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1.0 INTRODUCTION 
MHBC Planning has been retained by Blacks Point Development to provide planning advice 
related to the redevelopment of the property municipally known as 211-215 Queen Street West, 
Cambridge, Ontario and legally described as Part of Lot 64, 65 and 67 Registered Plan 832 
(hereinafter referred to as the “subject lands”).  In order to permit the proposed redevelopment, 
amendments to the City of Cambridge Official Plan and Zoning By-law are required.   

The subject lands are located on the north side of Queen Street West, adjacent to Winston Blvd. 
They are irregularly shaped with frontage on Queen Street West and backing onto the Speed 
River, and have an area of approximately 2.44 hectares (6 acres).  The subject lands are presently 
developed with two existing buildings, a former textile factory and residential buildings 
associated with the factory.   

The proposal includes the adaptive reuse of the existing buildings and development of two new 
residential buildings on the eastern portion of the site. Vehicular and pedestrian access is 
proposed from Queen Street West. The development proposes to incorporate the 
recommendations of the City’s Cycling Master Plan to connect the lands to the downtown. 

The subject lands are located within the Urban Area and are designated Built-Up Area by the 
Regional Official Plan.  The subject lands are located within the Built-Up Area, and Regeneration 
Area as identified on Map 1A – Urban Structure of the City of Cambridge Official Plan.  A 
significant portion of growth forecasted for the City is to be accommodated on lands in the Built-
Up Area. Regeneration Areas are intended to transition from industrial uses to other uses over 
the horizon of the Official Plan. 

Implementation of the proposed redevelopment requires approval of an Official Plan 
Amendment and Zoning By-law Amendment.  The lands are recognized in the Official Plan as a 
Regeneration Area, and the intent of the Official Plan Amendment is to establish the new land 
use.  This planning report assesses the planning framework relative to the proposed use of the 
lands and includes the following: 

• An introduction and general description of the subject lands, surrounding uses and 
existing conditions to provide an understanding of the locational and policy context; 

• Overview of the proposed development and applications; 
• Description of the vision and design elements of the proposed development; 
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• Review of existing policy framework and assessment of consistency with the Provincial 
Policy Statement and conformity with the Growth Plan, Regional Official Plan  and the 
City of Cambridge Official Plan; 

• Consideration and integration of recommendations and conclusions from the supporting 
studies and reports. 

1.1 Pre-Consultation Meeting  

A pre-application meeting was held with the City of Cambridge and agencies on August 30, 2018. 
Pre-consultation application comments have been provided by the City of Cambridge and are 
attached as Appendix A.  

In addition to this Planning Justification Report, the following Technical Studies were identified 
in the pre-consultation record to form a complete application under the Planning Act: 

• Urban Design Brief • Functional Servicing Report 
• Environmental / Stationary Noise Study • Stormwater Management Report 
• Tree Management Plan / Vegetation Plan • Heritage Impact Assessment  
• Archaeological Assessment • Transportation Impact Study including 

TDM  
 
All required reports have been included with the application submission, and are summarized in 
Section 5.0 of this Report.  
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2.0 SITE DESCRIPTION & 
SURROUNDING LAND 
USES 

The subject lands are located in the northeast portion of the City of Cambridge, in the Hespeler 
Community. The subject lands are located on the north side of Queen Street West and directly 
south of the Speed River, and to the west of the Hespeler Core Area. Queen Street West is 
identified as an arterial road, as identified in Region of Waterloo Official Plan.  The location of 
the subject land is shown on Figure 1 of this Report. 

The subject lands are comprised of two parcels with a combined area of approximately 2.44 
hectares (6 acres) and contain portions of the former Dominion Woollens (former Silknit, 
Waterloo Textiles, and Len’s Mills) building and related residential buildings. The western 
portion of the subject lands is municipally known as 215 Queen Street West, and has an area of 
0.99 hectares (2.4 acres). This portion of the subject lands contains the former textile factory. 
The eastern portion of the subject lands is municipally known as 211 Queen Street West, and has 
an area of 1.45 hectares (3.6 acres).  This portion of the subject lands contains existing buildings 
being used for commercial uses, and open space and natural areas. Both portions contain some 
existing parking spaces.   

The entire length of the subject lands from east to west is approximately 360 metres. The subject 
lands are a previously developed, underutilized former industrial property and related 
residential uses within the City of Cambridge.  It is noted that the subject lands are also located 
in an area which the City of Cambridge has identified for regeneration and renewal. 

The subject lands are an isolated parcel of land north of Queen Street West and south of the 
Speed River, surrounded by natural heritage features and open space. A context plan is included 
as Figure 2 to this Report.  Generally, surrounding land uses include the following: 

NORTH:  Speed River and Chilligo Conservation Area on the opposite side of the river   

EAST:  Open space and natural features, commercial uses further to east as part of the 
Hespeler Core Area  
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SOUTH:  Queen Street West, residential neighbourhood consisting of existing single 
detached dwellings and townhouses dwellings south of Queen Street West 

WEST:  Open space and natural features, commercial uses further to the east as part of 
the Hespeler Core Area  

The site is an isolated parcel that is well surrounded by commercial uses and institutional uses, 
including schools. Centennial Public School and Jacob Hespeler Secondary School are located 
within a kilometre radius and walking distance of the subject lands.  The subject lands are also 
well located with respect to recreational uses and open space uses, and within a 10 minute walk 
to Victoria Park, Forbes Park and Bechtel Park.   

The subject lands are well connected to the road network, via Queen Street West to Hespeler 
Road (Highway 24), which is an arterial road and provides connection to Highway 401 eastbound 
and westbound.  The subject lands are also proximate to the existing public transportation 
systems along Queen Street West, which is serviced by the 51-Hespeler route which offers 
connections throughout the City to key locations, including Ainslie Terminal and Cambridge 
Central Station. Rapid transit service exists along Guelph Ave / Adam Street as iXpress Route 
203 – Maple Grove, which provides broader connections within the Region to key destinations 
including Cambridge Centre Station, Conestoga College Cambridge Campus and Conestoga 
College Doon Campus, and Sportsworld Station.  

In the future, Phase 2 of the Region’s ION light rail transit service is planned to travel from 
Sportsworld Station in Kitchener through Cambridge, to Hespeler Road.   

With respect to active transportation, sidewalk infrastructure exists along the south side of 
Queen Street West along the 215 Queen St W frontage, and along both sides of Queen Street 
West on the 211 frontage.  

In summary, the site is well-located in a residential neighbourhood in proximity to a range of 
non-residential uses including commercial, institutional and recreational uses.  The site is well-
connected to the collector road network, existing and planned active transportation routes and 
public transit.  
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3.0 PROPOSED 
DEVELOPMENT 

3.1 Vision  

The proposed development represents a high quality, vibrant mixed-used redevelopment that: 
places emphasis on the protection and enhancement of cultural heritage features, introduces a 
dynamic public realm and provides for a unique destination and gateway to the Hespeler core 
area. 

The design principles that have been considered in the development of the conceptual site plan 
follow five main themes: 

1. Cultural Heritage Integration  
2. Community Connectivity and Public Realm 
3. Built Form & Architectural Elements 
4. Embracing Natural Character  
5. Community Identity & Placemaking 

 

3.2 Conceptual Site Plan   

The proposed development is planned in two phases. The first phase includes the adaptive reuse 
of the existing textile factory and existing buildings on the subject lands with a mix of residential 
apartment units and commercial uses. The second phase is for the construction of a new 
residential building on the vacant eastern portion of the subject lands. Associated surface 
parking, landscaping and amenity space is also proposed, including connections to the 
waterfront. The conceptual site plan is enclosed as Figure 3.  

The proposed development is planned to be developed in two phases. The first phase proposes: 

• Redevelopment of the existing textile factory with a maximum of 140 condominium 
apartment units and approximately 1,900 square metres of ground floor commercial 
uses. 
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• Redevelopment of the existing one-storey buildings for approximately 1,430 square 
metres of commercial uses; 

• Waterfront trail redevelopment and landscaping;  
• Sidewalks throughout the development; and 
• Associated entrance and surface parking area of 260 spaces  

The second phase proposes:  

• The construction of a new residential building behind the existing one storey buildings 
with a maximum height of 4 storeys and approximately 20 units. 

• The construction of a new residential building on the vacant eastern portion of the 
subject lands with a maximum height of 8 storeys and approximately 110 units. 

Access and Parking  

One vehicular access to the site will be provided at the existing access from Queen Street 
adjacent to Winston Boulevard.  This access will cross the existing CN rail corridor and a 
conceptual design is included in the Rail Crossing Study, prepared by TNS and submitted with 
the applications.   

It should be noted that this driveway into the subject lands is owned by the City of Cambridge. 
A total of 260 parking spaces are proposed on the subject lands, including residential and 
commercial parking. The proposed uses on site make it appropriate for a shared parking 
arrangement between the residential and non-residential uses. A detailed breakdown of the 
proposed parking is included in Section 4.6 of this Report.  

Trail and Open Space  

A significant amount of open space and landscaped area is proposed on both the eastern and 
western edges of the subject lands, and existing informal trails and pathways existing around 
the site.  

The proposed development concept includes enhancing pedestrian connections throughout the 
site, including connections to the waterfront.  

 

 

 

 



Figure 3
Conceptual Site Plan
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3.3 Official Plan Amendment 

The proposal involves the redevelopment of underutilized industrial land for residential 
apartments and commercial uses, including ground floor commercial uses, with the potential for 
office space above the first storeys.  

The subject lands are designated Regeneration Area in the City of Cambridge Official Plan. This 
Regeneration Area contains industrial uses (among others) that are envisioned to transition to 
non-employment uses such as commercial and residential.  As such, the purpose of the proposed 
Official Plan Amendment is to redesignate the subject lands to the ‘High Density Residential’ 
designation. 

 

3.4 Zoning By-law Amendment  

The purpose of the proposed Zoning By-law Amendment is to implement the proposed Official 
Plan Amendment and establish site-specific regulations to permit a high quality, mixed use 
redevelopment.    

A special RM3CS5 zone is proposed to establish appropriate regulatory standards for the 
proposed development. In conformity with Section 2.1.3 of the Zoning By-law, the intention is 
that uses permitted in both zones will be permitted on the entirety of the subject lands, in any 
combination.  

The RM3CS5 zone, with site specific regulations, will implement the proposed High Density 
Residential designation of the subject lands.  The proposed site specific provisions proposed are 
as follows as part of the application and detailed in Section 4.6 of this report.  

• No minimum required lot frontage 
• No minimum required interior side yard along the western property limit  
• Minimum rear yard of 2 metres  
• Add ‘microbrewery’ as a permitted use  
• No loading spaces required  
• Permit a reduction in the required parking rate 

The Amendment will rezone the entirety of the subject lands to the RM3CS5 Zone.  
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4.0 POLICY ANALYSIS 
The following is a review of the Provincial and Municipal land use policy framework related to 
the subject lands, and how the proposal has met those considerations 

4.1 Provincial Policy Statement, 2020 

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

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

Settlement Areas  

Section 1.1.3.1 of the PPS states that Settlement Areas shall be the focus of growth and 
development, and that their vitality and regeneration shall be promoted. The proposed 
development is located within the City of Cambridge which is a designated Settlement Area. 
Further, section 1.1.3.2 states that land use patterns within settlement areas shall be based on 
densities and a mix of land uses which:  

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

which are planned or available, and avoid the need for their unjustified and/or economic 
expansion; 

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

• Support active transportation;  
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• Are transit supportive, where transit is planned, exists or may be developed; and  
• Are freight-supportive. 

As well, a range of uses and opportunities for intensification and redevelopment are 
encouraged.  

The proposed development provides an opportunity for both regeneration and intensification 
of a partially vacant and partially underutilized parcel of land, and existing building in a 
Settlement Area. The proposed development will provide residential units and commercial uses 
in an area that has existing municipal services and is well served by the road network and existing 
transit routes. The proposed development will have a density of 110 units per hectare and will 
provide a compact housing form, further minimizing the impacts on air quality and climate 
change.  

Housing 

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

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

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

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

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

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

The proposed development represents a compact form of development which will utilize 
existing infrastructure, including existing buildings. The proposal will offer commercial space, as 
well as a form of multiple residential housing, which is considered to be an efficient form of 
development that will contribute to the range and mix of housing types offered in the City of 
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Cambridge.  The proposed redevelopment will result in the intensification of lands where 
infrastructure and public services are available as well as where active transportation and transit 
systems exist, as well as the preservation and adaptive reuse of existing buildings.    

Public Spaces, Recreation, Parks, Trails and Open Space 

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

The proposed development includes sidewalk and driveway connections from the proposed 
development to the surrounding neighbourhood and GRT transit systems along Queen Street 
West. Internally, the proposed development contains sidewalks and is planned with a waterfront 
amenity area that provides residents with access to passive recreation opportunities.   

Sewage, Water and Stormwater 

As per Section 1.6.6.2 of the PPS, municipal sewage services and municipal water services are 
the preferred form of servicing for settlement areas. Intensification and redevelopment within 
settlement areas on existing municipal sewage services and municipal water services should be 
promoted, wherever feasible.  

The subject lands are serviced by existing municipal services. The Functional Servicing and 
Stormwater Management Report, prepared by MTE and submitted with this application confirm 
municipal servicing requirements can be satisfied and the site can be adequately serviced by 
existing municipal infrastructure.   

Transportation 

Section 1.6.7 of the PPS provides that transportation systems should be provided which are safe, 
energy efficient, facilitate the movement of people and goods and are appropriate to address 
projected needs. Land use patterns, density and mix of uses should be promoted that minimize 
the length of vehicle trips and support current and future use of transit and active transportation.  

The proposed development is for a mixed use development containing both commercial uses 
(office and retail), and residential uses. This form of development supports the overall objectives 
of the PPS, and will contribute to minimizing vehicle trips and supporting transit use in the area.  

The subject lands are located in proximity to an existing GRT bus route. The proposed 
redevelopment is appropriately connected to the existing road network via Queen Street West 
and Winston Blvd, with a signalized intersection. The proposed redevelopment contains 
sidewalks through the site in order to incorporate pedestrian connectivity to the existing 



211-215 Queen Street, Cambridge Ontario  13 
Planning Justification Report  February, 2021 

sidewalk network and to nearby transit options.  The subject lands are well served by and 
integrated with the existing transportation network.   

Cultural Heritage and Archaeology  

Section 2.6.2 of the PPS states that the development and site alteration of lands containing 
archaeological resources or archaeological potential shall not be permitted unless they have 
been conserved. A Stage 1 and Stage 2 Archaeological Assessment has been completed and 
submitted with the applications. The reports conclude that no further archaeological study is 
required. A summary of the report is included in Section 5.7 of this Report.  

A Heritage Impact Assessment has been completed to assess the existing buildings and impacts 
of the proposed development, and is submitted with the applications, and summarized in 
Section 5.5 of this Report. .  

Summary 

Based on the above, the proposed Zoning By-law Amendment is consistent with the policies of 
the Provincial Policy Statement.  

 

4.2 A Place to Grow – Growth Plan for the Greater Golden Horseshoe, 2020 

The 2020 A Place to Grow: Growth Plan for the Greater Golden Horseshoe (‘A Place to Grow’) 
came into effect on August 28, 2020. This Plan is the framework for implementing the Provincial 
Government’s initiative to plan for growth and development in a way that supports economic 
prosperity, protects the environment, and helps the communities achieve a high quality of life.  

The policies of A Place to Grow centre on the key themes of directing growth to Built-Up Areas, 
promoting intensification in strategic growth areas and a healthy mix of residential and 
employment land uses.  

Guiding principles of the plan include: 

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

• Prioritize intensification and higher densities to make efficient use of land; 
• Support a range and mix of housing options; 
• Improve the integration of land use planning with planning and investment in 

infrastructure and public service facilities; 
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• Provide for different approaches to manage growth that recognize the diversity of 
communities in the Greater Golden Horseshoe. 

Delineated Built-Up Area 

The subject lands are located within the Delineated Built-Up Area of the City of Cambridge. 
Section 2.2.2 of A Place to Grow identifies general intensification targets for the Built-Up area, 
stating that a minimum of 50 percent of all annual residential development will be built within 
the Delineated Built-Up Area. It is noted that, in accordance with Section 2.2.2.2, until the next 
municipal comprehensive review is approved and in effect, the annual minimum intensification 
target is that which is contained in the applicable municipal official plan. In the case of the Region 
of Waterloo, the minimum reurbanization target is 45% of all new development to occur within 
the built-up area.  

The proposed development is within the Delineated Built-Up Area and will contribute to the 
intensification targets of A Place to Grow. The proposed development will contribute to the 
supply of residential units in the area and optimize the use of existing infrastructure. 
Approximately 270 new dwellings are proposed to be developed on the subject lands which will 
achieve a density of approximately 110 units per hectare, which exceeds the minimum density 
target.  

The proposed development supports intensification within the Built-Up area of the City of 
Cambridge.  

Housing 

Section 2.2.6 of the Growth Plan provides policies to support the achievement of complete 
communities. Specifically, Section 2.2.6.2 states that municipalities will support the 
development of complete communities by: planning to accommodate forecasted growth to the 
horizon of this Plan; planning to achieve the minimum intensification target and density targets; 
considering the range and mix of housing options and densities of the existing housing stock; 
planning to diversify the overall housing stock across the municipality  

The proposed redevelopment will assist the Region of Waterloo and City of Cambridge in 
achieving the minimum density targets set out in the Growth Plan through the intensification of 
an underutilized site, and existing buildings. The proposed apartment units will contribute to the 
range and mix of housing options in the Region and in the City by offering a more dense housing 
form, while maintaining compatibility with the surrounding built neighbourhood. The proposed 
commercial uses, offices and retail will contribute to a complete community by complementing 
the residential uses on site, and offer live-work opportunities, and a built-in market for the retail 
uses, positively impacting these businesses.  
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The proposed development will make use of support existing transportation options, including 
public and active transit.  Compatibility considerations are included at Section 4.4 of this Report.  

Summary 

Based on the above, it is concluded that the proposed Zoning By-law Amendment conforms to 
the policies of the A Place to Grow.  

 

4.3 Region of Waterloo Official Plan (ROP) 

The Regional Official Plan (“ROP”) was approved by the Ministry of Municipal Affairs and 
Housing with modifications on December 22, 2010, and approved, with amendments, by Oral 
Decision of the Ontario Municipal Board on June 14, 2015.  The ROP outlines a vision for growth 
and development within the Region and establishes a number of general policies to plan and 
manage growth and implement provincial land use policy.  An overarching goal of the ROP is to 
promote balanced growth by directing a larger share of new growth to the Built-Up Area.   

The majority of the subject lands are designated Built-Up Area by the Regional Official Plan.  
Lands within the Urban Area are intended to accommodate the majority of growth within the 
Region to the year 2031.  A substantial portion of growth in the Urban Area is to be 
accommodated within the Built-Up Area.  The designation of the subject lands by the ROP is 
illustrated on Figure 4 to this report.  

Built-Up Area 

Section 2.B of the ROP provides that a substantial portion of growth will be directed to the 
existing Built-Up Area of the region through reurbanization. Section 2.C states that new states 
that new residential development occurring within the built boundary will contribute to the 
achievement of the reurbanization target.  Area municipalities are required to establish policies 
to ensure that a minimum of 45 percent of all new residential development occurring annually 
within the region as a whole will be constructed in the Built-Up Area.  

The majority of the subject lands is located within the Built-Up Area and represents a compact 
development with a proposed density of 110 units per hectare. The proposed development is 
subject to the General Development policies (Policy 2.D.1) of the Regional Official Plan.  The 
proposed amendment and conforms to these policies as they provide for development that:  

• Will accommodate residential growth within the Urban Area, and more specifically the 
Built-Up Area of the City of Cambridge;  



Figure 4
Map 3a - Urban Area
Region of Waterloo Official Plan, 2015
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• Will be serviced by municipal water, sanitary and stormwater services appropriately sized 
to accommodate the proposed development;

• Contributes to the creation of complete communities by adding a different housing type
than what is available in the surrounding neighbourhood, and introducing retail and
office uses;

• Represents a compact mixed use urban form that supports the use of existing transit,
walking and cycling;

• Does not negatively affect any existing natural or cultural heritage resources;  and,
• Respects the scale, physical character and context of the surrounding neighbourhood.

The proposed development will assist the Region in meeting the required reurbanization target. 
The proposed redevelopment has been designed to respect the surrounding residential uses; 
contribute to the range of dwelling types in the community; and utilize existing infrastructure.  

Summary 

The proposed development conforms to the Region of Waterloo Official Plan and no 
amendment is required. The proposed development contributes to the intensification target for 
the Built-Up Area.  

4.4 City of Cambridge Official Plan 

The City of Cambridge Official Plan (the Official Plan) was approved by the Region of Waterloo 
on November 21, 2012 as implementation of the ROP.  The following provides an assessment of 
the proposed application in the context of the Official Plan.     

The majority of the subject lands are located in the Built-Up Area on Map 1A of the Official Plan 
(Figure 5). The subject lands are designated Business Industrial and Natural Open Space System 
on Map 2 (Figure 6).  

The subject lands are also located within a Regeneration Area, as identified on Map 6 of the 
Official Plan (Figure 7). Regeneration Areas are one of the areas in the City of Cambridge where 
intensification is encouraged.  

A portion of the subject lands are within the Flood Fringe, as detailed below. 



Figure 5
Map 1a - Urban
Structure
City of Cambridge Official Plan, 2018
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Figure 6
Map 2 - General Land
Use Plan
City of Cambridge Official Plan, 2018
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Figure 7
Map 6 - Regeneration
Areas
City of Cambridge Official Plan, 2018
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Regeneration Areas 

Regeneration Areas are one of the areas in the built-up area of Cambridge where 
intensification is encouraged, and intended to attract a significant portion of future 
population and employment growth.  

Regeneration Areas are areas within the city where a transition from one use, such as industrial 
to another use is anticipated during the planning horizon of this Plan. Regeneration Areas will 
be the subject of planning studies to determine appropriate land use designations.  

Policy 2.7.3.3 identifies that Regeneration Areas are not considered to be employment 
areas, and therefore an employment land conversion is not required.  Applications for official 
plan amendments to expand the range of uses from industrial to other appropriate land use 
designations for sites within the Regeneration Areas will be considered in accordance with the 
policies of this Plan. 

The proposed applications will facilitate the transition of the subject lands from industrial to 
residential and commercial uses, including office and retail, and will also implement the overall 
objectives of the Official Plan.  

Policy 2.7.3.3 indicates that for the purposes of satisfying policy 2.7.2.1, Regeneration Areas 
are not subject to employment land conversions.   

Policies for economic development identified in Section 2.7.1.2 have been considered in 
the development of the proposal. The proposed development will provide for a mix and 
range of uses, including commercial and residential in a regeneration area, and help to 
diversify the economic base and supporting a range and choice of sites for employment uses. 
The proposed development is planned to provide employment opportunities, including 
commercial uses which will contribute to the creation of jobs in the City of 
Cambridge. The proposed development will also provide much needed housing units in 
Cambridge, by adaptively re-using a portion of a former industrial building, and the 
construction of two new buildings.  The proposed development will contribute to the City’s 
overall objectives of having more people live and work within or in close proximity to core areas.  

Business Industrial Designation 

The subject lands are designated Business Industrial by the City’s Official Plan, which recognizes 
the past and existing uses.  The Regeneration Area recognizes the previous textile factory uses, 
and associated commercial uses. The subject lands are proposed to be developed 
with residential apartment units, and commercial uses. Therefore, the proposed development 
does not conform to the Business Industrial designation of the Official Plan and a redesignation 
of the lands is required to permit the proposed development.  
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Natural Open Space System 

A portion of the subject lands are designated Natural Open Space System, which consists of 
Core Environmental Features, watercourses and shorelines, and the regulatory one-zone 
floodplain. This designation recognizes the maintenance of existing uses. The existing buildings 
on the subject lands are proposed to remain and be redeveloped for residential and commercial 
uses.  

The proposed residential building will be constructed entirely outside of the floodplain, and will 
minimize impacts on the natural heritage system.  

Height and Density 

The City of Cambridge Official Plan identifies that the maximum permitted height for 
Regeneration Areas is 8 storeys, and the maximum permitted densities is 2.0 Floor Space Index. 

The proposed development provides for the following: 

• Approximately 270 apartment units accommodating a density of approximately 110
units per hectare; and

• A Floor Space Index (FSI) of 1.24 which conforms to the Official Plan density targets for
Regeneration Areas.

The proposed development conforms to the maximum permitted height and density of the 
Official Plan, with a maximum proposed building height of 8 storeys, and an FSI of 1.24.  The 
maximum permitted building height is 8 storeys, and the maximum permitted density is an FSI 
of 2.0.  

Compatibility 

The Official Plan encourages development, including intensification, in a variety of locations, 
including residential communities, provided it is compatible with the location, density and other 
characteristics of neighbouring land uses.   The City will consider the policies outlined in Section 
8.4.2 when assessing the compatibility of proposed development.   

Section 8.4.2 has been considered in the overall development proposal, as follows: 

• The proposed development will have a maximum height of 8 storeys (Phase 2 building)
and an FSI of 1.24, which is appropriate for the subject lands and also within the Official
Plan permissions for Regeneration Areas.

• The subject lands are located in an area with a broad range of dwelling unit types,
including low and medium density residential uses along Queen Street West.  The
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proposed development implements the Regeneration Area and residential compatibility 
policies of the City’s Official Plan, including the maximum permitted height and density 
permissions.    

• The proposed development will be compatible with the surrounding residential uses. The 
proposed new building in Phase 2 will provide for a maximum height of 8 storeys, and 
will be well set back from Queen Street. This building location, height and massing will 
assist in achieving a transition between the existing building and new building. Finally, 
the development will benefit from existing grades, as all buildings will be at a lower 
elevation than Queen Street West, minimizing the impact and appearance of building 
height from other uses.  

• The proposed development will conserve, protect and enhance the existing cultural 
heritage resources by allowing for the redevelopment of the existing buildings, and new 
development that is compatible with the existing cultural heritage resources. 

• The proposed land uses, include residential apartment uses and commercial uses, which 
are an appropriate mix of uses for the subject lands, given the size, configuration and 
location.  

• While the proposed development is located within the Built-Up Area, and near the 
Hespeler Core Area, they are not adjacent to existing residential development. The 
existing and proposed buildings are well setback from Queen Street.  There is an existing 
residential community on the south side of Queen Street West, however, there is a 
significant elevation change, and lands owned by CN, as well as the right of way of Queen 
Street which create a buffer between the subject lands, and minimize any impact of the 
proposed development on adjacent lands.  

• The concept plan includes sufficient areas for on-site landscaping and buffering. Details 
regarding landscaping and lighting will be addressed at the site plan approval stage. The 
proposed phase two residential building will be well separated from the existing 
buildings, and will be sited and designed to minimize impacts of shadows and wind. A 
shadow study has been completed which does not identify and negative impacts. A copy 
of the shadow study is included as an Appendix to the design brief submitted with the 
application. 

• Noise, odour, dust and emission impacts have been considered. A Noise Assessment was 
prepared and has been submitted with the applications.  

• A Transportation Impact Study has been prepared by Paradigm, which is submitted with 
the applications, and summarized in Section 5.5 of this Report, and concludes that there 
are no negative traffic impacts. The internal driveway connected to Queen Street W will 
be designed in accordance with municipal standards and CN Rail requirements.  

• The parking reduction requested is within the range considered to be appropriate for 
similar forms of development, and is appropriate for a mixed use development.  
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• The transition of the proposed development and existing land uses has been considered,
and there are no adverse impacts on adjacent land uses.

Being compatible does not mean being the same as but rather speaks to existing in harmony 
with existing development. In summary, the redevelopment proposal addresses the 
compatibility criteria set out in the Official Plan and is considered to be compatible with the 
existing buildings, and surrounding neighbourhood, and will allow for the redevelopment and 
enhancement of cultural heritage resources.  

Location Criteria for Multi-Unit Residential Development 

The Official Plan encourages a range and mix of housing that is affordable with an objective 
being to accommodate the various housing needs of Cambridge residents. Policy 8.4.3 
encourages the use of lands in Regeneration Areas for multi-unit residential development to 
assist in meeting the objectives of the Official Plan. Multi-unit residential development is also 
subject to locational criterial set out at Section 8.4.3 of the Official Plan, and summarized as 
follows:  

• The subject lands are located on, and have a signalized intersection with a collector road,
Queen Street West, and the proposed traffic is not anticipated to impact the local road
network.

• The subject lands are located in close proximity to transit, and within walking distance
an elementary school and three parks.

• The subject lands contain two properties, one which is vacant, and together the parcels
are of sufficient size to accommodate the proposed buildings, range of uses and required 
traffic and access.

• Outdoor amenity areas will be provided, including the proposed waterfront trail.
Significant landscaping will be provided, including a proposal waterfront trail.
Landscaping details, including buffering, to be determined through a future site plan
application.

• A conceptual grading and servicing strategy has been developed for the proposed
development. The proposed grading will respect the existing grades along all property
lines.  Details are included in the Functional Servicing Report prepared by MTE, and this
report is summarized in Section 5.3 of this Report.

• The proposed development will maintain all existing buildings on the subject lands,
which are designated under the Ontario Heritage Act. A Heritage Impact Assessment has 
been submitted concurrently with the applications.

In summary, the proposed redevelopment represents the intensification of underutilized lands 
within the Built-up Area on lands designated in the Official Plan as a Regeneration Area to 
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encourage the transition from industrial uses to other uses, including commercial and 
residential. The development meets the policies in Sections 8.4,1, 8.4.2, and the locational 
criteria established at Section 8.4.3 of the Official Plan.  It has been planned in a sensitive manner 
and results in a redevelopment proposal that maintains and enhanced existing historical 
buildings, offers a high quality designed mixed use development, with residential and a range of 
commercial uses form at a density within the range permitted by the Official Plan.  

Intensification  

The City’s Urban Structure identifies how the City will grow over the long term. It contains 
policies that direct a minimum of 45% of all residential redevelopment to the Built-Up Area 
which will contribute to meeting and/or exceeding the Region reurbanization target. Section 
2.6.1.6 of the Official Plan provides policies to guide intensification within the built-up area 
Intensification in the Built-Up Area should be planned and design to: 

• support vibrant neighbourhoods, through the inclusion of a diverse and compatible mix 
of land uses, including residential and employment uses; 

• provide for a range and mix of housing that takes into account affordable housing needs;  
• incorporate high quality public open spaces;  
• support walking, cycling and transit;  
• support the cultural heritage of the area;  
• generally achieve higher densities than surrounding areas;  
• ensure an appropriate transition of built form to adjacent areas; and  
• maintain, enhance or wherever feasible and appropriate, restore the natural 

environment. 

The proposed development will result in the redevelopment of an underutilized parcel of land 
within a predominantly developed neighbourhood located within the Built-up Area of the City. 
The proposed redevelopment will support these objectives by establishing a vibrant, mixed use 
redevelopment, and enhancing cultural heritage resources.  The proposed development will 
provide residential uses, and commercial uses which will provide for both residential and 
employment growth in the built-up area of Cambridge, and contribute to a transit supportive 
density. 

The proposed development has been designed to support walking and cycling through 
appropriate pedestrian infrastructure and connections to the existing active transportation and 
public transit network.  The proposed redevelopment will contribute to the range of housing in 
the community and will provide for apartment units as a built form, and condominium units as a 
tenure.  The proposed development has a density of 110 units per hectare which is higher than 
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the densities of surrounding neighbourhood, but comparable to recently approved development 
projects in the City of Cambridge.  

To ensure that the proposed redevelopment results in an appropriate form of intensification, a 
compatibility range and mix of uses on the subject lands has been an important factor in the 
design of the development.  The proposed redevelopment represents intensification that will be 
well designed and compatible with the location, density and characteristics of the surrounding 
community.  

Transportation and Servicing  

The Official Plan provides objectives and policies to create successful transportation and 
infrastructure development in the City. Networks and roadways provide a critical component to 
safely and efficiently move people and goods. 

Road Network 

The proposed development provides connection to Queen Street West which is identified as a 
Collector Road on Map 7a of the Official Plan (Figure 8). Collector Roads are intended to provide 
public transit and collect local traffic for distribution to major arterial roads and, bicycle lanes are 
encouraged.  

Transit 

Queen Street West is serviced by GRT Routes, as detailed in Section 2.0 of this Report Map 7b 
of the Cambridge Official Plan (Figure 9) identifies the Regional Transit Network. Guelph Ave / 
Adam Street is identified as the planned transit network for higher order transit. This is 
approximately 900 metres from the subject lands and will provide connectivity throughout the 
City. 

Overall, the redevelopment and intensification of these lands will support transit ridership for 
existing and planned transit routes in the area, by providing a range and mix of uses at a density 
of 110 units per hectare.  

Active Transportation 

Developments that support active transportation and enhance the provision of safe facilities for 
pedestrians and cyclists are supported by the City and the Region. The proposed development 
supports active transportation and provides sidewalks throughout the proposed development, 
and sidewalk connections to Queen Street West and the planned waterfront trail.  



Figure 8
Map 7a - Major
Transportation
Facilities and Hydro
Corridors
City of Cambridge Official Plan, 2018
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Figure 9
Map 7b - Regional
Transit Network
City of Cambridge Official Plan, 2018
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Indoor secure bicycle parking is proposed for the proposed development to support both the 
commercial and residential uses. Short term spaces will be provided in key locations on the site, 
such and in proximity to residential and retail building entrances, and near the waterfront.  

The City’s Cycling Master Plan was recently completed in March, 2020 and identifies the long 
term vision for cycling infrastructure in the City. The following medium and long term priority 
routes are identified in proximity to the subject lands (Figure 10).  

• Medium Term (6-10 years) – Connection over the Speed River to Chilligo Conservation
Area

• Long Term (10-20 years): Queen Street West towards Hespeler Core Area

The Hespeler Pedestrian Bridge Environmental Assessment has been identified in the City’s 
2021 budget as a key project. The project proposes an Environmental Assessment (EA) for a 
cycling and pedestrian bridge across the Speed River in Hespeler, which will provide connectivity 
and accessibility to the proposed development and the Core.  

Over the medium to long term (10-20 year horizon), the active transportation connections 
surrounding the subject lands are planned to improve. The proposed mixed use development 
will provide both a density and mix of uses which will support active transportation.  

Parking 

Policy 2.6.1.7 of the Official Plan provides policy direction on parking for development in built-
up areas. The development of land or existing buildings in Regeneration Areas is encouraged for 
mixed uses such as residential with office, commercial, and business uses. This policy identifies 
that the City may provide support for mixed use development by providing incentives such as 
reductions in the parking requirements for the residential component of mixed use projects.  

Reduced parking, and shared parking for the various mix of uses are proposed, and detailed in 
Section 4.6 of this Report, and in the associated Traffic Impact Study prepared by Paradigm.  

Servicing 

The proposed development and is located within the Urban Area Boundary and will efficiently 
utilize existing City and Region infrastructure water and waste water systems. Policy 6.1.6.6 
states that the City will support the allocation of servicing capacity to achieve density targets 
identified by the City, Region and Province. Intensification and redevelopment projects that 
meet or exceed the City targets for people/jobs per hectare are identified as a high priority in the 
City’s Official Plan. The analysis and findings contained in the Functional Servicing Report 
submitted in support of the proposed development confirm that the subject lands can be 
serviced by municipal infrastructure.   



Figure 10
Cycling Network
Priorities
City of Cambridge Cycling
Master Plan, 2020
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Natural Features and Floodplain 

Map 9 of the Official Plan identifies Regional Environmental Features. Portions of the subject 
lands are identified as ‘Significant Valleys’ of the Speed River. Policy 3.A.2.15 of the Official Plan 
identifies that the City / Region/ GRCA will collaborate in an effort to maintain the Canadian 
Heritage River national recognition of the Grand and Speed Rivers by identifying, conserving, 
interpreting and enhancing cultural heritage resources of recreational and scenic value. The 
existing cultural heritage resources on the subject lands will be maintained, and views and 
connections to the river will be enhanced where feasible.  

Map 10 of the City’s Official Plan identifies floodplains, which includes a portion of the subject 
lands, as shown on Figure 10. The subject lands are regulated by the Grand River Conservation 
Authority, and a portion of the lands are within the floodplain.   

Section 3.B.6.1.1 of the Official Plan provides policy direction for floodplains.  The floodplain on 
these properties are identified as being within the floodway-flood fringe area of the Hespeler 
Two-Zone floodplain policy area, in the City of Cambridge's Official Plan Map 11, as shown on 
Figure 11 and 12.  

There are areas of ‘Flood Fringe’ on the western portion of the property. This portion of the 
property is proposed to maintain the existing built form, and permit the conversion to residential 
units. Policy 3.B.6.1.1.17 g) of the Official Plan identifies that the conversions of non-residential 
buildings in the flood fringe to residential use may be permitted provided that the requirements 
of policies a) through f) above are satisfied. These policies and requirements are satisfied as 
detailed below:  

• A permit will be required from the GRCA to permit the proposed redevelopment
• A letter from a structural engineer will confirm the flood proofing requirements of the

building.
• Any new habitable floor space of the proposed residential units (habitable space) in the

existing building will be located above the regulatory flood elevation (RFE) and safe
access will be provided above the regulatory flood elevation. No full basements or
dwelling units are proposed below the RFE.

• Access for emergency purposes is not prevented to the subject lands, as some of the
entrances to the building the parking and access areas are not located within the flood
fringe.

The Two-Zone floodway-flood fringe concept is selectively applied to portions of the floodplain 
where development could potentially occur without adverse impacts on flood flows, flood 
elevations or adjacent structures. Development in the floodway shall be restricted to uses 



Figure 11
Map 10 - Floodplains
City of Cambridge Official Plan, 2018
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Figure 12
Map 11 - Preston,
Hespeler, and Groff
Mill Creek Two-Zone
Floodplain Policy
Areas
City of Cambridge Official Plan, 2018
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identified in Policy 3.B.6.1.3 and to minor additions or alterations to buildings existing as of the 
date of adoption of this Plan in accordance with the criteria outlined in Policy 3.B.6.1.11 a) to c) 
inclusive. 

The proposed redevelopment of the existing building for residential uses, does not propose any 
additions or changes to the footprint of the building, and proposes only the conversion to 
residential uses, which satisfies the criteria outlined above.  

The limits of the floodplain elevations have been confirmed across the subject lands, in 
consultation with the Grand River Conservation Authority (GRCA), and through a survey 
completed by MTE.  

Phase two, the proposed new buildings will be located outside of the floodplain on the property, 
and impacts are not anticipated.  

Affordable Housing 

Section 8.4.1.2 of the Official Plan requires that where a development application contains two 
hectares or more of developable land and proposes residential uses, a minimum of 30 percent of 
new residential units are required to be planned in forms other than single-detached and semi-
detached units.   

The subject lands have an area of 2.44 hectares, however, a significant portion is not 
developable land due to natural feature constraints, including floodplain.  Net of undevelopable 
lands, the site is less than 2 hectares and these policies should not apply. However, it is important 
to note that unit types other than single-detached and semi-detached units are proposed, and 
achieve the intent of the City’s policy.  

Urban Design  

Section 5.1 of the Official Plan provides details urban design policies which generally encourage 
a high standard of urban design.  These policies apply to all development within the City. An 
Urban Design Brief has been prepared in support of the proposed redevelopment and includes 
a detailed assessment of the proposal in the context of the policies of the Official Plan. 

 Generally, the proposed development will be designed as a safe, attractive, pedestrian friendly 
mixed-use development, with high quality building and site design, and sensitive to the existing 
cultural heritage resources.   

Given the location and importance/prominence of the subject lands and the existing buildings, 
a high level of urban design and materials will be incorporated into the proposed development, 
and are detailed in the Urban Design Brief submitted with the applications.  
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Official Plan Summary 

The subject lands are currently designated Employment Lands and Regeneration Area. The 
Employment Lands designation does not permit residential or commercial uses, and a 
redesignation of the lands is required. The Regeneration Area policies in the Official Plan 
contemplate the transition of these lands from traditional industrial uses to a mixed use 
development over the long term.  

The review and analysis of the Official Plan, confirms that the proposed High Density Residential 
designation is appropriate. High Density Residential will permit the proposed mixed use 
development. The proposed development has a Floor Space Index of approximately 1.24 which 
is within the range permitted by the High Density Residential and Regeneration Area 
designation, of 0.5 – 2.0.  The proposed development has been assessed in the context of the 
compatibility and intensification criteria established by the Official Plan and is considered to be 
compatible with the form of development in the surrounding neighbourhood.  

The proposed development represents the intensification of an underutilized parcel of land 
within the Built-up Area and will contribute to the intensification targets established by the 
Region of Waterloo Official Plan.  The proposed redevelopment conforms to the objectives of 
the City of Cambridge Official Plan related to intensification, and the proposed amendment to 
a High Density Residential designation achieves the objectives of the Regeneration area policies 
and implements the Official Plan.   

4.5 City of Cambridge Zoning By-law 

The City of Cambridge Zoning By-law 150-85 (“By-law 150-85”) was originally approved on 
October 27, 1986 and has since been amended. By-law 150-85 is the in-force Zoning By-law for 
the City of Cambridge.   By-law 150-85 zones the subject lands, as shown on Figure 13: 

• General Industrial (M3);
• General Industrial (M3) site specific 4.1.24 which permits a maximum of 1580 m2 gross

leasable commercial floor area in the existing buildings on the subject lands; and
• Open Space (OS1)

To permit the proposed development, a Zoning By-law Amendment is required to conform to 
the proposed High Density Residential designation with additional permitted commercial uses, 
to permit the mixed use redevelopment, as detailed below.  

It is noted that, the City of Cambridge is presently undertaking a review of the City’s Zoning By-
law to implement the City of Cambridge Official Plan. A final draft of the Zoning By-law was 
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released in May 2019 (the Draft By-law), however it has not been approved and is not in force 
and effect.   

The Draft Zoning By-law proposes to zone the subject lands M3. Similarly to the existing by-law, 
this zone would not permit the proposed mixed use development. The proposed development 
has considered the Draft By-law, specifically with regard to design and parking standards.   

This section will provide an overview of the proposed zoning by-law amendment to By-law 150-
85.  Analysis of the nature of the amendment that would be required to the Draft By-law is also 
included, for information purposes.  Given that the zoning by-law amendment application for 
the subject lands has been submitted prior to approval of the Draft Zoning By-law, By-law 150-
85 will continue to apply to the subject lands in the event that the Draft Zoning By-law is 
approved prior to Council’s consideration of this application.   

4.6 Proposed Zoning By-law Amendment  

The City of Cambridge Zoning By-law 150-85 defines mixed commercial-residential 
development as: 

 “a development project containing both commercial and residential floor space conceived 
and designed as a single environment in which both commercial and residential amenities 
are provided” 

It is noted that the proposed development has been designed generally in accordance with the 
zoning regulations of the RM3 zone contained in the City’s Zoning By-law, however, it is 
recognized that the buildings are existing.  The proposed Zoning By-law Amendment intends to 
implement the Official Plan and represents current standards for development in the City of 
Cambridge.   

The RM3 zone permits apartment house dwellings.  The CS5 zone permits a range of non-
residential uses including: grocery store, variety store, retail commercial establishment, 
hairdresser, business and professional office, food services establishment (includes a restaurant, 
café), laundry or dry cleaner establishment, service commercial etc. The CS5 zone generally 
encompasses the proposed non-residential uses.  

A special RM3CS5 zone is proposed to establish appropriate regulatory standards for the 
proposed development, as shown on Figure 14. In conformity with Section 2.1.3 of the Zoning 
By-law, the intention is that uses permitted in both zones will be permitted on the entirety of 
the subject lands, in any combination.  
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The RM3CS5 zone, with site specific regulations, will implement the proposed High Density 
Residential designation of the subject lands.   

The following site specific provisions will be required as follows based on the RM3 and CS5 
zoning permissions and the proposed development:    

• No minimum required lot frontage 
• No minimum required interior side yard along the western property limit  
• Minimum rear yard of 2 metres  
• Add ‘microbrewery’ as a permitted use  
• No loading spaces shall be required  
• A reduction in the proposed parking rate  

It should be noted that notwithstanding the creation of lot lines by the registration of a 
condominium or approval of a consent application, the zoning regulations for the proposed 
mixed-use development in the RM3CS5 Zone and parking requirements, shall be applied to the 
entirety of the lands zoned RM3CS5, not the individual lots created through a condominium or 
consent approval; provided however, that the whole of the project is capable of full compliance 
with all the provisions of this By-law or any details in the site-specific By-law for the entirety of 
the lands. 

Parking Regulations  

The following table provides a summary of the proposed parking per use, based on the current 
parking regulations, in Section 2.2.1 of the Zoning By-law.  We have reviewed parking 
requirements of the current draft by-law and considered the shared parking consideration, here 
are the proposed parking rates, as detailed in the TIS prepared by Paradigm:  

USE UNITS / 
AREA  (m2)  

REQUIRED 
PARKING 
RATE (150-85) 

REQUIRED 
PARKING 
RATE (Draft 
By-law) 

REQUIRED 
PARKING 
SPACES 

PROPOSED 
SPACES  

Residential  270 units  1 space per 
dwelling unit; 
plus 1 space for 
each 4 
dwelling units 
for visitors 
only 

1.25 (includes 
visitor) 

338 spaces  

Commercial  952 square 
metres  

2.5 spaces / 
100 m2  

2.5 spaces / 
100 m2  

24 spaces  

Total 270 units   338 362 spaces 260 spaces 
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A total of 260 parking spaces are proposed. The intent is for commercial parking spaces and 
visitor parking spaces to be shared. The overall breakdown of the proposed parking per use will 
be determined through the application process.  

4.7 Zoning By-law Amendment Justification  

The following provides a rationale for the site specific provisions requested. These site specific 
provisions recognize the locations of the existing buildings on the subject lands, and will 
contribute to a mixed use development with a range of uses.  

1. No minimum required lot frontage to recognize existing condition 
The request to remove the minimum required lot frontage is required to reflect the 
existing conditions of the subject lands. There is no legal frontage onto Queen Street 
West.  
 

2. No minimum required interior side yard along the western property limit to 
recognize existing condition 
The request to remove the minimum required interior side yard setback along the 
western property limit is required to reflect the existing conditions of the subject lands. 
The existing building is currently located at the 0m lot line and is proposed to remain.  
 

3. Minimum rear yard of 2 metres to recognize existing condition 
The request to remove the minimum required rear yard is required to reflect the existing 
conditions of the subject lands. The existing building is currently located 2 metres from 
the rear lot line and is proposed to remain.  
 

4. Add ‘microbrewery’ as a permitted use  
The addition of a microbrewery will contributes to the development of a complete 
mixed use community 

 
5. Parking Reduction  

The proposed parking rate of 260 spaces, is less than the by-law required 362 spaces, and 
based on the TIS prepared by Paradigm, is determined to be adequate based on the 
assessment of requirements in other municipalities, alternative parking demand 
assessment for the different land uses (shared parking), and TDM opportunities for 
reducing the parking demand. The details of the proposed parking rate are included in 
the TIS, submitted with the application, and summarized in Section 5.5 of this Report.  
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6. No Loading Spaces Required  
Given the existing built form of the subject lands and the proposed uses, loading is 
intended to be minimal and will be feasible in front of the buildings.    

Based on the foregoing, the proposed Zoning By-law Amendment appropriately implements 
the High Density Residential designation of the Official Plan.  
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5.0 SUMMARY OF 
TECHNICAL REPORTS 

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 applications.  

5.1 Urban Design Brief 

An Urban Design Brief has been prepared by MHBC. The purpose of this brief was to establish 
the vision for the redevelopment, and assess the development in the context of the City of 
Cambridge's policies, regulations and standards related to the development in the community. 
The study concluded that the proposed development will:   

• Provide a mixed-use destination community on an underdeveloped site located along 
existing transit routes, with direct access to services and amenities within the 
surrounding community; 

• Contribute to visual interest along Queen Street West, through building design and 
streetscape design cohesively integrates with the surrounding community; 

• Encourages safe and healthy connections and interactions through a pedestrian-scaled 
design that is supportive of active transportation uses; 

• Create a community identity through a consistent design approach to architectural and 
landscape design that bind together with visual image and character of the site; 

• Provide opportunities for additional social interaction through the design of the public 
and private realm that is functional, attractive and well integrated into the vision for the 
community; 

• Conform to Official Plan policies, including the urban design policies set out in Section 5 
of the Official Plan, and incorporate zoning provisions to implement the appropriate 
design and development of the site. 
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5.2 Heritage Impact Assessment  

A Heritage Impact Assessment (HIA) has been prepared by MHBC Planning in support of the 
redevelopment. The HIA provides for the following conclusions and recommendations: 

Summary of Mitigation Recommendations  

Phase 1:  

• The details of alterations to the existing buildings in Phase 1 of the proposed 
development should be advised through a Conservation Plan at the Site Plan Approval 
phase or prior to Building Permit to assess the proposed alterations in context of the 
cultural heritage attributes; 

• The existing building should be documented with photographs to supplement the 
historic record, as may be required, when there is a full understanding of the alterations 
that are proposed. This will occur prior to Building Permit. 

• That the future Site Plan and Landscape Plans include consideration for commemoration 
of the history and cultural heritage value of the site, as described in the Urban Design 
Brief that has been prepared for the subject lands. The commemoration will provide 
information on how the history and cultural heritage value of the site can be interpreted, 
including historical plaques, and/or landscape features; 

• Designation By-law No. 353-87 should be amended following the completion of Phases 1 
and 2 of the proposed development in order to: 

o Conform to the Ontario Heritage Act; 
o Provide a revised description of the site; 
o Provide a revised summary of cultural heritage value or interest; and  
o Provide a revised list of heritage attributes. 

• There is potential for vibration impacts due to grading and construction. A temporary 
protection plan may be required to inform recommendations of the Conservation Plan 
at the time of Site Plan Approval, depending on the nature of construction activities in 
proximity to the existing buildings. 

 
Phase 2:  

• No mitigation measures are recommended with the development of the proposed new 
buildings (Phase 2). 
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Conclusions and Recommendations 
 
The HIA provides for the following conclusions and recommendations:  

• No major adverse impacts are anticipated as a result of the proposed development. 
• The proposed development of the subject lands includes the retention and conservation 

of all existing buildings of cultural heritage value or interest in the form of rehabilitation 
in order to facilitate adaptive re-use. 

• The concept of the proposed development is supported as it intends to retain the 
heritage attributes identified in this report and conserve them over the long-term. 

• A range of impacts were identified as a result of the proposed development, from 
beneficial to minor.  

o Beneficial impacts are related to repairs to the building through the proposed 
development and the amendment of the existing designation By-law after the 
development is completed in order to bring it into conformity with the Ontario 
Heritage Act.  

o Negligible or neutral adverse impacts include those related to the minor 
alterations to allow for the adaptive re-use of the building. These alterations will 
not diminish the character of the building, provided that repairs and alterations 
are carried-out appropriately.  

• A Conservation Plan is recommended as part of the Site Plan Approval process, prior to 
building permit issuance.  

  

5.3 Functional Servicing & Preliminary Stormwater Management Report 

A Functional Servicing and Stormwater Management Report has been prepared by MTE in 
support of the proposed development. The purpose of this report is to examine existing 
conditions and existing services and propose a grading and servicing strategy for the 
development as well as preliminary stormwater management design.  Based on the analysis 
contained in the report, it was concluded that: 

• The proposed grading design will respect the natural topography of the site to achieve a 
reasonable cut/fill balance where possible; 

• Existing municipal infrastructure for water is available along Queen Street West; 
• Existing municipal infrastructure for sanitary is available adjacent to the CN Railway; 
• The storm sewer outlet will be a new headwall discharging directly to Speed River; 
• The SWM criteria for quantity control can be satisfied with the implementation flow 

control roof drains, an online orifice plate on the storm sewer system and a weir; and, 
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• The SWM criteria for quality control can be met through the installation of an oil-grit 
separator.   
 

Additional grading, servicing and stormwater management details will be provided during 
detailed design. 

 

5.4 Environmental Noise and Vibration Impact Study  

An Environmental Noise and Vibration Impact Study has been completed by DBA in support of 
the proposed development.  The report provides the following recommendations:  

• The following noise control measures are required for this development:  
o Appropriate ventilation requirement and Warning Clauses be inserted into 

the Offers and Agreements of Purchase and Sale or Lease for all residential 
Units. Section 5, Table 7 & Section 6.4 CN Rail Warning Clause).  

o Table 6 recommends acoustically tested windows, brick veneer or masonry 
equivalent for all exterior walls for the proposed building to be constructed 
for R3 & R4.  

• It is recommended that a Qualified Acoustical Consultant prepare an Addendum to 
this report, demonstrating that the required noise control measures (that is, 
appropriately selected windows, walls, and doors have been incorporated into the 
builder’s plans, prior to issuance of a building permit.  

• Prior to issuance of an occupancy permit, it is recommended the Qualified 
Acoustical Consultant certify that the approved noise control measures have been 
property installed. 
 
 

5.5 Transportation Impact Study  
A Transportation Impact Study (TIS) has been prepared by Paradigm Transportation Solutions 
Limited in support of the redevelopment. The TIS provides the following key conclusions: 

• Existing Traffic Conditions: All study area intersections are currently operating within 
acceptable levels of service.  The eastbound left and westbound right-turn movements 
at Queen Street and Adam Street/Guelph Avenue are operating with 95th percentile 
queues exceeding the available storage. 

• Development Trip Generation:  The development is forecast to generate 101 and 154 
trips during the AM and PM peak hours, respectively.  
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• 2022 Background Traffic Conditions:  All study area intersections are forecast to 
operate with similar levels of service to the existing traffic conditions, except for queues 
at the southbound left-turn movement at Queen Street and Adam Street/Guelph 
Avenue. 

• 2022 Total Traffic Conditions:  All study area intersections are forecast to operate with 
similar levels of service to the 2022 background traffic conditions. 

• 2027 Background Traffic Conditions:  All study area intersections are forecast to 
operate with similar levels of service to the 2022 background traffic conditions. 

• 2027 Total Traffic Conditions:  All study area intersections are to operate with similar 
levels of service to the 2027 background traffic conditions.   

• Remedial Measures: No roadway or intersection modifications are required to 
accommodate the proposed development.  However, at the intersection of Queen Street 
and Adam Street/Guelph Avenue, the existing storage lengths of the east bound left-turn 
lane and westbound right-turn lane will each require a 40-metre storage to 
accommodate queuing under existing and future traffic conditions. It is noted that the 
above queuing problem is an existing condition independent of the proposed 
development.  

• Transportation Demand Management:  The subject development is assessed to be 
TDM supportive based on the TDM Checklist applied to developments in the City of 
Cambridge.  The following TDM measures are identified in the development: 

o Internal walkways with connections to the municipal sidewalk network; and 
o Unbundling parking spaces from the sale/rent of dwelling units. 

• Additional TDM measure appropriate for the development include: 
o Safe well-lit and attractive walkways for pedestrians throughout the site 

including pavement markings for a pedestrian crossing at the railway; 
o Weather protection, barrier free access and seating at main building entrances; 
o Minimum 82 long-term and 13 short-term bicycle parking spaces on site; 
o Minimum of one carshare parking space in a premium location on site;  
o Provide a feasible number of Electrical Vehicle (EV) ready parking spaces;  
o Resident TDM coordinator, either an interested individual or property manager, 

to support all on-site TDM programs;  
o Welcome package to residents and employees that informs them of available 

transit and active transportation infrastructure in the area; and 
o Wayfinding signage posted in the lobby and near entrances. 

• Parking Justification:  The development will provide a parking supply of 260 spaces, 102 
spaces fewer than the 362 spaces required under the Zoning By-law. The proposed 
parking supply is justifiable for the development based on the following considerations: 

o Parking requirements in other Ontario municipalities;  
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o Observed 60-70% parking utilization in standalone apartment developments in 
other municipalities; 

o ITE parking rates;  
o Existing non-auto usage (8%) and non-auto ownership in apartments (8%) within 

the study area; and 
o Potential for reducing actual parking demand due to implementing TDM 

measures in the development, including unbundled parking, promotion of transit 
usage and car share opportunities.  
 

5.6 Rail Crossing Study 

A Rail Crossing Study has been prepared by True North Safety Group. The preparation of the 
report included a review of the rail operational data, an office review of the existing conditions, 
on site field investigations and identification of potential mitigation measures to address safety 
concerns and potential non-compliances with regulations, standards, policies and practices.  

Recommended Remedial Measures 

Due to the proximity of an at-grade railway crossing to the proposed development at 215 Queen 
Street West, the City of Cambridge identified the need for a rail crossing study to be conducted. 
Our assessment of this site indicates that:  

• The proposed changes to the existing property involve converting the industrial building 
into a residential and office building and constructing new retail and residential 
buildings. 

• To bring the existing crossings into compliance with the GCR and applicable standards, 
the installation of flashing lights and bells along with minor remedial measures will need 
to be implemented before August 2021. 

• For the installation of flashing lights and bells at the crossing, the Roadway Owner and 
Rail Authority would likely be eligible to the Transport Canada funding program, as part 
of which safety improvements at crossings are eligible for contributions of up to 80%. 

• To accommodate the proposed development, the following remedial measures are 
recommended: 

o Create a stop-controlled intersection at the internal intersection with stop signs 
on each approach except the northbound approach. 

o Reconfigure the internal intersection adjacent to the track to minimize the 
number of conflict points and remove the connection. 
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o Locate the internal intersection adjacent to the track as far as possible from the 
rail corridor. 

o Install a mountable median or paved area at the side of the north-south roadway 
designated for drivers to stop in for emergency parking. 
 

5.7 Stage 1 and 2 Archaeological Assessment  

Fisher Archaeological Consulting has prepared a Stage 1 and 2 Archaeological Assessment for 
the subject lands.  

As a result of the Stage 1: Background Study, the Study Area was determined to have high 
potential for the recovery of archaeological resources based on its proximity to water and 
documented historical use in the nearby area. The western half of the property has been 
modified in the late 19th and early 20th centuries as the factory complex underwent repeated 
expansion. The eastern half of the property has been less impacted and features brushy 
vegetation on the margin of the Speed River. 

The western half of the Study Area was judged to have no archaeological potential due to the 
modern disturbance. The eastern half of the Study Area was subjected to Stage 2: Assessment 
using systematic shovel testing. No archaeological artifacts or sites were found. Nothing 
archaeological having Cultural Heritage Value or Interest (CHVI) was noted. 

Therefore, FAC recommends the following that the Study Area has been adequately assessed. 
Those areas that have been identified as having no archaeological potential do not require 
further archaeological work. Those areas identified in the Report as having archaeological 
potential have been subjected to Stage 2: Assessment following the Standards and Guidelines 
(MHSTCI 2011) and nothing having CHVI was found. No further archaeological work is 
necessary. 
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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 Zoning By-law Amendment 
application follow the Planning Act statutory requirements.  The following points of public 
consultation are proposed: 

• A public meeting advertised by the City and heard by the Planning Committee.  
• Direct written responses to comments raised through the public consultation process will 

be provided to City Staff for their review and consideration in the preparation of a City 
Staff Report.  

• Preparation of a City Staff Report, with the Report to be available to the public in advance 
of City Council’s consideration of the applications.  It is understood that City Staff will 
post information on the City’s website for public review.  This will include the City Staff 
Report and may also include technical studies and reports prepared in support of the 
applications.  

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

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

The consultation strategy proposed will provide members of the public with opportunities to 
review understand and comment on the proposed Zoning By-law Amendment application.  The 
consultation strategy will be coordinated with City Staff and additional opportunities for 
consultation will be considered and may be warranted based on the input received.    
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7.0 SUMMARY & CONCLUSIONS 
The purpose of this Planning Report was to evaluate the proposed applications for the subject 
lands in the context of existing land use policies and regulations including the provincial, regional 
and local planning framework.  The analysis contained in this report demonstrates that the 
applications represents good planning, and:   

I. The proposed redevelopment is consistent with the Provincial Policy Statement; 
II. The proposed redevelopment conforms to the Growth Plan for the Greater Golden 

Horseshoe and represents intensification in the Built-Up Area; 
III. The proposed redevelopment conforms to the Region of Waterloo Official Plan and 

contributes to the Regional intensification target; 
IV. The proposed High Density designation implements the objectives of the 

Regeneration Area and conforms to the City of Cambridge Official Plan.  
V. The proposed redevelopment provides for the intensification and redevelopment of 

an underutilized site in the Built-Up Area of the City of Cambridge on lands that are 
well located with respect to existing non-residential uses;  

VI. The proposed redevelopment will contribute to the range of residential building 
types, and mix of uses  within the community and addresses compatibility 
considerations; and 

VII. The proposed redevelopment will optimize the use of available infrastructure within 
the developed portion of the community and can be adequately serviced through 
connections to existing infrastructure. 

VIII. The proposed development will maintain and enhance the existing cultural heritage 
resources on the subject lands. 

Based on the forgoing, the proposed Official Plan and Zoning By-law Amendment application 
should be accepted for processing and deemed complete.  

Yours Truly,  

MHBC  
 

 

Dave Aston, MSc, MCIP, RPP                Stephanie Mirtitsch, BES, MCIP, RPP   
Vice-President                 Senior Planner 
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8.0 APPENDIX A - CITY OF 

CAMBRIDGE PRE-CONSULTATION 
APPLICATION COMMENTS 
CHECKLIST 

 



 

 

Community Development Department 
Development Planning Section 
50 Dickson Street, 3rd Floor, P.O. Box 669 
Cambridge ON  N1R 5W8 
Tel:  (519) 621-0740 
Fax: (519) 622-6184 
TTY:  (519) 623-6691 
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Development Pre-Consultation Comments 

 

  

 
Pre-Consultation: 
To: Dave Aston 

MHBC Planning  
540 Bingemans Centre Dr  , Suite 200  
Kitchener, ON N2B 3X9  

Subject: D32/18, 211-215  Queen St W, PLAN 832 PT LOT 
64;RP58R11342 PARTS 8,9,11,12 

Zoning: M3 S. 4.1.241, OS1 

Official Plan Designation: Business Industrial; Regeneration Area; 
Natural Open Space System; Flood 
Fringe 

Proposal: Proposed development plan for adaptive re-use of the 
existing tthree storey and one storey buildings and  the 
development of a new six storey building to a mixed-
use development with 166 residential and 4 
commercial units  

 
Please note that the comments are based on the proposal as 
submitted.  Due to changing policies and regulations, these comments are 
valid for a period of two (2) years from the date of issuance of this letter. 
 

Development Pre-Consultation Committee 
Meeting Date:   August 30, 2018 
Meeting Time: 3:30 pm 
Secord Room, 2nd Floor, City Hall, 50 Dickson Street 
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Aerial Photo: 
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Proposal: 

 
Zoning: 
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Committee Comments: 
 
City of Cambridge, Development Planning Section 
Contact: Matthew Blevins 
Phone: (519) 621-0740 Ext. 4317 
Email: BlevinsM@cambridge.ca 
 
Development Planning - Comments: 

• Staff note that the driveway to the subject lands from Queen Street West 
is owned by the City 

• Please confirm ownership of the properties and that they have merged on 
title. 

• Please also confirm property lines as portions of the parking appears to 
encroach on railway lands. 

• Staff are generally supportive of the proposed adaptive reuse of the 
existing building and the future addition of further residential units but note 
that regeneration areas allow 0.5-2 FSI and 8 storeys.  If the density 
exceeds the permitted FSI policy 2.8.3.4 permits higher density or height 
without an Official Plan Amendment subject to bonsing. 

• The property is located in a regeneration area.  Policy 2.7.3.3 indicates 
that regeneration areas are not subject to employment land conversion 
and  

• Please identify the intended tenure of the residential components as 
further development applications may be required if condominium(s) 
is(are) proposed. 

• Please see comments from Senior Planner Reurbanization regarding 
potential incentives that may apply to the proposed development. 

• Please ensure that any LED lighting and/or signage proposed is shown on 
the photometric plan to ensure zero light spill at property line. (Cambridge 
OP Policy 5.7.6) 

o Staff also note that any proposed signage is subject to the 
City of Cambridge Sign By-law and will be formally reviewed 
through a sign permit.  Should any LED signage be applied 
for that is not addressed on the photometric site plan, a 
further site plan amendment application may be required. 

• Site design shall have regard for the accessibility for persons with 
disability, in accordance with the Ontario Integrated Accessibility 
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Standards Regulation. 
• Incentive programs may be available for your proposed development 

please contact Steve Rakidzioski at 519-667-4121 ext 5154121 for Union 
Gas incentives and the Manager of Energy Efficiency at 
conservation@energyplus.ca for incentives available from Energy+ Inc. 

• See the City’s website for application fees and development charges 
• All reports/studies must be prepared by qualified professionals at the 

applicant’s cost. 
 
 
Development Planning – Submission Requirements:  

• Zoning By-law Amendment Application  and bonusing are required.  
A further site plan application will be required and can be submitted 
concurrently. 

• Further applications for draft plan of subdivision and condominium 
may apply depending on the intended form of tenure. 

• Planning Justification Report is required and must address Provincial, 
Regional, and City policies such as the Provincial Policy Statement (PPS), 
Places to Grow (P2G) Growth Plan, Regional Official Policies Plan 
(ROPP), the new Regional Official Plan (ROP), and the City Official Plan.  
The Planning analysis to include Section 8.4.2 Residential Compatibility of 
the 2012 Official Plan must be addressed. Report must also include a 
public consultation strategy and bonusing discussion. 

• A site plan delineating the required parking and access in accordance with 
the Zoning By-law is required.  Site plan shall also show property lines and 
be an appropriate scale. 
 

Required Drawings and Reports: 
• Planning Justification Report  
• Urban Design Brief in accordance with Section 5 of the Official Plan   
• Record of Site Condition  
• Massing Models (3D)  
• Architectural Cross-Sections  
• Building Elevations  
• Floor Plans  
• Site Plan  

https://www.cambridge.ca/en/build-invest-grow/resources/Planning-Applications/Planning-Application-Fee-Summary-2018.pdf
https://www.cambridge.ca/en/build-invest-grow/Development-Charges.aspx
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• Lighting Plan  
• Public consultation strategy in addition to statutory public meeting required 

under the Planning Act 
• Landscape Plan  
• HIA (Heritage)  
• As further indicated in the comments below 

 
Region of Waterloo, Transportation Planner 
Contact: Cheryl Marcy 
Phone: (519) 575-4500 Ext. 3243 
Email: Cmarcy@regionofwaterloo.ca 
 
Noise 
 
At this location the noise sensitive development may be affected by Traffic noise.  
It is the responsibility of the applicant to ensure the development is not adversely 
affected by these anticipated impacts. In this regard the applicant must prepare 
an Environmental Noise Study. The noise level criteria and guidelines for the 
preparation of the study are included in the Region of Waterloo Implementation 
Guideline For Noise Policies.  
The noise consultant must be pre-approved by the Region of Waterloo. The 
noise consultant is responsible for obtaining current information, applying 
professional expertise in performing calculations, making detailed and justified 
recommendations, submitting the Consultant Noise Study Declaration and 
Owner/Authorized Agent Statement along with one electronic copy of the report 
to the Region of Waterloo. 
The noise consultant preparing the Environmental Noise Study must contact 
Region of Waterloo staff for transportation data including traffic forecasts and 
truck percentages for Regional roads.  For the Transportation Planning Noise 
Assessment Fee Form please refer to the Region’s website. There is a $250 fee 
for this application.  As indicated on the form, traffic forecasts for noise 
assessments will be prepared within 15 business days of the data of the request, 
but will be withheld if payment has not been received. 
Please forward requests for transportation data to: 
Geoff Keyworth 
Acting Manager, Strategic Transportation Planning 
Email:  gkeyworth@regionofwaterloo.ca 
Phone:  519-575-4089 
 
Rail 
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Application will need to be circulated to CN for comments given proximity.  
Additional study (rail noise, vibration) are anticipated. 
 
 
Region of Waterloo, Community Planning 
Contact: Carolyn Crozier 
Phone: (519) 575-4500 Ext. 3657 
Email: Ccrozier@regionofwaterloo.ca 
 
Planning 
 
A Planning Justification Report (2 hardcopies, 1 digital copy) is required as part 
of a complete application for the Official Plan and Zoning By-law Amendments. 
 
Record of Site Condition 
 
A Record of Site Condition (RSC) is required for the subject lands. The lands at 
are identified as having a high threat for environmental contamination due to past 
and existing uses.  In accordance with the Region of Waterloo’s Implementation 
Guidelines for the Review of Development Applications On or Adjacent to Known 
and Potentially Contaminated Sites, the RSC will be required prior to final 
approval of the Zoning By-law Amendment, or, through the use of a holding 
provision (H) in the implementing zoning-by-law prohibiting the proposed uses 
until submission and acceptance by the Ministry of the Environment, 
Conservation and Parks, of the RSC. 
 
Cultural Heritage and Archeology 
 
The parcel at 215 Queen Street West contains what remains of a mill, also 
referred to as the Lower Mill, because the structure was once more than double 
its current size and one of more than two dozen structures in an industrial 
complex on the parcel. The mill has been known by many names including: The 
Randall Farr Co.; Jonathan Schofield Co.; R. Forbes Woolen Co.; Forbes Textile 
Mill; Dominion Woolens and Worsted; Silknit; Waterloo Textile Company; and, 
most recently the structure housed Len’s Mill Store.  For the rest of these 
comments the structure on the parcel at 215 Queen Street West will be referred 
to as “the mill”. 
 
The mill was constructed in 1863-1864.  It is designated under Part IV the 
Ontario Heritage Act (By-law 353-87), is recognized as a National Historic Site 
and is located on the banks of the Speed River, a recognized tributary of the 
Grand River Canadian Heritage Rivers System.   Regional Cultural Heritage staff 
has also determined that the mill meets the Council approved criteria for 
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identification as a potential Regionally Significant Cultural Heritage Resource 
(RSCHR).  
 
A second structure located at 211 Queen Street West is constructed of limestone 
rubblestone and also likely possesses heritage significance, however, its specific 
age is unknown, and has not been included within the Part IV OHA designating 
by-law. 

 
Due to the formal designations for the mill and the associated, and likely 
significant, structure at 211 Queen Street West, Regional staff anticipate that the 
City of Cambridge will require a Cultural Heritage Impact Assessment (CHIA) for 
both properties by as part of a complete application. As the mill meets the criteria 
for identification as a RSCHR, Regional staff request that the applicant also 
address Regional Official Plan (ROP) policies 3.G.18 and 3.G.19 within the 
CHIA.  Similarly, prior to the acceptance of the CHIA by the City of Cambridge, 
Regional staff request that the Heritage Impact Assessment be circulated to the 
Region for review and comment. 

 
If a CHIA is not required by the City of Cambridge, the applicant will be required 
to  submit a CHIA to the satisfaction of the Region pursuant to ROP Policy 
3.G.15 and 3.G.17.  A terms of reference for a CHIA addressing a RSCHR can 
be found in Section IV of the Regional Implementation Guideline for Conserving 
Regionally Significant Cultural Heritage Resources at this weblink: 
https://www.regionofwaterloo.ca/en/exploring-the-
region/resources/Documents/Guideline_for_Conserving_RSCHR.pdf 

 
An Archeological Assessment is required for the extent of both subject properties 
as the majority of the subject land is designated under Part IV of the Ontario 
Heritage Act. The properties are also in close proximity to: the Speed River; to a 
historic core area; to several other pre-1900 buildings; and an historic road.  As 
per Regional Official Plan policy 3.G.9, the applicant is required to have a 
licensed Archaeologist complete an Archeological Assessment of the entire 
subject properties, and any adverse impacts to significant archaeological 
resources found shall be mitigated, through preservation or resource removal 
and documentation, at the expense of the applicant.  
 
The applicant must submit the archaeological assessment report to the Ministry 
of Culture, Tourism and Sport, and once reviewed and accepted, provide a copy 
of the acceptance letter and assessment report to the Region of Waterloo’s 
Planning, Development and Legislative Services Department.  
 
The completed archaeological assessment will be required prior to final approval 
of the Zoning By-law Amendment, or, through the use of a holding provision (H) 
in the implementing zoning-by-law prohibiting the proposed uses until submission 

https://www.regionofwaterloo.ca/en/exploring-the-region/resources/Documents/Guideline_for_Conserving_RSCHR.pdf
https://www.regionofwaterloo.ca/en/exploring-the-region/resources/Documents/Guideline_for_Conserving_RSCHR.pdf
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and acceptance by the Ministry of Culture, Tourism and Sport of the 
archaeological assessment. 
The applicant is advised that because of the potential for the mill to be identified 
as a RSCHR, The Region’s Heritage Public Advisory Committee will be 
reviewing and commenting on the Complete Application once submitted.  
Further, Regional Cultural Heritage staff respectfully request to be circulated 
during the subsequent site plan approval processes, and that appropriate time 
frames be provided to allow for review and comment. 
 
Hydrogeology and Source Water Protection 
 
A Section 59 Notice will be required prior to the City accepting any development 
applications. The City is responsible for reviewing the content of the Section 59 
Notice to ensure the accuracy of the information being reported. 
 
A Salt Management Plan (SMP) will be required at the time of a future Site Plan 
application.  As part of the SMP, Regional staff encourage the applicant to 
incorporate design considerations with respect to salt management, including: 
 

• Ensure that cold weather stormwater flows are considered in the site 
design. Consideration should be given to minimize the transport of 
meltwater across the parking lots or driveway.  This also has the potential 
to decrease the formation of ice and thereby the need for de-icing. 

• Directing downspouts towards pervious (i.e. grassy) surfaces to prevent 
runoff from freezing on parking lots and walkways. 

• Locating snow storage areas on impervious (i.e. paved) surfaces. 
• Locating snow storage areas in close proximity to catchbasins. 
• Using winter maintenance contractors that are Smart About SaltTM 

certified. 
• Using alternative de-icers (i.e. pickled sand) in favour of road salt. 

 
The applicant is eligible for certification under the Smart About SaltTM program for 
this property.  Completion of the SMP is one part of the program.  To learn more 
about the program and to find accredited contractors please refer to: 
http://www.smartaboutsalt.com/.  Benefits of designation under the program 
include cost savings through more efficient use of salt, safe winter conditions by 
preventing the formation of ice, and potential reductions in insurance premiums. 
 
Application Fees 
 
Pursuant to By-law 17-076, the Regional application fees are as follows:   

o Official Plan Amendment - $5,750, payable once City Council 
approves the amendment 

o Zoning By-law Amendment - $ 1,150, to be paid as part of a 

http://www.smartaboutsalt.com/
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complete application 
 

Regional Development Charges 
 
Any future development on the subject lands will be subject to provisions of 
Regional Development Charge By-law 14-046 or any successor thereof.  
 
Summary 
 
The Region will require the following (2 hardcopies and 1 digital copy of each) as 
part of the complete application for the Official Plan and Zoning By-law 
Amendments: 

• Planning Justification Report 
• CHIA (Depending on City request) 
• Archeological Assessment plus acknowledgement from the Ministry of 

Culture, Tourism and Sport 
• Noise Study  

 
City of Cambridge, Building  
Contact: Kathryn MacDonald 
Phone: (519) 621-0740 ext. 4306 
Email: macdonaldk@cambridge.ca 
 
• No comments. 
 
City of Cambridge, Economic Development 
Contact: Trevor McWilliams 
Phone: (519) 740-4683 Ext. 4800 
Email: mcwilliamst@cambridge.ca 
 
  
Planning has noted that the applicant is proposing a Zoning By-law Amendment 
to permit the adaptive re-use of the former Dominion Woollens (former Silknit, 
Waterloo Textiles, Len’s Mills) building located at 211 Queen Street West.  The 
proposal also calls for the construction of a new residential building in the Phase 
2 portion. 
 
The property is zoned M3, M3 site specific 4.1.24.1, and a portion appears to be 
OS1 (Open Space).  The property is designated Business Industrial and Natural 
Open Space in the Official Plan.  The property is also designated as a 
Regeneration Area pursuant to Map 6 of the Official Plan.  The property is not 
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located in the Hespeler Core Area although it is within easy walking distance of 
the Core Area. 
 
While there will be challenges to development, Economic Development Staff has 
no objection to the applicant’s proposal, as it is in keeping with the strategy to 
have more people living and working within or in close proximity to core areas.  .   
 
Policy 2.7.1.2 of the City of Cambridge Official Plan notes that economic 
development and competitiveness will be promoted through a range of uses 
through the designation of lands to meet long term needs.  Economic 
Development Staff are of the opinion that the proposed application will easily 
satisfy the intention of the Official Plan by providing for a mix of uses, namely 
commercial and residential, in this area.  In addition, the proposed development 
will provide much needed housing units to the existing Cambridge housing stock 
by adaptively re-using a former industrial building.  
 
Given the location and importance/prominence of this building, a high level of 
urban design/materials must be 
incorporated into any building proposal. 
 
The original mill was built in 1864 with 
Dominion Woollens and Worsted Ltd 
purchasing it in 1928.  At the time, it 
was one of the largest mills in the 
British Empire and the largest in 
Canada.  Regrettably, a fire in 1995 
destroyed much of the original stone 
building (west side of the building).  
However, a heritage review should be 
conducted on the property prior to 
development given its great historical 
importance. 
 
Given the former use as a textile mill and the large fire in 1995, an environmental 
review must be conducted on the property prior to any redevelopment into 
residential units.  The applicant and agent should be advised that the City and 
Region jointly have a financial incentive program for such projects.   
 
Given the proximity of the structure to the Speed River, the Grand River 
Conservation Authority should be circulated for comments and requirements. 
 
Given the proximity of the existing railway line and the entrance across said 
railway, Canadian National Railways should be circulated for comments and 
requirements. 

Figure 1 - Photo by Scott Huether of the 
Cambridge Times, Sept. 30 1995) 
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Scale, height, parking, building facades and other additional details in design will 
be reviewed by Planning Staff during Site Plan Control to ensure a compatible 
design. 
 

 
 
 
City of Cambridge, Parks, Recreation & Culture 
Contact: Paul Willms 
Phone: (519) 740-4681  Ext.4262 
Email: willmsp@cambridge.ca 
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• Comments to follow. 
 
City of Cambridge, Planner -  Heritage 
Contact: Laura Waldie 
Phone: (519) 621-0740 Ext. 4788 
Email: waldiel@cambridge.ca 
 
The subject property, 215 Queen Street West, is designated under Part IV of the 
Ontario Heritage Act. It was designated in 1987 through By-law 353-87 for its 
architectural and historical significance. Because the property is designated, a 
Heritage Impact Assessment must be submitted with a formal development 
application to the City. There is a Terms of Reference for the preparing a 
Heritage Impact Assessment available from the Senior Planner – Heritage. The 
Heritage Impact Assessment must describe and analyse three development 
concepts for the property and the document must be prepared by a professional 
member in good standing with the Canadian Association of Heritage 
Professionals. 
 
Altering the exterior of a designated property requires consultation with the City’s 
Municipal Heritage Advisory Committee and requires a decision from Council as 
per Section 33 of the Ontario Heritage Act. The Heritage Impact Assessment will 
be reviewed by the Municipal Heritage Advisory Committee and a 
recommendation on alteration will be forwarded to Council for a decision. 
 
City of Cambridge, Senior Planner -  Environmental 
Contact: Kathy Padgett 
Phone: 519-621-0740 ext. 4826 
Email: padgettk@cambridge.ca 
 
A Record of Site Condition (RSC) acknowledged by the MOECP is required due 
to the proposed residential use. 
The site is located within a Source Water Protection Area and requires a Notice 
of Source Protection Plan Compliance (Section 59 Notice) from the Region 
(taps.regionofwaterloo.ca) as part of a complete application. 
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City of Cambridge Development Engineering 
Contact: Adam Ripper 
Phone: (519) 621-0740 Ext. 4778 
Email: rippera@cambridge.ca 
 
Submission Requirements 
• Provide a Preliminary Site Grading Plan 

• Provide a Preliminary Site Servicing Plan 

• Provide a Stormwater Management Report 

• Provide a Functional Servicing Report 

 

Development Engineering Comments 

Stormwater Management 
• The City’s 5 year IDF parameters are a = 1219.8, b = 10.5 and c = 

0.823.  The City’s 100 year IDF parameters are a = 3015.1, b = 21 and c 
= 0.870.   

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

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

Servicing 
• City records indicate that the following municipal services are available 

on Queen Street adjacent to the subject site: 

            Water 

- 150mm diameter watermain between Winston Blvd. and Weaver 
Street  

- 200mm diameter watermain to the east of Winston Blvd. City records 
indicate that there is an existing 150mm service to the property from 
this watermain (on the east side of the Queen Street and Winston 
Blvd. intersection) 
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- 200mm diameter watermain to the west of Weaver Street. 

Sanitary 

- 250mm diameter sanitary sewer west of Winston Blvd. which flows to 
the east towards the intersection. 

- 750mm diameter sanitary sewer east of Winston Blvd which flows 
west towards the intersection 

- These both outlet via a 600mm and 750mm diameter sanitary sewer 
(along railway lands from the intersection to the west via an 
easement). 

Storm 

- 450mm and 1350mm diameter storm sewer to the east of Winston 
Blvd. 

- Storm sewers drain to the east and outlet at a Headwall on the 
railway lands (approximately 105m east of the Winston Blvd. And 
Queen St. intersection) 

- Drainage then flows north via a box culvert under the rail line to the 
subject site 

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

• A sanitary sewer capacity assessment was undertaken by the City 
which confirmed that there is sufficient downstream reserve capacity to 
service the proposed development. This is to be noted in the servicing 
report. 

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

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

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

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

Grading 
• No sheet flow from any impervious areas is allowed to be discharged 

directly onto the ROW. 

• Provide centerline of road elevations for full frontage. 

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

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

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

Erosion & Sediment Control 
• A $5,000 erosion control security deposit will be required as part of any 

subsequent Site Plan Approval to ensure compliance with the approved 
erosion (and siltation) control measures 

• Provide silt/erosion control fencing for control of siltation/erosion to 
abutting properties and ROW. 

General 

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

• All servicing work within the road allowance for the proposed 
development including, but not limited to, installation of services to the 
property line, and relocation of services, will be completed by the City’s 
Public Works Division at 100% Owner’s expense.   

• Cost estimates for work by the City within the road allowance are 
prepared by City Staff upon receipt of the estimate fee of $205.00 plus 
HST. 

• The Contractor will be responsible to obtain an Access Permit to 
complete all surface works within the boulevard, including, but not 
limited to; curb cuts, installation of curb and gutter, entrance aprons, 
sidewalk, and reinstatement / restoration of finished surfaces 
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(vegetation, asphalt, etc.).  

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

• Under NO circumstance is a connection to the municipal water system 
to be made without the consent and presence of City of Cambridge 
Public Works staff. Please note that, per Regulatory requirements, only 
certified water operators may isolate watermains or reconnect isolated 
watermains. 

 
 

 
City of Cambridge Transportation Engineering 
Contact: Jason Leach 
Phone: (519) 621-0740 Ext. 4268 
Email: LeachJ@cambridge.ca 
 
Transportation Engineering Action Items 
 
 A Transportation Impact Study (TIS) is required.  The study consultant 

must arrange to meet with Transportation Engineering staff prior to the 
study commencing to discuss the requirements of the study.  
Transportation Demand Management (TDM) initiatives and the 
completion of the TDM checklist will need to be incorporated into the 
TIS. 

 
 Provide pedestrian connections between buildings throughout the site 

as well as pedestrian connections to the municipal sidewalk. Sidewalk 
minimum widths are as follows: 

o Standard sidewalk 1.5m 
o Curb face sidewalk 1.8m 
o Sidewalk adjacent to perpendicular parking 2.1m 

 
 Provide indoor bike storage for residents as well as outdoor bike parking 

for visitors. Bike racks are to be placed in accordance with the City’s 
Bike Parking Guide.  
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 Confirm property lines as some of the existing on-site parking may be on 
the railway lands. 

 

 
City of Cambridge, Fire Department 
Contact: Mark Yantha 
Phone: (519) 621-6001 Ext. 2225 
Email: YanthaM@cambridge.ca 
 
 
Cambridge Fire Action Items 
 
 Show all Fire Hydrants 
 Indicate Fire Route 
 Show Fire Department Connections 
 A Placard above the Fire Department connection if wood frame 

construction and/or heavy timber construction – [WOOD FRAME 
CONSTRUCTION and/or HEAVY TIMBER CONSTRUCTION] 

 A Multiple Unit Identification sign c/w details may be provided 
 A Fire Safety Plan shall be approved and implemented prior to 

occupancy. 
 

 

 
Energy+ Inc. 
Contact: Helen Robinson 
Phone: (519) 621-3530 
Email: Hrobinson@energyplus.ca 
 
Energy+ Inc. has no objection to the Applicant’s proposal to re develop the 
existing building and construct a new building with a mixed use of commercial 
and residential. The Applicant would be required to enter into an agreement with 
Energy+ Inc., that would look something like the following; 

1) The Owner/Applicant will be required to enter into an agreement with 
Energy+ Inc. to establish the terms, conditions and costs to provide 
electrical service to this development.  Please allow for a minimum of six 
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(6) months for this process.  

2) The Owner/Applicant will be responsible for all costs associated with the 
relocation and/or  upgrade of the existing electrical plant, if required as a 
result of this proposal. 

3) The Owner/Applicant will be required to grant easements to the 
satisfaction of Energy+ Inc., if required as a result of this proposal.  

 
 
Grand River Conservation Authority 
Contact: John Brum 
Phone: (519) 621-2763 Ext. 2233 
Email: jbrum@Grandriver.ca 
 
Comments provided under separate cover. 
 
Waterloo Region District School Board 
Contact: Shawn Callon 
Phone: (519) 570-0003 Ext. 4308 
Email: shawn_callon@wrdsb.on.ca 
 
• No comments. 
 
Waterloo Catholic District School Board 
Contact: Virina Elgawly 
Phone: (519) 578-3660 x 2359 
Email: planning@wcdsb.ca 
 
• No comments. 
 
 
Region of Waterloo Airport: 
Contact: Kevin Campbell 
Phone: 519 648 2256 ext. 8511 
Email: kcampbell@regionofwaterloo.ca 
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• No comments. 
 
Canadian National Railway 
Contact: Raymond Beshro 
Phone: 519-399-7627 
Email: Raymond.beshro@cn.ca 
 
• Comments to follow. 
 
 
City of Cambridge, Planner - Reurbanization 
Contact: Valerie Spring 
Phone: (519) 621-0740 Ext. 4213 
Email: springv@cambridge.ca 
 
The subject site is within a Regeneration Area and has an Official Plan 
designation of Business Industrial – Low-medium density residential. The 
property is estimated to be 1.4ha in size. The proposal is to adaptively re-use an 
existing building and construct a new building in a later phase of the project. The 
proposed use of the building is mixed use with both residential and commercial 
units. 
The Planning Justification Report will need to address the City’s Official Plan 
including (but not limited to) 2.6.3 – Community Core Areas; 2.8 – Residential 
Lands; 2.8.2 – Range and Mix of Housing Types; 2.8.3 Residential Densities; 
8.4.1 – Affordable Housing; 8.4.2 Residential Compatibility 8.4.3 Location Criteria 
for Multi-Unit Residential Development;8.4.6 Residential Designations; Section 
8.6.2 General Commercial Policies; Section 10.16 Height and Density Bonusing  
and all of Chapter 5 – Urban Design.  
The Planning Justification Report must specify the type of commercial uses and 
proposed commercial unit size. The Planning Justification Report must also 
address the tenure of housing to identify if the property will be rental or 
condominium. Cambridge City Council is generally very supportive of the 
development of affordable housing. Financial incentives are available for the 
creation of new affordable housing units. 
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Should the property be considered a brownfield site, financial incentives are 
currently available from both the City and the Region of Waterloo for the 
remediation of contaminated sites.  
Currently, the City is undertaking a Growth and Intensification Study which will 
result in the completion of a secondary plan for the Hespeler Village Core Area. 
The applicant is encouraged to participate in any further meetings regarding the 
secondary plan for the Hespeler Village Core Area. 
Bonusing will be required to allow the density as proposed. 
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