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1.0

INTRODUCTION

MacNaughton Hermsen Britton Clarkson Planning Limited (MHBC Planning) has been retained
by Intermarket CAM Limited (herein after referred to as ‘the applicant’) to prepare a Planning
Justification Report to support the Plan of Subdivision for their lands located at 215 Allendale
Road (subject lands). The application for Draft Plan of Subdivision was submitted In October
2018 for the creation of 7 industrial blocks on 21.4 hectares of land along the planned
Intermarket Road. This Planning Justification Report has been updated to reflect changes to the
Draft Plan, made in response to City and agency comments. The revised Draft Plan includes 6
industrial Blocks, a stormwater management Block and 2 open space Blocks.
The proposed development is part of the North Cambridge Business Park that has previously
been subject to Official Plan Amendments (No. 7 and 25) and Zoning Amendments (50-18 and
52-18) which were approved by City of Cambridge Council on March 27, 2018.
To implement the approved Official Plan and Zoning Amendments the applicant has submitted a
Plan of Subdivision application, which will divide the subject lands to accommodate the
permitted uses while also establishing municipal servicing within the public road network being
planned through the environmental assessment process (Intermarket Road).
This Planning Justification Report has been prepared in support of the proposed draft plan of
subdivision application and considers the relevant provincial and municipal planning framework
applicable to the property.
This report includes:
•
•
•
•

•

a description of the subject property and surrounding land uses;
a summary of the revised Draft Plan of Subdivision;
an overview of the applicable Provincial, Regional and Municipal planning polices, and
how the applications conform with the policies;
a summary of the technical studies completed in support of the applications, including
any revisions made to those reports in response to City and Agency comments, and
subsequent revisions to the Draft Plan; and
a summary and conclusion.
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1.1

Pre-Consultation

A pre consultation meeting was held with the City of Cambridge on January 26, 2017. This
report has considered the comments provided at the meeting, as well as the subsequent
comments provided by the City (and Agencies) through the circulation of the application.
The materials identified during pre-submission to form a complete application for the proposed
Plan of subdivision include the following:
1. Draft Plan of Subdivision, prepared by MHBC Planning
2. Planning Justification Report, including a land use compatibility analysis, prepared by
MHBC Planning (revised February 2020)
3. Urban Design Brief, prepared by MHBC Planning (revised February 2020)
4. Environmental Impact Statement, prepared by Natural Resource Solutions Incorporated
(revised February 2020)
5. Preliminary Grading Plan, prepared by EXP (revised February 2020)
6. Preliminary Servicing Plan, prepared by EXP (revised January 2020)
7. Stormwater Management Report, prepared by EXP (revised January 2020)
8. Functional Servicing Report, prepared by EXP(revised February 2020)
9. Hydrogeological Study, prepared by EXP (revised February 2020)
10. Archaeological Assessment, prepared by Archaeological Research Associates Ltd.
11. Updated Transportation Impact Study, prepared by Paradigm Transportation Solutions
(revised February 2020)
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2.0
2.1

CONTEXT
Site

The subject lands are located at 215 Allendale Road in the City of Cambridge and are part of a
larger landholding under the ownership of Intermarket CAM Limited. The total area held by
Intermarket CAM Limited is 56 hectares (137 acres), while the subject property constitutes 21.9
hectares (54 acres), including Intermarket Road. Please refer to Figure 1 of this Report for a
location map and to Figure 2 for an aerial image. The lands are currently used for agricultural
purposes.
The subject lands are currently serviced through private well and septic system. However, as
part of the development of Intermarket Road, municipal services will be provided including the
extension of storm water, sanitary and water to all planned blocks for industrial uses.

2.2

Surrounding Land Uses

Although the lands are currently used for agricultural purposes, they are located within the
Urban Area. A context plan (Figure 3) shows the subject property and surrounding land uses.
Surrounding land uses include:
North: Immediately to the north of the subject property is Allendale Road. To the north
of Allendale Road are agricultural uses (that have been designated for employment
uses).
East: To the east is an existing farm, while further to the southeast are employment
uses.
South: To the south of the subject lands are natural environmental areas, as well as
additional lands planned for employment uses (as part of the Phase 1 Intermarket
development). Figure 4 indicates the lands regulated by the Grand River Conservation
Authority (GRCA).
West: Immediately to the west of the site are rural residential uses, accessed from
Riverbank Drive. Further to the west is the Grand River.
The subject lands are located in close proximity to major transportation corridors: Maple Grove
Road is located to the east and is a four lane major arterial road that provides connections to
Highway 8, Highway 401, Highway 24 and Highway 7 (via Fountain Street). King Street is
5
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located to the southwest and will connect to the subject lands via the planned Boychuk Drive.
King Street provides additional connections south to Highway 8 and the 401.
Maple Grove Road is a transit route and Grand River Transit provides service to the Cambridge
Business Park area. The Ion Phase 2 Light rail transit project proposes a station connection at
Sportsworld which will provide a rapid transit connection throughout the Region of Waterloo.
In summary, the proposed draft plan of subdivision is located within a planned employment
area, close to existing employment uses and major transportation corridors.

6
Planning Justification Report – Draft Plan of Subdivision
Intermarket Industrial Lands Phase II

February 2020

N.
treet
)
tain S
Foun . Rd. #17
(Reg

City of Cambridge

dale
Allen

City of Kitchener

Road

g
Kin
e
Stre

rive

nk D

Ma

ple

Gr

ove

Ro

)

ad

(Re

8
d. #

g.
R

d.

.R
Reg

#3
8)

st (
t Ea

rba
Rive

City of Cambridge

Hig

hw

ay

#8

ng
Ki
re
St
et
st

Ea
.R
eg

(R
8)

#
d.

Sp
or
(Re tswo
g. rld D
Rd
. # rive
38
)

City of Kitchener

Location Map

DATE: February 2020

LEGEND

Subject Lands
Additional Lands
Owned by Applicant

FILE: 0667A

north

Figure 1

SCALE 1 : 15,000

DRAWN: DGS
K:\0667B-INTERMARKET-CAMBRIDGE\RPT\INDUSTRIAL PLAN FEBRUARY
2020\LOCATION MAP INDUSTRIAL LANDS.DWG

Intermarket CAM Limited
Part of Lot 14,
Beasley's Broken Front Concession
City of Cambridge
Region of Waterloo

MHBC
Base Map Source: SLRN, Region of Waterloo

9
X
3N
B2O
N
,C
,N
R
H
TEIK D
.RN
G
E
R
C
M
N
EITB
A
N
S045-02
W
|
W
M
W
C
1A
2
O
C
H
1
B
N
.0
LP
M
.675.915 :F 0563.675.915 :P

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTURE

dale

Allen

Road

City of Kitchener

k Dr

rban

Rive

ive

gS
Kin

#3
8

Reg

)

st (

t Ea

tree

eR
oa
d(

)

Re
g

. #8

.R

d.

. Rd

Ma

ple

Gr

ov

City of Cambridge

Hig
h

wa
y

Ki

ng

#8

St
re

et

Ea

st

eg
(R

City of Kitchener

d.

.R
#8
)

Aerial Imagery

DATE: February 2020

LEGEND

Subject Lands
Additional Lands
Owned by Applicant

FILE: 0667A

north

Figure 2

SCALE 1 : 10,000

DRAWN: DGS
K:\0667B-INTERMARKET-CAMBRIDGE\RPT\INDUSTRIAL PLAN FEBRUARY 2020\AERIAL
IMAGERY INDUSTRIAL LANDS.DWG

Intermarket CAM Limited
Part of Lot 14,
Beasley's Broken Front Concession
City of Cambridge
Region of Waterloo

MHBC
Base Map Source: Bing

9
X
3N
B2O
N
,C
,N
R
H
TEIK D
.RN
G
E
R
C
M
N
EITB
A
N
S045-02
W
|
W
M
W
C
1A
2
O
C
H
1
B
N
.0
LP
M
.675.915 :F 0563.675.915 :P

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTURE

Figure 3

S
tain
Foun

Context Plan

City of Cambridge

treet

Intermarket CAM Limited
Part of Lot 14,
Beasley's Broken Front Concession
City of Cambridge
Region of Waterloo

e
N. (R

Rural Residential

LEGEND

.
g. Rd

Future Business Park

Subject Lands

#17)

Agricultural

City of Kitchener

Alle

Ro
ndale

ad

Additional Lands
Owned by Applicant
203

Existing Bus Route

200

ION Stage 1 BRT

Agricultural

200 iXpress Station
203

Future LRT Route
ION Bus Rapid Transit Stop

gS
Kin

Trails

72
PLUS

tree

Toyota

8)
#3

rive

d.

t Ea

Rural Residential

Phase 1 Business Park

Region of Waterloo
Operations Centre

ov
e
PLUS

Ch

CNR

52

r
Grand Rive

72

err
yB

los

so

Residential

Hig
hw

Ki

ng

St

m

Base Map Source: Bing

Ro

ad

200

City of Cambridge

ay #

8

DATE: February 2020
north

52

Ma

ple

Gr

)

Region of Waterloo
Police Headquarters

Ro

ad

(Re

. #8
. Rd
Reg

g.
R

st (

nk D

rba
Rive

Agricultural Land Use

SCALE: 1:10,000
FILE: 0667A

re

et

Ea

203

st
(R

ION Light Rail
Stage 2 Station

DRAWN: DGS
K:\0667B-Intermarket-Cambridge\Rpt\Industrial Plan February 2020\Context Plan.dwg

d.

.R

eg
)

#8

Sportsworld Intercity
Transit Hub

City of Kitchener

MHBC
9
X
3N
B2O
N
,C
,N
R
H
TEIKD
.R
N
G
M
E
R
C
N
IB
E
TA
N
S045-02
W
|
W
M
W
1
C
21
A
C
H
O
0
B
.N
LP
.M
.675.915 :F 0563.675.915 :P

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTURE

Grand River
Conservation Authority
(GRCA) Mapping

LEGEND

DATE: February 2020

Subject Lands
FILE: 0667A

Additional Lands
Owned by Applicant

north

Figure 4

SCALE 1 : 10,000

DRAWN: DGS
K:\0667B-INTERMARKET-CAMBRIDGE\RPT\INDUSTRIAL PLAN FEBRUARY
2020\GRCA MAPPING.DWG

Intermarket CAM Limited
Part of Lot 14,
Beasley's Broken Front Concession
City of Cambridge
Region of Waterloo

MHBC
Base Map Source:
GRCA (Grand River Conservation Authority) Imteractive Mapping Application, September 2018

9
X
3N
B2O
N
,C
,N
R
H
TEIK D
.RN
G
E
R
C
M
N
EITB
A
N
S045-02
W
|
W
M
W
C
1A
2
O
C
H
1
B
N
.0
LP
M
.675.915 :F 0563.675.915 :P

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTURE

3.0 DESCRIPTION OF
PROPOSAL
The following is a review of the proposed draft plan of subdivision.

3.1

Draft Plan of Subdivision

The 21.9 hectare parcel is planned as an employment Plan of Subdivision in the Northwest
corner of the City of Cambridge. The design of the Subdivision is based on the location of
Intermarket Road, whose ultimate configuration and design is guided by a separate process.
Following the submission of the Draft Plan application, revisions were made to the Draft Plan
based on the site’s context and comments received from the City and circulated Agencies
through the processing of the application.
The need for Intermarket Road was identified in the Master Environmental Servicing Plan
(MESP) and the location was determined through the Environmental Assessment process.
A copy of the revised Draft Plan of Subdivision is included in Appendix A. The Plan includes six
(6) Blocks intended for employment uses on either side of Intermarket Road, ranging in size
from 1.2 hectares to 8.094 hectares. The Plan also includes a Stormwater Management Block
and two Open Space Blocks related to the natural features on the south side of the
development. Intermarket Road effectively divides the lands, and is planned with a 30.0 metre
wide road allowance, terminating in a proposed roundabout at its intersection with Allendale
Road.
The applicant owns additional lands to the west (denoted as such on the Draft Plan), with
frontage on Riverbank Drive. Allowance has been made within the proposed Draft Plan to
extend municipal services to those lands, together with an emergency access from those lands
to Intermarket Road. It is intended that the servicing and emergency access be contained within
the proposed Stormwater Management Block (Block 7).
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4.0

PLANNING ANALYSIS

This section demonstrates that the proposed Draft Plan of Subdivision is consistent with and
conforms to the applicable Municipal, Regional and Provincial planning regulatory framework.

4.1

Planning Act

Section 51(1) of The Planning Act defines the criteria to be considered when land is proposed to
be subdivided. Table 1 below identifies the criteria from the Planning Act and provides a
response regarding how the criteria have been satisfied.
Criteria

Response

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

The proposed Draft Plan of Subdivision has
regard for matters of provincial interest as
identified in Section 2 of the Planning Act. In
particular the proposed subdivision
contributes to: (k) the adequate provision of
employment opportunities; and (p) the
appropriate location of growth and
development.

(b) whether the proposed subdivision is The proposed plan of subdivision is in the
premature or in the public interest;
public interest as it is identified as Prime
Industrial/Strategic Reserve in the Regional
Official Plan and also designated Industrial
Business Park in the City of Cambridge
Official Plan. The lands are already zoned
for their intended use. The Class 3
Environmental Assessment is complete for
Intermarket Road, which provides access to
the Blocks.
The Region and City initiated planning
processes to create the business industrial
park confirm that the proposed development
is within the public interest and is not
premature.
(c) whether the plan conforms to the official The City of Cambridge has processed two
plan and adjacent plans of subdivision, if any; Official Plan Amendments (No. 7 and No.
25) to designate the subject lands as
8
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Business
Space.

Industrial

and

Natural

Open

To the south of the subject lands are lands
approved for Intermarket’s Phase I industrial
business park development.
The Draft Plan of Subdivision conforms to
the Official Plan and has considered
connections to adjacent plans of subdivision
(previously approved by the City of
Cambridge).
(d) the suitability of the land for the purposes The subject lands are located within the
for which it is to be subdivided;
settlement boundary and are designated
and zoned for business industrial uses.
Therefore, the lands that are proposed for
development are suitable for the purpose for
which they are to be subdivided.
(d.1) if any affordable housing units are being Not applicable – the lands are planned for
proposed, the suitability of the proposed units employment uses.
for affordable housing;
(e) the number, width, location and proposed
grades and elevations of highways, and the
adequacy of them, and the highways linking
the highways in the proposed subdivision with
the established highway system in the vicinity
and the adequacy of them;

Intermarket Road, which provides direct
access to the proposed development, was
created through a Municipal Class
Environmental Assessment and a Master
Environmental Servicing Plan for the North
Cambridge Business Park.
The detailed design of Intermarket Road is
being completed as a separate project under
the direction of the City of Cambridge. The
applicant has provided preliminary grading
information for the proposed blocks within
the plan of subdivision to assist in the
detailed design of Intermarket Road.

(f) the dimensions and shapes of the The proposed industrial Blocks are designed
proposed lots;
at a scale that is appropriate for their
intended use.
(g) the restrictions or proposed restrictions, if There are no restrictions on the proposed
any, on the land proposed to be subdivided or industrial lots. The lands are already zoned
the buildings and structures proposed to be for their intended use.
9
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erected on it and the restrictions, if any, on
adjoining land;
(h) conservation of natural resources and An Environmental Impact Statement (EIS)
flood control;
was prepared by Natural Resource
Solutions Inc. which evaluated the adjacent
natural features and provided appropriate
recommendations.
The recommendations from the EIS were
incorporated into the Revised Draft Plan of
Subdivision design. The limits of the
floodline are contained within the proposed
Open Space Block.
(i) the adequacy of utilities and municipal A Functional Servicing Report (FSR) was
services;
prepared by EXP which confirms that the
proposed lots can be connected to municipal
services and there is sufficient capacity with
the servicing system.
(j) the adequacy of school sites;

Not applicable – the lands are proposed for
employment uses.

(k) the area of land, if any, within the
proposed subdivision that, exclusive of
highways, is to be conveyed or dedicated for
public purposes;

The applicant will dedicate the two Open
Space Blocks (8 and 9) and the proposed
Stormwater Management Block (7) to the
City.

(l) the extent to which the plan’s design
optimizes the available supply, means of
supplying, efficient use and conservation of
energy; and

The large Blocks will allow for new buildings
that will be designed to make efficient use of
energy. Furthermore, options to utilize
renewable energy (e.g. solar panels) can be
explored by future users.

(m) the interrelationship between the design All of the proposed Industrial/Employment
of the proposed plan of subdivision and site Blocks are subject to Site Plan Control.
plan control matters relating to any
development on the land, if the land is also
located within a site plan control area
designated under subsection 41 (2) of this
Act or subsection 114 (2) of the City of
Toronto Act, 2006.
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4.2

Provincial Policy Statement, 2014

The Provincial Policy Statement (2014) (hereinafter referred to as the “PPS”) applies to planning
decisions made on or after April 30, 2014.
The PPS outlines policy for Ontario’s long term prosperity, economic health, and social wellbeing. These objectives depend on the efficient use of land and development patterns that
support strong, livable and healthy communities that protect the environment and public health
and safety, and facilitate economic growth. The PPS policies relevant to the proposal and
subject lands have been reviewed and analyzed as part of this analysis.
Settlement Areas:
Section 1.1.3 of the PPS provides direction for development within Settlement. Areas. In
settlement areas, the Provincial Policy promotes efficient development patterns, protects
resources, promotes green spaces, ensure effective use of infrastructure and public service
facilities and minimizes unnecessary public expenditures.
More specifically, policy 1.1.3.2 provides direction for land use patterns within settlement areas.
It states that land uses within settlement areas should:
•

efficiently use land and resources;

•

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

•

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

•

support active transportation;

•

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

•

are freight-supportive; and

•

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

Policy 1.1.3.6 also states that new development taking place in the designated growth areas
should occur adjacent to the built up area and shall have compact form, a mix of uses and
densities that allow for the efficient use of land, infrastructure and public service facilities.
The proposed development efficiently uses the land which has previously been designated by
the Regional Official Plan and City of Cambridge Official Plan as an industrial business park.
The lands are located within the urban area, adjacent to the built up area and provides for
intensification through the creation of employment land.
The City of Cambridge has undertaken a Municipal Class Environmental Assessment for the
creation of Intermarket Road. This Environmental Assessment was completed under
11
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recommendations of the Master Environmental Servicing Plan for the Cambridge North
Business Park and will use the municipal services planned to accommodate the proposed
industrial subdivision.
The subject lands are efficiently planned and create seven parcels of land planned for industrial
uses and one future development parcel that fit within the constraints of the site which is
bisected by Intermarket Road. All parcels will be subject to future site plan approval where
energy efficiency principles can be incorporated into the detailed design.
The current zoning for the site permits a wide range of industrial uses which will cater to many
forms of employment for the City and Region. The location of the property for shipping goods
from the various industrial uses is ideal as trucks and delivery services can utilize the new
Intermaket Road to access King Street to highway 8 or the 401 or use Allendale Road and not
impact any existing residential uses in the Riverbank Drive area.
The subdivision is located in close proximity to the future LRT route, with a stop planned to be
located at Sportsworld. It is also located in close proximity to bus routes and to the BRT stop at
Sportsworld.
Land Use Compatibility:
Section 1.2.6 of the Provincial Policy Statement provides direction for Land Use Compatibility
for major facilities as they relate to sensitive land uses. The policy states that the industrial use
should be designed, buffered and/or separated from each other to prevent and mitigate adverse
effects from odour, noise and other contaminants, minimize risk to public health and safety and
ensure the long term viability of major facilities.
The City of Cambridge has completed an Official Plan Amendment (No. 7) and Zoning By-law
Amendment (By-law 50-18) which has analysed the compatibility of the proposed industrial land
use against the rural residential land uses to the west of the subject lands. This study
concluded that a special provision be implemented on the land abutting the rural residential and
located to the west of Intermarket Road to ensure a minimum buffer of 30.0m to any building
face from lands abutting residential and also that all industrial uses be contained internal to the
building structure and that a solid fence or noise barrier wall not less than 2.4 metres (7.87 feet)
in height along the property line with a 7 metre (22.9 foot) wide planting strip (including
approved stormwater management) on the employment lands shall be provided when abutting a
residential use.
To further ensure land use compatibility a noise study will be completed at the site plan stage
for the each industrial parcel of land to ensure proper criteria is achieved based on the
mechanical systems, loading/unloading and operations at the proposed industrial
developments.
Based on requirements set out in the recently approved planning policy and that further site
specific issues can be addressed through future site plan applications and studies, the proposed
industrial plan of subdivision should be considered compatible with adjacent rural residential
uses in accordance with the Provincial Policy Statement.
12
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Employment:
The Provincial Policy Statement directs for municipalities to provide for an appropriate range of
employment uses to meet long term needs. Policies 1.3.1 and 1.3.2 of the Provincial Policy
Statement encourages municipalities to have a plan for employment uses for the next 20 years
and ensure these areas are protected and that necessary servicing infrastructure is available to
service them.
The Region of Waterloo and City of Cambridge Official Plans identify the area as a phased
employment area. The subject lands are located within the designated employment lands.
Planning policies have already been implemented to create Official Plan designations and site
specific zoning catering specifically to the subject lands. Special policies have been created to
permit employment/industrial uses adjacent to rural residential uses and an Environmental
Assessment has been undertaken to confirm the need for Intermarket Road and necessary
upgrades to facilitate the proposed industrial subdivision.
With the municipal policy already in place, the Region of Waterloo and City of Cambridge
encourage the planned industrial subdivision within the subject lands.
Infrastructure:
The subject lands are located within a Greenfield area and require the extension of
infrastructure (stormwater, sanitary and water) to service the proposed Plan of Subdivision. The
Provincial Policy provides direction to municipalities for planning the extension of the future
services.
Section 1.6.6.2 states that municipal sewage services and municipal water services are the
preferred form of servicing within settlement areas. The City of Cambridge has undertaken an
Environmental Assessment for the future development of Intermarket Road. The new road
infrastructure as well as design for municipal services is currently underway to ensure there is
sufficient capacity to accommodate the industrial uses planned in the area.
A Functional Servicing Study has been prepared by EXP to evaluate how the proposed lots will
be serviced. The plan for servicing proposes to follow the recommendations of the Master
Environmental Servicing Plan (MESP) and the North Cambridge Business Park Municipal Class
EA.
A sanitary pumping station (designed by City of Cambridge) will be located south of the subject
lands and west of the Freeport Creek Crossing and will connect to the existing sanitary sewer at
Cherry Blossom Drive. Eventually a sanitary trunk sewer will follow the alignment of
Intermarket Road which will connect to a future pump station.
Water services were proposed to connect to the water main being planned along the length of
intermarket Road. The water main planned within Intermarket Road will connect through the
Phase I Intermarket lands to an existing regional water main.
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A municipal storm sewer is planned within Intermarket Road which will be designed to flow
towards Freeport Creek. Overland flow from the business park will drain to Intermarket Road
via curb and gutter. New storm connections will be required to service each block.
Rooftop drainage will be collected into infiltration galleries and bioswales (located in parking lots
and around the perimeter of the site) to promote infiltration into the ground water system. As per
policy 1.6.6.7 the stormwater management on site will include oil grit separators to eliminate
risks to contaminants back into the groundwater.
All other utilities will be connected via the new Intermarket Road (hydro, gas, telephone and
cable services).
Transportation and Infrastructure Corridors:
Section 1.6.8 of the Provincial Policy Statement provides direction for the protection of
transportation and infrastructure corridors. The Master Environmental Servicing Plan and North
Cambridge Business Park Municipal Class Environmental Assessment plans to create the
Intermarket Corridor which will provide direct access to King Street, Highway 8 and the 401 for
the transportation of good as well as use by employees in the industrial area or commuters.
The proposed subdivision will not negatively impact the corridor as it is specifically designed to
service the North Cambridge Business Park.
Natural Heritage:
Section 2.1.1 of the Provincial Policy Statement provides policy to protect the natural features
and areas for the long term. Policy 2.1.2 and 2.1.3 state that natural heritage systems be
recognized and protected and that linkages be maintained between features. Policy 2.1.4
specifically states that development and site alternation shall not be permitted within significant
wetlands.
An Environmental Impact Assessment was prepared by NRSI for the proposed Plan of
Subdivision. The report recognizes that there are wetlands and woodlots that are directly
adjacent to the southerly limit of the property and has made recommendations for property limits
and development setback limits so that these features are protected.
Natural Hazards:
Policy 3.1 of the Provincial Policy Plan requires all development to be located outside of any
natural hazard areas. To the south of the subject lands is the Freeport Creek which is identified
as a wetland. The Environmental Impact Assessment prepared by NRSI has evaluated the
limits of the wetland and confirmed the limit of the flood plain. The recommendations of the
report ensure that no development will take place within the limits of the flood plain and that
appropriate setbacks are provided.
In our opinion, the proposed Draft Plan of Subdivision is consistent with the PPS.
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4.3

Growth Plan for the Greater Golden
Horseshoe, 2019

Pursuant to the Places to Grow Act, 2005, the Growth Plan for the Greater Golden Horseshoe
(the “Growth Plan”) was approved and first came into effect on June 16, 2006. The current
version of the Growth Plan came into effect in May 2019, and applies to the Greater Golden
Horseshoe (which includes the City of Cambridge). The Growth Plan establishes a vision for
the Greater Golden Horseshoe based on the principles of: building compact, vibrant and
complete communities; economic competitiveness; protecting natural heritage resources and
employment areas; wise use of land and resources; optimizing infrastructure and transit and
directing growth to and intensifying existing Built-up Areas. The Planning Act requires that
decisions respecting planning matters conform to the Growth Plan.
Managing Growth
Section 2.2.1 of the Growth Plan states that future growth in the Greater Golden Horseshoe
should be located in settlement areas where there is a delineated built boundary and have
existing or planned municipal water and waste water services and can achieve complete
communities.
Section 2.2.1.4 describes a complete community as one that supports a diverse mix of land
uses, including residential, employment and convenient access to local stores, services and
public service facilities as well as improving social equity, providing a range of housing options.
The proposed development is planned within the settlement area on lands planned for
employment uses. Employment uses form a key foundation of a complete community. Municipal
services are planned for the lands, via the construction of Intermarket Road.
Employment
Section 2.2.5 of the Growth Plan provides policy for employment lands within the Greater
Golden Horseshoe.
Section 2.2.5.1 b) states that municipalities should ensure the availability of sufficient land, in
appropriate locations for a variety of employment to accommodate forecasted employment
growth. Section 2.2.5.5 states that municipalities should designate and presser lands within
settlement areas located adjacent to or near major goods movement facilities and corridors,
including major highway interchanges, as areas for manufacturing, warehousing and
appropriate associated uses and ancillary facilities. Section 2.2.5.6 requires that municipalities
designate all employment areas in Official Plans and protect them for appropriate employment
uses in the long term.
The Region of Waterloo and City of Cambridge have both updated their Official Plans to identify
the subject lands and surrounding area for Prime Industrial Strategic Reserve/Business
Industrial. These lands will help the Region achieve employment targets for the long term. The
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subject site will provide for six (6) parcels of industrial land with a proposed corridor running
through the site. The corridor provides connection to a planned active transportation route
along Allendale Road and provides for direct connection to transit services on King Street and
the surrounding area. The lands are also located in close proximity to the interchange of Maple
Grove Road and Highway 8.
Natural Heritage System
Section 4.2.2.3 states that new development or site alteration will demonstrate that there are no
negative impacts to key natural heritage features or key hydrologic features or their functions,
that features should be connected (where possible) and that removal of any natural heritage
features be avoided. An Environmental Impact Assessment was completed for the woodlot and
wetland to the south of the subject lands which delineated the boundary of the woodlot and
wetland and provided for appropriate setbacks for the development. The natural features do not
extend into the proposed Draft Plan of Subdivision and the features are protected by the buffers
recommended by the report.
The proposed Draft Plan of Subdivision conforms to the Growth Plan for the Greater
Golden Horseshoe, 2019.

4.3

Region of Waterloo Official Plan, 2015

The subject lands are designated Urban Area (Prime Industrial/Strategic Reserve) on Map 3A to
the Regional Official Plan (ROP). Furthermore, the lands abut natural features, which are
identified on Map 4 of the ROP (Greenlands Network). A planned cycling route is identified on
Allendale Road (Map 5c) and the lands are located within Zone 2 on Map 6g (Surface Water
Protection Zone). Please see Figures 5 and 6 for more detailed excerpts of the Maps.
The following includes an analysis of the relevant ROP policies and how the development
conforms to the Official Plan.
Prime Industrial/Strategic Reserve (Serviced)
The Region of Waterloo has designated the subject lands and surrounding area as Prime
Industrial/Strategic Reserve (Serviced). This designation identifies prime industrial lands near
the Waterloo International Airport. The purpose of these lands are to provide a forecasted
supply of industrial land that will be available in the region for new large- lot manufacturing or
business park land uses. All lands designated in this area are to be municipally serviced.
Policy 2.D.22 of the Region of Waterloo Official Plan states that lands within the Prime
industrial/Strategic Reserve (Serviced) designation will be developed for fully serviced
employment and ancillary land uses. It also states that unless the land is compromised by
design limitations associated with environmental features, property configurations and the
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provision of new local roads or existing development that the lands should be developed in
parcels greater than eight hectares in size.
Phase II of the Intermarket Industrial lands are bisected by the proposed Intermarket Road. On
the west side of Intermarket Road are three Blocks of industrial land ranging from 2.1 hectares
to 2.2 hectares in size. Due to the Intermarket Road bisecting the subject lands, and due to
environmental constraints and the existing location of Allendale Road, the area on the west side
totals less than 8 hectares in size. These parcels of industrial lands have been planned at a
smaller scale to assist in the transition to the existing residential uses on Riverbank Drive. Given
the development constraints (i.e. proximity of residential uses) and the location and size of
Intermarket Road, it is appropriate to provide smaller industrial Blocks (with uses all enclosed in
the building) that will act as a transition to the existing residential uses to the west.
Three (3) industrial Blocks are proposed on the east side of Intermarket Road, ranging in size
from 1.2 to 8.09 hectares. The Draft Plan has been revised since its initial submission to reduce
the number of Blocks on the east side of the road from 4 to 3, and to increase the size of Block
4. In this manner, a large Block is provided as part of the Draft Plan to allow for larger scale
users, while the two remaining Blocks (5 and 6) are smaller in size to reflect the constraints of
the irregular shape of the lands, and the abutting natural features.
The revised plan provides for a broader range of Block sizes, including a Block larger than 8
hectares that is more consistent with the intent of the policy.
Policy 2.D.23 further describes the parcel size requirements by stating that 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.
As noted above, there are constraints associated with the development of the lands, and the
configuration of the Blocks sizes. However the revised plan provides for a greater range of
Block sizes despite the constraints and is consistent with the intent of the policy.
Policy 2.D.24 Employment land uses that can be accommodated in unserviced (“dry”) industrial
areas and/or are high traffic generators will be discouraged from locating within the Prime
Industrial/Strategic Reserve (Serviced). Any proposals to establish such land uses within the
Prime Industrial/Strategic Reserve (Serviced) will require the submission of supporting studies
demonstrating that the proposed use:
(a) will not negatively impact the planned function of the Regional Road and Provincial
Highway network, taking into consideration all vacant and/or underutilized land within the
Urban Area and the Countryside/Future Urban Expansion Area; and
(b) will not compromise comprehensive planning for future development of the lands
consistent with the goals and objectives of this Plan.
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The proposed subdivision is not intended to accommodate dry industrial uses. Full municipal
services will be provided.
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).
Supporting studies have been prepared and submitted with the Draft Plan of Subdivision
application that assess the availability of municipal infrastructure, as well as the adequacy of the
transportation network.
2.D.26 Prior to the land designated in this Plan as Prime Industrial/Strategic Reserve (Serviced),
located south of Allendale Road, being designated for such uses in the City of Cambridge
Official Plan, appropriate road access to both King Street East and Maple Grove Road will be
secured through appropriate levels of approval by all applicable agencies having jurisdiction
over such matters, or other transportation solutions to permit development of the subject land
have been identified through the Regional Transportation Master Plan process.
2.D.27 Prior to the lands designated in this Plan as Prime Industrial/Strategic Reserve
(Serviced), located both north of Allendale Road and west of Fountain Street North, and east of
Speedsville Road and north of Maple Grove Road being designated for such uses in the City of
Cambridge Official Plan, transportation solutions to permit development of the subject lands will
have been identified through the Regional Transportation Master Plan process.
The above Policies - 2.D.26 and 2.D.27 are both satisfied as they have been addressed through
the City initiated Official Plan Amendment which identifies the lands as business industrial.
These policies are further satisfied by the completion of a Municipal Class Environmental
Assessment for Intermarket Road (as of June 13, 2017). The Environmental Assessment
evaluated appropriate road access – through the creation of a new North – South Collector
Road planned to connect Middle Block Road to the future Intermarket Road which extends
across Allendale Road, Freeport Creek and out to King Street. This Environmental Assessment
also recommended the construction of a sanitary servicing solution, including a pumping station
and forcemain to convey wastewater to the existing sewer outlet at Cherry Blossom Road.
Greenlands Network: Core Environmental Feature
The Greenlands Network comprises Landscape Level Systems, Core Environmental Features,
Fish Habitat, Supporting Environmental Features and the linkages among these elements, and
lands designated within the Provincial Greenbelt Plan as Natural Heritage System.
The Regional Official Plan designates the southern edge of the proposed Draft Plan of
Subdivision as Core Environmental Features.
Policy 7.C.9 Development or site alteration will not be permitted within Core Environmental
Features, except for:
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a) forest, fish or wildlife management and conservation;
b) flood or erosion control projects demonstrated to be in the public interest and for which
no other alternative is feasible;
c) minor alterations to legal non-conforming land uses within Core Environmental Features;
d) infrastructure projects in accordance with Policies 7.C.12 and 7.C.13; or
e) mineral aggregate operations in accordance with the policies in Chapter 9;
Any application for development or site alteration for the above uses will require the submission
of an Environmental Impact Statement, to the satisfaction of the Region, to determine the
mitigation measures to be implemented, as appropriate, through the development review
process.
The core environmental features were evaluated through an Environmental Impact Study (EIS)
prepared by NRSI. NRSI has provided recommendations for setbacks from the environmentally
sensitive features to developable areas (30.0m from the limit of the wetland and 15.0m from the
dripline of the woodlot). The recommendations of the EIS have been incorporated into the
design of the proposed industrial subdivision, including the delineation of an Open Space Block
in the southwest corner of the Draft Plan, and the inclusion of a buffer (Block 8) along the
southeasterly boundary of the lands. The remainder of the buffer associated with the wetland is
contained with Block 7, intended for stormwater management. The EIS provided further analysis
with regard to the buffer within the stormwater management Block.
Policy 7.C.10 Development or site alteration will only be permitted on lands contiguous to a
Core Environmental Feature where an Environmental Impact Statement, or similar study,
submitted in accordance with the policies in Section 7.G has determined to the satisfaction of
the Region, Area Municipalities, the Grand River Conservation Authority and/or the Province, as
appropriate, that approval of the proposed development or site alteration would not result in
adverse environmental impacts on the features and ecological functions of the Core
Environmental Feature. The Region may require conditions of approval to implement such
recommendations.
As noted above, an EIS was prepared by NRSI and submitted concurrently with the Draft Plan
of Subdivision application. The report includes an assessment of the features and
recommendations related to the development of the lands. A summary of the recommendations
are included in Section 5.0 of this Report. Please refer to the EIS for a more complete
evaluation of the features and related recommendations.
Policy 7.C.11 An Environmental Impact Statement submitted in accordance with Policies 7.C.9
or 7.C.10 will identify appropriate buffers to Core Environmental Features, to the satisfaction of
the Region, in consultation with Area Municipalities and the Grand River Conservation Authority.
Such buffers will not only serve to protect Core Environmental Features from adverse
environmental impacts but will also provide opportunities for net habitat enhancement to
enhance or, wherever feasible, restore the ecological functions of the Core Environmental
Feature. The location, width, composition and use of buffers will be in accordance with the
approved Environmental Impact Statement, with buffers being a minimum of 10 metres as
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measured from the outside boundary of the Core Environmental Feature and established and
maintained as appropriate self-sustaining native vegetation.
The Environmental Impact Study prepared by NRSI includes recommendations regarding buffer
widths and locations. The recommendations have been incorporated into the Draft Plan.
Regional Scale Cycling Route: Planned Cycling Route
The ROP identifies Allendale Road as a planned cycling route. At this time Allendale Road is a
rural road and is anticipated that following the development of the proposed subdivision that this
road will be reconstructed to an urban cross section, including cycling infrastructure. A road
widening is not required on Allendale Road to accommodate the infrastructure.
Surface Water Protection Zone (Zone 2)
The ROP identifies the subject lands as being located within a Surface Water Protection Zone
(Zone 2). These zones are delineated to protect the quality and quantity of the surface water
entering the intake, by protecting the water upstream of the intake from hazardous spills.
Policy 8.A.20 states that Surface Water Intake Protection Zone 2 delineates the area of land
which a hazardous spill could reach a municipal surface water intake within a two hour travel
time. Policy 8.A.22 further states that development applications will not permit any Category ‘A’
uses within the zone, while category ‘B’, ‘C’ and ‘D’ uses and stormwater management ponds
may be permitted subject to further study as defined by the Region. The lands are zoned
accordingly, with restrictions on permitted uses.
The proposed Draft Plan of Subdivision conforms to the Regional Official Plan, 2015.

4.4

City of Cambridge Official Plan, 2012

The subject lands are identified on the following Maps within the City of Cambridge Official Plan:
•

Map 1A: Urban Structure: Designated Greenfield Area within the Urban Boundary

•

Map 2: General Land Use Plan: Located within the East Side Lands and designated
Business Industrial (please refer to Figure 7 in this report)

•

Map 2A: Site Specific Policies: Site Specific 70A and 70B (please refer to Figures 8, 9
and 10 in this report)

•

Map 9: Regional Environmental Features: Adjacent to Watercourse and Core
Environmental Features

•

Map 10: Flood Plains: Water Course, Regulatory Storm Flood Plain (GRCA)

•

Map 13: Subwatersheds and Drainage Areas: Subwatersheds
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•

Map 15: Source Water Protection Areas: Surface Water Intake Protection Zone – Zone 2

Greenfield Area:
Section 2.5 of the Official Plan provides policy direction relating to developments within the
designated Greenfield Area. Designated Greenfield Areas are located between the urban area
boundary and the built boundary.
Section 2.5.2 (table 2) requires lands designated in the Greenfield area that are being
developed to consider the following:
a

Lands designated Prime
Industrial/Strategic Reserve (Serviced) to
provide a minimum density of 25 jobs per
hectare.

The proposed development will achieve a
minimum density of 25 jobs per hectare within
the proposed Plan of Subdivision.

b

Contribute to the creation of complete
communities

The subject lands are designated for
employment uses which provide essential
employment lands to satisfy the Region’s
forecasted growth. The employment lands play
a key role to support complete communities.

c

Integrate with and provide connections to
existing communities

A new local road (Intermarket Road) will
provide a bypass from the existing rural
residential community (on Riverbank Drive)
and provide direct access to the proposed
subdivision via King Street and Allendale
Road. These streets provide direct
connections to highways 8, 401 and 24 as well
as the Waterloo Region International Airport
for transporting goods to and from the
business park.

d

Support walking, cycling and transit

Intermarket Road will be an urbanized street
and planned with multi-use trails (as per City
comments). All sites will plan for direct
connection to the municipal road, which
extends north to connect with the planned
cycling route on Allendale Road.

e

Provide a diverse mix of land uses;
including residential and employment to
support vibrant neighbourhoods; and

The industrial designation provides for the
support of employment uses within the
community.

f

Protect, enhance and restore the natural
environment.

The natural environment to the south of the
subject lands has been evaluated and
recommendations for buffers and setbacks
21

Planning Justification Report – Draft Plan of Subdivision
Intermarket Industrial Lands Phase II

February 2020

have been considered and included in the
design of the Draft Plan. Two Open Space
Blocks are included within the Draft Plan.

Business Industrial Lands:
Policy 8.5.3.4 provides policy direction regarding permitted uses within the Business Industrial
area. These uses are further detailed through site specific zoning for the subject lands.
Site Specific Policies: Site Specific 70A (North Cambridge Business Park – A) and Site
Specific 70B (North Cambridge Business Park – B)
The North Cambridge Business Park – A is shown on Map 2A of the Official Plan as Site
Specific 70A and the related policies are included in Section 8.10.66.
General:
The site specific policies outlined in section 8.10.66 and 8.10.70 of the City of Cambridge
Official Plan include policies to ensure an adequate supply of industrial land is available within
the Region, and more specifically, for new large-lot manufacturing or business park land uses
which are municipally serviced.
The policy states that lands within the North Cambridge Business Park will generally be
developed as parcels greater than eight (8) hectares in size, unless compromised by design
limitations, the provision of new local roads or existing development.
The revised Draft Plan of Subdivision provides for a large Block (Block 4) that is greater than 8
hectares in size, consistent with the applicable policies. This larger Block has the potential to
accommodate a large building, and/or multiple related buildings on the same site. However, the
location and size of Intermarket Road, the proximity of the residential lands to the east, the
irregular shape of the lands and the adjacent natural environmental features to the south and
southwest all restrict the size of the remaining Blocks. While the lands are not all proposed with
large Block sizes, the range of smaller Block sizes, as well as the availability of one large Block
will allow the lands to be development with a range of users, consistent with the permitted uses,
and sensitive to the surrounding context (i.e. the transition towards the residential uses to the
west).
Natural Heritage:
The site specific Official Plan policy recognizes the natural heritage area located along the
southern edge of the proposed development (including the Freeport Creek and woodlot). As
noted earlier, an EIS was prepared and submitted with the Draft Plan of Subdivision application
that evaluates the limits of the environmental features and recommends appropriate buffers and
mitigation measures. The recommendations of the EIS have been considered and incorporated
into the design of the Draft Plan. Please see the EIS for a more fulsome evaluation of the
natural features.
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Cultural Heritage:
To protect Riverbank Drive, which has been recognized in the City’s Heritage Master Plan as a
scenic route, the policy states that no direct access may be provided to Riverbank Drive from
the Industrial Subdivision. The proposed Draft Plan does not propose a direct vehicular
connection to Riverbank Drive. Access to all of the employment Blocks within the Draft Plan is
proposed from Intermarket Road.
Transition Area (applying only to 8.10.66.2 on Figure 70A of the Official Plan:
The Transition Area, shown as 8.10.66.2 on Figure 70A only applies to the lots to the west of
Intermarket Road. The purpose is to provide a 70 metre wide transition area to minimize
negative effects from future employment uses on existing residential properties. In addition to
the uses permitted in 8.10.66.1, the following policies shall also apply to these Transition Area
lands:
a) industrial uses are only permitted within an enclosed building;
b) no outdoor storage of any kind, including but not limited to: equipment; goods; materials;
dumping, marshalling or storage of scrap metal, garbage or refuse shall be permitted;
c) no speakers or other sound amplification equipment shall be permitted except within
wholly enclosed buildings;
d) visual screening for rooftop mechanical equipment is required; and
e) a solid fence or noise barrier wall not less than 2.4 metres in height along the property
line with a 7 metre wide planting strip (including approved stormwater management) on
the employment lands shall be provided when abutting a sensitive land use.
Given the location of Intermarket Road, the Block depths are fixed. The Block sizes are smaller,
to encourage different users that require less space (e.g. no outdoor storage), consistent with
the transition policies. The Site Plan Approval process can be utilized to ensure appropriate
visual screening is provided between the future employment uses and the adjacent residential
uses.
Core Environmental Features:
The City of Cambridge Official Plan identifies Regional Environmental Features to the south of
the subject lands. These features include a watercourse and a core environmental feature
(woodlot). Policy 3.A.3.4 states that no site alteration be permitted in the Core Environmental
features and Policy 3.A.3.6 provides provision that site alteration is only permitted on land
contiguous to a core environmental feature where an Environmental Impact Statement or similar
study is submitted. The subject lands are adjacent to these features, and are planned for
development. NRSI has completed an Environmental Impact Assessment of the features and
recommended buffers and setbacks for future development which have been incorporated into
the design of the Draft Plan of Subdivision.
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In this regard, the recommended buffers in the southeast portion of the site has been identified
as Block 8 on the Draft Plan. On the southwest side of the site, Block 9 includes the identified
environmental features and their recommended buffers.
It is recognized that the proposed Intermarket Road will extend through the core environmental
feature/wetland area. The Municipal Class Environmental Assessment has been completed to
confirm the location of the new roadway through the feature/wetland (under the direction of the
City of Cambridge).
Flood Plains:
The City of Cambridge Official Plan designates the lands contiguous to the subdivision as being
within a flood plain, water course and regulatory storm flood plain.
Floodplains are defined and regulated by the Grand River Conservation Authority. Policy
3.B.6.1.1 provides policy direction which regulates development within the floodplain areas.
Development is generally restricted within a floodplain area, save and except for the extension
of Intermarket Road (which was evaluated through the Municipal Class Environmental
Assessment process).
No development or site alteration is being proposed within the flood plain limits. The
Environmental Impact Assessment prepared by Natural Resource Solutions has confirmed the
flood plain limits and provided recommendations for setbacks for development within the subject
property. The limits of the floodplain are identified on the Draft Plan.
Official Plan Amendment No. 35
Official Plan Amendment No. 35, introduced site specific policies for the North Cambridge
Business Park, specifically related to Parks and Trails. The policies identify plans for one park
north of Allendale Road and one park south of Allendale Road, as well as guiding policies
regarding municipal ownership of trails (as identified on Schedule 7) and the timing, funding and
phasing of trail construction.
Schedule 7 identifies a “Proposed Trail” along the “Future North-South Collector Road”, which
became Intermarket Road, within the Draft Plan. Schedule 7 shows the Proposed Trail
continuing further to the south before turning towards the east and following the naturalized
areas on other lands. Within the Draft Plan, the trail is contained to Intermarket Road. We
understand based on other staff comments provided that a multi-use trail/pathway within the
road allowance would achieve the objective of Schedule 7, as it relates to the subject lands.
An emergency access, via an easement over Block 3, will provide future access to the
additional lands owned by the applicant. This will allow for future pedestrian movement from
Riverbank Drive to Intermarket Road and the multi-use pathways.
Based on the above analysis, the proposed development conforms to the City of
Cambridge Official Plan.
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4.5

City of Cambridge Zoning By-law

Zoning By-law (50-18) – to implement OPA 7 (Part A of North Cambridge Business Park)
Concurrent to the passing of Official Plan Amendment Number 7 (on March 27, 2018), the City
of Cambridge Council passed Zoning By-law 50-18, which includes site specific provisions for
the westerly portion of the subject lands (located at 0 Allendale Road and 245 Riverbank Drive).
Schedule A identifies the subject property as being zoned Industrial (M3) with site specific
zoning (please refer to Figure 11). Two site specific zones apply to the subject lands:
• S.4.1.341.1
• S.4.1.341.2
The site specific provisions apply on either side of the “transition” zone intended to provide
regulations for the employment uses located adjacent to the residential uses on Riverbank
Drive.
The site specific zoning allows for a range of employment uses including:
•
•
•
•

A range of business industrial uses, including assembling, fabricating, manufacturing
and processing
Office buildings with less than 4,000 square metres of floor space;
Research and development and technology uses;
A range of accessory uses and complementary uses including: fitness establishments;
recreational facilities; commercial education facilities; food service establishments;
restaurants; medical and financial institutions

The site specific zoning applies the M3 performance standards with the following exceptions:
•
•

•

Decreased: minimum front yard and exterior side yard to 6 metres (19.6 feet);
Increased: minimum lot area to 80,000 square metres (20 acres) unless otherwise
compromised by design limitations associated with environmental features, property
configurations, the provision of new local roads or existing development.
Additional: no direct vehicular access or road connection shall be permitted onto
Riverbank Drive from the employment lands.

Additional provisions are established within the transition area (S.4.1.341.2):
•

•
•
•
•

A solid fence or noise barrier wall not less than 2.4 metres (7.87 feet) in height along the
property line with a 7 metre (22.9 foot) wide planting strip (including approved
stormwater management) on the employment lands shall be provided in the transition
area when abutting a sensitive (i.e. residential) land use;
Industrial uses are only permitted within an enclosed building;
No outdoor storage of any kind, including but not limited to: equipment; goods; materials;
dumping; marshalling or storage of scrap metal, garbage or refuse shall be permitted;
No speakers or other sound amplification equipment shall be permitted except within
wholly enclosed buildings;
Visual screening for rooftop mechanical equipment is required;
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•
•

No direct vehicular access or road connection shall be permitted onto Riverbank drive
from the employment lands; and
Increased: minimum side yard or rear yard abutting a residential land use to 30m (98.4
feet).

Zoning By-law (52-18) – to implement OPA 25 (Part B of North Cambridge Business Park)
Concurrent to the passing of Official Plan Amendment Number 25 (on March 27, 2018), the City
of Cambridge Council passed Zoning By-law 52-18, which zoned the easterly portion of the
lands M3, with site specific provisions (please refer to Figure 12). The same site specific
provisions that apply to the easterly portion, apply to the westerly portion, except those identified
above as S.4.1.341.2 (those that apply to the “transition area”.)
Industrial (M3) Zoning:
In addition to the site specific uses identified for the subject property, the subdivision is still
regulated by the Industrial Zone M3. Below is a comparison chart of the M3 Zoning provisions
with site specific policy relating to the subject development.
ZONING
PROVISION

M3 ZONING

Minimum Lot
Frontage
(metres)

15

Minimum Lot
Area

450 sq.m.

SITE SPECIFIC
PROVISION (S.4.1.341.1
AND S.4.1.342.1)

SITE SPECIFIC PROVISION
(S.4.1.341.2)

8 hectare (20 acres) unless
otherwise compromised by
design limitations
associated with
environmental features,
property configurations, the
provision of new local roads
or existing development

8 hectares (20 acres) unless
otherwise compromised by
design limitations associated
with environmental features,
property configurations, the
provision of new local roads
or existing development

The proposed industrial Blocks are designed at a scale that is appropriate based on the planned
transition to the adjacent residential uses, the location and width of Intermarket Road and the
adjacent natural features and their associated buffers. The Site Specific provisions are worded
to provide some flexibility regarding the minimum required Lot Area, recognizing that other
factors can influence the configuration of Block/Lots and their resulting areas. The west side of
the Draft Plan has been designed to account for the planned transition to the residential uses on
Riverbank Drive, as well as the natural features in Block 9. The location and width of Intermarket
Road also created a limited depth for the Blocks. All of the above has resulted in Block sizes
that are less than 8 hectares (the three combined Blocks are less than 8 hectares).
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On the east side of Intermarket Road the Draft Plan has been reconfigured as discussed earlier.
Whereas previously, there were four Blocks ranging in size from 2.4 – 3.4 hectares, the revised
Draft Plan includes 3 Blocks, one of which is 8 hectares in size. The remaining two Blocks,
which are located in the southeast portion of the site, as constrained in their size by the irregular
shape of the property and the required separation from the natural features, including the buffer
in Block 8. While the Blocks do not all provide the minimum desired 8 hectares, the specific
circumstances of the subject lands warrants a range of Block sizes including smaller Blocks that
are better suited to the intended transition area.
The revised Draft Plan includes Block that are appropriately sized for their context and the
associated constraints, such that the intended land uses can be accommodated and related
performance standards met.
The proposed Draft Plan complies with the City of Cambridge Zoning By-law.
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5.0 SUMMARY OF
TECHNICAL STUDIES
The following is a summary of the key findings and recommendations of the supporting
technical reports and studies that were required to support the proposed Plan of Subdivision.
The content of these reports took into consideration the comments provided by City and
Regional staff and commenting agencies at the Pre-consultation meeting of January 26, 2017.

5.1. Urban Design Brief
MHBC Planning prepared the Urban Design Brief in support of the proposed Plan of Subdivision
for the Intermarket lands. The study concluded that from an urban design perspective, the
subdivision design provides a base that allows for:
•

Gateway/priority blocks at Allendale Road and Intermarket Road;

•

A strong business park edge;

•

Industrial blocks that are appropriately sized based on surrounding land uses to allow for
detailed site design that will meet the City’s urban design policies;

•

Defined setbacks and transition area for built form from the adjacent residential uses;
and,

•

A defined right of way (Intermarket Road) to manage vehicles, pedestrians and cyclists
within the subdivision and to provide connections to surrounding streets.

In our opinion the proposed Draft Plan of Subdivision is appropriately designed for the future
use of industrial/employment opportunities and is respectful to the surrounding community.

5.2. Updated Environmental Impact
Statement
An Environmental Impact Statement was prepared by Natural Resource Solutions Inc. (NRSI),
for the proposed development. The study identified that the subject lands are located adjacent
to several natural heritage features; including: Freeport Creek, Upper Freeport Creek PSW
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Complex (SWM 130) and a significant woodland. No significant natural features are present
within the subject property.
A small portion of the subject lands are located within the regulatory floodplain and the report
recommends the following development setbacks from the natural features:
•

30.0 metre setback from the Upper Freeport PSW Complex (with some grading
permitted into the buffer)

•

15.0 metre setback from the significant woodland. The 15 metre setback has been
normalized to create a straight buffer line.

The following recommendations were also outlined in the report:
•

Stormwater management facilities are proposed along rear lot lines of industrial lots,
consisting of bio swales and vegetated embankments for stormwater storage. This
follows the recommendations of the Master Environmental Servicing Plan (MESP).
These swales will allow for infiltration and aid in achieving the overall lot level balance
and quality control targets set out by the Grand River Conservation Authority.

•

Pre to post construction water contributors are deemed to be minor in nature.

•

15 trees will require removal for industrial subdivision. Tree Management Plan to be
prepared at a later date.

•

Erosion and Sediment Control will be required to mitigate runoff to neighbours during
construction.

•

Impacts on neighbouring habitants is anticipated to be minimal, localized and temporary.

•

Establish an Enhancement Plan for the creek, wetland and neighbouring buffer lands.
This should include a naturalized buffer (through Site Plan process)

•

Pre, during and post construction monitoring program is recommended.

5.3. Functional Servicing Report
EXP Services Inc. has prepared a Functional Servicing Report and Preliminary Stormwater
Management Report. Municipal servicing for the Cambridge IP Park PH2 lands is proposed to
follow the recommendations of the Master Environmental Servicing Plan (MESP) and the North
Cambridge Business Park Municipal (NCBP) Class EA, as well as provide for servicing
connections for the Cambridge IP Park PH1B lands for water and sanitary sewers.
The Functional Servicing and Preliminary Stormwater Management Report conclude that the
lands can be appropriately serviced. The conclusions of the report are as follows:
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•

The development can be adequately serviced through new service connections
for the industrial lots to the new sanitary trunk sewer which is to be installed along
the alignment of Intermarket Road. Sanitary laterals will be required to be connected to
the trunk sewer’s manholes, and depending on the depth of the service lateral, drop
manhole connections are recommended.

•

The provision of sanitary servicing will rely on the completion of the design and
construction of the sewage pumping station which is to be located in the Creekside
Phase 1B lands, complete with temporary connections to the sanitary trunk sewer.

•

Water supply for the proposed development will be available through the installation of a
new 300mm diameter water service along Intermarket Road, with connections to the
future Allendale Road and to the Creekside Phase 1B lands to provide for the
recommended looped water service.

•

The development can be adequately serviced through new storm service connections for
the industrial blocks and the additional lands owned by the applicant, via installation
along the alignment of Intermarket Road.

•

Stormwater Management for the development will be designed in accordance with the
recommendations of the NCBP, MCEA and MESP reports and will be required to
provide individual lot level quality and quantity controls to match the pre-development
flow rates and quality targets.

•

Lot level Stormwater quality control will be provided through the installation of low
impact development bio- swales, infiltration galleries and vegetated buffer strips, as well
as the provision of an oil/grit separator for each of the respective industrial blocks.

•

Lot level Stormwater quantity control will be provided through rooftop flow control roof
drains, parking and subsurface storage, and the use of bio-swales to provide
sufficient storage to meet the calculated release rates.

•

Intermarket Road and Allendale Road have limited opportunities to maintain postdevelopment flows to the allowable rate for the additional lands owned by the applicant.
As such, in addition to lot/block level stormwater control, a quantity control dry pond
without forebay has been proposed to attenuate stormwater quantity for Intermarket
Road and Allendale Road and the additional lands owned by the applicant, such that
overall stormwater quantity control for the entire development area has been achieved.

•

Lot grading will be required to allow for the concept stormwater management systems,
as well as ensuring that overland flow for storm events beyond the 100 year event are
directed to the municipal ROW for overland discharges to Freeport Creek downstream of
Pond 130.

•

Utility servicing of the proposed industrial b l o c k will be available through the
extension of new natural gas, electrical duct-banks, as well as telephone and cable
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services along Intermarket Road, with connections to Allendale Road and the Creekside
Phase 1B development.
•

The extension of sanitary services from Intermarket Road to the additional lands owned
by the applicant to the west can be accommodate via a 6 metre wide easement on the
boundary of Blocks 3 and 7. The delineation and dedication of the easement can be
addressed as a condition to Draft Plan approval.

5.4. Geotechnical Report
EXP Services Inc. (EXP) was retained by Intermarket CAM Limited to conduct a Preliminary
Geotechnical Investigation.
The study services indicates that the site is predominantly comprised of a Sand/Silty Sand/Silt
Till native soil formation overlain with 150mm to 1,200mm thick topsoil deposits. Near the
proposed Freeport Creek crossing, a layer of clayey silt till was also encountered below the
sandy silt till layer.
The report concludes that the soils are generally suitable to accommodate the proposed
development and, as part of the report, EXP has provided geotechnical engineering guidelines
to support the proposed site development. In addition, Routine environmental sampling and
analysis was conducted as part of this investigation. A Phase I Environmental Site
Assessment (ESA) carried out for this site did not identify the need for additional sampling and
testing.

5.5. Hydrogeological and Water Balance
Assessment
EXP Services Inc., was retained by the applicant to conduct a Hydrogeological and Water
Balance Assessment relating to the development of the industrial subdivision for the Phase 2
lands.
The Hydrogeological and Water Balance Assessment found that during construction there may
be some short term impacts to the shallow ground water and may require dewatering. A permit
to take water may be required.
Recommendations to minimize impact to shallow groundwater (as documented in monitoring
wells):
•

A Best Management Practice (BMP) and spill contingency plan (including a spill action
response plan) should be in place for fuel handling, storage and onsite equipment
maintenance activities to minimize the risk of contaminant releases as a result of the
proposed construction activities.
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•

The use of BMPs to enhance post development infiltration will be considered at the site.
These measures will have limited effectiveness in areas with low permeability silty clay
soils. However, opportunities are discussed in the Water Balance section of this report.
Where infiltration of run-off from roads or parking lots is considered, additional measures
to treat the water may be required to minimize potential for groundwater contamination.

•

Re-establishing vegetative cover in disturbed areas following the completion of the
construction work, where appropriate.

•

Limit the use of commercial fertilizers in landscaped areas which border the open-space
area to the south of the Site and surface water features.

•

Limit the use of salts or other additives for ice and snow control on the roadways.

5.6. Archaeological Assessment
Archaeological Research Associates undertook a Stage 1 and 2 Archaeological Study for the
subject lands.
The study reviewed the history of the subject lands and also a field study to collect any found
artefacts. In total 7 find sports were located during the Stage 2 Assessment. None of the find
sports yielded any sufficient quantity of artefacts to merit recommendations for further work and
the study states that no additional studies are required. It is recommended that the project be
permitted to proceed without further heritage considerations.

5.7. Updated Transportation Impact Study
A Transportation Impact Study was prepared for the Phase 2 lands by Paradigm Transportation
Solutions Ltd and submitted with the Draft Plan of Subdivision application in October 2018.
The study has been updated in response to City and agency comments, with the following
additions to the Study:
•

Update Draft Plan of Subdivision

•

Modified internal road network, including the intersection of Intermarket Road and
Boychuk Drive;

•

Traffic operational analysis under future traffic conditions based on the anticipated
improvements to Fountain Street from Maple Grove Road to Kossuth Road, which are
identified for implementation in 2022 and 2023; and

•

Traffic operational analysis of the intersection of Maple Grove Road and the
northbound/southbound (Highway 8) ramp terminal.
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The Study conclusions are summarized as follows:
• All existing intersections (2018) are expected to operate within acceptable levels, with no
specific problem movements during the AM and PM peak hours;
• Phase 2 is forecast to generate 315 new trips during both the weekday AM and PM peak
hours, respectively (development traffic from Phase 1A and 1B are included as
background traffic);
• No development traffic is assigned to Riverbank Drive from the Phase 2 lands. Access to
the Phase 2 lands is provided through future Intermarket Road, Allendale Road and
Boychuk Drive, without impacting Riverbank Drive;
• In 2028, with background conditions (including build out of Phase 1), there are three
specific problem movements during the PM peak hour:
o The southbound movements at the intersection of Fountain Street and Maple
Grove Road are forecast to operate at LOS E;
o The westbound movements at the intersection of Riverbank Drive and King
Street East are forecast to operate at LOS F; and
o The southbound movement at the intersection of Boychuk Drive and Maple
Grove Road is forecast to operate at LOS F.
• In 2028 under full Phase 2 build out (and background conditions), the same three
problem movements exist during the PM Peak Hour, with all three operating at LOS F.
• Although modifying the intersection of Riverbank Drive and King Street East to a right-in,
right-out configuration would improve westbound movements, the modification would
negatively impact local traffic to and from the residential properties.
• Forecast (2028) traffic conditions at the westbound right turn movement at Maple Grove
Road and the Highway 8 Ramp Terminal are LOS F, with significant queuing (400
metres). Providing an additional right-turn lane would significant improve this
intersection to LOS A, with queues not exceeding 75 metres.
The Study recommends that the development be considered for approval to proceed in
conjunction with the planned road network and additions and improvements in the study area.
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6.0

PUBLIC
CONSULTATION
STRATEGY
The Planning Act (specifically O. Reg 544/06, amended by O. Reg. 178/16) requires that
applicants submit a proposed strategy for consulting with the public with respect to an
application as part of the ‘complete’ application requirements. This section summarizes the
proposed Public Consultation Strategy.
We propose that the public consultation process for the proposed Draft Plan of Subdivision
follow the Planning Act statutory requirements. The following points of public consultation are
proposed:
•

A public meeting advertised by the City and heard by the Planning Committee.

•

Direct written responses to comments raised through the public consultation process will
be provided to City Staff for their review and consideration in the preparation of a City
Staff Report.

•

Preparation of a City Staff Report, with the Report to be available to the public in
advance of City Council’s consideration of the applications. This will include the City
Staff Report and may also include technical studies and reports prepared in support of
the applications.

•

A Planning Committee Meeting at which time the City Staff Report, all available
information, and public input will be considered.

•

A Council Meeting will be held, at which time the City Staff Report, all available
information, and public input will be considered in Council’s final decision.

Additional public meetings are not needed for the proposed applications since the
comprehensive public process relating to the Official Plan Amendment and Zoning By-law
Amendment was recently completed.
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7.0

CONCLUSION

The purpose of this planning report was to evaluate the proposed Draft Plan of Subdivision for
the subject lands in the context of existing land use policies and regulations, including the
Provincial Policy Statement, the Growth Plan for the Greater Golden Horseshoe, the Region of
Waterloo Official Plan, the City of Cambridge Official Plan, and the City of Cambridge Zoning
By-law.
The proposed Plan of Subdivision for Intermarket’s Phase II Industrial subdivision represents
good planning, for the following reasons:
1. The proposed Plan of Subdivision proposes an industrial subdivision on designated
lands within the urban boundary. The subject lands will be serviced by full municipal
services, are in close proximity to major transit corridors and close proximity to transit.
2. The proposed Plan of Subdivision is consistent with the Provincial Policy Statement,
2014, and conforms to the Growth Plan for the Greater Golden Horseshoe, 2019.
3. The proposed Plan of Subdivision conforms to the Regional Official Plan, 2015 and the
City of Cambridge Official Plan, 2012 and Zoning By-law.
Respectfully submitted,
MHBC

Dan Currie, MA, MCIP, RPP
Partner

Trevor Hawkins, M.PL, MCIP, RPP
Associate
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Topographic Information: exp Geomatics Inc., March 2018 and MTE, September 2018
Servicing Easement Locations: MTE, September 2014.
Boundary Information: Plan of Survey provided by J.D. Barnes Limited, August 2018
Limit of Wetland and Limit of Dripline provided by J.D. Barnes Limited, September 2014 and
NRSI August 2018 and January 2020.
ESPA Limit and 10m Buffer provided by MMM Group Limited, February 2015.
Contour Interval 1.0m.
Wetland boundaries north of Freeport Creek verified July 18, 2018 by the GRCA.
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