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Subject: 105 Allendale Road and 245 Riverbank Drive Industrial Draft 
Plan of Subdivision – Intermarket CAM Limited 

Submitted By: Elaine Brunn Shaw, Chief Planner, MCIP, RPP 

Prepared By: Kathy Padgett, Senior Planner – Environment, MCIP, RPP 

Report No.:  20-281(CD) 

File No.:  30T-18102 

Recommendations 

THAT Cambridge Council receive Report No. 20-281(CD) – 105 Allendale Road and 
245 Riverbank Drive Industrial Draft Plan of Subdivision – Intermarket CAM Limited for 
information; 

AND THAT Cambridge Council advise the Regional Municipality of Waterloo that the 
City of Cambridge recommends draft approval for the plan of subdivision by Intermarket 
CAM Limited, Regional File No. 30T-18102, comprising a 21.939 hectares (54.2 acres) 
parcel of land located east of Riverbank Drive and south of Allendale Road, legally 
described as Part of Lots 13 and 14, Beasley’s Broken Front Concession, Geographic 
Township of Waterloo, City of Cambridge, Regional Municipality of Waterloo; subject to 
the conditions set out in Attachment No. 10 attached to Report No. 20-281(CD); 

AND FURTHER THAT Cambridge Council is satisfied that a subsequent public meeting 
in accordance with subsection 51(20) of the Planning Act is not required. 

Executive Summary 

Purpose 

• The applicant is proposing an industrial Draft Plan of Subdivision consisting of 
five (5) Business Park blocks, two (2) Open Space blocks and one (1) 
Stormwater Management block on a future public road. 

• Site specific City-initiated Official Plan and Zoning By-law Amendments came 
into effect for these lands in July 2018 and permit a range of industrial uses, 
office buildings and associated complementary uses. 



 

Key Findings 

• A statutory public meeting was held February 12, 2019. 

• Staff recommends approval of the application for reasons set out in this report. 

Financial Implications 

• Draft Plan of Subdivision application fee in the amount of $11,815 has been paid 
to the City to process this application. 

• Building permit applications have not yet been submitted however fees are 
estimated to be approximately $778,500 when applying $1.01 per square foot of 
ground floor area based on the current 2020 rate. 

• Development Charges are estimated to be approximately $4,254,329 when 
applying non-residential rates of $5.52 per square foot as per the rates from 
December 1, 2020 to November 30, 2021. The actual Development Charges rate 
will be determined based on the following dates: 

a) the day an application for an approval of development in a site plan control 
area was made; 

b) if clause a) does not apply, the day an application for an amendment to 
the zoning by-law was made; 

c) if neither clause a) nor b) applies, the day before the first building permit is 
issued. 

• Cash-in-lieu of parkland dedication is estimated to be approximately $150,000 to 
$250,000 subject to the outcome of an appraisal. 

• Tax implications: 

o The Draft Plan of Subdivision involves 2 properties: 

 Roll number 3006 140 022 11805 (105 Allendale Road) is a 15.28 
hectare (37.77 acre) parcel assessed as farm land with a value of 
$563,000 and generated approximately $1,657 for the 2020 
taxation year. 

 Roll number 3006 140 023 23703 (245 Riverbank Drive) is a 7.58 
hectare (18.75 acre) parcel with a house on the property assessed 
at $359,000 partitioned as follows: $219,800 Farm Tax class, 
$136,600 Residential Tax class and $2,600 Conservation Land 
class tax. This property generated approximately $2,255 for the 
2020 taxation year. 

 Total 2020 tax year taxes for both properties $3,912. 



 

o A preliminary estimate was calculated to determine the taxation revenue 
change from the current generated revenue to the taxation revenue 
generated from the Industrial Draft Plan of Subdivision. The proposed 
subdivision would have eight separate lots totalling 19.97 hectares (49.37 
acres). The City of Cambridge would have ownership of lots 6, 7 and 8 
generating $0.00 taxes. The remaining five lots varying is size would have 
an estimated assessment of $8,935,000 and generate approximately 
$268,029 for the 2020 taxation year. 

o The remaining lot and structure from roll number 3006 140 023 23703 
(245 Riverbank Drive) would have an estimated assessment of $139,000 
and generate approximately $1,636 taxes for the 2020 taxation year. 

 Once the development of the lot is complete, pending approval 
from Council, taxation revenue will potentially be $269,665. 

o Please note, this calculation is based on the direct comparison approach 
to value with a Residential Tax rate of 0.0117722 for roll number 3006 140 
023 23703 (245 Riverbank Drive) and the Vacant Industrial class tax rate 
of 0.0324724 for the newly created industrial park. The tax rate covers 
City, Regional and School levies. 

• The North-South Collector Road will be funded from two sources, the City’s 
development charge funds and Intermarket CAM Limited who own the land. The 
City will be responsible for paying for the road, watermain and sanitary trunk 
sewer. The road component includes multi-use trail(s), curbs, asphalt road 
surface, street lighting, boulevard landscaping/street furniture, creek crossing, 
Freeport Creek Stormwater Management Facility outlet structure reconstruction 
and part of the cost of the storm sewer based on the quantity of runoff 
contribution from the road alone. The developer will be responsible for the 
remainder of the cost of the storm sewer, utilities, and a local sanitary sewer. 

Background 

The applicant is proposing an industrial Draft Plan of Subdivision. City-initiated Official 
Plan and Zoning By-law Amendments came into effect for these lands in July 2018 and 
permit a range of industrial uses, office buildings and associated complementary uses. 

Location 

The subject lands are legally described as Part of Lots 13 and 14, Beasley’s Broken 
Front Concession, Geographic Township of Waterloo, City of Cambridge, Regional 
Municipality of Waterloo. The subject lands are municipally known as 105 Allendale 
Road (previously 250 Allendale Road) and 245 Riverbank Drive and are located on the 
south side of Allendale Road, east of Riverbank Drive and north of Freeport Creek. 



 

 

The properties subject to the Draft Plan of Subdivision (outlined in red above) are 
approximately 21.939 hectares (54.2 acres) in size. 

Existing/surrounding land uses 

The subject lands are currently used as agricultural lands. The subject lands are 
surrounded by agricultural lands and natural features to the north; agricultural lands and 
industrial uses to the east; agricultural lands, Freeport Creek, a large stormwater pond 
and a draft approved industrial/business park known as Intermarket/Creekside Phase 
1A and 1B to the south; and single detached dwellings on Riverbank Drive (one fronting 
on Allendale Road) and the Grand River to the west. 

Proposal 

The applicant proposes to develop a plan of subdivision on a future public road 
(‘Intermarket Road’) with five lots for business park uses, two Open Space blocks and 
one Stormwater Management block to be transferred to the City. 

Proposed Business Park Blocks 1-5 will have frontage onto Intermarket Road. 



 

As per the site specific Official Plan and Zoning By-law Amendments for these lands, 25 
jobs per hectare are proposed on 17.905 hectares (44.24 acres), totaling an estimated 
447 jobs. 

The Draft Plan of Subdivision is included as Attachment No. 1. 

Analysis 

Strategic Alignment 

PROSPERITY: To support and encourage the growth of a highly competitive local 
economy where there is opportunity for everyone to contribute and succeed. 

Goal #6 - Economic Development and Tourism 

Objective 6.1 Support the creation and retention of high quality and diverse employment 
opportunities by becoming the destination of choice for business and entrepreneurship, 
including helping existing firms thrive and grow. 

The proposed development will provide fully serviced employment lands that will 
support the local economy

Comments 

. 

The proposed development supports the Prime Industrial Strategic Reserve policies of 
the Region and City Official Plans to ensure an adequate supply of industrial lands are 
available within the region for new manufacturing or business park land uses. The 
proposed development supports the objectives of the Growth Plan towards the creation 
of a complete community by providing employment opportunities and amenities to local 
residents. 

If approved, once the conditions of draft approval have been satisfied and the 
subdivision is registered, development of each block will require approval of a site plan 
application. 

• Conformity to the site specific Official Plan and Zoning By-law Amendments 

Considerations for the review of this application included, but are not limited to, the 
following: 

• Future extension of Intermarket Road 
• Servicing 
• Environmental impacts 
• Heritage considerations 
• Planning Act provisions regarding the subdivision of land 
• Comments received from the public, councillors and agency circulation 



 

A detailed planning analysis of the relevant policies and plans is found in Attachment 
No. 4 – Detailed Planning Analysis. 

If Council does not support the recommendation, the project as planned would not be 
able to proceed. The applicant would also have the ability to appeal the refusal to the 
Local Planning Appeal Tribunal. 

Existing Policy/By-Law 

Regional Official Plan (2015) 

The subject lands are currently designated Prime Industrial Strategic Reserve 
(Serviced). The main purpose of this designation is to ensure an adequate supply of 
industrial lands are available within the region for new large-lot manufacturing or 
business park land uses in the vicinity of the Region of Waterloo International Airport 
and Provincial Highways. 

City of Cambridge Official Plan (2012) 

The subject lands are currently designated Business Industrial and Natural Open Space 
System (see Attachment No. 2). Site Specific Policies 8.10.66 and 8.10.70 apply to the 
subject lands which permit a range of business industrial uses, office buildings and 
associated complementary uses. These site specific policies came into effect in July 
2018. 

City of Cambridge Zoning By-law No. 150-85, as amended 

The subject lands are currently zoned Industrial (M3) and Open Space (OS1) (see 
Attachment No. 3). Site specific zoning by-law amendments S.4.1.341.1, S.4.1.341.2 
and S.4.1.342.1 came into effect in July 2018 and permit a range of industrial uses, 
office building and associated complementary uses. 

Financial Impact 

Draft Plan of Subdivision application fee in the amount of $11,815 has been paid to the 
City to process this application. 

Building permit applications have not yet been submitted however fees are estimated to 
be approximately $778,500 when applying $1.01 per square foot of ground floor area 
based on the current 2020 rate. 

Development Charges are estimated to be approximately $4,254,328.85 when applying 
non-residential rates of $5.52 per square foot as per the rates from December 1, 2020 
to November 30, 2021. The actual Development Charges rate will be determined based 
on the following dates: 

a) the day an application for an approval of development in a site plan control 
area was made; 



 

b) if clause a) does not apply, the day an application for an amendment to the 
zoning by-law was made; 

c) if neither clause a) nor b) applies, the day before the first building permit is 
issued. 

Cash-in-lieu of parkland dedication is estimated to be approximately $150,000 to 
$250,000 subject to the outcome of an appraisal. 

Tax implications: 

o The Draft Plan of Subdivision involves 2 properties: 

 Roll number 3006 140 022 11805 (105 Allendale Road) is a 15.28 
hectare (37.77 acre) parcel assessed as farm land with a value of 
$563,000 and generated approximately $1,657 for the 2020 taxation 
year. 

 Roll number 3006 140 023 23703 (245 Riverbank Drive) is a 7.58 
hectare (18.75 acre) parcel with a house on the property assessed at 
$359,000 partitioned as follows: $219,800 Farm Tax class, $136,600 
Residential Tax class and $2,600 Conservation Land class tax. This 
property generated approximately $2,255 for the 2020 taxation year. 

 Total 2020 tax year taxes for both properties $3,912. 

o A preliminary estimate was calculated to determine the taxation revenue 
change from the current generated revenue to the taxation revenue 
generated from the Industrial Draft Plan of Subdivision. The proposed 
subdivision would have eight separate lots totalling 19.97 hectares (49.37 
acres). The City of Cambridge would have ownership of lots 6, 7 and 8 
generating $0.00 taxes. The remaining five lots varying is size would have 
an estimated assessment of $8,935,000 and generate approximately 
$268,029 for the 2020 taxation year. 

o The remaining lot and structure from roll number 3006 140 023 23703 (245 
Riverbank Drive) would have an estimated assessment of $139,000 and 
generate approximately $1,636 taxes for the 2020 taxation year. 

 Once the development of the lot is complete, pending approval from 
Council, taxation revenue will potentially be $269,665. 

o Please note, this calculation is based on the direct comparison approach to 
value with a Residential Tax rate of 0.0117722 for roll number 3006 140 023 
23703 (245 Riverbank Drive) and the Vacant Industrial class tax rate of 
0.0324724 for the newly created industrial park. The tax rate covers City, 
Regional and School levies. 



 

The North-South Collector Road will be funded from two sources, the City’s 
development charge funds and Intermarket CAM Limited who own the land. The City 
will be responsible for paying for the road, watermain and sanitary trunk sewer. The 
road component includes multi-use trail(s), curbs, asphalt road surface, street lighting, 
boulevard landscaping/street furniture, creek crossing, Freeport Creek Stormwater 
Management Facility outlet structure reconstruction and part of the cost of the storm 
sewer based on the quantity of runoff contribution from the road alone. The developer 
will be responsible for the remainder of the cost of the storm sewer, utilities, and a local 
sanitary sewer. 

Public Input 

The statutory public meeting required under the Planning Act was held on February 12, 
2019 (see Attachment No. 7 for an excerpt from the public meeting minutes). Official 
notification of the public meeting and complete application for a proposed Draft Plan of 
Subdivision was provided in the Cambridge Times on December 6, 2018. In addition, 
notice was provided to all assessed property owners within 120 metres (393.7 feet) 
radius of the site. 

One member of the public made an oral submission and four members of the public 
made written submissions regarding the application which generally consisted of the 
following themes: 

• Future residential 
• Flooding 
• Traffic 
• Transition area 

Additionally, a comment was raised by the Planning and Development Committee with 
respect to maintaining Riverbank Drive as a scenic route. 

It should be noted that public consultation took place for the City-initiated Official Plan 
and Zoning By-law Amendments for these lands with two area resident meetings in 
January 2015, two Public Information Centres in December 2017 and May 2018 and 
one statutory public meeting in February 2018. This information can be found in Report 
No. 18-021(CD). 

Public comments received on the application are included in Attachment No. 8 with 
staff responses included in Attachment No. 9.  



 

Internal/External Consultation 

The application and supporting studies were circulated to the departments and agencies 
listed in Attachment No. 5. 

Staff has received comments from the applicable City departments and outside 
agencies in regards to the proposed Draft Plan of Subdivision. No objections have been 
received in regards to the proposal. The comments are attached as Attachment No. 6. 

Conclusion 

The applicant has requested Draft Plan Approval for the Draft Plan of Subdivision 
included in Attachment No. 1. The site specific Official Plan and Zoning By-law 
Amendments came into effect in July 2018. Staff is of the opinion that the Draft Plan of 
Subdivision is consistent with the Provincial Policy Statement and conforms to the 
Growth Plan for the Greater Golden Horseshoe, the Region of Waterloo Official Plan, 
the City of Cambridge Official Plan and Zoning By-law No. 150-85, as amended. 
Additionally, the environmental features will be buffered and enhanced as per the 
Environmental Impact Statement and the Master Environmental Servicing Plan and the 
transportation network can accommodate the proposed development. The proposed 
development also supports the City’s Strategic Alignment as it will provide fully serviced 
employment lands that will support the local economy. The proposed development is 
considered to be good planning. Detailed Planning Analysis is included in Attachment 
No. 4. 

It is recommended that Cambridge Council recommend approval of the Draft Plan of 
Subdivision and related conditions of draft approval to the Region of Waterloo for the 
reasons set out in this report.  



 

Signature 

Division Approval 

 

Name: Elaine Brunn Shaw 
Title: Chief Planner 

Departmental Approval 

 

Name: Hardy Bromberg 
Title: Deputy City Manager – Community Development 

City Manager Approval 

 

Name: David Calder 
Title: City Manager 
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Attachment No. 1 
Proposed Draft Plan of Subdivision 

 

 



Attachment No. 2 
Existing Official Plan Map 

 



Attachment No. 3 
Existing Zoning Map 

 



Attachment No. 4 
Detailed Planning Analysis 

 

Recommendation Report No. 18-021(CD) for the North Cambridge Business Park 
Official Plan Amendment (OPA) and Zoning By-law Amendment (ZBA) provides the 
Detailed Planning Analysis of the OPA/ZBA. The focus of this Detailed Planning 
Analysis is on the Draft Plan of Subdivision application. 

Provincial Policy Statement, 2020 (PPS, 2020) 

Policy 
No. Policy Response 

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

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

e) promoting the integration of land use 
planning, growth management, transit-
supportive development, intensification 
and infrastructure to achieve cost-
effective development patterns, 
optimization of transit investments, and 
standards to minimize land consumption 
and servicing costs; 

g) ensuring the necessary infrastructure 
and public service facilities are or will be 
available to meet current and projected 
needs. 

The proposed development makes 
up a portion of the North Cambridge 
Business Park which will provide 
employment opportunities and 
amenities to local residents. These 
lands are identified as Prime 
Industrial Strategic Reserve 
(Serviced) in the Regional Official 
Plan to ensure an adequate supply 
of serviced industrial land is 
available within the region for new 
large-lot (8 hectares/20 acres) 
manufacturing or business park 
land uses. 

The proposed development is 
directly adjacent to Freeport Creek, 
Upper Freeport Creek Provincially 
Significant Wetland Complex, and a 
Significant Woodland to the 
southeast. Setbacks from these 
natural features will be required 
based on the recommendations 
made as part of the scoped 
Environmental Impact Study as well 
as part of the Freeport Creek and 
Tributary to the Grand 
Subwatershed Study. 

The proposed development is in 
close proximity to major roadways 
in addition to the Highway 401 



 

Policy 
No. Policy Response 

Corridor. It is also in close proximity 
to the transit hub on Sportsworld 
Drive in Kitchener. 

The proposed development will be 
serviced through the extension of 
City infrastructure with the 
construction of Intermarket Road 
which is currently underway. There 
will be sufficient servicing capacity 
to accommodate development. 

1.1.3.1 Settlement areas shall be the focus of 
growth and development. 

The proposed development is 
located within a settlement area as 
defined in the PPS, 2020. 

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

a) efficiently use land and resources; 

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

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

d) prepare for the impacts of climate 
change; 

e) support active transportation; 

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

g) are freight-supportive. 

Land use patterns within settlement 
areas shall also be based on a range of 

The proposed development is 
considered to be an efficient use of 
land as it will provide employment 
uses within the settlement area. 

The proposed development will be 
serviced through the extension of 
City infrastructure with the 
construction of Intermarket Road 
which is currently underway. There 
will be sufficient servicing capacity 
to accommodate development. 
Additionally, Intermarket Road will 
be constructed with a multi-use trail 
on either side to support active 
transportation. 

The proposed development is in 
close proximity to major roadways 
in addition to the Highway 401 
Corridor. The proposed 
development is also in close 
proximity to the transit hub on 
Sportsworld Drive in Kitchener. 



 

Policy 
No. Policy Response 

uses and opportunities for intensification 
and redevelopment in accordance with 
the criteria in policy 1.1.3.3, where this 
can be accommodated. 

1.2.6.1 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 odour, 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. 

Transition area policies for the 
existing adjacent residential uses 
along Riverbank Drive were put into 
place through the site specific 
Official Plan and Zoning by-law 
Amendments currently in effect for 
these lands. 

The site specific Official Plan and 
Zoning By-law Amendments do not 
permit noxious uses (e.g. uses that 
create a nuisance) as they are not 
compatible with adjacent residential 
development. Additionally, a 
business must meet the 
requirements to obtain an 
environmental approval from the 
Ministry of the Environment, 
Conservation and Parks for any 
emissions and discharges related to 
air, noise, water or sewage. 

1.3.1 Planning authorities shall promote 
economic development and 
competitiveness by: 

a) providing for an appropriate mix and 
range of employment, institutional, and 
broader mixed uses to meet long-term 
needs; 

b) providing opportunities for a 
diversified economic base, including 
maintaining a range and choice of 
suitable sites for employment uses 
which support a wide range of economic 
activities and ancillary uses, and take 

The site specific Official Plan and 
Zoning By-law Amendments allow 
for a mix of business industrial, 
office and complementary uses. 

These lands are identified as Prime 
Industrial Strategic Reserve 
(Serviced) in the Regional Official 
Plan to ensure an adequate supply 
of serviced industrial land is 
available within the region for new 
large-lot manufacturing or business 
park land uses. 

The proposed development will be 



 

Policy 
No. Policy Response 

into account the needs of existing and 
future businesses; 

c) facilitating the conditions for 
economic investment by identifying 
strategic sites for investment, 
monitoring the availability and suitability 
of employment sites, including market-
ready sites, and seeking to address 
potential barriers to investment; 

e) ensuring the necessary infrastructure 
is provided to support current and 
projected needs. 

serviced through the extension of 
City infrastructure with the 
construction of Intermarket Road 
which is currently underway. 

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. 

These lands are identified as Prime 
Industrial Strategic Reserve 
(Serviced) in the Regional Official 
Plan to ensure an adequate supply 
of serviced industrial land is 
available within the region for new 
large-lot manufacturing or business 
park land uses. 

The proposed development will be 
serviced through the extension of 
City infrastructure with the 
construction of Intermarket Road 
which is currently underway. 

1.3.2.2 Employment areas planned for 
industrial and manufacturing uses shall 
provide for separation or mitigation from 
sensitive land uses to maintain the long-
term operational and economic viability 
of the planned uses and function of 
these areas. 

Transition area policies for the 
existing adjacent residential uses 
along Riverbank Drive were put into 
place through the site specific 
Official Plan and Zoning by-law 
Amendments currently in effect for 
these lands. 

1.3.2.3 Within employment areas planned for 
industrial or manufacturing uses, 
planning authorities shall prohibit 
residential uses and prohibit or limit 

Transition area policies for the 
existing adjacent residential uses 
along Riverbank Drive were put into 
place through the site specific 



 

Policy 
No. Policy Response 

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. 

Official Plan and Zoning by-law 
Amendments currently in effect for 
these lands. 

1.3.2.6 Planning authorities shall protect 
employment areas in proximity to major 
goods movement facilities and corridors 
for employment uses that require those 
locations. 

These lands are identified as Prime 
Industrial Strategic Reserve 
(Serviced) in the Regional Official 
Plan to ensure an adequate supply 
of serviced industrial land is 
available within the region for new 
large-lot manufacturing or business 
park land uses in close proximity to 
major roadways and the Highway 
401 Corridor. 

1.5.1 Healthy, active communities should be 
promoted by: 

a) planning public streets, spaces and 
facilities to be safe, meet the needs of 
pedestrians, foster social interaction 
and facilitate active transportation and 
community connectivity. 

Intermarket Road will be 
constructed with a multi-use trail on 
either side to support active 
transportation. 

1.6.1 Infrastructure and public service 
facilities shall be provided in an efficient 
manner that prepares for the impacts of 
a changing climate while 
accommodating project needs. 

Planning for infrastructure and public 
service facilities shall be coordinated 
and integrated with land use planning 
and growth management so that they 
are: 

The proposed development will be 
serviced through the extension of 
City infrastructure with the 
construction of Intermarket Road 
which is currently underway. There 
will be sufficient servicing capacity 
to accommodate development. 

a) financially viable over their life cycle, 



 

Policy 
No. Policy Response 

which may be demonstrated through 
asset management planning; and 

b) available to meet current and 
projected needs. 

1.6.2 Planning authorities should promote 
green infrastructure to complement 
infrastructure. 

Lot level infiltration is required and 
will be further reviewed through Site 
Plan. A form of low impact 
development is expected to achieve 
the infiltration requirements (e.g. lot 
level infiltration galleries, bio-
swales). 

1.6.6.2 Municipal sewage services and 
municipal water services are the 
preferred form of servicing for 
settlement areas to support protection 
of the environment and minimize 
potential risk to human health and 
safety. 

The proposed development will be 
serviced through the extension of 
City infrastructure (sewage and 
water services) with the 
construction of Intermarket Road 
which is currently underway. 

1.6.6.7 Planning for stormwater management 
shall: 

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

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

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

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

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

The proposed stormwater 
management strategy will be 
completed in accordance with the 
Freeport Creek and Tributary to the 
Grand Subwatershed Study. A 
stormwater (SWM) pond for 
stormwater quantity control along 
with on-site block quantity controls 
will be constructed. An oil/grit 
separator is proposed upstream of 
the SWM pond and on-site quality 
control measures (i.e. oil/grit 
separator units) will be provided on 
each block in order to achieve Level 
1 total suspended solids removal of 
80%. 

Water balance is achieved in the 
post-development scenario. Best 
practices and low impact 



 

Policy 
No. Policy Response 

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

development, such as infiltration 
galleries or bio-swales, will be 
constructed on each block. 

1.6.7.1 Transportation systems should be 
provided which are safe, energy 
efficient, facilitate the movement of 
people and goods, and are appropriate 
to address projected needs. 

The proposed development will 
have access off of Intermarket 
Road, a new North-South Collector 
Road currently under construction. 
The proposed development is also 
in close proximity to major 
roadways in addition to the 
Highway 401 Corridor as well as 
the transit hub on Sportsworld Drive 
in Kitchener. 

2.1.1 Natural features and areas should 
protected for the long term. 

be The proposed development is 
directly adjacent to Freeport Creek, 
Upper Freeport Creek Provincially 
Significant Wetland Complex, and a 
Significant Woodland to the 
southeast. Setbacks from these 
natural features will be required 
based on the recommendations 
made as part of the scoped 
Environmental Impact Study as well 
as part of the Freeport Creek and 
Tributary to the Grand 
Subwatershed Study. 

2.1.8 Development and site alteration shall 
not be permitted on adjacent lands to 
the natural heritage features and areas 
identified in policies 2.1.4, 2.1.5, and 
2.1.6 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 on their ecological 

The proposed development is 
directly adjacent to Freeport Creek, 
Upper Freeport Creek Provincially 
Significant Wetland Complex, and a 
Significant Woodland to the 
southeast. Setbacks from these 
natural features will be required 
based on the recommendations 
made as part of the scoped 



 

Policy 
No. Policy Response 

functions. Environmental Impact Study as well 
as part of the Freeport Creek and 
Tributary to the Grand 
Subwatershed Study. Indirect 
impacts of the proposed 
development on the adjacent 
habitats were assessed and the 
impacts are anticipated to be 
minimal, localized, and temporary. 
Recommendations for avoiding or 
mitigating potential impacts are 
provided in the scoped 
Environmental Impact Study. 

2.6.3 Planning authorities shall not permit 
development and site alteration on 
adjacent lands to protected heritage 
property except where the proposed 
development and site alteration has 
been evaluated and it has been 
demonstrated that the heritage 
attributes of the protected heritage 
property will be conserved. 

The proposed development is 
adjacent to a property listed on the 
Heritage Properties Register. If a 
future development application 
does not have an immediate 
physical impact on the cultural 
heritage resource (the stone 
farmhouse at 215 Allendale Road), 
the requirement for a Cultural 
Heritage Impact Assessment may 
be waived by the Cambridge 
Municipal Heritage Advisory 
Committee or Cambridge Council. 
The need for a Cultural Heritage 
Impact Assessment will be 
reviewed at the Site Plan stage if 
this development is approved. 

3.1.2 Development and site alteration shall 
not be permitted within: 

c) areas that would be rendered 
inaccessible to people and vehicles 
during times of flooding hazards, 
erosion hazards and/or dynamic beach 
hazards, unless it has been 
demonstrated that the site has safe 

The proposed development, 
including the Stormwater 
Management Pond (Block 6), is 
outside of the floodline as identified 
in the scoped Environmental Impact 
Study submitted in support of the 
application. 



 

Policy 
No. Policy Response 

access appropriate for the nature of the 
development and the natural hazard. 

Staff is of the opinion that the proposed Draft Plan of Subdivision is consistent with the 
policies of the Provincial Policy Statement. 

Growth Plan for the Greater Golden Horseshoe (2020) 

The Growth Plan is a Provincial document that provides policy guidance in regards to 
growth management, transportation, intensification, greenfield development, protection 
of employment lands, etc. 

Policy 
No. Policy Response 

1.2.1 Guiding principles for the plan, which 
include: 

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

The proposed development makes 
up a portion of the North Cambridge 
Business Park which will provide 
employment opportunities and 
amenities to local residents. 

meet people’s needs for daily living 
throughout an entire lifetime. 

• Prioritize intensification and higher 
densities in strategic growth areas to 
make efficient use of land and 
infrastructure and support transit 
viability. 

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

• Protect and enhance natural heritage, 
hydrologic, and landform systems, 
features and functions. 

• Integrate climate change 
considerations into planning and 

The proposed development is in 
close proximity to major roadways 
in addition to the Highway 401 
Corridor. It is also in close proximity 
to the transit hub on Sportsworld 
Drive in Kitchener. 

The proposed development is 
directly adjacent to Freeport Creek, 
Upper Freeport Creek Provincially 
Significant Wetland Complex, and a 
Significant Woodland to the 
southeast. Setbacks from these 
natural features will be required 
based on the recommendations 
made as part of the scoped 
Environmental Impact Study as well 
as part of the Freeport Creek and 
Tributary to the Grand 
Subwatershed Study. Indirect 
impacts of the proposed 



 

Policy 
No. Policy Response 

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

development on the adjacent 
habitats were assessed and the 
impacts are anticipated to be 
minimal, localized, and temporary. 
Recommendations for avoiding or 
mitigating potential impacts are 
provided in the scoped 
Environmental Impact Study. 

Climate change is considered in 
that the development proposes 
stormwater management features 
to accommodate peak storm 
events. 

2.2.5.1 Economic development and 
competitiveness in the GGH will be 
promoted by: 

b) ensuring the availability of sufficient 
land, in appropriate locations, for a 
variety of employment to accommodate 
forecasted employment growth to the 
horizon of this Plan; 

d) integrating and aligning land use 
planning and economic development 
goals and strategies to retain and attract 
investment and employment. 

These lands are identified as Prime 
Industrial Strategic Reserve 
(Serviced) in the Regional Official 
Plan to ensure an adequate supply 
of serviced industrial land is 
available within the region for new 
large-lot manufacturing or business 
park land uses in close proximity to 
major roadways and the Highway 
401 Corridor. 

The site specific Official Plan and 
Zoning By-law Amendments allow 
for a mix of business industrial, 
office and complementary uses. 

2.2.5.7 Municipalities will plan for all 
employment areas within settlement 
areas by: 

c) providing an appropriate interface 
between employment areas and 
adjacent non-employment areas to 
maintain land use compatibility. 

Transition area policies for the 
existing adjacent residential uses 
along Riverbank Drive were put into 
place through the site specific 
Official Plan and Zoning by-law 
Amendments currently in effect for 
these lands. 

Staff is of the opinion that the proposed Draft Plan of Subdivision conforms to the 
policies of the Growth Plan (2020). 



 

Region of Waterloo Official Plan (approved with modifications by the Ontario 
Municipal Board on June 18, 2015) 

Map 3a entitled Urban Area locates the subject lands within the Urban Area of the 
Region of Waterloo. Lands located within the Urban Area are intended to accommodate 
the majority of the Region’s growth and will be planned and developed in accordance 
with Section 2.D. 

Specifically, Section 2.D.1, requires Urban Areas to be planned and developed in a 
manner that (in part): 

• is serviced by municipal water and sanitary sewer; 

o The proposed development will be serviced through the extension of City 
infrastructure (sewage and water services) with the construction of 
Intermarket Road which is currently underway. 

• contributes to the creation of complete communities; 

o The proposed development makes up a portion of the North Cambridge 
Business Park which will provide employment opportunities and amenities 
to local residents and is in close proximity to the transit hub on 
Sportsworld Drive in Kitchener. 

• protects the natural environment; 

o The Freeport Creek and Tributary to the Grand Subwatershed Study 
provides comprehensive background of how surface water, groundwater, 
terrestrial and aquatic ecosystems function in the subwatershed, and 
recommends how planned land use changes can take place in a 
sustainable manner. A scoped Environmental Impact Study was submitted 
as part of the development application for parcels contiguous to 
environmental features to the south of the development to verify natural 
features in the field and confirm and ensure the recommendations in the 
subwatershed study are implemented. Setbacks from Freeport Creek, 
Upper Freeport Creek Provincially Significant Wetland Complex, and a 
Significant Woodland to the southeast will be required based on the 
recommendations made as part of the scoped Environmental Impact 
Study as well as part of the Freeport Creek and Tributary to the Grand 
Subwatershed Study. 

• conserve cultural heritage resources; 

o Riverbank Drive is recognized in the City’s Heritage Master Plan as a 
scenic route. The character defining elements have been identified as: 
curving alignment; undulating profile; historic residential and agricultural 
buildings; farmsteads and woodlots; and archaeological potential (First 
Nations, ford and sawmill sites). The Heritage Master Plan also identified 



 

the removal of traffic from Riverbank Drive as an opportunity for 
conservation. Intermarket Road will divert traffic away from this route. 
Also, as per the site specific Zoning By-law Amendment, no direct 
vehicular access or road connection are permitted onto Riverbank Drive 
from the proposed development. As a result, the existing curving 
alignment and undulating road profile is not proposed to change, thus 
preserving the existing cultural heritage attributes. 

o The proposed development is adjacent to a property listed on the Heritage 
Properties Register. If a future development application does not have an 
immediate physical impact on the cultural heritage resource (the stone 
farmhouse at 215 Allendale Road), the requirement for a Cultural Heritage 
Impact Assessment may be waived by the Cambridge Municipal Heritage 
Advisory Committee or Cambridge Council. The need for a Cultural 
Heritage Impact Assessment will be reviewed at the Site Plan stage if this 
application is approved. 

Map 3a also identifies the subject lands as Prime Industrial Strategic Reserve 
(Serviced) (PISR). This designation identifies prime industrial lands in the vicinity of the 
Region of Waterloo International Airport. The main purpose of this designation is to 
ensure an adequate supply of industrial land is available within the region for new large-
lot manufacturing or business park uses serviced by a municipal drinking-water supply 
system and a municipal wastewater system. Specifically, Sections 2.D.21 – 2.D.27 
requires that PISR lands be planned and developed in a manner that (in part): 

• is developed for fully serviced employment and ancillary land uses; 

o The proposed development will be serviced through the extension of City 
infrastructure (sewage and water services) with the construction of 
Intermarket Road which is currently underway. Full municipal water and 
sewer services must be available for connection prior to development. 

• will be developed as parcels of greater than eight hectares (20 acres) in size 
unless otherwise constrained by design limitations associated with 
environmental features, property configurations, the provision of new local 
roads or existing development; 

o This direction was incorporated into the site specific Official Plan and 
Zoning By-law Amendments. 

o The lots to the west of Intermarket Road are smaller than 8 hectares (20 
acres) which is justified due to the location of Intermarket Road 
constraining the lands. The lands to the east of Intermarket Road are not 
as constrained and can accommodate one large lot greater than 8 
hectares (20 acres) and one lot making up the remainder to meet the 
intent of the policy. 



 

In review of the above-noted, staff is of the opinion that the proposed Draft Plan of 
Subdivision conforms with the Regional Official Plan. Also, the Region of Waterloo was 
circulated on this application and does not object to the approval of this application. 
Comments from Regional staff are included in Attachment No. 6. 

City of Cambridge Official Plan (2012) as amended 

The subject lands are currently designated Business Industrial and Natural Open Space 
System in the City’s Official Plan. Site Specific Policies 8.10.66 and 8.10.70 apply to the 
subject lands which permit a range of business industrial uses, office buildings and 
associated complementary uses. These site specific policies came into effect in July 
2018. 

 Land Use Policies and Designations (Chapter 8) 

Section 8.5 entitled Employment sets out objectives that (in part): 

• plan for an adequate supply of serviced lands to meet future growth projections; 
• protect and preserve employment areas for a range of current and future 

employment uses; 

o These lands are identified as Prime Industrial Strategic Reserve 
(Serviced) in the Regional Official Plan to ensure an adequate supply of 
serviced land is protected for employment uses. 

• ensure compatibility and appropriate buffering and screening between industrial 
and sensitive land uses; 

o A transition area was identified for the lands to the west of Intermarket 
Road beside the existing adjacent residential uses along Riverbank Drive 
and was incorporated into the Official Plan and Zoning By-law 
Amendments in place for these lands. Conformity to the Official Plan and 
Zoning By-law Amendments with respect to transition area policies will be 
reviewed at Site Plan when a greater level of detail is available for each 
lot.  

o The width of the transition area and the policies applied to the transition 
area were developed by consulting the Ministry of the Environment and 
Climate Change Guideline D-6 – “Compatibility between Industrial 
Facilities and Sensitive Land Uses”, which considers residential uses to be 
sensitive land uses. The uses permitted in the transition area on the 
employment lands are considered Class I Industrial Facilities, which are 
self-contained plants or buildings with infrequent movement of products 
and/or heavy trucks and no outside storage. The Guideline identifies an 
area of 70 metres (229.6 feet) as the Potential Influence Area for Industrial 
Land Uses, where adverse effects may be experienced. As such, a 70 
metre wide transition area was identified from the residential uses along 



 

Riverbank Drive abutting the subject lands. Development is still permitted 
to occur within the transition area, but a number of approaches have been 
proposed to minimize negative effects from new development on existing 
adjacent sensitive uses. 

o The Provincial Guideline also identifies the Recommended Minimum 
Separation Distance for Class I Industrial Facilities from residential uses 
as 20 metres (65.6 feet). A minimum setback of 30 metres (98.4 feet) is 
proposed within the transition area for new development adjacent to 
residential uses. This is increased from the current zoning by-law 
regulation of a 7.5 metre (24.6 foot) setback imposed when new industrial 
uses abut a residential use. 

o In addition to these approaches, a business must meet the requirements 
to obtain an environmental approval from the Ministry of the Environment, 
Conservation and Parks for any emissions and discharges related to air, 
noise, water or sewage. 

• encourage a high standard of urban design in employment areas; 

o As per Chapter 5 of the City’s Official Plan, all development in the city is 
expected to demonstrate a high standard of urban design. 

Section 8.5.3.1 entitled Prime Industrial Strategic Reserve (Serviced) (PISR) outlines 
requirements pertaining to this land use designation (in part): 

• future development of lands within the PISR designation is subject to the 
completion of a Master Environmental Servicing Plan (MESP); 

o The East Side Lands (Stage 1) MESP were approved for these lands in 
2014. The MESP addressed: infrastructure requirements such as water 
supply, transportation, sanitary sewers and stormwater management; 
environmental recommendations through a subwatershed study; and the 
development of a Community Plan to identify preferred land uses. The 
site specific Official Plan Amendments for these lands which came into 
effect in July 2018 implement the Community Plan, which outlines the 
principles for development of the Stage 1 Lands. 

• development applications for lands designated PISR will not be considered for 
approval until the necessary studies are completed and approved by the City, 
the Region and the Grand River Conservation Authority; 

o The applicant has completed the necessary studies as required by the 
City, the Region and the Grand River Conservation Authority through the 
Draft Plan of Subdivision process. 

Staff is of the opinion that the proposed Draft Plan of Subdivision satisfies the policy 
tests as set out in Chapter 8 of the Official Plan for employment uses. 



 

 Growth Management (Chapter 2) 

The policies of the Cambridge Official Plan implement the Growth Plan for the Greater 
Golden Horseshoe and are intended to plan and manage growth in accordance with the 
complete community concept. Specifically, Section 2.5.2 entitled Designated Greenfield 
Area identifies density targets of 25 jobs per hectare for Prime Industrial Strategic 
Reserve (Serviced) lands, which has been identified in the site specific Official Plan 
Amendments for these lands. 

Additionally, Section 2.7.1 entitled Planning for Employment Lands identifies that (in 
part): 

• the City will plan to provide a sufficient supply of employment lands for a variety 
of employment uses; 

• allow for an appropriate mix of employment uses; 
• ensure that opportunities exist for a diversified economic base; 

o A variety of employment and complementary uses are permitted for these 
lands through Site Specific Policies 8.10.66 and 8.10.70 to attract 
investment and employment opportunities. 

• plan for, protect and preserve employment areas for current and future uses; 

o These lands are identified as Prime Industrial Strategic Reserve 
(Serviced) in the Regional Official Plan and as Business Industrial in the 
Cambridge Official Plan through Site Specific Policies 8.10.66 and 8.10.70 
to ensure an adequate supply of serviced land is protected for 
employment uses. 

• designate and preserving lands within the vicinity of existing major highway 
interchanges, rail yards and airports as employment areas; 

o Due to proximity to Highways (401, 24, 7 and 8) the Canadian Pacific 
Railway rail line, a future GO Transit station in Breslau and the Region of 
Waterloo International Airport, these lands were designated in the 
Regional Official Plan as Prime Industrial Strategic Reserve (Serviced). 

Staff is of the opinion that the proposed Draft Plan of Subdivision satisfies the policy 
tests as set out in Chapter 2 of the Official Plan for growth management. 

 Natural Heritage and Environmental Management (Chapter 3) 

The protection, enhancement and/or restoration of Cambridge’s natural heritage is a 
priority for the City. Chapter 3 sets out objectives that (in part): 

• maintain and improve the city’s natural environment; 
• recognize and protect Core Environmental Features; 
• undertake watershed and subwatershed-based planning as a means of 

sustainably integrating future areas of development with the natural environment; 



 

o The Freeport Creek and Tributary to the Grand Subwatershed Study 
completed in 2013 identified Core Environmental Features (Provincially 
Significant Wetlands and Significant Woodlands) along the southern 
portion of the subject lands that are to be protected from development. 

Specifically, Section 3.A.3 entitled Core Environmental Features identifies that Core 
Environmental Features are those natural features identified or approved as being 
provincially or regionally significant. The following policies are applicable to Core 
Environmental Features (in part): 

• development and site alternation will not be permitted within Core Environmental 
Features; 

• any application for development or site alteration will only be permitted on land 
contiguous to a Core Environmental Feature where an Environmental Impact 
Statement has been submitted to verify natural features in the field and identify 
appropriate buffers for development; 

o The proposed development is directly adjacent to Freeport Creek, Upper 
Freeport Creek Provincially Significant Wetland Complex, and a 
Significant Woodland to the southeast. Setbacks from these natural 
features will be required based on the recommendations made as part of 
the scoped Environmental Impact Study as well as part of the Freeport 
Creek and Tributary to the Grand Subwatershed Study. Indirect impacts 
of the proposed development on the adjacent habitats were assessed and 
the impacts are anticipated to be minimal, localized, and temporary. 
Recommendations for avoiding or mitigating potential impacts are 
provided in the scoped Environmental Impact Study. 

Section 3.B.5 entitled Source Water Protection and Map 15 identifies the southern 
portion of the subject lands to be within Surface Water Intake Protection Zone 2 and 
development applications must comply with the policies in the Regional Official Plan. 
Category A uses are not permitted in this area (e.g., waste treatment and disposal 
facilities, salvage yards, bulk storage of hazardous chemicals, etc.). Category B, C and 
D uses and stormwater management ponds may be permitted subject to further study in 
accordance with ROP Policy 8.A.4. 

Section 3.B.6.1.1 and Map 10 entitled Floodplains applies to the Regulatory Storm 
Floodplain as identified and approved by the Grand River Conservation Authority 
(GRCA). The following policies are applicable to floodplains (in part): 

• the precise delineation of the floodplain is determined by the GRCA or through 
subwatershed studies; 

• development is prohibited or restricted in One-Zone Floodplain Policy Areas as 
shown on Map 10. 



 

o The Freeport Creek and Tributary to the Grand Subwatershed Study 
completed in 2013 delineated the floodplain on the subject lands which is 
limited to the southern portion along Freeport Creek. The scoped 
Environmental Impact Study submitted in support of the application 
confirmed the limits of the floodplain. Development is not proposed or 
permitted within the floodplain. 

Staff is of the opinion that the proposed Draft Plan of Subdivision satisfies the policy 
tests as set out in Chapter 3 of the Official Plan for natural heritage and environmental 
management. 

 Cultural Heritage Resources (Chapter 4) 

The City recognizes and benefits from a variety of cultural heritage resources. Section 
4.10 entitled Cultural Heritage Impact Assessment (HIA) requires a HIA for a 
development proposal that includes or is adjacent to a designated property. 

o The proposed development is adjacent to a property listed on the Heritage 
Properties Register. If a future development application does not have an 
immediate physical impact on the cultural heritage resource (the stone 
farmhouse at 215 Allendale Road), the requirement for a Cultural Heritage 
Impact Assessment may be waived by the Cambridge Municipal Heritage 
Advisory Committee or Cambridge Council. The need for a Cultural Heritage 
Impact Assessment will be reviewed at Site Plan. 

Staff is of the opinion that the proposed Draft Plan of Subdivision satisfies the policy 
tests as set out in Chapter 4 of the Official Plan for cultural heritage resources. 

 Urban Design (Chapter 5) 

All development within the city is expected to demonstrate a high standard of urban 
design. Chapter 5 sets out objectives that (in part): 

• create an attractive built environment; 
• promote a high standard of urban design; 
• ensure compatibility in scale, form, massing and height transition between new 

development and adjacent neighbourhoods; 

o Development is expected to adhere to the City’s Official Plan with respect 
to urban design. 

Section 5.2 entitled Healthy and Liveable Communities sets out the objective (in part): 

• well-connected and maintained streets, paths and trails; 
• walkable neighbourhoods; 

o Intermarket Road will be constructed with a multi-use trail on either side 
to support active transportation. 



 

Staff is of the opinion that the proposed Draft Plan of Subdivision satisfies the policy 
tests as set out in Chapter 5 of the Official Plan for urban design. 

In review of the above-noted, staff is of the opinion that the proposed Draft Plan of 
Subdivision conforms with the City’s Official Plan. 

Section 51(24) of the Planning Act 

Section 51(24) states the criteria that must be considered in granting draft plan approval 
of a subdivision. The following is a summary of how the proposal meets these criteria: 

Planning Act Criteria Justification 

a) the effect of development of the 
proposed subdivision on matters of 
Provincial interest as referred to in section 
2 

The proposed development satisfies 
Provincial interests referred to in section 2 
of the Planning Act as well as the 
Provincial Policy Statement, 2020 and 
Growth Plan for the Greater Golden 
Horseshoe as discussed in the analysis of 
the Provincial Policy Statement and 
Provincial Growth Plan. 

b) whether the proposed subdivision is 
premature or in the public interest 

The application has been thoroughly 
reviewed by City staff and applicable 
agencies and is not considered to be 
premature. The existing Official Plan 
designation and Zoning already permit 
industrial development. 

c) whether the plan conforms to the official 
plan and adjacent plans of subdivision, if 
any 

The proposed development generally 
conforms to the Region and City Official 
Plans. 

Adjacent plans of subdivision include 
Creekside Phase 1 to the south and iPort 
Cambridge to the north, both of which are 
for employment uses. 

d) the suitability of the land for the The lands are suitable for industrial use. 
purposes for which it is to be subdivided The proposed plan of subdivision does not 

require amendments to the Official Plan or 
Zoning By-law. Transition area policies for 
the existing adjacent residential uses 
along Riverbank Drive were put into place 
through the site specific Official Plan and 



 

Planning Act Criteria Justification 

Zoning by-law Amendments for these 
lands. Additionally, future development will 
be subject to Site Plan review and 
provincial approvals from the Ministry of 
the Environment, Conservation and Parks. 

e) adequacy of roads The Transportation Impact Study 
submitted with the application 
demonstrates that the existing and 
planned transportation network can 
accommodate the proposed development. 

f) the dimension and shape of 
lots 

proposed The Regional Official Plan identifies that 
Prime Industrial Strategic Reserve 
(Serviced) lands will be developed as 
parcels of greater than eight hectares 

The lots to the west of Intermarket Road 
are smaller than 8 hectares (20 acres) 
which is justified due to the location of 
Intermarket Road constraining the lands. 
The lands to the east of Intermarket Road 
are not as constrained and can 
accommodate one large lot greater than 8 
hectares (20 acres) and another lot 
making up the remainder to meet the 
intent of the policy. 

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 

No specific restrictions have been 
requested or proposed by staff but the 
existing site specific Official Plan and 
Zoning By-law Amendments for these 
lands specifically prohibit noxious uses 
and vehicular access/road connections 
onto Riverbank Drive from the employment 
lands. 

For the portion of the subdivision to the 
west of Intermarket Road which are 
directly adjacent to existing residential 
development along Riverbank Drive, the 
site specific Official Plan and Zoning By-



 

Planning Act Criteria Justification 

law Amendments place further restrictions 
within the 70 metre (229.6 feet) transition 
area. These restrictions include: 

• Industrial uses are only permitted within 
an enclosed building; 

• No outdoor storage or speakers; 
• Visual screening for rooftop mechanical 

equipment; and 
• Visual barriers (solid fence and trees) 

along the property line. 

These restrictions will be reviewed at Site 
Plan. 

h) conservation of natural resources and 
flood control 

The applicant has submitted a scoped 
Environmental Impact Study (EIS) in 
support of the proposed development 
which has been reviewed and accepted 
the City, Region and Grand River 
Conservation Authority. The 
recommendations of the EIS have been 
included as conditions of draft approval. 

by 

i) the adequacy of utilities and municipal 
services 

The proposed development will be 
serviced through the extension of City 
infrastructure with the construction of 
Intermarket Road which is currently 
underway. There will be sufficient servicing 
capacity to accommodate development. 

Hydro and communication utilities will be 
provided through detailed design and as 
conditions of draft plan approval. 

j) the adequacy of school sites The proposed subdivision is for industrial 
development which is not dependent on 
school sites. 

k) the area of land that is to be dedicated 
to public purposes exclusive of highways 

Open Space Blocks 7 and 8 and 
Stormwater Management Block 6 
conveyed to the City. 

will be 



 

Planning Act Criteria Justification 

The applicant will be paying cash-in-lieu of 
a parkland dedication. 

l) the extent to which the plan’s design The proposed development will be 
optimizes the available supply, means of serviced through the extension of City 
supplying, efficient use and conservation infrastructure with the construction of 
of energy Intermarket Road which is currently 

underway. There will be sufficient servicing 
capacity to accommodate development. 

Utilities such as hydro will be supplied and 
determined through detailed design. 

m) the interrelationship between the The proposed development is for industrial 
design of the proposed plan of subdivision purposes which are subject to Site Plan 
and site plan control matters review in the City of Cambridge. 

It is the opinion of staff that the proposed Draft Plan of Subdivision meets the criteria of 
section 51(24) of the Planning Act to which all plans of subdivision must adhere. 

City of Cambridge Zoning By-law No. 150-85, as amended 

The subject lands are currently zoned Industrial (M3) and Open Space (OS1). Site 
specific zoning by-law amendments S.4.1.341.1, S.4.1.341.2 and S.4.1.342.1 came into 
effect in July 2018 and permit a range of industrial uses, office building and associated 
complementary uses. No further amendment to the by-law is required to facilitate the 
proposed plan of subdivision. 

It is the opinion of staff that the proposed Draft Plan of Subdivision is consistent with the 
Provincial Policy Statement (2020) and conforms to the Provincial Growth Plan (2020), 
the Region of Waterloo Official Plan and City of Cambridge Official Plan and Zoning By-
law, satisfies the requirements of Section 51(24) of the Planning Act and represents 
good planning. Accordingly, it is the recommendation of staff that the plan of subdivision 
be recommended for draft plan approval to the Region of Waterloo. 



Attachment No. 5 
Internal/External Consultation and List of Supporting Studies 

 

This application has been circulated to the departments and agencies listed below. No 
concerns or objections were received from commenting agencies. Region of Waterloo’s 
comments are included in Attachment No. 6. The requirements from City Departments 
have been included as recommended conditions of draft approval in Attachment No. 
10. 

• Energy+ Inc. 
• Hydro One 
• Union Gas Limited 
• Canada Post 
• Telecommunication Companies 
• Public and Catholic School Boards 
• Ministry of Transportation (MTO) 
• Canadian Pacific (CP) Rail 
• Regional Municipality of Waterloo 
• Grand River Conservation Authority 

•
• City of Cambridge Engineering and Transportation Services Division 
 City of Cambridge Planning Services Division 

• City of Cambridge Operations Division (formerly Parks, Recreation & Culture 
Division) 
• City of Cambridge Fire Department 

List of Supporting Studies: 

• Draft Plan of Subdivision 
• Planning Justification Report 
• Urban Design Brief 
• Preliminary Grading Plan and Drainage Plan 
• Preliminary Stormwater Management Report 

• Hydrogeological Assessment 
• Functional Servicing Report 

• Transportation Impact Study 

• Tree Management Plan 
• Environmental Impact Study 

• Archaeological Assessment 
• Chloride Impact Study / Salt Impact Assessment



Attachment No. 6 
City and Agency Comments 

File No. 30T-18102 – Creekside Phase 2 
215 Allendale Road and 245 Riverbank Drive 

First Submission (November 2018) City of Cambridge Comments dated 
February 1, 2019 

Planning Services: 

Development Planning – Kathy Padgett  

City staff respectfully provides the following comments pertaining to the first 
submission of the required reports and studies for the proposed Creekside Phase 
2 Draft Plan of Subdivision. In the second submission, please clearly document 
how each comment has been addressed. 

Please note that while the proposed future residential component was included in 
many of the reports and studies submitted as part of this application it has not 
been reviewed by staff since the application was made solely for the industrial 
lands. At the time an application for the proposed future residential lands may be 
submitted it will require the necessary reports and studies and will be reviewed 
by staff at that time. 

As per the analysis on page 18 of the Planning Justification Report with respect 
to lot sizes in Policy 2.D.22 of the Regional Official Plan (ROP), staff are 
supportive of the justification provided for the smaller lots on the west side of 
Intermarket Road due to the location of Intermarket Road constraining those 
lands. The lands to the east of Intermarket Road are not as constrained as the 
lands to the west and the location of Intermarket Road being pulled to the west 
was to accommodate for larger lots on the east side. While staff agree that 8 
hectare lots are not able to be accommodated on the east side due to the 
amount of land available, larger lots (3 lots at 4 hectares or 2 lots at 6 hectares) 
could be accommodated to better align with Policy 2.D.22 of the ROP. The 
rationale for the size of the proposed lots on the east side of Intermarket Road 
needs to be explained in more detail in the Planning Justification Report.  

No mention is made in the Planning Justification Report, or any of the other 
submission documents, of Official Plan Amendment No. 35 – North Cambridge 
Business Park – Parks and Trails. Conformity with Official Plan Amendment No. 
35 is required and needs to be explained in the Planning Justification Report. 

As per an email from Peter Markine on January 14, 2019 to Alex Nichols and 
copied to myself indicating a revision of the 26 metre road right of way up to a 30 



2 

metre road right of way, please update this information to a 30 metre right of way 
in all necessary reports and drawings for the second submission. 

Figure 3 of the Urban Design Brief (prepared by MHBC Planning and dated 
October 2018) references “70m Transition Area (s.4.1.321.2)” when the site 
specific is s.4.1.341.2, please revise. 

Environmental Planning – Kathy Padgett 

I have had the opportunity to review the above-noted application. I have reviewed 
the following documents submitted in support of the application: 

1. Draft Plan of Subdivision. Creekside Phase 2. Intermarket CAM Limited
(prepared by MHBC Planning and dated November 26, 2018);

2. Environmental Impact Study. Creekside Corporate Campus – Phase 2
(prepared by Natural Resource Solutions Inc. and dated October 2018);

3. Planning Justification Report. Intermarket Phase II Lands (prepared by
MHBC Planning and dated October 2018);

The documents above were reviewed to ensure consistency with the following 
document: 

1. East Side Lands (Stage 1) Master Environmental Servicing Plan.
Appendix B1. Freeport Creek and Tributary to the Grand Subwatershed
Study (prepared by Aquafor Beech Ltd and dated November 2013).

2. City of Cambridge Official Plan Amendments No. 7 and 25
3. City of Cambridge Zoning By-law 50-18 and 52-18

Setbacks and Buffers 

• Significant Wildlife Habitat – The EIS determined that no SWH types are
present directly within the subject property.

• Provincially Significant Wetland – The EIS is consistent with the Freeport
Creek Subwatershed Study by providing a 30 metre setback from the Upper
Freeport Creek Wetland Complex. The EIS indicates a minimal amount of
grading is proposed in the buffer of the wetland boundary. Defer to GRCA
with respect to the amount of grading proposed in the PSW buffer.

• Significant Woodland – The EIS is consistent with the Freeport Creek
Subwatershed Study by providing a 15 metre setback from dripline for the
woodlot directly abutting Block 7. Grading associated with a SWM swale
installation is proposed within a portion of the buffer, as well as a permeable
trail depending on final design of the trail network.



 3 

Please note, the 15 metre setback from dripline is shown on the Draft Plan of 
Subdivision as part of Block 7. As per Schedule A of Zoning By-law 52-18, the 
15 metre setback from dripline should be identified as Open Space on the 
Draft Plan of Subdivision. 

 

15 metre setback 
as OS1 
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Park and Trail Network 

As indicated on Page 37 of the EIS, an analysis of the impacts of the proposed 
park or trail network on natural features is not included. An analysis of the park 
and trail network is also not included in the Planning Justification Report and 
must be addressed as per Official Plan Amendment No. 35 which was agreed to 
previously by Intermarket and City staff. Staff is supportive of multi-use trails 
along either side of Intermarket Road, which are required to be 3 metres and not 
1.5 metres as shown on the submission drawings. The opportunity to include 
additional trails may be more appropriate in the future as Open Space areas 
come into City ownership through the planning process. 

Wetland, Creek and Buffer Enhancement Plan 

The submission of a detailed Enhancement Plan as identified in the EIS 
(pertaining to the creek, wetland and neighbouring buffer lands) will be required 
as a condition of draft plan approval to the satisfaction of the Region, City and 
GRCA. The developer will provide cost estimates and securities to implement 
this work. 

Monitoring 

As a condition of draft plan approval the developer will enter into an agreement to 
submit pre-development, during construction and post-development monitoring 
plans as identified in the EIS to the satisfaction of the Region, City and GRCA. 

Heritage Planning – Laura Waldie 

Staff has reviewed the Stage I and II Archaeological Assessment. Staff has no 
concerns with the Assessment or the Phase 2 draft plan of subdivision. However, 
a Heritage Impact Assessment may be required during the future site plan 
process for the development of these lands. 

Engineering & Transportation Services – Alex Nichols and Julianna 
Petrovich 

City staff has reviewed the following reports in support of the Draft Plan of 
Subdivision application: 

• Draft Plan of Subdivision by MHBC dated November 26, 2018 

• Functional Servicing Report and Preliminary Stormwater Management 
Report by EXP Services Inc., dated October 9, 2018 
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• Preliminary Geotechnical Investigation by EXP Services Inc., dated 
October 2018 

• Hydrogeological Assessment and Water Balance – Preliminary Report, 
dated September 2018 

• Traffic Impact Study by Paradigm Transportation Solution Limited dated 
October 2018 

Based on our review of the application, Staff is not in a position to support the 
Draft Plan of Subdivision at this time. The applicant is to address the following 
comments to the satisfaction of Development Engineering Staff prior to approval: 

General 

• Please note, that based on discussions with Intermarket in the summer of 
2018, it was agreed to that the draft plan submission engineering 
documents and the in design nature of the information provided by the 
City’s Collector Road project would create an iterative process that may 
require various revisions to the draft plan submission (based on the timing 
of the submission and the availability of detailed design components).  To 
that end, the City will provide detailed design information, when available, 
to further inform the draft plan submission.  Once finalized, the City will 
provide the collector road layout and Intermarket will be required to 
provide the detailed design of the local sanitary sewer and utilities.  
Intermarket will also need to provide peak storm flows and water demand 
for each block such that detailed design of the storm sewer and watermain 
can be completed by the City. 

• It is noted that on the various report covers and in the reports that EXP 
Services has been retained by Intermarket CAM Limited and the City of 
Cambridge.  Please note, EXP Services has only been retained by 
Intermarket CAM Limited.  Please revise. 

• Page 5 – It is stated that various agencies have initiated and completed a 
number of studies including two by EXP Services.  Please note, the two 
studies by EXP Services were not initiated or completed by the listed 
agencies.  Please revise. 

• Page 10 – The report refers to the residential subdivision to the west of 
Phase 2 as a rural residential subdivision.  However, the concept 
presented appears to be an urban residential subdivision.  It is also noted 
that the residential component is not part of the IP Park Phase 2 
application and that MHBC refers to the residential subdivision as “future”.   
Please revise. 

• Block 8 is referred to as parkland, however the emergency access road 
and any required services will be required to reside in a separate 
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servicing/utility block.  Should this block need to include services shown 
and an access road, the width of the servicing/utility block will need to be 
12m and fully separate from the park block.  The outlet point of the 
collector road’s storm sewer will need to be coordinated.  Please review. 

• Page 15 – Section 5.5 – It is noted some of the information for the capital 
projects listed in Table 5-1 and the following paragraph is out of date and 
not reflective of the City’s 2018 Forecasted Capital Budget.  It is also 
noted that a number of the capital projects have no direct impact on IP 
Park Phase 2 or are not relevant to the draft plan application.  Please 
review and revise. 

• Page 17 – Section 7 – “… as well as provide for servicing connections for 
the Cambridge IP Park PH1B lands for water and sanitary sewers.”  It 
should be noted that Phase 1B does not rely upon the servicing provided 
in Phase 2.  Please revise. 

• Given that the North-South Collector Road forms an integral part of the 
subdivision, coordination will be required with regard to earthmoving 
operations to help ensure that a as much of a cut-fill balance is achieved.  
Furthermore, given the depth of excavation required for the sanitary trunk 
and the needs of standard depth services, discussion and coordination is 
required for the location of stockpile locations and the limits of construction 
for the collector road.  As discussed with Intermarket staff, please provide 
an earthmoving analysis as part of the Functional Servicing Report and 
Preliminary Stormwater Management Report. 

• Drawing SS-01 – The legend refers to a specific line type for the boundary 
of the future residential subdivision, however on the plan that line type 
extends to cover the area north of Freeport Creek.  Please revise. 

• Drawing SS-01 – Dashed outlined boxes have been shown on all property 
line between blocks.  Please indicate what the dashed outlined boxes 
present. 

• Please confirm the limits of Phase 1B/1A and Phase 2 on Drawings SS-
01, SG-01 and on draft plan of subdivision.  Please label all phases on 
Drawings SS-01 and SG-01. 

• Please provide a section outlining the design process coordination with 
the City, clearly outlining what will be designed by the City as part of the 
collector road and what will be designed by Intermarket.  Please note, the 
City’s project will incorporate detailed design components from IP Park 
Phase 2 and components which are the responsibility of Intermarket to 
design will be constructed as part of the project.  That detailed design 
information will be provided to the City for coordination and incorporation 
into the collector road design. 



 7 

• Appendix A – Figure 4-5 – This figure does not represent current servicing 
strategies for the East Side Lands.  Please remove. 

• Appendix B – The Phase 1 FSR front cover has been included in 
Appendix B, however no other part of the report has been included.  Was 
this intentional? 

North-South Collector Road 

• The alignment shown on all plans will need to be revised to be 
representative of the agreed upon changes to the alignment approaching 
the Freeport Creek crossing.  Please see correspondence with 
Intermarket from October 5 and 9, 2018.  Further coordinated drawings 
addressing the alignment and width of the ROW will be provided by the 
City. 

• Page 12 – Section 5.1 and Page 13 – The ROW is referred to as 26m 
wide with 1.5m wide sidewalks on either side.  Please note in accordance 
with the North Cambridge Business Park EA, the width of the ROW will be 
30m and 3.0m wide multi-use trails will be provided on either side of the 
road.  As part of the City’s North-South Collector Road project a ROW 
cross-section will be provided to Intermarket by the City for coordination.  
Please revise all sections to be reflective of the City’s ROW cross section. 

• Page 14 – Section 5.2 and Page 16 – Section 6.2 – Please note that as 
part of the City’s North-South Collector Road project, centre line 
profile/road grades will be provided by the City to Intermarket. 

• Page 15 – Section 5.4 – The intersection of Allendale Road and the North-
South Collector Road will be a roundabout.  The City will provide the 
detailed design of the intersection for coordination purposes with 
Intermarket.  Please note, land north and south of Allendale Road will be 
required. 

Sanitary Servicing 

• Two sanitary flow calculations are provided for Phase 2.  Sanitary flow 
generation rates should be based on East Side Lands (Stage 1) MESP.  
Please provide only one method for sanitary flow calculation. 

• The location shown on Drawing SS-01 and in the report on Page 19 – 
Section 7.1.1 does not represent the preferred alternative outlined in the 
North Cambridge Business Park EA.  Please note, the City designed, 
constructed and owned East Side Lands (Stage 1) Interim Sanitary 
Pumping Station will be located (roughly) at the south-west corner of the 
North-South Collector Road and Freeport Creek.  Please note the sanitary 
trunk sewer crossing elevation of the creek is 297.00m +/-. 
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• All blocks shall be serviced through the use of a local sanitary sewer, 
designed by Intermarket and provided to the City for integration with the 
North-South Collector Road design. 

• Please provide a local sanitary sewer with one connection (drop 
structure) to the deep sanitary trunk sewer located north of Freeport 
Creek.  Exact location of the MH will need to be coordinated with 
City’s design, however it is expected that the connection will be 
made to the last MH north of the creek.  

• Please provided detailed design information (CAD) for the local 
sanitary sewer, including MH locations, service locations, etc.  That 
information will be incorporated in to the detailed design of the 
collector road. 

• Please update the sanitary sewer design sheet based on the local 
sanitary sewer. 

• Please note each block shall be individually serviced.  As such, 
please provide separate services for Blocks 6 and 7. 

• As noted above the residential subdivision is not part of the Phase 2 
submission.  As part of the design of the local sanitary sewer, please 
provide overall sanitary demand requirements for the servicing of the 
future subdivision. Intermarket will need to determine any (future) 
servicing design for the future residential subdivision as part of a separate 
submission, including the need for any easements, servicing blocks, SWM 
blocks, etc. 

• The alignment and location of the sanitary trunk sewer shown on Drawing 
SS-01 will need to be revised based on the City’s detailed design.  Please 
note the method of construction for the sanitary trunk sewer is not 
expected to be trenchless. 

Water Servicing 

• Please note a connection to CPR lands will still be required, along with a 
connection to the watermain at King Street and at Maple Grove Road.  
This will be addressed in Phase 1 of IP Park. Please revise. 

• Table 7-3 – The East Side Lands (Stage 1) MESP uses a daily flow of 300 
L/person/day for residential.  Please review and revise. 

• Page 21 – Section 7.2.1 – 250mm dia water services have been 
requested for each of the blocks.  Please provide detailed design 
calculations supporting this requirement. 

• Appendix D – FUS demand requirements are referred to in the report and 
a calculation is provided in Appendix D.  Please provide a table in Section 
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7.2 outlining fire flow requirements for each block and as noted above 
provide water services design. 

• Coordination of the location of each block’s water services will be 
required.  Please note each block shall be individually serviced.  Please 
provide size and location. 

• Page 21 – Section 7.2.2 – As noted above the residential subdivision is 
not part of the Phase 2 submission.  Please provide overall water demand 
requirements for the servicing of the future subdivision from the watermain 
in the North-South Collector Road.  As noted above, Intermarket will need 
to determine any (future) servicing design for the future residential 
subdivision, including the need for any easements, servicing blocks, SWM 
blocks, etc. 

Drainage, Grading and Storm Sewer 

• Page 22 – Section 7.3 – The City will determine the outlet location to 
Freeport Creek for the North-South Collector Road storm sewer.  As such, 
the future residential subdivision may require its own outlet to Freeport 
Creek. 

• Page 22 – Section 7.3 – It is noted that the storm sewer has been 
designed to convey the uncontrolled post-development flows from each of 
the blocks.  This does not represent the SWM methodology that was 
requested by Intermarket and that City agreed to accept.  Please see 
comments below regarding Stormwater Management. 

• Coordination of the location and size of each block’s storm services will be 
required.  Please note each block shall be individually serviced. 

• Drawing SG-01 – It is noted that bioswales are being considered 
immediately adjacent to retaining walls.  The location of the bioswales 
should be reviewed in order to ensure that LIDs do not undermine or affect 
the structural stability of the walls. 

Stormwater Management 

• Page 24 – Section 8.3 – Intermarket had requested that stormwater 
management be addressed in a similar manner to that of Phase 1B.  This 
was understood to involve the over-control of peak discharge rates of the 
Phase 2 blocks so that no quantity controls (i.e. no downstream central 
SWM facility) would be required for the North-South Collector Road.  
Please revise allowable block discharge rates and Tables 8-2, 8-4 and 8-
5. 

• Page 24 – Section 8.3 – It is noted that an external area within Allendale 
Road and north of Allendale Road drains into the subdivision.  This 
external area’s contribution cannot be used to help post-development 
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subdivision peak discharge rates be equal to (or be less than) pre-
development subdivision peak discharge rates.  Please revise Table 8-2 
so that the contribution from the road and the external area are not 
combined. 

• Figure SWM-01 and SWM-02 – As is noted above, an external area has 
been identified as draining into the site.  Based on a review of the existing 
grades it appears that the external area may also include (at least) a 
portion of the south side of the Allendale Road ROW along the frontage of 
the subdivision (an area larger than Figure SWM-01 identifies).  Please 
review if additional area in Allendale Road does in fact drain into the site. 

• Figure SWM-01 – It is noted that a portion of the northwest area of the 
subdivision may not drain to Freeport Creek.  The outlet point of this area 
and the adjacent external area is not well defined on Figure SWM-01 but 
may drain to Riverbank Drive and out to the Grand River.  As this area 
and the external area will be captured and conveyed via the collector road 
storm sewer to Freeport Creek, please review and revise the allowable 
peak discharge rate to Freeport Creek and adjust all proposed allowable 
block discharge rates to suit. 

• Figure SWM-01 – It is noted that a portion of the site resides in a 7m deep 
depression that drains on to neighbouring property to the east.  Please 
confirm that this area drains to Freeport Creek or to the Freeport Creek 
SWM Facility and if this affects the allowable peak discharge rate to 
Freeport Creek. 

• Page 23 – Section 8.1 – Two different Quantity Control criteria are 
provided.  Please remove the “upstream of Freeport Creek SWM criteria” 
as it does not apply to the proposed storm sewer in the collector road. 

• It is noted on Page 22, Section 7.3, that the external area currently drains 
to the Grand River, however the external area is now being proposed to 
drain to Freeport Creek via the proposed storm sewer system.  The total 
proposed discharge rate cannot exceed the allowable discharge rate to 
Freeport Creek.  Pease review the impact of the external area and ensure 
that allowable discharge rate is not exceeded. 

• Please provide a table, similar to Table 8-1, comparing total pre-
development flows to total post-development flow on a storm by storm 
basis. 

• Page 26 – Section 8.5.1 – Given the SWM quantity control strategy that 
was agreed to for Phase 2 (i.e. no downstream SWM facility) the future 
residential subdivision will be required to provide its own quantity controls.  
Please review and revise. 
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• Table 8-5 – Please provide a conceptual site plan for each block, as was 
completed for Phase 1B, and include an analysis with supporting 
calculations.  Please be advised that the minimum orifice control size is 
75mm, as such, review each block to confirm if level of over-control of 
peak discharge for each block will pose an issue for the future of each 
block development and adjust required SWM parameters as necessary 
across all blocks to ensure that the subdivision as a whole achieves the 
quantity control requirements.  Please update Table 8-5 to include all 
required parameters for each block (i.e. area, required runoff coefficient/% 
impervious, peak flow rate, anticipated volume of detention storage 
required, etc).  Given the depth of each block, please also confirm the 
required inverts at property line and coordinate with the City’s storm sewer 
design. 

• Table 8-5 – Please provide an explanation of what “Storage: Parking Lot + 
Bio Swale + Underground” is intended to indicate.  For example, Block 1 is 
920%, what does this indicate? 

• Page 27 – Section 8.5.1 – Each block and the North-South Collector Road 
will be required to achieve stormwater quality criteria individually.  As 
such, each block will be required to provide its own OGS unit or treatment 
train, etc and an OGS will be provided as part of the City’s design of the 
storm sewer system of the collector road. 

• Page 27 – Section 8.5.1.1 – The subdivision as a whole will be required to 
achieve the erosion control criteria, please refer to Page 104, Section 
5.3.1 and Page 115 of the East Side Lands (Stage 1) Master Drainage 
Plan.  As the road will have no quantity controls, each block will be 
required over-control to compensate for the North-South Collector Road. 

• Page 28 – Section 8.5.1.2 – It is noted that the subdivision as a whole is 
required to achieve water balance.  This is inclusive of the North-South 
Collector Road.  As with quantity control, the blocks will be required to 
compensate for the road not achieving the required water balance criteria.  
Please provide the following: 

• Please provide an in-situ infiltration rate for each of the infiltration 
facilities based on the information available. 

• Please provide a table outlining the volume of retention (i.e. mm or 
m3) that each block will be required to achieve. 

• Provide supporting calculations that the necessary volume of runoff 
can be collected from each roof or source of runoff in order to 
achieve the volume of retention for each infiltration gallery 

• For each infiltration facility, please provide supporting 
documentation outlining drawdown time, design infiltration rate (at 
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that location), and subgrade preparation, as well as ensuring that at 
least 1.0m of separation will be provided between the underside of 
the LID and the groundwater table. 

• In reference to the above water balance requirement, a draft plan 
condition will be included that requires that the subdivision as a whole 
achieve the water balance/budget criteria as laid out in the Freeport Creek 
and Tributary to the Grand Subwatershed Study. The condition will be as 
follows: 

The subdivision as a whole must achieve the water balance/budget target 
outlined in the Freeport Creek and Tributary to the Grand Subwatershed 
Study. During the subdivision’s detailed design stage provide an updated 
preliminary design for each of the LIDs in each block based on the per-
block target established during the Draft Plan of Subdivision Application 
Engineering Submission. As with the Draft Plan of Subdivision Application 
Engineering Submission, this must take into account that the North-South 
Collector Road ROW may not on its own be able to achieve the 
requirement. During the site plan process for each block a detailed design 
for the LID(s) must be provided that ensures that the block achieves the 
per-block established target. 

• Page 28 – Section 8.6 – As noted above the City will not be providing a 
stormwater management block for the North-South Collector Road, IP 
Park Phase 2 or the future residential subdivision.  The City is not 
opposed to the use of a central stormwater management facility; however 
Intermarket will be required to provide the land.  Should Intermarket wish 
to pursue this option, they will be required to design the facility to be 
inclusive of IP Park Phase 2 and the North-South Collector Road. 

Transportation General 

• Subdivision design must comply with the City’s Engineering Standards 
and Development Manual including all ROW requirements, parking 
requirements and traffic control. A combined on-street parking plan and 
traffic control plan is required as well as a street lighting plan (at the 
appropriate stages of the application). 

• LED Street lighting is required within the development.  The 
owner/developer will be responsible for 100% of the costs associated with 
the street lighting including, but not limited to, installation, maintenance 
until assumption, energy costs, third party review of the street light design, 
and spare fixtures, arms and poles. 
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Transportation Impact Study 

• The residential component and Street ‘A’ are not part of the IP Park Phase 
2 application and all references to it should be removed from the TIS as 
an official submission has not been received for the development. 

• The TIS requires updating to reflect the newly proposed intersection of 
Boychuk Drive and Intermarket Road. 

• Figure 1.1 should show future intersections and future roads assessed in 
the TIS. 

• Figure 2.2 should be zoomed out to show the full study area and highlight 
the proposed development site.  Include a north arrow. 

• A future Lane Configurations and Traffic Control figure should be included 
in Chapter 3. 

• Figure 3.1 should be updated to reflect the current concept including the 
intersection of Boychuk Drive and Intermarket Road.  Concept site plans 
do not need to be shown. Phase 1a, 1b should be identified. Phase 2 
should be identified and specified as the current application, preferably 
showing the lot fabric of proposed draft plan of subdivision.  

• Figure 3.2 does not reflect the cross section of Intermarket Road and 
should be removed. 

• Section 5.3.1 identifies that the incorporation of a left-turn lane from 
Boychuk Drive onto Maple Grove Road is likely unfeasible due to the 
proximity of the rail underpass but does not specify what impact that 
proximity has that therefore makes it unfeasible. 

• Appendix H is titled as Arcady 2028 Total Traffic Operations Riverbank 
Drive as Right-in Right-out but only contains data for the intersection of 
Allendale Road and Intermarket Drive 

Other comments may be forthcoming based on City review of other related 
developments that may impact this submission. 

Parks, Recreation and Culture Division – Paul Willms 

Parks, Recreation & Culture Division (PRCD) staff have had an opportunity to 
review various components of the submission (i.e. Draft Plan, Urban Design 
Brief, EIS/Tree Management Plan, Planning Justification Report, and Grading 
Plan). 

PRCD first provided comments and requirements January 26, 2017 on the 
presubmission application Creekside Corporate Campus Phase 2 and the 
requirements may be summarized as follows: 
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• Parkland dedication required (land for a park and any deficit in cash-in-
lieu) 

• Official Plan and Zoning should incorporate appropriate designations for a 
park block in the vicinity of Freeport Creek crossing/open space (done, 
OPA #35, see Schedule 7 North Cambridge Business Park, Parks & 
Trails) 

• Standard conditions for tree management plan, street tree plan, SWM 
landscape plan, fence plan and chainlink fencing 

• Active Transportation (trails) and Park Plan condition 

Following the January 2017 comments, PRCD met with the applicant and their 
agents on several occasions and were under the impression that a park was 
being planned adjacent to the OS lands and Freeport Creek crossing as per the 
preliminary grading plan submission (see Block 8, below).  Some design 
elements but also key issues arose through those discussions (i.e. no 
industrial/commercial Development Charge means no way to finance the 
development of the proposed park or trails) and some potential solutions were 
discussed with both the applicant and internally at the City.  A proposal on how to 
proceed and overcome these issues is not evident in the submission materials.  
In fact, there is no evidence in the submission materials – except for the 
“Block 8 Park” reference in the preliminary grading plan - that any of the 
PRCD requirements and comments were addressed. 
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Specific comments and requirements on the submission materials: 

Tree Management Plan / Tree By-law Permit 

The “tree management plan” as submitted as a one-page appendix to the EIS is 
unacceptable and incomplete as per the requirements of the Tree Management 
Policy & Guidelines.  Specifically it shows a swale and retaining wall under the 
dripline of neighbours’ trees, no Tree Protection Zone fencing (TPZs), and the 
trees are to be retained (which will be impossible if their rootzones are 
compromised by the works proposed.  The City cannot approve a tree 
management plan with such foreseeable damage to neighbouring trees.  It 
contains a partial inventory and partial site map.  It does not contain basic 
information needed to conduct a review.  No letters from neighbours are attached 
as required if the proponent will injure or destroy their trees.  The TMP makes 
reference to residential lots but none are contained on the Draft Plan.  Tree by-
law permit work (each tree above 20cm dbh in the inventory) has not been 
submitted (but this can be submitted upon grading permit).  It is not clear if all 
trees have been inventoried / whether the TMP is incomplete as it only contains 
Map 1 and the lands west of the proposed Intermarket Road. 

1. Parkland Dedication 

Land will be required as per the Planning Act and Official Plan policies.  
OPA/ZBA Schedule 7 included a park and trail and yet this is not referenced in 
either the Planning Justification Report nor the Design Brief.  The Official Plan 
speaks to both the quantity and quality of park land.  The quantity is 2% of 
developable (net environmental) lands which equates to 2% of 21.401 hectares = 
0.43 hectares.  The minimum amount of land to create a viable park consistent 
with service standards across the City is approximately 1 hectare (this would 
mean that the City would have to require 0.43 hectares as a minimum, purchase 
additional lands beyond the parkland dedication to bring up the amount of land to 
a viable 1 hectare, or be satisfied and program the 0.43 hectares (or the 0.57 ha 
Future Development Block with some undevelopable services running through 
(e.g. overland flow route, etc.).  The quality of the land also must comply with the 
Official Plan and be “developable park land” and not OS/valleylands or wetlands 
within the Freeport Creek floodplain.  Trails may be developed in buffers but not 
parks.  The Draft Plan should contain a “Trail/Buffer Block” with a dashed line 
indicated concept trail alignment.  The proposed park under discussion and as 
per the OPA Schedule 7 was the Block 8 Future Development and it is unclear 
why all of the submission materials (except the preliminary grading plan) do not 
depict this situation.  This location would meet the Official Plan policies and 
additional criteria (e.g. minimum frontage, abutting OS lands, ability to provide a 
parking area and construct structures, etc.).  A park is required. Fencing of park 
and OS areas from adjacent privately owned lands will be required.  A 
development charge or equivalent will be required to finance its construction. It is 
less clear how a trail system in the natural areas’ buffers can be achieved and 
therefore it may be more desirable to incorporate a multi-use trail in the 

https://www.cambridge.ca/en/build-invest-grow/resources/North-Cambridge-Business-Park-Phase-2-Application/NRSI---EIS---Oct-31-2018.pdf
https://www.cambridge.ca/en/build-invest-grow/resources/North-Cambridge-Business-Park-Phase-2-Application/NRSI---EIS---Oct-31-2018.pdf
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Intermarket Road allowance, connecting with the park (at this time the 
Intermarket Road shows a 1.5m sidewalk on either side and this should be 
reconsidered to a multi-use trail).  The PRCD supports a park at Block 8 (but 
recognizes there are challenges with future servicing and road alignments); part 
of Block 7, abutting the natural areas, would be a second option to provide land 
for a park.  A third option may be the “Additional Lands Owned by Applicant” (and 
perhaps comprise parkland dedication for Phase 1B – land instead of cash-in-lieu 
should the applicant wish to further discuss).   Finally, the applicant has shown 
some interest in design of the park and has presented some concepts, potential 
program elements, and issues – normally, the City designs and builds a park and 
conditions for “graded, stone-picked, and seeded” land only; however, in recent 
years, a number of alternative approaches to design and building (and financing) 
of parks has been tried and it is suggested that the Urban Design Brief should 
indicate whether the applicant wishes to continue, and what some of those 
design elements may be for this key piece of the public realm. 

2. Active Transportation 

The January 26, 2017 PRCD comments noted “a trail loop/circuit(s) and park 
concept plan will be a condition on Plan of Subdivision”, and that extensions to 
Phases 1A and 1B should be explored, and that costing of elements would be 
required for the Schedule in the Subdivision Agreement.  PRCD has also 
commented (on separate applications) on lands north of Allendale Rd. with 
respect to trails and parks and connections envisaged in the 2013 Community 
Plan and Trails Master Plan.  However, given the configuration of the subdivision, 
with buffers located in the south only (the usual locations for trails is within the 
buffers), and residential neighbours on flanks, it appears that the only possibility 
for active transportation or trails is within the right-of-way of Intermarket Road 
(multi-use trail) and connected to a park block (and if possible, continue in Phase 
1A and 1B lands).  OPA #35 Schedule 7 did contemplate trails going off to the 
east within the buffers – however, at this time and into the foreseeable future this 
trail segment would be a dead end (the applicant presented a trail loop at one 
meeting but as much of it was on private neighbouring property it could not be 
implemented).  It can be pursued at a later time as OS areas come into City 
ownership through the planning process but not at this time.  The only other 
option would appear to be a “greenway” type of circuit at the rear of Blocks but 
this has many obstacles to think through (i.e. residential neighbours likely do not 
support, opens up the back of commercial/industrial properties to access, 
CPTED issues, etc.).  Instead, it is recommended that a trail not be provided at 
this time and that the profile of Intermarket Rd. contain a multi-use trail (instead 
of sidewalks). This should be incorporated in the City’s detailed design and 
profile for Intermarket Road and submitted to PRCD for review. 

3. Other standard conditions 

• A SWM block is not part of the draft plan and therefore a Landscape Plan 
not required (as noted in the January 2017 requirements).  Should a SWM 
be added a Landscape Plan will be a condition on plan of subdivision. 
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• A fence plan and security for fence between future private and future City 
lands is required. 

• Street trees will not be required as a condition and as noted in the Urban 
Design Brief, the Site Plan landscape plans will speak to vegetation and 
landscaping along the street.  The development process for industrial 
commercial lands is not conducive to the typical suburban street tree 
establishment routine and plantings fare better when the site is developed 
(and a City street tree, as established by the developer, may be “in the 
way” of the Site Plan developer at a later time as well as subject to salt 
and wind until such time as the block or lot is developed). 

City of Cambridge Fire Department – Mark Yantha 

1. The actual roadway/street widths (curb to curb) are not provided in this 
document and should be circulated for a more accurate comment, but the 
following shall be kept in mind. 

In order to successfully operate a fire truck under emergency conditions, a 
minimum 6m-width roadway must be provided.  With this in mind, parking on 
the roadway would be a major concern of the fire department.  Therefore, 
parking on a roadway should not be allowed with a proposed width of 9m 
(parking on one side may be acceptable if the width permits).  The Cambridge 
Fire Department has had access problems in the past with narrow type 
streets/roadways and will only look favourable upon a street/roadway that has 
a minimum of one side posted with no parking signs. 

2. From 2002 to the present time, the Cambridge Fire Department has 
participated with Bell Canada on the PERS 911 Addressing Project/according 
to Bell Canada Address Standard.  Address anomaly corrections and address 
inconsistencies are dealt with and corrected through the City of 
Cambridge.  In order to accomplish this project, several public safety-related 
road-naming issues were considered including the need for roads to run 
continuously without a break from end to end and street name similarity.  In 
respect of Address Standard criteria, further review will be necessary by the 
Fire Department for this proposal. 

3. Ensure roadways comply with 3.2.5.6 of the Ontario Building Code. 

4. The Ontario Building Code gives a definition for a street as follows: 

Street means any highway, road, boulevard, square or other improved 
thoroughfare 9m (29 ft 6 in) or more in width, which has been dedicated or 
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deeded for public use and is accessible to fire department vehicles and 
equipment. 

This needs to be kept in mind when widths are determined for the roadways. 

5. Ensure fire hydrants are present and operational. 

6. Ensure two connections to public thoroughfares if road/cul-de-sac over 100m 
in length. 

7. Further review of properties at Site Plan Stage. 

 











































 

File No. 30T-18102 – Creekside Phase 2 
215 Allendale Road and 245 Riverbank Drive 

Second Submission (March 2020) City of Cambridge Comments dated April 24, 
2020 
 

 

Development Planning – Kathy Padgett 

City staff provides the following comments pertaining to the second submission 
of the required reports and studies for the proposed Creekside Phase 2 Draft 
Plan of Subdivision. In the third submission, please clearly document with your 
resubmission how each comment has been addressed. 

1. Parcel sizes 

As per the analysis on page 17 of the Planning Justification Report (prepared by 
MHBC and revised February 2020) with respect to lot sizes in Policy 2.D.22 of 
the Regional Official Plan (ROP), staff are supportive of the justification provided 
for the smaller lots on the west side of Intermarket Road due to the location of 
Intermarket Road constraining those lands. 

The lands to the east of Intermarket Road are not as constrained as the lands to 
the west and the location of Intermarket Road being moved towards the west 
was to accommodate for larger lots on the east side. An email from myself to 
Mark Kindrachuk on September 27, 2019 indicates that: “The City and the 
Region can support one large lot and one small lot for Phase 2 East. Since the 
total area of Phase 2 East is approximately 29 acres (12 hectares), one lot 20 
acres (8 hectares) or larger and another lot made up of the remainder meets the 
criteria identified in the Regional Official Plan”. The second submission of the 
Draft Plan of Subdivision does not conform to this direction, and the two small 
parcels to the east of Intermarket Road do not conform to ROP Policy 2.D.22. 

As a reminder, the large 20 acre (8 hectare) parcel on the east side of 
Intermarket Road must remain as one large lot which is identified in the site-
specific Zoning By-law Amendment for these lands. The City will not support this 
parcel being subdivided through part lot control or consent in the future based on 
the direction in the site-specific Zoning By-law Amendment which supports 
Regional Official Plan policy. Additionally, only one servicing connection is 
permitted per lot for water, sanitary sewer and storm. 
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2. Extending municipal services and emergency access to additional lands 
owned by applicant 

Page 7 of the Planning Justification Report makes reference to extending 
municipal services and the emergency access to additional lands owned by 
applicant to the west. As per City engineering comments, no services or 
emergency/secondary access road will be provided or built at this time since 
those lands are currently outside of the City’s urban boundary. Please remove 
this paragraph and any reference to this in other documents submitted as part of 
the plan of subdivision. 

Environmental Planning – Kathy Padgett 

Please note: the Environmental Planning comments were released to the 
applicant on March 26, 2020 in order to provide expedited turnaround on 
comments regarding the stormwater management pond. 

I have had the opportunity to review the above-noted application. I have reviewed 
the following documents submitted in support of the application: 

1. Draft Plan of Subdivision. Creekside Phase 2. Intermarket CAM Limited 
(prepared by MHBC Planning and revised February 12, 2020); 

2. Environmental Impact Study. Cambridge IP Park Phase 2: Business Park 
(prepared by Natural Resource Solutions Inc. and revised February 2020); 

3. Stormwater Management Report. Cambridge IP Park: Phase 2 Business 
Park (prepared by EXP Services Inc. and revised February 14, 2020); and 

4. Planning Justification Report. Intermarket Phase II Lands (prepared by 
MHBC Planning and revised February 2020). 

The documents above were reviewed to ensure consistency with the following 
documents: 

1. East Side Lands (Stage 1) Master Environmental Servicing Plan. 
Appendix B1. Freeport Creek and Tributary to the Grand Subwatershed 
Study (prepared by Aquafor Beech Ltd and dated November 2013); 

2. City of Cambridge Official Plan Amendments No. 7 and 25; and 
3. City of Cambridge Zoning By-law 50-18 and 52-18. 

My comments have also been reviewed by my colleagues at the Region of 
Waterloo and the Grand River Conservation Authority. My comments are as 
follows: 
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1. Setbacks and Buffers 

a) Provincially Significant Wetland (PSW) 

• The boundary of the PSW has been revised since the first submission. 
Due to this revision, the associated 30m Setback from Limit of Wetland 
now encroaches onto Blocks 3 and 6, which are identified as business 
park blocks (see red circles on the image below). Development will not be 
permitted within the 30m Setback from Limit of Wetland. The City will do a 
housekeeping ZBA to recognize these areas as Open Space since this 
information was not available at the time of the City-initiated ZBA. We are 
agreeable to processing site plans and the City-initiated housekeeping 
ZBA concurrently and the ZBA will need to be finalized (i.e. decision 
issued, by-law passed, 20 day appeal period passed without appeal) 
before the site plans on these lands are approved. 

 
• On Block 3, Map 2 of the EIS shows the Wetland Buffer (30m) to be 

different from the 30m Setback from Limit of Wetland shown on the Draft 
Plan of Subdivision. The EIS should be revised to reflect the Draft Plan of 
Subdivision. 

 b) Significant Woodland 

• I recognize the addition of Block 8 Open Space on the Draft Plan of 
Subdivision to capture the 15m setback from the Significant Woodland 
dripline as requested in my previous comments. 
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• As indicated in an email from myself to Peter Markine dated December 3, 
2019, the City will require an easement across Block 6 in order to access 
Block 8 Open Space for maintenance purposes. 

2. Stormwater Management 

a) Block 7 Stormwater Management 

• Please confirm if the Limit of Floodline is also the dividing line between 
Block 7 and Block 9 as it is not clear on the Draft Plan of Subdivision. 

• The Stormwater Management Report identifies a 5m emergency access 
road for potential future residential along the south end of the SWM pond. 
An emergency access road for potential future residential will not be 
permitted within the 30m Setback from Limit of Wetland. Please address 
this item prior to the City Engineer submitting the SWM application 
to MOECP. 

b) Block 8 Open Space 

• As indicated in an email from myself to Peter Markine dated December 3, 
2019, private SWM facilities or services will not be permitted on City 
owned lands and as such, no SWM facilities or services should be located 
in Block 8. I also noted that minor grading into the buffer to accommodate 
SWM adjacent to the buffer may be acceptable. The EIS notes that 
grading is proposed in the outer half of the 15m woodland buffer, but then 
also notes that the minimum distance between the woodland dripline and 
the limit of grading as 4.2m, well beyond the outer half of the limit. From 
my review of the EIS and the SWM Report, I would not consider the 
proposed grading in the buffer to be minor in nature. 

3. Offsite Tree Removals and Grading 

• For any proposed offsite tree removals and grading, a letter from the 
affected landowners agreeing to the proposed works is required as a 
condition of draft plan approval. 

Heritage Planning – Laura Waldie 

Comments from Laura Waldie on the first submission are still applicable to the 
second submission: 

1. Staff has reviewed the Stage I and II Archaeological Assessment. Staff has 
no concerns with the Assessment or the Phase 2 draft plan of subdivision. 
However, a Heritage Impact Assessment may be required during the future 
site plan process for the development of these lands. 
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Engineering & Transportation Services – Alex Nichols and Julianna 
Petrovich 

Development Engineering Staff have completed a review of the engineering 
component of the IP Park Phase 2 draft plan submission. While the development 
application is at the Draft Plan approval stage, the SWM pond and Intermarket 
Road servicing is at the detailed design stage and has been reviewed at that 
level. 

City staff has reviewed the following reports in support of the Draft Plan of 
Subdivision: 

• IP Park Phase 2 Functional Servicing Report, prepared by EXP Services 
Inc., dated February 14, 2020 

• IP Park Phase 2 Draft Plan, prepared by MHBC, dated February 12, 2020 
• IP Park Phase 2 Preliminary Geotechnical Investigation Report, prepared 

by EXP Services Inc., dated October 2018 
• IP Park Phase 2 Hydrogeological Assessment and Water Balance Report, 

prepared by EXP Services Inc., dated January 2020 

We have the following comments that will need to be addressed prior to final 
engineering approval. As well, please provide a response letter addressing all of 
the comments below. 

Engineering 

1. General Comment 

• As the status of the future residential lands proposed by Intermarket is still 
to be decided, please remove all references to these lands from the FSR 
and the SWM report. 

 Water and sanitary stubs from Intermarket Road will not be provided 
at this time. There is sufficient capacity within the municipal 
infrastructure for these lands. 

 The SWM pond storage capacity required for the lands can remain, 
however no explicit references or calculations pertaining to the parcel 
should remain in the report. 

 Should these lands be ultimately included in the urban boundary, 
they will be able to connect to the Intermarket Road services and the 
stormwater management pond in the future. The design and approval 
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of those connections will be part of any future development 
application for those lands. 

2. Section 1 

• 1st Paragraph – Subject lands are referred to be 22.80ha but on the draft 
plan the area is 21.939ha and the SWM Report states 22.106ha. Please 
revise. 

• Figure 1 – This subdivision application does not include the lands shown 
in orange. Please label as other lands owned by applicant or remove 
from figure. 

• Figure 2 – Similar to the comment above. Please remove the other lands 
owned by applicant from subdivision outline. 

• 6th Paragraph (after Figure 2) – IP Park Phase 2 lands are also located 
in the North Cambridge Business Park EA study area lands. Please 
revise. 

3. Section 2 - Figure 3 – The red text is unreadable. As noted above, please 
label as other lands owned by applicant or remove from figure. 

4. Section 4 – The by-laws listed do not pertain to the design of Intermarket 
Road or the transfer of its ownership to the City. Please revise. 

5. Section 4.1 – 3rd Paragraph – HOOPP now owns the lands previously 
referred to as Phase 3, please revise any references to these lands. 

6. Section 4.3 

• 1st Paragraph – A reference to a review of the Freeport Creek crossing is 
stated as being done by EXP, however, no review is provided. It is also 
noted that the design of the Freeport Creek crossing has been 
completed by City, as a result this statement can be removed from the 
report. 

• 2nd Paragraph – Remove MESP, the NCBP EA established 
recommendations. 

7. Section 5.3 – 2nd Paragraph – On Drawing SG-01 blocks drain front to back 
as no overland flow is directed to Intermarket Road. Please revise. 
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8. Section 6 

• 2nd Paragraph – Phases 1 and 2 of IP Park do not reside in Stage 2 East 
Side Lands.  Please revise. 

• 2nd Paragraph – A May 9, 2019 drawing is referenced, however a 
number of subsequent coordination drawings have been shared with 
EXP since May 9, 2019. 

9. Section 6.1 

• 1st Paragraph – It should be noted that the sanitary trunk sewer is not a 
temporary or interim condition and is being constructed to service the 
broader East Side Lands, which includes some land in the Township of 
Woolwich. The ESL (Stage 1) Interim SPS is considered an interim 
condition that will be needed for (approximately) the next 20 years until 
such time that the Region of Waterloo constructs their trunk sewer which 
will connect to the southern terminus of the City’s trunk sewer (allowing 
the City to decommission the SPS) and will convey all sewage to the 
Kitchener Wastewater Treatment Plant. The SPS is intended to primarily 
service the North Cambridge Business Park Lands as outlined in the 
North Cambridge Business Park EA. 

• Table 6-1 – Please confirm that all block areas are consistent with the 
areas outlined on the draft plan. 

• 3rd Paragraph – A 200mm dia local sanitary sewer is shown on Drawing 
SAN-01, which is acceptable to City staff. It should be noted that based 
on MOE guidelines that minimum sanitary sewer size is 200mm dia. 

10. Section 6.1.1 – Revise this section to be in accordance with the North 
Cambridge Business Park EA recommendations. Please note that the 
majority of trunk sewer through Phase 2 lands will be 1050mm dia with a 
portion being 1200mm dia crossing under the creek. Refer to latest 
Intermarket Road Coordination Drawing set for details. 

11. Section 6.1.3 – 1st Paragraph – Refer to comments above regarding the 
Intermarket Road local sanitary sewer. And indicate where the local sanitary 
sewer will connect to the sanitary trunk sewer. 

12. Section 6.2 

• 1st Paragraph – HOOPP now owns the lands previously referred to as 
Phase 3, please revise any references to these lands. 
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• Table 6-2 – Please confirm that all block areas are consistent with the 
areas outlined on the draft plan. 

• 6th Paragraph – Please remove reference to future residential roadway. 

13. Sections 6.2.1 

• 1st Paragraph – Provide sizing calculations supporting the need for 
250mm dia services. 

• 3rd Paragraph – A meter/valve chamber in accordance with City 
standards will be required should there be more than 30m from P/L to 
building. 

14. Section 7 – 2nd Paragraph – Revise Cambridge and North Dumfries Hydro 
to be Energy+. 

15. Section 8 – 4th item – Partial overland flow for any event over 5 year. All 
events up to 5 year will have no overland flow. All Intermarket Road 
overland flow will be conveyed to the proposed SWM pond, including 
Regional event flow. 

16. Appendix B – Domestic Water Estimate Table – These are based on MESP 
and EA recommendations. 

Engineering – Stormwater Management 

Please note: the Engineering – Stormwater Management comments were 
released to the applicant on March 26, 2020 in order to provide expedited 
turnaround on comments regarding the stormwater management pond. 

Development Engineering Staff have completed a review of the IP Park Phase 2 
SWM Report as prepared by EXP. While the development application is at the 
Draft Plan approval stage, the SWM pond is at the detailed design stage, and as 
a result the documentation related to pond design has been reviewed at a 
detailed design level. 

The following was reviewed: 

• IP Park PH2 Stormwater Management Report, dated February 14, 2020 
• Drawing PND-01, dated May 24, 2019 
• Following the draft plan submission, additional documents were provided 

on March 3, 2020 that updated and corrected Table 4-16 and the 
OTTHYMO modeling output. 
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We have the following comments that will need to be addressed prior to final 
engineering approval. These comments must also be addressed prior to the ECA 
submission. Addressing the comments provided below will ensure a quality ECA 
submission to MECP. 

As discussed with Intermarket, the Phase 2 SWM pond will be incorporated into 
the upcoming Intermarket Road tender. Once all comments have been 
addressed, please provide all detailed design drawings and specifications 
required to do so. 

Please provide a response letter addressing all of the comments below. 

1. Section 1 

• 1st Paragraph – Subject lands are referred to be 22.106ha but on the 
draft plan the area is 21.939ha and the Functional Servicing Report 
states 22.80ha. Please revise. 

• Figure 1 – This subdivision application does not include the lands shown 
in orange. Please label as other lands owned by applicant or remove 
from figure 

• Figure 2 – Similar to the comment above. Please remove the other lands 
owned by applicant from subdivision outline. 

• 6th Paragraph (after Figure 2) – IP Park Phase 2 lands are also located 
in the North Cambridge Business Park EA study area lands. Please 
revise. 

2. Section 2 

• Figure 3 – The red text is unreadable. As noted above, please label as 
other lands owned by applicant or remove from figure. 

• 3rd Paragraph – It is our understanding that the 30.5m wide Hydro 
Easement which crosses Phase 2 lands and Intermarket Road has been 
removed by Hydro One through discussions with Intermarket. Please 
revise. 

• 3rd Paragraph – At this time, there is to be no emergency access road to 
the future lands owned by Intermarket located to the west of Phase 2. 
Please revise. 

3. Section 4.4.1 – The information provided in this section is more historical and 
a record of the previous approach to SWM for Phase 2. Based on the 
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information provided in subsequent sections, the allowable release rates from 
each block do not appear to be based on unit flow rates. Please review and 
revise, or remove if no longer applicable to the current design. 

4. Sections 4.51 and 4.5.2 – Indicate critical discharge target. 

5. Section 4.6 

• 2nd Paragraph – Draft plan refers to SWM block as being Block 7. Please 
review and revise. 

• Table 4-7 – Intermarket Road has a XIMP and TIMP of 0.95 but Drawing 
SWM-02 indicates an imperviousness of 0.83, which would be more 
expected. Please revise the table and modeling. 

6. Section 4.7.1 

• Table 4-10 – Please provide the storage required for all events 2, 5, 10, 
50, 100 and 25mm. 

• Paragraph 7 – All overland flows on Intermarket Road are collected by 
the same CB/inlet system on Intermarket Road and are conveyed into 
the SWM Pond. Please revise. 

• Table 4-11 & Section 4.7.2 – Table 4-13 – Post-Development without 
Flow Attenuation is provided, however the subdivision and Intermarket 
Road require quantity controls/attenuation, so it’s unclear why this is 
included. Please remove. 

7. Section 4.7.2 

• Table 4-11 – Table is missing 25mm flows. 

• Table 4-11 – 100 year flow is inconsistent with modeling output. 

• Table 4-12 – Please provide the storage required for all events 2, 5, 10, 
50, 100, Regional and 25mm. 

• Table 4-12 & Table 4-13 – Some of the information presented in the 
tables is inconsistent with the modeling output: 

 HYD 605 and 606 - 2 year, 100 year and Regional flows 

 HYD 605 and 606 - Storage Required and Proposed 

 HYD 513 – 2, 5, 10, 50, 100 and Regional flows 
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• Table 4-13 – Table is missing 25mm flows. 

8. Section 4.7.1.2 

• Table 4-15 – It is noted in previous sections that the roof makes up 40% 
of the block area, however the proportion of landscaping and 
hardscaping is not noted. Please update. 

• Block 4 on the draft plan has an area of 8.094ha. Please confirm that the 
areas outlined on the draft plan match those found in this table and 
revise modeling as necessary. 

• Areas 411 and 410 are 0.257ha and 0.569ha respectively on Drawing 
SWM-02. Confirm that the values in this table are consistent with 
Drawing SWM-02 and revise modeling as necessary. 

9. Section 4.8 

• Please provide details on how major event flows are being “piped” and 
also being conveyed overland. 

• Table 4-16 (revised, received March 3, 2020) – Service laterals are listed 
as having 3.00% slopes in order to achieve 300mm dia, however it is not 
clear why a larger size is not proposed instead of increasing the slope. 
As per the Intermarket Road drawing set, sent to EXP on March 18, 
2020, a 2.0% service lateral with an increased pipe size has been 
provided to each block. 

10. Sections 4.8 and 4.9 – In order to clearly outline SWM requirements for 
each developable block (1, 2, 3, 4, 5 and 6 and other land owned by 
applicant), a table is to be provided that establishes target/allowable piped 
and overland flows for all events (2, 5, 10, 50, 100, Regional (as is 
necessary for the block) and 25mm). The table will also be required as a 
Schedule in the Subdivision Agreement, similar to Phase 1A approvals. 

11. Section 4.9 – Table 4-17 – Intermarket Road and external areas (409, 1001 
and 1002) cannot have target/allowable flows applied to them as they rely 
on the downstream Phase 2 SWM pond. Please remove from table. 

12. Appendix E – Hydraulic Calculation Sheet: Pond Storage Stage Discharge 
Calculations 

• All six (6) storms listed do not match Total Flow and Active Detention 
Storage in modeling output. Please review and revise. 
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• Please include the 25mm event. 

• A negative value appears under Orifice 2 at 302.70. Please revise. 

13. Please provide hydraulic capacity calculations for overland spillway and 
750mm dia outlet pipe. 

14. In accordance with MOE criteria, please provide detention storage 
drawdown time calculations. 

15. All drawings – Please ensure that block labels are consistent with those 
found in the draft plan. 

16. All drawings – Please ensure that drawings are coordinated with the 
Intermarket Road Coordination drawing set sent March 18, 2020 to EXP. 

17. Drawing SG-01 

• Please confirm the swale adjacent to the retaining wall will not cause any 
issues with hydrostatic load due to infiltration from this swale. 

• Grading is shown to be extending into the neighbouring property to the 
east. The grading looks like it will also impact existing trees. A tree 
removal permit may be required. Please provide written permission from 
the property owner for any grading work will be a draft plan condition. 

18. Drawing SS-01 – Outlet for Blocks 5 and 6 crosses through Block 8 which 
will be conveyed to the City as an Open Space block. Please relocate storm 
outlet off of Block 8. 

19. Drawings SG-01, SS-01 and SWM-02 

• Please note that the location and configuration of block 
driveway/entrances will be addressed at the site plan application stage 
for each block. 

• A label for Block 9 is shown west of the SWM pond block (Block 7). 
However the draft plan indicates that this area is actually outside of the 
limits of the subdivision. Block 9 has been identified as an Open Space 
block south of the SWM pond block (Block 7). 
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20. Drawing PND-01 

• The limits of the SWM pond block are not clearly delineated on the draft 
plan. Please ensure that all pond infrastructure including weir and 
maintenance access road are located within the pond block (Block 7). 

• Please revise storm event storage elevations as necessary in 
accordance with comment 12 above. 

• In Section A, the rip rap adjacent to the inlet headwall structure is shown 
as being higher than the headwall. Please review and revise. 

• The emergency access should be relabeled as Maintenance Access 
Road. The road should be a 4.0m wide drivable surface, with 0.50m of 
shoulder/rounding on either side. 

• Indicate access road and weir surface type and indicate pavement 
structure. 

• Indicate groundwater table elevations on Sections A and B. 

• Section X is labeled as emergency spillway but appears to refer to the 
pond’s weir. Please revise. 

• Section D - Indicate which OPSD headwall detail (provided on drawing) 
will be used at the pond outlet to Freeport Creek and indicate how the 
armour stone retaining wall shown above the outlet pipe will be 
structurally supported. As well, please provide a fence along the top of 
the retaining wall. 

• Indicate where Section E is located. 

• Section B –How will MH09 be protected given the near vertical slopes on 
the side of the plunge pool and the fact that the north side of the 
structure is exposed? 

• Section B – Label location and invert of the 100mm dia orifice associated 
with the reverse slope pipe. 

• Section B – A fence is shown between access road and MH09 which will 
restrict access to MH09, please remove. 

• Indicate how the reverse slope pipe extending into the plunge pool 
associated with MH09 will be structurally supported. 
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• Provide access gate CSD-ST-04 for maintenance access road at ROW 
limits. 

Transportation 

1. Please update the draft plan of subdivision and Transportation Impact Study 
to identify the east-west collector as Boychuk Drive in all references. 

Parks, Recreation and Culture Division – Paul Willms 

1. 122 trees above 10cm dbh were inventoried within and immediately adjacent 
to the site and the report notes 75% are native species with regionally 
significant walnut and hackberry next to the residential area. No endangered 
species (e.g. blue ash, butternut, etc.) were inventoried. Dry-Fresh Sugar 
Maple Deciduous Forest was identified in the southeastern corner of the 
development site and a 15m setback from dripline is indicated on the Draft 
Plan of Subdivision included in the review materials as well as 
recommendations for protection (i.e. heavy duty silt fencing as per the 
DVMP). 

2. It is noted that no park, trail, elevated walkway, etc. are contemplated; only a 
3m wide multi-use trail as part of the main road. The response to PRCD 
comments (page 6 in Appendix 1) are acceptable and the applicant 
understands that adjacent property owners’ signatures will be required prior to 
any tree removals especially those that impact shared, boundary, or 
neighbour trees. These signatures are a requirement of the tree by-law permit 
application and the application will not be approved without those signatures. 
The comments suggest that “correspondence with adjacent landowners will 
take place at the detailed design stage” but it has been our experience that 
this is too late – area grading permits require an approved tree by-law permit 
(with tree management plan and adjacent property owner signatures); 
therefore, it is suggested that the applicant pursue signatures sooner rather 
than later in the process. Later in the document (page 12, of the 
DVMP/Appendix X) the applicant does note that the appropriate 
documentation and neighbouring landowner signatures will be pursued upon 
Grading Permit applications as suggested above. The applicant notes 6 
boundary trees and 6 trees to be pruned; in addition 21 off-property trees are 
proposed for removal and 23 for pruning. All of these trees will require 
neighbour signatures within the tree permit application and if those signatures 
are not forthcoming the applicant will need to amend plans as the City will not 
approve a permit application for the destruction of neighbour trees without the 
adjacent owner’s consent. The applicant should be prepared to move their 
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proposed swales/infiltration trenches to accommodate such as scenario as 
these features are what is responsible for neighbour tree impacts. 

3. Parks and trails were in the original Terms of Reference but are no longer 
contemplated/were not examined in the EIS and this is acceptable to PRCD 
as the City will not be constructing trails or installing a park but will be 
accepting cash-in-lieu of parkland. 

4. The Detailed Vegetation Management Plan is accepted. The EIS/DVMP 
notes two kinds of TPZ silt fencing as well as timing windows for removals 
and potential bat habitat impact mitigation. 64 trees are anticipated for 
removal (out of the 122 inventoried). 49 trees above 20cm dbh on the subject 
site and offsite are proposed to be removed. The applicant is required to 
include these within the tree by-law permit application. The applicable fee, 
including Replacement Tree Fund compensation amounts for the 49 removals 
will accompany the application. The applicant may wish to provide trees 
instead of payment for the required compensation. Compensation planting is 
only acceptable on private property, not on any lands to come into City or 
public ownership (e.g. street trees, buffer planting etc. are not credited only 
private property trees). Should the applicant wish to reduce/eliminate the 
amount payable a Landscape Plan showing compensation planting on private 
property is required. 

City of Cambridge Fire Department – Mark Yantha 

1. The actual roadway/street widths (curb to curb) are not provided in this 
document and should be circulated for a more accurate comment, but the 
following shall be kept in mind. 

In order to successfully operate a fire truck under emergency conditions, a 
minimum 6m-width roadway must be provided. With this in mind, parking on 
the roadway would be a major concern of the fire department. Therefore, 
parking on a roadway should not be allowed with a proposed width of 9m 
(parking on one side may be acceptable if the width permits). The Cambridge 
Fire Department has had access problems in the past with narrow type 
streets/roadways and will only look favourable upon a street/roadway that has 
a minimum of one side posted with no parking signs. 

2. From 2002 to the present time, the Cambridge Fire Department has 
participated with Bell Canada on the PERS 911 Addressing Project/according 
to Bell Canada Address Standard. Address anomaly corrections and address 
inconsistencies are dealt with and corrected through the City of Cambridge. In 
order to accomplish this project, several public safety-related road-naming 
issues were considered including the need for roads to run continuously 



 16 

without a break from end to end and street name similarity. In respect of 
Address Standard criteria, further review will be necessary by the Fire 
Department for this proposal. 

3. Ensure roadways comply with 3.2.5.6. of the Ontario Building Code. 

4. The Ontario Building Code gives a definition for a street as follows: 

Street means any highway, road, boulevard, square or other improved 
thoroughfare 9m (29 ft 6 in) or more in width, which has been dedicated or 
deeded for public use and is accessible to fire department vehicles and 
equipment. 

This needs to be kept in mind when widths are determined for the roadways. 

5. Ensure fire hydrants are present and operational. 

6. Ensure two connections to public thoroughfares if road/cul-de-sac over 100m 
in length. 

7. Further review of properties at Site Plan Stage. 
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Sylvia Rafalski-Misch (519) 575-4500 ext. 
3114 

File: D18-20/18102 

 May 26, 2020

Ms. Kathy Padgett, Senior Planner 
Planning Services Department  
City of Cambridge 
50 Dickson Street, P.O. Box 669 
Cambridge, ON  N1R 5W8 

Dear Ms. Padgett: 

Re: Post Circulation Comments 
Revised Plan of Subdivision Application 30T-18102 
Intermarket CAM Ltd. (Creekside Phase 2) 
245 Riverbank Drive and 215 Allendale Road 
CITY OF CAMBRIDGE 

The Region has prepared the following post circulation comments for the above-noted 
revised plan of subdivision dated February 12, 2020 and the updated supporting 
reports.  The purpose of these comments is to identify any additional items which need 
to be addressed prior to draft approval and those that can be imposed as conditions of 
draft approval. 

Intermarket CAM Ltd. is proposing a revised industrial plan of subdivision (Creekside 
Phase 2) on 21.94 hectares (54.21 acres) of land located at 245 Riverbank Drive and 
215 Allendale Road.  The revised draft plan includes six (6) business park blocks 
(previously 7 business park blocks), one (1) stormwater management block (previously 
1 future development block), the addition of two (2) open space blocks and a 30 metre 
wide Intermarket Road (North South Collector Road) extending from the adjacent plan 
of subdivision 30T-14103 (Creekside, Phase 1b) located to the south of the subject 
lands. 

The lands are designated “Prime Industrial/Strategic Reserve (Serviced)” in the 
Regional Official Plan (ROP).  Further, the lands are designated in the City of 
Cambridge Official Plan as Business Industrial and Natural Open Space System with 
site specific policies 8.10.66 and 8.10.70, which permit a range of business industrial 
uses, office buildings and associated complementary uses.  The lands are zoned 
Industrial (M3) and Open Space (OS1) with site specific zoning provisions.  
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DELEGATED AUTHORITY COMMENTS 
 
The Ministry of Transportation, Le Conseil Scolaire de District Catholique Centre-sud, 
Le Conseil Scolaire de District du Centre Sud-Ouest, Rogers Cable Communication 
Inc., Bell Canada, Energy+ Inc. and Waterloo Catholic District School Board have not 
responded to this circulation.  By copy of this letter, these agencies are asked to 
provide any comments they may have as soon as possible. 
 
Telecom (Telus) and Water Region District School Board have no comments or 
concerns. 
 
Union Gas Limited 
 
Union Gas Limited advised in their email of March 10, 2020 that, as a condition of draft 
plan approval, the Owner/Developer will need to provide Union Gas with the necessary 
easements and/or agreements for the provision of gas services to this plan. 
 
Energy+ Inc. 
 
In response to the original draft plan submission, Energy+ Inc. advised in a letter dated 
December 21, 2018 that, the Owner/Developer will be required to enter into an 
Agreement with the Hydro Authority to establish the conditions of electrical service, 
including the financial requirements for servicing.  Further, the Owner/Developer must 
grant easements to the Authority’s satisfaction and will be responsible for all costs 
associated with relocation of existing electrical plant, if required, as a result of this 
development. The Region will require the Owner/Developer to satisfy the above 
requirements as a condition of draft plan approval, unless additional comments are 
received with respect to the revised plan. 
 
Hydro One 
 
Hydro One’s comments dated March 11, 2020 are attached to these comments as 
Appendix “A”.  The Region will require the Owner/Developer to satisfy Hydro One’s 
requirements as a condition of draft approval. 
 
Canada Post 
 
Canada Post’s comments dated January 9, 2019 provided on the original draft plan 
submission continue to apply unless additional comments are received with respect to 
the revised plan.  The Region will require the Owner/Developer to satisfy Canada Post 
requirements as a condition of draft approval.  
 
Grand River Conservation Authority (GRCA) 
 
The GRCA’s comments of March 26, 2020 are attached to these comments as 
Appendix “B”.  At this time, the GRCA is not in a position to support draft approval of 
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the proposed plan.  There are a number of items that need to be addressed and/or 
clarified by the Owner/Developer prior to draft plan approval.  
 
REGIONAL COMMENTS 
  
Conformity with Regional Policies 
 
The subject lands are designated “Urban Area” and “Prime Industrial/Strategic Reserve 
(Serviced)” in the Regional Official Plan (ROP).  The following ROP policies are 
applicable to the proposed plan of subdivision: 

 
2.D.22   Lands within the Prime Industrial/Strategic Reserve (Serviced) designation 

will be developed for fully serviced employment and ancillary land uses. 
Unless otherwise compromised by design limitations associated with 
environmental features, property configurations, the provision of new local 
roads or existing development, the lands will be developed as parcels 
greater than eight hectares in size. 

 
2.D.25   The necessary environmental, water and wastewater servicing and 

transportation studies will be completed and approved by the Region, the 
Area Municipality, the Grand River Conservation Authority, and the Ministry 
of Transportation, as appropriate, before the approval of development 
applications applicable to lands within the Prime Industrial/Strategic Reserve 
(Serviced). 

 
The subject lands are located within the North Cambridge Business Park and are 
subject to site specific policies 8.10.66 and 8.10.70, approved as part of City of 
Cambridge Official Plan Amendments (OPAs) No. 7 and No. 25.  The OPAs and 
associated zoning by-laws have implemented the above ROP policy 2.D.22 with 
respect to the requirement for employment lots that are greater than eight (8) hectares 
in size.  In addition, the OPAs included policies listing additional study requirements 
that need to be completed prior to approving a development application on the subject 
lands.   
 
The studies that were submitted in support of the proposed revised plan of subdivision 
were evaluated by Regional staff and any comments with respect to each study are 
provided below.  Regional staff will not be evaluating or commenting on any land use 
contemplated for lands outside of the draft plan (i.e. adjacent lands to the west owned 
by the applicant).  These lands are not included in the proposed plan of subdivision or 
the Urban Area designation of the ROP and any proposed land use on these lands will 
be reviewed through a separate planning process/municipal comprehensive review.     
 
As such, Regional staff requests that any analysis or comments regarding 
servicing the additional lands outside of the draft plan provided within the 
supporting technical studies be removed entirely as those lands are not part of 
the proposed plan of subdivision.   
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As it relates to ROP policy 2.D.22 above, the Planning Justification Report (MHBC 
Planning, revised February 2020) provided sufficient justification with respect to the 
reduced lot sizes for the proposed Business Park Blocks 1-3 on the west side of 
Intermarket Road.  However, Regional staff does not accept or agree with the limited 
justification provided for the creation of the two (2) smaller Business Park Blocks 5 and 
6 on the east side of Intermarket Road (page 17 states these blocks are smaller in size 
to reflect the constraints of the irregular shape of the lands and the abutting natural 
features).   
 
Regional staff is of the opinion that Blocks 5 and 6 are not constrained and can be 
combined into one larger block, or the proposed 8.01 ha Business Park Block 4 can be 
increased in size, without being compromised by those design limitations identified in 
ROP policy 2.D.22.  Further, Regional staff is supportive of City’s comments dated 
April 24, 2020 with respect to parcel sizes. 
 
The proposed draft plan of subdivision does not conform with ROP policy 2.D.22.  
The draft plan needs to be revised to include on the east side of Intermarket 
Road either one (1) large business park block, or no more than two (2) business 
park blocks with one of the blocks being at least eight (8) hectares in size or 
greater.  
 
ROP policy 2.D.23 below provides an opportunity for monitoring the employment 
lands inventory.  If it can be demonstrated that there is a critical shortfall of 
smaller industrial parcels, smaller parcels may be permitted through an 
amendment to the City of Cambridge Official Plan.    

 
2.D.23   Notwithstanding Policy 2.D.22, where monitoring clearly demonstrates that 

there will be a critical shortfall in the inventory of lands available in the short 
to medium term to meet the needs of new and expanding businesses 
requiring lot sizes less than eight hectares, the Area Municipality may permit, 
through amendment to its official plan, the creation of smaller parcels to 
meet those needs. 

 
Land Use Compatibility 
 
The proposed business park blocks on the west side of Intermarket Road are adjacent 
to existing residential properties on Riverbank Drive.  OPA 7 considered land use 
compatibility between these residential properties and the proposed business park 
lands.  A 70-metre Transition Area was included and site-specific policy 8.10.66.2 
outlined various requirements to help minimize possible negative impacts from future 
employment uses on existing residential properties, including a provision for a solid 
fence or a noise barrier wall with a minimum height of 2.4 metres and a 7-metre wide 
planting strip along the property line.  The special policy also included the requirement 
for the completion of a Stationary Noise Study for these lands at the time of a future 
development application and the implementation of any appropriate noise mitigation 
measures through a site plan or subdivision agreement.   
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As such, as a condition of draft plan approval, the Region will require the 
Owner/Developer to enter into a development agreement with the City of Cambridge to 
complete, prior to site plan approval for any business park block within this plan, a 
Stationary Noise Study to confirm the requirement for a noise barrier wall and/or 
recommend other appropriate noise mitigation measures, and if required, to enter into 
a subsequent agreement to implement any approved noise mitigation measures. 
 
Environmental Planning 
 
The subject lands are adjacent to a Core Environmental Feature (Significant 
Woodland) and the Upper Freeport Creek Wetland Complex.  Environmental Planning 
staff have reviewed the revised draft plan of subdivision and supporting documents and 
offer the following comments on the revised materials as well as the proposed 
stormwater management pond.  The comments below are limited to the environmental 
features and associated policies of the Regional Official Plan (ROP), but staff has also 
reviewed the correspondence provided by the City of Cambridge (correspondence from 
Kathy Padgett, March 25, 2020) and the GRCA (correspondence from John Brum, 
March 26, 2020), and are supportive of the comments provided therein.  
 

1. There is a candidate Environmentally Sensitive Policy Area (ESPA) within the 
limits of the subject lands, identified as Candidate ESPA 2 in the Freeport Creek 
and Tributary to the Grand Subwatershed Study (November, 2013) completed 
through the Master Environmental Servicing Plan (MESP) for the East Side 
Lands – Stage 1.  Although the ESPA is not yet mapped in the ROP, it should 
be reviewed and refined through local Environmental Impact Statements 
(EIS).  The revised EIS (Section 5.2.4, Cambridge IP Business Park Phase 2: 
Business Park, NRSI, February 2020) states that the ESPA is not incorporated 
into the ROP at this time, but does not further address the recommendations of 
the MESP (East Side Lands, Stage 1) to identify and evaluate the elements of 
the Greenlands Network and interpret the boundaries of the environmental 
features through local assessments, as identified in Section 9.1 of the Freeport 
Creek and Tributary to the Grand Subwatershed Study.  
 

2. The buffers provided in the EIS do not correspond to the recommendations of 
the Freeport Creek and Tributary to the Grand Subwatershed Study, although 
Section 7.3 of the EIS references the correct buffer widths.  The approach to 
“smooth” the buffers does not include adequate justification, and as such the 
proposed development and grading within the buffers cannot be supported at 
this time, including the stormwater pond within an environmental feature and the 
associated buffer. 
 

3. The proposed grading and development is dependent on off-site tree removals 
and access, yet permissions have not been obtained as of yet.  Given the 
grading is dependent on the support and permission from the adjacent 
landowner, it is recommended that this be provided at this time, otherwise, 
modifications to the plans will be required. 
 



3303391  Page 6 of 10 
 

4. In Section 7.5.6 of the EIS, it states that the hours of construction will be 
restricted to between 7:00AM-7:00PM, which will minimize impacts to adjacent 
wildlife in the environmental features.  It is requested that the City confirm if 
there are general restrictions regarding hours of operation for construction sites 
or if site-specific restrictions will be in place for the subject site in order to ensure 
that the recommended mitigation identified in the EIS is implemented. 

 
Prior to draft plan approval, the above items must be addressed through the 
submission of an EIS Addendum and/or through revisions to the draft plan. 
 
Further, the southern boundaries of Business Park Blocks 3 and 6 extend into the 30 
metre wetland setback/buffer, and it is not clear where the boundary lies between 
Stormwater Management Block 7 and Open Space Block 9.  Each block within the 
draft plan must be clearly delineated with a solid line.   
   
Prior to draft plan approval, the proposed plan of subdivision must be revised to 
clearly delineate the boundary of each business park block, which is not to 
include any portions of the environmental features or associated buffers.  The 
boundaries of all Open Space blocks and the Stormwater Management block 
must also be clearly delineated. 
 
Hydrogeology and Source Water Protection  
 
Hydrogeology and Source Water Protection (HSW) staff have reviewed the revised 
plan of subdivision and the Stormwater Management Report (EXP Services Inc., 
revised February 14, 2020), Hydrogeological Assessment and Water Balance – Final 
Report (EXP Services Inc., updated January 2020) and Chloride Impact Study (EXP 
Services Inc., February 2020). 
 
Prior to draft plan approval, a proposed during- and post-construction Groundwater 
Monitoring Program must be submitted to the satisfaction of the Region, the City and 
the GRCA.  The Groundwater Monitoring Program can be submitted as an Addendum 
to the Hydrogeological Report. 
  
In addition, the following items can be addressed through the conditions of draft plan 
approval: 
 

1. The Owner/Developer will be required to enter into a development agreement 
with the Regional Municipality of Waterloo / City of Cambridge to submit, to the 
satisfaction of the Region, the City and the GRCA, a final Stormwater 
Management Report for each business park block as part of a future Site Plan 
application.  All infiltration galleries are to be oversized by 15% to account for 
decreased performance and/or disconnections in the future. 
 

2. The Owner/Developer will be required to enter into a development agreement 
with the Regional Municipality of Waterloo / City of Cambridge to submit, to the 
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satisfaction of the Region, a Salt Management Plan for each business park 
block as part of a future Site Plan application. 
 

3. The Owner/Developer will be required to enter into a development agreement 
with the Regional Municipality of Waterloo / City of Cambridge to submit, to the 
satisfaction of the Region, a Spill Prevention, Management and Containment 
Plan as part of a future Site Plan application where chemical storage is 
proposed to occur (including fuel storage and/or retail fuel storage). 
 

4. The Owner/Developer will be required to enter into a development agreement 
with the Regional Municipality of Waterloo / City of Cambridge to complete 
during- and post-construction monitoring, in accordance with the Groundwater 
Monitoring Program (to be submitted prior to draft approval).  Post-construction 
monitoring will be required for two years following 90% build-out. 

  
Water Services 
 
Water Services staff has reviewed the Functional Servicing Report (EXP Services Inc., 
revised February 14, 2020) and provides the following comments. 
 
Pg. 12, Section 6.1.1 
Reference to “ultimately connecting to a future Regional Pumping Station SPS#2 
located to the west of the Cambridge IP Park Phase 1 lands” is not valid.  The Pumping 
Station has now been identified as a City of Cambridge Pumping Station. 
 
Pg. 13, Section 6.2 
This section has identified that the watermain on Intermarket Road will be a 300 mm in 
diameter.  It also states: “The watermain distribution analysis will confirm the suitability 
of the sizing and flows.  This analysis is being completed for phases 1, 2 and 3 of the 
IP Park Development.  It has been completed by others.”  This information needs to be 
included in an updated Functional Servicing Report prior to draft plan approval. 
 
Pg. 16, Section 8 
Summary point 3 does not provide enough supporting information to demonstrate how 
the initial phases or intermediate phases can permit the proposed subdivision to 
proceed without the looped system. 
 
The following Water Services comments provided in the Region’s letter of March 8, 
2019 have not been addressed in this updated Functional Servicing Report. 
 

1. The discussion about pipe sizes and velocities is not sufficient for determining 
whether the proposed development can be supported by the existing 
infrastructure. The provision of water service connection at the south end is also 
unclear: what infrastructure is assumed to be constructed in advance of the 
proposed Phase 2 plan of subdivision?  For example, it is assumed that the 
Creekside Phase 1A subdivision watermains are constructed and in operation.  
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Would this be the case for Phase 1B too?  The report should discuss anticipated 
pressure in the subdivision. Are pressure reducing valves going to be required?  
 

2. There is no discussion about the proposed development exceedance of the 
maximum dead-end length for servicing. The proposed industrial subdivision is 
in exceedance of the maximum 150m length for dead-ends, as outlined in the 
DGSSMS.  This does not include a long dead end from Maple Grove Road on 
Boychuk Drive if no connection is made to King Street East.  Looping on 
Allendale Road will be something that occurs in the ultimate configuration of the 
water distribution system, but nothing has been addressed in the initial phases 
or intermediate phases. 

 
In summary, the Functional Servicing Report does not provide sufficient justification 
that the proposed subdivision can be supported by existing and planned infrastructure 
and any supporting analysis completed by others was not included in this report.  An 
updated Functional Servicing Report must be submitted to the satisfaction of the 
Region and the City prior to draft plan approval. 
 
Corridor Planning 
 
Corridor and Transportation Planning staff reviewed the Creekside Phase 2 
Transportation Impact Study (Paradigm Transportation Solutions Limited, February 
2020) and comments were provided to the consultant in an email dated April 20, 2020, 
which are attached to these comments as Appendix “C”.  The comments must be 
addressed in a Memo and submitted to the Region for review prior to draft plan 
approval.  
 
Region of Waterloo International Airport 
 
The proposed development is located within six kilometres of the Region of Waterloo 
International Airport.  Any construction cranes proposed to be used in the construction 
of this development may protrude into prohibited airspace as designated by the Region 
of Waterloo Airport Zoning Regulations.  The use of construction cranes may require 
the applicant to obtain Transport Canada’s Aeronautical Assessment Form for 
Obstruction Evaluation and approval from NAV Canada through their land use 
application process.  Please contact Mr. Kevin Campbell, Project Manager, at the 
Region of Waterloo International Airport (519-648-2256 x8511) for assistance in 
acquiring the required federal and municipal clearances. 
 
The Owner/Developer is advised that the lands, or a portion of the lands, are subject to 
the Region of Waterloo International Airport Zoning Regulations issued under the 
federal Aeronautics Act.  The purpose of the Regulations is two-fold: 1) to prevent 
lands adjacent to or in the vicinity of the Region of Waterloo International Airport site 
from being used or developed in a manner that is incompatible with the safe operation 
of the airport or an aircraft; and 2) to prevent lands adjacent to or in the vicinity of 
facilities used to provide services relating to aeronautics from being used or developed 
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in a manner that would cause interference with signals or communications to and from 
aircraft or to and from those facilities. 
 
It is the Owner’s/Developer’s responsibility to be aware, and to make all users of the 
land aware of the restrictions under these Regulations which may include but not 
limited to height restrictions on buildings or structures, height of natural growth, 
interference with communications, and activities or uses that attract birds. 
 
Transit Planning 
 
Grand River Transit currently has no plans for a transit route through these lands; 
however, the development should not preclude the future addition of transit service, 
including the design of the street, potential bus stop locations and pedestrian 
infrastructure such as walkways and sidewalks.   
 
Regional staff notes that the “Future LRT Route” and “ION Light Rail Stage 2 Station” 
identified on Figure 3 of the Planning Justification Report (PJR) (MHBC Planning, 
revised February 2020) does not align with the preferred route for Stage 2 ION 
endorsed by Regional Council in June 2019.  The Urban Design Brief (MHBC 
Planning, February 2020) also includes incorrect information regarding the Stage 2 
ION route. 
 
The PJR and Urban Design Brief should be updated prior to draft plan approval 
to include the correct information with respect to the preferred Stage 2 ION route 
as endorsed by Regional Council. 
 
Next Steps 
 
The Owner/Developer should be advised that receipt of these post circulation 
comments does not constitute a draft or final approval of this application.  The 
Owner/Developer must address all of the above noted comments and submit any 
required updated reports to the Region for review and approval.  Prior to draft approval 
by the Region, the City of Cambridge must provide formal comments on the application 
and/or a recommendation in support of draft plan approval, including the City’s 
conditions of draft approval.   
 
Prior to draft approval, the Owner/Developer must submit to the Region 25 copies of 
the plan to be draft approved and the Regional Draft Approval fee of $4,025 in 
accordance with the Region’s fee by-law (17-076) or any successor thereof.  Once the 
plan of subdivision is draft approved, the draft approval will take effect 21 days after the 
day the notice of decision is issued, provided no appeals are received in accordance 
with Section 51(39) of the Planning Act. 
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Should you have any questions, please do not hesitate to contact the undersigned.  
 
 
    Yours truly, 
  

 
 
    Sylvia Rafalski-Misch, MCIP, RPP 
    Principal Planner 
 
 
 
cc.  Peter Markine, Intermarket 
 Cheryl Marcy and Richard Parent, Corridor Planning, Region of Waterloo 
 Kevin Dolishny and John Holowackyj, Water Services, Region of Waterloo 
 Geoff Moroz, Hydrogeology and Source Water Protection, Region of Waterloo 
   Jane Gurney, Environmental Planning, Region of Waterloo 
   Circulated Agencies  

 
 
 
 
 
 

 





















  

Date: 06/19/2020  

To: Allison Atkinson, exp Services Inc. 

Cc:  

From: Alex Nichols, Project Engineer – Development 

Engineering  

Subject: IP Park Phase 2 – Engineering Submission – 

Comments – SWM Only 

 

Development Engineering Staff have completed a review of the IP Park Phase 2 SWM 

Report as prepared by exp.  While the development application is at the Draft Plan 

approval stage, the SWM pond is at the detailed design stage, and as a result the 

documentation related to pond design has been reviewed at a detailed design level.    

Other comments will be provided under separate cover for all other engineering items 

once they have be received and reviewed. 

The following was reviewed: 

• IP Park PH2 Stormwater Management Report, dated May 28, 2020 

• Drawing PND-01, dated May 28, 2020 

We have the following comments that will need to be addressed prior to final 

engineering approval.  These comments must also be addressed prior to the ECA 

submission.  Addressing the comments provided below will ensure a quality ECA 

submission to MECP.   

Depending on the timing of a resubmission addressing the following comments, 

preferably a revised Drawing PND-01 will be incorporated into the Intermarket Road 

tender as an addendum. 

Please provide a response letter addressing all of the comments below. 

 

 

 

 



  

General Comment 

As the status of the future residential lands proposed by Intermarket is still to be 

decided, please remove all references to these lands from the FSR and the SWM 

report. 

 Water and sanitary stubs from Intermarket Road will not be provided at this 

time.  There is sufficient capacity within the municipal infrastructure for these 

lands. 

 The SWM pond storage capacity required for the lands can remain as is 

without reduction or modification from the current design, however no explicit 

references or calculations pertaining to the parcel should remain in the report.  

This will mean that the volumes, flows, etc in the pond (as labeled on 

drawings and as referenced, calculated, etc in the report) do not include flows 

and storage required that is contributed from the future residential lands. 

 Should these lands be ultimately included in the urban boundary, they will be 

able to connect to the Intermarket Road services and the stormwater 

management pond in the future.  The design and approval of those 

connections (and confirmation of the capacity that exists) will be part of any 

future development application for those lands.  

 

2. Section 2 

• 3rd Paragraph – At this time, there is to be no emergency access road to the 

future lands owned by Intermarket located to the west of Phase 2.  Please 

revise. 

3. Section 4.4.1 – Please clarify the method used for Blocks 1 through 4 and Block 5 

and 6. 

4. Sections 4.51 and 4.5.2 – Please reference the critical discharge target in table 4-

11 as is noted in Section 4.1-c. 

6. Section 4.7.1 

• Table 4-10 – The values listed in the table are not consistent with OTTHYMO 

model output.  This is includes but is not limited to the following: 

 Available Storage for HYD301, 303, 304, 601 

 Required Storage for HYD602 



  

 Please confirm all others are consistent with OTTHYMO model 

output. 

• Post-Development without Flow Attenuation references in the report and 

modeling output is provided, however the subdivision and Intermarket Road 

require quantity controls/attenuation, so it’s unclear why this is included.  

Please remove. 

7. Section 4.7.2 

• Table 4-11 – Table is missing critical discharge flow 

• Table 4-12 – Please indicate that the storage provided is a combination of roof 

and at grade storage, reference the appropriate HYD from model. 

• Table 4-12 – Block 6 – Table indicates 379m3 but the model output states 

400m3. 

• Table 4-14 – The information presented for HYD 513 – 2, 5, 10, 50, 100, 

25mm and Regional flows is inconsistent with the modeling output. 

8. Section 4.7.1.2 

• Areas 411 and 410 are 0.257ha and 0.569ha respectively on Drawing SWM-

02.  Confirm that the values in this table are consistent with Drawing SWM-02 

and revise modeling as necessary. 

9. Section 4.8 

• Table 4-17 – Service laterals are listed as having 3.00% slopes and 

300mm/450mm dia, however larger sizes at 2.0% have been provided in the 

Intermarket Road drawing set sent to exp on March 18, 2020.  Please revise. 

10. Sections 4.8 and 4.9 – In order to clearly outline SWM requirements for each 

developable block (1, 2, 3, 4, 5 and 6 and other land owned by applicant), a table 

is to be provided that establishes target/allowable piped and overland flows for all 

events (2, 5, 10, 50, 100, Regional (as is necessary for the block) and 25mm). The 

table will also be required as a Schedule in the Subdivision Agreement, similar to 

Phase 1A approvals.  This is needed regardless of the block’s outlet. 

11. Table 4-19 is consistent with Table 4-18.  For example Block 4 service has a 

capacity of 608 L/s but the table shows 661 L/s to minor system.  Blocks 1, 2 and 3 

have similar issues.  Please revise OTTHYMO model and ensure any changes are 

reflected in any other tables, calculations and drawings. 



  

12. Appendix E – Hydraulic Calculation Sheet: Pond Storage Stage Discharge 

Calculations 

• All storms listed do not match Total Flow and Active Detention Storage in 

modeling output.  Please review and revise. 

14. In accordance with MOE criteria, please provide detention storage drawdown time 

calculations consistent with the design parameters of the pond. 

18. Drawing SS-01 – Please confirm if the outlet for Blocks 5 and 6 crosses through an 

Open Space block south of Block 6.  No Open Space block appears on the draft 

plan south of Block 6.  Please ensure that the storm outlet is located out of Open 

Space blocks. 

20. Drawing PND-01 

• Small faint blocks appear in the drawing that may have been introduced during 

the creation of the PDF.  Please review. 

• Label MH09 in plan view. 

• Indicate that the access gate (CSD-ST-04) may need to be modified to 

accommodate an access road width of 4.0m 

Attachments 

None 



From: Kathy Padgett
To: Alex Nichols; "Allison Atkinson"; Mark Kindrachuk; Sandy Acchione; Peter Markine; Sarah Austin
Subject: RE: Ph2 SWM Resubmission
Date: Monday, June 22, 2020 9:09:41 AM
Attachments: image001.png

Hi Allison,
 
My comments have been addressed regarding the limits of the Phase 2 SWM Pond with
the responses provided by NRSI and EXP.  As noted, the revised EIS will be required
before City environmental planning can provide final comments on the application as a
whole.
 
Kathy Padgett, MES, MCIP, RPP
Senior Planner – Environment
 
City of Cambridge
Community Development Department
50 Dickson St, 3rd Floor
PO Box 669
Cambridge ON N1R 5W8
Phone (519) 623-1340 ext. 4826
Fax (519) 740-9545
PadgettK@Cambridge.ca
 

From: Alex Nichols 
Sent: Friday, June 19, 2020 10:38 AM
To: 'Allison Atkinson'; Mark Kindrachuk; Sandy Acchione; Peter Markine; Sarah Austin; Kathy Padgett
Subject: RE: Ph2 SWM Resubmission
 
Hi Allison,
 
Please find attached our comments on your submission.
 
Should you have any questions, please don’t hesitate contacting us.
 
Regards,
 
Alex Nichols, P. Eng.
Project Engineer
 
City of Cambridge
Development Engineering
Community Development Department
50 Dickson Street, 3rd Floor
Cambridge, ON  N1R 5W8
Phone: (519) 623-1340 ext. 4606
Fax: 519-740-7729
Email: nicholsa@cambridge.ca
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From: Sylvia Rafalski-Misch
To: Alex Nichols; Sarah Austin; Kathy Padgett; Peter Markine (pem@intermarketinc.com); Sarah Austin; Mark

Kindrachuk <mmk@intermarketinc.com> (mmk@intermarketinc.com); John Brum
Cc: Allison Atkinson (Allison.Atkinson@exp.com)
Subject: [External] FW: Intermarket 30T-18102 Ph2 SWM Resubmission - Part 2
Date: Friday, June 19, 2020 12:52:14 PM
Attachments: image001.png

image002.png

Please see below.  Thanks,
 
Sylvia
 

From: Jane Gurney <JGurney@regionofwaterloo.ca> 
Sent: June 16, 2020 2:11 PM
To: Sylvia Rafalski-Misch <SRafalskiMisch@regionofwaterloo.ca>
Subject: RE: Intermarket 30T-18102 Ph2 SWM Resubmission - Part 2
 
Hi Sylvia –
 
Environmental Planning has no objection to the submission of the ECA application for the
Stormwater Management Pond ONLY for Creekside Phase 2 (30T-18102), based on the response
provided from NRSI and EXP provided earlier this month.  The revised EIS (or addendum to the
original EIS) will be required before environmental planning can provide final comments on the
application.  I would note that this release does not indicate acceptance of the plan depicted in the
June 5, 2020 submission from EXP beyond the limits of the stormwater pond.

If you require anything further on this file at this time, please let me know.
Thank you,
Jane
 
Jane E. Gurney
Principal Planner
Community Planning
Region of Waterloo
Tel: 519-575-4500 Ext. 3454
JGurney@regionofwaterloo.ca
 
 
 
 

From: Sylvia Rafalski-Misch <SRafalskiMisch@regionofwaterloo.ca> 
Sent: June 9, 2020 1:36 PM
To: Jane Gurney <JGurney@regionofwaterloo.ca>; Geoff Moroz <GMoroz@regionofwaterloo.ca>
Subject: RE: Intermarket 30T-18102 Ph2 SWM Resubmission - Part 2
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From: Sylvia Rafalski-Misch
To: "Peter Markine"
Cc: SANDY ACCHIONE; Allison Atkinson; Kathy Padgett; John Brum (jbrum@grandriver.ca); Alex Nichols; Sarah

Austin; Jane Gurney
Subject: Re: Ph2 SWM Pond Comments
Date: Tuesday, May 12, 2020 4:22:23 PM

Hi Peter,

Further to Jane's comments related to the SWM as per March 31, 2020 email below, the
following are additional comments on SWM received from the Region's Hydrogeology and
Source Water Protection staff.  The item in yellow will need to be addressed prior to draft
approval of this plan in addition to Janes' environmental comments.  I will be working on the
Region's full comments on the subdivision this week and send them to you as soon as
possible.  
Regards,
Sylvia

HSW staff are generally supportive of the proposed development concept and approach to
stormwater management. HSW would like the following to be submitted prior to Draft Plan
Approval:
 

1)      Proposed during- and post-construction groundwater monitoring program to the
satisfaction of the Region, City and GRCA

 
In addition, HSW would like the following to be included as Conditions of Draft Plan Approval:
 

1)      The developer will enter into an agreement to submit, to the satisfaction of the Region, City
and GRCA, a Final SWM Report for each development block as part of a complete application
for Site Plan.

2)      The developer will enter into an agreement to submit, to the satisfaction of the Region, a
Salt Management Plan for each development block as part of a complete application for Site
Plan.

3)      The developer will enter into an agreement to submit, to the satisfaction of the Region, a
Spill Prevention, Management and Containment Plan as part of a complete application for
Site Plan where chemical storage is proposed to occur (including fuel storage and/or retail
fuel storage).

4)      The developer will enter into an agreement to complete during- and post-construction
monitoring, in accordance with the Groundwater Monitoring Program that is to be
submitted. Post-construciton monitoring will be required for two years following 90% build-
out.

5)      All infiltration galleries will be oversized by 15% to account for decreased performance
and/or disconnections in the future.

mailto:SRafalskiMisch@regionofwaterloo.ca
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From: Jane Gurney
Sent: Tuesday, March 31, 2020 2:00 PM
To: 'Peter Markine'; Sylvia Rafalski-Misch
Cc: SANDY ACCHIONE; Desta Frey; David Stephenson; Allison Atkinson; Kathy Padgett
(PadgettK@cambridge.ca); John Brum (jbrum@grandriver.ca)
Subject: RE: Ph2 SWM Pond Comments
 
Peter,
My apologies that I wasn’t able to provide environmental planning comments in the
timeframe you requested.  Below please find the main comments from Environmental
Planning related to the SWM for the delay in regional environmental planning comments on
the revised plan and proposed SWM facility.  Please note that the comments below are
primarily related to ROP policies and do not re-iterate any of the comments provided by the
GRCA or the City, but we are fully supportive of the comments they provided.
If your consultant has any questions or requires any clarification on the comments below, they
are welcome to contact me.
 
ENVIRONMENTAL PLANNING COMMENTS – CAMBRIDGE IP PARK PHASE 2: BUSINESS PARK
Environmental Planning staff have reviewed the revised Draft Plan of Subdivision and supporting
documents for the Intermarket Phase II Lands submitted and offer the following comments on the
revised materials as well as the proposed stormwater management pond, as requested by the
applicant.  The comments below are limited to the environmental features and associated policies of
the Regional Official Plan (ROP), but staff has also reviewed the correspondence provided by the City
of Cambridge (correspondence from Kathy Padgett, March 25, 2020) and the GRCA (correspondence
from John Brum, March 26, 2020), and are supportive of the comments provided therein. 

1.       There is a candidate Environmentally Sensitive Policy Area (ESPA) within the limits of the
subject lands, identified as Candidate ESPA 2 in the Freeport Creek and Tributary to the
Grand Subwatershed Study (November, 2013) completed through the Master Environmental
Servicing Plan (MESP) for the East Side Lands – Stage 1.  Although the ESPA is not yet
mapped in the Regional Official Plan (ROP), it should be reviewed and refined through local
Environmental Impact Statements (EIS).  The revised EIS (Section 5.2.4, Cambridge IP
Business Park Phase 2: Business Park, NRSI, February 2020) states that the ESPA is not
incorporated into the ROP at this time, but does not further address the recommendations
of the MESP (East Side Lands, Stage 1) to identify and evaluate the elements of the
Greenlands Network and interpret the boundaries of the environmental features through
local assessments, as identified in Section 9.1 of the Freeport Creek and Tributary to the
Grand Subwatershed Study. 

 
2.       The buffers provided in the EIS does not correspond to the recommendations of the

Freeport Creek and Tributary to the Grand Subwatershed Study, although Section 7.3 of the
EIS references the correct buffer widths.  The approach to “smooth” the buffers does not
include adequate justification, and as such the proposed development and grading within
the buffers cannot be supported at this time, including the stormwater pond within an



environmental feature and the associated buffer.
 

3.       The proposed grading and development is dependent on off-site tree removals and access,
yet permissions have not been obtained as yet.  Given the grading is dependent on the
support and permission from the adjacent landowner, it is recommended that this be
provided at this time, otherwise, modifications to the plans will be required.
 

4.       In Section 7.5.6 of the EIS it states that the hours of construction will be restricted to
between 7:00AM-7:00PM, which will minimize impacts to adjacent wildlife in the
environmental features.  It is requested that the City confirm if there are general restrictions
regarding hours of operation for construction sites or if site-specific restrictions will be in
place for the subject site in order to ensure that the recommended mitigation identified in
the EIS is implemented.

 
 
Jane E. Gurney
Principal Planner
Community Planning
Region of Waterloo
Tel: 519-575-4500 Ext. 3454
JGurney@regionofwaterloo.ca
 
 
 

From: Peter Markine <pem@intermarketinc.com> 
Sent: March 30, 2020 3:22 PM
To: Sylvia Rafalski-Misch <SRafalskiMisch@regionofwaterloo.ca>
Cc: Jane Gurney <JGurney@regionofwaterloo.ca>; SANDY ACCHIONE <sandyacchione@rogers.com>;
Desta Frey <dfrey@nrsi.on.ca>; David Stephenson <dstephenson@nrsi.on.ca>; Allison Atkinson
<Allison.Atkinson@exp.com>
Subject: Ph2 SWM Pond Comments
 
Hi Sylvia and Jane,
 
Hope you’re doing well and staying safe.
 
I am following up to obtain the Region’s review of the SWM pond design in Ph2, adjacent to Freeport
Creek.  We received City and GRCA comments last week and – given the urgency – are updating the
design this week.  In this regard, please issue your comments tomorrow Mar 31 if possible.
 
Much appreciated,
 
Peter Markine
 

mailto:JGurney@regionofwaterloo.ca


From: John Brum
To: Mark Kindrachuk
Cc: Peter Markine; Allison Atkinson (Allison.Atkinson@exp.com); Sylvia Rafalski-Misch

(SRafalskiMisch@regionofwaterloo.ca); Jane Gurney (JGurney@regionofwaterloo.ca); Elaine Brunn Shaw; Bryan
Cooper; Kathy Padgett; Sarah Austin; Alex Nichols; Melissa Larion; Nancy Davy; Sandy Acchione

Subject: [External] FW: Ph2 SWM Resubmission (Permit #395/20)-GRCA Review Status
Date: Wednesday, June 17, 2020 10:22:23 AM
Attachments: image001.png

image002.png

Hi Mr. Kindrachuk:
 
Please be advised that GRCA staff have completed our review of this permit and are satisfied that
the submission addresses our requirements. This permit will be recommended for approval at the

next senior GRCA permit approval meeting on June 30th. Please further note that it takes a number
of days to process the permit approval package which will then be issued via email.
 
I trust this is of assistance on this matter.
 

John Brum | Resource Planner
Grand River Conservation Authority
400 Clyde Road, PO Box 729, Cambridge, Ontario N1R 5W6
Tel: 519-621-2763 x2233 | Fax: 519-621-4945 | Toll free: 1-866-900-4722
 jbrum@grandriver.ca

 
 

From: John Brum 
Sent: Monday, June 8, 2020 3:33 PM
To: 'Peter Markine' <pem@intermarketinc.com>; Allison Atkinson <Allison.Atkinson@exp.com>;
Sylvia Rafalski-Misch <SRafalskiMisch@regionofwaterloo.ca>; Jane Gurney
<JGurney@regionofwaterloo.ca>; Elaine Brunn Shaw <BrunnShawE@cambridge.ca>; Bryan Cooper
<cooperb@cambridge.ca>; Kathy Padgett <PadgettK@cambridge.ca>; James Etienne
<EtienneJ@cambridge.ca>; Sarah Austin <AustinS@cambridge.ca>; Alex Nichols
<NicholsA@cambridge.ca>; Melissa Larion <mlarion@grandriver.ca>; Nancy Davy
<ndavy@grandriver.ca>; Dan Currie <dcurrie@mhbcplan.com>; Mark Kindrachuk
<mmk@intermarketinc.com>; Sandy Acchione <sandyacchione@rogers.com>
Cc: Racha Ibrahim <ribrahim@grandriver.ca>; Chelsea Fleming <cfleming@grandriver.ca>
Subject: RE: Ph2 SWM Resubmission
 
Thanks Peter for the drawings. The permit file will be circulated shortly to GRCA technical staff for
review and comment.
 
If you are paying by cheque, please provide a cover letter and reference the permit file number
(#395/20).
 
The other option is to pay via credit card and reference the same permit number. You can call Ms.
Racha Ibrahim (ext. 2280). She is in the office today, Wednesday, and Friday. For Tuesday/Thursday,
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you can email accounting@grandriver.ca with the person’s/applicant’s name, phone number, reason
for payment, and amount owed and someone will call you.
 
John Brum
GRCA

From: Peter Markine <pem@intermarketinc.com> 
Sent: Monday, June 8, 2020 1:48 PM
To: John Brum <jbrum@grandriver.ca>; Allison Atkinson <Allison.Atkinson@exp.com>; Sylvia
Rafalski-Misch <SRafalskiMisch@regionofwaterloo.ca>; Jane Gurney
<JGurney@regionofwaterloo.ca>; Elaine Brunn Shaw <BrunnShawE@cambridge.ca>; Bryan Cooper
<cooperb@cambridge.ca>; Kathy Padgett <PadgettK@cambridge.ca>; James Etienne
<EtienneJ@cambridge.ca>; Sarah Austin <AustinS@cambridge.ca>; Alex Nichols
<NicholsA@cambridge.ca>; Melissa Larion <mlarion@grandriver.ca>; Nancy Davy
<ndavy@grandriver.ca>; Dan Currie <dcurrie@mhbcplan.com>; Mark Kindrachuk
<mmk@intermarketinc.com>; Sandy Acchione <sandyacchione@rogers.com>
Subject: RE: Ph2 SWM Resubmission
 
Hi John,
 
Drawings were included as an attachment to the SWM report.  I just added another “Drawings”
folder (inside the “Civil” folder) to the same Dropbox where you can now also find these Phase 2
SWM Pond drawings.
 
We will issue the cheque right away.
 
Permit application form is in the “GRCA” folder in the Dropbox.
 
We hope the above constitutes a complete application for the Ph2 SWM Pond, and the review
process can proceed right away.
 
Thank you,  
 
Peter Markine
 
Intermarket Properties
489 Queen Street East   Suite 201
Toronto, ON
M5A 1V1
 
T: 416.988.4081
E: pem@intermarketinc.com
 

From: John Brum <jbrum@grandriver.ca> 
Sent: June 8, 2020 1:26 PM
To: Allison Atkinson <Allison.Atkinson@exp.com>; Sylvia Rafalski-Misch
<SRafalskiMisch@regionofwaterloo.ca>; Jane Gurney <JGurney@regionofwaterloo.ca>; Elaine Brunn
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File No. 30T-18102 – Creekside Phase 2 
215 Allendale Road and 245 Riverbank Drive 

Third Submission (September 2020) City of Cambridge Comments dated 
October 19, 2020 
 

 

Development Planning – Kathy Padgett 

City staff provides the following comments pertaining to the third submission of 
the required reports and studies for the proposed Creekside Phase 2 Draft Plan 
of Subdivision. In the fourth submission, please clearly document with your 
resubmission how each comment has been addressed. 

1. Parcel sizes 

As with the previous submission, staff still do not support the 2 small parcels 
(Block 5 and 6) on the east side of Intermarket Road. As per previous comments, 
the City and Region can support one large lot and one small lot for Phase 2 East, 
understanding that one lot must meet the 20 acre (8 hectare) minimum (which 
Block 4 does at 8.094 hectares) and another lot made up of the remainder of 
Phase 2 East. We understand that combining Blocks 5 and 6 equals 3.38 
hectares of land which does not reach the 8 hectares minimum, however this 
falls closer in line to ROP Policy 2.D.22 for large lots than having two small lots at 
1.065 hectares and 2.315 hectares. Staff also do not see environmental 
constraints as a factor as to why Blocks 5 and 6 cannot be combined to create 
one block. Another option would be to combine Block 4 with Block 5 for a larger 
employment block, with the remaining smaller Block 6. The justification provided 
to date by Intermarket for the proposed parcel sizes does not fully address this 
matter and needs to. 

Environmental Planning – Kathy Padgett 

I have reviewed the following document submitted in support of the application: 

1. Response to Submission 2 Agency Comments. Cambridge IP Park Phase 
2 (prepared by Natural Resource Solutions Inc. and dated August 19, 
2020). 

I have reviewed the above in relation to my previous comments on the second 
submission and the following documents: 

1. Draft Plan of Subdivision. Creekside Phase 2. Intermarket CAM Limited 
(prepared by MHBC Planning and revised July 16, 2020); and 
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2. Environmental Impact Study. Cambridge IP Park Phase 2: Business Park 
(prepared by Natural Resource Solutions Inc. and revised February 2020). 

My comments from the second submission have been addressed. I would note 
that the previous Response to Agency Comments prepared by NRSI on June 5, 
2020 states that the EIS will be revised and resubmitted, however an EIS was 
not resubmitted as part of the third submission. Since substantial changes have 
been made between the previously submitted EIS and now (e.g. the wetland 
limits have changed between the second and third submission Draft Plans), this 
should be properly documented in an updated EIS for transparency purposes. 

Heritage Planning 

No additional comments. 

Engineering & Transportation Services – Alex Nichols and Julianna 
Petrovich 

Development Engineering Staff have completed a review of the engineering 
component of the IP Park Phase 2 draft plan submission. While the development 
application is at the Draft Plan approval stage, the SWM pond and Intermarket 
Road servicing is at the detailed design stage and has been reviewed at that 
level. 

City staff has reviewed the following reports in support of the Draft Plan of 
Subdivision: 

• IP Park Phase 2 Functional Servicing Report, prepared by exp Services 
Inc., dated September 4, 2020 

• IP Park Phase 2 Stormwater Management Report, prepared by exp 
Services Inc., dated August 25, 2020 

• IP Park Phase 2 Draft Plan, prepared by MHBC, dated July 16, 2020 

We have the following comments that will need to be addressed prior to final 
engineering approval. As well, please provide a response letter addressing all of 
the comments below. The numbers below correspond to comments made on the 
second submission. 

Functional Servicing Report 

9. Section 6.1 

• References are still made to the City’s ESL (Stage 1) Interim Sanitary 
Pumping Station as being temporary, please refer to prior comments 
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regarding the status of the pumping station that is current under 
construction and revise. 

• Tables 6-1, 6-2 and 6-3 – In these table and others, Block 3 is referred 
to as being 2.077ha however according to the draft plan it is 2.079ha. 

• Last Paragraph – References have been made to the local sanitary 
sewer as being 250mm dia, however the local sanitary sewer is 
200mm dia.  Please revise. 

10. Section 6.1.1 – The City’s ESL (Stage 1) Interim SPS resides within Phase 
1, specifically Phase 1B. Please revise. 

11. Section 6.1.3 

• 1st Paragraph – References have been made to the local sanitary 
sewer as being 250mm dia, however the local sanitary sewer is 
200mm dia. Please revise. 

• 1st Paragraph – The local sanitary sewer connects to MH6A via 
MH105.1A. Please revise. 

• Last Paragraph – Minimum depth of cover relative to the C/L will be 
2.60m. Please revise. 

Stormwater Management Report 

2. Section 4.4.1 – The information provided in this section is more historical 
and a record of the previous approach to SWM for Blocks 1 to 4. As this 
method is no longer applicable for Block 1 to 4 please provide an 
explanation for Table 4-3. 

3. Sections 4.51 and 4.5.2 - Tables 4-5 and 4-6 – Indicate critical discharge 
target. Please note that “critical discharge target” is defined in the Freeport 
Creek Subwatershed Study and is not in reference to storm events 2yr 
through 100yr or Regional. 

4. Section 4.6 - Tables 4-7, 4-15, 4-16 – In this table and others, Block 3 is 
referred to as being 2.077ha however according to the draft plan it is 
2.079ha. 

5. Section 4.7.1 - Table 4-10 – The storage required for the 25mm is 
inconsistent with OTTHYMO modelling. Please revise. 
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6. Section 4.7.2 

• Table 4-13 – The storage required for the 25mm is inconsistent with 
OTTHYMO modelling. Please revise. 

• Table 4-14 – Post Development Peak flow for the 25mm event is 
inconsistent with OTTHYMO modelling. Please revise. 

7. Sections 4.9 - Table 4-18 – The areas listed for Blocks 1, 3 and 4 are 
inconsistent with the draft plan. Please revise. 

18. Section 4.10 – Table 4-19 – The following is inconsistent with OTTHYMO 
output. 

• Block 1 - 25mm minor flow, Block 2 – 5 year minor flow, Block 3 – 
25mm minor flow, Block 4 – 25mm minor flow and Block 5 – 25mm 
minor flow. 

19. Drawing SG-01 

• It is unclear why a retaining wall is required through Section A. Please 
confirm the actual extent of retaining wall needed along the west side of 
the subdivision. 

• Grading is shown to be extending into the neighbouring property to the 
east. The grading looks like it will also impact existing trees. A tree 
removal permit may be required. Please provide written permission 
from the property owner for any grading work will be a draft plan 
condition. In regards to your response in your 3rd submission letter, no 
note has been provided on this drawing addressing this comment. 

20. Drawing SS-01 

• Outlet for Blocks 5 and 6 crosses through Block 8 which will be 
conveyed to the City as an Open Space block. A drainage easement 
will be required allowing Blocks 5 and 6 to drain through Block 8. 

• For each block a storm sewer is shown leaving each infiltration system 
and not connecting to anything. Please revise. 

Transportation 

No additional comments. 
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Operations Division (previously Parks, Recreation and Culture Division) – 
Paul Willms 

The August 2020 Arborist Brief/amended Tree Management Plan and 
revised grading in the area of boundary trees is accepted. The next step is 
for the applicant to submit a tree by-law permit application in advance of 
tree removals and grading. 

Operations Division (previously Parks, Recreation & Culture Division) staff have had an 
opportunity to review components of the 3rd submission (and prior documents such as 
the EIS and Feb 2020 DVMP) including the following: 

• Responses to Second Submission September 4, 2020 
• Arborist Brief (part of NSRI larger letter in response to second submission 

comments) August 19, 2020 
• Draft Plan July 16, 2020 
• Combined Stamped drawings August 26, 2020 

Operations Division last provided comments March 27, 2020 on the second 
submission. The applicant provided a response that indicated “letters from 
adjacent land owners [for tree removals on their properties or shared boundary 
trees] can be secured through a condition of draft plan approval…” The applicant 
should follow the established tree by-law permit process and application (links 
below) as a condition of grading permit. 

Secondly, the applicant’s follow-up submission (August 19, 2020 Arborist Brief) 
would also indicate that a condition is not needed as all trees are proposed to be 
retained/no boundary or neighbour trees are to be removed. 

In the response to second submission Operations Division comments, the 
applicant provided an additional Arborist Brief (August 2020 letter from 
NSRI/Desta Frey and David Stephenson). In summary, it is Operations 
Division/Forestry’s understanding that this August 19, 2020 supplementary 
Arborist Brief: 

1. Confirms that grading has been revised since the February 2020 DVMP. 
2. Confirms no boundary/neighbour trees will be removed (i.e. all will be 

retained). 
3. Proposes that some root zone shallow fill that will impact 1-2 trees (and 

this is acceptable) after revising the grading. 
4. Acknowledges that some pruning may be necessary of scaffold branches 

as the retaining wall work proceeds and the contingency plan proposed 
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(see excerpt below) is accepted as it proposes to contact neighbouring 
landowner’s prior to pruning should the need arise. 

“However, as recommended in the comprehensive recommendations 
below, should these branches be impacted by machinery, the trees 
are to be inspected by a Certified Arborist, and assessed for whether 
wound treatment, pruning, etc. are warranted. If this includes a 
boundary tree, the neighbouring landowner will be contacted prior to 
pruning to explain the circumstances and the recommended 
mitigation.” 

It is recommended that all of the “potential injury trees” (as identified in the 
Arborist Brief) be identified in the tree permit application (please note that no 
payable or compensation planting is associated with these trees but the by-law 
does require “injuries” to also be documented on the permit application 
spreadsheet along with any removals above 20cm dbh). Should the need arise to 
prune these trees due to machinery damage they will have been captured in the 
application already. 

The DVMP/supplemental August 2020 Arborist Brief is accepted. The applicant 
should proceed to submitting a tree permit application for Operations 
Division/Forestry review given anticipated tree removals and grading permit 
application in the near future. The application form and spreadsheet can be 
found at the links below and all trees to be removed (or injured) above 20cm dbh 
must be included in the tree permit application. The application form should also 
include the fee ($45) and applicable Replacement Tree Fund (RTF) payment or 
Landscape Plan to reduce/eliminate the RTF payment through proposed tree 
plantings on the blocks (i.e. only private property locations are acceptable for 
compensation planting). 

• Permit Application Form 
• Permit Application Spreadsheet 

City of Cambridge Fire Department – Mark Yantha 

All comments/conditions from City of Cambridge Fire Department pertain to the 
road, which will be dealt with by the City. 

https://www.cambridge.ca/en/parks-recreation-culture/resources/Tree-Removal-Permit-Application-Nov-2019-2.pdf
https://www.cambridge.ca/en/parks-recreation-culture/resources/Appendix-A-Sample-Tree-Inventory-calculator-2019.xlsx
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September 22, 2020  
 
 
Via Email 
 
 
Ms. Sylvia Rafalski-Misch 
Planning, Housing and Community Services  
Regional Municipality of Waterloo 
150 Frederick Street, 8th Floor 
Kitchener, ON N2G 4J3 
 
 
Dear Ms. Rafalski-Misch: 
 
Re: Proposed Draft Plan of Subdivision (30T-18102)  
 Creekside Phase 2 Lands 
 Intermarket CAM Phase 2 Ltd.    
 245 Riverbank Drive and 215 Allendale Road 

City of Cambridge 
  
Further to our comments of March 26, 2020, the Grand River Conservation Authority (GRCA) has 
had an opportunity to review the following information and documentation:  
 

1. Draft Plan of Subdivision, Intermarket CAM Ltd. (prepared by MHBC Planning and revised 
July 16, 2020); 

 
2. Response Table to 2nd Submission Comments, IP Park, Phase 2-3rd Full Submission 

(prepared by EXP Services Inc. and dated September 4, 2020);   
  

3. Stormwater Management Report, Intermarket CAM Ltd., Cambridge IP Park, Phase 2 
Business Park & Residential Subdivision (prepared by EXP Services Inc. and revised 
August 25, 2020); 
 

4. Functional Servicing Report, Intermarket CAM Ltd., Cambridge IP Park, Phase 2 Business 
Park & Residential Subdivision (prepared by EXP Services Inc. and revised September 4, 
2020); 

 
5. Combined Engineering Drawings, Intermarket CAM Ltd., Cambridge IP Park, Phase 2 

(prepared by EXP Services Inc. and revised August 26, 2020); 
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6. Response to Submission 2 Agency Comments, Cambridge IP Park Phase 2 (prepared by 
Natural Resource Solutions Inc. and August 19 2020); and,  

 
7. Proposed Groundwater Monitoring Program, Intermarket CAM Ltd., Cambridge IP Park, 

Phase 2 (prepared by EXP Services Inc. and dated August 5, 2020). 
 
Based on a review of this information, please be advised that the GRCA is satisfied that most of 
our comments have been addressed. However, there are a few minor comments that still need to 
be addressed by the applicants prior to the GRCA providing a recommendation for approval of 
this draft plan.  The following comments provide further details of these items for your review and 
consideration.     
 
Technical Comments 
 
Natural Heritage Comments 
 
1. Drawing SG-01 (Site Grading Plan) – the wetland boundary and 30 m setback are not clearly 

labelled on the upstream side of Intermarket Road. Please correct this.  
 

2. Drawing ESC-01 (Phase 2 Erosion and Sediment Control Plan, Part 1) – the label for the 
surveyed wetland is upside down on the plan and the label for the 30 m setback is missing 
altogether. Please correct this. 

 
3. Drawing SS-01 (Site Servicing) – the wetland boundary is highlighted in blue, but the legend 

should be formatted accordingly. The 30 m setback is labelled on the downstream side but 
not on the upstream side of Intermarket Road. Please correct this. 

 
Conclusion 
 
Based on the foregoing, the GRCA requires the above comments to be addressed prior to 
providing a recommendation for approval of this draft plan.  
 
Plan Review Fees 
 
As per our previous comments, the applicants are reminded that additional fees will be required 
prior to draft plan approval and any subsequent clearance of draft plan conditions for registration. 
Since our original review of this draft plan, the net hectares has now been reduced from 21.4 
hectares to 20.6 hectares. As such, the total plan review owed to the GRCA is now $25,453.00. 
The GRCA has already received $18,449.90 as the initial payment. The remaining balance owed 
to the GRCA has been revised to be $7,003.10. This fee is required to be paid prior to the issuance 
of draft plan conditions by the GRCA.  
 
Our current permit and plan review schedule is available under the Planning & Regulations 
section on our website at www.grandriver.ca.     
 
 
 
 
 

http://www.grandriver.ca/
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We trust the above is of assistance on this matter. Should you have any further questions, please 
do not hesitate to contact the undersigned at ext. 2233 or jbrum@grandriver.ca.   
 
 
Yours truly, 
 

 
John Brum  
Resource Planner 
Grand River Conservation Authority 
 
JB/ 
 
cc: Peter Markine & Mark Kindrachuk, Intermarket CAM Ltd. (via email) 
 Allison Atkinson & Muhammad Jubair, EXP Services Inc. (via email) 

Elaine Brunn Shaw, Bryan Cooper, Kathy Padgett, Sarah Austin & Alex Nichols, City of 
Cambridge (via email) 
Dan Currie, MHBC Planning (via email)  
Jane Gurney, Region of Waterloo (via email) 
Nancy Davy & Melissa Larion, GRCA (via email) 
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Sylvia Rafalski-Misch (519) 575-4500 ext. 3114 

                       File: D18-20/18102 
         
                    October 23, 2020
          
Ms. Kathy Padgett, Senior Planner 
Planning Services Department  
City of Cambridge 
50 Dickson Street, P.O. Box 669 
Cambridge, ON  N1R 5W8 
 
Dear Ms. Padgett: 
           
  Re: Comments on 3rd Submission of 
   Revised Plan of Subdivision Application 30T-18102 

 Intermarket CAM Ltd. (Creekside Phase 2) 
 245 Riverbank Drive and 215 Allendale Road 

CITY OF CAMBRIDGE 
 
The Region has prepared the following comments for the above-noted revised plan of 
subdivision dated July 16, 2020 and the updated supporting reports.  The purpose of 
these comments is to identify any additional items which need to be addressed prior to 
draft approval and those that can be imposed as conditions of draft approval. 
 
Intermarket CAM Ltd. is proposing a revised industrial plan of subdivision (Creekside 
Phase 2) on 21.94 hectares (54.21 acres) of land located at 245 Riverbank Drive and 
215 Allendale Road.  The revised draft plan includes six (6) business park blocks, one 
(1) stormwater management block, two (2) open space blocks and a 30 metre wide 
Intermarket Road (North South Collector Road) extending from the adjacent plan of 
subdivision 30T-14103 (Creekside, Phase 1b) located to the south of the subject lands. 
 
The lands are designated “Prime Industrial/Strategic Reserve (Serviced)” in the 
Regional Official Plan (ROP).  Further, the lands are designated in the City of 
Cambridge Official Plan as Business Industrial and Natural Open Space System with 
site specific policies 8.10.66 and 8.10.70, which permit a range of business industrial 
uses, office buildings and associated complementary uses.  The lands are zoned 
Industrial (M3) and Open Space (OS1) with site specific zoning provisions.  
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DELEGATED AUTHORITY COMMENTS 
 
All previously identified agency comments in the Region’s Post-Circulation Comments 
letter dated May 26, 2020 continue to apply, except for the following comments.  
Grand River Conservation Authority (GRCA) 
 
The majority of the GRCA’s previously identified comments and concerns have been 
addressed.  However, in their letter of September 22, 2020, the GRCA identifies 
additional comments that need to be addressed prior to the GRCA’s support of the 
proposed plan of subdivision.  The GRCA’s letter was sent separately to the City and 
the applicant. 
 
REGIONAL COMMENTS 
  
Conformity with Regional Policies 
 
The subject lands are designated “Urban Area” and “Prime Industrial/Strategic Reserve 
(Serviced)” in the Regional Official Plan (ROP).  The following ROP policies are 
applicable to the proposed plan of subdivision: 

 
2.D.22   Lands within the Prime Industrial/Strategic Reserve (Serviced) designation 

will be developed for fully serviced employment and ancillary land uses. 
Unless otherwise compromised by design limitations associated with 
environmental features, property configurations, the provision of new local 
roads or existing development, the lands will be developed as parcels 
greater than eight hectares in size. 

 
2.D.25   The necessary environmental, water and wastewater servicing and 

transportation studies will be completed and approved by the Region, the 
Area Municipality, the Grand River Conservation Authority, and the Ministry 
of Transportation, as appropriate, before the approval of development 
applications applicable to lands within the Prime Industrial/Strategic Reserve 
(Serviced). 

 
Regional comments with respect to the above polices were previously identified in the 
Region’s Post-Circulation Comments letter dated May 26, 2020.   
 
Regional staff does not accept or agree with the proposed creation of the two (2) 
smaller Business Park Blocks 5 and 6 on the east side of Intermarket Road as shown 
on the revised draft plan (due to being constrained by design limitations associated 
with environmental features or property configurations).  The ROP policy above states 
lands will be developed with parcels “greater than eight hectares in size” and not 
“parcels must be only 8 hectares in size”. 
 
Regional staff is of the opinion that the lands on the east side of Intermarket Road, 
including Block 5 are not constrained.  Block 5 can be easily combined with Block 4 
into one larger block, with only one additional smaller block remaining shown as Block 
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6. 
 
The proposed draft plan of subdivision does not conform with ROP policy 2.D.22.  
The draft plan needs to be revised to include on the east side of Intermarket 
Road either one (1) large business park block, or no more than two (2) business 
park blocks with one of the blocks being at least eight (8) hectares in size or 
greater.  
 
ROP policy 2.D.23 below provides an opportunity for monitoring the employment 
lands inventory.  If it can be demonstrated that there is a critical shortfall of 
smaller industrial parcels, smaller parcels may be permitted through an 
amendment to the City of Cambridge Official Plan.    

 
2.D.23   Notwithstanding Policy 2.D.22, where monitoring clearly demonstrates that 

there will be a critical shortfall in the inventory of lands available in the short 
to medium term to meet the needs of new and expanding businesses 
requiring lot sizes less than eight hectares, the Area Municipality may permit, 
through amendment to its official plan, the creation of smaller parcels to 
meet those needs. 

 
Regional comments with respect to the necessary studies as per ROP policy 2.D.25 
are provided below. 
 
Environmental Planning 
 
Environmental Planning staff have reviewed the revised Draft Plan of Subdivision and 
supporting documents for the IP Park Phase 2, submitted through the third full 
submission, including the response letters from NRSI (August 19, 2020 and June 5, 
20220), updated SWM Report, revised Draft Plan and responses to the second 
submission.   
 
The approach of “smoothing” the buffers was remedied for the PSW.  However, the 
smoothing of the buffers around the significant woodland was not directly addressed 
with any new information. Notwithstanding this, as the revised plan generally conforms 
to the recommendations of the Subwatershed Study in regard to the perimeter of the 
Significant Woodland and the size of the buffer along the southern limits of Block 5 
(incorporated into Block 8 – Open Space), no further information will be required at this 
time.  For future reference, please be advised that the smoothing or averaging of 
feature limits and buffers are not generally supported.   
 
Previous comments included a request to verify how the recommendation related to 
construction hours would be implemented. The response received in the August 19, 
2020 letter from NRSI indicates that the City of Cambridge by-law prohibiting noise 
between 8:00pm and 7:00 AM would ‘generally regulate’ the construction, but no 
specific response to any potential impacts or implications of the operation outside of 
the recommended timing were provided.  As such, staff will request the City give 
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consideration to including hours of construction (7:00AM-7:00PM) in any agreements 
related to construction on the site.  
 
Environmental Planning comments have generally been addressed, and further 
responses are not requested provided there are no further changes to the Plan of 
Subdivision.  Conditions of draft approval to implement the recommendations of the 
Cambridge IP Park Phase 2: Business Park Environmental Impact Study (NRSI, with 
updates), the Freeport Creek and Tributary to the Grand Subwatershed Study 
(November, 2013), as applicable, and standard conditions will be forthcoming. 
 
Hydrogeology and Source Water Protection 
 
The Region has previously approved a Groundwater Monitoring Program (GMP) for 
this subdivision.  The proposed Groundwater Monitoring Program (Exp. Services Inc., 
Dated August 5, 2020) has removed the statement that post-development monitoring 
must occur for two years following 90% build-out. Regional staff request that this 
statement be added to the updated GMP prior to draft plan approval. 
 
As per previous Regional comments dated May 26, 2020, the following items can be 
addressed through the conditions of draft plan approval: 
 

1. The Owner/Developer will be required to enter into a development agreement 
with the Regional Municipality of Waterloo / City of Cambridge to submit, to the 
satisfaction of the Region, the City and the GRCA, a final Stormwater 
Management Report for each business park block as part of a future Site Plan 
application.  All infiltration galleries are to be oversized by 15% to account for 
decreased performance and/or disconnections in the future. 
 

2. The Owner/Developer will be required to enter into a development agreement 
with the Regional Municipality of Waterloo / City of Cambridge to submit, to the 
satisfaction of the Region, a Salt Management Plan for each business park 
block as part of a future Site Plan application. 
 

3. The Owner/Developer will be required to enter into a development agreement 
with the Regional Municipality of Waterloo / City of Cambridge to submit, to the 
satisfaction of the Region, a Spill Prevention, Management and Containment 
Plan as part of a future Site Plan application where chemical storage is 
proposed to occur (including fuel storage and/or retail fuel storage). 
 

4. The Owner/Developer will be required to enter into a development agreement 
with the Regional Municipality of Waterloo / City of Cambridge to complete 
during- and post-construction monitoring, in accordance with the Groundwater 
Monitoring Program (to be re-submitted prior to draft approval).  Post-
construction monitoring will be required for two years following 90% build-out. 
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Water Services 
 
Water Services staff reviewed the 3rd submission documents for the proposed plan of 
subdivision, which includes the Functional Servicing Report (Exp Services, September 
4, 2020) and offer the following comments: 
 

1. Section 6.2 Water Servicing, the report references a temporary connection from 
the 300mm on Boychuk Drive to the 600mm transmission main. This connection 
is no longer in consideration for Phase 1A or 1B, and should not be assumed to 
be constructed for Phase 2. Similarly, the watermain connection from 
Intermarket Road to Fountain Street along Allendale Road is not currently 
constructed.  
 

2. The following Water Services comments provided in the Region’s letter of March 
8, 2019 have not been addressed in this updated Functional Servicing Report: 
the discussion about pipe sizes and velocities is not sufficient for determining 
whether the proposed development can be supported by the existing 
infrastructure. 
 

3. In the Preliminary Water Distribution Analysis (PWDA) prepared by MTE and 
dated July 2019 found in Appendix D, the modeling results tables 3.1, 3.2, and 
3.3 are difficult to understand.  It is unclear whether the column “Required Fire 
Flow” is the calculated fire flow demand from Appendix B, or rather if the results 
in the table are the available fire flows, and associated residual pressures.  It is 
further unclear what the column “Velocity of Max Pipe (m/s)” is referring 
to.  Based on the value in the column, it cannot be the velocity in the pipes. 
Similarly, it is unclear what the column “Pipe with Max Velocity” is referring to.  
 

4. The conclusions in the PWDA indicate that in order to service Phase 2, the 
proposed watermain on Allendale Road must be constructed such that there will 
be a looped system through Phase 1 and 2.  The assumptions made in the 
PWDA regarding a connection to the 750mm watermain in the CPR corridor are 
no longer valid, as the construction of Phases 1A1 ad 1A2 did not include the 
connection to the CPR watermain.  
 

5. Notwithstanding the errors and omissions outlined above, the Functional 
Servicing Report shows that the proposed development can be appropriately 
serviced once the watermain on Allendale Road is constructed and a looped 
system is created.  It may be prudent to include a condition of draft plan 
approval that states site development can only occur once the external work is 
constructed and operational.  Alternatively, the consultant can evaluate through 
an addendum to the PWDA that shows the proposed development can be 
provided with adequate fire flow in an interim condition with a single connection 
to the water distribution system at Boychuk Drive and Maple Grove Road.  
However, this would create a long dead end in excess of the 150m outlined in 
the DGSSMS. While this may be permitted by the City of Cambridge as an 
interim condition, the developer may be required to provide adequate water 
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quality measures (flushing program, auto-flusher) on a temporary basis until the 
Allendale Road watermain is constructed.  

 
Next Steps 
 
The Owner/Developer should be advised that receipt of these additional comments 
does not constitute a draft or final approval of this application.  Prior to draft approval 
by the Region, the City of Cambridge must provide formal comments on the application 
and/or a recommendation in support of draft plan approval, including the City’s 
conditions of draft approval.   
 
Further, prior to draft approval, the Owner/Developer must submit to the Region 5 
copies of the plan to be draft approved and the Regional Draft Approval fee of $4,025 
in accordance with the Region’s fee by-law (17-076).  The plan must be singed by the 
Owner and Surveyor.  Once the plan of subdivision is draft approved, the draft 
approval will take effect 21 days after the day the notice of decision is issued, provided 
no appeals are received in accordance with Section 51(39) of the Planning Act. 
 
Should you have any questions, please do not hesitate to contact the undersigned.  
     
    Yours truly,  
 

     
 
    Sylvia Rafalski-Misch, MCIP, RPP 
    Principal Planner 
 
 
 
cc.  Peter Markine, Intermarket 
 Cheryl Marcy and Richard Parent, Corridor Planning, Region of Waterloo 
 Kevin Dolishny and John Holowackyj, Water Services, Region of Waterloo 
 Geoff Moroz, Hydrogeology and Source Water Protection, Region of Waterloo 
   Jane Gurney, Environmental Planning, Region of Waterloo 
    

 
 
 
 
 
 

 



From: CP Proximity-Ontario
To: Kathy Padgett
Subject: [External] RE: 30T-18102 - Plan of Subdivision - Creekside Phase 2 (City of Cambridge)
Date: Wednesday, November 18, 2020 10:13:08 AM
Attachments: image001.png

Good Morning Kathy,
 
Canadian Pacific does not oppose to Commercial type developments in proximity to our right of way.
 
Notwithstanding that stated above, commercial developments should still meet certain
recommendations based upon site specific conditions and intended use. Please refer to the
guidelines which can be found at the following link - http://www.proximityissues.ca
 
We would appreciate being circulated with all future correspondence related to Residential or
Commercial developments.
 
Thank you,
 
CP Proximity-Ontario
 

CP Proximity_Ontario
CP_Proximity-Ontario@cpr.ca
7550 Ogden Dale Road SE, Building 1
Calgary AB T2C 4X9

 
 

From: Kathy Padgett <PadgettK@cambridge.ca> 
Sent: Tuesday, November 17, 2020 5:01 PM
To: CP Proximity-Ontario <CP_Proximity-Ontario@cpr.ca>
Subject: 30T-18102 - Plan of Subdivision - Creekside Phase 2 (City of Cambridge)
 
This email did not originate from Canadian Pacific. Please exercise caution with any links or
attachments.

Good afternoon,
 
For your information, please find attached the Draft Plan of Subdivision for Creekside
Phase 2 (municipally known as 105 Allendale Road and 245 Riverbank Drive). The
application is for an industrial plan of subdivision for employment uses for lands in the
North Cambridge Business Park. City-initiated Official Plan and Zoning By-law
Amendments for these lands are in effect supporting this use. Please let me know if
you have any questions or comments.
 
Regards,
 

mailto:CP_Proximity-Ontario@cpr.ca
mailto:PadgettK@cambridge.ca
https://urldefense.proofpoint.com/v2/url?u=http-3A__www.proximityissues.ca_&d=DwMFAg&c=bd_3_Wi6wDlmHnKqRGbLBw&r=G8CKnh8xBCJIfoHOjOr-pFRw0I8sABgnGbwP_GflFVE&m=ta_8ykLexy8VNd--kLQrUbIGwru6xiiOIKbpm7I8MJ4&s=yhMEc1L4l9YHraXSsb5pJoKLoRYXFCpMBRqIz7o_JCk&e=



Kathy Padgett, MES, MCIP, RPP
Senior Planner – Environment
 
City of Cambridge
Community Development Department
50 Dickson St, 3rd Floor
PO Box 669
Cambridge ON N1R 5W8
Phone (519) 623-1340 ext. 4826
Fax (519) 740-9545
PadgettK@Cambridge.ca
 

This message, including any attachments, may contain information which is confidential
and/or exempt from disclosure under applicable law, and is intended only for the use of the
designated recipient(s) listed above. Any unauthorized use or disclosure is strictly prohibited.
If you are not the intended recipient, or have otherwise received this message by mistake,
please notify the sender by replying via email, and destroy all copies of this message, including
any attachments, without making a copy. Thank you for your cooperation.

------------------------------ IMPORTANT NOTICE - AVIS IMPORTANT -------------------------
----- Computer viruses can be transmitted via email. Recipient should check this email and any
attachments for the presence of viruses. Sender and sender company accept no liability for any
damage caused by any virus transmitted by this email. This email transmission and any
accompanying attachments contain confidential information intended only for the use of the
individual or entity named above. Any dissemination, distribution, copying or action taken in
reliance on the contents of this email by anyone other than the intended recipient is strictly
prohibited. If you have received this email in error please immediately delete it and notify
sender at the above email address. Le courrier electronique peut etre porteur de virus
informatiques. Le destinataire doit donc passer le present courriel et les pieces qui y sont
jointes au detecteur de virus. L' expediteur et son employeur declinent toute responsabilite
pour les dommages causes par un virus contenu dans le courriel. Le present message et les
pieces qui y sont jointes contiennent des renseignements confidentiels destines uniquement a
la personne ou a l' organisme nomme ci-dessus. Toute diffusion, distribution, reproduction ou
utilisation comme reference du contenu du message par une autre personne que le destinataire
est formellement interdite. Si vous avez recu ce courriel par erreur, veuillez le detruire
immediatement et en informer l' expediteur a l' adresse ci-dessus. ------------------------------
IMPORTANT NOTICE - AVIS IMPORTANT ------------------------------

mailto:PadgettK@Cambridge.ca


Attachment No. 7 
Excerpt of Public Meeting Minutes 

 

 



Attachment No. 8 
Public Comments Received 

 

Please Note: Personal address and contact information has been blacked out in 
accordance with Freedom of Information requirements. 



 

 

 



 

 



 

 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 

 



Attachment No. 9 
Response to Public Comments 

 

Five members of the public made oral and/or written submissions regarding the 
application which consisted of the following themes: 

• Future residential off of Riverbank Drive 
• Flooding on Riverbank Drive 
• Traffic on Riverbank Drive 
• Transition area adjacent to existing residential on Riverbank Drive 

Staff has provided a detailed planning analysis of the proposed development in relation 
to the policy framework established by Provincial, Regional and Local policy documents 
in Attachment No. 4. Below are responses to the questions and issues raised by the 
public through the consultation process. 

Future residential off of Riverbank Drive 

In the first submission of the application, the “Additional Lands Owned by Applicant” to 
the west of the lands subject to the industrial Draft Plan of Subdivision were labelled as 
“Future Residential”. To date, an application has not been submitted for these lands and 
they were not considered by City staff and review agencies during the review of the 
industrial lands in which this application applies. After the first submission, City staff 
requested that any reference to “Future Residential” be removed from the submission 
documents for the industrial Draft Plan of Subdivision to avoid confusion. 

Flooding on Riverbank Drive 

Two area residents expressed concern over an ongoing flooding issue on their 
properties. City staff indicated that while it is difficult to quantify the impacts of this 
development on Riverbank Drive properties, what is proposed is expected to redirect a 
sizable amount of drainage from the subject lands and Allendale Road to Freeport 
Creek to the south and away from Riverbank Drive. Additionally, the blocks within the 
proposed Draft Plan of Subdivision will be designed so that all drainage from the blocks 
will be collected by a storm sewer that will be constructed as part of Intermarket Road, 
which will outlet to Freeport Creek. 

Additionally, City Engineering staff have met with and exchanged further detailed 
information with a concerned Riverbank Drive resident regarding this issue. 

Traffic on Riverbank Drive 

Area residents expressed concern over increased traffic on Riverbank Drive due to the 
proposed development and road upgrades. City staff indicated that the traffic generated 
from this subdivision is not expected to use Riverbank Drive as a main point of access 
since the future development blocks will have driveway access directly from Intermarket 



 

Road and it would be inconvenient to loop around to use Riverbank Drive when 
Intermarket Road will have direct access to King Street where there will ultimately be a 
signalized intersection. 

Additionally, the portion of Allendale Road from Riverbank Drive to the roundabout at 
the intersection of Allendale and Intermarket Roads will remain as 2 lanes to not 
encourage the use of Riverbank Drive from the roundabout, whereas the portion of 
Allendale Road from the roundabout to Fountain Street North is intended to be 
upgraded and ultimately widened to four lanes. 

Transition area adjacent to existing residential on Riverbank Drive 

One area resident expressed concern regarding the transition area adjacent to the 
existing residential uses on Riverbank Drive south of Allendale Road that was 
determined through the City-initiated Official Plan and Zoning By-law Amendments 
(OPA/ZBA) for these lands and came into effect in July 2018. The resident indicated 
that the transition area concept presented at the February 2018 Statutory Public 
Meeting for the OPA/ZBA was not the same approach that was endorsed by Council in 
the March 2018 Recommendation Report. 

It is not uncommon when planning for a new development area to start with a draft 
concept which is further refined based on input from the public, Councillors and 
developers for the final proposed recommendation for Council consideration. The March 
2018 Recommendation Report outlined the differences between what was being 
recommended to Council from what was presented at the February 2018 Statuary 
Public Meeting. A summary of the differences are as follows: 

• Setbacks: Provincial Guidelines were consulted with respect to compatibility 
between industrial facilities and sensitive land uses when determining the 
transition area. Provincial Guidelines identified a Recommended Minimum 
Separation Distance for Class I Industrial Facilities from residential uses as 20 
metres (65.6 feet). The concept presented at the Public Meeting identified a 25.5 
metre (83.6 feet) setback from the residential property line to an industrial 
building. The approved OPA/ZBA requires a 30 metre (98.4 feet) setback from 
the residential property line to an industrial building which is a 4.5 metre (14.7 
feet) increase from the concept presented at the Public Meeting. Additionally, the 
approved OPA/ZBA requires a greater setback than the city-wide zoning by-law 
which only requires a 7.5 metre (24.6 feet) setback when new industrial uses 
abut an existing residential use, which is an increase of 22.5 metres (73.8 feet). 

• Planted Area: The concept presented at the Public Meeting identified an 18 
metre (59 feet) wide planting strip to be within the 25.5 metre (83.6 feet) setback 
identified above. The approved OPA/ZBA requires a 7 metre (23 feet) wide 
planting strip within the 30 metre (98.4 feet) setback identified above. The width 
of the planting strip was recommended to be reduced between the Public 



 

Meeting and the Recommendation Report due to a number of issues specifically 
around ownership, access and maintenance. The planting strip would stretch 
across at least three future industrial blocks which could eventually be under 
separate ownership. Since a planting strip of such width would need to be fenced 
off from the industrial property for liability purposes, this would cause the middle 
portions of the planting strip to become landlocked and inaccessible for 
maintenance which caused additional concerns about squatters. There was also 
discussion amongst City staff about the City taking ownership of the planting 
strip, but maintenance and access issues did not make that option feasible. A 7 
metre (23 feet) wide planting strip consisting of a mix of trees, shrubs and 
grasses was determined to be more feasible as it would be easier for the owner 
of the parcel to maintain and as such, it would not have to be fenced off from the 
industrial lands for liability purposes. Additionally, the approved OPA/ZBA 
requires a larger planting strip than the city-wide zoning by-law which only 
requires a 1.5 metre (4.9 feet) wide planting strip, which is an increase of 5.5 
metres (18 feet). 

• Rear Loading and Noise Barriers: The concept presented at the Public 
Meeting identified no rear loading for the industrial lots that abut existing 
residential while the approved OPA/ZBA permits rear loading. After further 
evaluation and public input received, it would have been difficult for the parcels 
on the west side of Intermarket Road to be developed for employment uses if 
rear loading was not permitted due to the narrow and constrained lot sizes. To 
mitigate this, in addition to the increased setbacks from the residential property 
line to an industrial building as identified above, a solid fence or noise barrier wall 
not less than 2.4 metres (7.87 feet) in height along the property line is required in 
the approved OPA/ZBA. Depending on the nature of the truck activity for a future 
employment use, the construction of a noise barrier wall could be subject to a 
noise study which may determine if a height taller than 2.4 metres (7.87 feet) is 
required. The location of loading docks and noise study requirements will be 
reviewed at the Site Plan application stage when greater detail is made available. 

Staff determined that the transition area approach in the approved OPA/ZBA went 
above and beyond the Provincial Guideline recommendations and the provisions in the 
current city-wide zoning by-law to minimize negative effects from new development on 
the existing sensitive land uses. 

Riverbank Drive as a scenic route 

Additionally, a comment was raised by the Planning & Development Committee with 
respect to maintaining Riverbank Drive as a scenic route. The proposed Draft Plan of 
Subdivision conforms to the site specific Official Plan and Zoning By-law Amendments 
by not providing direct vehicular access or road connections to Riverbank Drive. 
Additionally, Intermarket Road is expected to divert traffic away from Riverbank Drive. 



 

This application does not impact the existing curving alignment and undulating road 
profile of Riverbank Drive.



Attachment No. 10 
Recommended Conditions of Draft Approval 

 

 
No. Condition 

Planning Conditions 

1.  This approval applies to the proposed draft plan of subdivision 30T-18102, 
prepared by MacNaughton Hermsen Britton Clarkson (MHBC) Planning 
Limited dated November 16, 2020. 

2.  THAT prior to registration of the plan the applicant’s surveyor confirm that all 
lots and blocks conform to the City of Cambridge Zoning By-law. 

3.  THAT this plan of subdivision proceeds to registration only at such time as 
municipal services are available to the satisfaction of the Director of 
Engineering. 

4.  THAT prior to registration of any stage of the plan, the Owner/Developer 
enter into agreements with all willing land owners who derive their domestic 
water supply from private wells within a 75m radius of the development to 
monitor both quality and volume of water supply in the landowner’s wells for a 
period of two years from the issuance of the final building permit on lots or 
blocks entirely or partially within 75 m of the landowner’s well indicating that 
the owner/developer be responsible for any corrective action deemed 
necessary where monitoring indicates the proposed plan of subdivision is 
causing unacceptable quality and/or volume of water supply impacts, to the 
satisfaction of the Community Development department. 

5.  THAT the applicant agrees to dedicate the following blocks to the City of 
Cambridge at no cost prior to registration: 

• Block 6 Stormwater Management Facility 
• Block 7 Open Space 
• Block 8 Open Space 

The applicant: 

a) Shall provide a Phase 1 Environmental Site Assessment report to the 
City for blocks to be conveyed to the City. 

b) Following the completion of City construction of Intermarket Road and 
removal of any debris by the City from the blocks to be conveyed, 



 

 
No. Condition 

going forward the applicant shall then maintain the same blocks to be 
conveyed free of debris and shall remove silt-fencing following 
construction. 

6.  THAT prior to registration, the Owner/Developer submit the final plan to the 
Chief Planner (or designate) for examination before such plans are presented 
to the Regional Municipality of Waterloo for approval, and before the City's 
issuance of a Letter of Release, the Owner shall present same to the Chief 
Planner again for re-examination, before registration, if any change is made 
thereafter. 

7.  THAT prior to registration, The Owner shall erect a sign at each major 
entrance to the subdivision and at locations within the subdivision as the City 
may determine, showing a map of all lands within the subdivision as well as 
those within one hundred and twenty (120) metres outside of the limits of the 
subdivision. 

The zoning of all lands shown on this map and all other major features, 
existing or proposed, e.g. railways, highways, etc., shall be clearly indicated. 
The size of the signs, the number to be erected and the location of each sign 
to be erected shall be as approved by the Chief Planner. All signs shall be 
erected prior to the issuance of building permits and shall remain on display 
for at least three (3) months from the date of issuance of the last building 
permit. The procedure for preparation and erection of such signs shall be as 
follows: 

• the Owner or his/her agent to prepare and submit (in duplicate) the 
copy and design of the proposed sign in accordance with the adopted 
colour scheme; 

• such samples of the proposed sign shall be submitted to the Chief 
Planner for approval. The Chief Planner, if satisfied, will return one 
copy, as approved, to the applicant and retain the other copy on file for 
reference purposes; 

• the applicant will notify the Chief Planner or designate that the sign 
has been erected. The Community Development Department will 
inspect the erected sign and, if satisfied, will notify the Building 
Division that the building permits may be issued. 

8.  THAT the Owner acknowledges that the need for a Cultural Heritage Impact 
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Assessment for any proposed development proximate to the stone farmhouse 
at 215 Allendale Road will be determined for submission of a Site Plan 
application. 

Environment 

9.  THAT the Owner acknowledge the requirement for an easement across Block 
5 to be conveyed to the City of Cambridge to access Block 8 Open Space for 
maintenance purposes will be determined at Site Plan application stage. 

10.  THAT prior to registration, the Owner/Developer submit a detailed 
Enhancement Plan prepared in accordance with the recommendations of the 
Cambridge IP Park Phase 2: Business Park Environmental Impact Study 
(Natural Resource Solutions Inc., February 2020) and Cambridge IP Park 
Phase 2: Business Park Environmental Impact Study Addendum (Natural 
Resource Solutions Inc., October 2020) to the satisfaction of the City of 
Cambridge and Region of Waterloo. The Developer will provide cost 
estimates in order to inform a security for the Subdivision Agreement for 
implementation of the work following registration. The Developer will maintain 
the works during the Maintenance Period, address any deficiencies identified 
by the City following inspections, and provide As-Constructed drawings prior 
to the final Assumption Inspection. Following assumption, securities will be 
released by the City. 

11.  THAT prior to registration, the Owner/Developer provide a cost estimate for 
implementing the recommendations of the Cambridge IP Park Phase 2: 
Business Park Environmental Impact Study (Natural Resource Solutions Inc., 
February 2020) and Cambridge IP Park Phase 2: Business Park 
Environmental Impact Study Addendum (Natural Resource Solutions Inc., 
October 2020).  The cost estimate will inform the security to be included in 
the Subdivision Agreement.  The Developer will provide a certification that the 
recommendations have been implemented and following a review and 
inspection by the City will address any deficiencies as identified prior to 
securities being released by the City. 

12.  THAT the Owner/Developer submits a pre-development monitoring report 
prior to registration and agrees to submit a during construction monitoring 
report following the completion of grading and a post-development monitoring 
report prepared in accordance with the recommendations of the Cambridge 
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IP Park Phase 2: Business Park Environmental Impact Study (Natural 
Resource Solutions Inc., February 2020) and Cambridge IP Park Phase 2: 
Business Park Environmental Impact Study Addendum (Natural Resource 
Solutions Inc., October 2020). Securities will be released for the post-
development monitoring report subject to the satisfaction of the City of 
Cambridge. 

Parks, Recreation & Culture Conditions 

13.  THAT parkland dedication be provided as cash-in-lieu on 2% of the net 
environmental draft plan lands (“developable lands”, i.e. 21.939 ha total 
Draft Plan lands – 1.306 ha Open Space blocks = 20.633 ha X 0.02 = 0.41 
ha or 1.01 acres) and an appraisal dated the day before draft plan approval 
be submitted for City review and acceptance with an effective date of the 
appraisal as per the Planning Act and Official Plan policies. 

14.  THAT a fence plan, letter of credit, and installation of fencing to the City 
Standard is required where future private property will abut future City-
owned property. 

Development Engineering Conditions 

Stormwater Management 

15.  THAT prior to any grading or construction on the site and prior to registration of 
the plan, the owners or their agents submit the following plans and reports to 
the satisfaction to the City of Cambridge and in consultation with the Region of 
Waterloo: 

a) A detailed final Stormwater Management Report in accordance with 
the 2003 Ministry of the Environment Report entitled “Stormwater 
Management Planning and Design Manual” and the “East Side Lands 
(Stage 1) Master Environmental Servicing Plan” (December 2013) as 
well as in keeping with the IP Park Phase 2 Stormwater Management 
Report (exp Services Inc., August 25, 2020). 

b) Detailed lot grading, servicing and storm drainage plans 

c) An Erosion and Sediment Control Plan in accordance with the Grand 
River Conservation Authority’s Guidelines for Sediment and Erosion 
Control, indicating the means whereby erosion will be minimized and 
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silt maintained on-site throughout all phases of grading and 
construction. 

16.  THAT the subdivision/servicing agreement require that an appropriate warning 
clause explicitly detailing the requirement to provide a Salt Management Plan 
prior to Site Plan approval, be included in all offers of purchase and sale of all 
applicable lots, to the satisfaction of the City of Cambridge and the Region of 
Waterloo. 

17.  THAT the subdivision/servicing agreement require that an appropriate warning 
clause explicitly indicating the existence of infiltration galleries and other LIDs, 
be included in all offers of purchase and sale of all applicable lots, to the 
satisfaction of the Director of Engineering. 

18.  THAT the Owner/Developer agrees to provide soil tests by certified 
geotechnical engineer that confirm the soil is suitable for water infiltration 
where infiltration galleries are proposed, and agrees to provide details for all 
proposed infiltration facilities (i.e. block level infiltration galleries, etc.) in order 
to achieve subdivision water balance requirements outlined in the IP Park 
Phase 2 Stormwater Management Report (exp Services Inc., August 25, 2020) 
at the subdivision design and development stage to the satisfaction of the 
Director of Engineering. 

19.  THAT the subdivision/servicing agreement require that an appropriate warning 
clause for each block be provided explicitly indicating the block’s SWM 
requirements (including water quality, allowable discharge rates, and 
LID/infiltration requirements) in accordance with the approved IP Park Phase 2 
Stormwater Management Report (exp Services Inc., August 25, 2020), be 
included in all offers of purchase and sale of all applicable blocks, to the 
satisfaction of the Director of Engineering. 

Grading and Servicing 

20.  THAT the Owner/Developer provides written permission from adjacent property 
owners prior to commencing any grading that is required outside of the 
Owner’s/Developer’s property. 

21.  THAT the Owner/Developer submit a plan of construction routes to the 
satisfaction of the Director of Engineering and receive approval prior to site 
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grading or registration of the plan, whichever comes first. 

22.  THAT the Owner/Developer be advised that a recommendation for draft 
approval in no way permits any site preparation, top soil removal, tree cutting, 
re-grading, grading or construction on site prior to issuance of a site alteration 
permit by the City and/or without the express written permission of the Director 
of Engineering. 

23.  THAT the subdivision/servicing agreement include a clause requiring the 
Owner/Developer to appropriately grade, top-soil, seed and maintain all lots 
and blocks within six months of initial site grading, whether or not they are 
constructed upon, to a condition acceptable to the Director of Engineering, 
either directly by the Owner/Developer or through conditions of purchase and 
sale, or by other means. 

24.  THAT prior to site grading or registration of the plan, whichever comes first, a 
lot grading and drainage plan be submitted, to the satisfaction of the Director of 
Engineering. 

25.  THAT the Owner/Developer acknowledges through the agreement that one (1) 
water servicing connection per lot will be provided. 

26.  THAT the subdivision/servicing agreement include a clause requiring the 
Owner/Developer to contribute towards the constructed cost of local services 
(local sanitary sewer and storm sewer oversizing required to accommodate 
flows from Blocks 1, 2, 3 and 4) and utilities within Intermarket Road and 
towards the cost of oversizing of the SWM facility to accommodate the required 
detention storage for Blocks 1, 2, 3 and 4 through the execution of a 
subdivision agreement. The method of determining the amounts that the 
owner/developer will be required to contribute shall be to the satisfaction of the 
Director of Engineering. 

Sediment and Erosion Control 

27.  THAT prior to any grading or construction on the site, the Owner/Developer 
submit methods of drainage and sediment and erosion controls methods, to be 
employed both during and after construction, including inspection and 
maintenance requirements, to the satisfaction of the Director of Engineering. 
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28.  THAT the Owner/Developer maintain the site in a safe and satisfactory 
condition free of debris, weeds and other such materials until the plan is 
registered and developed. 

29.  THAT the subdivision/servicing agreement include the requirement that 
satisfactory dust preventative measures be applied during all grading work, in 
such a manner as to prevent dust and haulage being a concern to 
neighbouring properties and road users. The City may, at its sole discretion, 
stop the work and rectify any damage caused as aforementioned, and abate 
any nuisance created by the Owner. The cost of any such work performed by, 
or at the instructions of, the City shall be paid by the Owner/Developer. 

Transportation Engineering 

30.  THAT provision be made in the subdivision/servicing agreement requiring all 
trucks and heavy equipment to comply with all regulations of the Highway 
Traffic Act in respect of the covering and securing of loads, and requiring the 
Owner/Developer to advise all contractors, sub-contractors and builders of this 
condition of approval. 

31.  THAT the subdivision/servicing agreement require the implementation 
(including associated costs) and design of all transportation improvements as 
required and outlined in the applicant’s Traffic Impact Study Report to the 
satisfaction of the Director of Engineering. 

General 

32.  THAT the design and construction of all infrastructure be in accordance with 
the City of Cambridge Engineering Standards and Development Manual or as 
approved by the Director of Engineering. 

33.  THAT prior to registration of each stage of the plan, the Director of Engineering 
is to confirm external municipal water and sanitary sewer services/capacity are 
available for such stage. 

 

 



Attachment No. 11 
Region of Waterloo Preliminary Proposed Conditions of Draft Approval 

 

The following are the Region of Waterloo’s preliminary conditions of draft approval and 
are subject to change.  
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                                                                      Sylvia Rafalski-Misch (519) 575-4500 ext. 3114 
                      File:  D18-20/18102 
                               

November 26, 2020 
 

Ms. Kathy Padgett, Senior Planner 
Planning Services Department  
City of Cambridge 
50 Dickson Street, P.O. Box 669 
Cambridge, ON  N1R 5W8 
 
Dear Ms. Padgett: 
           
  Re: Comments on 4th Submission of 
   Revised Plan of Subdivision Application 30T-18102 

 Intermarket CAM Ltd. (Creekside Phase 2) 
 245 Riverbank Drive and 105 Allendale Road 

CITY OF CAMBRIDGE 
 

Intermarket CAM Ltd. is proposing a revised industrial plan of subdivision (Creekside 
Phase 2) on 21.94 hectares (54.21 acres) of land located at 245 Riverbank Drive and 
105 Allendale Road.  The revised draft plan dated November 16, 2020 includes five (5) 
business park blocks, one (1) stormwater management block, two (2) open space 
blocks and a 30 metre wide Intermarket Road (North South Collector Road). 
 
The revised draft plan addresses the concerns that were previously identified by the 
Region and circulated agencies during the review of the original application and 
subsequent revisions.  The Region has prepared the following preliminary conditions of 
draft approval for the proposed plan of subdivision, which may be subject to minor 
changes and refinements at the time of the Region’s issuance of the decision.   
 
1. That this approval applies to Plan of Subdivision 30T-18102 for Intermarket CAM 

Ltd. in the City of Cambridge, File No. 0667A by MHBC Planning, dated 
November 16, 2020, which shows the following: 
 

 Blocks 1-5  - 5 Business Park Blocks  
 Block 6 - Stormwater Management 
 Blocks 7-8 - Open Space 

  
Total Area of Plan 21.94 ha (54.21 acres) 
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2. That the road allowance as shown on this plan of subdivision shall be dedicated 
on the final plan as public highway to the appropriate road authority.   

 
3. That the street be named to the satisfaction of the City of Cambridge. 
 
4. That any dead ends and open sides of road allowances created by this plan of 

subdivision shall be terminated in 0.3 metre reserves, to be conveyed to and held 
in trust by the City of Cambridge until required for future road allowances or the 
development of adjacent land. 

 
5. That the Owner/Developer provides parkland dedication in accordance with the 

City of Cambridge draft approval condition no. 13. 
 
6. That Block 6 be conveyed to the City of Cambridge for stormwater management 

purposes. 
 
7. That Blocks 7 and 8 be conveyed to the City of Cambridge for open space 

purposes. 
 
8. That prior to final approval, the Region be advised by the City of Cambridge that 

the plan of subdivision conforms with the Zoning By-law approved under the 
Planning Act. 

 
9. That prior to final approval, the Owner/Developer enters into an agreement with 

the City of Cambridge to satisfy all the requirements, financial and otherwise, of 
the municipality concerning the provision of roads, installation of services, 
facilities and drainage. 

 
10. That the subdivision agreement be registered by the City of Cambridge against 

the land to which it applies and a copy of the registered agreement be forwarded 
to the Regional Municipality of Waterloo prior to final approval of the subdivision 
plan. 

 
11.   That the Owner/Developer agrees to stage the development of this plan of 

subdivision in a manner satisfactory to the City of Cambridge and the Regional 
Municipality of Waterloo. 

 
12. That such easements as may be required for utility or drainage purposes shall be 

granted to the appropriate authority. 
 
13.   The Owner/Developer agrees to make satisfactory arrangements with Energy 

Plus Inc. for the provision of permanent or temporary electrical services to this 
plan. 

 
14.   The Owner/Developer agrees to make satisfactory arrangements with a 

telecommunications provider for the provision of permanent or temporary 
telephone services to this plan. 
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15. The Owner/Developer agrees to make satisfactory arrangements with Union Gas 
Limited for the provision of necessary easements and/or agreements for the 
provision of gas services to this plan. 

 
16. The Owner/Developer agrees to satisfy all of the requirements of Hydro One 

Networks Inc., as outlined in their letter of March 11, 2020. 
 
17. The Owner/Developer agrees to make satisfactory arrangements with Canada 

Post and the City of Cambridge for the provision of any necessary easements for 
the provision of mail services to this plan in the form satisfactory to the City of 
Cambridge. 

 
18. That prior to any grading, site alteration and/or construction on the site and prior 

to any registration of the plan, the Owner/Developer submits the following plans 
and reports to the satisfaction of the Regional Municipality of Waterloo and the 
City of Cambridge, in consultation with the Grand River Conservation Authority 
(GRCA): 

 
a)  A final stormwater management report in accordance with the Stormwater 

Management Report, Intermarket CAM Ltd., Cambridge IP Park, Phase 2 
Business Park & Residential Subdivision (prepared by EXP Services Inc. and 
revised August 25, 2020), and Functional Servicing Report, Intermarket CAM 
Ltd., Cambridge IP Park, Phase 2 Business Park & Residential Subdivision 
(prepared by EXP Services Inc. and revised September 4, 2020);  

 
b)  A detailed Lot Grading, Servicing and Storm Drainage Plan;  
 
c) An erosion and siltation control plan in accordance with the Erosion & 

Sediment Control Guidelines for Urban Construction (2006) indicating the 
means whereby erosion will be minimized and silt maintained on-site 
throughout all phases of grading and construction; and,  

 
d)  The approval and issuance of a Permit from the GRCA for all works subject 

to Ontario Regulation 150/06 (Development, Interference with Wetlands and 
Alterations to Shorelines and Watercourses Regulation).  

 
e) That the Subdivision Agreement between the applicant/owner and the City of 

Cambridge contain provisions for the completion of the works in accordance 
with the approved plans and reports as noted in a) to d) above. 

 
19. That prior to final approval, a detailed storm water management plan and lot 

grading and drainage plan shall be submitted for the entire plan of subdivision to 
the satisfaction of the City of Cambridge and the Regional Municipality of 
Waterloo, in consultation with the Grand River Conservation Authority.  Further, 
that the Owner/Developer enters into a development agreement with the 
Regional Municipality of Waterloo and the City of Cambridge to submit, to the 
satisfaction of the Region and the City a detailed Stormwater Management 
Report for each business park block as part of a future Site Plan application.  All 
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infiltration galleries are to be oversized by 15% to account for decreased 
performance and/or disconnections in the future. 
 

20. That the Owner/Developer enters into a development agreement with the City of 
Cambridge to ensure that no clearing of vegetation on the site occur during the 
breeding bird season of March 31st to August 31st in compliance with the 
Migratory Birds Convention Act, unless it can be ascertained by a qualified expert 
to the satisfaction of the Regional Municipality of Waterloo that no birds covered 
by the Act are observed to be breeding in or adjacent to the affected area.  
 

21. That the Owner/Developer enters into a development agreement with the City of 
Cambridge to ensure that no tree removal occur during the active season for 
bats, between the period of April 1st to September 30th, unless approval is 
granted by the Ministry of Environment, Conservation and Parks (MECP). 
 

22. That prior to final approval, a note be included on the site servicing or 
engineering drawings submitted for approval to specify that all stockpiles on the 
site are to be covered and/or have vegetative cover maintained during the 
breeding bird season March 31st to August 31st.  
 

23. That prior to any land clearing, grading or other site alteration, the 
Owner/Developer ensure compliance with the Endangered Species Act. 
 

24. That prior to final approval, the Owner/Developer submits a detailed Erosion and 
Sediment Control Plan to prevent sedimentation into the Core Environmental 
Feature, to the satisfaction of the City of Cambridge and the Regional 
Municipality of Waterloo, in consultation with the Grand River Conservation 
Authority. 

 
25. That prior to final approval, the Owner/Developer submits a detailed Buffer 

Management Plan or Planting Plans (Enhancement Plan) for Open Space Blocks 
7 and 8 prepared in accordance with the recommendations of the Cambridge IP 
Park Phase 2: Business Park Environmental Impact Study (Natural Resource 
Solutions Inc., February 2020) and Cambridge IP Park Phase 2: Business Park 
Environmental Impact Study Addendum (Natural Resource Solutions Inc., 
October 2020), to the satisfaction of the Regional Municipality of Waterloo and 
the City of Cambridge, in consultation with the Grand River Conservation 
Authority, and enters into a development agreement with the City of Cambridge 
to implement the approved Plan.   

 
26. That prior to final approval, the Owner/Developer submits a detailed Monitoring 

Plan for Core Environmental Features and Open Space Blocks 7 and 8 within the 
plan as outlined in the Cambridge IP Park Phase 2: Business Park 
Environmental Impact Study (Natural Resource Solutions Inc., February 2020) 
and Cambridge IP Park Phase 2: Business Park Environmental Impact Study 
Addendum (Natural Resource Solutions Inc., October 2020), to the satisfaction of 
the Regional Municipality of Waterloo and the City of Cambridge, in consultation 
with the Grand River Conservation Authority, and enters into a development 
agreement with the City of Cambridge to implement the approved Plan.  
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27. That prior to final approval, the Owner/Developer prepares interpretive, 

educational signage which provides information about the natural heritage 
features contiguous to the plan along with advice to avoid induced impacts, with 
sign content and location(s) to the satisfaction of the City of Cambridge and the 
Regional Municipality of Waterloo, and enters into a development agreement with 
the Regional Municipality of Waterloo to install the signage. 
 

28. That prior to final approval, the Owner/Developer enters into a development 
agreement with the City of Cambridge and/or the Regional Municipality of 
Waterloo to ensure, as part of site plan approval, that any lighting to be installed 
is directed away from the Core Environmental Features (Open Space Blocks 7 
and 8). 

 
29. That prior to final approval, the Owner/Developer enters into a development 

agreement with the Regional Municipality of Waterloo and the City of Cambridge 
to complete and implement a Salt Management Plan for Business Park Blocks 1-
5 as part of a future Site Plan application. 
 

30. That prior to final approval, the Owner/Developer enters into a development 
agreement with the Regional Municipality of Waterloo and the City of Cambridge 
to submit, to the satisfaction of the Region, a Spill Prevention, Management and 
Containment Plan as part of a future Site Plan application for Business Park 
Block 1-5 where chemical storage is proposed to occur (including fuel storage 
and/or retail fuel storage). 
 

31. The Owner/Developer will be required to enter into a development agreement 
with the Regional Municipality of Waterloo and the City of Cambridge to complete 
during- and post-construction monitoring, in accordance with the Groundwater 
Monitoring Program included in a letter entitled Proposed Groundwater 
Monitoring Program for IP Park Phase 2 Lands, Cambridge, Ontario prepared by 
EXP Services Inc. and dated October 28, 2020.  Post-construction monitoring will 
be required for two years following 90% build-out. 
 

32. That prior to final approval of Phase 1B, the Owner/Developer enters into a 
development agreement with the City of Cambridge to complete a Stationary 
Noise Study, if required, for Blocks 1-4 prior to site plan approval, to the 
satisfaction of the Regional Municipality of Waterloo, and if necessary, a 
subsequent agreement to provide for implementation of the approved noise 
attenuation measures. 
 

33. That the Owner/Developer shall satisfy all of the conditions for the City of 
Cambridge contained in the City of Cambridge Council Resolution of December 
__, 2020, as follows. 
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Next Steps 
 
The Owner/Developer should be advised that receipt of these post circulation 
comments does not constitute a draft or final approval of this application.  Prior to draft 
approval by the Region, the City of Cambridge must provide formal comments on the 
application and/or a recommendation in support of draft plan approval, including the 
City’s conditions of draft approval once the Site Plan application for the proposed 
development has been approved.   
 
Further, prior to draft approval, the Owner/Developer must submit to the Region 5 
copies of the plan to be draft approved and the Regional Draft Approval fee of $4,025 in 
accordance with the Region’s fee by-law (17-076).  Once the plan of subdivision is draft 
approved, the draft approval will take effect 21 days after the day the notice of decision 
is issued, provided no appeals are received in accordance with Section 51(39) of the 
Planning Act. 
 
Should you have any questions, please do not hesitate to contact the undersigned.  
     
    Yours truly,  
 

     
 
    Sylvia Rafalski-Misch, MCIP, RPP 
    Principal Planner 
 
 
cc. Circulated Agencies 
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