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1.0 INTRODUCTION

MacNaughton Hermsen Britton Clarkson Planning Limited (MHBC Planning) has been retained by
Triovest, on behalf of iPort Cambridge GP Inc., (herein after referred to as ‘the applicant’) to prepare a
Planning Justification Report to support the Plan of Subdivision for their lands located at 250 Allendale
Road and 105 Middle Block Road (subject lands). The application for Draft Plan of Subdivision has been
submitted for the creation of three (3) industrial blocks on 107.4 hectares of land along the extension to
Intermarket Road.
The proposed development is part of the North Cambridge Business Park that has previously been
subject to Official Plan Amendments (No. 29 and 30) and Zoning Amendments (101-18 and 103-18)
which were approved by City of Cambridge Council on June 12, 2018 and designated the lands as
Business Industrial, Open Space and Prime Industrial Strategic Reserve. The updates to the Growth
Plan for the Greater Golden Horseshoe, 2019, has identified the subject lands as being located within a
Provincially Significant Employment Zone (Zone 23) – Cambridge North.
To implement the approved Official Plan and Zoning Amendments the applicant has submitted:
•

A Draft Plan of Subdivision application, which will divide the subject lands to accommodate the
permitted uses while also establishing municipal servicing within the public right of way.

This Planning Justification Report has been prepared in support of the proposed development
application by providing justification and addressing the relevant planning policy and regulations
applicable to the property.
This report includes:
•
•
•
•
•

a description of the subject property and surrounding land uses;
a summary of the Plan of Subdivision Proposal;
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 their
recommendations and conclusions regarding the proposed development; 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 July 26, 2018. This report has
considered all comments provided at the meeting.
The materials identified during pre-submission to form a complete application for the proposed Plan of
Subdivision include the following:
1. Archaeological Assessment, prepared by Detritus
2. Chloride Impact Study/Salt Impact Assessment, prepared by Exp Services Inc.
3. Environmental Impact Study, prepared by NRSI
4. Heritage Impact Assessment, prepared by MHBC
5. Hydrogeological Assessment, prepared by Exp Services Inc.
6. Planning Justification Report, prepared by MHBC
7. Preliminary Grading Plan and Drainage Plan, prepared by Exp Services Inc.
8. Preliminary Stormwater Management Report/Plan, prepared by Exp Services Inc.
9. Functional Servicing Report, prepared by Exp Services Inc.
10. Slope Stability Report, prepared by Exp Services Inc.
11. Geotechnical Study, prepared by Exp Services Inc.
12. Draft Plan of Subdivision, prepared by MHBC
13. Urban Design Brief, prepared by MHBC
14. Tree Management Plan, prepared by NRSI
15. Erosion and Sediment Control Plan, prepared by Exp Services Inc.
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2.0 CONTEXT
2.1 Site
The subject lands are located at 250 Allendale Road and 105 Middle Block Road in the City of
Cambridge. These lands are part of a larger land holding of industrial lands which have been subject to
previous Draft Plan of Subdivision Applications submitted by others. This Draft Plan of Subdivision
represents the third phase of the industrial lands (107.4 hectares). Please refer to Figure 1 of this
Report for the location/aerial map.
The subject lands will be serviced municipally along the extension of Intermarket Road. This includes
the extension of storm water, sanitary and water to all planned blocks for industrial uses.
The subject lands are currently not connected to municipal services, but the proposed development will
be serviced municipally through the extension of a storm sewer, watermain and sanitary sewers to the
proposed industrial blocks as part of the extension of Intermarket Road.

2.2 Surrounding Land Uses
1.1 Site Description
The subject lands are approximately 107.4 hectares in size and legally described as Part of Lots 15, 16,
17 and 18, Beasley’s Broken Front Concession (Geographic Township of Waterloo), City of Cambridge,
Regional Municipality of Waterloo, and are located in the northwest part of the City of Cambridge. The
lands are currently used for agricultural purposes, however they are located within the Urban Area.
Please refer to the context plan shown in Figure 2 showing the subject property and surrounding land
uses. Uses that are adjacent to the subject lands include:
North: Immediately to the north of the subject lands is Middle Block Road. The lands to the
north of Middle Block Road are subject to Regional Official Plan Amendment Number 2 and are
intended to be added to the Urban Area for residential purposes. Currently the lands are used
for agricultural purposes.
East: To the northeast of the subject lands is a continuation of the wetland/woodlot and lands
that are currently used for agricultural purposes but are intended to develop in the future as
3
Planning Justification Report – Draft Plan of Subdivision
iPort Cambridge

October 2020

e
Stre

oad

t N.

ck R

le Blo

bank
River

Drive

17)

d. #
g. R

(Re

Midd

in
nta
Fou

City of Cambridge

dale
Allen

Road

City of Kitchener

tain
Foun
Stree

ive

k Dr

rban

eet

7
d. #1

Str

eg. R

g
Kin

t N. (R

Rive

)

t
Eas

Ma

ple

Gr
ov

eR

oa
d

8)

(Re

g.

d. #
g. R

Rd
.#

38

)

(Re

Hig

hw

Ki

ng

St

ay

#8

re

et
E

as
t

e
(R

City of Kitchener

g.
8)

.#

Rd

Location Map/
Aerial Imagery

DATE: June 13, 2019

LEGEND

Subject Lands
Additional lands owned by
applicant
Limit of Urban Boundary

FILE: 0667B

north

Figure 1

SCALE 1 : 15,000

DRAWN: CH
K:\0667B-INTERMARKET PHASE 3 LANDS\RPT\ARIEAL IMAGERY INDUSTRIAL LANDS P3.DWG

Triovest
Part of Lot 15,16,17 and 18
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 2

Mid

lock
dle B

Road

Context Plan

Agricultural

tain
Foun

Triovest
Part of Lot 15,16,17 and 18
Beasley's Broken Front Concession
City of Cambridge
Region of Waterloo

t
Stree

LEGEND

e
N. (R

Subject Lands

D
bank

rive

)
. #17

g. Rd

Additional Lands
Owned by Applicant
Limit of Urban Boundary

River

Rural Residential

City of Kitchener

d
Allen

203

Existing Bus Route

200

ION Stage 1 BRT
200 iXpress Station

oad
ale R

Agricultural

Potential Future LRT Route
ION Bus Rapid Transit Stop

203

g
Kin

Phase 2 Business Park

72
PLUS

Ea
eet
Str

Toyota

#3

8)

Rural Residential

ive

Rd
.

.
Reg
st (

k Dr
rban

Phase 1 Business Park

Region of Waterloo
Operations Centre

72
PLUS

Ch

CNR

52

err
y

Base Map Source: Bing

Blo

sso

m

200

Residential

ng

St
re

et

DATE: June 17 2019
SCALE: 1:15,000

hwa
y #8

Ki

Ro
a

d

Hig

north

52

Ma

ple

Gr
ov

#8)

Region of Waterloo
Police Headquarters

eR
oa

Rd.

d(

Re

g.

Rive

City of Cambridge
FILE: 0667B

Ea
s

203

t

ION Light Rail
Stage 2 Station

DRAWN: CH

.R

eg

(R

K:\0667B-Intermarket Phase 3 Lands\Rpt\Context Plan-June 17 2019_CH.dwg

8)

#
d.

Sportsworld Intercity
Transit Hub

City of Kitchener

MHBC
9X3 B2
NO
,N ,RENEC
HT IK .R
DERTN
C
EM
SN
A
G
N
EIB 045-002
C
O
M
.N
ALC
PW
M
BH
W
W
.| 1210.675.915 :F 0563.675.915 :P

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTURE

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

Grand River
Conservation Authority
(GRCA) Mapping

LEGEND

DATE:

June 12, 2019

Subject Lands
FILE: 0667B

north

Figure 3

Additional Lands Owned by Applicant
SCALE 1 : 15,000

Urban Area Boundary
DRAWN: DGS/JB
K:\0667B-INTERMARKET PHASE 3 LANDS\RPT\GRCA MAPPING.DWG

Triovest
Part of Lots 15, 16, 17 and 18
Beasley's Broken Front Concession
City of Cambridge
Region of Waterloo

MHBC
Base Map Source:
GRCA (Grand River Conservation Authority) Imteractive Mapping Application, June 2019

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

industrial lands. Please refer to the Grand River Conservation Authority Mapping in Figure 3,
which shows the adjacent wetland and woodlot.
To the southeast of the subject lands is a small rural subdivision. Site specific zoning has
previously been developed adjacent to the rural residential lots to assist in land use
compatibility between the future industrial uses planned for the site.
The site extends to Fountain Street in the east, where access to Block 1 is proposed.
South: Immediately to the south of the subject lands is Allendale Road and further to the south
are the Stage 2 Intermarket Lands (currently subject to an application for Draft Plan Approval
by others) and additional lands identified for business industrial which are currently being used
for agricultural purposes.
West: Immediately to the west of the site are lands used for agricultural and rural residential
purposes, as well as rural residential lands along Riverbank Road. Lands that are owned by iPort
Cambridge are identified as “Additional Lands Owned by Applicant.”
The subject lands are in close proximity to major transportation corridors. Maple Grove Road is 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 to the south and west and will have a
connection via the planned Intermarket Road which provides connections south to Highway 8 and the
401.
Maple Grove 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 industrial subdivision is located within a planned industrial park and close to
major transportation corridors and on lands already designated and zoned for the proposed uses.
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3.0 DESCRIPTION OF
PROPOSAL

3.1 Draft Plan of Subdivision
The 107.4 hectare parcel is planned as an industrial plan of subdivision in the northwest corner of the
City of Cambridge. The design of the industrial subdivision is based on the extension of Intermarket
Road.
The location of Intermarket Road was identified in the Master Environmental Servicing Plan (MESP)
and further defined through the Municipal Class 3 Environmental Assessment process. Intermarket
Road extends from King Street to Allendale Road, and ends at a planned roundabout at the intersection
of Intermarket Road and Allendale Road. The proposed Draft Plan of Subdivision will extend
Intermarket Road from the roundabout through the subject lands to Middle Block Road. The
Intermarket Road extension is proposed as a 30.0 m wide right of way.
All of the lands proposed for development are located within the Urban Boundary and east of the
proposed Intermarket Road extension, except for the proposed stormwater management facility and
an Open Space Block (Block 6). The stormwater management facility is located partially within, and
partially outside of the Urban Boundary, but is intended to be dedicated to the City. The location of the
stormwater management facility and its location partially outside the urban boundary has been
discussed with Regional and City staff. It was agreed that the location was appropriate, subject to
resolution of an ongoing LPAT appeal prior to draft plan approval, as the lands would be dedicated to
the City and a municipal facility is a permitted use within and outside the urban boundary.
Lands East of Street A:
The subject lands located to the east of Street A are designated “Business Industrial” and ”Natural
Open Space System”. The proposed draft plan of subdivision has been designed in accordance with the
Official Plan policies and regulations as follows:
1. Blocks 1-3: Three Blocks dedicated to business industrial uses (ranging from 14.520 hectares to
36.584 hectares in size).
2. Block 4: Park
3. Block 5: Open Space Block: Environmental features and corridors
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4. Blocks 8 and 9: Walkway/Service Corridor: 6.0m wide to connect Allendale Road and Fountain
Street to the proposed trail system
Lands West of Street A:
The only Blocks proposed west of Intermarket Road are Open Space Block 6 and Stormwater
Management Block 7, which are both intended to be dedicated to the City. There are also two 30cm
reserve Blocks (Blocks 10 and 11) the prevent access to Intermarket Road.
Please refer to Appendix A to review a copy of the Revised Draft Plan of Subdivision.
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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 regulations for the subdivision of land. The table below
identifies the criteria from the Planning Act and provides a response to how each has been satisfied.
Criteria

Response

(a) the effect of development of the proposed The proposed Draft Plan of Subdivision has
subdivision on matters of provincial interest as regard for matters of provincial interest as
identified in Section 2 of the Planning Act. In
referred to in section 2;
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 premature The proposed plan of subdivision is in the public
interest as it is identified as Prime
or in the public interest;
Industrial/Strategic Reserve in the Regional
Official Plan and also designated Business
Industrial and Prime Industrial Strategic
Reserve (Serviced) in the City of Cambridge
Official Plan. Zoning for the lands has already
been approved by the City of Cambridge for the
proposed use. The proposed Draft Plan of
Subdivision is to create (employment) blocks
within the lands already designated and zoned
for industrial uses.
(c) whether the plan conforms to the official plan The City of Cambridge has processed two
Official Plan Amendments (No. 29 and No. 30)
and adjacent plans of subdivision, if any;
to designate the subject lands as Business
Industrial and Prime Industrial Strategic
7
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Reserve and Natural Open Space System.
To the south of the subject lands are other lands
planned for industrial uses (subject to Draft Plan
approval) and further to the south is an
approved industrial business park.
The proposed Draft Plan of Subdivision
conforms to the Official Plan and is consistent
with other industrial subdivisions approved or
those working through the approval process in
the area.
(d) the suitability of the land for the purposes for The subject lands are located within the
settlement boundary and the blocks proposed
which it is to be subdivided;
for industrial uses are designated and zoned for
business industrial uses. Therefore, the lands
are suitable for the purpose for which they are
to be subdivided. The proposed stormwater
management facility is located partially outside
of the settlement boundary, however it will be
dedicated to the City. Municipal facilities are
permitted outside of the settlement area
boundary.
(d.1) if any affordable housing units are being Not applicable – Residential uses are not
proposed, the suitability of the proposed units for proposed as part of these planning applications.
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;

The right of way for Intermarket Road within
the Industrial lands to the south was established
through a Municipal Class Environmental
Assessment and through the Master
Environmental Servicing Plan for the North
Cambridge Business Park.
The proposed Draft Plan includes the extension
of Intermarket Road via a roundabout at the
intersection of Allendale Road and Intermarket
Road.
A detailed design for the Intermarket Road
extension will be completed as a condition of
8
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the Draft Plan of Subdivision Approval.
(f) the dimensions and shapes of the proposed lots;

The proposed blocks have been designed in
accordance with the Official Plan and Zoning
By-law policies created specifically for the
subject lands. The policy requires the industrial
blocks to be a minimum of 8 hectares in size
unless compromised by design limitations
associated with environmental features,
property configurations, and the provision of
new local roads or existing development.
All three of Blocks proposed for industrial uses
are larger than 8 hectares in size.

(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;

There is a holding provision that has been
included on the lands at 250 Allendale Road,
which require a Cultural Heritage Impact Study
to be completed to the satisfaction of the
Region of Waterloo and City of Cambridge in
advance of permitting uses on the site.
A Cultural Heritage Impact Study was
completed, submitted and subsequently
approved in 2019.

(h) conservation of natural resources and flood An Environmental Impact Statement was
prepared by Natural Resource Solutions Inc.
control;
which evaluated the woodlot and wetland that
is located on and adjacent to the subject lands.
The report recommends setbacks from the
sensitive features to the proposed property
limits and setbacks within the proposed lots.
The EIS has been revised and the Draft Plan of
Subdivision
has
considered
the
recommendations of the Environmental Impact
Study Addendum in the layout of the
employment Blocks and the delineation of the
Open Space Blocks.
(i) the adequacy of utilities and municipal services;

A Functional Servicing Report was prepared by
Exp Services Inc., which confirms that the
proposed lots can be connected to municipal
9
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services and there is sufficient capacity with the
servicing system. The Functional Servicing
Report has been submitted to the City and
Region concurrently with this Report and the
application for Draft Plan of Subdivision.
(j) the adequacy of school sites;

Not applicable – No school sites are proposed as
part of this planning application.

(k) the area of land, if any, within the proposed The applicant will dedicate the proposed 30.0m
subdivision that, exclusive of highways, is to be road right of way (Intermarket Road) to the City
of the Cambridge through the Plan of
conveyed or dedicated for public purposes;
Subdivision.
(l) the extent to which the plan’s design optimizes The proposed plan of subdivision will create
the available supply, means of supplying, efficient new municipal services within the right of way
that will connect into the larger infrastructure
use and conservation of energy; and
network in the Region of Waterloo.
The large parcels of industrial land will allow for
new buildings with energy efficient models,
which will be detailed through the site plan
process.
(m) the interrelationship between the design of the If the Draft Plan of Subdivision is approved,
proposed plan of subdivision and site plan control each Block will be subject to site plan approval
matters relating to any development on the land, if for future development.
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. 1994, c. 23, s. 30; 2001, c. 32, s. 31 (2); 2006,
c. 23, s. 22 (3, 4); 2016, c. 25, Sched. 4, s. 8 (2).

4.2 Provincial Policy Statement, 2020
The Provincial Policy Statement (2020) (hereinafter referred to as the “PPS”) applies to planning
decisions made on or after May 1, 2020.
The PPS outlines policy for Ontario’s long term prosperity, economic health, and social well-being.
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
10
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facilitate economic growth. The PPS policies relevant to the proposal Draft Plan of Subdivision have
been reviewed and considered as part of this Planning Justification Report.
Settlement Areas:
Section 1.1.3 of the PPS provides direction for development within Settlement Areas. In settlement
areas, the PPS promotes the efficient use of land and resources, energy efficiency, active and
transportation while protecting resources and natural heritage features.
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;

•

prepare for the impacts of a changing climate;

•

support active transportation;

•

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

•

are freight-supportive

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 provide for intensification through the
creation of employment land.
The subject lands are efficiently planned and create three parcels of land planned for industrial uses and
the extension of a municipal road in a logical manner. All industrial blocks (once registered) 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 proposed Intermarket Road to
access King Street and Highway 8 and Highway 401, or alternatively use Allendale Road or Middle Block
Road without impacting the existing rural residential uses in the area.
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The subdivision has been designed to accommodate the future include of transit, should the GRT
determine it appropriate to designate a bus route along Intermarket Road.
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 industrial uses should be designed,
buffered and/or separated from sensitive land uses 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. 30) and Zoning By-law
Amendment (By-law 103-18) which has analyzed the compatibility of the proposed industrial land use
with the rural residential land uses to the southeast of the subject lands. This study concluded that a
special provision be implemented that includes a 70 metre transition area between the residential lands
and the industrial subdivision. Within the 70 metre transition area the industrial uses are restricted to
specific uses that are more compatible with residential uses. In addition, the developer must provide 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 each
industrial parcel of land to ensure proper criteria is achieved based on the mechanical systems,
loading/unloading and operations at each site.
The existing Official Plan policies and Zoning By-law regulations assist to ensure land use compatibility,
consistent with the PPS.
Employment:
The PPS directs that municipalities promote economic development and competitiveness by providing
for an appropriate range of employment uses to meet long term needs, maintaining a range and choice
of suitable sites for employment uses, identifying strategic sites for investment and by ensuring the
necessary infrastructure is provided to support project needs.
The subject lands are planned for employment uses, within the Regional and City Official Plans. The
proposed Draft Plan of Subdivision proposes industrial/employment uses, consistent with the policy
framework. Special policies and zoning regulations have already been established to permit
employment/industrial uses adjacent to rural residential uses.
The prosed Draft Plan of Subdivision is consistent with the PPS policies related to employment uses.
12
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Infrastructure:
The PPS provides direction to municipalities regarding the provision of infrastructure in an efficient
manner that prepares for the impacts of a changing climate, while accommodating projected needs.
Section 1.6.2 states that planning authorities should promote green infrastructure to complement
infrastructure. Section 1.6.6.2 states that municipal sewage services and municipal water services are
the preferred form of servicing within settlement areas. A Functional Servicing Study has been
prepared by Exp Services Inc. that demonstrates the lands can be serviced by municipal sewage and
water services. The use of green infrastructure, as a component of the development, can be further
considered as the development proceeds through the site plan process, and through detailed design.
Transportation and Infrastructure Corridors:
Section 1.6.8 of the Provincial Policy Statement provides direction for the protection of transportation
and infrastructure corridors. The extension to Intermarket Road will provide direct access to King
Street, Highway 8 and Highway 401. Access to Allendale Road and Middle Block Road will also provide
a connection to Fountain Street for any goods travelling in alternate directions. The proposed
subdivision will enhance the corridor by continuing Intermarket Road and improving overall
connectivity within the area.
Natural Heritage:
Section 2.1.1 of the Provincial Policy Statement provides policy direction to protect the natural features
and areas for the long term. Policy 2.1.2 states that natural heritage systems should be maintained,
restored, or where possible, improved. 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
Draft Plan has been revised to align the boundary of Block 3 and Block 5 with the boundary of the
wetland feature, and the recommended buffer. No development is proposed within the Core Natural
Features.
In summary, the Revised Draft Plan of Subdivision is consistent with the applicable policies of the
PPS (2020).

4.3
Growth Plan for the Greater Golden
Horseshoe, 2019
The Growth Plan for the Greater Golden Horseshoe was recently amended and came into effect on May
16, 2019. The Growth Plan is a framework for implementing the Provincial Government’s vision for
building stronger, prosperous communities by better managing growth in the Greater Golden
Horseshoe.
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Managing Growth
Section 2.2.1.2 a) 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 (affordability), etc.
The proposed development is planned within the settlement area on lands planned for employment
uses. The proposed subdivision will be municipally serviced.
Employment
Section 2.2.5 of the Growth Plan provides policy for employment lands within the Greater Golden
Horseshoe.
Policy 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. Policy 2.2.5.5
requires municipalities designate and preserve lands within settlement areas adjacent to or near major
goods movement facilities and corridors, including major highway interchanges, as areas for
manufacturing, warehousing and logistics, and appropriate associated uses and ancillary facilities.
Policy 2.2.5.6 states that municipalities shall designate all employment areas including prime
employment areas in Official Plans and protect them for appropriate employment uses in the long
term.
The subject lands are designated Prime Industrial Strategic Reserve/Business Industrial in the Regional
Official Plan and the Cambridge Official Plan.
In addition, the Growth Plan for the Greater Golden Horseshoe, 2019 includes lands identified as
Provincially Significant Employment Zones, including Provincially Significant Employment Zone 23 –
Cambridge North, within which the subject lands are located.
Natural Heritage System
Section 4.2.2 of the Growth Plan provides policies to protect the Natural Heritage System. Block 5 (as
shown on the Draft Plan of Subdivision), identifies the limits of the natural heritage system within the
subject lands that include a wetland, wood lot and natural environmental corridor (bisecting the site).
On the west side of Street A is Allendale Creek, which has been included within Block 6 (within the
Urban Boundary). These features have been evaluated by NRSI and mitigation measures have been
recommended and incorporated within the Draft Plan.
Policy 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
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features should be connected (where possible) and that removal of any natural heritage features be
avoided. The EIS Addendum prepared by NRSI has evaluated the natural features within the Draft Plan
and has provided recommendations to ensure that the natural features remain connected throughout
the project and that adequate buffers are provided to ensure any new development will not have a
negative impact on any of the features.
The Revised Draft Plan of Subdivision conforms to the Growth Plan for the Greater Golden
Horseshoe, 2019.

4.4

Waterloo Regional Official Plan, 2015

The subject lands are identified as the following in the Regional Official Plan:
•

Map 3A Urban Area: Prime Industrial/Strategic Reserve (Serviced) (please refer to Figure 4 in
this report)

•

Map 4: Greenlands Network: Core environmental features (along edge)

•

Map 5c: Regional Cycling Routes: Planned Cycling Route (just north of the subject property on
Allendale Drive)

•

Map 6g: Surface Water Protection Zone – Zone 2 (please refer to Figure 5 in this report)

An analysis of the relevant planning policy is described in the section below demonstrating how the
proposed development is consistent with the intent of the Regional Official Plan Policies.
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 Prime Industrial / Strategic Reserve designation is to
provide a supply of industrial land that will be available 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 provision of new local roads or existing
development that the lands should be developed in parcels greater than eight hectares in size.
The Revised Draft Plan of Subdivision proposes employment uses east of the Intermarket Road
extension. All of the lands proposed for development are located within the Urban Boundary. The three
employment Blocks all exceed the minimum required size of 8 hectares, consistent with the policy
framework.
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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.
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).
The lands are designated for employment uses in the City of Cambridge Official Plan. The proposed
draft plan of subdivision conforms to and implements the City’s Official Plan policies.
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.
Policy 2.D.27 is satisfied and has been addressed through the City initiated Official Plan Amendments
which identifies the lands as business industrial (for the subject lands located east of Intermarket Road).
These policies are further satisfied by the completion of a Municipal Class Environmental Assessment
was completed for Intermarket Road (as of June 13, 2017), which developed a detailed design for
Intermarket Road to extend from King Street to Allendale Road. The extension of Intermarket Road is
planned to connect to the proposed development south of Allendale 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.
There are two Core Environmental Features within the subject lands. Both features are included within
Block 5 of the proposed Draft Plan of Subdivision.
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Policy 7.C.9 Development or site alteration will not be permitted within Core Environmental Features,
except for:
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 Natural Features have been evaluated through the EIS, identified on the Draft Plan and
appropriate buffers have been incorporated. No development is proposed within the Core Features.
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.
An EIS Addendum has been prepared by NRSI and submitted concurrently with the Revised Planning
Justification Report. The EIS Addendum assesses the proposed development on lands contiguous to
the Core Environmental Feature and includes recommended mitigation measures, including buffers.
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 measured from the outside boundary of the Core Environmental Feature and established and
maintained as appropriate self-sustaining native vegetation.
The Environmental Impact Study and EIS Addendum prepared by NRSI has considered the features and
includes recommended mitigation measures, including buffers, which have been incorporated into the
Revised Draft Plan.
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Regional Scale Cycling Route: Planned Cycling Route
The Regional Official Plan has identified Allendale Road as being planned for a cycling route. At this
time Allendale Road has a rural cross section. It is our understanding that the road will be reconstructed
to an urban cross section in the future, which will include cycling infrastructure.
The Revised Draft Plan of Subdivision conforms to the policies of Regional Official Plan, 2015.

4.5
City of Cambridge Official Plan, 2018
Consolidation
The subject lands were subject to Official Plan Amendment 29 and 30 initiated and approved by the
City. The Official Plan (2018 Consolidation) designates the subject lands as follows:
•

Map 1A: Urban Structure: The subject lands are designated as Greenfield Area and are
identified within the Urban Boundary

•

Map 2: General Land Use Plan: Subject lands are designated Business Industrial and Natural
Open Space (please refer to Figure 6 in this report). Lands generally on the west side of Street
A are designated Prime Industrial Strategic Reserve

•

Map 2A: Site Specific Policies: Subject lands are identified within Site Specific policy areas 70D
and 70E (please refer to Figures 7, 8 and 9 in this report)

•

Map 7A: The subject lands front onto Collector Road (Allendale Road)

•

Map 9: Regional Environmental Features: Designated environmental features are within Block
8 on Draft Plan of Subdivision

•

Map 13: Subwatersheds and Drainage Areas: the subject lands are within areas where
subwatershed and/or master drainage plans exist

•

Map 15: Source Water Protection Areas: The subject lands are within Surface Water Intake
Protection Zone – Zone 2

•

Schedule 7: Parks and Trails within the North Cambridge Business Park – identifies proposed
trails within the subject lands.

Urban Structure:
Section 2.5 of the Official Plan provides policy direction relating to developments within the Designated
Greenfield Area. Section 2.5.2 requires lands in the Designated Greenfield Area that are being
developed to consider the following:
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a

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

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

b

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

c

Integrate with and provide connections to A new local road (shown as an extension to
Intermarket Road) will provide a bypass from the
existing communities
existing rural residential community (on Riverbank
Drive) and provide direct access to the proposed
subdivision via King Street and Allendale Road
corridors. These streets provide direct connection
to Highways 8, 401 and 24 as well as the Waterloo
Region International Airport for transporting
goods which have been created within the
business park.

d

Support walking, cycling and transit

e

Provide a diverse mix of land uses; including The industrial designation provides for the support
residential and employment to support of employment uses within the community.
vibrant neighbourhoods; and

f

Protect, enhance and restore the natural The natural environmental features (identified
within Blocks 5 and 6 of the Draft Plan of
environment.
Subdivision)
have
been
evaluated
and
recommendations for buffers and setbacks have
been provided for the future development of the
land.

Intermarket Road will be designed with an urban
cross-section and all sites will plan for direct
connection to the municipal road, which extends
north from Allendale Road to Middle Block Road.
Cycling infrastructure can be accommodated
within the planned 30.0 m road allowance.
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Land Use Designations:
The lands within the proposed Draft Plan of Subdivision are designated Business Industrial and Open
Space. In addition, Site Specific Policies 70D and 70E apply to the portion of the lands that are
designated Business Industrial.
Policy 8.5.3.4 identifies that lands within the Business Industrial designation are to be developed as
traditional industrial business parks that allow for a range of industrial and office uses.
Site specific policy areas 70D and 70E apply to the subject lands. Please refer to Figure 8 for the lands
associated with site specific provision 70D and Figure 9 for the lands associated with site specific
provision 70E.
The site specific policies outlined in section 8.10.74 and 8.10.75 of the City of Cambridge Official Plan
provide policies to ensure an adequate supply of industrial land is available within the region for new
large-lot manufacturing or business park land uses which are municipally serviced. The policies permit
a wide range of business industrial uses and a limited number of complementary uses.
The site specific policies state that lands within the site specific policy areas will generally be developed
as parcels greater than eight hectares in size, unless compromised by design limitations, the provision
of new local roads or existing development. The policy identifies a minimum density target of 25 jobs
per hectare and that lands must be developed in accordance with Transportation Canada’s Region of
Waterloo International Airport Zoning Regulations.
The draft plan of subdivision has been designed in accordance with the site specific policies 70D and
70E. The lands are planned for large lot industrial uses and all three proposed Blocks exceed the
minimum required size of 8 hectares. The draft plan of subdivision is planned to achieve the density
target of 25 jobs per hectare and the individual sites will be developed in accordance with
Transportation Canada’s Region of Waterloo International Airport Zoning Regulations.
Transition Area (applying only 8.10.75.2 on Figure 70E of the Official Plan):
The site specific policies apply a transition area (70 metres in size) between the proposed industrial use
and the rural residential lands located at Banat Drive (to the south of Block 1). The purpose of the
transition area is to minimize negative effects from the future industrial/employment uses to the
existing residential area. The transition area policies apply to the lands within 70m of the existing
residential area. The transition area policies limit the location, design and types of uses within the
transition area. A 7.0 metre wide planting strip is required for all lots that abut a residential property, as
well as a 30 metre setback from a property line abutting a residential property to the buildings
proposed on site.
The proposed draft plan of subdivision provides for the transition area policies. Block 1 is of a sufficient
size to allow for the required planting strip, building setbacks and other requirements.
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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 Official Plan states that no direct access may be provided to Riverbank Drive. The extension
of Intermarket Road will provide access to the subject lands and will divert any industrial/employment
traffic away from Riverbank Drive. No new access to Riverbank Drive will result from the proposed plan
of subdivision.
The farm property at 250 Allendale Road is listed on the Heritage Properties Register. A Cultural
Heritage Impact Assessment was prepared by MHBC (and subsequently approved on 2019) which
concludes that the draft plan of subdivision does not negatively impact cultural heritage resources. The
report confirms that the subject land does not have contextual value as the original house was
previously removed. The barn located on site is in reasonable condition, but is recommended to be
removed and relocated off site. If there are no willing recipients to dismantle and reuse the barn, the
timber post, beans and barn boards should be salvaged. The report also recommends integrating some
of the materials into the overall design of the Cambridge Business Park, including using the field stone
as part of the landscaping and that the wooden pulleys be offered to a museum or historical
organization to ensure conservation.
Natural Heritage:
The site specific designation 70D states that the subject lands are located within the Freeport Creek and
Tributary to the Grand Subwatershed. An Environmental Impact Study and EIS Addendum has been
prepared by NRSI, which confirms that the recommendations have been implemented. The proposed
Draft Plan of Subdivision identifies natural heritage features (east of Intermarket Road) as Block 5, with
the Creek identified as Block 6, west of Intermarket Road. Block 5 includes the wetland, wood lots and
east-west wildlife movement corridor/linkage and provides recommendations for restoration and
enhancements of all features. The corridor is planned as a 50.0 m wide corridor which bisects the
industrial subdivision.
A Slope Stability Study has also been prepared by Exp Services Inc, which was considered as part of the
EIS and used to establish proper setbacks/buffers from the limits of Allendale Creek to ensure that
future development will not have an impact on the creek.
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, with several potential options, 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 is
identified as Intermarket Road on the Draft Plan. Schedule 7 shows the Proposed Trail continuing
further to the south along the same Collector Road. It is our understanding that the City is proposing a
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multi-use trail within Intermarket Road on the portion of the street south of Allendale Road. The Draft
Plan makes allowance for the inclusion of a multi-use trail by proposing a 30 metre road allowance, the
same width proposed for the development south of Allendale Road.
Schedule 7 also illustrates other proposed trails within the subject lands, generally linking Allendale
Road through to Intermarket Road, Middle Block Road and Fountain Street. The proposed Draft Plan
considers the direction provided in OPA 35 and provides the following:
•

A proposed trail connection from Allendale Road, via Block 8 through to the Open Space Block
(Block 5);

•

A proposed trail connection from Fountain Street, via Block 9 through to the Open Space Block
(Block 5);

•

Proposed trails within the Open Space Block (Block 5) providing a connection to Intermarket
Road to the west, and to Middle Block Road to the north;

•

The inclusion of Park Block 4, which will accommodate the trail connection from Block 5,
through to Middle Block Road; and

•

The inclusion of Block 6, west of Intermarket Road, to provide a trail connection from
Intermarket Road to the Urban Boundary.

The Revised Draft Plan has considered the policy direction in OPA 35, and in particular, the guidance
provide by Schedule 7 and incorporates the key trail and park elements.
Based on the above analysis, the proposed development conforms to the policies and site specific
policies of the City of Cambridge Official Plan.

4.6 City of Cambridge Zoning By-law
Concurrent to the passing of Official Plan Amendment Number 29 (on June 12, 2018), the City of
Cambridge Council passed Zoning By-law 101-18 and 103-18, which provides for site specific provisions
to the subject lands (please refer to Figures 10 and 11). A Holding ‘H’ provision has also been applied to
250 Allendale Road, which identifies a requirement for a Cultural Heritage Impact Assessment to be
completed prior to the Region and the City permitting development within this area.
The subject lands are zoned Industrial (M3) with site specific provisions. The M3 zone and site specific
regulations, allows for a range of employment/industrial uses, directs how outdoor storage should be
managed and provides related performance standards. Among the site specific performance standards
is the requirement that a minimum lot area of 80,000 sq.m. (8 hectares) be provided, unless
compromised by design limitations associated with environmental features, property configurations,
the provision of new local roads or existing development. Minimum lot frontage is 15.0m and minimum
front yard setback is 6.0m.
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The proposed Draft Plan includes Industrial/Employment Blocks that are planned to achieve the site
specific performance standards - all three Blocks exceed the minimum requirement. All of the Blocks
meet the minimum frontage requirement of 15.0 metres and all are large enough to permit
development that will meet the minimum yard setback, parking requirements and other regulations of
the M3 zone.
In addition, site specific provision S.4.1.348.2 provides for the regulation of uses and site design within
the 70 metre transition zone adjacent to the residential development on Banat Road (south east of
Block 1). Block 1 provides for sufficient lot area to accommodate the site specific performance
standards adjacent to the rural residential uses within the transition zone, while still providing sufficient
area for a variety of industrial/employment uses that align with the Official Plan and Zoning By-law.
The lands west of Intermarket Road are excluded from the Draft Plan, except for an Open Space Block
and the stormwater management Block. Both Blocks will be dedicated to the City. Municipal uses are
permitted in the Zoning By-law.
The proposed Draft Plan of Subdivision 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 July 26, 2018.

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 and Middle Block Road and
Intermarket Road (Blocks 2 and 3);

•

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 Extension) to collect traffic away from the established
rural residential area

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 Transportation Impact Study
A Transportation Impact Study was prepared by Paradigm Transportation Solutions Limited., to
support the Plan of Subdivision for the subject lands. The Transportation Impact Study analysed
existing traffic conditions, a review of the proposed development, traffic forecasts for five years beyond
buildout (2031), and any recommendations required to improve future traffic conditions.
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The subject lands are bounded by Middle Block Road to the northwest, Allendale Road to the South,
Fountain Street to the east and Riverbank Drive to the west. A new street is proposed (Intermarket
Road extension), which will extend from Allendale Road to Middle Block Road.
The study found that the cumulative development traffic generated by the three phases of industrial
development can be accommodated by the study area road system including within the existing road
network, the future Intermarket Road extension and the improvements planned for Fountain Street in
2022 and 2023.
The study recommends that the proposed development be approved and proceed with the planned
road network additions and improvements to the study area.

5.3 Environmental Impact Statement
An Environmental Impact Study (EIS) was prepared by Natural Resource Solutions Inc. (NRSI), for the
subject lands.
The EIS summarizes the background information on natural heritage features, as well as the results of
the field surveys they conducted between October 2018 and July 2019. The natural heritage study
reviewed features include the analysis of plant and wildlife habitats and established proper buffers from
natural heritage features. The Maple Grove Provincially Significant wetland was identified and studied
and the boundary delineated. The two features together identify these features as candidate ESPA’s. A
significant woodland was identified on site.
NRSI’s observations also confirmed that there is significant wildlife habitat (SWH) on site and that no
development occur until it has been demonstrated that there are no negative impacts on the ecological
functions.
Comments were subsequently provided by the Region, City and GRCA. NRSI prepare an Addendum to
the EIS, which is included with the resubmission, and that reflects the revisions made to the Draft Plan.

5.4 Functional Servicing Report
EXP Services Inc. has prepared a Functional Servicing Report and Preliminary Stormwater
Management Report.
The Functional Servicing and Preliminary Stormwater Management Report conclude that the lands can
be appropriately serviced. The conclusions of the report are as follows:
•

The development can be adequately serviced through new service connections to the new
sanitary sewer along Intermarket Road and new sewer along Allendale Road. Sanitary laterals
will connect to the sanitary sewers’ manholes, and depending on the depth of the service
lateral, drop manhole connections may be required.
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•

The provision of sanitary servicing will rely on the completion of the design and construction of
the Trunk sewer along Intermarket Road, municipal sewer along Allendale Road and temporary
sewage pumping station which is to be located in the Creekside Phase 1B lands.

•

Interim sanitary servicing, if a phased approach to development is undertaken, will rely on
construction of the sanitary services along Fountain Street to connect to the existing 375mm
diameter sanitary sewer main on Maple Grove Road.

•

Supply for the proposed development will be available through the installation of a new 300mm
diameter water service along Intermarket Road and Allendale Road, with connections to the
Allendale Road and to the Middle Block Road to provide for the recommended looped water
service.

•

Interim watermain servicing, if a phased approach is undertaken, will rely on construction of
watermain service connection to the existing 300mm diameter PVC watermain located within
Fountain Street at the south property boundary limit of Block 1.

•

Lot grading will be required to allow for the stormwater management systems.

•

Utility servicing of the proposed industrial lots will be available through the extension of new
natural gas, electrical, as well as telephone and cable services along the Intermarket Road
alignment.

5.5 Preliminary Stormwater Management
Report
EXP Services Inc. (EXP) prepared a Preliminary Stormwater Management Report to support the Draft
Plan of Subdivision application for the subject lands. The report considered all lands within the Draft
Plan of Subdivision.
The study analysed predevelopment site hydrology and peak flows, and post development site
hydrology and peak flows and developed a preliminary stormwater management plan to accommodate
post development flows through the development of a stormwater management pond located on the
west side of the Intermarket Road extension within the urban area and partially outside the urban area
boundary (please refer to the Draft Plan of Subdivision for the proposed location).
The study also plans for lot level controls within each development block, through parking lot and
surface storage, bioswales, subsurface storage and ensures that base flows are met for the Provincially
Significant Wetland on site.
The report concludes that the development of the subject lands is possible based on the following
requirements:
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•

Stormwater Management for the development will be designed in accordance with the
recommendations of the North Cambridge Business Park – Municipal Class Environmental
Assessment (NCBP MCEA) and East Side Lands (Stage 1 and Stage 2) Master Environmental
Servicing Plans (MESP) and will be required to provide individual lot level quality and quantity
controls to match the pre-development flow rates and quantity targets.

•

Stormwater quantity and quality control for the development will be maintained in a wet pond.
The facility will provide stormwater quantity and quality for the entire site under full developed
condition.

•

Lot level Stormwater quality control will be provided through the installation of low impact
development bio-swales, infiltration galleries which further enhance the overall stormwater
quality of the site.

•

Lot level Stormwater quantity control will be provided through the rooftop flow control roof
drains, parking and subsurface storage and the use of bio-swales to minimize the size of the
stormwater management pond.

•

Lot grading will be required to allow for the concept of stormwater management systems as
well as ensuring that a continuous overland flow route will maintain and discharge towards the
proposed stormwater management features (wet pond).

5.6 Geotechnical Study
EXP Services Inc. (EXP) was retained by Triovest, to conduct a Preliminary Geotechnical Investigation
for the proposed Draft Plan of Subdivision for the subject lands. The purpose of the report was to
determine the subsurface conditions to assist in the design and construction of the proposed site
development.
A total of 47 boreholes were drilled at locations throughout the site with a number within the proposed
Intermarket Road extension. Groundwater monitoring wells were installed at eleven locations (in
conjunction with the Hydrogeological Assessment).
Generally, the boreholes noted surficial sand, silty sand and sand and gravel underlain by sandy silt till
and/or clayey silt till.
The report concludes that the soils are suitable to accommodate the proposed development and, as
part of the report, EXP has provided geotechnical engineering guidelines to support the proposed
site development.

5.7 Slope Stability Assessment
A Slope Stability Assessment report was prepared by EXP Services Inc. (EXP) for the lands. The
proposed development is within an area regulated by the Grand River Conservation Authority.
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The slope profiles were examined for the slopes south of the storm water management facility along
Allendale Creek and cross sections were created at four locations to evaluate the slope profile at the
site.
The report recommended setbacks for future development:
•

Toe Erosion Allowance: 5.0m

•

Emergency Access Allowance: 6.0m from top of slope

•

Erosion Hazard Limit (Recommended Development Limit Setback): 6.0m from top of existing
slope.

If the above measures are met, then the soil conditions and site slopes at the site shall have a factor of
safety in excess of 1.40.

5.8 Preliminary Hydrogeological Assessment
and Water Balance Study
EXP Services Inc. (EXP) was retained to undertake a Hydrogeological Assessment and Water Balance
Study for the lands. The purpose of the Hydrogeological Assessment was to examine the
hydrogeological characteristics of the site by reviewing the Ministry of Environment, Conservation and
Parks (MECP) Water Well Records and reviewing the soils and groundwater information provided from
a series of sampled boreholes and monitoring for the site. Monitoring is planned to continue for the
next year during the various seasons.
The Preliminary Hydrogeological Assessment and Water Balance Study states that:
•

The domestic water supply in the local area wells is typically from the deep confined sand and
gravel aquifer as well as the limestone bedrock aquifer. The proposed site activities associated
with the development are not expected to significantly impact the potable water wells in the
area.

•

One shallow domestic water supply (located adjacent to the southwest corner of the site (25
Allendale Road) may show impacts due to site development. It is recommended that to
mitigate the issue that a new water supply well into deeper bedrock or deeper overburden
aquifer or connect to municipal services planned for the development.

•

Single Well Response Tests are consistent with the previous investigations for the area.

•

The hydraulic conductivity of sandy soils are 1x 10-5m/s.

•

In some central portions of the site, there is a low permeable clayey silt overlying a sandy silt
and sand aquifer.
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•

Site drainage generally follows site topography and drains to the Grand Rive via Allendale
Creek or to Freeport Creek to the east of the site. Freeport Creek Drains to Grand River.

•

Groundwater flow is in westerly direction towards Grand River.

•

Allendale Creek flows westerly towards Grand River and does not appear to have a significant
source from ground water based on groundwater elevations. Additional seasonal investigations
will continue over the course of the next year.

•

Monitoring wells will be maintained for ongoing study and are to be decommissioned in
accordance with O. Reg. 903 when no longer required.

•

During construction, short term impacts to the shallow groundwater may occur and may
require construction dewatering. A Permit to Take Water from the MECP may be required
during construction dewatering.

•

Site does not qualify as a Highly Vulnerable Aquifer. The Site is within a Significant
Groundwater Recharge Area with a vulnerability rating of 2 in the south western corner of the
site.

•

Secondary infiltration measures such as underground infiltration galleries are planned and will
be required to help improve the post development infiltration, and reduce post development
run-off.

•

Groundwater elevation and water quality monitoring is on=going with additional
hydrogeological interpretations to follow at a later date.

5.9 Preliminary Chloride Impact Study
The Chloride Impact Assessment is required by the Region of Waterloo as the subject lands are located
within a Significant Groundwater Recharge Area with a vulnerability score of 2. The purpose of the
study is to assess the impacts to the groundwater system (quality and quantity) and provide
recommendations to mitigate impacts.
The conclusions provided by EXP regarding the findings of their study includes:
•

Based on a conservative mass balance analysis, completed for the proposed development, the
expected average post-development groundwater chloride concentrations is 132 mg/L, which is
below the Reasonable Use Concept limit of 140 mg/L.

•

The mass balance analysis performed in this study is considered to be a conservative evaluation
since it does not included any dilution from groundwater already present in the system, any
flow through dilution effects, or any off-site effects, all of which would result in additional
dilution of the chloride infiltration.
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•

Based on the hydrogeological conditions, the site soils are permeable and extensive with the
capacity to infiltrate the derived flows, while likely not causing any adverse impact to local or
regional groundwater supplies.

•

Reductions in salt application rates at least 42% (1-29/50) would reduce the expected chloride
concentration in the groundwater at the site boundary to 77 mg/L, which is well below the RUC
limits. This can be accomplished through less salt application or the use of sand and salt
mixtures.

The report recommends that:
•

Salt Risk Management Plan be prepared and formalized with the Region for each site at the Site
Plan Approval stage.

•

That the maximum salt application rate of 29 g/m2/event, or an alternative equivalent mitigation,
be incorporated into the Site Plan Agreement for each industrial block.

5.10 Phase I and II Environmental Assessment
A Phase I and Phase II Environmental Site Assessment were undertaken for the lands by EXP Services
Inc. (EXP).
The Phase I Environmental Site Assessment completed in October 2018, was prepared through a
desktop review to assess the environmental condition of a site based on a review of historical and
current uses. Based on the findings of the review areas of potential environmental concerns were noted
both on and off site and included:
•

The application of pesticides on site in accordance with agricultural practices, as well as sod
growing operations.

•

Both residences were/are heated by heating oil, and there is a potential of leaks/spills during refilling the tanks.

•

Two AST’s were observed at 250 Allendale Road and noted to contain dyed diesel, a drum
containing an unknown substance.

•

A scrap metal pile.

•

Also, off-site is Loblaws Inc., located at 1105 Fountain Street North listed as a hazardous waste
generator. On this site a number of fuel spills have occurred near fueling islands (but is
considered low to moderate).

A Phase II Environmental Assessment was issued on December 21, 2018. The Phase II Environmental
Assessment used information derived from the geotechnical and hydrogeological assessment as well as
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additional bore holes around the ASTs and fueling drum. Four (4) boreholes and one (1) test pit were
drilled on site and groundwater monitoring wells were installed on site.
All analyses in the soil and groundwater samples collected as part of the investigation measured below
the 2011 MECP Table 2 SCSs. Based on these findings, all of the potential issues of environmental
concern outlined in the Phase I Environmental Site Assessment, both on and off site are considered to
be adequately addressed. In addition, the report recommends all remnant debris from the campfire
pits on both properties be removed from the site at the time of redevelopment.

5.11 Archaeological Assessment
Detritus Consulting Limited undertook a Stage 1, 2 and 3 Archaeological Study for part of the subject
lands located at 250 Allendale Road. Currently, only part of the Draft Plan of Subdivision has been
analyzed due to the sod farm currently operating at 105 Middle Block Road. Detritus Consulting will
conduct an assessment at 105 Middle Block Road following the removal of topsoil from the lands.
The Stage 1 Background Study was undertaken to evaluate all available information about the known
and potential archaeological heritage resources within the Study Area and to provide specific direction
for the protection, management and/or recovery of these resources.
The Stage 2 Property Assessment documented the archaeological resources within the Study Area and
determined whether the study area contains archaeological resources that require further assessment
and recommends appropriate Stage 3 assessment strategies for archaeological sites identified.
The Stage 2 study found a number of chipping detritus on site and one area (P2) which requires further
investigation through a Stage 3 Archaeological Assessment as it provides evidence of an activity area of
unknown function, occupied by Aboriginal people during the Middle Archaic Period.
The Stage 3 Assessment was conducted on December 17 and 18, 2018 and resulted in the
documentation of eight pieces of pre-contact Aboriginal chipping detritus from hand excavation of 11
test units. This resulted in a conclusion that the area should be interpreted as a small activity area
occupied seasonally by pre-contact Aboriginal people during the Middle Archaic period. Based on the
results of the Stage 3 assessment where the test units not yielding more than 10 artefacts, the site does
not fulfill criteria for additional archaeological investigation (Stage 4 Study) as it contains no further
cultural heritage value or interest.
It is recommended that the project be permitted to proceed without further heritage considerations.
An Archaeological Assessment for the balance of the lands has also been initiated with Stage 1 and 2
complete. Once the Assessment has been acknowledged by the Ministry, the documentation will be
provided to the City and Region.
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5.12 Cultural Heritage Impact Assessment
Report
The farm property at 250 Allendale Road is listed on the Heritage Properties Register. A Cultural
Heritage Impact Assessment has been prepared by MHBC which concludes that the draft plan of
subdivision does not negatively impact cultural heritage resources.
The report confirms that the subject land does not have contextual value as the original house was
previously removed and the layout of the buildings is disjointed.
The barn located on site is in reasonable condition, but is recommended to be removed and relocated
off site. If there are no willing recipients to dismantle and reuse the barn, the timber post, beans and
barn boards should be salvaged.
The report also recommends integrating some of the materials into the overall design of the Cambridge
Business Park, including using the field stone as part of the landscaping and that the wooden pulleys be
offered to a museum or historical organization to ensure conservation.
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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 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 the North Cambridge Business Park (Phase III) represents good
planning. For the following reasons, the proposed application is justified:
1. The proposed Plan of Subdivision proposes an industrial subdivision on designated lands within
the urban boundary. The subject land will be serviced by full municipal services, is 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, 2018.
3. The proposed Plan of Subdivision conforms to the Regional Official Plan, 2015 and the City of
Cambridge Official Plan (2018 consolidation) and site specific Zoning By-law.
Respectfully submitted,
MHBC

Dan Currie, MA, MCIP, RPP
Partner

Trevor Hawkins, M.PL, MCIP, RPP
Partner
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Appendix A: Draft Plan of Subdivision
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PART OF LOTS 15,16, 17 AND 18, BEASLEY'S BROKEN FRONT CONCESSION
(GEOGRAPHIC TOWNSHIP OF WATERLOO)
CITY OF CAMBRIDGE,
REGIONAL MUNICIPALITY OF WATERLOO
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