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1.0 INTRODUCTION 
 

1.1 Overview  
 
MacNaughton Hermsen Britton Clarkson Planning Limited (MHBC) has been retained by 149 
Ainslie St N Limited Partnership (the Owner) to provide planning services in support of the 
redevelopment of their lands municipally known as 149 Ainslie Street North, in the City of 
Cambridge (the ‘subject lands’ or the ‘site’). In order to permit the proposed redevelopment of 
vacant office space to a multiple residential dwelling, amendments to the City of Cambridge 
Official Plan and Zoning By-law 150-85 are required. 
 
The subject lands are located within the Galt City Centre (the Urban Growth Centre) in the City 
of Cambridge.  The subject lands are comprised of an irregular shaped through lot with 
frontage on both Ainslie Street North and Market Street, as illustrated on Figure 1. The lot 
comprises approximately 2,758 m2 in area and is currently developed with a vacant commercial 
building previously used for office use.  The lands are designated Galt City Centre Core Area in 
the City of Cambridge Official Plan and are within an area identified for growth and 
intensification.  
 
A Pre-submission consultation application was submitted to the City of Cambridge on Friday, 
October 8, 2021.  Pre-submission comments were provided on November 5, 2021 and it was 
determined that a Zoning By-law Amendment is required to facilitate the development of the 
property for multiple residential development. It is proposed that the existing office building be 
demolished to optimize the site layout for the proposed residential development.  Following 
the initial Pre-Submission Consultation application, the proposed development concept has 
evolved, and the proposed density (Floor Space Index) has increased as a result.  As such, it has 
been determined that an amendment to the City of Cambridge Official Plan (OP) is also 
required to implement the proposed development.  
 
This Planning Justification Report has been prepared for submission to the City of Cambridge 
and includes the following: 
 

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

• A description of the overall development concept and proposed Official Plan and 
Zoning By-law amendments; 

• A public consultation strategy;  
• A review and assessment of the existing and emerging Provincial, Regional and 

Municipal policy framework in relation to the proposed redevelopment; and 
• A detailed summary of Technical Studies submitted in support of the proposed 

applications.  
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As previously stated, implementation of the redevelopment requires approval of an Official 
Plan Amendment (OPA) and Zoning By-law Amendment application (ZBA).  A Site Plan 
application (SPA) is also being submitted concurrent with the OPA/ZBA applications, with final 
Site Plan Approval to occur only after the approval of the OPA/ZBA applications.  
 
This report supports the OPA and ZBA planning applications and assesses the proposal in the 
context of the applicable planning framework.   

1.2 Complete Application  
Pre-Submission Consultation comments were provided by the City of Cambridge on November 
5, 2021.  The Record of Pre-submission Consultation identified the reports and plans that are 
required to form a complete application for both the ZBA and the Site Plan Application.   The 
materials that have been prepared in support of the ZBA support both the ZBA and OPA 
applications. 

For a complete Official Plan Amendment and Zone Change Application, the following reports 
and plans were determined to be required by the City of Cambridge and the Region of 
Waterloo. 

 
• Planning Justification Report;  
• Heritage Impact Statement;  
• Functional Servicing and Storm Water Management Report;  
• Record of Site Condition (to be completed prior to final Site Plan Approval);  
• Urban Design Brief; 
• Stationary Noise Study 
• Archaeological Study; 
• Site Plan Concept  
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2.0 SITE DESCRIPTION &

SURROUNDING LAND 
USES 

2.1 Site Context 

The subject lands are located within the Galt City Centre in the City of Cambridge within the 
Regional Municipality of Waterloo.   Galt is one of the planned focal points for intensification in 
the City of Cambridge and the subject lands are located with the Urban Growth Centre 
portion of Galt as defined by Provincial policy.  The Urban Growth Centre is intended to 
accommodate a significant portion of the City’s future population and employment growth 
in a compact, dense and transit-supportive forms.  The Galt City Centre contains a 
number of community services within a 10 minute walk of the site including commercial 
(retail, banks, restaurants, a drug store and grocery store), institutional (churches and schools), 
offices (Cambridge City Hall) as well as a number of cultural facilities (Cambridge Library 
and Gallery and the new Idea Exchange in the former Post Office, Queen’s Square, 
Cambridge Centre for the Arts and the historic Cambridge Farmer’s Market).  A walking trail 
is located to the west of the site along the Grand River and further connects to the Walter 
Bean Trail across the river along Park Hill Road. A Surrounding Land Use Plan is included as 
Figure 2. 

The site is currently developed with a two-storey office building and associated surface 
parking, divided into two separate surface parking lots. The existing building is 
intended to be demolished.  The subject lands have frontage on the east side of Ainslie 
Street North and the west side of Market Street. Generally, these lands are situated to the 
north of Park Hill Road East, south of Simcoe Street, and to the east of the Grand River. 
Existing sidewalks are located on both sides of Ainslie Street (a Regional Road).  Vehicular 
access to the site is currently from Ainslie Street and Market Street, with two separate 
entrances and a loading space accessible from Market Street.    
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2.2  Surrounding Land Uses 

Uses that immediately surround the subject lands include the following: 

NORTH: Two low-rise buildings (one commercial and one residential) are located 
immediately north of the subject lands on the south side of Simcoe Street.  The 
Bridges, an emergency shelter and transitional housing development is located 
further to the north on the opposite side of Simcoe Street.  

EAST: Low rise apartments and a 16-storey multiple residential building are located 
directly east of the subject lands with the 16-storey building located near the 
intersection of Park Hill Road East and Market Street.  

SOUTH: Lands directly to the south include primarily residential properties, including 
properties fronting onto Park Hill Road East.   These include a mix of single 
detached, triplex and semi-detached units.  A mix of commercial, residential, 
office and institutional uses are located further south of the subject lands with 

Subject Lands as viewed from Ainslie Street looking south 

Subject Lands as viewed from Market Street looking north 

Subject Lands as viewed from Market Street looking north 
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the Main Street Commercial district located approximately 500 metres from 
the subject property. 

WEST: Across Ainslie Street to the west of the subject lands is a block of lands that are 
in transition containing a mix of commercial, office and residential uses.  This 
includes existing short-term rental apartments.  An existing food store and drug 
store are located on the west side of Ainslie Street North in close proximity to 
the subject lands. 

2.3  Transportation Context 

The subject lands are located within a Major Transit Station Area (MTSA) that was endorsed by 
Regional Council in June 2019.  The lands are in close proximity to the Region’s Proposed Phase 
2 ION Light Rail Transit (LRT) system and specifically within the Council endorsed proposed 
Major Transit Station Area as shown on Figure 3.   Transit stations are proposed adjacent to 
Galt Arena Gardens and further south at the terminus of the Cambridge LRT line on Bruce 
Street at Water Street.  The subject lands are an approximate 5 minute walk to the proposed 
transit stop adjacent to Galt Arena Gardens. MTSA’s are intended to be developed to achieve a 
mix of residential, office, institutional and commercial uses.  Properties within an MTSA area 
also intended to have a built form that is pedestrian friendly and transit oriented and 
accommodate a density of 160 people and jobs per hectare – this target is a Provincial 
requirement.  

In addition, there are several Grand River Transit bus stops in proximity to the subject lands 
which provide strong linkages to the broader transit network. There is a Grand River Transit bus 
stop 50 m. south of the subject lands and approximately 100 m to the north on the opposite 
side of the street adjacent to Shopper’s Drug Mart.   The Ainslie Street Terminal is located 
approximately 600 metres to the south of the subject lands and provides connections to busses 
that provide service to other municipalities within and outside of the Region of Waterloo.  
Trails and cycling routes are also provided in close proximity to the subject lands. 

Ainslie Street is an Arterial (Regional) Road and is also recognized as Regional Road 24 which 
connects the City from Highway 401 to Brantford to the south and Highway 403.   

In summary, the subject lands are well located in a mixed-use area of the Core area of Galt, 
immediately north of the Downtown core and are well served by the existing arterial and 
collector road networks, existing and planned public transit and active transportation routes. 
The subject lands are located within the Urban Growth Centre and within an identified Major 
Transit Station Area, both of which are priority areas for intensification.  
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3.0 DEVELOPMENT
PROPOSAL
3.1  Design Proposal 
The proposal development is for an eight storey multiple residential building with 104 
residential units, including both one and two bedroom units. The proposed development 
has 104 structured parking spaces provided internally to the building and within the first 
two storeys of the building.  Given the property’s location within the floodplain Special Policy 
Area, residential units have to be above the regulatory floodline, which prevents ground 
floor residential units.  The proposed site plan included as Figure 4 will provide 13,199 m2 of 
gross floor area on floors 3-8 for a total of 104 residential units.  The subject lands 
comprise approximately 2,757 m2 of area and the proposed building will have a footprint of 
1,989 m2.  The development has a proposed Floor Space Index (FSI) of 5.0. The proposed 
development plan is described in further detail below.    

Overall Site Design 
The existing site design is inefficient and represents an underutilization of the site.  The two 
existing surface parking lots (which require two separate entrances) are proposed to be 
removed to accommodate the proposed development.  The proposed development maximizes 
the development potential of the site while still staying within the height permissions of the 
Official Plan and while still providing sufficient indoor and outdoor amenity for future residents. 
The proposed concept works with the unique shape of the lot, and provides for an attractive, 
transit supportive development.  

Parking and Access 
The proposed design of the building provides for a two storey above grade parking structure 
that is articulated with large windows along the Ainslie Street frontage.  All parking is provided 
internal to the building, including barrier free and visitor spaces.   The parking structure will be 
accessed from Market Street.  No vehicular access to Ainslie Street is proposed and as such a 
Regional access permit will be required to close the existing Ainslie Street access.   Pedestrian 
access is provided from both Ainslie Street and Market Street, this includes a wide pedestrian 
promenade that will connect residents to the public sidewalk system from the residential lobby 
area. 

Amenity Space 
A rooftop amenity space above the parking area will add visual interest to the Ainslie Street 
frontage while providing outdoor amenity to future tenants.  This space is south facing and will 
receive full sun during most of the day.  A second outdoor amenity area is proposed facing 
Market Street above the sixth storey.  This space has been created through the stepping back 
of the 7th and 8th storeys at the northeast corner of the proposed building.   At-grade amenity is 



149 Ainslie Street North, City of Cambridge 7

Planning Justification Report  April 2022 

also provided in the form of a wide pedestrian promenade and a courtyard surrounding the 
primary pedestrian access to the building.  Indoor shared amenity space is also provided.  Each 
of the residential units will have private balconies providing additional amenity.  
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AMENITY SPACES

MAIN LEVEL
STORAGE UNITS   84.2 sm
EXTERIOR COURTYARDS 226.6 sm

SECOND LEVEL
INFILL STORAGE UNITS  98.9 sm
STORAGE UNITS   85.6 sm

RESIDENTIAL FLOOR LEVELS
THIRD LEVEL COMMUNITY ROOM 106.4 sm
THIRD LEVEL ROOF GARDEN 328.4 sm
TOTAL RESIDENTIAL BALCONIES 968.0 sm
EIGHTH LEVEL PARTY ROOM 106.4 sm
EIGHTH LEVEL ROOF TOP AMENTY SPACE 165.4 sm
RENTAL MOTEL UNIT   56.1sm

TOTAL AMENITY AREA 2226.0 sm

SUITE COUNT

FLOOR 1-BEDROOM 2-BEDROOM RENTAL TOTAL
3RD LEVEL 5 12 17
4TH LEVEL 5 13 18
5TH LEVEL 5 13 18
6TH LEVEL 5 13 18
7TH LEVEL 5 13 18
8TH LEVEL 4 10 1 15
TOTAL 29 74 1 104

OBC Matrix

FIRM NAME: REINDERS + LAW

NAME OF PROJECT: NEW APARTMENT BUILDING

LOCATION: 149 AINSLE ST. N.

CAMBRIDGE, ON

ITEM ONTARIO BUILDING CODE DATA MATRIX PART 3 OBC REFERENCE

PART 3

1 PROJECT DESCRIPTION: NEW CHANGE OF USE 1.1.2.

[A]
TENANT FIT OUT ADDITION

ALTERATION

2 MAJOR OCCUPANCY(S): C 3.1.2.1.(1)

3 BUILDING AREA (sm) EXISTING: 0 NEW: 2088.8 TOTAL: 2088.8 1.4.1.2.[A]

4 EXISTING: 0 NEW: TOTAL: 9345.8 1.4.1.2.[A]

5 NUMBER OF STORIES ABOVE GRADE: 8 BELOW GRADE: 0 1.4.1.2.[A] & 3.2.1.1

6 NUMBER OF STREET/FIRE ACCESS: 1 3.2.2.10 & 3.2.5

7 BUILDING CLASSIFICATION: 3.2.2.42 3.2.2.20-.83

8 SPRINKLER SYSTEM PROPOSED ENTIRE BUILDING 3.2.2.20-.83

BASEMENT ONLY 3.2.1.5

IN LIEU OF ROOF RATING 3.2.2.17

NOT REQUIRED

9 STANDPIPE REQUIRED YES NO 3.2.9

10 FIRE ALARM REQUIRED YES NO 3.2.4

11 WATER SERVICE/SUPPLY ADEQUATE YES NO 3.2.5.7

12 HIGH BUILDING YES NO 3.2.6

13 PERMITED CONSTRUCTION   COMBUSTIBLE     NON-COMBUSTIBLE     BOTH 3.2.2.20-.83

ACTUAL CONSTRUCTION   COMBUSTIBLE     NON-COMBUSTIBLE     BOTH

14 MEZZANINE(S) AREA (sm): 227.7 3.2.1.1.(3)-(8)

15 OCCUPANT LOAD BASED ON:   sm/PERSON   DESIGN OF BUILDING 3.1.17.

LOAD: 110 PERSONS

16 BARRIER FREE DESIGN:
  YES

  NO (EXPLAIN) 3.8.

17
HAZARDOUS SUBSTANCES:

  YES   NO 3.3.1.2 & 3.3.1.19

18 REQUIRED FIRE 3.2.2.20-.83 &

RESISTANCE 3.2.1.4

RATING (FRR)

3.3.5.6

3.5.3.1

19 SPATIAL SEPERATION - CONSTRUCTION OF EXTERIOR WALLS 3.2.3.

TABLE

3.2.3.1.E

WALL   AREA OF  L.D.   L/H    PERMIT.    PROP.  FRR     TYPE OF      TYPE OF

  EBF(sm)    (m)    OR    MAX. %      % OF CONSTR.     CLADDING

   H/L     OF OPEN. OPEN.

NORTH -

SOUTH

EAST

WEST NON-COMB

20 PLUMBING FIXTURE REQUIREMENTS 3.7.4.2.

MALE/FEMALE COUNT @ 50%/50%

3.7.4.3.-.9

OCCUPANT BC TABLE # FIXT. REQ. FIXT. PROVIDED

LOAD

NON-COMB

NON-COMB

NON-COMB NON-COMB

NON-COMB

NON-COMB

NON-COMB

GROSS AREA (sm)

-

-

-

HORIZONTAL ASSEMBLIES LISTED DESIGN NO.

FFR (HOURS) OR DESCRIPTION (SG-2)

FLOORS 2HR

ROOF -

MEZZANINE

FRR OF SUPPORTING
LISTED DESIGN NO.

MEMBERS OR DESCRIPTION (SG-2)

-

FLOORS 2HR

ROOF -

MEZZANINE -

BASED ON 2 PERSONS/BEDROOM

ZONING CATEGORY

LOT WIDTH (sm)

REAR YARD (min.) 

(F) C1RM1

1

28 m

BUILDING FOOTPRINT AREA

TOTAL = 2,757 m² 100.00%

377 Units/ha

AMENITY AREA (sm PER DWELLING UNIT)

LOADING SPACE DIMENSIONS (m)

SOUTH SIDE YARD (min.)

FRONT YD. (min.) 

SITE STATISTICS -NEW CONCEPT

ITEM PROPOSAL

GROUND FLOOR AREA (sm)

LOT COVERAGE (max.)

NUMBER OF PARKING SPACES

PERCENTAGE OF LOT LANDSCAPED

PARKING STALL DIMENSIONS (m)
ACCESSIBLE PARKING SPACE (m) TYPE A 

LOT AREA (ha) 

ACCESSIBLE PARKING AISLE (m)

NUMBER OF ACCESSIBLE PARKING SPACES

4.5

ZONING BYLAW
REQUIREMENTS

N/A

75%

5

3.4 m X 6.0 m

30%

2.9 m X 5.5 m

3m for 2 storeys + 

3

1.5 m X 6.0 m

3.5 m X 12.0 m

EXISTING

130

NORTH SIDE YARD (min.) 4.5

LOADING SPACE

1.25 m

0 m

N/A

72.1%

1,989

6

27.9%

3.4 m X 6.0 m

1.07 m

2.9 m X 5.5 m

4

3.50 m X 12.0 m

1.5 m X 6.0 m

104

1.68 m

0

22.5 mMAX. BUILDING HEIGHT

1 SPACE PER UNIT  + 0.25 PER UNIT FOR VISITOR PARKING

101-133= 2 TYPE 'A' PARKING SPACES

COVERAGE

LANDSCAPE / OPEN SPACE
= 1,989 m² 72.1%

= 769 m² 27.9%

250 Units/haMAX. DENSITY (UPH)

20 sqm/1Bed + 21.4 sqm/unit

PLANTING STRIPS AND FENCING SETBACK 3.0 m 1.68 m

30 m

N/A

43.3 m

2,757.8

4.5

3 TYPE 'B' PARKING SPACES
2 2

ACCESSIBLE PARKING SPACE (m) TYPE B 2.4 m X 6.0 m 2.4 m X 6.0 m

(F3)CMU1

1

28 m

0m Min, 2.0m Max 

ZONING BYLAW
REQUIREMENTS

N/A

75%

5

3.4 m X 6.0 m

N/A

2.9 m X 5.5 m

0

3

1.5 m X 6.0 m

3.5 m X 12.0 m

NEW DRAFT

130

0

N/A

15 sqm/unit

N/A

30 m

N/A

0

2

2.4 m X 6.0 m

1.5m for additional storey 

4.78N/AMAX. DENSITY (FSR) 2.5

30 sqm/2Bed 

GROSS FLOOR AREA (sm) N/A 13,199N/A

(2226 sqm)

Architecture.Engineering
Reinders + Law Ltd.

64 Ontario Street North
milton, ON  L9t 2t1
T. 905.457.1618  F. 905.457.8852
email@reinders.ca  www.reinders.ca

OWNER APPLICANT
LOTS 2 & 3

REGISTERED PLAN 67R-1134

CITY OF CAMBRIDGE

REGIONAL MUNICIPALITY OF WATERLOO

SITE BENCHMARK:

TOP NUT OF HYDRANT WITH AN ELEVATION OF 268.24m.

TOPOGRAPHIC AND PROPERTY BOUNDARY INFORMATION BASED ON

SURVEY PERFORMED BY J.D. BARNES LIMITED., DATED 28th of

FEBRUARY, 2022.

KEY PLAN N.T.S.
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THIS DRAWING IS FULLY COORDINATED WITH

LANDSCAPE DRAWING.
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FIGURE 4:  SITE PLAN CONCEPT

AutoCAD SHX Text
 268.45

AutoCAD SHX Text
 267.33

AutoCAD SHX Text
 268.18

AutoCAD SHX Text
 268.10

AutoCAD SHX Text
 267.79

AutoCAD SHX Text
 267.66

AutoCAD SHX Text
 268.14

AutoCAD SHX Text
 268.32

AutoCAD SHX Text
 268.45

AutoCAD SHX Text
 268.39

AutoCAD SHX Text
 268.70

AutoCAD SHX Text
 270.16

AutoCAD SHX Text
 269.39

AutoCAD SHX Text
 269.01

AutoCAD SHX Text
 268.51

AutoCAD SHX Text
 268.48

AutoCAD SHX Text
 268.46

AutoCAD SHX Text
  WV

AutoCAD SHX Text
 268.46

AutoCAD SHX Text
 267.03

AutoCAD SHX Text
  CB

AutoCAD SHX Text
 267.11

AutoCAD SHX Text
  MH

AutoCAD SHX Text
 267.36

AutoCAD SHX Text
 267.33

AutoCAD SHX Text
 267.26

AutoCAD SHX Text
 267.21

AutoCAD SHX Text
 267.17

AutoCAD SHX Text
  MH

AutoCAD SHX Text
 267.13

AutoCAD SHX Text
 267.15

AutoCAD SHX Text
 267.08

AutoCAD SHX Text
 267.10

AutoCAD SHX Text
 267.12

AutoCAD SHX Text
 267.23

AutoCAD SHX Text
 267.26

AutoCAD SHX Text
 267.29

AutoCAD SHX Text
 267.36

AutoCAD SHX Text
 267.37

AutoCAD SHX Text
  TJB

AutoCAD SHX Text
  HP

AutoCAD SHX Text
 267.28

AutoCAD SHX Text
 267.50

AutoCAD SHX Text
 267.15

AutoCAD SHX Text
  HP

AutoCAD SHX Text
 266.93

AutoCAD SHX Text
  CB

AutoCAD SHX Text
 267.23

AutoCAD SHX Text
 267.00

AutoCAD SHX Text
 267.15

AutoCAD SHX Text
 267.04

AutoCAD SHX Text
 267.22

AutoCAD SHX Text
 267.15

AutoCAD SHX Text
 267.10

AutoCAD SHX Text
 267.16

AutoCAD SHX Text
 267.22

AutoCAD SHX Text
 267.31

AutoCAD SHX Text
 267.36

AutoCAD SHX Text
 267.19

AutoCAD SHX Text
 267.72

AutoCAD SHX Text
 267.88

AutoCAD SHX Text
 267.78

AutoCAD SHX Text
 267.79

AutoCAD SHX Text
 267.76

AutoCAD SHX Text
 269.97

AutoCAD SHX Text
 269.46

AutoCAD SHX Text
 269.15

AutoCAD SHX Text
 268.74

AutoCAD SHX Text
 268.76

AutoCAD SHX Text
  MH

AutoCAD SHX Text
 268.70

AutoCAD SHX Text
 268.58

AutoCAD SHX Text
 268.60

AutoCAD SHX Text
 268.60

AutoCAD SHX Text
 268.47

AutoCAD SHX Text
 267.93

AutoCAD SHX Text
 267.93

AutoCAD SHX Text
 267.95

AutoCAD SHX Text
 268.36

AutoCAD SHX Text
 268.39

AutoCAD SHX Text
 268.56

AutoCAD SHX Text
 268.54

AutoCAD SHX Text
 268.51

AutoCAD SHX Text
 268.42

AutoCAD SHX Text
 268.41

AutoCAD SHX Text
 268.34

AutoCAD SHX Text
 267.31

AutoCAD SHX Text
 268.21

AutoCAD SHX Text
 268.16

AutoCAD SHX Text
 267.88

AutoCAD SHX Text
 267.83

AutoCAD SHX Text
 268.59

AutoCAD SHX Text
  HP

AutoCAD SHX Text
 268.67

AutoCAD SHX Text
 268.72

AutoCAD SHX Text
 268.71

AutoCAD SHX Text
 269.13

AutoCAD SHX Text
 269.37

AutoCAD SHX Text
 269.41

AutoCAD SHX Text
 269.51

AutoCAD SHX Text
 269.21

AutoCAD SHX Text
 269.19

AutoCAD SHX Text
 269.15

AutoCAD SHX Text
 269.17

AutoCAD SHX Text
 268.65

AutoCAD SHX Text
 268.49

AutoCAD SHX Text
 269.21

AutoCAD SHX Text
 269.06

AutoCAD SHX Text
 268.67

AutoCAD SHX Text
 268.60

AutoCAD SHX Text
 268.88

AutoCAD SHX Text
 268.81

AutoCAD SHX Text
 268.79

AutoCAD SHX Text
 268.73

AutoCAD SHX Text
 268.58

AutoCAD SHX Text
 268.43

AutoCAD SHX Text
 268.26

AutoCAD SHX Text
 268.20

AutoCAD SHX Text
 268.02

AutoCAD SHX Text
 268.16

AutoCAD SHX Text
 267.92

AutoCAD SHX Text
 268.10

AutoCAD SHX Text
 267.97

AutoCAD SHX Text
 268.19

AutoCAD SHX Text
 267.98

AutoCAD SHX Text
 268.19

AutoCAD SHX Text
 268.07

AutoCAD SHX Text
 267.84

AutoCAD SHX Text
  CB

AutoCAD SHX Text
 267.90

AutoCAD SHX Text
 268.13

AutoCAD SHX Text
 268.72

AutoCAD SHX Text
 269.28

AutoCAD SHX Text
 269.17

AutoCAD SHX Text
 269.21

AutoCAD SHX Text
 269.21

AutoCAD SHX Text
 269.21

AutoCAD SHX Text
  HP

AutoCAD SHX Text
 269.21

AutoCAD SHX Text
 268.97

AutoCAD SHX Text
 268.97

AutoCAD SHX Text
 268.96

AutoCAD SHX Text
  SIGN

AutoCAD SHX Text
 268.84

AutoCAD SHX Text
 268.87

AutoCAD SHX Text
 268.85

AutoCAD SHX Text
 269.09

AutoCAD SHX Text
 269.08

AutoCAD SHX Text
 269.09

AutoCAD SHX Text
 268.40

AutoCAD SHX Text
  LS

AutoCAD SHX Text
 268.01

AutoCAD SHX Text
 268.00

AutoCAD SHX Text
 268.01

AutoCAD SHX Text
 267.93

AutoCAD SHX Text
 267.95

AutoCAD SHX Text
 267.93

AutoCAD SHX Text
  POLE

AutoCAD SHX Text
 268.07

AutoCAD SHX Text
 268.25

AutoCAD SHX Text
 268.71

AutoCAD SHX Text
 269.03

AutoCAD SHX Text
 269.09

AutoCAD SHX Text
 269.47

AutoCAD SHX Text
 269.59

AutoCAD SHX Text
 269.67

AutoCAD SHX Text
 270.02

AutoCAD SHX Text
 269.51

AutoCAD SHX Text
 269.22

AutoCAD SHX Text
 269.02

AutoCAD SHX Text
 268.37

AutoCAD SHX Text
 268.27

AutoCAD SHX Text
 269.69

AutoCAD SHX Text
 268.49

AutoCAD SHX Text
 268.26

AutoCAD SHX Text
 267.73

AutoCAD SHX Text
 267.10

AutoCAD SHX Text
 267.11

AutoCAD SHX Text
 267.28

AutoCAD SHX Text
 268.48

AutoCAD SHX Text
 268.48

AutoCAD SHX Text
 268.48

AutoCAD SHX Text
 268.30

AutoCAD SHX Text
 268.33

AutoCAD SHX Text
 268.33

AutoCAD SHX Text
 267.52

AutoCAD SHX Text
 267.52

AutoCAD SHX Text
 267.41

AutoCAD SHX Text
 267.42

AutoCAD SHX Text
 267.42

AutoCAD SHX Text
 267.95

AutoCAD SHX Text
 267.84

AutoCAD SHX Text
 267.52

AutoCAD SHX Text
 267.67

AutoCAD SHX Text
 267.48

AutoCAD SHX Text
 267.28

AutoCAD SHX Text
 267.38

AutoCAD SHX Text
 267.62

AutoCAD SHX Text
 267.24

AutoCAD SHX Text
 267.60

AutoCAD SHX Text
 267.59

AutoCAD SHX Text
 267.42

AutoCAD SHX Text
 267.40

AutoCAD SHX Text
 267.42

AutoCAD SHX Text
 267.46

AutoCAD SHX Text
 267.36

AutoCAD SHX Text
 267.32

AutoCAD SHX Text
 267.77

AutoCAD SHX Text
 267.76

AutoCAD SHX Text
 267.96

AutoCAD SHX Text
  H

AutoCAD SHX Text
 267.33

AutoCAD SHX Text
 267.46

AutoCAD SHX Text
 267.65

AutoCAD SHX Text
 267.82

AutoCAD SHX Text
 267.96

AutoCAD SHX Text
 268.13

AutoCAD SHX Text
 267.78

AutoCAD SHX Text
 267.93

AutoCAD SHX Text
 267.60

AutoCAD SHX Text
 267.30

AutoCAD SHX Text
 267.41

AutoCAD SHX Text
 267.37

AutoCAD SHX Text
 267.34

AutoCAD SHX Text
 267.37

AutoCAD SHX Text
 267.32

AutoCAD SHX Text
 267.31

AutoCAD SHX Text
 267.36

AutoCAD SHX Text
 267.67

AutoCAD SHX Text
 267.98

AutoCAD SHX Text
 268.13

AutoCAD SHX Text
 268.14

AutoCAD SHX Text
 268.41

AutoCAD SHX Text
 268.59

AutoCAD SHX Text
 268.80

AutoCAD SHX Text
 268.87

AutoCAD SHX Text
 268.88

AutoCAD SHX Text
 268.13

AutoCAD SHX Text
 268.12

AutoCAD SHX Text
 268.86

AutoCAD SHX Text
 267.50

AutoCAD SHX Text
 268.76

AutoCAD SHX Text
 269.15

AutoCAD SHX Text
 269.14

AutoCAD SHX Text
 269.26

AutoCAD SHX Text
 268.77

AutoCAD SHX Text
 268.78

AutoCAD SHX Text
 268.09

AutoCAD SHX Text
 267.61

AutoCAD SHX Text
 267.36

AutoCAD SHX Text
 267.49

AutoCAD SHX Text
 267.40

AutoCAD SHX Text
 267.74

AutoCAD SHX Text
 267.55

AutoCAD SHX Text
 267.81

AutoCAD SHX Text
 267.23

AutoCAD SHX Text
 267.44

AutoCAD SHX Text
 267.40

AutoCAD SHX Text
 267.87

AutoCAD SHX Text
 267.19

AutoCAD SHX Text
 268.38

AutoCAD SHX Text
 267.34

AutoCAD SHX Text
  CJB

AutoCAD SHX Text
 267.40

AutoCAD SHX Text
 267.40

AutoCAD SHX Text
 267.19

AutoCAD SHX Text
 269.94

AutoCAD SHX Text
 269.39

AutoCAD SHX Text
 269.57

AutoCAD SHX Text
 268.95

AutoCAD SHX Text
 267.18

AutoCAD SHX Text
  CB

AutoCAD SHX Text
 267.42

AutoCAD SHX Text
 270.14

AutoCAD SHX Text
 267.43

AutoCAD SHX Text
 267.45

AutoCAD SHX Text
 267.69

AutoCAD SHX Text
 267.80

AutoCAD SHX Text
 267.84

AutoCAD SHX Text
 267.54

AutoCAD SHX Text
 267.72

AutoCAD SHX Text
 267.83

AutoCAD SHX Text
 267.89

AutoCAD SHX Text
 268.14

AutoCAD SHX Text
 268.21

AutoCAD SHX Text
 268.10

AutoCAD SHX Text
  CB

AutoCAD SHX Text
 268.43

AutoCAD SHX Text
 268.39

AutoCAD SHX Text
 268.67

AutoCAD SHX Text
 268.75

AutoCAD SHX Text
 268.82

AutoCAD SHX Text
 267.24

AutoCAD SHX Text
 267.72

AutoCAD SHX Text
 267.86

AutoCAD SHX Text
 267.99

AutoCAD SHX Text
 268.89

AutoCAD SHX Text
 269.15

AutoCAD SHX Text
 269.84

AutoCAD SHX Text
 268.32

AutoCAD SHX Text
 268.45

AutoCAD SHX Text
 268.48

AutoCAD SHX Text
 267.86

AutoCAD SHX Text
 267.88

AutoCAD SHX Text
 268.08

AutoCAD SHX Text
 268.54

AutoCAD SHX Text
 268.89

AutoCAD SHX Text
 268.81

AutoCAD SHX Text
 268.68

AutoCAD SHX Text
 268.72

AutoCAD SHX Text
 270.36

AutoCAD SHX Text
 270.31

AutoCAD SHX Text
 270.75

AutoCAD SHX Text
 268.81

AutoCAD SHX Text
 268.82

AutoCAD SHX Text
 268.89

AutoCAD SHX Text
 268.77

AutoCAD SHX Text
 268.81

AutoCAD SHX Text
 268.87

AutoCAD SHX Text
 268.83

AutoCAD SHX Text
 267.15

AutoCAD SHX Text
 269.94

AutoCAD SHX Text
 269.94

AutoCAD SHX Text
 269.97

AutoCAD SHX Text
 270.00

AutoCAD SHX Text
 267.19

AutoCAD SHX Text
 267.19

AutoCAD SHX Text
 267.50

AutoCAD SHX Text
 268.45

AutoCAD SHX Text
 268.45

AutoCAD SHX Text
 268.45

AutoCAD SHX Text
 267.19

AutoCAD SHX Text
 267.19

AutoCAD SHX Text
 267.35

AutoCAD SHX Text
  TJB

AutoCAD SHX Text
 267.66

AutoCAD SHX Text
N86%%d06'35"E

AutoCAD SHX Text
37.74

AutoCAD SHX Text
N37%%d06'20"W

AutoCAD SHX Text
72.61

AutoCAD SHX Text
N85%%d27'45"E

AutoCAD SHX Text
40.39

AutoCAD SHX Text
N3%%d49'50"W

AutoCAD SHX Text
20.70

AutoCAD SHX Text
N85%%d19'10"E

AutoCAD SHX Text
36.68

AutoCAD SHX Text
N4%%d33'35"W

AutoCAD SHX Text
41.01

AutoCAD SHX Text
BOARD FENCE

AutoCAD SHX Text
CHAIN LINK FENCE

AutoCAD SHX Text
CHAIN LINK FENCE

AutoCAD SHX Text
BOARD FENCE

AutoCAD SHX Text
BOARD FENCE

AutoCAD SHX Text
BOARD FENCE

AutoCAD SHX Text
CHAIN LINK FENCE

AutoCAD SHX Text
BOARD FENCE

AutoCAD SHX Text
CHAIN LINK FENCE

AutoCAD SHX Text
WOODEN SHED

AutoCAD SHX Text
2 STOREY BRICK HOUSE No. 145

AutoCAD SHX Text
1 STOREY  BUILDING No. 159

AutoCAD SHX Text
BUILDING No. 29

AutoCAD SHX Text
C/L OF ROAD

AutoCAD SHX Text
C/L OF ROAD

AutoCAD SHX Text
C/L OF ROAD

AutoCAD SHX Text
BACK OF CURB

AutoCAD SHX Text
BACK OF CURB

AutoCAD SHX Text
BACK OF CURB

AutoCAD SHX Text
CONCRETE WALK

AutoCAD SHX Text
CONCRETE WALK

AutoCAD SHX Text
BACK OF CURB

AutoCAD SHX Text
BACK OF CURB

AutoCAD SHX Text
BACK OF CURB

AutoCAD SHX Text
BACK OF CURB

AutoCAD SHX Text
CONCRETE AREA

AutoCAD SHX Text
BACK OF CURB

AutoCAD SHX Text
BACK OF CURB

AutoCAD SHX Text
CONCRETE AREA

AutoCAD SHX Text
ASPHALT PARKING LOT

AutoCAD SHX Text
BACK OF CURB

AutoCAD SHX Text
ASPHALT EDGE

AutoCAD SHX Text
ASPHALT EDGE

AutoCAD SHX Text
ASPHALT EDGE

AutoCAD SHX Text
BACK OF CURB

AutoCAD SHX Text
BACK OF CURB

AutoCAD SHX Text
BACK OF CURB

AutoCAD SHX Text
BACK OF CURB

AutoCAD SHX Text
BACK OF CURB

AutoCAD SHX Text
ASPHALT EDGE

AutoCAD SHX Text
 267.37(SILL ELEV)

AutoCAD SHX Text
 268.96(SILL ELEV)

AutoCAD SHX Text
 268.82(GAR SILL)

AutoCAD SHX Text
 267.36(SILL ELEV)

AutoCAD SHX Text
 268.30(SILL ELEV)

AutoCAD SHX Text
PART 1,  PLAN 67R-1134

AutoCAD SHX Text
LOT         1

AutoCAD SHX Text
PIN 03814-0111(LT)

AutoCAD SHX Text
PIN 03814-0112(LT)

AutoCAD SHX Text
PIN 03814-0011(LT)

AutoCAD SHX Text
MARKET                                              STREET

AutoCAD SHX Text
(FORMERLY ARTHUR STREET)

AutoCAD SHX Text
2 STOREY STUCCO OFFICE BUILDING No. 149

AutoCAD SHX Text
LOT    2

AutoCAD SHX Text
PIN 03814-0110(LT)

AutoCAD SHX Text
CONCRETE  AREA

AutoCAD SHX Text
LOT    3

AutoCAD SHX Text
LOT                   A

AutoCAD SHX Text
ASPHALT   PARKING   LOT

AutoCAD SHX Text
LOT   4

AutoCAD SHX Text
PIN 03814-0108(LT)

AutoCAD SHX Text
PIN     03814-    0109(LT)

AutoCAD SHX Text
CHAIN LINK  FENCE

AutoCAD SHX Text
REGISTERED                                                             PLAN                                                    444

AutoCAD SHX Text
ONSITE BENCHMARK TOP NUT F.H.=268.34

AutoCAD SHX Text
RIGHT OF WAY (FOR SEWER EASEMENT) (AS SET OUT IN INST. No. WS757714)

AutoCAD SHX Text
RIGHT       OF       WAY (BY  INST.  No.  1317697)

AutoCAD SHX Text
RIGHT      OF      WAY

AutoCAD SHX Text
rev. no.

AutoCAD SHX Text
drawing no.

AutoCAD SHX Text
drawing

AutoCAD SHX Text
designed

AutoCAD SHX Text
date

AutoCAD SHX Text
reviewed

AutoCAD SHX Text
project

AutoCAD SHX Text
scale

AutoCAD SHX Text
drawn

AutoCAD SHX Text
date plotted:

AutoCAD SHX Text
cad file:

AutoCAD SHX Text
date

AutoCAD SHX Text
revisions

AutoCAD SHX Text
init.

AutoCAD SHX Text
no.

AutoCAD SHX Text
File:J:\2021\21043-Ainslie St. Apts,Camb\Municipal\21043_SP.dwg Layout:SP1 J:\2021\21043-Ainslie St. Apts,Camb\Municipal\21043_SP.dwg Layout:SP1  Layout:SP1 SP1 Last Save By:Shill ; March-25-22 5:13:56 PM Plotted By:Stuart Hill: March-25-22 5:14:57 PMShill ; March-25-22 5:13:56 PM Plotted By:Stuart Hill: March-25-22 5:14:57 PM ; March-25-22 5:13:56 PM Plotted By:Stuart Hill: March-25-22 5:14:57 PMMarch-25-22 5:13:56 PM Plotted By:Stuart Hill: March-25-22 5:14:57 PM Plotted By:Stuart Hill: March-25-22 5:14:57 PMStuart Hill: March-25-22 5:14:57 PM: March-25-22 5:14:57 PMMarch-25-22 5:14:57 PM

AutoCAD SHX Text
GENERAL NOTE:  THESE DRAWINGS ARE COPYRIGHT AND THE PROPERTY OF REINDERS + LAW LTD. THE DRAWINGS MAY NOT BE USED FOR CONSTRUCTION WITHOUT THE PERMISSION OF REINDERS + LAW LTD.  AND UNLESS SEALED AND SIGNED BY THE ARCHITECT/ ENGINEER REPRODUCTION OF THESE DRAWINGS WITHOUT THE CONSENT OF REINDERS + LAW LTD. IS STRICTLY PROHIBITED. DO NOT SCALE THESE DRAWINGS. ANY ERROR  OR DISCREPANCY IS TO BE REPORTED IMMEDIATELY TO: REINDERS + LAW LTD.

AutoCAD SHX Text
0

AutoCAD SHX Text
SP1

AutoCAD SHX Text
SITE PLAN

AutoCAD SHX Text
149 AINSLIE STREET N.

AutoCAD SHX Text
CAMBRIDGE, ON

AutoCAD SHX Text
1:150

AutoCAD SHX Text
2022-03-02

AutoCAD SHX Text
KR

AutoCAD SHX Text
GDR

AutoCAD SHX Text
SH

AutoCAD SHX Text
21043

AutoCAD SHX Text
0

AutoCAD SHX Text
NORTH

AutoCAD SHX Text
TRUE

AutoCAD SHX Text
REINDERS + LAW LTD.

AutoCAD SHX Text
NORTH

AutoCAD SHX Text
TRUE

AutoCAD SHX Text
SUBJECT

AutoCAD SHX Text
PROPERTY

AutoCAD SHX Text
NORTH

AutoCAD SHX Text
CONSTRUCTION

AutoCAD SHX Text
64 ONTARIO STREET NORTH MILTON. ON L9T 2T1 P (905)457-1618 F (905)457-8852

AutoCAD SHX Text
WATER ST N

AutoCAD SHX Text
AINSLIE ST N

AutoCAD SHX Text
PARK HILL RD E

AutoCAD SHX Text
SIMCOE ST



149 Ainslie Street North, City of Cambridge 8

Planning Justification Report  April 2022 

Design Features 
At the north end of the site fronting Ainslie Street, the pedestrian connection to the parking 
area has been designed as an attractive focal point of the building.  This entrance features 
extensive glazing with black frame detailing.  A variety of high quality building cladding 
materials have been selected for the development and a number of massing strategies have 
been used to break up the overall mass of the building.    

The roof top amenity space located above the second floor on the Ainslie Street frontage 
assists in stepping back and transitioning the building height from the existing low rise 
residential units located directly to the south of the subject lands.   The stepping back of the 7th 
and 8th storeys at the northeast corner of the building (facing Market Street) creates visual 
interest on this elevation.    

View of the proposed development and outdoor amenity area facing Ainslie Street North 
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View of the proposed development and outdoor amenity area facing Market Street 

View of the proposed pedestrian promenade along the south of the site, and the proposed 
at-grade amenity area.    
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3.2  Proposed Official Plan Amendment 

In order to implement the proposed development scheme an Official Plan Amendment (OPA) is 
required.  The purpose of the OPA is to permit a Floor Space Index (FSI) of 5.0 rather than 2.5 as 
currently permitted within the Urban Growth Centres.  A comprehensive review of the City of 
Cambridge Official Plan Policies can be reviewed in detail in Section 6.0 of this report.  No 
changes are proposed to the land use designation of the property.   In our opinion the increased 
FSI is appropriate given: 

- The subject lands location along an existing transit route;
- The proximity of other high density residential development in the area, including the

16-storey building on the opposite side of Market Street;
- The limited impact to surrounding properties, including residential properties along

Park Hill Road East; and
- Given the recent Regional Council endorsement of the Major Transit Station Areas, the

subject lands location within a MTSA, and the provincial policy direction encouraging
intensification with MTSAs as a priority.

3.2  Proposed Zoning Bylaw Amendment 

The lands are zoned (F)C1RM1 in the City of Cambridge Zoning By-law 150-85. “(F)” means the 
lands lie at an elevation lower than the regulatory flood line and may only be used in 
accordance with regulations contained in Section 2.1.8.1 and the Conservation Authorities Act.  
“C1” denotes commercial uses in the city centre.  “RM1” denotes apartment house and other 
multiple unit residential in the city centre.  The C1RM1 zone is a ‘compound zone’, meaning that 
the lands thereby affected may be used exclusively for the purposes permitted in any one of the 
zones included in the compound zone symbol, or for any purpose permitted in one of the zones 
included in the compound zone symbol in combination with any use permitted in any other.   As 
no commercial uses are proposed, the proposed development is subject to the RM1 provisions 
of the by-law.   

A Zoning Bylaw Amendment application is required to address a number of site specific 
matters, including density, setbacks and loading. A detailed review of the applicable Zoning 
Bylaw regulations and conformance can be found in Section 9.0 of this report.  
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4.0 PROVINCIAL
PLANNING POLICY 
ANALYSIS

4.1  Provincial Policy Statement (2020) 

Provincial Policy Statement (2020) The Provincial Policy Statement (PPS) provides direction on 
matters of provincial interest related to land use planning. The Planning Act requires that, 
“decisions affecting planning matters shall be consistent with” the PPS. 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 environment, and a strong and competitive economy.” The below PPS policies are 
relevant to the Proposed Applications: 

Policy 1.1.1 states, “Healthy, liveable and safe communities are sustained by: 

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 patters which may cause environmental or public
health and safety concerns;

d. Avoiding development and land use patterns that would prevent the efficient
expansion of settlement areas in those areas which are adjacent or close to settlement
areas;

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



149 Ainslie Street North, City of Cambridge 12

Planning Justification Report  April 2022 

Policy 1.1.2 states that, “Sufficient land shall be made available to accommodate an 
appropriate range and mix of land uses to meet projected needs for a time horizon of up to 25 
years, informed by provincial guidelines….Within settlement areas, sufficient land shall be 
made available through intensification and redevelopment and, if necessary, designated 
growth areas.  

Policy 1.1.3.1 states that “Settlement areas shall be the focus of growth and development. 

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

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

which are planned or available, and avoid the need for their unjustified and/or economic
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
g. Are freight-supportive. Land use patterns within settlement areas shall also be based

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

Policy 1.1.3.3 states that, “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.”   

Policy 1.1.3.4 directs that appropriate development standards be promoted which facilitate 
intensification, redevelopment and compact form, while mitigating risks to public health and 
safety. 

Policy 1.1.3.5 requires planning authorities to establish and implement minimum targets for 
intensification and redevelopment within built-up areas.  

Policy 1.1.3.6 states that, “New development taking place in designated growth areas should 
occur adjacent to the existing built-up area and should have a compact form, mix of uses and 
densities”.  

The proposed development is consistent with the policies in Section 1.1.3 as it provides for 
a compact, transit-supportive development within a Settlement Area.  The proposed 
development supports alternate modes of transportation including the existing transit in 
the area and the proposed Stage 2 ION Light Rail transit, as well as active transportation.  
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Section 1.4 and Section 1.6 of the PPS directs municipalities to provide for an appropriate 
range and mix of housing options and densities required to meet projected requirements of 
current and future residents of the regional market area. This includes providing a range of 
housing forms, and all forms of residential intensification, directing new housing development 
towards areas with appropriate levels of infrastructure and public service facilities, and 
promoting densities that efficient use land, resources and infrastructure and support active 
transportation and transit and also utilize existing infrastructure.  

The proposed residential intensification development contributes to the range and mix of 
housing units available in the area.  One bedroom and two bedroom units are proposed. 
This allows for new housing units at a density that efficiently uses the land, resources and 
existing infrastructure.  Future residents will have access to public services such as the 
future light rail transit system and will be in close proximity to other area amenities which 
will be accessible by active forms of transportation such as walking or cycling. The 
proposed development will connect to existing municipal services.   

Section 1.7 of the PPS speaks to long-term economic prosperity and states, “Long term 
economic prosperity should be supported by:  

a. Promoting opportunities for economic development and community investment-
readiness;

b. Encouraging residential uses to respond to dynamic market-based needs and provide
necessary housing supply and range of housing options for a diverse workforce;

c. Optimizing the long-term availability and use of land, resources, infrastructure and
public service facilities;

d. Maintain and, where possible, enhancing the vitality and viability of downtowns and
mainstreets;

e. Encouraging a sense of place, by promoting well-designed built form and cultural
planning, by conserving features that help define character, including built heritage
resources and cultural heritage landscapes;

f. Promoting the redevelopment of brownfield sites;

The proposed development will provide much needed housing within an area intended for 
intensification and in an area that is in close proximity to businesses and services 
associated with the Galt Community Core.  

Policy 1.8.1 states, “Planning authorities shall support energy conservation and efficiency, 
improved air quality, reduced greenhouse gas emissions, and preparing for the impacts of a 
changing climate through land use and development patterns which:  

a. Promote compact form and a structure of nodes and corridors;



149 Ainslie Street North, City of Cambridge 14

Planning Justification Report  April 2022 

b. Promote the use of active transportation and transit in and between residential,
employment (including commercial and industrial) and institutional uses and other
areas;

c. Encourage transit-supportive development and intensification to improve the mix of
employment and housing uses to shorten commute journeys and decrease
transportation congestion. 

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

e. Maximize vegetation within settlement areas, where feasible.

Section 2.1 of the PPS speaks to natural heritage features. There are no natural heritage 
features on the Site and as such this section is not applicable to the proposed Applications. 
Properties adjacent to the site at 38 and 42 Park Hill Road East are however listed (non-
designated) properties on the Register as per Section 27 of the Ontario Heritage Act and 
accordingly a scoped Heritage Impact Assessment has been prepared in support of the 
OPA/ZBA applications.     

Policy 3.1.6 states that development and site alteration may be permitted in the flood fringe, 
subject to appropriate flood proofing to the flooding hazard elevation. Further to this, Policy 
3.1.7 states that development and site alteration may be permitted in those portions of 
hazardous lands and hazardous sites where the effects and risk to safety are minor, could be 
mitigated in accordance with provincial standards, and where all of the following are 
demonstrated and achieved: 

a. Development and site alternation is carried out in accordance with flood proofing
standards, protection works standards, and access standards;

b. Vehicles and people have a way of safely entering and exiting the area during times of
flooding, erosion and other emergencies;

c. New hazards are not created and existing hazards are not aggravated; and
d. No adverse environmental impacts will result.

The proposed development will incorporate sustainable design elements in order to 
support energy efficiency and conservation.  The proposed development efficiently uses 
the lands and represents a transit-supportive density.  Indoor and outdoor bicycle parking is 
provided to further support alternative forms of transportation.  A scoped HIA has been 
prepared which confirms the proposed development does not negatively impact the 
potential heritage value of 38 and 42 Park Hill Road East.  The proposed development has 
been designed to ensure that all residential units are located above the regulatory flood 
elevation.   A pedestrian access is proposed at the southeast corner of the site which 
provides for safe ingress/egress outside of the floodplain area.  

In our opinion, the proposed development is consistent with the PPS. 
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4.2 A Place to Grow - Growth Plan for the 
Greater Golden Horseshoe, 2020 

A Place to Grow – Growth Plan for the Greater Golden Horseshoe (2020) was approved by the 
Lieutenant Governor in Council, Order in Council No 641/2019. The Growth Plan for the Greater 
Golden Horseshoe 2019 was prepared and approved under the Places to Grow Act, 2005 to take 
effect on May 16, 2019. Amendment 1 (2020) to the Growth Plan for the Greater Golden 
Horseshoe 2019 was approved by the Lieutenant Governor in Council, Order in Council No 
1244/2020 to take effect on August 28, 2020. The Growth Plan, 2020 represents the long-term 
framework for implementing Ontario’s vision for building strong, prosperous communities and 
managing growth within the Greater Golden Horseshoe.  

The subject lands are identified as being located within the Delineated Built-up Area of the City 
of Cambridge, on Schedule 2 of the Growth Plan. The subject lands are also located within the 
Urban Growth Centre and within a Major Transit Station Area.  All land use planning decisions 
made by any authority that affects a planning matter must conform to the Growth Plan.  

The Growth Plan is guided by the principles of supporting the achievement of complete 
communities; intensification and higher densities to make efficient use of land and 
infrastructure and support transit viability; capitalizing on new economic and employment 
opportunities while providing certainty for traditional industries; supporting a range and mix of 
housing options; improving the integration of land use planning with investment in 
infrastructure and public service facilities; managing growth; conserving and promoting cultural 
heritage; protecting and enhancing natural heritage and agriculture; and integrating climate 
change considerations into planning and managing growth.  

Section 2.2.2.3 explains that municipalities must develop a strategy to achieve the minimum 
intensification targets within the built up area. This includes identifying strategic growth areas 
for intensification such as a Major Transit Station areas; appropriate scale and transition of built 
form; areas; zoned to achieve complete communities; infrastructure and public service facilities 
should be planned to support intensification; and, plans should be implemented through official 
plan policy and designations and updated zoning and other supporting documents.  

The proposed development is located within an area planned for intensification. The Growth 
Plan prioritizes intensification within strategic growth areas which include both the Urban 
Growth Centre and Major Transit Station Areas, both of which apply to the subject lands.   The 
proposed development meets the criteria of the Places to Grow Policy by planning a 
development for intensification within a primary growth area that is of an appropriate scale to 
support the transit infrastructure and utilizes existing services.   

The following is an analysis of the development in the context of specific Growth Plan policies. 

A Place to Grow Response 
2.1    The Growth Plan emphasizes 
the establishment of complete 
communities in order to minimize 
impacts of climate change by 

The development contributes to the 
overarching direction of the Growth Plan 
towards the achievement of complete 
communities through the addition of 
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A Place to Grow Response 
encouraging a compact built form 
and achieving minimum density 
targets.  Complete communities are 
defined as: Places such as mixed-use 
neighbourhoods or other areas within 
cities, towns, and settlement areas 
that offer and support opportunities 
for people of all ages and abilities to 
conveniently access most of the 
necessities for daily living, including 
an appropriate mix of jobs, local 
stores, and services, a full range of 
housing, transportation options and 
public service facilities. Complete 
communities are age-friendly and 
may take different shapes and forms 
appropriate to their contexts. 

residential uses within the Built-up Area and 
within an Urban Growth Centre in the City of 
Cambridge. The development represents an 
intensification opportunity and will 
contribute to the range and mix of housing 
opportunities available within the City and in 
close proximity to downtown.  

2.2.3 The Growth Plan provides that 
Urban Growth Centres will be 
planned as focal areas for investment 
in regional public service facilities 
and that they will accommodate and 
support the transit network at the 
Regional scale.   

The proposed increase in residential 
density will assist in supporting the 
Regional transit network due to its 
proximity to ION and the existing Grand 
River Transit network.  

Section 2.2.4.2 directs that upper-tier 
municipalities (in this instance the Region), 
in consultation with lower tier 
municipalities (City of Cambridge)  will 
delineate the boundaries of major transit 
station areas in a manner that maximizes 
the size of the area and the number of 
potential transit users that are within 
walking distance of the station. 

The Regional Official Plan Review 
process is currently underway.   Draft 
mapping of the MTSAs continue to 
recognize the subject lands as being 
within a MTSA. The development 
provides an opportunity to modestly 
increase the population within walking 
distance of the station. The development 
will benefit from convenient access to a 
range of transportation options, 
including public transit, active 
transportation and vehicular travel. The 
development will be located within a 
proposed Major Transit Station Area 
(MTSA), and will provide a transit-
supportive development.  

Section 2.2.4.9 provides that within all 
major transit station areas, development 
will be supported, where appropriate, by: 
a) planning for a diverse mix of uses,
including additional residential units and
affordable housing, to support existing and

The lands are within a proposed Major 
Transit Station Area and the proposed 
development will add 104 one and 
bedroom units thereby adding 377 units 
per hectare and an estimated 260 
persons and jobs to an area that is well 
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A Place to Grow Response 
planned transit service levels; 
b) fostering collaboration between public
and private sectors, such as joint
development projects;
c)providing alternative development
standards, such as reduced parking
standards; and
d) prohibiting land uses and built form that
would adversely affect the achievement of
transit supportive-densities.

served by existing transit and the future 
Stage 2 ION LRT line that will be located 
within 500 metres of the site.  This 
density will assist in supporting the 
transit network and other forms of active 
transportation.  The provision of 
additional residential units within the 
Galt City Centre which already contain a 
mix of commercial, office and residential 
uses will create additional support for the 
proposed higher order transit facilities. 

Section 2.2.4.10 provides that  Lands 
adjacent to or near to existing and planned 
frequent transit should be planned to be 
transit-supportive and supportive of active 
transportation and a range and mix of uses 
and activities. 

The proximity of the lands within 500 
metres of the proposed Transit Station 
Area adjacent to the Galt Arena Gardens 
will encourage residents to seek 
alternate forms of transportation and will 
assist in supporting this higher order 
transit system, thereby reducing reliance 
on single trip automobile use. 

Section 2.2.6.2 provides that municipalities 
will support the achievement of complete 
communities by: a) planning to 
accommodate forecasted growth to the 
horizon of this Plan; 
b) planning to achieve the minimum 
intensification and density targets in this
Plan;
c) considering the range and mix of
housing options and densities of the
existing housing stock; and d) planning to
diversify their overall housing stock across
the municipality.
Section 2.2.6.3  stipulates that to support
the achievement of complete
communities, municipalities will consider
the use of available tools to require that
multi-unit residential developments
incorporate a mix of unit sizes to
accommodate a diverse range of 
household sizes and incomes.

The proposed density for the site at 942 
people and jobs per hectare is in keeping 
with objectives of the Growth Plan to 
meet the minimum intensification 
targets within a recognized Urban 
Growth Centre of 150 residents and jobs 
combined per hectare for the City of 
Cambridge. 
The proposed development provides an 
additional housing option than is 
currently available within the Galt City 
Centre.   
The proposed development contains 1, 2 
and 2 bedroom + den residential dwelling 
units, ranging in size from 53 square 
metres to 106 square metres.  This 
variation in sizes will assist in bringing a 
range of unit sizes to the rental housing 
market.  

In summary, the proposed Official Plan and Zoning By-law Amendments conforms to the 
2020 Growth Plan. 
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5.0 REGION OF

WATERLOO OFFICIAL PLAN

5.1 Region of Waterloo Official Plan (2015) 

The Regional Official Plan (ROP) was approved by the Ministry of Municipal Affairs and Housing 
(MMAH) with modifications on December 22, 2010, and approved with amendments by the 
Ontario Municipal Board on June 18, 2015.  

The vision of the Regional Official Plan (ROP) expressed that “Waterloo Region will be an 
inclusive, thriving and sustainable community committed to maintain harmony between rural and 
urban areas and fostering opportunities for current and future generations.” To implement this 
vision, the ROP promotes balanced growth by directing intensification within the Built-Up Area, 
as well as undertaking infrastructure planning, development and management that optimizes 
existing infrastructure, accommodates growth, and promotes sustainability. The Objectives of 
the ROP which are applicable to the Proposed Applications are summarized in the following 
sub-sections.  

5.2 Shaping Waterloo Region’s Urban 
Communities 

New development occurring within the built boundary will help the Region achieve their 
reurbanization target set out in the ROP. Section 2.D of the ROP states that the Urban Area 
designation contains the physical infrastructure and community infrastructure to support major 
growth, including transportation networks, municipal drinking water and wastewater systems 
as well as social and public health systems. It is also well served by existing regional transit 
systems. The policy states that most of the region’s future growth should be directed to Urban 
Growth, Centres, Major Transit Station Areas, Reurbanization Corridors, Major Local Nodes and 
Urban Designated Greenfield areas. Generally, these areas should create a more compact urban 
form. 

Objective 2.3 Promote a Transit Oriented Development with a diverse mix of land uses, 
housing types and open space systems in close proximity to each other.  
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Objective 2.4 Meet or, where feasible, exceed Provincially-directed density and reurbanization 
targets to make better use of land and infrastructure. The Site is within the Built-Up Area in the 
Urban Area and has been identified as being within an Urban Growth Centre (UGC) on Map 3A 
of the ROP as illustrated on Figure 5. 

Policy 2.B.2 identifies that the Urban Area is intended to accommodate the majority of the 
Region’s growth within the planning horizon of the Plan. Policy 2.C articulates the purpose of 
the Built-Up Area; to achieve the reurbanization targets in accordance with the provisions of 
the Growth Plan. The ROP requires 45 percent of all new residential development occurring 
annually within the region as a whole will be constructed within the Built-Up Area.  This target 
will increase to 50% following the next comprehensive review.  

Policy 2.D.3 states that UGC’s are intended to be the “region’s primary business, civic, 
commercial and cultural centres”. In keeping with the Growth Plan policies, in the ROP an UGC 
is intended to be planned and developed to be a principal node to accommodate population 
and employment growth and achieve a minimum gross density of 160 residents and jobs 
combined per hectare for the Downtown Cambridge UGC.  The proposed development will 
provide a total of 260 people and jobs (942 persons and jobs per hectare). 

Section 2.D.6 of the Region Official Plan provides that Major Transit Station Areas are those 
lands located within a 600 to 800 metre radius of a rapid transit station. These areas are not 
presently identified on Map 3a of the ROP (Figure 5), but will include future ION LRT stations 
within the Region of Waterloo.   

Major Transit Station Areas are to be planned and developed to achieve increased densities 
that will support and ensure the viability of existing and planned rapid transit service levels as 
well as a mix of residential, office, institutional and commercial developments, where 
appropriate.   

The subject lands are located within a Major Transit Station Area (MTSA) that was 
endorsed by Regional Council in June 2019 as part of the Region’s on-going Official Plan 
Review. The lands are in close proximity to the Region’s Proposed Phase 2 ION Light Rail 
Transit (LRT) system and specifically within 500 metres of the proposed transit station 
location adjacent to Galt Arena Gardens and within 1 kilometre of the proposed terminus of 
the Cambridge LRT line on Bruce Street at Water Street.    MTSA’s are intended to be 
developed to achieve a mix of residential, office, institutional and commercial uses. 
Properties within MTSA areas are also intended to have a built form that is pedestrian 
friendly and transit oriented and accommodate a minimum density of 160 people and 
jobs per hectare – this target is a minimum Provincial requirement. 

Policy 2.G.13 states that a Noise Study may be required where a development application for a 
sensitive land use is submitted in the vicinity of an existing Regional Road or transit terminals. A 
Noise Study has been completed and summary of recommendations are further detailed in 
Section 7.3 of this report.  
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5.3 Liveability in Waterloo Region 
The ROP recognizes that vibrant urban communities require: a range and mix of housing 
options; access by walking, cycling and transit; integrated Transportation Demand 
Management programs to reduce automobile dependency; a high standard of air quality; 
access to locally grown and other healthy foods; opportunities for alternative and/or renewable 
energy systems; and that more consideration be given to human services needs. 

The Region’s objectives to create vibrant urban places include the following: 

Objective 3.1 Plan for an appropriate range and mix of housing choices for all income groups. 
There is a limited number of apartment style multiple residential units within the area of Galt 
within which the subject lands are located.   The proposed development will contribute to a 
broader range of unit types.  The proposed one and two bedrooms are a more affordable form 
of development than ground related dwellings.  

Objective 3.2 Increase transportation options for pedestrians, cyclists and transit users.  The 
proposed development will support the existing transit and active transportation network and 
will help to support the next phase of the Region’s ION rapid transit system.  

Section 3.A of the ROP states that, “The provision of a full and diverse range and mix of 
permanent housing that is safe, affordable, of adequate size and meets the accessibility 
requirements of all residents, is important if the region is to maintain and enhance its quality of life. 
It also plays a key role in attracting and supporting a diversified and stable business environment.”  

Policy 3.C.4 states that area Municipalities are encouraged to provide reduced parking 
standards for development applications where the owner/applicant agrees to incorporate 
transportation demand management strategies as part of the proposed development. Policy 
3.D.5 states, “The Region, in collaboration with Area Municipalities, will contribute to support
initiatives, that promote the benefits of reducing energy use, car dependence and idling times, and
other initiatives that encourage public agencies, private industries and individuals to participate in
energy conservation programs.

The proposed development contributes to a full and diverse range of permanent housing. 
Parking is consistent with the minimum requirement of the by-law.   Indoor and outdoor bicycle 
parking will be provided and the proposed development will have direct pedestrian connections 
to the existing public sidewalk system.  

5.4 Source Water Protection 

Section 8A of the ROP provides policies for sites identified within Source Water Protection 
Areas. The subject lands are located within Wellhead Protection Sensitivity Areas 5 (Figure 6).  

• WPSA 5 - delineates medium sensitivity areas found outside of the two year, but within
the ten year time of travel to a municipal drinking-water supply well.
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The proposed multiple residential development is considered low risk based on the proposed 
use. The Official Plan categorizes uses permitted within WPSAs.   

WSPA 5 – low risk uses permitted as well as underground parking garages in accordance with 
Policy 8.A.4. This policy requires that a development application be completed in accordance 
with the Regional Implementation Guideline for Source Water Protection Studies to the 
satisfaction of the Region.   

5.5  ROP Summary 
The subject lands are well located with respect to the existing and planned transportation 
infrastructure. The development has been designed to integrate with the existing 
transportation system.  

The development represents an example of intensification within a Major Transit Station Area, 
within a location that contains the physical and community infrastructure required to support 
growth. The development will provide support for the emerging transit system.  It will 
contribute to maintaining a vibrant urban community through the provision of new residential 
units that meet the minimum density targets identified in the policies of the Regional Official 
Policies Plan.  The development will improve the overall public realm of the area. The 
development conforms to the policies of the ROP. 

5.5  ROP Review 

The Region is conducting a Regional Official Plan (ROP) Review to conform to the Growth Plan. 
A key component of this update is to develop new and/or revise current policies related to 
Major Transit Station Areas (MTSAs). MTSAs are defined in the Growth Plan as a 500 to 800 
metre radius around an ION Rapid Transit stop, representing about a 10-minute walk. 

The first step in aligning the ROP’s policy framework to the Growth Plan was presented to 
Regional Council in April 2021. At that time, staff recommended, and subsequently received, 
endorsement of draft MTSA boundaries and minimum density targets.  The subject lands were 
included in an MTSA as defined in the report endorsed by Regional Council in April 2021.  

The second step towards conforming to the Growth Plan is presenting draft MTSA policies to 
the public for review and comment. The overall goal of the draft MTSA policies is to build on 
existing ROP policy supporting a range of transit and active transportation options, and enables 
even more efficient use of existing infrastructure and land.   

The proposed development is consistent with the draft policy framework for MTSAs and 
provides a compact, transit-supportive, higher density development.  The proposed 
development supports active transportation and supports the 15-minute neighbourhood 
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model.   The proposed development also meets (and exceeds) the minimum density target for 
the Cambridge MTSAs.  
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6.0 CITY OF CAMBRIDGE
OFFICIAL PLAN
6.1 Official Plan Vision 

The City of Cambridge Official Plan (the “OP”) was adopted by City Council on May 7, 2012 and 
subsequently approved by the Region of Waterloo on November 21, 2012.  The vision 
statement contained in the OP says, “Cambridge residents and visitors enjoy the natural 
environment, safe, clean, caring, sustainable and accessible neighbourhoods, with a wide variety 
of lifestyle and housing options and ample cultural and recreational opportunities…” 

A review of the Cambridge Official Plan identifies the subject lands as being defined as follows: 

Map Map Title Designation 
Map 1A Urban Structure Urban Growth Centre( refer to Figure 7) 
Map 2 General Land Use Galt City Centre (refer to Figure 8) 
Map 3 Galt City Centre Urban Growth Centre (refer to Figure 9) 
Map 6 Regeneration Areas Regeneration Areas (refer to Figure 10) 
Map 7b Galt City Centre Floodplain Galt City Centre Flood Plan Special Policy Area 

(refer to Figure 11) 
Map 12 Regional Transit Network RMW Transit Network (refer to Figure 12) 

6.2  Growth Management and the Urban 
Structure 

The Official Plan sets out an Urban Structure for the City of Cambridge and provides policies for 
directing growth and development within this structure. Intensification Areas are identified 
throughout the Built-up Area as key locations to accommodate the majority of development or 
redevelopment for a variety of land uses. The subject lands are within Urban Growth Centre as 
depicted on Map 1A of the City’s Urban Structure plan and illustrated on Figure 7.  

Section 3.C.2.3 of the Official Plan provides that Primary Intensification Areas include the 
Urban Growth Centre, Major Transit Station Areas,  Nodes and Corridors, in this hierarchy. 
Intensification. The subject lands are located within Galt City Centre on Map 2 – General Land 
Use as illustrated in Figure 8 and are also within a Major Transit Station Area.  

The following objectives contained in Section 2.2 of the OP are applicable to the Proposed 
Applications: 
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The following objectives contained in Section 2.2 of the OP are applicable to the Proposed 
Applications: 

a. to direct and encourage new development within the built-up area of the city where
appropriate to accommodate projected population and employment growth;

a. to support a balanced approach to growth in which the focus for new development will
increasingly be shifted from greenfield areas to intensification within the built-up area;

b. to plan for compact urban development that maintains a balanced land supply,
including residential, employment and commercial uses, and promotes mixed use,
transit oriented development;

c. to encourage the continued development of the Galt City Centre, Preston Towne
Centre and Hespeler Village as Community Core Areas of higher intensity and mix of
land uses, promoting such elements as mixed use buildings, intensification, heritage
conservation, social facilities, the reuse of existing buildings and infrastructure renewal;

d. to identify and promote areas for intensified, mixed use activities generally serving
more localized functions;

e. to encourage the development of a range of existing and proposed corridors in this Plan
to serve as key transportation linkages with areas both within and outside the city,
including roads, rail lines, rivers, and cycling and pedestrian routes.

The lands are located in a Built-Up Area and within an Urban Growth Centre on an 
underutilized site that is well served by existing Grand River Transit services and within 400 
metres of the proposed ION Phase 2 LRT extension and within a proposed Major Transit 
Station Area as endorsed by Regional Council in June 2021.  

Policy 2.6.1.1 states that future development within the City of Cambridge built-up area will 
contribute to meeting or exceeding the Regional reurbanization target. A minimum of 45% of 
all residential development will occur within the built-up area of the region as a whole.  This 
target will increase to 50% following the Region’s comprehensive review.  

Policy 2.6.1.2 indicates that intensification will be encouraged throughout the built-up area and 
particularly within areas identified as Urban Growth Centres, Regeneration Areas and Major 
Transit Station Areas.  

Policy 2.6.1.3 says, “These areas for intensification are intended to attract a significant portion of 
future population and employment growth.”  

Policy 2.6.1.6 lays out criteria for intensification within the built-up area and include: 

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

b. provide for a range and mix of housing that takes into account affordable housing
needs;

c. incorporate high quality public open spaces;
d. support walking, cycling and transit;
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e. support the cultural heritage of the area;
f. generally achieve higher densities than surrounding areas; and
g. ensure an appropriate transition of built form to adjacent areas; and
h. maintain, enhance or wherever feasible and appropriate, restore the natural

environment.

Policy 2.6.1.7 states, “The development of land or existing buildings in the Urban Growth Centre, 
Community Core Areas, Nodes, Regeneration Areas, Reurbanization Corridors and Major Transit 
Station Areas is encouraged for mixed uses such as residential with office, commercial, and 
business uses. The City may provide support for mixed use development by:  

a. providing incentives such as reductions in the parking requirements for the residential
component of mixed use projects; and

b. Requiring and assisting where appropriate with the remediation of contaminated sites.
The Site is within a Community Core Area as identified on Map 2 – General Land Use
Plan in the OP (see Figure 8).

Policies related to Community Core Areas are contained in Section 2.6.3 of the OP. Lands 
identified within Community Core Areas are to be planned to provide a wide variety of mixed 
uses including a range of housing, specialized commercial uses, office uses including major 
offices, institutional and community facilities, and the cultural hubs for the city. The following 
policies are applicable to the Proposed Applications as the Site is within a Community Core 
Area.  

Policy 2.6.3.2 stipulates that Community Core Areas are those areas which contain or will be 
planned to contain the following features and functions:  

a. a mix of residential, employment and institutional uses which enable people to live and
work in close proximity;

b. enhanced transportation opportunities for pedestrians, cyclists and transit users;
c. development and land use patterns supportive of transit service;
d. a range of housing types and transit oriented development;
e. conservation and preservation of cultural heritage resources;
f. opportunities for unique experiences, such as cultural events, recreation, and specialty

shopping and dining, in support of tourism and other functions;
g. maintenance, enhancement or wherever feasible and appropriate, restoration of the

natural environment; and
h. approved Community Improvement Areas giving high priority to the location and

upgrading of municipal services and facilities in the Community Core Areas.

2.6.3.3 stipulates that the City will recognize and encourage the use of the Community Core 
Areas as:  

a. areas which offer residential, employment, institutional, commercial, open space and
cultural uses and activities;

b. specialized shopping areas, providing goods and services to customers within and
outside of Cambridge;
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c. areas of concentrated and mixed land uses which requires the application of such key
elements of urban design, cultural heritage resources, natural environment
conservation, a well-linked transit oriented and pedestrian transportation network, and
development that is designed to reflect the character of the area and the concept of
complete communities;

d. areas which benefit from the preservation of historic buildings, including their adaptive
re-use; e) areas which benefit from appropriate active and passive use of the natural
environment, including the Grand and Speed Rivers and their shorelines;

e. tourist-oriented areas, including shopping, integrated trail systems, cultural events,
scenic features, and water access along the Grand and Speed Rivers;

f. concentrated, mixed use areas which support the neighbourhoods that have developed
around them; and

g. locations where residents can access local food through farmers’ markets.

The proposed development will provide a variety of more intensive development as 
contemplated in the Policies contained in Section 2.6 of the City’s Official Plan and will 
provide a range of residential units within an area identified as a Regeneration Area.  The 
lands are within the Galt City Centre in close proximity to a range of existing commercial, 
institutional, and recreational uses and facilities to serve the needs of the proposed 
development.    

6.3 Galt City Centre 
The Galt City Centre is the hub for Regional transit in Cambridge. The Site is further identified 
within an Urban Growth Centre on Map 3 – Galt City Centre of the OP in keeping with the 
direction of the Growth Plan and Regional Official Plan (see Figure 9). Policies applicable to 
lands within the Urban Growth Centre and specifically the Proposed Official Plan and Zoning 
Bylaw Amendment Applications are as follows:  

2.6.2.2 The Urban Growth Centre will be planned to achieve a minimum gross density of 150 
residents and jobs combined per hectare by the year 2031.  

2.6.2.3 The Urban Growth Centre will be planned and designed:  

a. As the focal area for investment in institutional and region-wide public services, as well
as commercial, recreational, cultural and entertainment uses;

b. To accommodate and support major transit including a rapid transit station;

c. To serve as a high density major employment centre that will attract significant
employment uses, including major offices;

d. To accommodate a significant share of population and employment growth; and

e. As a pedestrian oriented, walkable centre with active streetscapes.

2.6.2.4 Development within the Urban Growth Centre will be sensitive to its context, 
particularly along the riverfront, preserve heritage character and provide an appropriate 
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transition in height and massing from adjacent buildings. The OP requires a minimum density 
of 0.75 Floor Space Index and submission of an Urban Design Study for proposals within the 
Urban Growth Centre.  In this regard, an Urban Design Brief is provided under separate cover 
and summarized within Section 8.0 of this report.  

2.7.3 The Site is within a Regeneration Area of Map 6 – Regeneration Areas of the OP (see 
Figure 10). The following policies apply to Regeneration Areas:  

a. Regeneration Areas are areas within the city where a transition of use from one use,
such as industrial to another use is anticipated during the planning horizon of this
Plan…

b. Regeneration Areas will be the subject of planning studies to determine appropriate
land use designations. Until appropriate Official Plan amendments are in effect,
permitted uses are deemed to conform to this Official Plan.

Policy 2.8.2.1 indicates that the City will plan for a range and mix of housing that is affordable, 
accessible and safe and will accommodate the varying needs, abilities and economic resources 
of Cambridge residents.  

Policy 2.8.2.4 specifies that the City may allow for appropriate reductions in off-street parking 
requirements associated with the residential component of mixed use developments, to reflect 
the opportunities for the shared use of the parking spaces and in proximity to MTSAs. 

Policy 2.8.2.6 states, “The City will promote the maintenance of an adequate supply of both 
ownership and rental housing stock to meet the varying needs of City residents by:  

a) encouraging residential intensification and the development of multi-unit residential
development in the Urban Growth Centre, Community Core Areas, Nodes,
Regeneration Areas, Reurbanization Corridors and Major Transit Station Areas;
b) providing opportunities for the development of smaller lot single and semidetached
dwellings, plexes, townhouses and apartments; and
c) encouraging the construction of affordable rental and ownership housing, including
community housing.

Section 2.8.3 of the OP speaks to residential densities and that the City will allow compatible 
higher density residential development in the Urban Growth Centre, Community Core Areas, 
Regeneration Areas and Major Transit Station Areas.  

Policy 2.8.3 provides that maximum height and density provisions are provided in Table 3 of 
the OP. The following heights/densities are permitted as follows: Urban Growth Centres permit 
a maximum density of 2.5 FSI and Regeneration Areas a Maximum height of 8 storeys. 

The proposed development will contain 104 multiple residential dwelling units and 104 
parking spaces within the proposed 8 storey building.  Given the policies promoting higher 
densities within Community Core areas, Regeneration Areas and Major Transit Station 
areas, it is our opinion that a proposed FSI of 5.0 is in keeping with the intent of the Official 
Plan. Notwithstanding, an Official Plan Amendment is needed to provide for the increased 
density.  It is noted that given the high water table in this location, underground parking is 
not feasible.   As such, all parking must be located above grade.   The two levels of 
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structured parking occupies a significant amount of the permitted FSI, and as such in order 
for the lands to actually intensify, as supported by the Provincial, Regional and local policy 
context, an increase in density is required.  

6.4 Environmental Management 

3.B.6.1.1 The majority of the Site is identified within the Galt City Centre Floodplain Special
Policy Area (GRCA) on Map 12 – Galt City Centre Floodplain Special Policy Area (see Figure 11).
Development and redevelopment of lands in the Galt City Centre Floodplain Special Policy Area
are regulated in order to provide adequate flood protection from the Grand River in the Galt
City Centre and adjacent areas.

Policy 3.B.6.1.1 22. States that, “...Development or redevelopment may be permitted in the Galt 
City Centre Floodplain Special Policy Area provided that the following conditions are met:  

a) Minor additions or alterations to existing residential buildings of habitable rooms
shall be at or above the elevation of the existing first floor space;

b) Flood protection construction techniques shall be applied to all new development or
redevelopment below the Regulatory Flood elevation and shall be designed and
constructed to the satisfaction of the City and the GRCA;

c) Any new building or major addition or alteration proposed to have any window, door
or other similar opening lower than the level of the Regulatory Flood elevation shall be
protected to the Regulatory Flood elevation using techniques satisfactory to the City
and the GRCA. No new habitable room shall be provided lower than the Regulatory
Flood elevation.

d) New utilities shall be located higher than the level of the Regulatory Flood elevation
where practical; but, where this is not possible, such utilities shall be floodproofed using
techniques satisfactory to the City and the GRCA;

The Site also contains the Regional storm floodplain and as such is regulated by the GRCA. The 
Site is also located within the Galt City Centre Floodplain Special Policy Area (SPA) as 
designated in the City of Cambridge Official Plan.  The Site has been designed such that no 
habitable area is below the Regulatory Flood Elevation.   The building access from Market 
Street at the southeast corner of the building provides direct pedestrian ingress/egress to lands 
outside of the floodplain and provides for safe access.   

In this regard, no residential dwelling units are proposed at the ground level or within the 
Regulatory Flood elevation and the proposed development conforms with the 
Environmental Management policies of the OP.   Through the detailed site plan process the 
proposed development will be reviewed with GRCA staff.  
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6.5 Transportation, Transit & Parking 
Policy 2.6.6 refers to Major Transit Station Areas that are lands typically located within a 600 to 
800 metre radius of a rapid transit station. The Site is within 500 metres of the proposed 
Cambridge LRT Station adjacent to Galt Arena Gardens which would make the Site within a 
MTSA. In addition, the site is just outside the 800 metre distance from the proposed terminus 
of the LRT and Downtown station proposed at Water Street South and Bruce St. The OP 
mapping and policies have not been updated with respect to Major Transit Station Areas 
however, draft mapping as depicted earlier in Figure 3 illustrates the limits of the proposed 
MTSA. MTSA policies that are included in the ROP are also included in the City’s OP. As such, 
the OP indicates that any development applications submitted within a MTSA will be reviewed 
in accordance with Section 5.3 and Section 2.D.6 of the ROP which as is outlined in Section 4.3 
above contains policies for transit oriented development.   Transit Order mapping is illustrated 
on Figure 12. 

Transit Station Areas are generally within a ten minute walking radius around the location of a 
Rapid Transit Station Stop. As noted previously, the subject lands are located within proximity 
of LRT stops, specifically: 

Areas are connected by transit corridors and an integrated transportation system and are 
intended to provide for a broad range and mix of uses in an area of higher density and activity 
than surrounding areas 

Chapter 6: Transportation and Infrastructure The following transportation and infrastructure 
objectives are applicable to the Proposed Applications:  

a. Provide, in partnership with the Province and Region, a safe, sustainable, effective,
accessible and energy efficient transportation system, using a wide range of travel
modes to move people and goods;

b. Reduce dependence on the automobile by increasing the number of people using public
transit, walking and cycling;

c. Protect rail corridors to allow for the provision of improved passenger and freight rail
service; d) Encourage the appropriate land use for discontinued rail corridors; e) Work
with the Region to ensure that there is capacity in the water and wastewater system to
accommodate new development in the urban area before allowing it to proceed; and f)
Allocate capacity available within the water and wastewater system in a manner which
will allow the City, in co-operation with the Region, to meet the targets established in
this Plan, which are inconformity with the Provincial Growth Plan and Regional Official
Plan. Section 6 of the OP provides policies for Transportation and Infrastructure.

Policy 6.10.2 states, “In accordance with the approved Regional Official Plan, Regional 
Transportation Master Plan and Provincial initiatives the City will support transit supportive 
densities in the following areas, to assist in strengthening the public transit system including:  

a. Urban Growth Centre;
b. Community Core Areas;
c. Nodes;
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d. Regeneration Areas;
e. Reurbanization Corridors; and
f. Major Transit Station Areas.

Policy 6.10.5 states, “The City will encourage higher density development along existing and 
planned high frequency transit routes, in accordance with the Provincial Growth Plan, when 
reviewing development proposals, if appropriate. Council may introduce transit priority measures 
to increase the efficiency of transit, including bus only lanes, traffic signal priority, and bus 
activated signals” 

Policy 8.3.2 states, “In order to encourage the development of the Community Core Areas in 
compact forms, the City may exempt a development from providing all or a portion of private 
off-street parking facilities where such parking is not required or adequate alternative parking 
facilities are or will be made available.  

The proposed development will meet the parking requirements for the unit occupants at 1 
space/ unit.  

Section 8.4.2 contains criteria for assessing the compatibility of a development in the Urban 
Growth Centre, Community Core Areas, Regeneration Areas and Major Transit Station Areas. 
The following is to be taken into consideration:  

a. The density, scale, height, massing, visual impact, building materials, orientation and
architectural character of neighbouring buildings and the proposed development;

b. The conservation, protection, maintenance and potential enhancement of the natural
environment and cultural heritage resources;

c. The continued viability of neighbouring land uses;
d. Pedestrian and vehicular movement and linkages, as well as parking requirements and

design in both existing development and proposed developments;
e. Landscaping, setbacks, sun and shadow effects, wind effects, signage, lighting and

buffering of existing development and proposed developments;
f. Noise attenuation;
g. Odour, dust and emission impacts;
h. Transportation implications; and
i. Transitions between different land uses and between sites having varying permitted

uses;

In our opinion, the proposed development meets the policy directives of the City of 
Cambridge Official Plan.   The purpose of the Official Plan Amendment is to increase the 
permitted FSI to 5.0.   No changes are proposed to the underlying designations.  



149 Ainslie Street North, City of Cambridge 31

Planning Justification Report  April 2022 

7.0 GROWTH AND

INTENSIFICATION STUDY 
AREA 
The subject lands are located within the Growth and Intensification Study Area applying to Core 
Areas and Regeneration Areas within the City of Cambridge. This study predates Official 
Plan Policies applying to the property and is intended to lead to the preparation of a 
Secondary Plan which will affect this area.   

Secondary Plans for the three core areas of the City of Cambridge will help to advance the 
revitalization efforts within the core areas by providing long range planning guidance for 
change.  The proposed Secondary plan for Galt City Centre contemplates a Vision which: 

• Preserves, enhances and celebrates the area’s cultural, historic and iconic features;
• Increases opportunities in appropriate locations for intensification - mixed use, medium

density and high density residential development to support the planned investments
in transit;

• Promotes active transportation through enhanced connections to and through the Core
Area;

• Increases the quality of the pedestrian environment through streetscape and public
space improvements.

The Secondary Plan process is underway and mass transit is now a reality in the form of existing 
LRT services and Phase 2 ION pending to service Cambridge.   In this regard, planning policy has 
continued to evolve and change with increased emphasis on support for transit particularity 
higher order transit such as LRT which is now recognized on Schedule 5 of A Place to Grow - 
Growth Plan for the Greater Golden Horseshoe, 2020. 

To date the Galt City Centre Secondary Plan has not been prepared.  However, preliminary 
materials presented at the early engagement sessions noted that within Galt there are 
limited vacant properties.   It was further noted that there is opportunity for 
intensification of a number of underutilized parcels along key corridors and in proximity 
to the Ainslie Street terminal.  The preliminary presentation also confirmed there is 
increased demand for multi-unit infill development.  

The proposed development represents the intensification of an underutilized site along a 
key corridor (Ainslie Street) that is in proximity to existing and planned transit.  The 
proposed development provides a multi-unit form of development.  
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8.0 TECHNICAL
STUDIES
8.1 Urban Design Considerations 

An Urban Design Brief has been prepared by MHBC Planning and is provided under separate 
cover. The proposed development is higher in density than surrounding existing development, 
which is in keeping with the policies of the Official Plan and designation of the lands as being 
within a regeneration area and in the Galt City Centre.   The building design incorporates a step 
back from 2 storeys with a rooftop garden to the 8 storey residential portion of the building to 
allow for appropriate transitioning from the adjacent lower rise residential buildings located to 
the south of the site in order to provide a transition in height and density. Careful consideration 
is given to the use of quality cladding materials and architectural detailing with integrated 
balconies to create a vibrant public realm particularly along the Ainslie Street frontage.  Strong 
pedestrian linkages and provision of thoughtful landscaping and lighting features within the 
site provide a functional, attractive and safe private realm for the future inhabitants of the 
proposed development. The proposed development has been designed in accordance with the 
relevant policies of the City of Cambridge Official Plan and Site Plan Guidelines and represents 
the optimum design solution for the subject lands.  

The proposed development has the potential to be a catalyst and example for future 
development in the surrounding neighbourhood.  The density and scale is appropriate for 
the neighbourhood while balancing the vision for increased residential intensification within 
the Galt City Centre. The proposed development introduces new residents and elevates 
the area’s urban design; together adding vibrancy to the Community Core area and 
supporting the proposed phase 2 ION light rail transit system.   

8.2 Heritage Considerations 
The subject property is not listed (non-designated) or designated on the City of Cambridge 
Heritage Properties Register (the ‘Register’). It is recognized that the adjacent (contiguous) 
properties of 38 and 42 Park Hill Road East are listed (non-designated) properties on the 
Register as per Section 27 of the Ontario Heritage Act. A scoped Heritage Impact Assessment is 
provided under separate cover to address the proximity of these lands to the proposed 
development.  

The scoped HIA concludes that the impact analysis has determined that there is low potential 
for impacts on the adjacent properties at 38-42 Park Hill Road East as a result of soil moving and 
construction activities and vibration impacts. Therefore, this HIA recommends that vibrations 
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be monitored throughout the construction phase in order to minimize impacts on adjacent 
lands. No further adverse impacts are anticipated. Given that there are no identified heritage 
resources on the subject lands, alternative development options and conservation 
recommendations are not warranted.  The HIA report supports the proposed development.  

8.3 Noise Attenuation 
An Environmental Noise Assessment Report was prepared by JPE Engineering to 
examine the following: impacts of the environment on the proposed development, 
impacts of the proposed development on the environment; and impacts of the proposed 
development on itself.  

The Report supports the proposed development but concludes that due to forecasted 
traffic noise levels from Ainslie some control measures should be implemented.  This includes: 

- Noise Warning Clauses will be required to be registered on title to the property.
- HVAC system will require provision for central air conditioning units.
- There will be a minimum STC rating required for windows.
- For the western (lower) rooftop amenity area, a min 1.8m high noise barrier is required

along the perimeter.
- For the northeastern (highest) rooftop amenity area, a min 1.5m high noise barrier is

required along the perimeter.
- The ground level amenity area does not require protection.

Recommendations from the Noise Study will be addressed through the detailed site plan 
process.  

8.4 Servicing and Infrastructure 
Existing municipal sanitary and storm infrastructure is available along Ainslie Street and the 
proposed development will be connected to the existing 200 m diameter sanitary main on 
Ainslie Street and per Functional Servicing & Storm Water Management Report, prepared by 
Reinders + Law Ltd., dated March 23, 2022.   It has been determined that the existing sanitary 
contains adequate flow carrying capacity to meet the future needs of the residents of 
the proposed development.  Water service will be connected to existing 100 mm. 
diameter water services along Market Street and it has been determined that peak flow 
demands will be served by the existing infrastructure.  Additional details regarding Servicing 
and Infrastructure can be found in the Servicing report provided under separate cover.  

8.4 Archaeological Study 
The entirety of the study area was subject to property inspection and photographic 
documentation concurrently with the Stage 2 Property Assessment which consisted of test pit 
survey at ten-metre intervals to confirm disturbance on April 1, 2022. 
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As a result of the Stage 2 Property Assessment of the study area, no archaeological resources 
were encountered.  Consequently, the following recommendations are made:  no further 
archaeological assessment of the study area is warranted; the Provincial interest in 
archaeological resources with respect to the proposed undertaking has been addressed; and 
the proposed undertaking is clear of any archaeological concern. 

9.0  City of Cambridge Zoning

The City of Cambridge Zoning By-law 150-85 was originally passed in 1985, and has since been 
amended.   The City of Cambridge is currently in the process of updating the existing Zoning 
Bylaw and a draft by-law has been prepared, however it has not yet been considered by 
Council.  As such, By-law 150-85 remains the applicable zoning by-law. 

9.1  Zoning By-law 150-85 
The subject lands are zoned (F)C1RM1 by the City of Cambridge Zoning By-law as depicted in 
Figure 12.  The C1RM1 zone is a ‘compound zone’, meaning that the lands thereby affected 
may be used exclusively for the purposes permitted in any one of the zones included in the 
compound zone symbol, or for any purpose permitted in one of the zones.   

The “(F)” symbol refers to lands in the Floodplain Management Special Policy Area.  Special 
Area zoning delineated on Map Z2 (Figure 13), regulations include: 

- No new habitable room is to be provided at an elevation lower than the
regulatory flood line

The “F” is applied to lands that lie at an elevation lower than the regulatory flood line and may 
only be used in accordance with regulations contained in section 2.1.8.1 and the Conservation 
Authorities Act.  The proposed development has been prepared in a manner which address the 
site specific regulations and related Official Plan policies.  Habitable dwellings are all located 
above the regulatory flood line.  

“C1” denotes commercial uses in the city centre. As no commercial uses are proposed, the C1 
regulations do not apply.  “RM1” denotes apartment house and other multiple residential units 
in city centre.  Since a freestanding residential building is proposed, it is the regulations of the 
RM zone that apply to the proposed development.   

In accordance with Section 3.1.2, a range of residential uses are permitted within the RM1 
zoning, including an apartment house containing more than 4 units.  Site development 
specifications for apartment houses and multi-unit residential include a maximum density of 
250 uph and a maximum FSI of 2.0.    A total density of 377 units per hectare and an FSI of 5.0 is 
proposed.  It is noted that while the proposed development shows an FSI of 4.78, an FSI of 5.0 is 
requested to provide flexibility in the detailed design stage.   

The maximum building permitted height is 28 metres, in accordance with the Galt City Centre – 
Map Z7 as depicted on Figure 13.  The existing zoning permits a maximum height of 28 metres. 
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The proposed development has a building height of 22.5 metres and therefore falls within the 
maximum height permission.  

The following table identifies the zoning regulations under Bylaw 150-85 and relief 
required.   No changes are proposed to the existing zoning category, instead site specific 
regulations are requested in order to implement the proposed development.  

Table 1  - Zoning Requirements per Section 3.1.2.4 
REGULATION 
ZONE (F)C1RM1 

REQUIRED UNDER 
ZONING BYLAW 150-85 

PROVIDED 

MINIMUM LOT FRONTAGE 30 M 41.01 

MAXIMUM DENSITY (Dwelling 
units/ha) 

250 377 units/ha 
4.78 FSR 

MINIMUM FRONT YARD 4.5 M 1.5 M 

MINIMUM EXTERIOR SIDE 
YARD 

4.5 M N/A 

MINIMUM INTERIOR SIDE 
YARD  

3 M for first 2 storeys, plus 
1.5 m for each additional 
storey, to a total required 
interior side yard of 12 m 

1.68 M (North) 
1.25 M (South) 

MINIMUM REAR YARD 3 M for first 2 storeys, plus 
1.5 m for each additional 
storey, to a total required 
interior side yard of 12 m 

1.07 M 

MINIMUM GROSS FLOOR 
AREA (M2 Per dwelling unity) 

One Bedroom  – 50 
Two Bedrooms – 60 

COMPLIES 

MINIMUM  AMENITY AREA 
PER DWELLING UNIT 

One Bedroom – 20 
Two Bedroom – 30 

21.4 SQ M/UNIT 

MAXIMUM BUILDING HEIGHT 8 Storeys (28 m per Map Z7) 22.5 M 

MINIMUM LANDSCAPED 
OPEN SPACE (subject to 
Section 3.1.1.4 (% of lot area) 

30% 27.89% 

PLANTING STRIPS AND 
FENCING  

N/A 
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PARKING & LOADING 
RESIDENTIAL RATE 1 space/unit (104) 104 
VISITOR PARKING N/A 0 
LOADING SPACE 1 0 

* relief required through site specific zoning

In order to provide flexibility in the detailed design stage, and to avoid future variances, 
flexibility is requested in the site specific zoning by-law amendment.  As such, the proposed 
zoning by-law amendment should include the following site specific regulations: 

- A maximum density of 377 units per hectare whereas a maximum density of 250 
units per hectare is permitted;

- A maximum FSI of 5.0, whereas the by-law does not currently include a maximum FSI;

- A minimum front yard requirement of 1.0 metres; whereas 4.5 metres are required;

- A minimum interior side yard requirement of 1.0 metres; whereas the current by-law 
requires up to 12.0 metres depending on building height;

- A minimum rear yard requirement of 1.0 metres; whereas the current by-law requires 
up to 12.0 metres depending on building height;

- A minimum amenity area of 20 square metres per unit; whereas the current zoning 
requires 20 square metres for each 1 bedroom unit and 30 square metres for each two 
bedroom unit;

- A minimum landscape area of 25%; whereas the zoning requires a minimum landscape 
area of 30%;  and

- A minimum loading space requirement of 0 loading spaces, whereas currently 1 loading 
space is required. 

In terms of the site specific regulations requested, is noted that the proposed development 
conforms largely to the draft zoning proposed for the site.   The draft zoning includes the 
following requirements: 

- A 0 metre minimum front, rear and side yard setback. 

- No minimum landscape area requirement.

- An amenity area requirement of 15 square metres per unit.

As such the reductions requested to the front, rear and side yards, as well as the reductions 
requested to the landscape area and amenity area are compliant with the draft zoning 
contemplated for the site through the City’s comprehensive zoning by-law process.  

It is noted that the landscape area requirement only applies to the ground floor.   While the 
development is slightly deficient on the landscape area requirement, additional outdoor 
amenity, in the form of two above grade patios are proposed.  

Amenity needs for residents will be met through a combination of the following amenity areas: 
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- Private balconies for each residential unit;

- A common outdoor amenity space above the two storey podium;

- A common outdoor amenity area at the northeast corner of the building above
the 6th storey;

- Indoor common amenity areas;

- Ground floor amenity areas including the proposed pedestrian promenade and
the proposed ground floor courtyard.

The proposed density will allow for an efficient, compact, transit-supportive development. The 
Official Plan no longer measures density in terms of units per hectare.  Instead Floor Space 
Index is used.  As previously noted, the high water table in this area provides challenges for 
accommodating underground parking.   As such, parking is located within the above grade 
podium.   More than 50% of the existing density permitted by the Official Plan is taken up by 
the two levels of parking.  In order to intensify the lands, increased density permissions are 
required.  

6.2 Draft City of Cambridge Zoning Bylaw 
(2019) 

The City is currently working on updating their Zoning By-law. The Draft Zoning By-law 
proposes to zone the Site Core Mixed Use 1 (CMU1 4.2.4). The CMU Zone permits the proposed 
residential use.   The CMU Zone does not require a minimum front yard, rear yard (unless 
adjacent to a residential zone), minimum interior side yard (unless adjacent a residential zone) 
or minimum exterior side yard. Further, there is no maximum building height. There is a 
maximum floor space index of 2.5 which is in keeping with the direction of the Official Plan. It is 
our opinion that the proposed setback requests and building heights are in keeping with the 
City’s Draft Zoning By-law.  

Further review and analysis of the Draft Zoning By-law may be required through the processing 
of the Zoning By-law Amendment application in order to determine the appropriate 
zoning should the new Zoning By-law come into force ahead of the consideration of the site 
specific.  We would request that site specific zoning be carried forward into the new by-law. 
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10.0 PUBLIC
CONSULTATION 
STRATEGY
The current Planning Act (O. Reg. 545/06) requires that applicants submit a strategy for 
consulting with the public as it relates to an application, as part of the ‘complete’ application 
submission.    This section summarizes the proposed Public Consultation Strategy.  

It is proposed that the public consultation strategy follow the Planning Act statutory 
requirements, as implemented by the City of Cambridge through their standard process.  

In summary, the following points of public consultation are proposed: 

a) A notice sign to be posted on the property letting the community know about the
proposed Official Plan and Zoning By-law amendments;

b) A request for written comments from the community, with an opportunity for the
applicant to respond formally to City staff as required;

c) Newspaper notice and letters sent to those on the notification list to advertise the
Statutory Public Meeting;

d) A Statutory Public Meeting held at Committee;
e) Notice of the formal consideration of the application by City Council, along with staff

recommendation and presentation;
f) A Council Meeting, at which time the full Planning staff report will be made available for

consideration, to consider a formal recommendation regarding the proposed
Amendments.

In addition, 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.  

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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11.0 SUMMARY AND

CONCLUSIONS
As outlined in this report, together with the supporting technical reports, the development of 
the subject lands represents good and sustainable planning. This opinion recognizes the 
following: 

a) The development is consistent with the Provincial Policy Statement, 2020 and 
conforms to the policy framework of the Growth Plan for the Greater Golden 
Horseshoe.

b) The development conforms to the policies of the Region of Waterloo Official Plan and 
contributes to the density targets for the Urban Growth Centre and Major Transit 
Station Area;

c) The proposal provides for the redevelopment of an underutilized site with a vacant 
building on lands that are well located with respect to a range of uses and transit 
infrastructure;

d) The proposed development will be compatible with adjacent existing uses and respects 
the physical character, scale and context of the surrounding neighbourhood while still 
providing for intensification within a primary intensification area.

e) The development does not result in the removal of natural heritage features;

f) The use of available infrastructure and servicing within the City is optimized through 
connections to existing municipal services;

g) The development contributes to the range and mix of uses within the Galt Core;

h) The proposed residential use provides support for the proposed Phase 2 ION rapid 
transit network  through the provision of additional residential density; 

It is concluded that the development is appropriate and represents good planning. 

Yours Truly, 

MHBC 
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Andrea Sinclair, MUDS, MCIP, RPP   Nicolette van Oyen, BES 
Partner   Planner 
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