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1. Introduction
1.1

Background
GSP Group Inc. has been retained by Grand Ridge Estates Limited (the “Owner”) to prepare
a Planning Justification Report for a Draft Plan of Subdivision and Zoning By-law
Amendment for their land located along at 215 Blenheim Road (the “Site”). The Site is on
the south side of Blenheim Road at the western edge of the City of Cambridge Municipal
Boundaries. The Site is currently vacant agricultural land and wetland (eastern extent of
Barrie’s lake ESPA). There are no structures on the Site.
The Site is designated “Low / Medium Density Residential” in the City of Cambridge Official
Plan and is zoned (H) R3 and OS1 in the City of Cambridge Zoning By-law No. 290-87.
The Owners are proposing develop the property to reflect the City’s residential Official Plan
designation. A Draft Plan of Subdivision consisting of 12 street fronting townhouse units
and a future development block to support a condominium development with 152 cluster
townhouse dwelling units is proposed. Access will be provided from Blenheim Road. A
Draft Plan of Condominium and Site Plan Approval will be required for the cluster townhouse
units following the land use (Draft Plan and Zoning By-law Amendment) approvals.

1.2

Proposed Applications
A Draft Plan of Subdivision Application is required to establish a block of land within an
approved plan of subdivision to allow a future common elements condominium and to create
12 lots for street fronting townhouse dwellings. A Zoning By-law Amendment is required to
rezone the property to an appropriate RM3 Zone to facilitate the development and to permit
a maximum of up to 164 total dwelling units. A Draft Plan of Condominium will be required
to divide ownership and establish the control of the common elements for the proposed
cluster townhouse units. Site Plan Approval will be required to approve the location of the
proposed buildings, parking and other site elements.
The Proposed Development has been contemplated though the Cambridge West
Secondary Plan process and was conceptually discussed with the Region of Waterloo and
City of Cambridge at a Development Pre-Consultation meeting on July 27, 2017. A
Planning Justification Report, Preliminary Servicing Report, Noise Study, Environmental
Impact Study, and Archeological Assessment are required to assess consistency and
conformity of the proposed applications with applicable Provincial and Municipal policy as
well as the suitability of the development for the Site. A Traffic Impact Assessment is also
provided to support the minor increase of total units from the 150 outlined in the Cambridge
West Secondary Plan to 164 units as can be accommodated on the site.

The noted studies are summarized in Section 4 of this Report.

1.3

Report Content and Structure
This Planning Justification Report provides the justification and professional opinion for the
proposed applications. It provides:
o

A description of the Site’s existing conditions and its context within the City of
Cambridge and the surrounding neighbourhood (Section 2);

o

An outline of the proposed planning applications and the intended future applications
required for the proposed development (Section 3);

o

A summary of the findings of the other studies and reports prepared as part of the
planning applications (Section 4);

o

An overview and analysis of the relevant Provincial and Municipal planning policies to
the proposed applications (Section 5);

o

A planning opinion and justification for the proposed planning applications (Section 6);
and,

o

A conclusion (Section 7).

2. Site Location and Description
2.1

Site Location and Description
The Site is located in west Cambridge on the south side of Blenheim Road and east of the
City of Cambridge Municipal Limits. The total Site is 8.81 hectares in size, but the
developable land area is only 4.6 hectares.
The Site is relatively flat with grades falling from east to west throughout the development
and towards Barrie’s Lake. The developable area of the plan is currently vacant of any
buildings and is used for agricultural crop production. Vegetation on the Site is limited to
areas beyond the current limits of cultivation (see Figure 1).

Site

2.2

Surrounding Neighbourhood Context
The Site is located in west Cambridge. The Cambridge West Secondary Plan was recently
approved following a lengthy public process and completion of a Master Environmental
Servicing Plan. The Site has always been contemplated for residential development
throughout the completion of the MESP and Cambridge West Secondary Plan. Currently
land to the north is active agricultural land (under development for residential and ancillary
development), land to the east (along Blenheim Road) consists of large lot single detached
homes and to the south lies the Canadian Pacific Railway main line and further south is
existing residential.
The western portion of the Site is within the Regulated Area of the Grand River Conservation
Authority in relation to Barrie’s Lake
As noted, the Cambridge West Secondary Plan has been approved and provides the
framework to guide the future development of approximately 90 hectares of land located on
west side of Cambridge (inclusive of the Site). The Secondary Plan and implementing draft
plans will be comprised of a mix of unit types and land uses. Land uses will include a school,
neighbourhood commercial uses, parks and community trails.

3. Proposed Development and Applications
3.1

Proposed Development
The Owners are seeking to develop the Site with 12 street fronting townhouse units (units
1 – 12 on the draft plan) along with 1 large block (Block 13) as future development block for
townhouse condominium dwelling units (up to 152 units) and 1 open space block (Block 14)
(Figure 2).
The future condominium is proposed as a Common Elements Condominium. Final
approvals for the common elements condominium will be subject to a Draft Plan of
Condominium Approval and Site Plan Approval.
The street fronting townhouse units will have direct individual driveway access to Blenheim
Road (existing Blenheim Road) and will have freehold tenure. Block 13 on the Draft Plan
contains land for the future residential development and is defined by the limits of the
wetland and woodland buffer areas as identified in the Environmental Impact Study
completed by Natural Resource Solutions.
Block 14 is an open space block consisting of a portion of the Barrie’s Lake Environmentally
Sensitive Policy Area (ESPA #57) and the identified buffers. No development is proposed
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within Block 14 or the identified buffer limits. A trail network and look-out as provided for
the Cambridge West Secondary Plan will be provided within the buffer areas.

3.2

Zoning By-law Amendment
The developable portion of the Site (proposed lots 1 – 12 and block 13) is currently zoned
(H) R3 in the City of Cambridge Zoning By-law. A Zoning By-law Amendment is required to
site specifically rezone the subject property to an RM3-__ Zone. The Zoning By-law
Amendment is discussed in more detail in Section 6.2 of this Report.

3.3

Future Applications
Site Plan Approval will be required to establish the detailed design of the development. At
such time, details such as lighting, façade treatments, landscape plantings, and detailed
engineering design will be submitted for municipal approval.
A Draft Plan of Condominium will be required following land use and site plan approvals to
define the common areas and ownership details of each unit within Block 13.

3.4

Public Engagement Strategy
The applications require a Statutory Public Meeting in accordance with the Planning Act
R.S.O. 1990, c. P.13. GSP Group and project team will attend the Public Meeting and will
give a formal presentation on the Proposed Development and the requested amendments
as well as answer questions from residents, staff, and Councillors. During the Meeting,
contact information for GSP Group will be provided to the public to address any follow up
questions or concerns.

4. Technical Studies
The following studies have been prepared in support of the applications. For further details,
please consult the full reports.

4.1

Functional Servicing Report
Meritech Engineering completed a Preliminary Servicing Report dated June 2019 in support
of the proposed development a revised report was completed in April 2021. The preliminary
servicing report looks at the proposed full townhouse development as a means to confirm
that the total development can be achieved. The preliminary servicing report concluded:
A 200 mm sanitary sewer main is to be provided to service the site along the future proposed
Street G right of way. This will be the sanitary sewer outlet for this development. Using
average daily flows of 300L/cap/d the sanitary design sheet confirms that a 200mm sanitary
sewer has capacity to convey the anticipated flows.
The MTE report discusses water supply for the Cambridge West developments, in which
they have calculated water supply based on 150 townhouses for this development
Internal fire hydrants are required to service the proposed development. Distances were
measured from furthest front door to centreline of the internal road to no more then 90m
away. Two water services will be required for the proposed development: one for firefighting
capabilities and the second for domestic use. As part of the Pre-Submission comments
(July 2017) a watermain connection is required from the existing 300mm diameter
watermain on Freure Drive to the intersection of Blenheim Road and Bismark Drive.
Easements will be required for the watermain connection as it crosses the CP railway lands
and the subject site. The exact alignment of the trunk watermain through the subject site
has not yet been determined, as it is contingent on final site plan layout.
As part of the MTE SWM report (May 2018), SWM Facility 1 was sized to take 5.53 hectares
from the proposed development. Due to the environmental buffer for Barrie’s Lake,
stipulated by NRSI, the total developed area being connected to the SWM Facility 1 is 4.6ha.
Since the actual contributing area is less than the allocated, SWM Facility 1 will have the
capacity to accept flows from the development. A storm sewer design sheet has been
prepared to ensure the outlet structure and off-site sewers can be designed to convey runoff
from the site. The internal road will be reverse crowned with catchbasins, catchbasin
manholes, and storm sewers along the centreline of the road to capture and convey runoff
to SWM Facility 1. The site will be graded so that it is tipped towards the northwest allowing
for overland flows towards the pond.

Sump pumps and roof leaders will be piped directly to infiltration galleries/third pipe system
to provide a recharge and infiltration balance. There will be no services to the storm sewer
in the internal road. Galleries will be in the rear yards of the blocks to capture runoff from
roof areas as well as a drainage point for the grassed area in the rear. The third pipe system
runs along the south side towards Barrie’s Lake. Two branches are proposed: one in the
internal streets to collect runoff from the front halves of roofs, and the second located in rear
yards to collect runoff from the back halves of the roofs; refer to drawings attached.
In the City of Cambridge design manual, the only sump pump related constraint is that it
does not drain over any sidewalk. Sump pumps are proposed to discharge to infiltration
galleries and the third pipe system; thus this requirement is met.

4.2

Stormwater Management Report
Meritech Engineering completed Preliminary Stormwater Management Report in support of
the proposed development. A revised report was completed in April 2021. The findings of
the report concluded:
Proposed off-site SWM Facility 1 can provide both quantity and quality control and therefore
no additional control on the site is required.
Pre-development infiltration rates will be met in post-development through the use of lotlevel soakaway pits and a conveyance infiltration facility.
Pre-development runoff to Barrie’s Lake will be matched in post-development through the
use of a third pipe system capturing roof runoff.
The preliminary report recommendations:
Roof leaders and sump pumps shall be piped directly into rear yard soakaway pits.
Agencies shall review and approve the document in support of various planning
applications.

4.3

Noise Study
HGC Engineering completed a Noise and Vibration Feasibility Study for the subject
property.
The primary sources of noise are road traffic on Blenheim Road and rail traffic on the
Canadian Pacific (CP) railway to the south. Projected road traffic data for Blenheim Road

was obtained from the RMOW. Rail traffic data was obtained by CP personnel. Traffic data
was used to predict future traffic sound levels at the proposed dwellings. The predicted
sound levels were evaluated with respect to the guidelines of the RMOW and the Ministry
of the Environment, Conservation and Parks (MECP).
The study finds that the traffic noise exceeds the MECP sound level criteria during daytime
and nighttime hours at the dwellings closest to the railway. Central air conditioning is
required for dwellings closest to the railway. Forced air ventilation with ducts sized for the
future installation of air conditioning by the occupant is required for the dwellings further
from the railway. Brick exterior façade constructions are required for dwellings in the first
row from the railway. Upgraded glazing requirements are required for dwellings closest to
the railway. Any double-glazed window construction meeting the minimum requirements of
the Ontario Building Code (OBC) will provide adequate sound insulation for dwellings further
from the railway. Warning clauses are also recommended in order to inform future
owners/tenants of the sound level excesses.

4.4

Environmental Impact Study
Natural Resource Solutions Inc. completed an Environmental Impact Study for the Subject
Property and surrounding area. The report concluded as follows:
The subject property contains the easternmost extension of Barrie’s Lake, which is identified
as PSW and Regional ESPA, and falls within the Blair-Bechtel-Cruickston ESL. Locally
significant woodland and wildlife movement corridors have also been identified on the
subject property. EIS studies have confirmed the presence of Turtle Nesting SWH at the
west end of the subject property, and several other significant species and habitat functions
associated with the adjacent PSW. Multiple mature Northern Pin Oak individuals were
documented on the property. This report has been prepared to meet requirements under
the Planning Act and the GRCA’s O. Reg. 150/06 to demonstrate that the proposed
development will not negatively impact the existing natural and GRCA-regulated features
and their ecological functions. It supplements previous MESP findings to provide a detailed
characterization of the existing natural features and confirm natural feature significance and
sensitivity to inform the design of the proposed development. Potential impacts to natural
features and functions were assessed based on development details provided by Meritech.
A development layout has been proposed which avoids the sensitive natural features and
habitat areas by incorporating the MESP-recommended minimum buffers, and in the case
of the PSW/SWH buffer, extending this to 70m to adequately protect Turtle Nesting SWH.
Subdivision development limits will be set-back from these features and access will be
restricted through the installation of permanent fencing and the incorporation of dense buffer
vegetation plantings within the west property buffer. Access to the PSW and within the east

property woodland will be controlled through construction of a formal pedestrian trail. A
proposed look-out will allow for public views of the wetland while human access is
maintained outside of the turtle nesting habitat. The PSW/SWH buffer will integrate with a
future ecopassage to be installed by the Region under Roseville Road/Blenheim Road,
which will improve wildlife habitat connectivity and reduce road crossing mortality.
A SWM plan has been prepared in accordance with the MESP-recommended strategy such
that negative hydrological and hydrogeological impacts to receiving features are
appropriately mitigated. A pre-/post-development infiltration water balance will be achieved
through a combination of lot-level LID measures and an off-site infiltration gallery that is
recommended within SWM Facility #1. Existing surface flow volumes to Barrie’s Lake will
also be maintained post-development through the conveyance of clean rooftop runoff via a
third pipe system.
Recommendations have been provided to minimize impacts and mitigate potential negative
effects caused by the development. These include recommendations to mitigate direct,
indirect and induced impacts that may arise through construction and human use of the
proposed development. Buffer management measures have been recommended in
accordance with the MESP to enhance the protected features and their ecological functions.
Key among these will be creation of turtle nesting habitat and the need for long-term
maintenance and stewardship of the constructed habitat. Monitoring measures have been
provided according to MESP recommendations and as augmented by the EIS findings.
These include a comprehensive plan to monitor the integrity of protected features and
significant habitat functions through the construction and post-construction phases.
Corrective mitigation strategies will be determined and employed, in consultation with
regulatory agencies, if required.

4.5

Archaeological Assessment
Stage 1, 2 and 3 Archaeological Assessments have been completed by Detritus Consulting
Ltd. The report findings can generally be summarized as follows:
The Stage 2 assessment contained 20 artifacts dating to a period of use prior to 1900, it
was determined that the criteria for a Stage 3 archaeological investigation were met. The
Stage 3 Assessment was completed in July 2019. The Stage 3 assessment resulted in the
documentation of 720 Euro-Canadian artifacts and four pre-contact Aboriginal artifacts from
the hand excavation of 58 test units. The Euro-Canadian assemblage included 393
household artifacts, 241 ceramic artifacts, 75 structural artifacts, 6 pieces of miscellaneous
metal, 3 personal artifacts, and 2 recent artifacts; the four pre-contact Aboriginal artifacts
comprised a Middleport Notched type dating to the Late Woodland period (c. AD 500-1650)
along with three pieces of chipping detritus.

A single Euro-Canadian activity area was observed in the southwest quadrant of the site,
corresponding with the area of highest artifact concentration documented during the Stage
2 pedestrian survey. This activity area was centred on the highest artifact yielding Stage 3
test unit and measured approximately 10m north to south by 5m east to west. The lithic
artifacts documented were not considered to represent an earlier phase of occupation, but
rather they are believed to bear witness to the length of occupation of Dumfries Township
prior to European settlement.
Analysis of the Euro-Canadian assemblage suggests a period of occupation spanning the
late 19th to 20th centuries. This occupation range was based on the predominance of
undecorated ironstone, which comprises almost half of the ceramic assemblage and clear,
machine manufactured bottle glass.
Combined, the undecorated ironstone and clear bottle glass fragments comprise just over
60% of the entire Euro-Canadian assemblage. The 11 sherds of Rockinghamware, 3
sherds of semi-porcelain, 2 wire nails, 1 sherd of porcelain, 1 shotgun shell casing, and 1
piece of miscellaneous plastic also support this conclusion.
A portion of the lot was in the possession of the Barrie family by at least 1862 and the death
of George Barrie. Various members of the Barrie family continued to buy and sell portions
of the lot throughout the remainder of the century. The 1877 Historical Atlas map of North
Dumfries, meanwhile, lists Alex Barrie as one of the property owners of this lot.
Given all the available evidence, this site has been interpreted as a late 19th to early 20th
century midden associated with the Alex Barrie homestead illustrated on the 1877 Historical
Atlas map of North Dumfries Township south of the Credit Valley Railway, which crosses
the centre of the lot adjacent to the south side of the Study Area. This occupation extended
into the 20th century, although it is unclear if the Barrie family still owned this portion of the
lot by this time.
Given that less than 80% of the timespan of occupation of the site, dates to before 1870,
the Euro-Canadian component of the site does not fulfill the criteria for further Stage 4
archaeological investigation.
Given that only four lithic artifacts were documented during the Stage 3 assessment, the
precontact- Aboriginal component of the site does not fulfill any of the criteria for further
Stage 4 archaeological investigation. Therefore, Stage 4 archaeological mitigation of
impacts is not recommended for either the Euro-Canadian or the pre-contact Aboriginal
component.

5. Planning Policy Framework
The following section sets out the relevant planning policy framework to assess the
appropriateness of the applications considering Provincial, Regional, and local policies.

5.1

Planning Act, 1990
The Planning Act R.S.O. 1990, c. P.13 (“Planning Act”) establishes the policy-led land use
planning system for Ontario, matters of provincial interest in municipal planning decisions,
and the requirements for statutory planning processes in Ontario.
Section 2 of the Planning Act identifies matters of provincial interest which a municipality
must “have regard to” in carrying out its responsibility under the Planning Act. These matters
are general in nature and broad in range and are captured in more detail through the policy
statements and provincial plans issued under Section 3 of the Planning Act and through the
Official Plans of the Region of Waterloo and City of Cambridge.
Section 3(5) of the Planning Act requires that the decisions of municipal councils regarding
the exercise of authority concerning planning matters, including decisions on Planning Act
applications:
(a) shall be consistent with the policy statements issued under subsection (1) that are
in effect on the date of the decision; and
(b) shall conform with the provincial plans that are in effect on that date, or shall not
conflict with them, as the case may be.
The Provincial Policy Statement issued under Section 3(5) of the Planning Act is applicable
and relevant to the consideration of the proposed application. The 2019 Growth Plan for the
Greater Golden Horseshoe, 2017 Greenbelt Plan, 2017 Oak Ridges Moraine Conservation
Plan, and 2017 Niagara Escarpment Plan were also issued under Section 3(5). There have
been no policy statements issued under 31.1 of the Metrolinx Act, 2006 per Section 3(8) of
the Planning Act.
Response: The criteria of the Planning Act have been considered in the preparation of this
development application. The Provincial Policy Statement and the Growth Plan for the
Greater Golden Horseshoe are discussed in detail in subsequent sections of this Report.

5.2

Provincial Policy Statement (2020)
The Provincial Policy Statement (“PPS”) provides land use planning policy on matters of
provincial significance. The 2020 PPS came into effect on May 1, 2020. The overriding
vision of the PPS states that “the long-term prosperity and social well-being of Ontario

depends upon planning for strong, sustainable and resilient communities for people of all
ages, a clean and healthy environmental, and a strong and competitive economy”.
The following specific PPS policies are relevant to the site and the proposed applications.
Community Design
Section 1.1.1 of the PPS seeks the establishment and sustainability of “healthy, livable, and
safe communities” through:
a) promoting efficient development and land use patterns which sustain the financial
well-being of the Province and municipalities over the long term;
b) accommodating an appropriate affordable and market-based range and mix of
residential types (including single-detached, additional residential units, multi-unit
housing, affordable housing and housing for older persons), employment (including
industrial and commercial), institutional (including places of worship, cemeteries and
long-term care homes), recreation, park and open space, and other uses to meet
long-term needs;
c) avoiding development and land use patterns which may cause environmental or
public health and safety concerns;
e) promoting the integration of land use planning, growth management, transitsupportive development, intensification and infrastructure planning to achieve costeffective development patterns, optimization of transit investments, and standards
to minimize land consumption and servicing costs;
g) ensuring that necessary infrastructure and public service facilities are or will be
available to meet current and projected needs;
h) promoting development and land use patterns that conserve biodiversity; and
i)

preparing for the regional and local impacts of a changing climate.

Response: The proposed applications are consistent with Section 1.1.1 of the PPS. The
Proposed Development is an efficient use of the Site and through further design review has
been found to be able to accommodate a slight increase in the total number of units then
previously assigned through the Secondary Plan assumptions. The Proposed Development
provides for townhouse residential dwelling units adding to the range and mix of housing
options in West Cambridge. As documented through reports prepared by Natural Resource
Solutions Inc. and Meritech Engineering environmental and human health will not be
negatively affected by the development. A key component of development in the Cambridge
West Community is the establishment of a watermain loop from the south of the Site through
to the northern limits of the Cambridge West Community. The Proposed Development will
not preclude the extension of this watermain loop and assists the City in its ability to provide
necessary infrastructure to meet current and projected infrastructure needs.

Settlement Area Land Use Patterns
Section 1.1.3.1 of the PPS directs that settlement areas are to be the focus of growth and
development.
Section 1.1.3.2a) of the PPS directs that land use patterns in settlement areas are to be
based on densities and a mix of land uses which:
a) efficiently use land and resources;
b) are appropriate for, and efficiently use, the infrastructure and public service
facilities which are planned or available, and avoid the need for their unjustified
and/or uneconomical expansion;
c) minimize negative impacts to air quality and climate change, and promote
energy efficiency;
d) prepare for the impacts of a changing climate;
e) support active transportation;
f)

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

Response: The proposed applications are consistent with Sections 1.1.3.1 and 1.1.3.2a) of
the PPS. The Proposed Development is an efficient use of land with a settlement area and
can be adequately serviced. The Site and the proposed form of development was fully
considered and reviewed during the Cambridge West Master Environmental Servicing Plan
and the Cambridge West Secondary Plan process. These studies were based on satisfying
the criteria of the PPS. The Site will be bounded by a new community trail network that will
provide active transportation options to connect to potential future Grand River Transit bus
routes to service Cambridge West.
Intensification and Compact Form
Section 1.1.3.3 of the PPS states “Planning authorities shall identify appropriate locations
and promote opportunities for transit-supportive development, accommodating a significant
supply and range of housing options through intensification and redevelopment where this
can be accommodated taking into account existing building stock or areas, including
brownfield sites, and the availability of suitable existing or planned infrastructure and public
service facilities required to accommodate projected needs.” Section 1.1.3.4 of the PPS
directs the promotion of appropriate development standards “which facilitate intensification,
redevelopment and compact form, while avoiding or mitigating risks to public health and
safety”. Further, Section 1.1.3.6 identifies that new development in designated growth areas
“should occur adjacent to the existing built-up area and shall have a compact form, mix of
uses and densities that allow for the efficient use of land, infrastructure and public service
facilities”.

Response: The proposed applications are consistent with Sections 1.1.3.3, 1.1.3.4, and
1.1.3.6 of the PPS in that the Proposed Development is a compact development that can
be constructed without creating risks to public health and safety. The Site is within a larger
community plan area which will include amenities such as schools, convenience commercial
areas and open space. The zoning by-law amendment seeks to slightly increase the density
previously contemplated for this site while maintaining appropriate buffers and setbacks to
adjacent environmental features. The overall density of development supports the efficient
use of land and resources within an identified growth area being the Cambridge West
community.
Housing
Section 1.4 of the PPS encourages the provision of an appropriate range and mix of housing
types and densities by requiring municipalities to maintain a 15-year supply of land for
residential intensification and redevelopment and directing development of new housing
towards locations with appropriate levels of infrastructure and public service facilities.
Response: The Proposed Development is consistent with the Housing policies of the PPS
as it adds residential units to Cambridge’s housing supply. The development will add to the
mix of housing options in the community and is well serviced by municipal infrastructure and
community services. As supported though the Cambridge West Secondary Plan and a
subsequent traffic impact assessment the Subject Property is appropriate for a higher
density form of development to best utilize the land area available and the proposed
amendments will implement the Official Plan / Secondary Plan vision for this area to provide
long term residential land uses.
Public Spaces, Trails and Open Space
Section 1.5.1 states that healthy, active communities should be promoted by planning for
and providing a full range of publicly accessible built and natural settings for recreation,
including facilities, parklands, public spaces, open space areas, trails and linkages and
where practical, water-based resources.
Response: The Proposed Development as directed by the Cambridge West Secondary Plan
proposes a trail network and publicly accessible look-out adjacent to the site. The trail
network will wrap the entire site from east to west with a public look-out proposed adjacent
to Barrie’s Lake. The trail network was reviewed by NRSI to identify the appropriate location
which has been determined to be within the outer buffers limits as proposed.
Stormwater Management
Section 1.6.6.7 of the PPS identifies that stormwater management planning shall:
a) be integrated with planning for sewage and water services and ensure systems are
optimized, feasible and financially viable over the long term;

b) minimize, or, where possible, prevent increases in contaminant loads;
c) minimize erosion and changes in water balance, and prepare for the impacts of a
changing climate through the effective management of stormwater, including the use
of green infrastructure;
d) mitigate risks to human health, safety and property and the environment;
e) maximize the extent and function of vegetative and pervious surfaces; and
f)

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

Response: The proposed applications are consistent with Section 1.6.6.7 of the PPS as
stormwater is appropriately managed and does not negatively impact water quality or the
function of the surrounding environment. The stormwater management report prepared by
Meritech Engineering identifies that the proposed stormwater management facility noted as
SWM Facility 1 located north of existing Blenheim Road can provide both quantity and
quality control and therefore no additional control on site is required. A third pipe system will
provide suitable stormwater flows to Barrie’s lake to replicate existing conditions.
Sustainability
Section 1.8.1 of the PPS provides direction for energy conservation, air quality and climate
change through land use and development patterns which:
a) promote compact form and a structure of nodes and corridors;
b) promote the use of active transportation and transit in and between residential,
employment (including commercial and industrial) and institutional uses and other
areas;
f)

promote design and orientation which maximizes energy efficiency and
conservation, and considers the mitigating effects of vegetation and green
infrastructure;

g) maximize vegetation within settlement areas, where feasible.
Response: The proposed applications are consistent with Section 1.8.1 of the
Proposed Development is within the urban boundary of Cambridge and has
transit, including active transportation. The proposed development is part of
Cambridge West Community that once fully developed will provide proximity
commercial services, and schools.

PPS. The
access to
the larger
to transit,

Natural features and vegetation on the Site and in proximity will be protected. The Proposed
Development will ultimately provide for an overall increase in the vegetative cover within the
buffer areas surrounding the natural features. The development of the proposed residential
units promotes a compact form of residential development, that implements the long-term
vision for this area to develop for low/medium density residential development.

PPS Conclusions
The Proposed Development is consistent with the Provincial Policy Statement. The
Proposed Development is compact in form, efficiently utilizes the land area available, is
appropriately located, can be appropriately serviced, and will not result in harm to the natural
environment or human health.

5.3

Growth Plan for the Greater Golden Horseshoe (2019)
The Province released a new Growth Plan for the Greater Golden Horseshoe (“Growth
Plan”) which came into effect in May 2019. The Growth Plan provides an overall growth
strategy for the Greater Golden Horseshoe region that complements the Provincial Policy
Statement and is implemented by municipal planning documents. At the core of the Growth
Plan are guiding principles for building compact, vibrant and complete communities;
prioritizing intensification and higher densities, supporting a range and mix of housing
options, planning and managing growth to support a strong, competitive economy; and
optimizing the use of existing or planned infrastructure to support growth in a compact and
efficient form.
The following policies are relevant to the Proposed Applications:
Managing Growth
Section 2.2.1.1 and Schedule 3 of the Growth Plan include population and employment
targets for the Region of Waterloo. In 2031, the Region is expected to have a population of
742,000 people. Population is expected to increase to 789,000 by 2036, and to 835,000 by
2041. These forecasts are to be used for planning and managing growth in the Region.
Section 2.2.1.2 directs the vast majority of growth to delineated settlement areas with
municipal water and wastewater systems that can support complete communities. Section
2.2.1.4 encourages complete communities that include a mix of land uses, provide a diverse
range and mix of housing that accommodate people at all stages of life and with all
household sizes and incomes, and expand convenient access to a range of transportation
options, public service facilities, recreation, and healthy food options. The development of
more compact built form is encouraged.
Response: The Proposed Development conforms to the Managing Growth policies of the
Growth Plan. The development will assist with meeting the Region of Waterloo’s population
forecast and will add residential townhouse dwelling units in a compact built form to a Site
that will be fully serviced by municipal water and sewage. The Site is in proximity to future
planned community services, including schools and convenience commercial uses. The
addition of townhouse units adds to the diversity of housing options available in the City of
Cambridge. The Proposed Development maintains appropriate buffers to environmental

features, supports the proposed densities outlined in the Cambridge West Community Plan
and provides for an efficient use of land and infrastructure.
Designated greenfield Areas
Section 2.2.7 of the Growth Plan provides policy direction for new development taking place
in designated greenfield areas. New development within designated greenfield areas will
be designed in a manner that supports the achievement of complete communities, supports
active transportation and encourages the integration and viability of transit services. A
minimum density target for development in the Region of Waterloo is set at 50 residents/jobs
per hectare.
Response: The Proposed Development will provide a residential density of approximately
35.6 units per net residential hectare. Based on the Region of Waterloo Long-Term
Population and Housing Growth Analysis completed in December 2020 the average
persons per unit for medium density dwellings in Cambridge is 2.38 persons per unit. The
Proposed Development seeks permission for 164 townhouse dwelling units (164 x 2.38ppu)
/ 4.6ha = 84 persons per net developable hectare once fully developed. The proposed
density will assist the Region of Waterloo in achieving its overall density targets.
Housing
Section 2.2.6.2 of the Growth Plan requires municipalities to support the achievement of
complete communities by planning to accommodate forecasted growth, achieving the
minimum intensification and targets of the Plan, considering the range and mix of housing
options and densities of existing housing stock, and planning to diversify overall housing
stock.
Response: The Proposed Development assists the City of Cambridge with achieving density
targets and assists with the provision of a diverse range of housing stock. The Proposed
Development will provide a residential density of approximately 35.6 units per net residential
developable hectare. The City of Cambridge Official Plan (as reviewed in Section 5.5 of
this report) identifies a maximum density of 40 units per hectare for the low/medium density
residential designation. The Proposed Development will support the density targets and
support the directives to achieve appropriate density targets in the designated greenfield
areas.
Infrastructure Policies
Section 3.2 of the Growth Plan provides policy guidance on matters such as integrated
planning, transportation, water and wastewater systems, stormwater management and
public service facilities.

Response: The above policy items have generally been addressed though the completion
of the Cambridge West Master Environmental Servicing Plan and the Cambridge West
Secondary Plan. Supplementing these studies Meritech Engineering have prepared
preliminary servicing and stormwater management reports that confirm the proposed
development can be suitably serviced by the municipal infrastructure proposed for the area
and by the stormwater management facility 1 proposed north of the existing Blenheim Road.
Protecting What is Valuable
Section 4 of the Growth Plan includes policies to protect water resources, natural heritage
systems, hydrologic features and areas, public open spaces, the agricultural system,
cultural heritage resources, and mineral aggregate resources. Climate change is identified
as a priority, with municipalities directed to reduce greenhouse gas emissions and address
climate change adaptation goals.
Response: The Site is appropriate for development and conforms to the policies of Section
4 of the Growth Plan. Natural Resource Solutions Inc. has prepared a detailed
Environmental Impact Study reviewing the potential for impacts from the Proposed
Development to adjacent sensitive areas. The NRSI report found that adjacent natural
features and areas will be protected through the implementation of appropriate buffers to
woodlands and wetland features.
The Proposed Development will adapt to climate change as it is not in a flood prone area
and will reduce greenhouse gas generation through accommodating more people in less
space, being in proximity to local services and potential future transit and a reduction in
automobile dependence. As documented by Meritech Engineering the Proposed
Development provides appropriate stormwater management measures to control water
quality and quantity impacts.
Growth Plan Conclusions
The Proposed Development is consistent with the policy directives provided by the Growth
Plan. The development of the Subject Property supports intensification within the
designated greenfield area, does not cause any negative environmental impacts, plans for
appropriate stormwater management infrastructure and introduces a new form of housing
not readily available within the existing surrounding neighbourhood. The form of housing
will provide opportunities for entry level home ownership and opportunities for those looking
to downsize.

5.4

Region of Waterloo Official Plan
The Region of Waterloo Official Plan (“ROP”) was adopted by the Region of Waterloo in
June 2009 and received final approval from the Ontario Municipal Board in June 2016. The

ROP provides goals and objectives for future growth and development within the Region.
The overall goal of the new Regional Official Plan is to promote “balanced growth by
directing a greater share of development towards the existing Built-Up Area and by
contributing to the creation of complete communities in Urban and Township Designated
Greenfield Areas”.
5.4.1 Urban Designated Greenfield Areas
The Site is within the “Urban Designated Greenfield Area” on Map 3A of the Regional Official
Plan. See Figure 3. The Urban Designated Greenfield Areas are to achieve a minimum
density target of 55 residents and jobs combined per hectare, to establish a network of
continuous sidewalks and trails, support transit and to be developed in an orderly fashion.
as outlined in Section 2.D.17.
Response: The Proposed Development conforms to the Urban Designated Greenfield Area
policies of the ROP. The Proposed Development plans for an estimated 84 persons per net
residential hectare assisting with meeting Regional growth and density targets. The
proposal contributes to a complete community by adding residential units in proximity to a
planned school and commercial areas. The ultimate development of the proposed
townhouse units provides for an efficient use of land.

Figure 3 – Region of Waterloo Official Plan – Map 3A
The Proposed Development is not anticipated to cause any negative impacts to surrounding
natural areas (as identified by Natural Resource Solutions) and proposes connection to
Stormwater Management Facility #1 located north of the existing Blenheim Road to control
stormwater quality and quantity, as supported though the Cambridge West MESP. A trail
network surrounding the site along with a publicly accessible lookout are proposed
surrounding the site. The future condominium development will have an internal sidewalk
network connecting to the larger Cambridge West Community and the trail network.
Housing
A range and mix of housing types are promoted by the ROP. Policy 3.A.2 states that area
municipalities are to plan for an appropriate range of housing (i.e. form, tenure, density and
affordability) to meet the needs of current and future residents; Policy 3.A.3 encourages
area municipalities to permit, wherever appropriate, individual lot intensification where
“health, safety, servicing and other reasonable standards or criteria can be met”.
Response: The proposed zoning by-law amendment and draft plan of subdivision will
facilitate development within the settlement limits of Cambridge on land designated for
future residential development. The zoning and draft plan conform to the Housing polices of
the ROP. The Proposed Development is of an appropriate density and adds a compatible

form and tenure of residential units to the surrounding neighbourhood as anticipated and
planned for in the Cambridge West Community Plan.
Cultural Heritage
Policy 3.G.9 requires the completion of an Archaeological Assessment where
archaeological resources or areas of archaeological potential have been identified.
Response: Archaeological assessments (Stages 1, 2 and 3) have been completed in
support of the Proposed Development. These are summarized in Section 4.5 of this report.
Infrastructure
Section 5 of the ROP provides policy guidance for the integration of and efficient use of
municipal infrastructure.
Response: As discussed in Sections 4.1 and 4.2 of this report a Preliminary Servicing Plan
and Stormwater Management Report have been prepared confirming that suitable
municipal infrastructure is available or is anticipated to be available to support the Proposed
Development.
Region of Waterloo Official Plan Conclusions
The Proposed Development is consistent with the policy framework provided by the Region
of Waterloo Official Plan. The Proposed Development is located within a designated
greenfield area, proposes a compact form of development that will support the directives for
providing a range of housing forms and options at suitable densities and has been assessed
for natural environmental impacts and stormwater impacts and determined that
development can proceed without causing negative impacts. Archaeological impacts have
been reviewed and the findings submitted to the Ministry.

5.5

City of Cambridge Official Plan
The City of Cambridge 2012 Official Plan (the “OP”) is a policy document providing direction
for general land use in the City. The OP guides growth and development over the long-term
to meet the community's needs. A review of the land use and development policies of the
OP are undertaken below.
Land Use Designation
The Subject Property is located within the Designated Greenfield Area of the City of
Cambridge and is designated “Low / Medium Density Residential”. See Figure 4.

Figure 4 – City of Cambridge Official Plan – Map 2 General Land Use Plan
Section 2.5 of the OP provides policy direction for development within the Designated
Greenfield Area. Development within the Designated Greenfield Area is to be planned and
developed to contribute to meeting a density target of 55 residents and jobs combined per
hectare in areas serving primarily a residential function. These areas are to contribute to
the creation of complete communities, integrate and provide connections to existing
communities, support walking, cycling and transit and protect, enhance and restore the
natural environmental area. This section of the Cambridge OP also indicates that
Community Plans or Secondary Plans will be prepared for new development within the
designated Greenfield Area.
Response: The Proposed Development will ultimately provide a density that will achieve
and exceed the density target of 55 residents per hectare. This specific report is provided
in support of Draft Plan of Subdivision and Zoning By-law Amendment applications that will

ultimately establish the framework for future land use planning approvals on the entire
parcel. The creation of the 12 street fronting townhouse lots on its own will not achieve the
overall density targets. However, creating the larger Block for the future townhouse
condominium development will achieve the identified density targets. To capture the targets,
the site specific zoning by-law amendment seeks permission for a total of 164 dwelling units.
The Cambridge West Secondary Plan has been completed and approved by the Local
Planning Appeals Tribunal. The Cambridge West Secondary Plan is supportive of the
Proposed Development, subject to the support of the Traffic Impact Assessment supporting
the addition of 14 units for a total of 164 dwelling units for the Site.
Chapter 3 of the OP identifies policies for Natural Heritage and Environmental Management.
Objectives for natural heritage and environmental management are to maintain and improve
the city’s natural environment including the lined natural heritage system of the Grand and
Speed Rivers and their tributaries, fish habitat, wetlands, woodlands, remnant prairie and
savannah habitat, ground water, soils and atmospheric resources in the interests of overall
ecosystem integrity.
Section 3.A.2.11 provides specific policies for the Blair-Bechtel-Cruickston ESL. The BlairBechtel-Cruickston ESL includes Barrie’s Lake. Section 3.A.2.13 is very clear in stating that
urban and recreational development are not permitted within the Blair-Bechtel-Cruickston
ESL.
Section 3.A.3 provides policy direction for Core Environmental Features.
Development is generally not permitted within Core Environmental Features. Development
adjacent to Core Environmental Features is only permitted where an EIS has confirmed that
development will not result in adverse environmental impacts.
Response: As outlined in Section 4.4 of this report, Natural Resource Solutions Inc. was
retained to complete an Environmental Impact Study in support of the Proposed
Development. The NRSI report identifies setbacks and buffers to the adjacent Blair-BechtelCruickston ESL. No development is proposed within this feature. The report also confirms
that the Proposed Development will not cause any adverse environmental impacts on the
surrounding natural features.
Housing
The City of Cambridge Official Plan contains general residential land use policies in Section
2.8. The policies state that on residential land the City will encourage the development of a
wide range of housing types and tenures, promote compatible urban design, promote
balanced intensification, support multi-unit developments and promote active transportation
and linkages to public transit.

Response: The Proposed Development conforms with the Housing policies of the Official
Plan. The development is compatible with the surrounding neighbourhood and contributes
to the mix of housing options available in the City.
Section 8.4.6 provides policy direction for the Residential Designation. Section 8.4.6.3
permits a residential density of up to 40 units per hectare for the “Low / Medium Density
Residential” designation. Where municipal water supply and municipal wastewater systems
are currently available land may be developed and used for single detached dwellings,
townhouses and/or walk up apartments (OP Section 8.4.6.9).
Response: The Proposed Development conforms to the residential designation policies with
the intent of the “Low / Medium Density Residential” designation. The Proposed
Development is an appropriate density for the site and additional housing choice to the
residents of Cambridge West.
The “Low / Medium Density Residential” designation permits a maximum density of 40 units
per hectare, the Proposed Development anticipates a density of approximately 35.6 units
per net developable hectare.
Compatibility
Section 8.4.3 of the OP provides a list of criteria for locating multi-unit residential forms of
development such as townhouses. These criteria review locational factors such as:
a) is located on an arterial or collector road, or is directly accessible to any such road
through the local road network where it is not likely to generate sufficient traffic to
disturb the peaceful and quiet enjoyment of neighbouring residential properties
located on such local access road;
b) is conveniently located within reasonable distance of public transit, recreational open
space and shopping facilities and, if the building is proposed to be designed for
occupancy by households with children, is also located within convenient walking
distance of an elementary school;
c) has a suitable size and configuration to:
i.

permit the separation or appropriate integration of on-site vehicular and
pedestrian traffic;

ii.

provide for adequate access and circulation by emergency vehicles;

iii.

provide adequate on-site landscaping to: establish suitable outdoor
amenities and recreational facilities for the building’s occupants; screen
parking areas; and provide effective buffering and screening to ensure the
privacy of outdoor recreational areas on the site as well as on adjoining
properties;

iv.

provide adequate grading and stormwater management features to ensure
the drainage of surface waters to on-site stormwater management facilities
or to public storm drainage facilities and not to adjoining properties;

d) is proposed to be developed in such a manner and at such a scale that the site and
building design, building height, setbacks, landscaping and vehicular circulation will
ensure the proposed development is compatible with existing development on
adjoining lands, as outlined in Section 8.4.2 of this Plan; and
e) will include wherever possible the preservation and protection of the natural
environment and cultural heritage resources.
Response: The Proposed Development conforms to the Residential Compatibility policies
of the Official Plan. The Proposed Draft Plan and Zoning By-law Amendment will allow for
the ultimate development of street fronting townhouse units and townhouse units within a
condominium development. The Proposed Development (in general terms ie. unit
type/density) has been reviewed though the Cambridge West Secondary Plan approval
process and provides for an additional form of housing in west Cambridge. The dwellings
are appropriately massed and are oriented to foster an attractive pedestrian realm and
streetscape. The buildings will be sited to ensure appropriate setbacks that allow for
landscaping and will be subject to site plan control.
The Site is located along an existing Arterial Road (but will become a local road following
the Blenheim Road re-alignment). Access from the Site to the re-aligned Blenheim Road
will be provided along local streets and has been contemplated throughout the completion
of the Cambridge West MESP and Cambridge West Secondary Plan.
The Proposed Development will be appropriately serviced as discussed in the Preliminary
Servicing Report. An environmental noise impact study has been completed and
determined that subject to providing noise warning clauses, and specific building materials
in some locations that the site and proposed development are suitable for residential
development as proposed.
Natural features surrounding and adjacent to the subject property have been appropriately
buffered and will not be negatively impacted by the Proposed Development as confirmed
by NRSI.
Transportation and Infrastructure
Section 6 of the OP provides policy direction for Transportation and Infrastructure. The
policies promote collaboration with the Region of Waterloo to ensure adequate water and
wastewater services and to coordinate the local and regional road network.

Response: The development conforms to the Transportation and Infrastructure policies of
the OP. The Proposed Development will be adequately serviced using municipal services
as discussed in the Preliminary Servicing Report.
Parkland
Section 7.8 of the Official Plan provides the policy framework for the dedication of parkland.
Section 7.8 c) allows for the payment of cash-in-lieu of parkland dedication when physical
land is not required to meet local parkland needs.
Response: Cash-in-lieu of parkland will be provided for this development. The development
includes outdoor private amenity space for residents along with a central amenity area. The
site is further proposed to be bounded by a community trail which will provide connectivity
to the larger Cambridge West community.
Urban Design
Section 5 of the OP provides policy direction and the foundation for the provision of a high
standard of urban design. Below is a review of the relevant policies along with a summary
of how these policies are addressed by the Proposed Development.
Policy 5.2.1: The design of our built environment will promote sustainable, healthy, active
living through:
a) well-connected and maintained streets, paths and trails that are able to safely
accommodate different modes of transportation;
b) safe, accessible, aesthetically pleasing, well-serviced and inclusive developments;
c) resilient natural environments that support wildlife and their habitat and are better
connected to residential areas; and
d) walkable neighbourhoods that offer a mix of uses and range and variety of housing
types with convenient access to public transit.
Response: The Proposed Development is well connected to the surrounding street network
though sidewalks. The townhouse units will be of high-quality design and provide additional
housing opportunities within this area of Cambridge.
Adjacent natural features are protected and remain visible from the Proposed Development.
Surrounding land uses encourage walking to access local amenities such convenience
commercial areas, open space and schools all proposed within Cambridge West.
Policy 5.7:
1. Development will be:

a. compatible in terms of massing and scale with the existing and planned
streetscape; and
b. provide appropriate transitions in height to adjacent buildings.
2. Buildings generally will be situated at or near the street edge to frame the street and
will have compatible front yard setbacks with adjacent buildings.
3. Blank building walls are discouraged along street frontages. Unless there is no other
feasible alternative, active facades will be required in the design and treatment of
buildings at street edges and intersections and should include features such as
transparent windows and public entrances facing the street.
4. Building materials and architectural features for development or site/building
improvements within the Community Core Areas will be respectful of the local
context.
5. Site layout shall incorporate pedestrian walkways and connections to encourage and
enhance walkability and access. Pedestrian connections on site will connect directly
with public sidewalks and transit stops unless there is no other feasible alternative.
6. Placement of outdoor lighting will complement the building design and prevent or
minimize impacts on the night sky and adjacent properties. The impact of lighting
will be reviewed through the site plan approval process.
7. Pedestrian scale lighting shall be provided to accent walkways, steps, ramps,
building entrances, building parking facilities and transit stops.
8. Where possible, servicing, loading, waste storage areas and building
utilities/mechanical equipment will be located internal to the building or to the rear of
the building and will be screened from view from adjacent streets
Response: The Proposed Development is located at the south end of the Cambridge West
Community. The overall development is of an appropriate scale for this area of the
community. The buildings are oriented with street fronting units directly on the existing
Blenheim Road and future units fronting on to internal condominium roads. Development
as seen from the realigned Blenheim Road will present enhanced building facades as
determined during a future site plan approval process. An attractive pedestrian realm will be
incorporated into the larger condominium development planned for Block 13. Pedestrian
walkways are incorporated into the internal site design, and access to the sidewalk on the
future public street (existing Blenheim Road) will be provided.
Other more specific urban design policies such as site lighting, garbage and on-site parking
will be addressed during a future site plan approval process.

Cambridge West Secondary Plan
The Site is located within the Cambridge West Secondary Plan Area. The purpose of the
Cambridge West Secondary Plan is “is to provide a land use strategy to guide the detailed
planning and development of the Cambridge West Community in a manner that integrates
new Greenfield development with the existing urban neighbourhoods and adjacent rural
lands while respecting and protecting the surrounding natural features”.
Design principals for the Secondary Plan area are outlined in Section 17.2. Generally, the
design principals promoted walkability, active transportation, parks, open space, natural
heritage, variety and placemaking.
Response: The Proposed Development is situated at the south end of the Cambridge West
community. The Proposed Development will provide for connectivity to the surrounding
neighbourhood though trail and sidewalk connectivity. The Proposed Development protects
the surrounding natural features though the provision of significant buffer areas and future
planting enhancements. Placemaking and open space objectives are implemented through
providing a public lookout on to Barrie’s Lake and supporting trail system.
Section 17.3.2 provides policy direction for the Natural Open Space System. Specifically,
the policies require setbacks of 50m for Provincially Significant Wetlands (marsh/pond), 30m
for Provincially Significant Wetland (treed/swamp) and 15m for terrestrial woodlands.
Development, infrastructure and site alterations may be permitted within the buffer areas
subject to site specific Environmental Impact Studies.
Response: Natural Resource Solutions Inc. were retailed to complete an Environmental
Impact Study in support of the Proposed Development. As outlined in Section 4.4 of this
Report the NRSI has recommend buffers that meet or exceed the above noted buffer area
requirements and confirm appropriate locations for trails and the public outlook feature.
Section 17.3.3.1 b) provides direction on matters of pedestrian friendly design and the
objectives of minimizing walking distances, along with the implementation of transportation
demand management measures with each application.
Response: The finer details of this policy will be addressed through detailed site plan review
at a future time. However, the proposed site plan provides for connectivity to the local street
network to the north via the principal site access south of existing Blenheim Road. Further
connectivity to the larger community is provided though the proposed trail network. From
the west side of the proposed development pedestrians can connect to the trail network or
internal walkways to travel north into the Cambridge West Community, from the east side

of the development pedestrians can connect to the larger community from the principal site
entrance and the larger community sidewalk network. Transportation demand measures
can be further reviewed at the time of detailed site plan approval. However, the provision
of private amenity space and garages for each unit will allow for the storage of bicycles or
other modes of active transportation. As noted trail and sidewalk connections will be
established with and surrounding the site to provide full community connectivity.
Section 17.4.2 of the Secondary Plan provides policies for Built Form and Lotting. These
policies support a variety of building forms, harmonious built form typologies to establish a
sense of place, building forms that address the street and corner lots with articulated
facades on both frontages among other matters such as variation and excellence in building
design.
Response: The Proposed Development will address the above lotting and built form policies
through detailed site plan approval. The Proposed Site Plan provides for units fronting local
roads and more specific details such as specific unit designs can be reviewed during the
site plan approval process. These policies are intended to reference development on public
streets. Policy 17.4.2 c) discusses ‘defining entrances to individual neighbourhoods’. The
Proposed development at 215 Blenheim Road should be reviewed as a singular
neighbourhood. Matters such as a defined entrance to this neighbourhood are appropriate
and have been provided in the proposed Site Plan design with main site entrance in
alignment with Street G. The principal site entrance will include a landscaped boulevard with
a view on to a central open space. Detailed landscaping plans can be prepared to ensure
the terminating vista beyond the park is further enhanced.
With respect to providing opportunities for views and vistas to open space - all of the units
along the southern end of the site are facing towards an open space corridor. An east / west
road corridor along the south along with the proposed trail network will provide further views
and vistas to open space.
The Proposed Development is a private condominium and not comprised of public streets.
Matters such as terminating vistas will be further reviewed during detailed site design. The
conceptual Site Plan provides an expansive view into the site from the principal site entrance
consisting of landscaped boulevards and terminating at the central amenity area.
Where the proposed development is visible from the public realm consideration will be given
to how that interaction is addressed during detailed site plan review.
Section 17.6 of the Secondary Plan provides policy direction for specific land uses.
Residential policies are outlined in Section 17.6.1. Land within the low/medium density

designation are to provide a density of 55 people and jobs per hectare. The Grand Ridge
Estates land has been given a residual density allotment of up to 150 units. However, the
maximum number of 1677 units for all of Cambridge West is the maximum units permitted.
Response: A Maximum unit count for Cambridge West has been approved at 1677 units. It
is our belief that this total unit count will not be achieved on the adjacent Hallman and Cachet
Subdivisions. As such, an increase on this site is possible without exceeding the overall
Cambridge West unit count. The specific policy (17.6.1 c) states “lands within the
Cambridge West Secondary Plan Area will be planned to achieve a maximum of 1677
residential units, with an assignment of 989 units to the Hallman Construction lands, 418
units to the Domm Farm Ltd lands, 120 units to the Huron Creek lands and the residual of
up to 150 units assigned to the Grand Ridge Estates lands subject to the specific number
of units on the Grand Ridge Estates lands to be determined through a Planning Act
Application. (emphasis added).
In addition to the above Section 17.6.1 d) states: Any proposal to exceed the maximum
residential unit cap identified in 17.6.1c will be subject to the completion of a Transportation
Impact Study which demonstrates, to the satisfaction of the City of Cambridge, that the
existing and planned transportation system can accommodate the increased number of
dwelling units.
To address the above noted policy Paradigm Transportation Solutions Limited (PTSL) have
been retained to provide a review of the traffic impacts of an additional 14 units on the Grand
Ridge Estates land. Their report (to be submitted under separate cover) confirms the
surrounding street network can accommodate the additional units without further impacts.
Section 17.8 provides policies for servicing within the Cambridge West area. These policies
direct how sanitary, water and stormwater management are to occur within this area. In
addition these policies require a third party review of any stormwater management plans
submitted in support of development on the subject property.
Response: Meritech Engineering has provided a Preliminary Servicing Report and
Preliminary Stormwater Management Report confirming how the Site can be suitably
serviced in accordance with the policies outlined in this Section of the Secondary Plan. It is
acknowledged that a third party review is required for the proposed development.
Affordable Housing
Policy 8.4.1.3 of the City’s Official Plan requires that new residential development will
include a minimum number of affordable housing units based on the targets established in
the Region’s Community Action Plan for Housing.

Response: We are aware that developers to the north have draft plan conditions requiring
the provision of an affordable housing contribution payment on a per unit basis at the time
of draft plan registration. We would anticipate a similar condition of draft plan approval to
be required for this development.
City of Cambridge Official Plan Conclusions
The Proposed Development provides for a form of housing that provides a level of density
that is supported by the overall Official Plan and the Secondary Plan. The form of housing
is appropriate and has been confirmed that it can be serviced by appropriate levels of
municipal infrastructure. Natural features are protected, and enhancements have been
proposed. In summary the Proposed Development conforms to the City of Cambridge
Official Plan for the reasons outlined in the section above.

5.6

City of Cambridge Zoning By-law
The Site is zoned (H) R3 and OS1 in the City of Cambridge Zoning By-law. See Figure 5.
A Zoning By-law Amendment is required to permit the Proposed Development.

FIGURE 5 – City of Cambridge Zoning By-law – Map K7
A Zoning By-law Amendment is requested to rezone (H) R3 Zone to a site specific RM3
Zone. The Proposed Amendment is discussed in Section 6.2 of this Report.

6. Planning Justification
The Proposed Development seeks to redevelop an existing agricultural parcel within the
Designated Greenfield Area of Cambridge into Draft Plan of Subdivision to create 12 street
fronting freehold townhouse lots, a block for future residential development and an open
space block to provide appropriate buffers to the identified natural features.
The Proposed Development has been contemplated throughout the completion of the
Cambridge West MESP and Secondary Plan. The overall scale of the development is
appropriate and meets the density objectives proposed for the Site (subject to the slight
increase in total units up to 164 as supported by a Traffic Impact analysis. The Site is located
at the south end of the Cambridge West Community and will be compatible with the
proposed future development to occur to the north. The Proposed Development is
supported by a Preliminary Servicing Report, Stormwater Management Report, Noise
Study, Environmental Impact Study, Traffic Impact analysis and Archaeological
Assessments.
An Draft Plan of Subdivision and Zoning By-law Amendment are required to facilitate the
Proposed Development.
The following section provides justification for the proposed Draft Plan of Subdivision and
Zoning By-law Amendment.

6.1

Draft Plan of Subdivision
The proposed Draft Plan of Subdivision will create 12 lots for freehold street fronting
townhouse units along with a large block for future residential development. A Draft Plan
of Subdivision Application has been submitted in order to allow for the development (subject
to future site plan control) of a Common Elements Condominium on Block 13. This report
has been structured with an eye to the full development potential of the property, while
acknowledging that future approvals are still required (site plan approval, draft plan of
condominium).
A large Open Space Block (Block 14) is proposed to protect the surrounding natural heritage
features (woodland and wetland). The Open Space Block incorporates the proposed
buffers as identified in the NRSI Environmental Impact Study.
The proposed Draft Plan of Subdivision conforms with the Growth Plan for the Greater
Golden Horseshoe, the Region of Waterloo Official Plan, and the City of Cambridge Official
Plan. The Proposed Development conforms to the compatibility policies of the Official Plan,
including height and urban design policies, and contributes to providing a mix of housing

types within the City. Further the Proposed Development is in keeping with the policies
provide in the Cambridge West Secondary Plan.

6.2

Zoning By-law Amendment
The Site is zoned (H) R3 and OS1 in the City of Cambridge Zoning By-law. A Zoning Bylaw Amendment is required to rezone a portion of the (H) R3 Zone to a site specific RM3
Zone to permitting up to 164 dwelling units to be implemented though the approval of a Draft
Plan of Subdivision and future site plan application.
The proposed Draft Plan generally conforms to the RM3 regulations with a few site-specific
regulations proposed to permit a contemporary development fabric. A review of the sitespecific zoning is provided below:

Proposed Street Fronting Townhouse Units (Units 1-12):
Zoning By-law Section /
Regulation
3.1.2.5:
(a) Minimum lot
frontage
(b) Minimum lot
area
(c) Minimum front
yard
(d) Minimum rear
yard
(e) Minimum
interior side
yard
(f) Minimum
exterior side
yard
(g) Minimum gross
floor area per
dwelling unit
(h) Maximum lot
coverage % of
lot area)
(i) Minimum
private
amenity area
per dwelling
unit

Required

Provided

Site Specific Relief
Sought

5.5 m / dwelling unit

5.4 m / dwelling unit

Yes

165 m2 / dwelling unit

154 m2 / dwelling unit

Yes

6m

6m

No

7.5 m

7.5 m

No

1.5 m & 3 m

1.5 m

No

6m

N/A

No

70 m2

160 m2

No

40%

52%

Yes

N/A

40.5 m2

No

Zoning By-law Section /
Regulation
(j) Maximum
number of
attached
dwelling units
(k) Minimum
landscaped
open space
Section 2.2.2.3 f)
No access driveway,
aisle, parking stall or
parking lot in an RMclass zone shall be
located within 6 m of a
window of a habitable
room of a dwelling unit
as measured
perpendicular to the
wall containing such
window, where the
surface of the floor in
such habitable room is
less than 1.0 m above
the finished grade.

Required

Provided

6

6

Site Specific Relief
Sought
No

30%

36%

No

6m

3m

Yes

Remainder of the Site: Proposed Cluster Townhouse Development (Units 1-152)
Zoning By-law 3.1.1.1c – Buildings on Separate Lots – Site specific relief is required to permit
Parcels of Tied Land. The future individual Parcels of Tied Land to provide a minimum lot frontage
(POTL Frontage along condominium road) of 5.4m, a minimum interior side yard of 0 m (internal
unit), 1.2m end unit, maximum lot coverage of 52%.
Zoning By-law Section /
Regulation
3.1.2.6:
(a) Minimum lot
frontage
(b) Maximum
density
(c) Minimum front
yard

Required

Provided

Site Specific Relief
Sought

20 m

182 m

No

40 units per hectare

18.6

No

6m

6m

No

Zoning By-law Section /
Regulation
(d) Minimum
exterior side
yard
(e) Minimum
interior side
yard and rear
yard
(f) Maximum lot
coverage % of
lot area)
(g) Minimum gross
floor area per
dwelling unit
(h) Minimum
private
amenity area
per dwelling
unit
(i) Minimum
common
amenity area
per dwelling
unit

Required

Provided

6m

6m

Site Specific Relief
Sought
No

7.5 m

7.5 m

No

40%

40%

No

N/A

N/A

No

30 m2

40.5 m2

No

N/A

N/A

No

(j) Maximum
number of
attached
dwelling units
(k) Minimum
landscaped
open space
(l) Planting
strips/fencing
(m) Minimum
distance
between
buildings on
same lot:
Section 2.2.2.3 f)
No access driveway,
aisle, parking stall or

6

6

No

30%

41%

No

1.5m (fencing /
landscaping)
i) Side walls – 3m
ii) Front/rear – 10m
iii) Front/other – 10m
iv) Rear/rear – 10m
v) Front/rear/side-8m

1.5m

No

3m
10m
10m
15m
8.0 m

No
No
No
No
No

6m

3m

Yes

Zoning By-law Section /
Regulation
parking lot in an RMclass zone shall be
located within 6 m of a
window of a habitable
room of a dwelling unit
as measured
perpendicular to the
wall containing such
window, where the
surface of the floor in
such habitable room is
less than 1.0 m above
the finished grade.

Required

Provided

Site Specific Relief
Sought

Site-specific as noted above is required, however, the density proposed by the Proposed
Development is appropriate as it can be suitably accommodated within the confines of the
Site. The site-specific zoning is to permit contemporary unit designs and to permit the form
of development being a common elements condominium.

7. Conclusion
GSP Group Inc. has been retained by Grand Ridge Estates Limited to coordinate and
prepare the submission of a Planning Justification Report for a Draft Plan of Subdivision
and Zoning By-law Amendment for their land holdings south of Blenheim Road in
Cambridge, Ontario. The proposed planning applications are necessary to permit the
construction of 12 freehold street fronting townhouse units and the creation of a large block
for future townhouse development along with a large open space block to provide buffers to
surrounding natural features.
The Proposed Development has been subject to a Pre-application meeting with the City of
Cambridge held in 2017, further the Proposed Development was incorporated into the
Cambridge West Community Plan for the purposes of confirming ultimate land uses and
densities. In support of the applications a Planning Justification Report, Preliminary
Servicing and Stormwater Management Report, Noise Study, Environmental Impact Study
and Archaeological Impact Assessments have been prepared.
This Planning Justification Report concludes that the proposed Draft Plan of Subdivision
and Zoning By-law Amendments are appropriate and represent good planning for the
following reasons:
•

They are consistent with the policies of the Provincial Policy Statement;

•

They conform with the policies of the Growth Plan for the Greater Golden
Horseshoe;

•

They conform with the policies of the Region of Waterloo Official Plan;

•

They conform with the policies of the City of Cambridge Official Plan;

•

The requested zoning by-law amendment is appropriate and justified for the reasons
set out in this Report;

•

The Proposed Development permitted by the applications will provide for the
development of designated greenfield land within the urban limits of the City of
Cambridge;

•

The Proposed Development will support the implementation of the Cambridge West
Secondary Plan;

•

The Preliminary Servicing Report confirmed the site can be suitably serviced with
municipal infrastructure and appropriate measures for stormwater management
quality control can be implemented;

•

The Proposed Development will not negatively impact surrounding natural features
and the proposed buffer areas are to be zoned to prohibit encroachment of
development; and,

•

Approval of the Proposed Draft Plan and Zoning By-law Amendment will permit
development that is appropriate and compatible in this urban context.

It is therefore our opinion that the proposed applications are appropriate and represent good
planning and should be approved.

Appendix 1: Record of Pre-Application Consultation

