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1

Introduction

On behalf of our clients, Greengate Village Limited and LVH Developments (CW) Inc.,
please accept this Planning Justification Report in support of the proposed development of
the properties municipally known as 1005, 1045, and 1085 Main Street together with the
vacant lands adjacent to 965 Main Street East in the City of Cambridge. This proposed
development will complete the last parcels of land within what is known as “Greengate
Village”.
As shown on the proposed Draft Plan in Appendix A, our clients are proposing to develop
the subject lands to create single detached lots, street fronting townhouse lots, a cluster
townhouse block, an apartment block, and the extension of existing municipal roads located
on adjacent lands in Greengate Village. A total of 204 residential dwelling units are proposed
by this Plan. An Official Plan Amendment is required to permit the development of an
apartment block (Block 8) with a density exceeding the maximum density permitted within
the current land use designation. To permit the proposed residential development and lift the
Holding “H” provision, our clients are proposing a Zoning By-Law Amendment.
This Planning Justification Report provides an analysis of the land use planning framework
applicable to the subject lands, including Provincial legislation, plans and policy, the Region
of Waterloo Official Plan, and the City of Cambridge’s planning framework. Based on our
assessment of this policy, it is our opinion that the proposed development has regard for the
“Matters of Provincial Interest” set out by the Planning Act and is consistent with the
Provincial Policy Statement, 2020. The proposed development also conforms to the Growth
Plan for the Greater Golden Horseshoe, the Regional Official Plan, and the City of
Cambridge Official Plan.
Moreover, it is our opinion that the proposed development represents context-sensitive
development on underutilized properties within the City of Cambridge, which is consistent
with the form and function of recent redevelopment/development proposals in the nearby
area. Also, as referenced above, these applications will provide for the appropriate
completion of the Greengate Village subdivision. For these reasons and other matters
discussed in this Report, it is our opinion that the proposed development represents good
land use planning.

2

Site Location and Context

2.1

Municipal Address and Legal Description

The subject lands are municipally known as 1005, 1045, and 1085 Main Street, and the
lands adjacent to 965 Main Street East (which do not currently have a municipal address), in
the City of Cambridge. The legal descriptions of the subject lands are as follows:


Lands adjacent to 965 Main Street East: Part Lot 4 Concession 10, Part 4, Plan
58R-20570 City of Cambridge;



1005 Main Street: Part of Lot 4 Concession 10 North Dumfries, being Part 1 on
58R20407 City of Cambridge;



1045 Main Street: Part of Lot 4, Concession 10 North Dumfries, being Part 1 on
58R20478 City of Cambridge; and



1085 Main Street: Part of Lot 3, Concession 10 North Dumfries, being Part 2 on
58R20478 City of Cambridge.

The location of the subject lands is shown on Figure 1.
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Figure 1: Location Map of the Subject Lands (Source: GeoWarehouse)

2.2

Site Description

The subject lands are located along Main Street in the City of Cambridge, east of Franklin
Boulevard and east of the current built terminus of Sparrow Avenue and Green Gate
Boulevard, as shown in Figure 2. The current built terminus of Wesley Boulevard is also
located to the south.

Figure 2: Aerial Imagery of the Subject Lands (Source: GeoWarehouse)
The lands adjacent to 965 Main Street East are irregularly-shaped and currently vacant with
some existing vegetation located along the eastern property lines, as displayed in the street
view and aerial imagery in Figure 3 and Figure 4.
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Figure 3: Street View of the Lands Adjacent to 965 Main Street East (Source: Google Maps)

Figure 4: Aerial Imagery of the Lands Adjacent to 965 Main Street East (Source:
GeoWarehouse)
As shown in the street view and aerial imagery in Figure 5 and Figure 6, 1005 Main Street
was formerly occupied by a single detached dwelling and a banquet hall known as Oasis
Hall. Both of these buildings have been removed. Various trees are located along the
perimeter of this property.
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Figure 5: Street View of 1005 Main Street (Source: GeoWarehouse)

Figure 6: Aerial Imagery of 1005 Main Street (Source: GeoWarehouse)
1045 Main Street is an “L”-shaped property, as shown in the street view and aerial imagery
in Figure 7 and Figure 8. The single detached dwelling shown on the aerial imagery has
recently been removed from this property. Vegetation exists along the perimeter of the
property. The Grand River Conservation Authority (GRCA) identified a potential wetland
within a depressed area on the southern portion of this property, which was evaluated in the
Scoped Environmental Impact Study (EIS) prepared by Pinchin Ltd. It was concluded by this
study that this depressed area does not meet the criteria to qualify as a “wetland”.
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Figure 7: Street View of 1045 Main Street (Source: Google Maps)

Figure 8: Aerial Imagery of 1045 Main Street (Source: GeoWarehouse)
1085 Main Street is an “L”-property with an existing single detached dwelling, which is
located in the northeastern portion of the site. On the southern portion of this property, there
exists field crops surrounded by an access driveway for farm equipment. Various trees are

November 12, 2020

5

IBI GROUP FINAL
PLANNING JUSTIFICATION REPORT
1005, 1045, AND 1085 MAIN STREET AND VACANT LOT ADJACENT TO 965 MAIN STREET EAST, CAMBRIDGE
Prepared for Greengate Village Limited and LVH Developments (CW) Inc.

located along the perimeter of the site and beside the existing dwelling, as displayed in the
street view and aerial imagery in Figure 9 and Figure 10.

Figure 9: Street View of 1085 Main Street (Source: Google Maps)

Figure 10: Aerial Imagery of 1085 Main Street (Source: GeoWarehouse)

2.3

Neighbourhood Context

The subject lands are located in the southeastern area of the City of Cambridge, in the outer
limits of the current built up area located to the south and west of this Plan. The main arterial
road in this area is Main Street to the north, which intersects with Dundas Street and Franklin
Boulevard to the west of the subject lands.
Vacant land exists to the north of the subject lands, on the opposite side of Main Street.
Single detached dwellings are located on large lots directly adjacent to the subject lands to
November 12, 2020
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the east. Most of these dwellings feature large front yard setbacks from Main Street and
various accessory structures and are on private services. Vacant lands exist adjacent to
1045 and 1085 Main Street, where Draft Plan 30T-13101 (Moffat Creek Subdivision) is
proposed by LVH Developments (CW) Inc. A low density residential development exists to
the west of 1045 Main Street and southwest of 1005 Main Street and the lands adjacent to
965 Main Street East, which was developed by Greengate Village Limited.
The following table highlights several nearby land uses within proximity to the subject lands.
This table is to be read in conjunction with the Neighbourhood Context Map displayed in
Figure 11.
No.

Description

A

Various commercial uses

B

Various manufacturing uses (i.e., Tigercat Industries, Cambridge Brass,
Gerdau)

C

Medium density residential development

D

Low density residential development

E

Scrap metal dealer (Wuznuk Bros. Limited)

F

Apartment

G

Single detached houses (privately serviced)

H

Pet groomer (Canine Clipper)

I

Paving contractor (5 Star Paving Construction Group)

J

Single detached houses

K

Proposed Draft Plan of Subdivision 30T-13101 known as Moffat Creek
Subdivision

E
B

I
H
J
G

K

C

A

D
F

Figure 11: Context Map (Source: GeoWarehouse)
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3

Proposed Development

This section of the Planning Justification Report provides an overview of our clients’
proposal, as well as the planning applications necessary to facilitate its development on the
subject lands.

3.1

Overview of Development Concept

The proposed development serves as the final phase of the Greengate Village subdivision.
This final Plan development will be known as the “Upper Greengate Subdivision”.
As shown in the proposed Draft Plan in Figure 12, our clients’ proposal includes the
development of single detached lots, street fronting townhouse lots, a cluster townhouse
block, an apartment block, and the extension of existing municipal roads. The proposed
three (3) single detached lots are located on the corners of the intersection of Wesley
Boulevard and the future extensions of Green Gate Boulevard and Sparrow Avenue. The
proposed cluster townhouse block with 22 units is located in the westernmost portion of the
subject lands, east of the future extension of Nottinghill Drive to Main Street. The apartment
block, containing 132 units, is proposed in the northeast corner of the subject lands, north of
the future extension of Sage Drive from within the adjacent Moffat Creek Plan. The 47 street
fronting townhouse lots will have frontage on Wesley Boulevard and Sage Drive. A total of
204 residential units are proposed.
The proposal also includes the extension of Wesley Boulevard to connect to Main Street.
Green Gate Boulevard will also be extended in the easterly direction into the adjacent Draft
Plan of Subdivision known as Moffat Creek 30T-13101.
As displayed in the proposed Draft Plan of Subdivision, a staged approach will be used to
implement the proposed development. Stage One will include the single detached dwellings
on Lots 1 to 3 and the street fronting townhouse dwellings on Blocks 4 to 7 and 9 to 11.
Stage Two will include the apartment dwellings on Block 8 and the townhouse dwellings on
Block 12. Stage Three will include the cluster townhouse dwellings on Block 13.
In the Pre-Submission Consultation Meeting for the proposed applications on November 29,
2018, Grand River Transit noted that a shelter and landing pad can be accommodated at the
intersection of Nottinghill Drive and Sparrow Avenue (northbound direction) to provide transit
service to the proposed development.
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Figure 12: Proposed Draft Plan

3.2

Required Planning Applications

In support of the proposed development, the applicant is advancing the following land use
planning applications:

3.2.1

Official Plan Amendment

An Official Plan Amendment is required to permit the development of an apartment block on
Block 8 of the Draft Plan. Block 8 is approximately 0.88 hectares in area and the proposed
apartment block will contain 132 units. As a result, the proposed density of this Block is 150
units per hectare, which exceeds the permitted maximum density of 40 units per hectare in
the Official Plan for the Low/Medium Density Residential designation.

3.2.2

Draft Plan of Subdivision

Through the Draft Plan of Subdivision application, our clients are proposing to create a total
of 29 blocks to accommodate the proposed single detached dwellings, street fronting
townhouse dwellings, cluster townhouse block, apartment block, road widening, roads, and
future development.
It is proposed that Blocks 14 to 28 create Future Development Blocks, which are smaller
parcels, some of which are under different ownerships between the two applications being
Greengate Village Limited and LVH Developments (CW) Inc., that will be combined with
adjacent lands in the Greengate Village and Moffat Creek subdivisions to create Lots or
Blocks.
Block 29 will be created to convey the 0.08 hectares of land along Main Street to the Region
following the registration of this Draft Plan of Subdivision to facilitate the widening of this
road.
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The following table summarizes how our clients propose to subdivide the subject lands, as
per the Draft Plan of Subdivision in Appendix A.
Block No.

Land Use

Lot 1
Lot 2
Lot 3
Block 4
Block 5
Block 6
Block 7
Block 8
Block 9
Block 10
Block 11
Block 12
Block 13
Block 14
Block 15
Block 16
Block 17
Block 18
Block 19
Block 20
Block 21
Block 22
Block 23
Block 24
Block 25
Block 26
Block 27
Block 28
Block 29

Single detached dwelling
Single detached dwelling
Single detached dwelling
Street fronting townhouses
Street fronting townhouses
Street fronting townhouses
Street fronting townhouses
Apartment block
Street fronting townhouses
Street fronting townhouses
Street fronting townhouses
Street fronting townhouses
Cluster townhouses
Future development
Future development
Future development
Future development
Future development
Future development
Future development
Future development
Future development
Future development
Future development
Future development
Future development
Future development
Future development
Road widening
Roads

Total:

3.2.3

Area (ha)

Number of
Lots/Units

0.05
0.05
0.05
0.13
0.12
0.13
0.15
0.88
0.13
0.14
0.09
0.11
0.43
0.06
0.06
0.01
0.02
0.02
0.03
0.008
0.02
0.02
0.02
0.02
0.03
0.01
0.09
0.11
0.08
0.902
3.97

1
1
1
6
6
6
6
132
6
7
4
5
22
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
204

Zoning By-Law Amendment

To facilitate the proposed development, a Zoning By-Law Amendment is required to remove
the Holding (H) provision applicable to the lands zoned R4 and RM3 and apply the
appropriate zoning based on our comprehensive review of the proposed Draft Plan of
Subdivision.
The subject Zoning By-Law Amendment proposes the following:
A. Lots 1, 2, and 3 are to be rezoned from (H)R4 to R6, with Lot 3 having a Site
Specific Exception to permit a lot frontage of 14.5 metres for a corner lot.
B. Blocks 4, 5, 6, and 7 are proposed to be rezoned from (H)R4 to RM4, with a Site
Specific Exception to permit a maximum lot coverage of 47% per dwelling.
C. Block 8 is proposed to be rezoned from (H)R4 to RM2.
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D. Blocks 9, 10, and 11 are proposed to be rezoned from N1 to RM4, with a Site
Specific Exception to permit a maximum lot coverage of 47% per dwelling.
E. Block 12 is proposed to be rezoned from (H)R4 to RM4, with a Site Specific
Exception to permit a maximum lot coverage of 47% per dwelling.
F. Block 13 and 14 to be rezoned from RM3 with a Site Specific Exception No. 4.1.208
(Greengate Village) to RM4 with a Site Specific Exception that Block 14 shall be
developed together with Block 13.
G. Block 15 is proposed to be rezoned from (H)R4 and N1 to RM4.
H. Blocks 16, 17, and 18 are to be rezoned from N1 to R6 with a Site Specific
Exception that these Blocks shall be merged and developed with adjacent Blocks in
Registered Plan 58M-578.
I.

Block 19 and 21 to be rezoned from N1 and (H)R4 to R6.

J.

Blocks 20, 22, 23, 24, 25 and 26 to be rezoned from (H)R4 to R6 with a Site Specific
Exception that these Blocks shall be merged and developed with adjacent Blocks in
Registered Plan 58M-578.

K. Blocks 27 and 28 are to be rezoned from (H)R3 to RM4 with a Site Specific
Exception to permit a maximum lot coverage of 47% per dwelling and that these
Blocks shall be developed together with adjacent lands to the south.

4

Land Use Planning Framework

The development of the subject lands is guided by a range of Provincial legislation, policies
and plans, the Region of Waterloo Official Plan, and the City of Cambridge Official Plan and
Zoning By-Law. This section of the Planning Justification Report discusses the proposed
planning applications and how they adhere and respond to the applicable land use planning
framework.

4.1

Planning Act

The Planning Act, R.S.O. 1990 sets out the legislative framework for land use planning in
Ontario and provides the authority for the Minister of Municipal Affairs and Housing to issue
policy statements and plans to guide land use planning and development in the province.
The Act also sets out the legislative framework for local land use planning tools and plans,
including Official Plans, Zoning By-Laws, and Draft Plan of Subdivisions.

4.1.1

Matters of Provincial Interest

Section 2 of the Planning Act sets out various “Matters of Provincial interest”, which decisionmakers must have regard to in carrying out their duties under the Act. These Matters are
summarized and addressed in the following table:
Provincial Interest

Demonstration of Regard

a) The protection of ecological systems,
including natural areas, features, and
functions;

It is not anticipated that the proposed
development will create significant adverse
impacts to natural areas, features, and
functions.
The GRCA identified a potential wetland
within a depressed area on the southern
portion of 1045 Main Street, which was
evaluated in the Scoped Environmental
Impact Study prepared by Pinchin Ltd. It
was concluded by this study that this
depressed area does not meet the criteria
to qualify as a “wetland”.
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Provincial Interest

Demonstration of Regard
For information related to this policy, see
the submitted scoped Environmental
Impact Study and the Detailed Vegetation
Management Plan.

b) The protection of agricultural resources
of the Province;

As the subject lands are not designated or
zoned for Agricultural land use, this policy
is not applicable.

c) The conservation and management of
natural resources and the mineral
resource base;

The proposed development will not have a
significant impact on natural or mineral
resources.
Also see the Scoped Environmental
Impact Study, the Environmental Site
Screening Assessment, and the Detailed
Vegetation Management Plan for
information related to this Matter of
Provincial Interest.

d) The conservation of features of
significant architectural, cultural,
historical, archaeological or scientific
interest;

Features of significant architectural,
cultural, historical, archaeological, or
scientific interest are not anticipated to be
impacted by the proposed development.
Also see the Archeological Assessment for
information related to this Matter of
Provincial Interest.

e) The supply, efficient use, and
conservation of energy and water;

The proposed development will utilize
existing municipal services, which will
promote the efficient use of energy and
water. Also see the Functional Servicing
Report for information related to this
Matter of Provincial Interest.

f)

Provisions currently exist and are available
to this Plan for communication, sewage,
and water servicing facilities, as well as
transportation, given built roads are
directly adjacent to this plan. Also see the
Functional Servicing Report.

The adequate provision and efficient
use of communication, transportation,
sewage and water services and waste
management systems;

g) The minimization of waste;

The proposed development is not
anticipated to specifically contribute to the
minimization of waste.

h) The orderly development of safe and
healthy communities;

The proposed development is the final
phase of the Greengate Village subdivision
developed by Greengate Village Limited
and LVH Developments (CW) Inc.
The proposed development promotes an
efficient land use pattern and creates a
transition of residential densities from west
to east. It also facilitates the extension of
existing streets, including Wesley
Boulevard, Sage Drive, and Nottinghill
Drive in a northerly direction to provide
access to Main Street. Green Gate
Boulevard will also be extended to the east
into proposed Draft Plan of Subdivision
30T-13101 (Moffat Creek).
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Provincial Interest

Demonstration of Regard

h.1) The accessibility for persons with
disabilities to all facilities, services, and
matters to which this Act applies;

The proposed development will conform to
the requirements of the Accessibility for
Ontarians with Disabilities Act (AODA) to
ensure accessibility for persons with
disabilities is protected.

i)

The adequate provision and
distribution of educational, health,
social, cultural, and recreational
facilities;

This Matter of Provincial Interest is not
considered directly applicable to the
proposed development.

j)

The adequate provision of a full range
of housing, including affordable
housing;

The proposed development will add to the
range of housing available in the City by
adding single detached, street fronting
townhouse, cluster townhouse, and
apartment units.

k) The adequate provision of employment
opportunities;

The proposed development will not directly
provide employment opportunities.
This Matter of Provincial Interest is not
considered directly applicable to the
proposed development.

l)

The protection of the financial and
economic well-being of the Province
and its municipalities;

This Matter of Provincial Interest is not
considered directly applicable to the
proposed development.

m) The co-ordination of planning activities
of public bodies;

This Matter of Provincial Interest is not
considered directly applicable to the
proposed development.

n) The resolution of planning conflicts
involving public and private interests;

This Matter of Provincial Interest is not
considered directly applicable to the
proposed development.

o) The protection of public health and
safety;

The proposed development will conform to
the requirements of the AODA and the
Ontario Building Code.

p) The appropriate location of growth and
development;

The proposed development is the final
phase of the Greengate Village subdivision
developed by Greengate Village Limited
and LVH Developments (CW) Inc.
The proposed development promotes an
efficient land use pattern and creates a
transition of residential densities from west
to east. It also facilitates the extension of
existing streets, including Wesley
Boulevard, Sage Drive, and Nottinghill
Drive in a northerly direction to provide
access to Main Street. Green Gate
Boulevard will also be extended to the east
into proposed Draft Plan of Subdivision
30T-13101 (Moffat Creek).

q) The promotion of development that is
designed to be sustainable, to support
public transit and to be oriented to
pedestrians;

November 12, 2020
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public transit by providing residential
dwellings located in proximity to GRT bus
stops for Route 50 (Dundas). The
proposed development will also consider
pedestrian movement throughout the site
through the provision of sidewalks.
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Provincial Interest

Demonstration of Regard
Linkages for pedestrians to nearby streets
will also be incorporated into the proposal
at the design stage.

r)

The promotion of built form that, i) is
well-designed, ii) encourages a sense
of place, and iii) provides for public
spaces that are of high quality, safe,
accessible, attractive, and vibrant.

The proposed development will
incorporate a high quality of urban design
throughout its design stage. Also see
further analysis in the Urban Design Brief.

Based on the above, it is our opinion that the proposed development has regard for the
“Matters of Provincial Interest” as required by the Planning Act.

4.1.2

Official Plan Amendments

Section 22 of the Planning Act establishes the legislative basis for Official Plan
Amendments. The proposed Official Plan Amendment application is being requested
pursuant to this Planning Act policy.

4.1.3

Zoning By-Law Amendments

The proposed Zoning By-Law Amendment application is being requested pursuant to
Section 34 of the Planning Act, which establishes the legislative basis for Zoning By-Law
Amendments.

4.1.4

Draft Plans of Subdivision

The proposed Draft Plan of Subdivision application is being requested pursuant to Section
51 of the Planning Act, which establishes the legislative basis of Draft Plans of Subdivision.
When considering a Draft Plan of Subdivision application, area municipalities are required to
have regard to the criteria set out in Section 51(24) of the Planning Act. The following table
discusses how the proposed development demonstrates regard for these criteria.
Criteria

Demonstration of Regard

The health, safety, convenience,
accessibility for persons with disabilities and
welfare of the present and future inhabitants
of the municipality;

The proposed development will conform to
the requirements of the AODA and the
Ontario Building Code.

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

See the analysis in Section 4.1.1 of this
Report.

b) Whether the proposed subdivision is
premature or in the public interest;

It is our opinion that the proposed
development is not premature and serves
the public interest.
The proposed development is the final
phase of the Greengate Village subdivision
developed be Greengate Village Limited
and LVH Developments (CW) Inc. It will
add single detached, townhouse, and
apartment dwellings to the City’s housing
stock. The proposed development will also
facilitate the extension of Wesley
Boulevard, Sage Drive, and Green Gate
Boulevard, which will improve the
connectivity of the overall neighbourhood,

November 12, 2020
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Criteria

Demonstration of Regard
including further access to the Moffat
Creek Plan to the east.

c) Whether the plan conforms to the
Official Plan and adjacent Plans of
Subdivision, if any;

See the analysis in Section 4.4 and
Section 4.5 of this Report for information
on how the proposed development
conforms to the Region of Waterloo and
City of Cambridge Official Plan,
respectively.
The proposed Draft Plan will not negatively
impact adjacent Plan of Subdivision 30T13101 (Moffat Creek) to the east or
Registered Subdivision No. 58M-578 to the
west.

d) The suitability of the land for the
purposes for which it is to be
subdivided;
d.1) if any affordable housing units are
proposed, the suitability of the proposed
units for affordable housing;

Based on the studies prepared in support
of this Draft Plan of Subdivision
application, it is our opinion that the subject
lands are suitable for the proposed
development. For more information, see
the Archaeological Assessment, the
Chloride Impact Statement, the Scoped
Environmental Impact, the Hydrogeological
Assessment, the Noise Study, the
Functional Servicing and Stormwater
Management Report, and the Sediment
and Erosion Control Plan, the
Transportation Impact Study, and the
Detailed Vegetation Management Plan.
The proposed development does not
directly propose any affordable housing
units.

November 12, 2020

e) The number, width, location and
proposed grades and elevations of
highways, and the adequacy of them,
and the highways linking the highways
in the proposed subdivision with the
established highway system in the
vicinity and the adequacy of them;

The proposed development will facilitate
the extension of Wesley Boulevard and
Sage Drive. It will also facilitate the
extension of Green Gate Boulevard to
extend to adjacent Draft Plan of
Subdivision 30T-13101 (Moffat Creek) to
the east.

f)

It is our opinion that the dimensions and
shapes of the proposed lots support the
logical and orderly development of the
subject lands.

The dimensions and shapes of the
proposed lots;

g) The restrictions or proposed
restrictions, if any, on the land proposed
to be subdivided or the buildings and
structures proposed to be erected on it
and the restrictions, if any, on adjoining
land;

The proposed development is subject to
the City of Cambridge Zoning By-Law. A
Zoning By-Law Amendment is being
proposed by our clients to ensure the
development conforms to the applicable
zoning.

h) Conservation of natural resources and
flood control;

For information related to this policy, see
the Scoped Environmental Impact Study,
the Functional Servicing and Stormwater
Management Report, and the Detailed
Vegetation Management Plan.

i)

See the Functional Servicing Report for
information in support of this criteria.

The adequacy of utilities and municipal
services;
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Criteria

Demonstration of Regard

j)

The Waterloo Region District School Board
and Waterloo Catholic District School
Board did not provide any comments
notifying our clients about the inadequacy
of school sites during the Pre-consultation
Submission Meeting for this application.

The adequacy of school sites;

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

The proposed Plan provides for the
required conveyance of a road widening
(see Block 29 in Appendix A).

l)

The proposed development will be built in
accordance with the Ontario Building Code
in terms of energy use.

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

m) The interrelation between the design of
the proposed plan of subdivision and
site plan control matters relating to any
development on the land, if the land is
also located within a site plan control
area designated under section 41(2) of
this Act.

4.2

The whole of the City of Cambridge is
established as a Site Plan Control Area by
Section 10.10.1 of the Official Plan. Blocks
8 and 13 will be subject to a future Site
Plan Control Application after plan
registration.

Provincial Policy Statement, 2020

The Provincial Policy Statement (PPS) was issued under Section 3 of the Planning Act and
came into effect on May 1, 2020. It replaced the previous version of the PPS, issued in 2014.
Approval authorities, in carrying out their responsibilities under the Planning Act, are to
ensure that their decisions “are consistent with” the PPS.
The PPS provides policy direction on “Matters of Provincial Interest” related to land use
planning, which supports the Provincial goal of enhancing the quality of life for all citizens of
Ontario. The focus of the PPS is building strong communities, a clean and healthy
environment, and supporting sustainable economic growth by directing development to
existing settlement areas, encouraging efficient and cost-effective land use development
patterns, and protecting natural resources for the long term.
The PPS is to be read in its entirety and applicable policies are to be applied to specific
situations/applications. The PPS directs that development within designated growth areas
should occur adjacent to the Built-Up Area. The proposed development is consistent with
this policy. It is further directed in the PPS that development within designated growth areas
should have a compact form, mix of uses and densities to promote the efficient use of land,
infrastructure, and public service facilities.
The following table provides a summary of relevant policies of the PPS and describes how
the proposed development is consistent with this policy direction.
Policy
Policy
Discussion of Consistency
No.
Managing and Directing Land Use to Achieve Efficient and Resilient Development
and Land Use Patterns
1.1.1
Healthy, livable and safe communities are a) The proposed development
promotes efficient
sustained by:
development and land use
a) promoting efficient development and
patterns by developing on
land use patterns which sustain the
currently underutilized lands
financial well-being of the Province
within the City’s Urban Area.
and municipalities over the long term;

November 12, 2020
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Policy
No.

Policy

Discussion of Consistency

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;

b) The proposed development
provides for a mix of
residential land use types,
including single detached,
townhouse, and apartment
dwellings. The subject lands
are located in proximity to
commercial uses and
greenspaces.

c) avoiding development and land use
patterns which may cause
environmental or public health and
safety concerns;

c) It is not anticipated that the
proposed development will
cause environmental/public
health and safety concerns.
The proposed development
will be built in accordance
with the AODA and the
Ontario Building Code.

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;

d) It is not anticipated that the
proposed development will
prevent the efficient
expansion of settlement
areas.

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

e) The proposed development
will facilitate intensification
on lands currently
underutilized within the
City’s Urban Area. The
proposed development will
use existing services,
promoting the efficient use
of infrastructure. See the
Functional Servicing Report
for information regarding
servicing. This Plan will also
facilitate municipal roads
and service extensions to
abutting future designated
development lands.

f)

f)

improving accessibility for persons
with disabilities and older persons by
addressing land use barriers which
restrict their full participation in
society;

g) ensuring that necessary infrastructure
and public service facilities are or will
be available to meet current and
projected needs;

November 12, 2020

The proposed development
will conform to the
requirements of the AODA
to promote accessibility for
persons with disabilities and
older persons.

g) See the Functional
Servicing Report for
information regarding the
servicing of the proposed
development. All required
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Policy
No.

Policy

Discussion of Consistency
public service facilities are
available to this plan.

h) promoting development and land use
patterns that conserve biodiversity;
and

h) The proposed development
incorporates medium and
high-density development
which promotes the
minimization of land
consumption. It is not
anticipated that the
proposed development will
significantly impact
biodiversity in the
surrounding area. See the
Scoped Environmental
Impact Study and the
Detailed Vegetation for
more detail.

i)

i)

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

Settlement Areas
1.1.3.1
Settlement areas shall be the focus of
growth and development.

1.1.3.2

November 12, 2020

The proposed development
is not anticipated to
contribute to the regional
and local impacts of a
changing climate. The
proposed development will
meet the requirements of
the Ontario Building Code.

The subject lands are located
within the City of Cambridge and
Region of Waterloo’s
Urban/Settlement Area
Boundary.

Land use patterns within settlement areas
shall be based on densities and a mix of
land uses which:
a) efficiently use land and resources;

a) The proposed
development will
introduce residential
uses to currently
underdeveloped land
within the City’s Urban
Area Boundary,
promoting the efficient
use of land and
resources.

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

b) The proposed
development will use
existing municipal
infrastructure and
services. See the
Functional Servicing
Report for further
information.
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Policy
No.

Policy

Discussion of Consistency

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

c) The proposed
development is not
anticipated to minimize
negative impacts to air
quality and climate
change or promote
energy efficiency. The
proposed development
will conform to the
requirements of the
Ontario Building Code.

d) prepare for the impacts of a
changing climate;

d) The proposed
development is not
anticipated to directly
contribute towards
climate change. The
proposed development
will conform to the
requirements of the
Ontario Building Code,
which does not have
requirements that are
directed to anticipated
climate change matters.

e) support active transportation;

e) The proposed
development will be
supportive of active
transportation as the
subject lands are
located in
walking/cycling distance
to various commercial
uses.

f)

f)

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

g) are freight-supportive.

The proposed
development supports
public transit by
providing residential
dwellings located in
proximity to GRT bus
stops for Route 50
(Dundas).

g) The proposed
development is not
anticipated to impact the
freight capacity of Main
Street as a regional
road.

Housing
1.4.1

November 12, 2020

To provide for an appropriate range and
mix of housing types and densities
required to meet projected requirements
of current and future residents of the
regional market area, planning authorities
shall:

The proposed development
provides single detached,
townhouse, and apartment
dwellings to the City’s housing
stock, contributing to the mix
and range of available housing
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Policy
No.

Policy
a) maintain at all times the ability to
accommodate residential growth
for a minimum of 10 years through
residential intensification and
redevelopment and, if necessary,
lands which are designated and
available for residential
development; and,

b) maintain at all times where new
development is to occur, land with
servicing capacity sufficient to
provide at least a three-year
supply of residential units
available through lands suitably
zoned to facilitate residential
intensification and redevelopment,
and land in draft approved and
registered plans.
Sewage, Water and Stormwater
1.6.6.2
Municipal sewage services and municipal
water services are the preferred form of
servicing for settlement areas.
Intensification and redevelopment within
settlement areas on existing municipal
sewage services and municipal water
services should be promoted, wherever
feasible.
1.6.6.7
Planning for stormwater management
shall:
a) minimize, or, where possible,
prevent increases in contaminant
loads;

Discussion of Consistency
types and densities to meet the
needs of current and future
residents of the Region of
Waterloo’s market area.
This proposed development will
contribute to the required
minimum ten (10) year
residential growth, including
minor intensification.
To the best of our knowledge,
this development will not result
in less than a three (3) year
servicing capacity for less this
area of the City.

See the Functional Servicing
Report for information related to
this policy.
This proposed development
facilitates minor intensification in
support of this policy.
The Functional Servicing and
Stormwater Management Report
in support of the proposed
development addresses these
requirements.

b) minimize changes in water
balance and erosion;
c) not increase risks to human health
and safety and property damage;
d) maximize the extent and function
of vegetative and pervious
surfaces; and
e) promote stormwater management
best practices, including
stormwater attenuation and reuse, and low impact development.
Based on the above, it is our opinion that the proposed development is consistent with the
PPS.

4.3

Growth Plan for the Greater Golden Horseshoe

As the subject lands are located within the Growth Plan for the Greater Golden Horseshoe
Area, any related planning decisions must conform to the applicable provisions of this Plan.
The Growth Plan sets out a long-term plan for growth and development within the Greater
Golden Horseshoe Area of Ontario. The current Growth Plan came into effect on August 28,
2020.
November 12, 2020
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The Growth Plan contemplates a policy framework which will be implemented in the Region
of Waterloo by the next Municipal Comprehensive Review (Official Plan Review). Until this
Review is undertaken, planning applications within the Region will be considered in
accordance with the current Regional Official Plan. Section 1.2.1 of the Growth Plan sets out
its guiding principles, which include:










Supporting the achievement of complete communities that are designed to support
healthy and active living and meet people’s needs for daily living throughout an
entire lifetime;
Prioritizing intensification and higher densities in strategic growth areas to make
efficient use of land and infrastructure and support transit viability;
Building more compact greenfield communities which reduces the rates at which
land is consumed;
Improve the integration of land use planning with planning and investment in
infrastructure and public service facilities, including integrated service delivery
through community hubs, by all levels of government;
Support a range and mix of housing options, including additional residential units
and affordable housing, to serve all sizes, incomes, and ages of households;
Provide for different approaches to manage growth that recognize the diversity of
communities in the GGH;
Protect and enhance natural heritage, hydrologic, and landform systems, features,
and functions;
Conserve and promote cultural heritage resources to support the social, economic,
and cultural well-being of all communities, including First Nations and Métis
communities; and
Integrate climate change considerations into planning and managing growth such as
planning for more resilient communities and infrastructure – that are adaptive to the
impacts of a changing climate – and moving towards environmentally sustainable
communities by incorporating approaches to reduce greenhouse gas emissions.

Section 2.2.7 of the Growth Plan sets out policies related to Designated Greenfield Areas
within the Province of Ontario. New development within these areas is required to support
the achievement of complete communities, support active transportation, and encourage the
integration and sustained viability of transit services.
In our opinion, the proposed development conforms to the policies noted above for the
following reasons:






The proposed residential uses will be located within walking/cycling distance to
various commercial uses to the west along Dundas Street and Franklin Boulevard
and multiple greenspaces.
The proposed development includes a mix and range of housing types and
densities, including single detached dwellings, street fronting townhouse dwellings,
cluster townhouse dwellings, and apartment dwellings.
The proposed residential uses will be located in proximity to GRT bus services.
The proposed development provides residential growth in a manner which is
designed to complement and enhance the surrounding neighbourhood.
See the Detailed Vegetation Management Plan and the Scoped Environmental
Impact Study for information on how the impact of the proposed development on the
natural resources on the subject lands will be minimized.

Designated Greenfield Areas within the Region of Waterloo are required to meet a minimum
density target of 50 residents and jobs combined per hectare within the horizon of the
Growth Plan. This requirement is met as the overall density of the Greengate Village
subdivision is approximately 55 residents and jobs per hectare, while the density of only the
proposed Upper Greengate subdivision is approximately 117 residents and jobs per hectare.

4.4

Region of Waterloo Official Plan

The Regional Official Plan (ROP) sets out the policy direction of land use planning in the
Region over a 20-year planning horizon. The Ministry of Municipal Affairs and Housing
approved a new Regional Official Plan (ROP) in 2010. The decision was subsequently
November 12, 2020
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appealed to the Ontario Municipal Board (OMB), who issued a decision in June 2015,
allowing the ROP to come into full force and effect. All planning decisions within the Region
of Waterloo must conform to the ROP, including the subject Official Plan Amendment and
Zoning By-Law Amendment applications.
The ROP determines areas for growth and development, sets out population and
employment forecasts and density targets, establishes an Urban Boundary, promotes multimodal transportation options, and sets out policies to protect the Region’s valuable
environmental and agricultural resources. The proposed development is located within the
Urban Area Boundary of the Region.

4.4.1

Urban Designated Greenfield Area

The ROP identifies the subject lands as Urban Designated Greenfield Area, as displayed in
Figure 13. The ROP states: “future development in these areas will contribute to the creation
of complete communities with a greater mix of land uses and development patterns that
support trips by walking, cycling, and where available, transit services.”
The ROP directs that areas servicing primarily residential uses are required to meet or
exceed a minimum density of 55 residents and jobs combined per hectare on lands not
subject to a Plan of Subdivision application as of June 16, 2006. These densities are
measured over the entire Urban and Township Designated Greenfield Areas, as per the
Province’s methodology. The overall density of the Greengate Village subdivision is
approximately 55 residents and jobs per hectare, while the density of only the proposed
Upper Greengate subdivision is approximately 117 residents and jobs per hectare.
Area municipalities are required to ensure that development occurring within Urban
Designated Greenfield Areas meets the criteria outlined in Policy 2.D.17 of the ROP, which
is discussed in the following table.
Policy

Discussion of Conformity

Area Municipalities, in collaboration with the Region, will ensure that development
occurring in Urban Designated Greenfield Areas will be planned and developed to:

November 12, 2020

a) conform to the general development
provisions described in Policy 2.D.1;

See the chart below for analysis on how
the proposed development conforms to
Policy 2.D.1 of the ROP.

b) achieve the following density targets:

The overall density of the Greengate
Village subdivision is approximately 55
residents and jobs per hectare, while
the density of only the proposed Upper
Greengate subdivision is approximately
117 residents and jobs per hectare.

i.

areas serving primarily a
residential function will meet or
exceed a minimum density of
55 residents and jobs
combined per hectare on lands
not subject to a plan of
subdivision application as of
June 16, 2006;

ii.

areas serving solely an
employment function
(serviced) will be planned to
meet or exceed a minimum
density of 40 residents and
jobs combined per hectare;

iii.

lands designated as
Prime/Industrial Strategic
Reserve (Serviced) as shown
on Map 3a will be planned to
meet or exceed a minimum
density target of 25 jobs per
hectare.
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Policy

Discussion of Conformity
In all cases, densities will be measured
on average over the entire Urban and
Township Designated Greenfield
Areas of the region in accordance with
the methodology established by the
Province, which excludes only
provincially constrained environmental
areas.

c) establish a network of continuous
sidewalks, community trails and
bicycle pathways that provide direct,
safe, comfortable and convenient
linkages within the neighbourhood and
externally to other neighbourhoods,
including linkages to transit stops,
employment areas, school sites, food
destinations and community facilities;

The proposed development will include
pedestrian/cycling linkages to Main
Street to the north and the adjacent
residential neighbourhoods to the south,
east, and west.

d)

The proposed development will include
pedestrian/cycling linkages to Main
Street to the north and the adjacent
residential neighbourhoods to the south,
east, and west.

provide any required easements, land
dedications and pedestrian amenities
in accordance with Policy 5.A.3 to
support walking, cycling and existing or
planned transit services for everyday
activities;

The subject lands are located in
proximity to existing GRT bus stops
along Green Gate Boulevard and
Nottinghill Drive. A variety of
commercial uses and green spaces can
also be accessed by walking and
cycling from the subject lands.

e) ensure that the design of the road
network provides for direct and
efficient transit routes within and
between communities;

The proposed development will not
impact the design of the City’s road
network as it relates to transit routes.
GRT noted that one (1) shelter and
landing pad can be accommodated at
the intersection of Nottinghill Drive and
Sparrow Avenue (northbound direction)
to provide transit services to the
proposed development.

f)

The subject lands are located within a
five (5) minute walk to the GRT bus
stops located along Green Gate
Boulevard and Nottinghill Drive.

locate land uses such that the distance
to a transit stop is generally within a
450 metre walking distance; and

g) discourage the use of noise
attenuation walls and berms through
the use of passive noise attenuation
measures in accordance with Policy
2.G.15.

No noise attenuation walls or berms are
required. See the Noise Study for
related information.

Development within Urban Designated Greenfield Areas is also subject to Policy 2.D.1 of the
ROP, which is discussed in the following table.

November 12, 2020
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Policy

Discussion of Conformity

In preparing or reviewing planning studies, or in reviewing development
applications or site plans, the Region and/or Area Municipalities will ensure that
development occurring within the Urban Area is planned and developed in a manner
that:

November 12, 2020

a) supports the Planned Community
Structure described in this Plan;

The proposed development facilitates
greenfield development on lands
designated Urban Designated
Greenfield Area by the ROP, therefore
supporting the Planned Community
Structure of this Plan.

b) is serviced by a municipal drinkingwater supply system and a municipal
wastewater system;

See the Functional Servicing Report for
related information to this policy.

c) contributes to the creation of complete
communities with development
patterns, densities and an appropriate
mix of land uses that supports walking,
cycling and the use of transit;

The proposed development contributes
to the creation of complete communities
by providing a mix of residential uses at
various densities within proximity to the
commercial uses located to the west
along Dundas Street and Franklin
Boulevard, as well as nearby
greenspaces. The subject lands are
also located within walking distance to
nearby GRT bus stops.

d) protects the natural environment, and
surface water and groundwater
resources;

See the Functional Servicing and
Stormwater Management Report and
scoped Environmental Impact Study for
information related to this policy.

e) conserves cultural heritage resources
and supports the adaptive reuse of
historic buildings;

There are not currently any cultural
heritage resources or historic buildings
located on the subject lands. See the
Archaeological Assessment undertaken
by Fisher Archaeological Consulting for
further information.

f)

The proposed development will respect
and complement the scale, physical
character, and context of the existing
residential development to the south,
east, and west. An efficient and
compatible land use is proposed, with a
gradual increase in density will be
facilitated.

respects the scale, physical character
and context of established
neighbourhoods in areas where
reurbanization is planned to occur;

g) facilitates residents’ access to locally
grown and other healthy foods in
neighbourhoods; and

Multiple grocery stores are located
nearby along Dundas Street and
Franklin Boulevard to the west, of the
subject lands, including FreshCo and
Zehr’s.

h) promotes building designs and
orientations that incorporate energy
conservation features and the use of
alternative and/or renewable energy
systems.

The proposed development supports
and promotes building designs and
orientations that incorporate energy
conservation. The proposed
development will conform to the
requirements of the Ontario Building
Code and its related efficiency
requirements.
24

IBI GROUP FINAL
PLANNING JUSTIFICATION REPORT
1005, 1045, AND 1085 MAIN STREET AND VACANT LOT ADJACENT TO 965 MAIN STREET EAST, CAMBRIDGE
Prepared for Greengate Village Limited and LVH Developments (CW) Inc.

Figure 13: Region of Waterloo Official Plan, Map 3a - Urban Area

4.4.2

Source Water Protection/Wellhead Protection

The subject lands are located within Wellhead Protection Sensitivity Area 4 (WPSA 4), as
displayed in Figure 14. This designation identifies medium-sensitivity areas found within the
two (2) year supply time of travel to a municipal drinking-water supply well. Category ‘A’ uses
(Very High Risk Uses) are not permitted within the WPSA 4 designation. Category ‘B’ (High
Risk Uses) and Category ‘C’ (Moderate Risk Uses) are not be permitted on lands designated
WPSA 4 outside of the Built-Up Area, other than those uses already permitted by the Area
Municipality Official Plans. Residential uses are not classified as Category ‘A’, ‘B’, and ‘C’
uses, which would be prohibited by the ROP within WPSA 4.
A Chloride Impact Study/Salt Impact Assessment has been submitted in support of the
proposed development. A Section 59 Notice under the Clean Water Act is being submitted
as part of this submission.
Based on our review, it is our opinion that the proposed planning applications conform to the
ROP.
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Figure 14: Region of Waterloo Official Plan, Map 6a - Urban Area Source Water Protection
Areas

4.5

City of Cambridge Official Plan

The City of Cambridge Official Plan sets out policies and land use designations to support
the long-term growth and development of the community. The Official Plan was approved on
November 21, 2012.

4.5.1

Designated Greenfield Area

The proposed development is located within the Designated Greenfield Area, as shown in
the Official Plan and Figure 15. The following table outlines the criteria for development
within the City’s Designated Greenfield Area, as set out in Policy 2.5.2 of the Official Plan.
Criteria

Discussion of Conformity

Development within the designated greenfield area will be planned and developed
to:
i.

contribute to meeting The Region’s
minimum density target of 50
residents and jobs combined per
hectare for the entire designated
greenfield area shown in the
Regional Official Plan by ensuring
that the City of Cambridge’s
designated greenfield area is
planned and developed to achieve
or exceed the following density
targets:

The overall density of the Greengate
Village subdivision is approximately 55
residents and jobs per hectare, while the
density of only the proposed Upper
Greengate is approximately 117 residents
and jobs per hectare.

Lands serving primarily a
residential function: 55 residents
and jobs combined per hectare on
lands on subject to a plan of
November 12, 2020
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Criteria

Discussion of Conformity
subdivision application as of June
16, 2006

ii.

contribute to the creation of
complete communities;

The proposed development incorporates
several housing types and is located in
proximity to a variety of commercial uses
and greenspaces.
The proposed development will also
provide for necessary road and
infrastructure extensions to complete this
area of the community.

iii.

integrate with and provide
connections to existing
communities;

The proposed development will facilitate
the development of currently underutilized
lands adjacent to existing residential
subdivisions.
The proposed development also provides
for the extension of Wesley Boulevard,
Sage Drive, and Nottinghill Drive in the
northerly direction. Greengate Boulevard
will also be extended into the adjacent
Draft Plan of Subdivision (Moffat Creek)
through the proposed development.

iv.

support walking, cycling and
transit;

The subject lands are located within
walking/cycling distance to the
commercial uses along Dundas Street
and Franklin Boulevard to the west, as
well as several greenspaces.
The subject lands are also located within
an approximate five (5) minute walk to
GRT stops for Route 50 (Dundas).

v.

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

The proposed development incorporates
low, medium, and high density residential
uses and is located in proximity to a
variety of commercial uses and
greenspaces.

vi.

protect, enhance and restore the
natural environment.

Please see the Scoped Environmental
Impact Study and the Detailed Vegetation
Management Plan for information related
to this policy.

In accordance with the ROP, the minimum density targets listed above are to be measured
over the entire Designated Greenfield Area of the Region, excluding provincially constrained
environmental areas.
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Figure 15: City of Cambridge Official Plan, Map 1a - Urban Structure

4.5.2

Policies for the Use and Development of Residential Lands

Section 2.8 of the City’s Official Plan sets out policies and objectives for the use and
development of residential lands within the municipality. To support the provision of a broad
range and mix of residential housing options, the Official Plan provides direction in Section
2.8 that the City will:
a) encourage the development of a wide a range of housing unit types to
accommodate the needs, preferences, and economic resources of the city’s
households;
b) promote and maintain an adequate supply of both ownership and rental housing
stock;
c) promote the use of compatible urban design;
d) establish residential densities which are both appropriate to existing and new
neighbourhoods and result in the compact development of the city’s residential
lands;
e) promote balanced residential intensification including individual lot intensification
that is compatible with existing and permitted uses on neighbouring properties, as
well as any other key natural and cultural heritage resources;
f)

pursue housing rehabilitation as a means of increasing the life of the existing
housing stock;

g) recognize the unique needs of persons in special circumstances with respect to
income, social or physical limitations or other barriers, and who, without intervention,
might not have adequate housing;
h) maintain an adequate supply of land for residential development;
i)

provide opportunities for affordable housing;

j)

support mixed use and multi-unit residential developments; and

k) require development to include pedestrian, cycling and vehicular movement, other
modes of transportation and linkages and access where applicable to public transit.
November 12, 2020
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In our opinion, the proposed development supports the achievement of these municipal
objectives.

4.5.3

Range and Mix of Housing Types

Section 2.8.2 of the Official Plan sets out policies to achieve a range and mix of housing
types throughout the City. These policies are outlined and discussed in the following table:
Policy

November 12, 2020

Discussion

1. The City will plan for a range and mix
of housing that is affordable,
accessible, and safe incorporating
Crime Prevention Through
Environmental Design principles, and
will accommodate the varying needs,
abilities and economic resources of
Cambridge residents.

The proposed development includes
single detached, townhouse, and
apartment dwellings, thereby contributing
to the range and mix of housing in the
City at a variety of price points.

2. The City will encourage developers to
make housing accessible and
adaptable to people with disabilities
and may require that a proportion of
dwellings in residential developments
and redevelopments be accessible
and adaptable to people with
disabilities, generally in keeping with
the proportion such people represent
in the City of Cambridge and in
accordance with the Accessibility for
Ontarian’s Disability Act.

The proposed development will conform
to the requirements of the Ontario
Building Code and the AODA to ensure
affordability, accessibility, and safety.

3. The City will ensure the creation of
45% of new housing units through
infill, conversion, intensification and
the redevelopment of built-up areas of
the City, particularly in the Urban
Growth Centre, Community Core
Areas, Nodes, Regeneration Areas,
Reurbanization Corridors and Major
Transit Station Areas.

The subject lands are not located in any
of the noted areas, as such, this policy is
not directly applicable.

4. 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
Major Transit Station Areas.

This policy is not applicable as the
proposed development is not mixed-use,
nor are the subject lands in proximity to
Major Transit Station Areas.

5. The City will encourage the inclusion
of a compatible residential component
in the development of commercial
projects in the Urban Growth Centre,
Community Core Areas, Nodes,
Regeneration Areas, Reurbanization
Corridors, Major Transit Station
Areas, or in residential communities.

This policy is not applicable as the
proposed development is not a
commercial project.

6. The City will promote the
maintenance of an adequate supply of
both ownership and rental housing

The proposed development facilitates
the development of single detached,
street fronting townhouses, cluster

The proposed development will conform
to the requirements of the Ontario
Building Code and the AODA to ensure
affordability, accessibility, and safety.
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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.
7. The City will encourage individual lot
intensification, through the creation of
a secondary residential unit in a
dwelling throughout the Urban Area
where appropriate, or garden suite
subject to compatibility criteria in
Section 8.4.2.

townhouses, and apartment dwellings,
which supports this policy.

This policy is not applicable as neither
secondary residential units nor garden
suites are incorporated into the proposed
development.

Based on the foregoing it is our opinion that the proposed development will support the
provision of a range and mix of housing options in the community.

4.5.4

Low/Medium Density Residential Policies

Map 2 of the City’s Official Plan designates the subject lands Low/Medium Density
Residential, as shown in Figure 16.
The Official Plan directs in Policy 8.4.6.3 that lands designated Low/Medium Density
residential should be developed to a maximum density of 40 units per gross hectare. The
overall Greengate Village subdivision contains 577 units in total on land with a total area of
approximately 29.3 hectares, therefore the proposed density is approximately 20 units per
hectare.
As the proposed apartment block on Block 8 of the Draft Plan will feature 132 units on
approximately 0.88 hectares of land, the proposed density of this block will equal 150 units
per hectare. As this density exceeds the permitted maximum of 40 units per hectare, an
Official Plan Amendment is being requested by our clients. In the Pre-submission
Consultation Meeting for the subject planning applications on November 29, 2018, Regional
and City Staff noted they supported maintaining a higher density/multi-residential block in
this Draft Plan. The Region requires that the proposed Draft Plan include an apartment block
in accordance with the Draft Approval of the overall Plan of Subdivision for Greengate
Village. Increasing the overall density provided by this apartment block supports the
proposed development in meeting Regional and City policies for greenfield development and
provides an appropriate mix and range of housing types/units on the subject lands.
It is relevant to note that the balance of the subdivision, if removing Block 8, being the
proposed apartment block, equals a density of 26 units per hectare based on the balance of
the subdivision including the proposed street townhouses, cluster townhouses, and single
detached dwelling blocks. Therefore, the proposed development, excluding the apartment
block, is well within the permitted maximum density of 40 units per hectare in the
Low/Medium Density Residential designation.
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Figure 16: City of Cambridge Official Plan, Map 2 - General Land Use Plan

4.6

City of Cambridge Zoning By-Law

The subject lands are subject to a variety of zoning designations, including (H)RM3 with Site
Specific Exception No. 4.1.208 (Greengate Village), (H)R4, R6, and N1, as shown in Figure
17. This section of the Report describes the regulations applicable within each of the zones,
as it relates to the corresponding Lots and Blocks within the proposed development.

Figure 17: City of Cambridge Zoning By-Law No. 150-85, Map L13
November 12, 2020
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Please see below a description of the proposed Zoning By-Law Amendments for each Lot or
Block.
The subject Zoning By-Law Amendment proposes the following:
A. Lots 1, 2, and 3 are to be rezoned from (H)R4 to R6, with Lot 3 having a Site
Specific Exception to permit a lot frontage of 14.5 metres for a corner lot.
B. Blocks 4, 5, 6, and 7 are proposed to be rezoned from (H)R4 to RM4, with a Site
Specific Exception to permit a maximum lot coverage of 47% per dwelling.
C. Block 8 is proposed to be rezoned from (H)R4 to RM2.
D. Blocks 9, 10, and 11 are proposed to be rezoned from N1 to RM4, with a Site
Specific Exception to permit a maximum lot coverage of 47% per dwelling.
E. Block 12 is proposed to be rezoned from (H)R4 to RM4, with a Site Specific
Exception to permit a maximum lot coverage of 47% per dwelling
F. Block 13 and 14 to be rezoned from RM3 with a Specific Exception No. 4.1.208
(Greengate Village) to RM4 with Site Specific Exception that Block 14 shall be
developed together with Block 13.
G. Block 15 is proposed to be rezoned from (H)R4 and N1 to RM4.
H. Blocks 16, 17, and 18 are to be rezoned from N1 to R6 with a Site Specific
Exception that these Blocks shall be merged and developed with adjacent Blocks in
Registered Plan 58M-578.
I.

Block 19 and 21 to be rezoned from N1 and (H)R4 to R6.

J.

Blocks 20, 22, 23, 24, 25 and 26 to be rezoned from (H)R4 to R6 with a Site Specific
Exception that these Blocks shall be merged and developed with adjacent Blocks in
Registered Plan 58M-578.

K. Blocks 27 and 28 are to be rezoned from (H)R3 to RM4 with a Site Specific
Exception to permit a maximum lot coverage of 47% per dwelling and that these
Blocks shall be developed together with adjacent lands to the south.

4.7

GRCA Regulation Area

We have reviewed Grand River Conservation Authority (GRCA)’s mapping and note that the
subject lands are not within the GRCA’s regulated area, as shown in Figure 18.
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Figure 18: GRCA Mapping

5

Supporting Studies

As part of the complete application for the proposed Official Plan Amendment and Zoning
By-Law Amendment, in addition to the Planning Justification Report, the following supporting
studies have been prepared and submitted for City, Regional, and Agency Review:














Urban Design Report/Brief;
Scoped Environmental Impact Study;
Environmental Site Assessment (Phase 1, 2, and RSC);
Detailed Vegetation Management Plan;
Archaeological Assessment;
Chloride Impact Impact Assessment;
Hydrogeological Assessment;
Noise Study;
Stormwater Management Report;
Functional Servicing and Stormwater Management Report;
Traffic Control and Parking Plan;
Transportation Impact Study;
Geotechnical Investigation; and

This section will provide a short overview of the findings of each of these supporting studies.

5.1

Urban Design Brief

On behalf of our clients, we have prepared and submitted an Urban Design Brief in support
of the proposed development. This Urban Design Brief provides an analysis of the proposed
development as it relates to the City of Cambridge’s urban design policies established by the
Section 5 of the Official Plan. It was our finding that the proposed development conforms to
these policies and will represent high-quality urban design. Details related to the design of
the proposed development will be finalized through the later stages of this project, including
future Site Plan Control applications as required following plan registration.
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5.2

Scoped Environmental Impact Study

Pinchin Ltd. was retained by our clients to conduct a Scoped Environmental Impact Study
(EIS) for the subject lands as part of the City and GRCA’s approval requirements. This EIS is
dated July 23, 2020.
The EIS found that direct impacts resulting from the proposed development will include the
removal of a small wetland, trees, and shrubs from the subject lands. Existing wildlife on the
subject lands is also expected to be displaced. Indirect impacts may include construction
activities causing sedimentation of deciduous hedgerows and other effects on plants/wildlife
existing on the subject lands. Potential construction runoff may result in the alteration of
water quality and flow regime in the adjacent drainage features. Residual impacts are
expected to be minimal and may be prevented altogether.
Pinchin Ltd. also provided a number of recommended mitigation measures to minimize and
mitigate the direct, indirect, and residual/cumulative impacts from the proposed
development.

5.3

Environmental Site Assessment (Phase 1, 2, and RSC)

Stantec prepared both the Phase 1 and 2 assessments as well as received an RSC Letter of
Acknowledgement from the Ministry. These items have been submitted in support of this
Plan. The objective of the Phase Two ESA was to assess the presence or absence of
contaminants of potential concern (COPCs) in soil and groundwater in accordance with the
requirements of Ontario Regulation 153/04. Soil and groundwater were also assessed as per
the applicable Site Condition Standards referenced by this regulation.
The ESA determined that the Table 2 Site Condition Standards were met. No further work
was recommended based on these findings, other than the filing of an RSC to the Ministry
which they have acknowledged.

5.4

Detailed Vegetation Management Plan

Stantec was retained by our clients to complete a General Vegetation Inventory and Analysis
in support of the proposed applications. The intention of this study was to assess the existing
tree conditions and review the proposed Site Grading Plans. The Detailed Vegetation
Management Plan was dated May 26, 2020 and submitted in support of this plan.
This report provided an inventory of the tree species found on the subject lands (including
key statistics), an analysis of the tree-related data, recommendations for trees to be removed
or retained, and guidelines for the mitigation and management of construction impacts. Tree
protection, management, and monitoring recommendations were provided by Stantec.

5.5

Archaeological Assessment

Fisher Archaeological Consulting (FAC) was contracted by our clients to conduct the
Archaeological Stage 1: Background Study and Stage 2 Assessment, in support of the
proposed development. Both the Stage 1 and documents have been submitted in support of
this Plan. The scope of this report focused on the eastern portion of the study area, which
has never been previously assessed by FAC.
The Stage 1: Background Study determined the subject area was determined to have “high
potential for the recovery of Indigenous and Euro-Canadian archaeological resources in
areas not substantially affected by modern disturbances.” The Stage 2: Assessment did not
identify anything of archaeological Cultural Heritage Value or Interest within the study area. It
was determined that extensive modern disturbance affected a large portion of the eastern
part of the study area. No artifacts or archaeologically significant cultural features were
identified in the natural soils by pedestrian survey and shovel testing.
As a result, FAC recommended that the study area has been adequately assessed either
previously by their firm or during the Stage 2: Assessment. No further archaeological work
was recommended, as nothing of Cultural Heritage Value or Interest was discovered.
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5.6

Chloride Impact Assessment

In accordance with Regional requirements, Stantec Consulting Ltd. (Stantec) prepared a
Chloride Impact Assessment dated April 8, 2020 in support of the proposed development.
This study determined that the concentration of chloride in the groundwater would meet the
Reasonable Use Concept criteria of 120 mg/L, based on the predicted concentrations
resulting from salt application to local roads and the predicted chloride concentration in total
for the site.

5.7

Hydrogeological Assessment

Stantec prepared a Hydrogeological Assessment dated January 9, 2020 in support of the
proposed development. This study evaluated the potential hydrogeological impacts
associated with the proposed development.
The Hydrogeological Assessment provided information such as the location of the proposed
lands on the Galt Moraine, the groundwater levels and groundwater flow, and the location
and function of on-site wetlands.

5.8

Noise Study

Swallow Acoustic Consultants Ltd. completed a Noise Impact Study dated July 18, 2019 for
the proposed development on the subject lands. This study found that no significant sources
of noise or vibration are expected to impact the proposed development, based on the
location of the subject lands and the surrounding area sources.
Noise control recommendations were provided for transportation-related noise sources.
Provided these recommendations are implemented, the noise impact of these sources is
expected to meet Ministry of the Environment, Conservation, and Parks standards. Swallow
further recommended that the proposed development should be approved from the aspect of
noise.

5.9

Functional Servicing Report, Stormwater Management
Report, and Erosion and Sediment Control Plan

Stantec prepared a combined Functional Servicing and Stormwater Management Report,
and Erosion and Sediment Control Plan dated April 2020 in support of the proposed
applications. Based on this combined report, it was determined that the proposed
development can be adequately serviced by municipal sewage, drainage, and water
services, and utilities. The requirements of the City of Cambridge Urban Standards and
various agency guidelines can be met.

5.10

Transportation Impact Assessment

A Transportation Impact Assessment dated September 2020 was prepared by Paradigm
Transportation Solutions Limited in support of the proposed development. The following
findings and conclusions were established from this study:
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With the exception of a critical movement at the Dundas Street and Maple Bush
Drive intersection, the intersections within the study area are operating with
acceptable levels of service during the weekday peak hours.



The majority of the study area intersections are expected to continue to operate
within acceptable levels of service to background conditions during weekday peak
hours. No additional critical movements are forecast to occur at the study area
intersections that were not noted under background conditions.



Traffic signals are not warranted at study area intersections under total weekday
peak hour conditions.
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Based on these findings and conclusions, Paradigm recommended that the City of
Cambridge implements a westbound left-turn lane on Main Street at Wesley Boulevard with
15 metres of storage.

5.11

Geotechnical Investigation

Stantec prepared a Geotechnical Investigation of the subject lands dated November 7, 2019
in support of the proposed applications. This study determined the following:


The soil conditions at the subject lands are generally comprised of silt, sand, and
sand and gravel interlayered with non-cohesive silt tills.



The southern portion of the subject lands contained multiple stockpiles containing
construction debris, topsoil, and wood.



A depression is located in the northern portion of the subject lands.



A temporary stormwater management pond is located behind the rear yards of 63 to
79 Sparrow Avenue.



Fill and possible fill were contacted at the majority of the boreholes.



Bedrock was not contacted at the boreholes advances as part this investigation.

6

Public Consultation Strategy

As per the statutory requirements set out in the Planning Act, our clients are proposing a
Statutory Public Meeting to consider approval of the applications. Additionally, an informal
Neighbourhood Information Meeting (NIM) will be held to facilitate discussion and answer
questions from nearby residents. This NIM may be held prior to or after the Statutory Public
Meeting. A virtual option for these meetings may be considered if necessary, due to the
recent restrictions on public gatherings resulting from the recent COVID-19 outbreak.

7

Planning Justification

This section of the Planning Justification Report summarizes the planning justification in
support of the proposed Official Plan Amendment, Zoning By-Law Amendment, and Draft
Plan of Subdivision applications.

7.1

Promotes the Health and Livability of the Community

Our clients’ proposal facilitates the development of 204 residential units within the City of
Cambridge, including three (3) single detached dwellings, 22 cluster townhouse dwellings,
47 street fronting townhouse dwellings, and an apartment block with 132 dwelling units. The
development of these residential uses will add to the range and mix of housing available
within the City’s housing stock.
The mix of residential uses within the proposed development will promote livability within the
subject neighbourhood. The subject lands are located within walking/cycling distance to
various commercial uses along Dundas Street and Franklin Boulevard to the west, as well as
nearby greenspaces.
The proposed Plan provides for a more complete community with the extension of existing
dead end roads and sidewalks which promote a more livable community
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7.2

Facilitates the Logical and Orderly Development of the
Subject Lands

The subject lands serve as the final remaining lands to be developed as part of the
“Greengate Village” subdivision developed by Greengate Village Limited and LVH
Developments (CW) Inc.
The proposed development will provide for the extension of Wesley Boulevard and Sage
Drive in the northerly direction. Wesley Boulevard will be extended to connect to Main Street.
Green Gate Boulevard will also be extended in the easterly direction into the adjacent Draft
Plan of Subdivision known as Moffat Creek 30T-13101. These extensions will promote
connectivity, accessibility, and a logical and orderly development throughout the Greengate
and Moffat Creek subdivisions.
As displayed in the Draft Plan in Appendix A, the proposed development facilitates a
gradual increase in development from west to east, as the proposed apartment block is
situated in the northeast portion of the subject lands. The proposed development will be
designed to complement the overall built form of the Greengate subdivision and the adjacent
Moffat Creek subdivision.

7.3

Promotes the Efficient Use of Land and Infrastructure

The subject lands are currently vacant or underutilized in their existing conditions, as
detailed in Section 2.2 of this Report. The proposed development would introduce increased
intensification on the subject lands, thereby promoting the efficient use of lands located
within the City’s Urban Area.
As described in the Functional Servicing Report, the proposed development can be serviced
now by existing municipal infrastructure. This infrastructure would be more efficiently used as
a result of the proposed development. This Plan has all required utilities and municipal roads
located directly at its boundary and therefore can and should proceed now to development.

7.4

Supports the Region of Waterloo and City of Cambridge’s
Planned Community Structure

The subject lands are appropriate for development at this time as they are located within the
Urban Boundary identified by the ROP and the City of Cambridge’s Official Plan. The
proposed development facilitates greenfield development on lands designed Urban
Designated Greenfield Area by the ROP and Designated Greenfield Area by the City’s
Official Pan. The proposed density of residents and jobs per hectare meets the requirements
of the ROP and the City’s Official Plan.

8

Conclusions and Recommendations

This Planning Justification Report provides an overview of the proposed development of the
subject lands, including the surrounding context and the applicable land use planning policy.
It also describes the required planning applications to permit the proposed development on
the subject lands.
Based on the rationale provided in this Report, it is our opinion that the proposed Official
Plan Amendment, Zoning By-Law Amendment, and Draft Plan of Subdivision applications
are justified, has regard to the “Matters of Provincial Interest” set out in the Planning Act and
is consistent with the PPS. The proposed development also conforms to the Growth Plan for
the Greater Golden Horseshoe, the Region of Waterloo Official Plan, and the City of
Cambridge Official Plan. It is further our opinion that this application serves the public
interest and overall facilitates good planning.

November 12, 2020

37

IBI GROUP FINAL
PLANNING JUSTIFICATION REPORT
1005, 1045, AND 1085 MAIN STREET AND VACANT LOT ADJACENT TO 965 MAIN STREET EAST, CAMBRIDGE
Prepared for Greengate Village Limited and LVH Developments (CW) Inc.

APPENDIX A
Draft Plan of Subdivision
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This drawing has been prepared solely for the intended use, thus any
reproduction or distribution for any purpose other than authorized by IBI Group is
forbidden. Written dimensions shall have precedence over scaled dimensions.
Contractors shall verify and be responsible for all dimensions and conditions on
the job, and IBI Group shall be informed of any variations from the dimensions and
conditions shown on the drawing. Shop drawings shall be submitted to IBI Group
for general conformance before proceeding with fabrication.
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IBI Group Professional Services (Canada) Inc.
is a member of the IBI Group of companies

4

9.1

E
T
A

IBI GROUP
Suite 101 - 410 Albert Street
Waterloo ON N2L 3V3 Canada
tel 519 585 2255
ibigroup.com

BLOCK 14 IS TO BE ZONED 'RM4' AND COMBINED WITH BLOCK
13

G

BLOCKS 16 - 18, 20, 22, 23 ARE TO BE ZONED 'R6' AND
LENGTH
DEVELOPED WITH R.P. 58M-578

7
.9

10

227m

BLOCKS 19 & 21 ARE TO BE ZONED 'R6' AND DEVELOPED AS A
AUGUST, 2020
SINGLE LOT.
LENGTH 168.1m

.50

EN

BLOCKS 24 - 26 ARE TO BE ZONED 'R6' AND DEVELOPED WITH
THE
ABUTTING LANDS TO THE SOUTH.
30

GR
E

STREET
D

-

COPYRIGHT

BLOCKS 4 - 7, 9 - 13 TO BE ZONED 'RM4'
30.50

UNITS
1
1
1
6
6
6
6
132
6
7
4
5
22
-

DATE:
DESCRIPTION:
NOV.2019 REMOVAL OF LANDS FROM OWNERSHIP
MAY 2020 REMOVAL OF LANDS FROM DRAFT PLAN

30

LOT 1, 2 and 3 TO BE ZONED 'R6'

184.57

141.54

16.81

REEN G

7.50
6.00
6.00
7.50
9.14
9.14

A)
t
e
e
r
t
S
(
D
R
A
V
E
ATE BOUL

6.00

7.50

MAPLE

SINGLE FAMILY RES
SINGLE FAMILY RES
SINGLE FAMILY RES
STREET FACING TOWNHOUSES
STREET FACING TOWNHOUSES
STREET FACING TOWNHOUSES
STREET FACING TOWNHOUSES
APARTMENT BLOCK
STREET FACING TOWNHOUSES
STREET FACING TOWNHOUSES
STREET FACING TOWNHOUSES
STREET FACING TOWNHOUSES
CLUSTER TOWNHOUSES
FUTURE DEVELOPMENT
FUTURE DEVELOPMENT
FUTURE DEVELOPMENT
FUTURE DEVELOPMENT
FUTURE DEVELOPMENT
FUTURE DEVELOPMENT
FUTURE DEVELOPMENT
FUTURE DEVELOPMENT
FUTURE DEVELOPMENT
FUTURE DEVELOPMENT
FUTURE DEVELOPMENT
FUTURE DEVELOPMENT
FUTURE DEVELOPMENT
FUTURE DEVELOPMENT
FUTURE DEVELOPMENT
ROAD WIDENING

REVISIONS

2

37.93

PROPOSED
DRAFT PLAN
LENGTH
APPLICATION
267m
30T-13101

7.50

AREA (ha) # LOTS /

LAND USE / FRONTAGE

TOTAL

.1

STAGE 1 PHASE 4

7.50

30

STAGE 1 PHASE 5

7.50

30.00

6.00

30.00

BLOCK 26
FUTURE
DEVELOPMENT
38.10
0.01ha

10.50

6.00

17.28
3.65

18.54
2.00

20.64

38.07

11.94

20.00

20.00

23.20

LOT 1
LOT 2
LOT 3
BLK. 4
BLK. 5
BLK. 6
BLK. 7
BLK. 8
BLK. 9
BLK. 10
BLK. 11
BLK. 12
BLK. 13
BLK. 14
BLK. 15
BLK. 16
BLK. 17
BLK. 18
BLK. 19
BLK. 20
BLK. 21
BLK. 22
BLK. 23
30.00
BLK. 24
BLK. 25
BLK. 26
BLK. 27
BLK. 28
BLK. 29

6.03
10.58

29.99

September 17, 2020

LAND USE SCHEDULE

GREEN
LOT 3
0.05ha

GREENGATE VILLAGE LIMITED

DATE:

17.14

15.47

September 17, 2020

I have the power to bind the corporation

14.00

8.13

LVH DEVELOPMENTS (CW) INC.

DATE:

31.03

39.00

43.48

BLOCK 28
FUTURE
DEVELOPMENT
0.11ha

61.70

32.36
30.63

I AUTHORIZE IBI GROUP TO PREPARE & SUBMIT THIS PLAN OF
SUBDIVISION TO THE REGIONAL MUNICIPALITY OF WATERLOO
FOR APPROVAL.

18.50

11.98

30.03

DATE: September 17, 2020

6.28

16.96

23.20

POTENTIAL FUTURE R.O.W.

6.01

33.02

39.16

39.00

30.03

12.71

18.00

26.66

30.24

True North

BRIAN CAMPBELL,
ONTARIO LAND SURVEYOR
STANTEC GEOMATICS LTD.

6.00

BLOCK 4
TOWNHOUSES
6 UNITS
0.13ha
45.06

47.06

KEY PLAN
N.T.S.

ST
.

OWNER'S CERTIFICATE

4.42

7.50
1.52

STAGE 1 PHASE 5

EXISTING SUBDIVISION

BLOCK 24
FUTURE
DEVELOPMENT
0.02ha
STAGE 1 PHASE 5
BLOCK 25
STAGE 1 FUTURE PHASE
FUTURE
DEVELOPMENT
0.03ha

0.3m RESERVE

6.82

30.06

4.24

16.75

7.44

WESLEY BLVD.

I HEREBY CERTIFY THAT THE BOUNDARIES OF THE SUBJECT
LANDS AND THEIR RELATIONSHIP TO THE ADJOINING LANDS
HAVE BEEN ACCURATELY AND CORRECTLY SHOWN .

28.00

BLOCK 27
FUTURE
BLOCK 5
DEVELOPMENT
TOWNHOUSES
0.07ha
6 UNITS
0.12ha

6.00

LOT 2
0.05ha

GREEN GATE BOULEVARD

.

SURVEYOR'S CERTIFICATE

60.19

31.56

15.16

5.52

G
STA

BLOCK 6
BLOCK 12
TOWNHOUSES TOWNHOUSES
6 UNITS
5 UNITS
0.13ha
0.11ha

16.28

6.98

ERAL
FITZG

UNDER SECTION 51(17) OF THE PLANNING ACT, R.S.O.
1990. C.P. 13 AS AMENDED.
a) AS SHOWN
h) MUNICIPAL WATER
b) AS SHOWN
i) MIX SILT TILL/SANDY SILT
c) AS SHOWN
j) AS SHOWN
d) AS LISTED BELOW
k) MUNICIPAL SANITARY AND
e) AS SHOWN
STORM SEWERS
f) AS SHOWN
l) AS SHOWN
g) AS SHOWN

EXISTING
RESIDENTIAL /
MIXED USE

O
W
T
E

34.42

LEVARD

6.00

AS

33.91

LOT 1
0.05ha
STAGE 1 PHASE 5

STAGE 1 PHASE 5

EXISTING SUBDIVISION

BLOCK 22
FUTURE
DEVELOPMENT
0.02ha
BLOCK 23
FUTURE
DEVELOPMENT
0.02ha

REGISTERED
SUBDIVISION
No. 58M-578

BLOCK 7
TOWNHOUSES
6 UNITS
0.15ha
32.78

7.66

BLOCK 21
F. D.
0.02ha

DR.

D DR

ND

(SAGE DRIVE
EXTENSION)

SPARROW AVENUE

E
N
O
GE

WESLEY BOU

15.37

5.90

BUSH

Subject
Site

INFORMATION REQUIRED

14.52

BLOCK 20
F. D.
0.008ha

STAGE 1 PHASE 5

65.64

62.56

58.39

BLOCK 11
TOWNHOUSES
4 UNITS
0.09ha

BLOCK 18
F. D.
BLOCK 19
0.02ha
F. D.
0.03ha

DU

33.74

30.00

9.36

E
MAPL

IES
MFR
N.DU D 17
R
TWP

BLOCK 17
F. D.
0.02ha 10.71

ET

STRE

S.

STA

7.84

STAGE 1 PHASE 5

APPROVED
DRAFT PLAN
30T-03102

D.

E
E
R
H
T
E
G
STA BLOCK 13
BLOCK 16
F. D.
0.01ha

BLOCK 10
TOWNHOUSES
7 UNITS
0.14ha

MAIN

GREEN GATE
BLVD.

BLOCK 8
APARTMENT BLOCK
0.88ha

30.00

80.98

CLUSTER TOWNHOUSES
22 UNITS
0.43ha

94.45

BL

BLOCK 14
FUTURE
DEVELOPMENT
0.06ha

PART OF LOTS 3 AND 4, CONCESSION 10,
(GEOGRAPHIC TOWNSHIP OF NORTH DUMFRIES)
CITY OF CAMBRIDGE
REGIONAL MUNICIPALITY OF WATERLOO

IN

BLOCK 9
TOWNHOUSES
6 UNITS
0.13ha

9.54

20.00

23.02

"UPPER GREENGATE"

True North

KL
AN
FR

FUTURE EXTENSION
NOTTINGHILL DRIVE

BLOCK 15
FUTURE
DEVELOPMENT
0.06ha

30.01

8.32

EAST

STREET

MAIN

PROPOSED
DRAFT PLAN
OF SUBDIVISION

BLOCKS 27 AND 28 ARE TO BE ZONED 'RM4' AND DEVELOPED
WITH PROPOSED DRAFT PLAN 30T-13101, MOFFAT CREEK
SUBDIVISION.

12.06

E.T.
122926_DP

122926

1 : 750

DP1

BY:
E.T.
E.T.

