalski-Misch
Phone:
(519) 575 4500 Ext. 3114
Email:
SRafalski-Misch@regionofwaterloo.ca

The applicant is proposing an Official Plan Amendment (OPA), Zoning By-law
Amendment (ZBA) and a draft plan of subdivision for the lands located
northeast of Franklin Boulevard and Main Street East. The plan is for
approximately 22 hectares (54.84 acres) of land and proposes nine (9) multiple
residential blocks and a public road. Open space, stormwater management
ponds and a park block are also proposed. The residential unit range is
between 935 and 1,250 units. The subject property is within and under review
of the ongoing Main Street and Dundas Street South Secondary Plan Area,
which is identified on Figure 3 to the City’s Official Plan (City OP) as
Community Node Main St. and Dundas St. S. The lands are currently
designated Industrial and Natural Open Space System in the City’s OP and are
zoned (H)M4. The OPA proposes to designate the lands Low/Medium Density
Residential and High Density Residential and Natural Open Space System and
rezone the lands to permit the proposed development. The property is under a
longstanding appeal to the 2012 City OP.
Community Planning
Background and General Comments
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The subject lands are designated “Urban Designated Greenfield Area” in the
Regional Official Plan (ROP). The Region’s approval of the City OP in 2012,
with modifications, included site specific policy 8.10.46, which permits the
subject lands designated as Industrial to be developed with other uses as
determined through a further amendment to the City OP. Further, the policy
requires these lands to provide high density residential and commercial
development with a Floor Space Index in the range of 2.0 to approximately 3.0
to help achieve the Cambridge intensification targets. The landowner’s appeal
of policy 8.10.46 as part of the 2012 City OP has not yet been resolved and
appears to be related to the high-density requirement for the subject lands. In
2013, the Region withdrew their party status with respect to this appeal as the
issue(s) identified were not of Regional interest. The appeal remains for the
City and the landowner to resolve. Regional staff encourages the
landowner and the City to try and resolve the appeal prior to submitting
planning applications for the subject lands in order to bring policy
8.10.46 into force and effect.
In 2015, the City initiated a Secondary Plan for the Main Street and Dundas
Street S. Community Node, which includes the subject lands. The Secondary
Plan has not yet been completed. A draft land use plan for the Node has been
prepared and the subject lands are identified as Mixed-Use Medium Density.
City and Regional staff have met with the applicant and planning consultant in
the summer of 2019 to discuss the planning process and the potential
development of these lands. At that meeting, staff indicated that the
development plan for these lands should include some higher density
residential and/or mixed-use buildings, including commercial along the Main
Street and Franklin Boulevard frontages. The proposed concept plan
submitted does not address staff’s preliminary comments and it does not
identify the type of residential development being proposed, other than
residential with a minimum and maximum unit range for each block. As part of
the future draft Plan of Subdivision submission, the draft plan must identify the
type of residential and the unit range for each block, including any mixed-use
blocks. As City staff are preparing a Secondary Plan for the Community Node
that the subject lands are part of, the applicant should work with City staff to
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determine the type of development sought by the City in this location. City OP
policies 8.7.2 and 8.7.2.B are applicable to Community Nodes as well as the
subject lands and provide direction on the preparation of a Secondary Plan for
this Community Node and future developments within this Node.
Planning Justification Report
A Planning Justification Report (PJR) will be required and must be submitted
as part of the complete OPA, ZBA and Plan of Subdivision applications. The
Report must provide details on the proposed development and address the
policies of the Provincial Policy Statement, the Growth Plan for the Greater
Golden Horseshoe, the Regional Official Plan (ROP) and the City of
Cambridge Official Plan and the applicable Zoning By-law. A concept plan
should be provided for any proposed multiple residential blocks within the plan
and can be appended to the PJR.
Public Consultation Strategy
Please note, since the Planning Act changes through Bill 73 - Smart Growth for
Our Communities Act, 2015, the applicant is required under O. Reg. 544/06,
amended O. Reg. 178/16 to provide “A proposed strategy for consulting with
the public with respect to the application”. The submission of a public
consultation strategy, which may include additional public consultation by the
applicant, over and above the City’s statutory public consultation, is required as
part of a complete plan of subdivision application. The applicant should
discuss this strategy with the City prior to submission.
Environmental Planning
The subject lands include Core Environmental Features (Significant Woodland
and Moffat Creek Swamp Provincially Significant Woodland) as designated by
the ROP. The areas generally proposed for development lie outside of the
Core Environmental Features designation, but are immediately adjacent to the
features. In addition to the Core Environmental Features, there are two distinct
areas along the Main Street frontage of the subject lands that have been
identified as plantations. The westernmost plantation has been approved for a
Woodland Removal Permit under the Region’s Woodland Conservation By-law
(Report PDL-CPL-20-14, approved May 5, 2020). The easternmost plantation
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did not meet the Regional definition of a woodland, and as such, no Regional
permits were applicable to the proposed removal of the trees within this area.
In accordance with ROP policy 7.C.10, development or site alteration will only
be permitted on lands contiguous to Core Environmental Features where the
proposed development would not result in adverse environmental impacts on
the features and ecological functions of the Core Environmental Features, as
demonstrated through an Environmental Impact Statement (EIS) prepared in
accordance with ROP policies 7.G. As such, an EIS will be required as part of
complete OPA, ZBA and Plan of Subdivision applications.
The Terms of Reference (ToR) for the EIS should be provided to the Region,
GRCA and City of Cambridge in order to ensure that the required EIS will meet
the requirements of the relevant agencies. The EIS will need to appropriately
identify the limits of the Core Environmental Feature and recommend
appropriate setbacks and mitigation measures, at a minimum. The fee for
review of a scoped EIS is currently $2,300.00, which is payable at the time a
complete application is made, or the EIS is submitted, whichever occurs
first. An EIS submitted in support of the proposed development must be
prepared in accordance with the ROP policies and the Region’s Greenlands
Network Implementation Guideline (GNIG), and with a ToR satisfactory to the
Region in consultation with the GRCA and the City of Cambridge.
The applicant is advised that the environmental review of the proposed
development, including the ToR and EIS will likely be referred to the Region’s
Ecological and Environmental Advisory Committee (EEAC). If a site visit is
planned with any other agencies to review the environmental features on site,
they are requested to contact Jane Gurney (jgurney@regionofwaterloo.ca,
519-575-4500 Ext. 3454) in order to coordinate a site visit for Regional staff
and/or EEAC members.
Record of Site Condition
In accordance with the Region of Waterloo’s Implementation Guideline for the
Review of Development Applications on or Adjacent to Known and Potentially
Contaminated Sites, a Record of Site Condition (RSC) is required for the
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subject lands. As per the Guideline, where an Official Plan Amendment is
accompanied by a Zoning By-law Amendment, completion of the RSC will be
required prior to final approval of the zoning by-law amendment with the use of
a holding provision or prior to registration (as a condition of draft approval) of
the Plan of Subdivision.
Hydrogeology and Source Water Protection
This property lies within a Wellhead Protection Sensitivity Area (WPSA) 4 and
WPSA 7 and Part IV Area of the Clean Water Act. The property also lies within
the subwatershed boundary for Moffatt Creek, and will therefore need to meet
the study and monitoring requirements outlined in the Moffatt Creek
Subwatershed Plan. The following studies will be required as part of the
complete OPA, ZBA and Plan of Subdivision applications:
1.
2.

3.

4.
5.
6.

Hydrogeological Study
Preliminary Stormwater Management Report, including water
balance
 Post-development infiltration volumes must match or exceed predevelopment infiltration volumes
 The infiltration of runoff from roads or parking lots is generally not
supported, unless it is required to meet the pre-development
water balance
Salt Impact Assessment
 Salt loading calculations must take into consideration salt applied
to private parking lots and/or private roads
Proposed pre-, during- and post-construction Groundwater
Monitoring Program
Source Protection Potential Contamination Study (due to adjacent
High TID threats)
Notice of Source Protection Compliance (Section 59 Notice)

Regional staff does not support the use of geothermal energy systems at the
subject property. This prohibition will need to be written into the site-specific
zoning by-law for the subject lands.
A Salt Management Plan (SMP) will be required as part of any future Site Plan
application/plan of condominium for any blocks proposing private parking lots
and/or private roads. As part of the SMP, the applicant is encouraged to
incorporate design considerations with respect to salt management, including:
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Ensure that cold weather stormwater flows are considered in the site
design. Consideration should be given to minimize the transport of
meltwater across the parking lots or driveway. This also has the
potential to decrease the formation of ice and thereby the need for deicing.
Directing downspouts towards pervious (i.e. grassy) surfaces to prevent
runoff from freezing on parking lots and walkways.
Locating snow storage areas on impervious (i.e. paved) surfaces.
Locating snow storage areas in close proximity to catchbasins.
Using winter maintenance contractors that are Smart About SaltTM
certified.
Using alternative de-icers (i.e. pickled sand) in favour of road salt.

The applicant is eligible for certification under the Smart About SaltTM program
for this property. Completion of the SMP is one part of the program. To learn
more about the program and to find accredited contractors please refer to:
http://www.smartaboutsalt.com/. Benefits of designation under the program
include cost savings through more efficient use of salt, safe winter conditions
by preventing the formation of ice, and potential reductions in insurance
premiums.
Water Services
A Functional Servicing Report will be required as part of the complete OPA,
ZBA and Plan of Subdivision applications. The following are additional
comments for the applicant’s consideration.
The subject site is currently located in the Cambridge Zone 1 pressure zone
(CAM1), with an existing hydraulic grade line (HGL) of 332 mASL. Cambridge
Zone 1 will be undergoing adjustments to the HGL. In the near future, this
location will be serviced from Pressure Zone Cam 1a, as such, the applicant
should account and design for the future expected hydraulic grade line of 349.5
mASL for the ultimate design of the site. The anticipated timeline for the HGL
adjustment is by end of 2023.
The proposed development is bounded by two regional roads, Franklin Blvd. to
the west and Main St. to the south. A 450 mm Regional watermain exists on
Franklin Blvd. No regional watermain currently exists or is planned for on Main
St. adjacent to the proposed development. Main St. has an existing local 300
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mm dia watermain. Previous studies had this local watermain looping to
Wesley Blvd. and further east for future growth as a 300 mm dia watermain
(Cambridge Zone 1a Pressure Boundary Optimization Study, Stantec April
2011). The existing watermains adjacent to the proposed development on both
Franklin Blvd. and Main St. are currently connected to pressure zone Cam 1.
The watermains in the subdivisions south of Main St. are serviced from
Pressure Zone Cam 1a.
Franklin Blvd. was just recently reconstructed in this area under contract
T2015-148. There is an existing 450 mm regional watermain located on
Franklin Blvd. No local watermain was constructed running parallel to the
regional main, however a local watermain was constructed under this contract
to provide servicing for future development. Please refer to drawing C1357053 for exact location of the local watermain to provide future servicing to the
site. The applicant should be made aware that no connection to regional
watermains will be permitted in accordance with Section B.2.1.4.1 of the
Design Guidelines and Supplemental Specifications for Municipal Services for
January 2020.
Block 2 on the proposed plan dated March 26, 2020 has frontage on a new
proposed local identified as Street A and water services should be provided
from Street A.
Archaeological Resources
The subject property does not appear to possess the potential for the recovery
of archaeological resources. The applicant should be made aware that:


If archaeological resources are discovered during the development or
site alteration of the subject property, the applicant will need to
immediately cease alteration/development and contact the Ministry of
Heritage, Sport, Tourism and Culture Industries. If it is determined that
additional investigation and reporting of the archaeological resources is
needed, a licensed archaeologist will be required to conduct this field
work in compliance with S. 48(a) of the Ontario Heritage Act; and/or;



If human remains/or a grave site is discovered during development or
site alteration of the subject property, the applicant will need to
immediately cease alteration and must contact the proper authorities
(police or coroner) and the Registrar at the Bereavement Authority of
Ontario in Compliance with the Funeral, Burial and Cremation Services
Act, 2002 S. 96 and associated Regulations.

Corridor Planning
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Conditions of Approval
Approval of Road Dedications, Transportation Impact Study, Noise Study,
functional design and cost estimate for any road works, provisions for transit
and the implementation of any required noise mitigation measures would be
required prior to draft approval and/or as a condition of final approval of the
future draft Plan of Subdivision application.
Regional Road Dedication
At this location, Regional Road #97 (Main Street) has a designated width in the
Regional Official Plan (ROP) of 100 feet. While an approximate 20 ft road
widening would be required along a portion of the Main Street frontage to
satisfy the ROP designated width, only 17 feet can be acquired free and clear
at no cost to the Region. Regional staff will determine if the additional 3 feet
will be required, at the Region’s expense, and advise the applicant at the time
of a formal planning application. Also, 25ft daylight triangles would be required
at the 2 intersections of Main Street and Street A. The daylight triangles should
be measured from the new Main Street property line after the road widening.
An Ontario Land Surveyor (OLS) would have to determine the exact road
widening. It is recommended that the OLS contact Region staff to discuss the
road widening prior to preparing the draft Plan of Subdivision. The land must
be dedicated to the Region of Waterloo for road allowance purposes and must
be dedicated without cost and free of encumbrance. All land dedications
should be identified on the draft plan.
Access Permit/TIS/Access Regulation
A Transportation Impact Study (TIS) will be required as part of the complete
OPA, ZBA and Plan of Subdivision applications. There will be a $402.50 fee
for the review of the TIS by Regional staff. Before Regional clearance can be
provided, any recommended and approved off site works would require an
approved functional design and approved cost estimate to the satisfaction of
the Regional Solicitor.
Regional Access Permits will be required for the two (2) proposed intersections
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of Main Street and Street A. The fee for the issuance of the permits is $230
each (total $460).
Also, Access Permits will be required to close the existing accesses to the
properties. There is no fee for these permits. The application for Regional Road
Access Permits can be found on the Region’s website at
http://www.regionofwaterloo.ca/en/doingBusiness/RoadandTrafficPermits.asp.
Transit Planning
Grand River Transit staff have identified the possible improvement of services
in this area in the future. Future development applications may be subject to
the provisions of transit easements and funding for transit infrastructure along
Franklin Boulevard and Main Street.
Environmental Noise
It is the responsibility of the developer to ensure the proposed development is
not impacted by anticipated transportation noise from Main Street and Franklin
Boulevard. Therefore, an Environmental Noise Study for the proposed
development will be required as part of the complete OPA, ZBA and Plan of
Subdivision applications. The noise level criteria and guidelines for the
preparation of the transportation aspects of the Environmental Noise Study are
included in the Region of Waterloo Implementation Guideline for Noise
Policies. Any requirement for the analysis of transportation and stationary
noise impacts must comply with the Ministry of the Environment, Conservation
and Parks Guideline NPC-300.
The noise consultant must be pre-approved by the Region of Waterloo and is
responsible for obtaining current information, applying professional expertise in
performing calculations, making detailed and justified recommendations and
submitting the Consultant Noise Study Declaration and Owner/Authorized
Agent Statement.
There is a $250 fee for the preparation of traffic forecasts and the review of the
Environmental Noise Study by Region of Waterloo staff. The noise consultant
preparing the Environmental Noise Study must complete and submit a
Transportation Planning Noise Assessment Fee Form. The form can be found
at
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http://www.regionofwaterloo.ca/en/doingBusiness/resources/Noise_Assessmen
t_Fee_Application.pdf. As indicated on the form, traffic forecasts for noise
assessments will be prepared within 15 business days of the data request, but
will be withheld if payment has not been received.
Conditions of future Site Plan application
Approval of Lot Grading Plan and Stormwater Management Report would be
required prior to final approval of any future Site Plan application.
Stormwater Management & Site Grading
Storm sewers within the Regional road right-of-way are generally sized and
designed to only accommodate stormwater from the right-of-way and in some
instances off road surface drainage under existing conditions. A private
stormwater connection to any storm sewer on Main Street or Franklin
Boulevard will be discouraged where an alternate stormwater connection is
available, including infiltration if soil conditions and Source Protection under the
Clean Water Act allow, or if it is determined that the Main Street or Franklin
Boulevard storm sewer does not have the sufficiency (condition and capacity)
to accommodate private stormwater flows from this site. It is the responsibility
of the applicant’ s engineering consultant to determine an appropriate
stormwater outlet from this site and the sufficiency of the receiving storm
system if there is no other option available and to include this information in the
Stormwater Management (SWM) Report. The applicant or their consultant
should contact Mr. Malcolm Lister, Manager, Technical Services for the Region
of Waterloo at 519-575-4432 or mlister@regionofwaterloo.ca to determine if
any engineering plans and/or further technical information for Main Street is
available which may be of assistance.
The applicant must submit a detailed Site Grading & Drainage Control Plan(s)
and Site Servicing Plan(s) along with a SWM Report (including an electronic
copy) to the Commissioner of Planning, Development and Legislative Services,
Region of Waterloo for approval. This should include drainage details for the
subject property, abutting properties and the public road allowance so as to
ensure compatible drainage and to show thereon all existing and proposed
connections to the municipal storm sewers, sanitary sewers and water mains
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and all detailed erosion and siltation control features, all to the satisfaction of
the Region of Waterloo.
The site must be graded in accordance with the approved plan and the
Regional Road allowance must be restored to the satisfaction of the Region of
Waterloo.
Please be advised that any new servicing connections or update to the existing
servicing would require Regional approval through a separate process of
Municipal Consent.
Other
A Site Plan pre-consultation fee of $300 will be required, and a Site Plan
review fee of $805 will be required for the review and approval of a future Site
Plan application.
The Region’s 2020 Transportation Capital Program identifies this section of
Main Street for reconstruction in 2026.
Application Fees
In accordance with Regional Fee By-law 19-016, the following are the Regional
application review fees:









$1,150 – Zoning By-law Amendment fee;
$5,750 – Official Plan Amendment fee;
$6,525, plus $250 per hectare (to a maximum fee of $15,525); and
$2,000 registration release fee per phase to be submitted prior to
registration;
$2,300 – Scoped EIS review fee;
$250 – Noise Study Review fee to be submitted with the required form
as per comments above;
$402.50 – TIS Review fee; and,
All fees related to the approval of any future Site Plan application and
any Regional Access permits.

Regional Development Charges
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Any future development on the subject lands will be subject to provisions of
Regional Development Charges By-law 19-037 or any successor thereof.
Summary
In summary, the following studies/fees must be submitted as part of the
complete OPA, ZBA and Plan of Subdivision applications:



















Planning Justification Report
Public Consultation Strategy
Environmental Impact Statement
Hydrogeological Study
Preliminary Stormwater Management Report
Salt Impact Assessment
Groundwater Monitoring Program
Source Protection Potential Contamination Study
Section 59 Notice
Transportation Impact Study
Environmental Noise Study
Functional Servicing Report
$1,150 – Zoning By-law Amendment review fee
$5,750 – Official Plan Amendment review fee
$6,525, plus $250 per hectare (to a maximum fee of $15,525) –
Subdivision review fee
$2,300 – Scoped EIS review fee
$250 – Noise Study Review fee to be submitted with the required form
as per comments above
$402.50 – TIS Review fee

An electronic copy of the applications(s) and all plans and reports are to be
submitted to PlanningApplications@regionofwaterloo.ca in addition to the
paper copies.
Contacts
Community Planning
Sylvia Rafalski-Misch, MCIP, RPP
Principal Planner

Corridor Planning
Cheryl Marcy, C.E.T.
Transportation Planner
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519-575-4500 ext. 3114
SRafalski-Misch@regionofwaterloo.ca
cmarcy@regionofwaterloo.ca

519-575-4757 ext. 3243

Please note: Comments and requirements are based on the information
provided by the applicant during the pre-submission process. Should
new details and/or information become available through the application
process, the above-noted requirements are subject to change.

City of Cambridge, Building
Contact:
Kathryn MacDonald
Phone:
(519) 621-0740 ext. 4306
Email:
macdonaldk@cambridge.ca
• No comments.
City of Cambridge, Economic Development
Contact:
Trevor McWilliams
Phone:
(519) 740-4683 Ext. 4800
Email:
mcwilliamst@cambridge.ca
D09/20 – 840 – 940 Main Street East – Economic Development Comments
Development Planning has noted that the proponent is requesting preconsultation for a proposed Official Plan amendment, Zoning By-law
amendment and Draft Plan of Subdivision for the lands located northeast of
Franklin Blvd and Main St. Nine (9) residential blocks and a public road is
proposed. Open space, stormwater management ponds and a park block are
also proposed. The residential unit range is between 935 and 1,250 units. The
subject property is within the under review Main & Dundas Secondary plan
area. The land is currently zoned and designated for industrial land uses. The
property is also under a longstanding appeal to the 2012 Official Plan.
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The applicant has submitted a proposed Draft Plan which is located outside the
Built Up Area noted on Map 1A in the Official Plan. The plan is uniformly
residential and it is noted that no affordable housing is planned currently (none
noted from the application). Economic Development Staff has no objection to
the lands being redesignated from industrial to non-industrial as determined
through the ongoing Secondary plan. A continuation of the heavy industrial
uses (M4 zoning) from the north could cause major land use compatibility
issues to the South East Galt/Greengate residential subdivision located directly
to the south of Main Street. The large open space area at the north of the site
provides for a wonderful, natural transition area for the proposed development.
However, Staff would prefer to see some mixed use development incorporated
into the proposed Draft Plan. Main Street (Regional Road 97) is a perfect
location to have mixed uses to allow live, work, and play, while better utilizing
infrastructure. In addition, the applicant should consider the incorporation of
affordable housing. Creative planning could easily provide for mix uses in
combination with affordable units which are greatly needed in the current
housing continuum for Waterloo Region, and not just Cambridge.
Some additional comments:


Franklin Blvd and Main Street are Regional roads and are serviced by
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GRT Transit.
There is a large salvage yard located directly to the north of the subject
site (Woznuk Bros. Limited, 1050 Main Street East) which may cause
land use compatibility issues due to noise (metal shearing, etc).
Full development charges are applicable in this area.

Conclusion
Economic Development Staff are supportive of a proposed comprehensive
development. The natural site characteristics allow for a transition area from
the existing heavy industrial uses to the north.
However, alternatives incorporating mixed use developments, as well as
affordable housing, should be investigated given the location of the site. Such
developments are preferable as opposed to a homogeneous residential plan.

City of Cambridge, Parks, Recreation & Culture
Contact:
Paul Willms
Phone:
(519) 740-4681 Ext.4262
Email:
willmsp@cambridge.ca
The following Parks, Recreation & Culture Division (PRCD) comments and
submission requirements are based on information provided in the application. The
requirements are based on the mandates of the PRCD (parks, trails, forestry,
cemeteries, etc.) and applicable legislation. The comments below are initial, based
on the information received to date, and may change with further detail, further
discussion with or submissions by the proponent, alternative concept designs, and/or
changing City or other policy between now and submission of a complete application.

PRCD last commented upon presubmission applications associated with these
lands February 2014 and February 2016. Those comments required street
trees, tree management plan, size location and phasing of park with one large
park preferred over smaller scattered parkettes. It should be noted that these
previous applications were for much fewer residential units (300-600) yet
required 1-2 hectares of parkland.
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SUBMISSION REQUIREMENTS, CONDITIONS AND COMMENTS:
Parkland Dedication
The applicant should be aware that amendments to the Planning Act, which
have not yet been proclaimed in force, may change how much and when
parkland dedication is required. These changes will also provide authority for
community benefits charges to be imposed by municipalities as an alternative
to parkland dedication. Once regulations are finalized by the Province, and
these amendments are proclaimed in force, the City will need to determine
whether to proceed with a Community Benefits Strategy and By-law. In the
interim, the City’s current Official Plan policies would apply.
Parkland dedication will be required as a condition of approval in the form of
land. Parkland dedication will be required as developable land to service the
incoming proposed population’s recreational needs in lieu of no existing or
nearby parks within walking distance service levels.
No parkland exists within walking distance service levels at this time (i.e. 500m
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to neighbourhood park, 1000m to community park). The closest parks are
Greengate (2.6 hectares, ~750m walking distance) and future SE Galt
schools/recreation complex (~1.5km).
The proposed 0.518 ha park block is considered inadequate to support the
development proposed. Based on the proposed densities and the proximity of
existing parks, the minimum amount of land required for public recreational
purposes to support the existing service levels (i.e. approximately 28 sq.m per
person / 2.8 ha per 1000 residents) would be in the 2-3 hectare range.
Under the current parkland dedication policies for the amount of units, 3-4
hectares would be required at the 1/300 rate and any difference or balance in
cash-in-lieu. The applicant should provide alternative draft plan concepts with
appropriately-sized park blocks to serve the incoming residents.
Tree Management Plan / Tree By-law Permit Application / Compensation
Planting Plan
A Tree Management Plan (TMP) / Tree By-law Permit will be required. No
trees are to be removed prior to an approved tree management plan and
permit.
The tree by-law permit application offers either a payment option to the
Replacement Tree Fund for trees to be removed or the applicant can provide a
Compensation Planting Plan to offset the payment (by planting trees instead of
paying the fee to the Replacement Tree Fund). If the applicant is proposing a
Compensation Planting Plan it must be provided at the time of submitting the
TMP/tree by-law permit application and all planting locations must be on
private property – not public property - otherwise the fee and Replacement
Tree Fund amount must accompany the submissions.
These documents must be submitted by an arborist. The applicant should also
build in the necessary time to obtain signatures from neighbours for any
boundary trees as per the Forestry Act. The permit will not be approved if the
applicant does not have signatures on the application form from the
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neighbor(s) and the applicant may have to change plans/preserve the tree(s),
submit multiple applications for doing tree removal while waiting for signatures
for trees on a different part of the site, or continue with one application and the
pursuit of signature from the neighbor. The applicant should also note, and is
responsible for, any other approvals needed such as an agreement with the
neighbor (and proper insurance, etc.) for access through their lands if
applicable; or, if a neighbour’s approved Site Plan is impacted by tree
removals, a red-line application for modifying the Site Plan would need to be
processed prior to processing the tree by-law permit. If endangered species
are inventoried, the required permits from the Province will need to be acquired
before the City permit is approved. Responsibility to build in the required time
and meeting timing windows are the sole responsibility of the applicant.
A Tree Management Plan (TMP) will provide an inventory of trees above 10cm
dbh, demonstrate Tree Protection Zone fencing for taking trees through the
construction process, and will complete compensation calculations for trees
above 20cm dbh under the private property by-law, and if applicable,
compensation or protection of City street trees. The City’s by-laws which
govern the TMP include the following:



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

The City’s street tree by-law (71-06) concerns trees in the right-of-way typically
called “street trees”. You may be proposing a new driveway (or a driveway on
a new severance) that would require removal of a City-owned street tree.
Approval for city street tree removals is not always forthcoming and plans may
have to be adjusted. The full replacement cost of the tree is required and
should be reflected on the tree by-law permit spreadsheet by not applying the
95% discount afforded to private property tree removals.
If your property fronts onto a Regional road, and “street trees” are in the right of
way (i.e. Region of Waterloo owned trees) these must also be captured within
the tree management plan/inventory. There is no by-law specific to Regional
Road street trees but you must contact the Region’s corridor planning staff and
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the Region’s environmental planner. If permission is granted (it may not be) to
remove a healthy Region street tree, there is a requirement for 2:1 replacement
and this should be reflected in the compensation plan for Region staff review.
If trees are removed without permission, a person may be charged with theft
and also for working on Region property without permits and approvals under
the applicable by-law.
The City’s private property tree by-law (124-18) applies to all the trees on your
site (above 20cm dbh) and prohibits removals without an approved permit and
Tree Management Plan. Injury or destruction of trees requires compensation
planting and/or contribution to the Replacement Tree Planting Fund. If the
applicant chooses to produce a compensation planting plan (i.e. standard
Landscape Plan noting trees and also reflecting them in the permit
spreadsheet) in order to reduce or eliminate the amount of Replacement Tree
Fund payment this should be submitted with the permit application.
The Tree Management Plan should feature a table/plan and report, including a
Detailed Inventory of each tree above 10cm dbh (subject to any scoping) and
outlining:
1. Any permit requirements or information from the City tree by-laws (i.e.
take all trees above 20cm dbh from the inventory and use the Tree
Permit Application Form table to calculate compensation costs);
2. trees to be retained (and protection measures) and trees to be removed
due to construction, grading, etc.. Trees to be injured and the measures
to limit impacts will also be depicted on the plan alongside removals and
retained trees with their Tree Protection Zone fencing;
3. special attention should note proposed protection measures, or removal
rationale in the inventory table, for trees in the following categories:
a. on boundaries, or “straddling trees” - these trees will require the
written permission of the neighbour/owner to remove as per the
Forestry Act and signatures provided on the permit application form;
b. trees regulated by others (e.g. Endangered Species such as
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Butternut, or Region Road trees);
c. on adjacent properties should their pre-construction driplines
enter the construction zones;
d. on City right-of-ways through the City street tree By-law 71-06
(trees on Region Roads will require Region permission to remove);
e. trees regulated by the City’s private property tree By-law 124-18.
Trees above 20cm dbh. The application form, arborist’s
assessment, and compensation planting plan or funds will be
required as part of the tree management plan submission.
Compensation planting plan trees do not include trees already
required or on what is to become public property but must be
established on private property (e.g. street trees, EIS restoration
plan or buffer planting trees are planted on public property and are
already required therefore they do not constitute “compensation
planting plan” trees to credit toward the Replacement Tree Fund
amount owing under the private property tree by-law)
f. For compatibility reasons it is strongly recommended that the
screening vegetation (trees and shrubs) be retained where the
subject property adjoins residential.
Trails
A Trails Concept Plan will be
required as part of a complete
application submission and detailed
trails plans (Engineering and
Landscape sheets) as a condition
of approval on Plan of Subdivision.
The Trails Concept Plan will inform
the scope of the EIS and various
proposed trail alignments may be
examined in terms of impacts and
mitigation measures before a final
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network is proposed on the draft plan. Mitigation measures as recommended
in the EIS will go forward to Detailed Design (Landscape Plan submissions)
and as a condition of approval. All trail segments (lands) will be in City
ownership and not easements. The Trails Concept Plan will also take into
account Accessibility, connections to other trails and public spaces, including
the integration of Stormwater Ponds, and all other related items (e.g.
pedestrian refuges and crossings, trailheads, seating, fixtures and
infrastructure such as retaining walls to support the overall trail development).
Proposed trails will be a minimum of 10m off private property lines and will not
be accepted abutting private property. Given grading and slopes in most
instances, trails should not be situated in buffers but instead be situated at the
base of buffers, or within the feature 10-15m. Trails should be blazed in such a
way to avoid sensitive environmental features (e.g. the oak savannah remnants
on the property) but at the same time traverse the property in such a way as to
discourage footpaths and desire lines. The trail should offer an experience
comparable to other natural trails in the region.
Site visits are required to investigate potential alignments and to ground truth
the proposed alignments prior to EIS investigations. Integration with other
aspects of the EIS (e.g. buffer planting with trail alignment, retaining walls,
grading in buffers, etc.) will be to the satisfaction of the City, Region, and
GRCA. Proposed trails may be situated within buffers or features and all
approvals, including GRCA permits and other environmental and engineering
studies associated with the development of a trail network are the sole
responsibility of the developer.
The Trail Concept Plan will then be refined through grading plans of the
Engineering Submission and Landscape Plans. The required consultation is
with the Cambridge Cycling and Trails Advisory Committee and Accessibility
Advisory Committee but also includes depicting the Trail Concept Plan at any
public meetings associated with the application (Zoning, Draft Plan, etc.).
The City’s Local Service Policy (within the Development Charges By-law)
defines trails as part of the transportation network and the responsibility of the
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developer to finance, design and construct.
A 15m wide greenway extends through Greengate up to Main St. It is the
City’s intention to acquire land or other means of connecting this greenway to
Main St. The applicant should incorporate and refer to this into the Trails
Concept Plan. The greenway lines up with the western entrance of the
proposed subdivision road and it would be appropriate to continue the 3m Multi
Use Trail instead of 1.2m sidewalk into the subdivision (subject to
Transportation Division review and approval).
Additional walkway blocks may be required through the proposed
condominium/residential blocks, beyond the one access depicted on the draft
plan, for CPTED and connection purposes, but this will be determined through
the Trail Concept Plan review.
Street Tree Plan, Stormwater Management Plan, or other Landscape
Plans
A Street Tree Plan and letter of credit on applicable planning application will be
required on Plan of Subdivision as a condition of approval. Street trees are
required to be established every 12m of road frontage as per the City
Standard/Engineering Development Standards Manual. The applicant will
calculate the total road frontage, divide by 12, and provide an applicable letter
of credit; should the applicant not meet the required minimum number of trees
(e.g. due to the Composite Utility Plan and other conflicts) the Engineering
Manual notes trees may be planted in parks or private property. The City will
accept trees on private property as completing the streetscape however this is
not a preferred remedy. Road profiles may need to be increased, silva cells
used, or other means of achieving a treed streetscape. Large sections of
“missing teeth” in the treed streetscape will not be accepted and the onus will
be on the applicant to resolve the issue and provide the room for utilities, trees,
and other services to co-exist. Cash-in-lieu of trees will be required if the
applicant cannot meet the minimum required trees, and has first explored
alternatives and options with PRCD. The preferred option is to keep the trees
on the streetscape in public ownership and within the subject site as an
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investment in its canopy. Alternatives to meet deficiencies in street trees are
encouraged, for example promenades or double-rows or larger spaded trees in
order to provide a treed streetscape/meet 30% canopy coverage within the
subject site. Another option involves upsizing trees (e.g. spaded trees being
the equivalent cost of 7 regular street trees) to make up for the number of trees
not able to be planted due to conflicts. Street trees will be situated in
appropriate silva cells or similar structures with appropriate soil volumes and
should be reflected in the Engineering Submission as Details for the Plan of
Subdivision (for public roads) and on Site Plan (for internal blocks, commercial,
residential condominium, etc.).
The applicant should be meeting the 30% canopy coverage target of the Urban
Forest Plan with their street tree, compensation tree, or other plantings (or
through protection of existing trees through the grading and development
process).
Record of Site Condition
A record of site condition (RSC) would be a condition of approval for any lands
coming into City ownership as per the Official Plan policies (e.g. the OS lands,
park block, walkway blocks).
Fencing
The City’s policy applies and a Fence Plan would be required as a condition of
approval, with letter of credit for the City Standard chainlink fence separating
future private property from future or existing City-owned property.
Open Space
An Open Space block is proposed but its area is not given in the Draft Plan of
Subdivision Table (please provide). A Trail / walkway block connects the road
to this OS and it is assumed that the applicant is proposing a trail plan. These
lands should therefore be conveyed to the City as a condition of approval
(however these natural area lands do not qualify as parkland dedication
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according to Official Plan policies). Access to the block will be required and
may entail additional walkway blocks from the public road through
condominium blocks to the natural area blcok. Given the wrecking yard use an
RSC will be required as a condition of approval and conveyance. Open space
blocks will have to be cleaned up prior to conveyance to the City of all
dumping, campsites, and other debris and this will be a condition of approval.
Other
The OS block contains wetlands. Given the ongoing issues with Portuguese
Swamp and other locations where development abuts wetlands this nuisance
factor should be taken into account in proximity of residential areas. No buffer
will deter the range of mosquitoes but land uses such as commercial, or
notification clauses in purchase agreements, should be considered.
Mosquitoes should also be considered for trail plans (i.e. alignments chosen
that minimize the nuisance potential) and site visits at the appropriate times
should determine the nuisance factor for trail users (and suggest alternatives if
need be).
Accessibility for Ontarians with Disabilities Act (AODA) Design Standard
for Public Spaces (DOPS)
The Supervisor of Accessibility and Inclusion Services normally provides
comments at the Site Plan stage. Public facilities (trails, parks) will be required
to meet accessibility standards and consultation with the City’s Accessibility
Committee is mandatory.
BACKGROUND INFORMATION AND ANALYSIS:
Summary of Proposal / Concept
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Existing Urban Forestry, Parks Recreation and Trails in the Vicinity
Street Trees
 Trees in right-of-way are regulated by By-law 71-06 – “City-owned street
tree by-law”.


All other trees on the site are regulated by By-law 124-18 – “private
property tree by-law”.
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Trees along a Regional road are regulated by the Region of Waterloo.

There are no street trees regulated by By-law 71-06, nor any Region street
trees in the inventory to take account of in the required Tree Management Plan
/ Tree By-law permit.
Urban Forest Canopy (2013 Canopy Assessment) (see excerpt map from
Tree Canopy layer below)




City of Cambridge = 27%
“Eastview” Neighbourhood = 31%
840 Main St. = 37.86% and “0” Fountain St. = 53.52%

Parks, Recreation, Trails
The City of Cambridge service levels call for a Neighbourhood Park within
500m walking distance and/or Community Parks within 1000m walking
distance.


The subject lands are not adjacent to a City-owned property.



Nearest existing parks, trails, playstructures, public space, recreational
amenities, etc. owned by the City or others (walking distance):
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-

Greengate Park and trail system ~750m
(future) SE Galt campus ~1.5km

City of Cambridge, Senior Planner - Environmental
Contact:
Kathy Padgett
Phone:
(519) 623-1340 ext. 4826
Email:
padgettk@cambridge.ca
A wetland and woodland identified as a Regional Core Environmental Feature
and a woodland identified as a Locally Significant Natural Area are located on
the subject property. A scoped Environmental Impact Statement (EIS) will be
required to determine setbacks and to mitigate impacts from the proposed
development as per Region and City Official Plan policies.
The Terms of Reference (TOR) for a scoped EIS for this site was circulated to
agencies for review on May 3, 2019. The City provided comments on May 13,
2019. The final version of the TOR was circulated on August 12, 2019.
City staff also attended a site visit to stake the wetland boundary on June 25,
2019. A site visit was also scheduled for the woodland dripline staking but was
cancelled by the consultant who indicated that it was premature to delineate
the woodland boundaries at that time. Another site visit was not rescheduled as
far as City staff are aware. City staff would like to be present to confirm the
dripline.

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

Provide a Preliminary Site Grading Plan
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Provide a Preliminary Site Servicing Plan



Provide a Stormwater Management Report



Provide a Functional Servicing Report



A sanitary sewer capacity assessment application is to be submitted
to the City to confirm sufficient capacity to service the proposed
development (to be submitted with the FSR).

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


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



This site is also located within the Moffatt Creek Watershed and as
such the Moffat Creek Watershed Plan and Comprehensive
Environmental Impact Statement (completed by Cambridge
Engineering and Planning 1996) and South East Galt Community
Servicing Study (completed by Stantec 1999) should also be reviewed
for any additional requirements.



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

Servicing
 City records indicate that the following municipal services are located
adjacent to the subject site:
Main Street:
- 300mm dia. watermain (terminates at east side of 805 Main St.)
- 300mm dia. sanitary sewer (terminates at east side of 805 Main
St.)
- Main Street has a rural cross-section with road side ditches.
- There is a 525mm storm sewer (Region owned) just to the west of
the subject site which collects drainage from the road side ditches.
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Franklin Blvd.:
- 450mm dia. watermain (Region owned)
- 250mm dia. sanitary sewer
- 300mm dia. storm sewer (Region owned)


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



A sanitary capacity assessment application is to be submitted by the
Applicant once the sanitary servicing approach is outlined in the
Functional Servicing Report.



Once the capacity assessment is received Staff will confirm if there is
sufficient downstream reserve capacity to service the proposed
development once the assessment has been completed by the City.



Approximately 16.7ha of the subject site was accounted for in the
design of the Main Street Sanitary sewer (roughly the portion south of
the wetland and west of 940 Main Street).



City records indicate that this 16.7ha drainage area was assumed as
an (H)R4 zone with a population density of 64p/ha.



These records also indicate that the north-west corner of the property
(north of the wetland) was included in the Franklin Blvd. sewer
drainage area but were assumed as an M3 Zone (general industrial).



The remaining portion of the site (from the 940 Main Street property to
the east limits of subject site) was accounted for in the design of the
SE Galt trunk sewer but was also assumed as Industrial lands.



The SE Galt trunk sewer has not yet been constructed north to Main
Street and is currently stubbed at Maple Bush Dr. just east of Wesley
Blvd. (at the Moffat Creek Subdivision limits).



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



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



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


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

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


Provide centerline of road elevations for full frontage.



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



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



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

Erosion & Sediment Control
 Provide silt/erosion control fencing for control of siltation/erosion to
abutting properties and ROW.
General


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



Grading and drainage require G.R.C.A. approval.



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



Under NO circumstance is a connection to the municipal water system
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to be made without the consent and presence of City of Cambridge
Public Works staff. Please note that, per Regulatory requirements,
only certified water operators may isolate watermains or reconnect
isolated watermains.
City of Cambridge Transportation Engineering
Contact:
Jason Leach
Phone:
(519) 621-0740 Ext. 4268
Email:
LeachJ@cambridge.ca
Transportation Engineering Action Items
 A Transportation Impact Study is required. The study consultant must
arrange to meet with Transportation Engineering staff prior to the
study commencing to discuss the requirements of the study. A TIS
review fee of $200 is also required.
 Street ‘A’ is to have a 20.0m road allowance with sidewalk on both
sides as per City Standard Drawing C106.
 All residential Blocks with more than 26 units will require two
accesses. This may be difficult with the current configuration and
street frontage of Block 9 and possibly Block 8. Refer to the City’s
access standards for more details.
Transportation Engineering Comments
 None.
City of Cambridge Sustainable Transportation
Contact:
Lisa Chominiec
Phone:
(519) 740-4680 Ext. 4619
Email:
chominiecl@cambridge.ca
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No comments.
City of Cambridge Accessibility
Contact:
Robyn Hyland
Phone:
(519) 740-4680 ext 4292
Email:
HylandR@cambridge.ca
Action Items:
 On site plan, we will be looking for accessible parking spaces adhering
to AODA Design of Public Spaces Standards, accessible signage,
pedestrian crossings include curb cuts and tactile warning surface
indicators and accessible parking spots that have access to the
entrance. Please also note accessibility comments provided by the
Parks, Recreation and Culture Division.
Comments:
 Type A parking spaces must have 3400 mm minimum width and
signage designating them as ‘van accessible’. Type B parking spaces
must have 2400 mm minimum width and signage designating them as
accessible. Access aisles must be adjacent to accessible parking
spaces, run the full length of the space, be marked with high tonal
contrast diagonal lines, and have 1500 mm minimum width.
 Consider making some residential units accessible, with adaptable
kitchens, roll-in showers, and accessible door widths and thresholds.
 Please refer to the Global Alliance on Accessible Technologies and
Environments (Gaates), Illustrated Technical Guide to the Accessibility
Standard for Design of Public Spaces,
https://gaates.org/DOPS/default.php

City of Cambridge, Fire Department
Contact:
Mark Yantha
Phone:
(519) 621-6001 Ext. 2225
Email:
YanthaM@cambridge.ca
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Show all Fire Hydrants.
Indicate Fire Department connections if sprinklered.
Label/show Fire Routes.
Further requirements at Site Plan Stage.

Energy+ Inc.
Contact:
Phone:
Email:

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

Energy+ Inc. has no objection to the request by the Applicant.
The Applicant would be required to enter into a Service Agreement with
Energy+ to establish the terms and conditions to service the Plan of
Subdivision consisting of 935 – 1250 multi residential units.
Our comments for the proposed draft plan will include:
1) The Owner/Applicant will be required to enter into an agreement with
Energy+ Inc. to establish the conditions and costs to provide electrical
service to this development at 100% Owner/Applicant cost. Please
allow a minimum of 6 months for determination of service needs.
1) The Owner/Applicant will be responsible for all costs associated with the
relocation and/or upgrade of the existing electrical plant, if required as a
result of this proposal.
2) The Owner/Applicant will be required to grant easements to the
satisfaction of Energy+ Inc., if required as a result of this proposal.
Comments:
Refer to Energy+ Inc. Residential Spec book at www.energyplus.ca Hydro
poles/guy wires and anchors/padmount transformers/switching units/service
pits/street light poles to be 1.5m from driveway entrances/curbs.
Relocation at 100% owners’ expense.
All planting near Energy+ owned overhead power lines and padmount
equipment must be installed in accordance to
http://www.esasafe.com/assets/image/Tree-Planting.pdf
Must maintain required clearances (ESA & Energy+) from existing overhead
electrical plant.
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Owner/Applicant may be required to provide ESA clearance calculations to
existing overhead electrical distribution equipment. Calculations must be
signed off by a P.Eng. as per Energy+ Inc, Current Conditions to Service,
lastest edition, only one service per property is permitted.
Additional comments maybe provided when the application is submitted.

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

DATE:
GRCA
FILE:
RE:

City of Cambridge
Bryan Cooper

April 21, 2020

YOUR
Please see below.
FILE:
N:\Waterloo Region\CAMBRIDGE\2020\Pre-con\D9-20-840
Main St E\Comments-Apr2020
Development Pre-Consultation Application (D09/20)
Kirtaff Holding Inc. (c/o MHBC Planning)
840 Main Street East
City of Cambridge

GRCA COMMENT*:
In support of future Planning Act applications, the GRCA requires that the
applicant provide preliminary grading plans, scoped environmental impact
study, functional servicing, stormwater management reports, and
hydrogeological study. Additional detailed comments are provided below.
BACKGROUND:
1. Resource Issues:
Information currently available at this office indicates that portions of the
subject lands contain the Moffat Creek Provincially Significant Wetland
Complex, pockets of smaller wetlands, watercourse, and their regulated
allowances (refer to enclosed map). Consequently, the subject lands are
regulated by the GRCA under Ontario Regulation 150/06 (Development,
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Interference with Wetlands and Alterations to Shorelines and Watercourses
Regulation).
2.

Legislative/Policy Requirements and Implications:

It is our understanding that the purpose of this pre-consultation application is to
consider a proposal for a Master Plan for the subject lands and further support
the development of a Secondary plan for a residential development. It is our
further understanding that an Official Plan Amendment, Zoning By-law
Amendment and Plan of Subdivision applications will be required to support
this development proposal.
On April 21, 2016, the GRCA provided the following comments in response to
a previous development pre-consultation (D07/16):
The GRCA cannot support the development as proposed. In order to
determine the limits of development and appropriate setbacks from
regulated wetlands for the subject property an Environmental Impact
Statement (EIS) will be required. Detailed plans and additional studies
will be required.
Since the review of this previous pre-consultation, GRCA staff have reviewed
an EIS Terms of Reference and attended on-site in June 2019 to confirm the
wetland limits with the applicant’s ecological consultant. We note that additional
wetland pockets have been identified as a result of this recent site visit, in
addition to a watercourse.
At the time of submission of Planning Act applications, we will require the
following documentation and supporting information:
•

•
3.

Preliminary grading plans, functional servicing, and stormwater
management (SWM) reports are required to address the required SWM
quantity and quality controls and address infiltration/water balance with
the submission of a hydrogeological study.
A scoped EIS in accordance with the approved 2019 Terms of
Reference.
Plan Review Fees:

This application is within a GRCA area of interest due to presence of the
wetland areas on the subject lands. When formal applications are received, the
GRCA will confirm the applicable plan review fees and the applicant will be
invoiced for the review of these applications. Please also note that additional
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fees would be applied with the submission of any future GRCA permit
applications. The GRCA’s current fee schedule is available under the Planning
& Development section on our website at www.grandriver.ca.
We trust the above is of assistance on this matter. If you require any further
information, please contact the undersigned at ext. 2233 or
jbrum@grandriver.ca.

________________________
John Brum
Resource Planner
Grand River Conservation Authority
JB/
Encl.
cc: Matt Blevins & Kathy Padgett, City of Cambridge (via email)
Melissa Mohr, Sylvia Rafalski-Misch & Cheryl Marcy, Region of Waterloo
(via email)
Dave Aston, MHBC Planning (via email)
* These comments are respectfully submitted as advice and reflect
resource concerns within the scope and mandate of the Grand River
Conservation Authority.

Waterloo Region District School Board
Contact:
Phone:
Email:

WRDSB Planners
(519) 570-0003 Ext. 4308
planning@wrdsb.on.ca

ACTION ITEMS: (The items are required prior to Waterloo Region
District School Board (“WRDSB”) Approval) – WRDSB contact Shawn
Callon 519-570-0003 ext. 4308 [shawn_callon@wrdsb.ca;
planning@wrdsb.ca]
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Prior to final approval by the WRDSB; Student Transportation Services
of Waterloo Region (“STSWR”) is to be contacted to provide any
relevant comments on transportation requirements including school
vehicle routes and infrastructure needs(including pedestrian facilities),
and requests for student travel plans to area schools
The WRDSB reserves the right to comment further on this application
pending its further involvement in the Secondary plan for the area;
Pedestrian connections to the proposed school and recreation facility
campus on Wesley Boulevard will be constructed prior to building
permits being issued on the subject lands;
All proposed pedestrian facilities are to be secured by letters of credit or
other municipal agreements to ensure that installation occurs prior to
demand [i.e. hard-surfaced municipally maintained pedestrian walks]
Municipal approval in principle of the Site Plan/ and draft approval of
the Subdivision Plan is required to ensure no major design changes will
be required that may affect student accommodation and active and
other student transportation (ie. locations of buildings, drive aisles, civil
services).
Final Site Plan/Subdivision Plan design should demonstrate a
reduction in pedestrian/vehicular contacts;
All Site Plans bearing streets and/or parking facilities must show all
structures/ facilities that might impede pedestrian (student) safety and
the proposed mitigation of that issue;
Draft Plans should confirm proposed tenancy (Condominium or
Freehold units) prior to Plan approval.
Draft Plans should confirm proposed numbers of bedrooms per unit
(including unit types, population estimates, and unique features that
might affect the interest of those with children occupying the units) prior
to Plan approval;
If units are Freehold, Draft Plans for approval should show the
individual property lines, and Registered Plans are to be provided to the
WRDSB confirming lot and parcel addresses;
The applicant is asked to show all public access points, Accessibility for
Ontarians with Disabilities Act (AODA) compliance, fencing,
landscaping that could impede visibility, utility poles/transformers,
standing water, etc., on the Plans prior to approval.
The applicant is asked to schedule a meeting with the WRDSB
Planning contact to review the final clearance concerns (if any).
Applicant/owner must agree in the Subdivision/Condo and/or Site Plan
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Agreement to notify all purchasers of residential units and/or renters of
same, by inserting the following clauses in all offers of Purchase and
Sale/Lease, and that this remain on Title to the property/unit for heirs,
successors and assigns:
“Whereas the Waterloo Region District School Board (WRDSB)
may designate this parcel of land as a Development Area for the
purposes of school accommodation, and despite the best efforts
of the WRDSB, sufficient accommodation may not be available
for all anticipated students. You are hereby notified that students
may be accommodated in temporary facilities and/or bussed to a
school outside the area, and further, that students may, in future,
be transferred to another school.”
COMMENTS: (The items are for your information only)
Earlier 2016 concepts for this location proposed higher densities and fewer
residential units yielding fewer students.
Since then the WRDSB has made changes to its approach regarding the
location of elementary schools in the Southeast Galt Community Plan area.
These changes were based on the confirmation by the Region of Waterloo
of the alignment of its East Side Arterial road that separated the school in
Southeast Galt Community Plan Neighbourhood Two from Neighborhood
Three, and upon the serviceability of Neighbourhood One by the proposed
school. The result has been the consolidation of the proposed
Neighbourhood One school site with Neighbourhood Two, noting that
Neighbourhood One was originally defined by Main Street as the northern
limit of the Southeast Galt Community plan.
If included in the Southeast Galt Community, the proposal to advance
the conversion of employment lands for greater residential uses will add
distance from its neighbourhood nodes. If not included, it will become part
of the Main Street and Dundas Area Secondary plan, with similar
pedestrian distance challenges and more remote public service facilities
(schools). In the latter, the Community Node was expected to be defined in
the City’s draft plan as:
● Areas with the potential for medium and high density mixed-use
development and redevelopment (i.e., areas within the potential
for major change over the long-term);
● Areas which are serviced or planned to be serviced by transit;
● Areas which are generally within a comfortable walking distance,
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approximately 400 metres of the lands around the areas of major
change; and,
● Areas with existing or planned municipal services.
The nearest school in the Southeast Galt Community will be the proposed
Neighbourhood Two elementary school which is an approximately 1.0 km
walk from the subject lands. The Main and Dundas area elementary school
is currently Chalmers Street Public School, which is a minimum of 1.5 km
away. These would not be considered comfortable walks under the 400
metre criterion.
The separation may encourage residents to use private transportation to
access available public services including schools, since there are none
proposed or available on the north side of Main Street east of Franklin
Boulevard. At present it is anticipated that students will be outside of the
Kindergarten walking distance under current WRDSB policy, but within the
policy to Neighbourhood Two for other elementary grades:
Current (April 2020) WRDSB walking distances
0.8 km for Junior Kindergarten and Senior Kindergarten
1.6 km for Grades 1-8
3.2 km for Grades 9-12 (secondary school)
Portions of this Plan offer the potential for active transportation to public
service facilities in Neighbourhood Two. The proposed consolidated
elementary school in Neighbourhood Two is approximately 1.0 km by
street to the closest point in this application. Proposed residential
development that may benefit from the Grades 1-8 walking distance must
fall within 0.6 km of that point, and be provided with appropriate pedestrian
facilities to safely cross Main Street. Proposed development along
Franklin Boulevard to the northwest may not be within walking
distance to any elementary school. Since Chalmers Street Public School
is also 1.8 km from that location it is recommended that residential uses
that may yield students not be proposed in that area.
Capacity of Existing and Planned Schools
As indicated, there is only one new elementary school now planned for the
Southeast Galt community, and none for the Dundas and Main area.
Schools that might service the subject lands include: Chalmers Street
Public School (JK-6), Stewart Avenue Public School (Gr. 7-8), Moffat
Creek Public School (JK-8), the new school proposed on Wesley
Boulevard (JK-8), and Glenview Park Secondary School (9-12).
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Elementary Enrolment and Capacities are set out below:
School

Built
Capacity
(pupil
places)

Current Enrol
(Oct 2019)

Utilization

Chalmers Street
PS

234

436

186%

Moffat Creek PS

665

693

104%

Stewart Avenue
PS

527

554

105%

Subtotal

1426

1683

118%

New Wesley Blvd
School

519

N/A

N/A

The WRDSB Long Term Accommodation Plan (2017-2027) described the
proposed school for Southeast Cambridge Southeast as a short- to
medium-term project (page 33). It had received funding as a
Neighbourhood One School site in the Southeast Galt Community Plan,
and the funding was reassigned to the Neighbourhood Two Site on Wesley
Blvd. The project will be jointly built with facilities for the City of Cambridge
and the Waterloo Catholic District School Board.
There is one secondary school serving the subject area, which is expected
to have sufficient capacity for current and medium term enrolment (up to
10 years).
Secondary Enrolment and Capacities are set out below:
School

Built Capacity
(pupil places)

Current Enrol
(Oct 2019)

Utilization

Glenview Park
Secondary School

1308

970

74%
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Change in Land Use
As an amendment proposing a change in land use that involves a
conversion from employment lands, the WRDSB references the 2020
Ontario Provincial Policy Statement, which prescribes the following:
1.3.2 Employment Areas
1.3.2.1 Planning authorities shall plan for, protect and
preserve employment areas for current and future uses
and ensure that the necessary infrastructure is provided to
support current and projected needs.
While there is an opportunity for the municipality to review these
designations to ensure, “that this designation is appropriate to the
planned function of the employment area (sub. 1.3.2.2)”, there is a
proviso that,
1.3.2.3 Within employment areas planned for industrial or
manufacturing uses, planning authorities shall prohibit
residential uses and prohibit or limit other sensitive land
uses that are not ancillary to the primary employment uses
in order to maintain land use compatibility.
Employment areas planned for industrial or manufacturing
uses should include an appropriate transition to adjacent
non-employment areas.
Furthermore, while Policy 1.3.2.4 permits conversions of these lands,
they are subject to a comprehensive review that, among other matters,
confirms that they are needed for the conversion and not for
employment uses, and these reviews are integrated with planning for
infrastructure and public service facilities.
This is also subject to the following:
1.3.2.5 Notwithstanding policy 1.3.2.4, and until the official
plan review or update in policy 1.3.2.4 is undertaken and
completed, lands within existing employment areas may
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be converted to a designation that permits nonemployment uses provided the area has not been
identified as provincially significant through a provincial
plan exercise or as regionally significant by a regional
economic development corporation working together with
affected upper and single-tier municipalities and subject to
the following:
a) there is an identified need for the conversion and
the land is not required for employment purposes
over the long term;
b) the proposed uses would not adversely affect the
overall viability of the employment area; and
c) existing or planned infrastructure and public
service facilities are available to accommodate the
proposed uses.
The WRDSB has planned school accommodation that may support the
proposed development, but discourages residential uses in the
“transition area” where lands abut those that are employment-oriented,
and, as previously indicated, prefers that no student generating
residential uses be proposed along the subject land’s frontage with
Franklin Boulevard.

City of Cambridge, Planner - Reurbanization
Contact:
Valerie Spring
Phone:
(519) 621-0740 Ext. 4213
Email:
springv@cambridge.ca
The applicant is proposing the preparation of a Secondary plan in coordination
with an Official Plan Amendment, Zoning By-law Amendment and a Plan of
Subdivision to facilitate the redevelopment of these currently vacant lands for
residential purposes. The applicant is proposing to construct 9 residential
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blocks on the subject lands and estimates the creation of between 935 – 1250
units (63 to 85 units/hectare or 132 to 178 people per hectare).
The subject lands are within the future study area for inclusion in the
community node of Main and Dundas Street South (Figure 3 – City of
Cambridge Official Plan). The future expansion of the node requires an
amendment to the Official Plan and may only be considered through a
Secondary plan study and a Comprehensive City-wide Commercial Policy
Review.
The Growth and Intensification Study is currently underway and a Secondary
plan for this area has been drafted but not approved. The draft Secondary plan
has indicated the appropriateness of including these lands into the node
boundaries in part, because any additional population and/or employment as a
result of redeveloping this site can be accommodated by the existing or
planned transit. The draft Secondary plan has provided land use and urban
design policies for this node in order to assist in achieving a significant density
increase.
Section 8.7.2 B of the Official Plan states that: “future development and
redevelopment within the node will occur at a higher density and with a focus
on a mix of uses including the introduction of medium to high density housing”.
The conversion of these lands from employment lands to other purposes has
been justified in keeping with the provisions of the Provincial Growth Plan,
based on the Council approved Hemson Growth Management Study. A
significant level of intensification, which was the basis for the conversion of
employment lands, is expected to be achieved on these lands.
In order to support residential uses on this site, a land use compatibility study
must be submitted to ensure this proposed development is compatible with
surrounding land uses, in particular any existing industrial uses to the north of
the site. The Woznuk Brothers Recycling has been located on the same site for
more than four decades and so the land use study will need to identify
mitigation measures to manage the potential impacts to the viability of this
existing business. Such measures may include, but are not limited to, building
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setbacks as well as any noise, dust, visual and vibration impact mitigation
measures.
In the draft Secondary plan, the subject lands have been identified for mixed
use medium density which would allow: street townhomes; stacked
townhomes; and low rise apartments as well as commercial and office uses.
The height of these buildings would range from two storeys to four storeys and
the maximum density would be 100 units per hectare. Staff was expecting,
based on previous discussions with the applicant, to see commercial and
higher density residential components in this proposal. Final approval of the
Secondary plan and the resolution of the appeal of Section 8.10.46 of the
Official Plan will be necessary before staff will be able to bring forward a final
recommendation for this application.
Further, Section 8.4.1 of the Official Plan, encourages the development of
affordable housing in the form of townhomes and multi-unit residential
buildings. Financial incentives may be available to assist with the construction
of affordable units should the Main and Dundas Street Secondary plan be
adopted and the Affordable Housing Community Improvement Plan amended
to reflect the inclusion of these lands within the incentive boundaries.
Information regarding the types of incentives can be found at:
https://www.cambridge.ca/en/learn-about/affordable-housing.aspx
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APPENDIX B
Legal Descriptions and Ownership

Legal Description and Ownership
Municipal Address
345 Franklin Blvd /
840 Main St E

940 Main St E
None assigned
(Franklin Blvd parcel)

None assigned
(Franklin Blvd parcel)

Legal Description
PT LT 28, 49 PL 1135 CAMBRIDGE; PT LT 4-5
CON 11 NORTH DUMFRIES PT 3, 67R1433,
EXCEPT PT 15 & 16, 58R8943, PT 2, 3, 4, 5, 8 &
9, 67R3799, PT 4 & 5, 67R3772. S/T
EASEMENT IN GROSS OVER PT 2 ON 58R15660 AS IN WR296625; CAMBRIDGE
SUBJECT TO AN EASEMENT
IN GROSS OVER PT 8 ON EX PL WR825696
UNTIL 2017/12/31 AS IN WR825696 SUBJECT
TO AN EASEMENT IN GROSS OVER PTS 18 &
19 ON EX PL WR825764 AS IN WR825764
SUBJECT TO AN EASEMENT IN GROSS OVER
PTS 17, 18, 20, 21 ON EX PL WR825764
UNTIL 2017/12/31 AS IN WR825764
PT LT 4 CON 11 NORTH DUMFRIES; PT LT 49
PL 1135 CAMBRIDGE AS IN WS575329;
CAMBRIDGE
PT LT 5 CON 11 NORTH DUMFRIES; PT LT 28
PL 1135 CAMBRIDGE PT 5, 67R3772 EXCEPT
PT 14, 58R8943; CAMBRIDGE SUBJECT TO
AN EASEMENT IN GROSS OVER PTS 23 & 27
ON EX PL WR825764 AS IN WR825764
SUBJECT TO AN EASEMENT IN GROSS OVER
PTS 22, 23, 25, 26 ON EX PL WR825764
UNTIL 2017/12/31 AS IN WR825764
PT LT 28 PL 1135 CAMBRIDGE; PT LT 5 CON
11 NORTH DUMFRIES PT 4, 67R3772, SAVE &
EXCEPT PT 1 ON WR825696; CAMBRIDGE
SUBJECT TO AN EASEMENT IN GROSS OVER
PT 34 ON EX PL WR825696 UNTIL
2017/12/31 AS IN WR825696 SUBJECT TO
AN EASEMENT IN GROSS OVER PT 28 ON EX
PL WR825764 AS IN WR825764

Registered Owner
FOOT BRIDGE HOLDINGS INC.

FOOT BRIDGE HOLDINGS INC.
TAYLOR, EDMUND PATRICK

FOOT BRIDGE HOLDINGS INC.

