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Planning Justification Report: River Mill West (Phase 4)

1.0 Introduction
T. Johns Consulting Group Ltd. (“T. Johns”) was retained by River Mill Development Corporation
in October 2016, to coordinate the preparation and submission of planning applications. The
applications include an Official Plan Amendment (“OPA”), Zoning By-law Amendment (“ZBA”) and
Draft Plan of Subdivision (“DPS”) for lands located to the southeast of the Maple Grove Road and
Speedsville Road intersection in the City of Cambridge, Region of Waterloo. The proposed
planning applications are necessary to facilitate the development of River Mill West (Phase 4)
(“RMW (PH4)”) for a mix of land uses including residential, commercial, open space and public
uses, coordinated with the overall River Mill community.
River Mill Phase West (Phase 4) (“subject lands”) is made up of three (3) parcels. Lands
municipally referred to as 1065 Speedsville Road and 1134 Hunt Club Road were subject to
previous planning applications including Official Plan Amendment No. 8, Zoning By-law
Amendment 213-15, and Approved Plan of Subdivision 30T-12103 and 30T-12104. Since the time
of those approvals, the developer has assembled additional lands to complete the River Mill
Community, notably lands municipally known as 800 Briardean Road and 1285 Speedsville Road.
Lands subject to the previous approved planning applications, as noted above, do not have an
assigned municipal address. However, for the purposes of this report, they have been referred to
as 1134 Hunt Club Road. 1134 Hunt Club Road has existing development rights, in addition to
established Natural Open Space Systems, within the City of Cambridge Official Plan for the
following:
•

Low/Medium Density Residential, SPA 8.10(A), 8.10(D): Adult Lifestyle Community with a
range of grade-related multiple dwellings (i.e. stacked and back-to-back townhouses) and
apartment buildings with associated recreational and convenience commercial uses and
stormwater management facility. A maximum of 50 units per hectare is permitted.

•

Low/Medium Density Residential, SPA 8.10(A), 8.10 (C) Multi-residential uses with a
maximum of height of 10 storeys for lands to the east of Speedsville and north of
Equestrian Way

•

High Density Residential, SPA 8.10(A), 8.10(B): High Density Mixed Use intended for a
combination of retail and commercial uses, office uses and community uses and
apartment buildings, all within a mixed-use building or a standalone building; and graderelated residential dwellings, including a variety of multiple residential forms.

In addition to the lands described above, part of the subject lands refer to the following:
1285 Speedsville Road is a 0.2 hectare parcel, immediately north of the former Briardean Road
that was previously the site of a vehicle repair shop. The existing building is intended to remain
until development approvals are in place. The lands are now owned by the developer and are to
be assembled into the overall developable area. The site requires a Record of Site Condition.
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800 Briardean Road is a 14.24ha (35.19ac) parcel, immediately southeast of Speedsville Road
and Maple Grove Road and bounded by Briardean Road to the east. The lands are actively farmed
and have historically been used for agricultural purposes (row crops). The lands are now owned
by the developer. 10.60ha (26.19ac) of the overall parcel are to be assembled into the proposed
RMW (PH4) development. The remaining 3.64ha (8.99ac) of lands make up part of the proposed
River Mill East (Phase 5) which are subject to separate planning applications and are to be
processed concurrently with this RMW (PH4).
Overall, 45.38ha (112.14ac) of lands are intended to be comprehensively planned to contribute to
a complete community that is made up of a mix of uses, housing forms, types, density and tenures.
RMW (PH4) is intended to respect the surrounding land uses, including the existing community
facilities, residential neighbourhoods, the natural environment and employment uses.

1.1

Purpose and Scope

This Planning Justification Report has been prepared in support of the proposed planning
applications for RMW(PH4).With that in mind, this Planning Justification Report is structured to
provide a description of the subject lands and its physical context within the surrounding
community, overview of the proposed Overall Development Concept and Site Concept Plans for
development, summarize the supporting studies, provide a detailed review of the applicable
planning framework, outline the required planning approvals and provide planning opinion and
rationale for the proposed planning applications. Given the OPA, ZBA and DPS have been
submitted jointly with the proposed development east of the existing natural open space system,
known as Middle Creek, at the southeast corner of Maple Grove Road and Briardean Road, this
Planning Justification Report should be read in conjunction with the River Mill East (Phase 5)
Planning Justification Report dated November 2020, prepared for River Mill Development
Corporation.

2.0 Site Overview
2.1

Community Context

The River Mill Community (formerly Hunt Club) is a master planned community located north of
Provincial Highway No. 401, within the City of Cambridge in the Region of Waterloo. The
community is made up of existing and planned low, medium and high density residential,
commercial, neighbourhood parks, an elementary school, employment uses (including industrial)
and a transportation network made up of collector and local roads as well as a trail system
throughout the neighbourhood which is incorporated within the natural heritage system.
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The following is a general summary of the land use pattern surrounding the subject lands (Refer
to Figure 1 – Community Context Map):
North: Maple Grove Road abuts the northern edge of the subject lands, which is a physical urbanrural boundary. Lands north of Maple Grove Road are principally agricultural lands.
East: An existing estate residential development, Idylwild Subdivision, abuts the eastern edge
of the subject lands followed by River Mill Phases 1, 2 and 3 (formerly Hunt Club), a
residential subdivision that has been developed, built and occupied. Phases 1 through 3
were approved by OPA 8, By-law 2013-15 and Plan of Subdivision application 30T-12103.
South: Equestrian Way (collector road) abuts the southerly edge of the subject lands. South of
Equestrian Way are vacant lands planned for a variety of uses to provide an appropriate
transition between the existing Arriscraft factory at 875 Speedsville Road and sensitive
land uses to the north (i.e. the subject lands). The vacant lands are approved for high
density residential/mixed use immediately south of Equestrian Way followed by Prestige
Industrial and Business Industrial.
West: Speedsville Road abuts the westerly edge of the subject lands. On the west side of
Speedsville Road exists the Boxwood Industrial Subdivision which encompasses a 90
hectare subdivision dedicated for employment uses. Active tenants include the Toyota
Motor Manufacturing Facility located at 1105 Fountain Street, Cambridge.

Page 3 of 79
Planning Justification Report: River Mill West (Phase 4)

Figure 1
Community Context Map
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2.2

Site Description

The subject lands are comprised of three (3) parcels and the former Briardean Road Allowance,
as follows:
Parcel 1. 1134 Hunt Club Road, legally described as Part of Lot 9 & Part of Lot 10,
Concession 1, Beasley’s Lower Block, Formerly in the Township of Waterloo, Now
in the City of Cambridge.
a. Approximate Area: 32.31ha (79.84ac) + 2.27ha (5.61ac) of the former Briardean
Road Allowance
b. Approximate Frontage: 469.19 metres on Speedsville Road
Parcel 2. 1285 Speedsville Road, legally described as Part of Lot 10, Concession 1,
Beasley’s Lower Block, Formerly in the Township of Waterloo, Now in the City of
Cambridge.
a. Approximate Area: 0.205ha (0.51ac)
b. Approximate Frontage: 40.29 metres on Speedsville Road
Parcel 3. Portion of 800 Briardean Road, legally described as Part of Lot 9 & Part of Lot 10,
Concession 1, Beasley’s Lower Block, Formerly in the Township of Waterloo, Now
in the City of Cambridge.
a. Approximate Area: 10.60ha (5.6ac)
b. Approximate Frontage: 117.13 metres on Speedsville Road and XX metres on
Maple Grove Road
In total, the subject lands are approximately 45.38 hectares (112.14 acres) with approximately
626.61 metres of frontage along Speedsville Road and 680 metres of frontage along Maple Grove
Road (Refer to Figure 2 – Aerial Location Map).
RMW (PH4) is undeveloped/vacant lands which has primarily been used for aggregate operations
as well as agricultural crops in the past. Parcel 1 (1134 Hunt Club Road), referred to above, has
been formerly operated under license by Arriscraft. Lands where extraction activities took place
have been rehabilitated as per previous approvals related to 30T-12103 and 30T-12104. RMW
(PH4) also includes the former Briardean Road Allowance. The subject lands are largely open
and disturbed with little vegetation given the past extraction activities, outside of the number of
natural heritage features that are contained within the subject lands’ boundaries. These features
include the woodland and wetland areas associated within the Middle Creek corridor, the wetland
area associated with the East Creek corridor and the wetland areas associated with the Briardean
Road Wetland Complex. The topology of the subject lands includes a high point in the middle of
the overall subject lands with grades generally sloping north-east towards Middle Creek and south
towards the existing wetland and former Briardean Road and Equestrian Way.
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Figure 2
Aerial Location Map
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3.0 Proposed River Mill West (Phase 4)
The following section will provide a detailed description of the proposed RMW (PH4) community
layout, transition of land uses and function. As discussed in Section 1.1 of this Report, RMW (PH4)
is made up of lands that have existing planning approvals in place that permit a range of residential
and commercial uses, densities and heights. The proposed OPA, ZBA and DPS are intended to
amend existing approvals to implement more market diversity (i.e. development inclusive of all
lifestyles), density to respond to Growth policies, as well as introduce development rights to other
lands to contribute to the overall complete community with a wide range of compatible land uses.

3.1

Proposed River Mill West (Phase 4 )

River Mill Development Corporation, as the principle landowner, prepared an Overall
Development Plan dated October 2020 (refer to Appendix A – Overall Development Plan) as a
supporting document to the proposed planning applications. The intent of the neighbourhood
design is to maintain an appropriate transition of land uses to provide a mix of residential uses,
forms, densities and tenure that complements the existing surrounding residential and
employment development as well as the future mixed-use and employment nodes to the south
while respecting the natural heritage functions of the site. The neighbourhood design concept for
the subject site is organized based on the established complete community and age-in-place
principles with a land use structure that protects for employment uses. In keeping with this
direction, the proposed development is comprised of the following components:
Residential community to make up the
northwest and central portion of the subject
lands with a mixed range of densities and
forms including low density (i.e. single
detached, freehold linear rowhouses),
medium density (i.e. condominium cluster
rowhouses, maisonettes) and high density
(i.e. apartment buildings). The residential
land uses are proposed to be transitioned
from high density along Speedsville Road
to lower densities interior to the subject
lands and adjacent to existing residential
uses to the east to ensure appropriate land
use compatibility over the long term
planning horizon. The proposed densities
can accommodate approximately 1,860
units. The Overall Development Plan illustrates 1,224 units on blocks that accommodate parking
and on-site landscaping. The residential community will establish densities that can support the
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1,500 square metres of local commercial uses proposed along Equestrian Way (i.e. “Main Street”
Mixed Use), existing and future transit networks and the employment lands within the area.

Low Density Residential interior to
the neighbourhood fronting onto
local public roads.

Medium Density
Residential transitions High
Density Residential
adjacent to Speedsville
Road to the Low Density
Residential interior to the
neighbourhood.
Compatible land use to low
density residential.

High Density Residential at
the periphery of the
neighbourhood with
frontage onto Speedsville
Road.
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Mixed Use Commercial and High Density Residential
blocks along Equestrian Way to establish a “Main
Street” have been maintained and enhanced. The
proposed OPA/ZBA maintains the existing Mixed Use
residential and commercial land use permissions,
north of Equestrian Way, per OPA 8 and By-law 21315. Additional lands, being 1285 Speedsville Road,
Block 1 of Approved Plan 30T-12104 and a portion of
the former Briardean Road Allowance, are proposed
to establish a logical continuation of the existing
mixed use land use permissions to transition from the
employment uses to the south to the built form and
function into the primarily residential lands to the
north, naturally delineated by the existing Open
Space. Apartment Houses and Rowhouse typologies
are permitted. The Retail Commercial Market
Demand Study (Tate Economic Research Inc., 2020)
confirms that the subject area is viable to support the
local market area but due to a future regional retail centre within the market area, there is limited
viability to provide more than 1,393 to 2,300 square metres (15,000-25,000 square feet) of
commercial development on the subject lands. The intersection of Equestrian Way and
Speedsville Road provides a location with high visibility and access.
Local Road Network is proposed to be connected to
the approved and constructed Equestrian Way and
Speedsville Road. The local road network serves to
provide connectivity throughout the residential
neighbourhood with direct access to the mixed-use
and employment areas to the south as well as the
abutting neighbourhoods to the east. The proposed
connections to existing right-of-ways have been
designed to mitigate adverse impacts to the existing
natural heritage features and to protect public safety.
The proposed roads have been designed to
municipally required widths and can accommodate
alternative transportation to promote healthier
communities by providing access to safe alternative
transportation methods.
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Natural Heritage has driven the design with respect
to the existing Natural Open Space System
networks, as identified within the Regional and Local
Official Plans and informed by an Environmental
Impact Study (NRSI, 2020) (“EIS”). The natural
heritage system will be protected from development
with the implementation of recommendations per the
EIS including buffers that conform to Regional and
Local policy. The natural heritage system is
proposed to be incorporated into the complete
community design by transitioning neighbourhood
elements together, including the proposed
stormwater management pond placement and
neighbourhood park. Recreational trails are
proposed to be expanded beyond the approved trails
per approvals related to 30T-12103 and 30T-12104.
The natural heritage system, as proposed,
establishes
a
delineation
of
development
boundaries. The development of the urban
greenfield area allows for the opportunity to protect
and enhance the natural environment for a healthier, more sustainable future for residents and
the environment. Refer to Section 4.10 of this Report for further information on the EIS (NRSI,
2020).
Neighbourhood Parks and Trails are important
neighbourhood
features
that
promote
community and recreational activities of the
residents. The proposed 0.51 hectare park is
purposefully designed to benefit from the natural
benefits of the Open Space system, including
connections to the proposed trail network within
the Open Space System. The park is intended to
compliment the approved 1.32ha park within
Phase 1 and the 2.56ha park in Phase 2, both
south of the subject lands. The proposed trail
network is approximately 2.60km. The trails will
promote passive recreational use and
connections to established transportation
networks, including trails within Phases 1, 2 and 3. The trails and park are intended to be
dedicated to the City of Cambridge for public use.

Page 10 of 79
Planning Justification Report: River Mill West (Phase 4)

Stormwater Management Ponds are necessary
engineered features that provide both function and
naturalized beauty within neighbourhoods. The
proposed 1.34 ha stormwater pond is purposefully
designed to be a natural transition into the Open
Space network based on the data and
recommendations provided by both engineering
(MTE) and natural heritage (NRSI) consultants.
In addition to the Overall Development Concept
Plan, Site Concept Plans for each block have been
prepared to illustrate the potential development
fabric. The proposed concept plans are subject to
change through detailed design however, the intent
is to demonstrate that the proposed blocks can accommodate building envelopes that can
maintain on-site parking, landscaping and private amenity area. The Site Concept Plans have
been submitted as part of the overall application.

4.0 Pre-Consultation and Supporting Studies
The following section provides an overview of the Pre-Consultation meeting and a summary of
the required reports and plans for a Complete Application.

4.1

Pre-Consultation Meeting

A Pre-Consultation Meeting was held on January 31, 2019 to review the merits of an overall block
plan, consisting of lands that make up both River Mill West (Phase 4) and River Mill East (Phase
5). Overall, the planning and design principles identified within the plan, including a collector road
traversing north-south from Equestrian Way bending west to connect to Speedsville Road and
expanding the proposed tenure and demographic of the overall development were generally
supported. River Mill East (Phase 5) is subject to other planning applications which have been
submitted concurrently with applications related to River Mill West (Phase 4).
The pre-consultation directed that an Official Plan Amendment (“OPA”), Zoning By-law
Amendment (“ZBA”) and Draft Plan of Subdivision (“DPS”) are required to facilitate the proposed
RMW (PH4) development to amend existing land use approvals and introduce new approvals to
implement a more diverse, inclusive community while maintaining compatibility of lands within
Phases 1, 2 and 3 of River Mill. There are proposed changes to the approved density and tenures
from the original Adult Lifestyle block approvals and delineation of the natural heritage system. A
new DPS is proposed to implement a public road network and include lands outside of the original
30T-12103 and 30T-12104 approvals. A Regional Official Plan Amendment is not required and
development proposals are subject to an Environmental Impact Study based on a Regionally
approved Terms of Reference (Refer to Section 4.10).
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Site Plan Control, Draft Plan of Condominium and Part Lot Control will be required, subsequent
to the OPA, ZBA and DPS approvals. Additional details regarding the proposed amendments can
be found in Section 6.1 and 6.2 of this report.

4.2

Supporting Studies

The Record of Pre-submission Consultation identified a number of studies and plans required for
a Complete Application. A copy of each of the following has been included in the submission
package:

CONSULTANT
New Directions
Archaeology Ltd.
Detritus Consulting Ltd.

REPORT
DATE
Stage 1-2 Archaeological Assessment of the July, 2008
Hunt Club Valley Property
Stage 1-2 Archaeological Assessment
October, 2020

Landtek

Environmental Site Assessment Phases 1 and 2
Preliminary Functional Servicing Report
Preliminary Water Distribution Analysis
Preliminary Stormwater Management Report

October, 2020
October, 2020
October, 2020

Hydrogeological Characterization Report
Chloride Impact Assessment

October, 2020
October, 2020

Natural Resource
Solutions Inc.
Paradigm
Transportation
Solutions Limited
HGC Engineering
NAK Design Strategies

Environmental Impact Study (includes

October, 2020

Transportation Impact Study

July, 2020

Noise Feasibility Study
Urban Design Guidelines

Tate Economic
Research Inc.

Retail Commercial Market Demand Study

July, 2020
September,
2020
May, 2020

MTE

T. Johns Consulting
Group Ltd.

(includes Preliminary Grading and Drainage
Plan)

Development Vegetation Management Plan)

Planning Justification Report (includes Draft
Amending By-laws)
Draft Plan of Subdivision
Overall Development Plan and Site Concept
Plans

November, 2020
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4.3

Archaeological Assessment s

A Stage 1-2 Archaeological Assessment was prepared by Detritus Consulting Ltd. dated October
1, 2020. The Archaeological Assessment was conducted on the entirety of the lands that comprise
RMW (PH4) in addition to some of the lands of RME (PH5). The Stage 1 background research
indicated that the agricultural land, woodlots and lawn areas throughout the Study Area exhibited
moderate to high potential for the identification and recover of archaeological resources,
prompting the Stage 2 assessment. The Stage 2 assessment resulted in the identification and
documentation of Location 1, comprising a single pre-contact Aboriginal projectile point fragment
manufactured from Onondaga chert. The artifact was observed on RMW (PH4) lands. No other
archaeological materials were identified. Given the isolated nature of the artifact found, Location
1 does not fulfill any of the criteria for a Stage 3 archaeological investigation and no further
archaeological assessment of the Study Area is recommended.
For more detailed and comprehensive information, refer to the submitted Stage 1 and 2
Archaeological Assessment prepared by Detritus Consulting Ltd
Through previous approvals of the subdivision then known as Hunt Club Phases 1-3, an
archaeological assessment, prepared by New Directions Archaeology Ltd. Dated July 2008, was
completed and approved. While the majority of the site then known as Hunt Club Phase 3 was
an active Quarry and therefore did not require assessment, pedestrian surveys were completed
at 2m intervals for areas which had potential. While some finds were observed in other areas of
Phase 1, the subject lands of this report, being RMW (PH4), did not contain any artifacts.

4.4

Phase 1 and 2 Environmental Site Assessments

1134 Hunt Club Road
Previous Records of Site Conditions (“RSC”) were completed through the planning approvals
process of the subdivision area known at the time as Hunt Club Phases 1, 2 and 3. The majority
of Subject Lands of now RMW (PH4) fall under Record of Site Conditions 222656 (Dated
November 29, 2016) and 224065 (Dated December 22, 2017).
1285 Speedsville Road
Phase 1 and 2 Environmental Site Assessments were completed for the lands known municipally
as 1285 Speedsville Road. The Record of Site Condition process is underway and provided the
RSC is not completed prior to land use approvals, a Holding Provision shall be applied until such
time an RSC is acknowledged by the Ministry.
800 Briardean Road
A Phase 1 Environmental Site Assessment prepared by Landtek Ltd., Dated June 21, 2018, and
subsequent Phase 2 Environmental Site Assessment prepared by Landtek Ltd., Dated July 23,
2018, were completed for the lands known municipally as 800 Briardean Road. The assessed
lands were used for agricultural purposes including a soy bean crop. The additional soil sampling
completed under the Phase 2 works deemed the site to be within acceptable ranges and
concluded that no additional environmental work is required for conversion to residential uses.
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4.5

Preliminary Functional Servicing Report

A Preliminary Functional Servicing Report, prepared by MTE Consultants dated October 16, 2020.
Overall, the site grading will provide for ‘major’ overland flow conveyance to the proposed
Stormwater Management (SWM) Facility 1 located on Block 3 of the DPS. The site grading design
also provides adequate cover over municipal services and will transition between proposed road
and existing boundary grades with appropriate slopes. Separation from the composite high
groundwater and the basement finish floors has been provided throughout the development.
Stormwater management for the development can be accommodated in the SWM Facilities
proposed as outlined in the Preliminary Stormwater Management Report (MTE, October 16,
2020).
The proposed development can be adequately serviced with the planned upgrades of the existing
sanitary and storm sewers along Equestrian Way. Where sanitary sewers exceed 5m in depth,
dual sewers have been provided. Deep sanitary sewer constructed below the groundwater
elevations will be constructed using concrete cut-off collars and other measures to prevent
infiltration into the sewers. Water supply for the proposed development will be provided by four
connection points to the existing municipal water distribution system. Utility servicing will be
undertaken at the appropriate time, to ensure services are available prior to occupancy.
In conclusion, the proposed residential development can be supported with essential servicing
that is designed to meet required standards. For more detail and information, refer to the
submitted Functional Servicing Report.

4.6

Water Distribution Analysis Report

A Preliminary Water Distribution Analysis was prepared by MTE Consultants, Dated October 16,
2020. The direct connections to the existing 450mm diameter watermain on Speedsville Road
and the existing 200mm diameter watermain on Equestrian Way will adequately service the
proposed subdivision. The proposed water distribution network will adequately provide the
required daily water demands within the respective pressure guidelines for most junctions where
the centreline of road is above an elevation of 308.3m. Some units near the south end of Block
26, where the centreline of road elevation is below 308.3m, may require the installation of
individual pressure reducing valves (PRVs) in order to reduce the incoming water pressure to
below the DGSSMS recommended maximum value of 550kPa under the Average and Maximum
Day demand scenarios. It is noted that this will be confirmed as part of the Site Plan Approval
process.
Water model results indicate that the proposed water distribution system will adequately provide
the recommended FUS fire flows at the minimum MECP pressure of 140kPa. The Pipe velocities
were generally less than the DGSSMS recommended maximum of 5.0m/s. However, the pipe
sizes experiencing pipe velocities greater than 5.0m/s were not increased for the sole purpose of
reducing the maximum velocity experienced under the rare fire flow condition, as this may create
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an environment for stagnant water conditions to arise under normal daily demands. It is
recommended that a final water distribution analysis report be prepared during the final design of
the River Mill Subdivision.
For more detail and information, refer to the Preliminary Water Distribution Analysis for more
details.

4.7

Preliminary Stormwater Management Report

A Preliminary Stormwater Management Report was prepared by MTE, dated October 16, 2020.
The stormwater management strategy outlined will provide the site with appropriate levels of
quality, quantity, erosion, and water balance controls to meet the criteria set out for the River Mill
Subdivision as documented in the Hespeler West Subwatershed Summary (2004, addenda
2005). An ‘Enhanced’ quality control of stormwater runoff can be provided in the proposed
stormwater management facilities. The quantity control targets for post-development peak flow
rates can be achieved in the proposed stormwater management facilities. Adequate storage and
release rate control has been provided to meet the extended detention storage and drawdown
requirements for the 25 mm storm events. In addition, infiltration targets can be satisfactorily met
through the use of the prescribed lot-level infiltration measures as recommended within the
Stormwater Management Report (MTE, October 2020). Surface water inputs to the existing local
wetlands will be maintained in the post-development condition.
The report goes on to recommend the following implementation methodologies;
1. That upon completion of detailed design, that quality/quantity control stormwater
management facilities be constructed to provide control of stormwater as described in
Sections 4.0 and 5.0 of the Stormwater Management Report; one of which is to be
detailed/constructed as part of the Site Plan Application process.
2. That a total 5.79 ha of the River Mill development be directed to existing South SWM
facility within Phase 2 of the River Mill development to the South.
3. That the infiltration and surface water balance, as calculated in the Stormwater
Management Report, be reviewed and re-confirmed during final design.
4. That during the site grading operations, soils be selectively excavated and placed, under
the supervision of a geotechnical engineer, in order to maximize the post-development
areas suitable for infiltration.
5. That sediment and erosion controls during construction as described in Section 8.0 of the
Stormwater Management Report be implemented.
6. That a roof water collection system which directs clean roof water to the proposed created
Wetland year-round be implemented.
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7. That the conceptual design and modeling of the future stormwater management facilities
contained within the subdivision be reviewed and re-confirmed at the time of final design.
8. That Salt Management Plans be prepared for all blocks subject to site plan approval and/or
a plan of condominium approval.
See the Preliminary Stormwater Management Report submitted for additional details.

4.8

Hydrogeological Characterization Report

A Hydrogeological Characterization Report prepared by MTE Consultants dated October 16, 2020
was prepared as part of a complete application.
Based on the drilling program, shallow soils at the Subject Lands consist of a thin layer of topsoil
across the northern portion ranging in thickness from 0.2 to 0.8 m underlain by native sand and
silty sand material to the maximum depth investigated of 6.7 mbgs. A thin sandy gravel/gravelly
sand layer was observed at borehole locations MW101-19 and MW102-19 at depths ranging
between 2.3 to 4.9 m and thicknesses ranging between 1.2 to 1.4 m. A layer of fill material was
encountered at surface in the south portion of the Subject Lands with an approximate thickness
of 1.0 to 3.0 m.
Groundwater flow patterns during December 2019 indicate that a central groundwater divide is
present on the Subject Lands, with flow in a north-easterly direction towards Middle Creek and in
a southerly direction towards the Speed River. The regional groundwater flow is a southeasterly
direction towards the Speed River. The shallow groundwater table was encountered at highs
ranging between 301.07 at MP103-19 and 312.12 at MW101-19. An upward vertical gradient
was calculated for the mini-piezometers installed within Middle Creek in the vicinity of Wetlands
1b, 1c, and 5, indicating that the shallow groundwater discharges to the creek. A downward
vertical gradient was calculated for MP104-19 within Wetland 2, indicating that the wetland
recharges the shallow groundwater.
Hydraulic conductivity estimates for the saturated sandy/silty sand soils beneath the Subject
Lands based on the SWRT completed range from 2.12x10-6 m/sec to 1.16x10-4 m/sec with a
geometric mean of 3.01x10-5 m/sec. Higher silt and clay contents were observed in the additional
samples collected from within the historical wetland (MW105-19 and MW106-19). This was
expected as these finer-grained materials are required to support any sustained presence of
surface water.
Based on infiltration testing and grain size analysis results, unfactored infiltration rates for the soils
at the one investigated location on the Subject Lands are estimated to be 177 mm/hr. The
horizontal gradient was calculated to be 0.018 m/m and 0.011 m/m, to the north and south,
respectively. The horizontal groundwater velocity of the shallow groundwater table beneath the
Subject Lands was estimated to be 57 m/year to the north of the groundwater divide and 34 m/year
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to the south of the groundwater divide. Given elevated turbidity levels, it is recommended that
MP101-19 should be resampled in the spring along with the standing surface water at the same
location.
Additionally, the Hydrogeological Report recommends that the electronic data loggers should be
downloaded on a quarterly basis and the hydrographs updated to allow for calculation of a
seasonally high water table and assessment of groundwater separation distances. Consideration
should be given to the installation of a monitoring well in the location proposed for the construction
of a wetland near the northern boundary of the Subject Lands. Groundwater levels collected in
this well would aid in the wetland design. Refer to the Hydrogeological Characterization Report
for more detail.

4.9

Chloride Impact Assessment

A Chloride Impact Assessment was prepared by MTE Consultants dated October 16, 2020. Based
on a simple conservative mass balance analysis, the estimated increase of groundwater chloride
concentration to 74.5mg/L under post-development condition is below the Ontario Drinking Water
Standard of 250mg/L and the Reasonable Use Concept limit of 126mg/L. The mass balance
analysis performed in this study is considered to be a conservative evaluation since it does not
include any dilution from groundwater already present in the system, any flow through dilution
effects, or any off-site effects, all of which would result in additional dilution of the chloride
infiltration. The report provides statistics on projected salt application amounts in Section 2.1.3 in
combination with Figure 1.4 of the report. It is recommended that Salt Management Plans be
prepared for all blocks subject to site plan approval and/or a plan of condominium approval. Refer
to the report for further information and detail.

4.10 Environmental Impact Study
An Environmental Impact Study was completed by Natural Resource Solutions Inc. (NRSI), dated
October 2020. The EIS report provides a detailed characterization of existing natural features
based on compiled background information and NRSI’s 2018 and 2019 field investigations. An
analysis of the significance and sensitivity of identified natural features, with consideration for
applicable municipal and provincial policies and legislation, is provided. Significant natural feature
and their recommended buffers were used to guide the layout of the proposed Phase 4
development to mitigate the potential for direct and indirect impacts on these identified features,
where possible.
Appropriate buffers around significant natural heritage features are
recommended.
A Wetland and Forest Habitat Creation Plan which will create an ecologically functional natural
heritage system and habitat corridor within the Subject Lands is proposed. This plan would create
a 0.87ha wetland and restore wetland and forest communities within the Middle Creek floodplain.
An analysis of impacts for RMW (PH4) of the proposed development is provided. Direct impacts
from both phases have largely been avoided through protection and buffering of the existing
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natural features. Indirect impacts and appropriate mitigation measures are discussed.
Recommendations have been made for the timing of vegetation removal activities to mitigate or
eliminate impacts to migratory birds. Mitigation is provided to avoid and minimize indirect impacts
to natural features and wildlife. The report provides recommendations to minimize direct, indirect,
induced, and cumulative impacts that may arise during the proposed development and ensure
that mitigation measures are implemented properly. See the Environmental Impact Study for more
details.

4.11 Transportation Impact Study
A Transportation Impact Study was prepared by Paradigm Transportation Solutions Limited dated
July, 2020. Based on the findings of the study, it is recommended that either traffic control signals
or roundabouts be installed, due to the generated traffic at the intersections of Speedsville Road
and Heroux Devtek Drive, Equestrian Way and Street ‘B’. An Intersection Control Study should
be conducted to determine the most appropriate method. The report recommends that the
intersection of Speedsville Road and Heroux Devtek Drive be upgraded to a traffic control signal
with eastbound, westbound, northbound and southbound left-turn lanes. It is recommended that
the intersection of Speedsville and Equestrian Way be upgraded to a traffic control signal with
westbound and southbound left-turn lanes. The report further recommends that the intersection
of Speedsville and Royal Oak Road have an eastbound left-turn lane and an auxiliary northbound
left-turn lane with a storage length of 80 metres added. Lastly, it is recommended that the
proposed intersection of Speedsville Road and Street ‘B’ have a traffic control signal with
westbound and southbound left-turn lanes. See the Transportation Impact Study for more details.

4.12 Noise Feasibility Study
A Noise Feasibility Study was prepared by HGC Engineering, dated July 27, 2020. The results of
the study indicate that the proposed development is feasible. Sound levels due to road traffic will
exceed MECP guidelines, but feasible means of mitigation exist. For example, noise warning
clauses will be required to inform the occupants of the sound level excesses should be placed in
the property and tenancy agreements and offers of purchase and sale.
The report notes that Acoustic barriers will be required for the rear yards of lots adjacent to and
with exposure to Speedsville Road and Maple Grove Road. Central air conditioning is required
for the future dwellings closest and with exposure to Speedsville Road and Maple Grove Road.
Forced air ventilation systems with ductwork sized for the future installation of central air
conditioning by the occupant is required for blocks with exposure to Speedsville Road and Maple
Grove Road. Upgraded building construction methods are required for all blocks adjacent and
with exposure to Speedsville Road and Maple Grove Road. For Blocks that are located further
away from Speedsville Road and Maple Grove, any building façade constructions and ventilation
requirements meeting the requirements of the Ontario Building Code will provide adequate sound
insulation for the indoor space.
When the siting information and building layouts are available for the blocks adjacent to
Speedsville Road and Maple Grove Road (Blocks 1, 2, 9, 10, 28 and 29), a noise study should be
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performed to refine the acoustic requirements for each block as required. When the siting
information for high density mixed-use blocks (Blocks 21 and 22) are available, a detailed noise
study should be performed to determine the acoustic requirements for the sites to determine the
impact of road traffic noise on the proposed buildings and to determine the impact of any stationary
sources of noise on the adjacent residential dwellings in accordance with NPC-300. See the Noise
Feasibility Study for more details.

4.13 Urban Design Guidelines
Urban Design Guidelines were prepared by NAK Design Strategies, dated September 2020. The
Urban Design Guidelines provide design direction related to the implementation of the vision and
intent for the River Mill Community development as a whole. The Guidelines touch on the
proposed Community Design Plan, landscape and open space features, streetscape guidelines,
addresses the built form vision and corresponding guidelines, outlines the sustainability and low
impact design approaches and comments on the implementation and approval process.
The Urban Design Guidelines identify the subject lands as Medium/High Density and Stormwater
Management Pond that will support the proposed residential development, as shown in Figure 2.
The Medium/High Density residential blocks are to be comprised of 2 and 3 storey on-street and
back-to-back townhomes as well as apartments. The subject lands are supported by trail
connections, parkland, open space and local commercial in mixed use buildings, all located within
RMW (PH4). The proposed streetscape will be designed to promote and create a sense of
community. This will be achieved through pedestrian connections cyclist and motorist accessibility
and design of streetscape elements that will be coordinated and consistent throughout the whole
community. See the Urban Design Guidelines for more information

4.14 Retail Commercial Market Demand Study
A Retail Commercial Market Demand Study prepared by Tate Economic Research Inc dated May
1, 2020, was completed to understand the market needs for commercial land uses required to
support the proposed residential development. There is opportunity to serve the local market area,
due to the lack of other convenience retail facilities, however, the site is limited by its locational
attributes and by the anticipated competition of a new retail centre that is better situated to serve
a wider market. Based on accessibility characteristics of the site, the surrounding competitive
environment and the existing and future demand characteristics of the surrounding local residents,
Tate Economic Research Inc. is recommending a small-scale food and / or drug store should be
planned as the primary anchor tenant of the development. Due to retailers’ preferences to operate
in ground floor locations and the potential alternative ground floor locations for retailers in the
vicinity of the site, the site should be planned for ground floor retail commercial only.
A single level commercial development of between 15,000 and 25,000 square feet is
recommended for the site. Retail commercial uses should be concentrated at the intersection of
Equestrian Way and Speedsville Road to optimize access and visibility. As such, it is the
recommendation of Tate Economic Research Inc. that retail commercial space be located on one
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corner of Equestrian Way and Speedsville Road. This corner could be located on the north or
south side of Equestrian Way. This location would provide more than sufficient physical capacity
for the recommended retail commercial space and would allow the Site to benefit from exposure
to both Speedsville Road and Equestrian Way. The report recommends a tenant mix of food,
retail, restaurants, health and wellness and financial services.

4.15 Public Consultation Strategy
In best practice, T. Johns Consulting will execute a Public Consultation Strategy. An Information
Letter will be mailed out by the City within 30-45 days of the submitted applications being deemed
complete by the City. The letter will be sent out to the public within a 120-metre radius of the
subject lands. The letter will include details regarding the development and contact information of
the Planning Consultant on file should residents have any questions or concerns. City Staff will
be updated, and all findings will be submitted for review. Dependent on the feedback received,
consideration will be given to arranging a public meeting for further consultation and engagement
with the public.
Due to the COVID-19 pandemic, the applicant/owner will work with the City to establish the
appropriate approach to engage with the public. Some options may include:
1. A microsite that can be included as part of the applicant/agents webpage or a separate
standalone website for the proposed New Community (Phases 4 and 5). The website(s)
will provide information of the proposed development, link to supporting
studies/submission and would be updated with any new information.
2. Depending on the situation at the time of public engagement, an in person or virtual public
open house can be scheduled.
Positive community engagement is essential to the success of the proposed development and is
a priority by the landowners and T. Johns Consulting Group.

5.0 Planning Framework
This section reviews the planning documents applicable to the subject lands, which include the
Provincial Policy Statement, Places to Grow – Growth Plan for the Greater Golden Horseshoe, the
Regional Municipality of Waterloo Official Plan, City of Cambridge Official Plan and the City of
Cambridge Zoning By-law, as amended.
This section reviews the planning documents applicable to the subject property, which include the
those outlined:
Province of Ontario

5.1

Planning Act, R. S. O. c.P 13

5.2

Provincial Policy Statement, 2020
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5.3

Growth Plan for the Greater Golden Horseshoe, 2019

Region of Waterloo

5.4

Regional Municipality of Waterloo Official Plan

City of Cambridge

5.5

City of Cambridge Official Plan

5.6

City of Cambridge Zoning Bylaw No. 150-85

5.1

Planning Act, R.S.O, c.P. 13
Section 51 (24) of the Planning Act provides specific criteria for the approval of a Draft Plan of
Subdivision. The following chart provides a summary of the requirements under Section 51(24)
and analyses the proposed Draft Plan against those requirements.
In considering a Draft Plan of Subdivision, regard shall be had, among other matters, to the
health, safety, convenience, accessibility for persons with disabilities and welfare of the present
and future inhabitants of the municipality and to:
Criteria

Planning Comment

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

The subject lands contain ecological systems including
Provincially Significant Wetlands (“PSW”), woodlands and
watercourses. The proposed blocks within the DPS
accommodate required buffers as recommended by the
EIS (NRSI, 2020) to ensure their long term protection,
function and health. The subject lands are Designated
Urban Greenfield within the Region of Waterloo and are
appropriate for urban development. Existing agricultural
resources, notably Rural Lands north of Maple Grove
Road, will not be impacted by the proposed development.
The portion of RMW (PH4) with approvals were part of a
previously active quarry, which has since been
decommissioned and remediated. The proposed
development will not impact the Province’s availability of
natural and mineral resources. There are no identified
significant features of architectural, cultural, historical,
archaeological or scientific interest on the subject lands.
The recently acquired lands of River Mill Development
Corp. are covered by an Archaeological Assessment
Phase 2 Report (Detritus Consulting Ltd, October 1, 2020)
which concludes that a Stage 3 archaeological
investigation is not required (refer to Section 4.3). The FSR
and SWM Report (MTE, 2020) concludes that the DPS
accommodates a SWM, public right-of-way-network and
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developable blocks that are adequately sized to ensure
sufficient capacity for transportation, sewage, water and
waste management systems (refer to Section 4.5).
Easements to accommodate communication systems can
be accommodated. The proposed DPS delineates the
natural open space systems to avoid isolated features
while promoting a connected and efficiently designed
developable area to ensure wayfinding to community
oriented land uses and a safe community design. The
proposed public road network will provide sidewalks with
appropriate curb cuts and marked intersections to provide
direct grade access to the multiple uses, including
commercial and a full range of residential uses as well as
transit. The proposed development will be subject to
detailed design and will comply to the Accessibility for
Ontarians Act (AODA). The proposed DPS allocates a
0.51 hectare neighbourhood park and a trail network within
the Natural Open Space system to be dedicated to the City
of Cambridge to be a public asset. The availability of lands
for residential development will support the existing land
use supply for employment uses, specifically the
employment lands to the south and west of the subject
lands. The DPS facilitates logical extension of municipal
infrastructure installation to allow for construction related
activities and municipal revenue, related to building
occupancy. The DPS approval process is coordinated with
consideration of local, regional and conservation authority
approvals to ensure the resolution of planning conflicts
involving public and private interests. RMW (PH4) has
been designed in keeping with the Urban Design
Guidelines to guide and direct a built form that ensures a
well-designed community that provides connectivity to
public spaces that are high quality, safe, accessible and
vibrant with a strong sense of place.
b) whether
the
proposed
subdivision is premature or in
the public interest;

The DPS is not premature as it creates blocks and roads
that will be a part of a greater master planned community,
known as River Mill Community. The proposed RMW (PH
4) will contribute to the overall growth of the Region. The
public interest is protected as the proposed DPS does not
negatively impact capacity, natural heritage resources or
cultural heritage resources. The proposed DPS provides
for multiple private and public land uses that support
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transit, employment lands and an overall, complete
community.
c) whether the plan conforms to
the official plan and adjacent
plans of subdivision, if any;

The proposal maintains the intent of the Regional and
Local Official Plans, as amended. The proposed blocks
and roads are a part of a comprehensive community
development with multiple stakeholders and landowners.
The proposed DPS respects the existing land use
approvals and transportation network of the preceding
phases of River Mill Community. Section 7.0, Planning
Analysis will further discuss the proposed Local OPA.

d) the suitability of the land for
the purposes for which it is to
be subdivided;

The subject lands are suitable to be developed for the
proposed range of land uses, including residential,
commercial, public and open space uses. Lands that are
significant due to their relation to the natural heritage
features are protected from development as they are
included in “Open Space” blocks, precluded from
development. The subject lands are within the urban
boundary and are accessible from existing road
infrastructure.
The
subject
lands
have
been
comprehensively studied to ensure all requirements have
been met to Provincial, Regional and City standards. RM
W (PH4) along with RME (PH5) will serve to complete the
overall River Mill Community.

d.1) if any affordable housing
units are being proposed, the
suitability of the proposed units for
affordable housing;

Specifics related to residential tenure and rates have not
been determined at this time. The DPS proposes
development blocks in conjunction with an OPA and ZBA
that proposes land uses and densities that could facilitate
affordable housing.

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

The proposed public right-of-ways have been designed to
municipal standards to ensure adequate and safe vehicle
circulation and to accommodate required infrastructure.
The proposed public street network is designed to
intersect with an existing public right-of-ways, being
Equestrian Way and Speedsville Road, according to TAC
Manual standards. Both Speedsville Road and Equestrian
Way are adequately sized and maintained year-around to
provide access to RMW (PH4).

f)

The DPS establishes blocks that are regularly shaped and
a public road pattern that facilitates an appropriate

the dimensions and shapes of
the proposed lots;
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transition of land uses, based on land use compatibilities.
High density residential and commercial uses are
proposed on larger development blocks, ranging from 1.10
hectares to 2.60 hectares, located at the periphery of the
subject lands, adjacent to Speedsville Road and
Equestrian Way. Low to medium density residential uses
are proposed on regular shaped development blocks,
ranging from 0.18 hectares to 4.58 hectares, internal to the
neighbourhood. The proposed SWM (1.34ha) and
neighbourhood park (0.51ha) blocks are proposed to be
adjacent to the Middle Creek with frontage onto a public
right-of-way, to facilitate a natural transition of
environmentally sensitive land uses.
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;

Holding Provisions previously applied to a portion of the
subject lands (i.e. 1134 Hunt Club Road) have been
removed per By-law 20-080 on August 25, 2020. No
restrictions to development are existing on the subject
lands.

h) conservation
of
natural
resources and flood control;

There are no identified natural resources on the subject
lands to be protected. Flood control for the existing water
courses and wetland features in result of rainfall will be
implemented through storm catch basins and grading to
direct water at controlled rates to the appropriate outlets,
including a stormwater management pond designed for
quality and quantity control. The proposed stormwater
management strategy will not negatively impact the
surrounding area. Refer to the Stormwater Management
Report (MTE, 2020) submitted as part of a complete
Planning Act application.

i)

the adequacy of utilities and
municipal services;

The proposed design for utilities and municipal services
are adequate and are discussed in further detail in the
Functional Servicing Report (MTE, 2020) submitted as
part of a complete Planning Act application.

j)

the adequacy of school sites;

There are existing schools in proximity to the subject lands,
including an elementary school site, approved through the
existing River Mill Community approvals.
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k) the area of land, if any, within
the proposed subdivision that,
exclusive of highways, is to be
conveyed or dedicated for
public purposes;

Lands are proposed to be dedicated for public purposes.
The lands proposed to be dedicated include natural
heritage features that are proposed to maintain
appropriate designation and zoning to ensure
conservation and enhancement. A 2.60km public trail
network is proposed to be incorporated within the open
space system and will be additional to existing trails. A
0.51 hectare neighbourhood park and a 1.34 hectare
stormwater management pond are proposed to be
dedicated to the City.

l)

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

The plan has been designed to accommodate urban
development in a logical pattern that will support the
efficient installation of energy infrastructure while
protecting important natural heritage features.

m) the interrelationship 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 subsection
41 (2) of this Act.

The DPS provides for blocks of multi-residential
development including apartment houses and cluster
rowhouses, and commercial buildings. As such, the blocks
intended for medium and high residential density as well
as commercial, mixed use sites will be subject to site plan
control. Site Plan Control applications will be submitted
subsequent to the DPS, OPA and ZBA approvals.

5.2

Provincial Policy Statement, 20 20

The Provincial Policy Statement, 2020 (“PPS”), issued under the Planning Act, came into effect
on May 1st, 2020 to replace the PPS 2014 as a policy-led regulating document that provides
direction on provincial interest related to managing land use planning and development. The
Planning Act requires that, “decisions affecting planning matters shall be consistent with” the PPS.
River Mill West (Phase 4) is located within an existing “Settlement Area” known as the City of
Cambridge. Applicable policies have been reviewed below.

1.1.1

Healthy, liveable and safe communities are sustained by:

a. promoting efficient development and land use patterns which sustain the financial wellbeing of the Province and municipalities over the long term;
b. accommodating an appropriate range and mix of residential (including second units,
affordable housing and housing for older persons), employment (including industrial
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c.
d.
e.
f.
g.
h.

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;
avoiding development and land use patterns which may cause environmental or public
health and safety concerns;
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;
promoting cost-effective development patterns and standards to minimize land
consumption and servicing costs;
improving accessibility for persons with disabilities and older persons by identifying,
preventing and removing land use barriers which restrict their full participation in
society;
ensuring that necessary infrastructure, electricity generation facilities and transmission
and distribution systems, and public service facilities are or will be available to meet
current and projected needs; and
promoting development and land use patterns that conserve biodiversity and consider
the impacts of a changing climate.

Planning Comment:
The proposed RMW (PH4) neighbourhood promotes efficient development and land use
patterns by establishing a public right-of-way network that is safe and well-connected to both
planned and existing roads. RMW (PH4) accommodate a range of land uses including full range
of residential unit options and tenure. The proposed residential land uses are aligned with the
overall community structure and are in proximity to employment and community uses. A park
block of 0.51ha is proposed in addition to 2.60km of recreational trails to support the well-being
of future residents.
The proposed land use patterns respect existing natural heritage features to protect and
enhance their ecological functions. The proposed public right-of-way network requires that a
previously, connected haul road related to the former quarry operations through the Open
Space System is reestablished to provide community connectivity to Equestrian Way. The EIS
(NRSI, 2020) has analyzed the potential impacts and provided recommendations to mitigate
adverse impacts which includes a culvert under the proposed road to ensure a connected
linkage for wildlife between the features.
River Mill West (Phase 4) will respect the limits for urban development. The proposed
development establishes cost-effective development patterns and standards to achieve
compact urban development that can be serviced by a logical and efficient infrastructure design.
1.1.3.1

Settlement areas shall be the focus of growth and development, and their vitality
and regeneration shall be promoted.

1.1.3.2

Land use patterns within settlement areas shall be based on densities and a mix of
land uses which:
a) efficiently use land and resources;
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b) are appropriate for, and efficiently use, the infrastructure and public service
facilities which are planned or available, and avoid the need for their unjustified
and/or uneconomical expansion;
c) minimize negative impacts to air quality and climate change, and promote
energy efficiency;
d) prepare for the impacts of a changing climate;
e) support active transportation;
f) are transit-supportive, where transit is planned, exists or may be developed; and
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.
1.1.3.3 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.
1.1.3.4

Appropriate
development
standards
should
be
promoted
which
facilitate intensification, redevelopment and compact form, while avoiding or
mitigating risks to public health and safety.

1.1.3.5 Planning authorities shall establish and implement minimum targets for intensification
and redevelopment within built-up areas, based on local conditions. However, where
provincial targets are established through provincial plans, the provincial target shall
represent the minimum target for affected areas.
1.1.3.6

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
that allow for the efficient use of land, infrastructure and public service facilities.

1.1.3.7 Planning authorities should establish and implement phasing policies to ensure:
a) that specified targets for intensification and redevelopment are achieved prior to, or
concurrent with, new development within designated growth areas; and
b) the orderly progression of development within designated growth areas and the timely
provision of the infrastructure and public service facilities required to meet current and
projected needs.

Planning Comment
The proposed development is within the Settlement Area, known as the City of Cambridge. Part
of the subject lands are remediated urban lands for the purposes of sensitive land uses. The
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proposed RMW (PH4) has been designed to contribute to the Region’s 55 persons/jobs per
hectare growth target. The proposed density is to be achieved through low to high density
residential development and some local commercial uses to support local community. The
proposed RMW (PH4) promotes energy efficiency with compact urban design. The proposed
servicing plans are logical and support efficient distribution of energy and water. Natural
Heritage features and their ecological functions are protected by appropriate land use
designations and standards. The planned Regional transportation network, including a stop at
Maple Grove Road and Speedsville Road will be supported by establishing a further ridership
with the expansion of the River Mill Community.
The proposed residential land use designations are intended to provide residential options to
the market, providing housing types that support varying lifestyle needs. The proposed
development standards, to be implemented by the Zoning By-law, are aligned with best practice
to ensure a safe and logical land use pattern that can provide varying densities throughout the
New Community.
1.2.6.1 Major facilities and sensitive land uses shall be planned and developed to avoid, or if
avoidance is not possible, minimize and mitigate any potential adverse effects from
odour, noise and other contaminants, minimize risk to public health and safety, and to
ensure the long-term operational and economic viability of major facilities in accordance
with provincial guidelines, standards and procedures.
Planning Comment
A portion of the subject lands are within previously approved 30T-12103 and 30T-12104, which
have existing land use rights for sensitive lands uses. As such, this policy was addressed
through previous approvals and the majority of the assembled lands are located a further
distance away and are therefore not impacted. Appropriate distance and land use transitions
continue to be maintained between the active industrial uses to the south and the proposed
sensitive land use development to the north.
1.4.1 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,
planning authorities shall:
a) maintain at all times the ability to accommodate residential growth for a minimum of 15
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.
1.4.2 Where planning is conducted by an upper-tier municipality:
a) the land and unit supply maintained by the lower-tier municipality identified in policy
1.4.1 shall be based on and reflect the allocation of population and units by the uppertier municipality; and
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b) the allocation of population and units by the upper-tier municipality shall be based on
and reflect provincial plans where these exist.
Planning Comment
The proposed development provides for a full range and mix of housing options and densities
by providing development areas that can accommodate different housing types and tenures.
RMW (PH4) is made up of lands that can be serviced in a logical progression to phase
development so that lands are development ready. The proposed land use designations and
densities reflect Provincial Policy plans, by accommodating an overall density of 55
persons/jobs per hectare for the Region’s overall greenfield areas.
1.5.1 Healthy, active communities should be promoted by:
a) planning public streets, spaces and facilities to be safe, meet the needs of pedestrians,
foster social interaction and facilitate active transportation and community connectivity;
b) planning and providing for a full range and equitable distribution of publicly accessible
built and natural settings for recreation, including facilities, parklands, public spaces,
open space areas, trails and linkages, and, where practical, water-based resources;
c) providing opportunities for public access to shorelines; and
d) recognizing provincial parks, conservation reserves, and other protected areas, and
minimizing negative impacts on these areas.
Planning Comment
The proposed public street network provides safe connectivity for both vehicles and pedestrians
by providing multiple routes to destinations. The reestablishment of the historical haul road is
in the public interest to provide logical and safe connectivity. Further, the proposed 2.60km of
active trails through the natural heritage system will connect with approved trails and
neighbourhood parks. The proposed development blocks may be designed to accommodate
direct access from the blocks to the public right-of-way network.
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1.6.1 Infrastructure and public service facilities shall be provided in an efficient manner that
prepares for the impacts of a changing climate while accommodating projected needs. Planning
for infrastructure and public service facilities shall be coordinated and integrated with land use
planning and growth management so that they are:
a) financially viable over their life cycle, which may be demonstrated through asset
management planning; and
b) available to meet current and projected needs
1.6.6.2 Municipal sewage services and municipal water services are the preferred form of
servicing for settlement areas to support protection of the environment and minimize
potential risks to human health and safety. Within settlement areas with existing
municipal sewage services and municipal water services, intensification and
redevelopment shall be promoted wherever feasible to optimize the use of the
services.
1.6.6.7 Planning for stormwater management shall:
a) be integrated with planning for sewage and water services and ensure that systems are
optimized, feasible and financially viable over the long term;
b) minimize, or, where possible, prevent increases in contaminant loads;
c) minimize erosion and changes in water balance, and prepare for the impacts of a
changing climate through the effective management of stormwater, including the use of
green infrastructure;
d) mitigate risks to human health, safety, property and the environment;
e) maximize the extent and function of vegetative and pervious surfaces; and
f) promote stormwater management best practices, including stormwater attenuation and
re-use, water conservation and efficiency, and low impact development.
Planning Comment
The infrastructure required to support the growth policies are proposed to be designed to
Regional and City requirements in order to prepare for impacts of climate change. The
development will be connected to municipal sanitary and stormwater infrastructure, to maintain
quantity and quality controls. The SWM is integrated into the overall draft plan in context with
the surrounding environment, to maximize the extent and function of vegetative pervious
surfaces. This will be achieved through the recommended mitigative measures as contained in
the FSR and SWM Report (MTE, 2020).
1.6.7.2

Efficient use should be made of existing and planned infrastructure, including through
the use of transportation demand management strategies, where feasible.

1.6.7.3 As part of a multimodal transportation system, connectivity within and among
transportation systems and modes should be maintained and, where possible,
improved including connections which cross jurisdictional boundaries.
1.6.7.4 A land use pattern, density and mix of uses should be promoted that minimize the length
and number of vehicle trips and support current and future use of transit and active
transportation.
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1.6.8.3 Planning authorities shall not permit development in planned corridors that could
preclude or negatively affect the use of the corridor for the purpose(s) for which it
was identified.
New development proposed on adjacent lands to existing or planned corridors and
transportation facilities should be compatible with, and supportive of, the long-term
purposes of the corridor and should be designed to avoid, mitigate or minimize
negative impacts on and from the corridor and transportation facilities.
Planning Comment
The road pattern of the RMW (PH 4) proposal creates a public local road pattern that maximizes
connectivity by connecting into existing transportation networks including Equestrian Way and
Speedsville Road. The proposed transportation system works with the open space system, to
protect for important features and promote walkability, passive recreation and overall
community connectivity. The proposed trails are to be dedicated to the City for public use and
are to be considered within the parkland dedication. The subject lands and proposed
development can accommodate planned transit and transportation systems. The Maple Grove
Environmental Assessment is ongoing and has been considered.
1.6.10.1 Waste management systems need to be provided that are of an appropriate size and
type to accommodate present and future requirements, and facilitate, encourage and
promote reduction, reuse and recycling objectives. Waste management systems
shall be located and designed in accordance with provincial legislation and
standards.
Planning Comment
The proposed DPS establishes lots, blocks and roads with widths, areas and a fabric that can
accommodate various waste solutions to support the various land uses.
1.7.1 Long-term economic prosperity should be supported by:
a) promoting opportunities for economic development and community investmentreadiness;
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) maintaining 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, and by conserving features that help define character, including built heritage
resources and cultural heritage landscapes;
f) promoting the redevelopment of brownfield sites;
g) providing for an efficient, cost-effective, reliable multimodal transportation system that
is integrated with adjacent systems and those of other jurisdictions, and is appropriate
to address projected needs to support the movement of goods and people;
h) providing opportunities for sustainable tourism development;
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i)

sustaining and enhancing the viability of the agricultural system through protecting
agricultural resources, minimizing land use conflicts, providing opportunities to support
local food, and maintaining and improving the agrifood network;
j) promoting energy conservation and providing opportunities for increased energy supply;
k) minimizing negative impacts from a changing climate and considering the ecological
benefits provided by nature; and
l) encouraging efficient and coordinated communications and telecommunications
infrastructure.
Planning Comment
The proposed OPA, ZBA and DPS modify and amend existing land use permissions to achieve
the overall growth of the City of Cambridge with a destination-worthy community design. A full
range of residential uses including types and density will allow for the development to respond
to dynamic market-based needs and provide housing supply. A sense of place will be
established through land use transitions, which respect existing land use approvals for a “Main
Street” function, as currently implemented through OP Policies 8.10 and By-law 213-15. 1285
Speedsville Road, a brownfield, will be remediated and accommodate compact urban
development. The proposed applications will facilitate efficient development patterns that
mitigate land use conflicts. The Rural, agricultural lands north of Maple Grove Road are
protected. The DPS will be implemented through the recommendations of professional reports
and plans to ensure efficient and coordinated infrastructure.
2.1.1 Natural features and areas shall be protected for the long term.
2.1.2 The diversity and connectivity of natural features in an area, and the long-term ecological
function and biodiversity of natural heritage systems, should be maintained, restored
or, where possible, improved, recognizing linkages between and among natural
heritage features and areas, surface water features and ground water features.
2.1.3 Natural heritage systems shall be identified in Ecoregions 6E & 7E1, recognizing that
natural heritage systems will vary in size and form in settlement areas, rural areas, and
prime agricultural areas.
2.1.4 Development and site alteration shall not be permitted in:
a) significant wetlands in Ecoregions 5E, 6E and 7E1; and
2.1.5 Development and site alteration shall not be permitted in:
b) significant woodlands in Ecoregions 6E and 7E (excluding islands in Lake Huron and
the St. Marys River)1;
c) significant valleylands in Ecoregions 6E and 7E (excluding islands in Lake Huron and
the St. Marys River)1;
d) significant wildlife habitat;
e) significant areas of natural and scientific interest; and
2.1.6 Development and site alteration shall not be permitted in fish habitat except in accordance
with provincial and federal requirements.
2.1.7 Development and site alteration shall not be permitted in habitat of endangered species
and threatened species, except in accordance with provincial and federal requirements.
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2.1.8 Development and site alteration shall not be permitted on adjacent lands to the natural
heritage features and areas identified in policies 2.1.4, 2.1.5, and 2.1.6 unless the
ecological function of the adjacent lands has been evaluated and it has been
demonstrated that there will be no negative impacts on the natural features or on their
ecological functions.
Planning Comment
The subject lands contain significant wetlands, woodlands, wildlife habitat, areas of natural and
scientific interest, and fish habitat. An Environmental Impact Study (NRSI, 2020) was prepared
to evaluate the ecological function of the subject lands and study area. The EIS was completed
based on a Terms of Reference approved by the Region, City and GRCA. The EIS informed
the overall design of RMW (PH4) to protect for significant features. The Planning Act application
processes will ensure approved mitigative, enhancement and compensated environmental
measures are implemented through conditions of DPS Registration and Site Plan Control.
3.2.1 Development on, abutting or adjacent to lands affected by mine hazards; oil, gas and
salthazards; or former mineral mining operations, mineral aggregate operations or
petroleum resource operations may be permitted only if rehabilitation or other measures
to address and mitigate known or suspected hazards are under way or have been
completed.
Planning Comment
Record of Site Conditions 222656, dated November 29, 2016 and 224065, dated December
22, 2017, are registered and applies to the entirety of the subject lands previously used for
mining operations. 1285 Speedsville Road is processing a Record of Site Condition. Provided
that the RSC is not registered prior to approvals, a Holding Provision may be applied on those
specific lands and may be lifted when the RSC is complete.
In conclusion, the proposal is consistent with the Provincial Policy Statement, 2020.

5.3

Growth Plan for Greater Golden Horseshoe , 2019

The Places to Grow – Growth Plan for the Greater Horseshoe (“Growth Plan”) is a comprehensive
strategy that works with municipal plans to manage growth patterns, maximize land use policy
and manage quality of life. The Growth Plan came into effect May 16, 2019 and Amendment 1
(2020), approved August 28, 2020. The subject lands are located within the “Delineated Built-Up
Area” of the Growth Plan.
Applicable policies have been reviewed below.

2.2.1 Managing Growth
2. Forecasted growth to the horizon of this Plan will be allocated based on the following:
a. the vast majority of growth will be directed to settlement areas that:
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i.
ii.
iii.

have a delineated built boundary;
have existing or planned municipal water and wastewater systems; and
can support the achievement of complete communities;

c. within settlement areas, growth will be focused in:
i.
delineated built-up areas;
ii.
strategic growth areas;
iii.
locations with existing or planned transit, with a priority on higher order transit where
it exists or is planned; and
iv.
areas with existing or planned public service facilities;
d) development will be directed to settlement areas, except where the policies of this Plan
permit otherwise;
e) development will be generally directed away from hazardous lands; and
f)

the establishment of new settlement areas is prohibited.

4. Applying the policies of this Plan will support the achievement of complete
communities that:
a) feature a diverse mix of land uses, including residential and employment uses, and
convenient access to local stores, services, and public service facilities;
b) improve social equity and overall quality of life, including human health, for people of all
ages, abilities, and incomes;
c) provide a diverse range and mix of housing options, including second units
and affordable housing, to accommodate people at all stages of life, and to
accommodate the needs of all household sizes and incomes;
d) expand convenient access to:
i.
a range of transportation options, including options for the safe, comfortable and
convenient use of active transportation;
ii.
public service facilities, co-located and integrated in community hubs;
iii.
an appropriate supply of safe, publicly-accessible open spaces, parks, trails, and
other recreational facilities; and
iv.
healthy, local, and affordable food options, including through urban agriculture;
e) ensure the development of high quality compact built form, an attractive and
vibrant public realm, including public open spaces, through site design and urban design
standards;
f) mitigate and adapt to climate change impacts, build resilience, reduce greenhouse gas
emissions, and contribute towards the achievement of low-carbon communities; and
integrate green infrastructure and low impact development.
Planning Comment
The subject lands are within the Settlement Area, known as the City of Cambridge within the
delineated built boundary. The subject lands have existing and planned municipal water and
wastewater systems. The proposed development can support the achievement of a complete
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community, subject to the subject OPA, ZBA and DPS. The proposed DPS includes a road
network and trail network to promote connectivity within the community. The subject lands are
appropriate for growth as they are within the delineated built-up area, located with existing and
planned transit as well as public service facilities.
The proposed planning instruments promote a diverse mix of land uses, including a range of
residential forms and types and local commercial to transition from the existing employment
uses to the south. The proposed range of dwelling types and tenure facilitate opportunities of
affordability and accessibility for people of all ages, abilities and incomes. The overall
development plan will be subject to an approved Urban Design Guideline (NAK, 2020) to ensure
a cohesive, high quality compact built form that relates to the public realm. The proposed
development facilitates opportunity to integrate green infrastructure and low impact
development through detailed design process and protecting natural heritage systems.
2.2.6 Housing
1. Upper- and single-tier municipalities, in consultation with lower-tier municipalities, the
Province, and other appropriate stakeholders, will:

b)
c)
d)
e)

a) support housing choice through the achievement of the minimum intensification and
density targets in this Plan, as well as the other policies of this Plan by:
i.
identifying a diverse range and mix of housing options and densities, including
second units and affordable housing to meet projected needs of current and
future residents; and
ii.
establishing targets for affordable ownership housing and rental housing;
identify mechanisms, including the use of land use planning and financial tools, to
support the implementation of policy 2.2.6.1 a);
align land use planning with applicable housing and homelessness plans required under
the Housing Services Act, 2011;
address housing needs in accordance with provincial policy statements such as the
Policy Statement: “Service Manager Housing and Homelessness Plans”; and
implement policy 2.2.6.1 a), b), c) and d) through official plan policies and designations
and zoning by-laws.

2. Notwithstanding policy 1.4.1 of the PPS, 2020, in implementing policy 2.2.6.1, 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.
3. 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.

Page 35 of 79
Planning Justification Report: River Mill West (Phase 4)

Planning Comment
The proposed compact development within a complete community provides opportunity for
affordable housing including second units, seniors housing and non-profit housing. The
proposed development can contribute to the Region of Waterloo’s Homelessness target of 30
per cent of all new residential development between 2019 and 2041 to be affordable for low
and moderate-income households (Region of Waterloo Homeslessness Plan, 2019). The City
of Cambridge Affordable Housing policies have been reviewed in Section 5.5 of this report.
Developers will have the opportunity to work with approval authorities for financial tools. The
proposed OPA, ZBA and DPS will facilitate developable lands for intensification and density
targets within a larger complete community.
2.2.7 Designated Greenfield Areas
1. New development taking place in designated greenfield areas will be planned, designated,
zoned and designed in a manner that:
a) supports the achievement of complete communities;
b) supports active transportation; and
c) encourages the integration and sustained viability of transit services.
2. The minimum density target applicable to the designated greenfield area of each upperand single-tier municipality is as follows:
a) The Cities of Barrie, Brantford, Guelph, Hamilton, Orillia and Peterborough and the
Regions of Durham, Halton, Niagara, Peel, Waterloo and York will plan to achieve within
the horizon of this Plan a minimum density target that is not less than 50 residents and
jobs combined per hectare.
3. The minimum density target will be measured over the entire designated greenfield area of
each upper- or single-tier municipality, excluding the following:
a) natural heritage features and areas, natural heritage systems and floodplains, provided
development is prohibited in these areas;
b) rights-of-way for: i. electricity transmission lines; ii. energy transmission pipelines; iii.
freeways, as defined by and mapped as part of the Ontario Road Network; and iv.
railways;
c) employment areas; and
d) cemeteries.
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Planning Comment
RMW (PH4) will contribute to the City of Cambridge’s growth target of 55 persons per hectare
with good land use principles including, a complete street and trail network, compact
development and compatible land use transitions. The proposed developable lands to
accommodate growth exclude natural heritage features, systems and floodplains, confirmed by
the EIS (NRSI, 2020) and SWM (MTE, 2020); rights-of-way; employment areas; and
cemeteries.
3.2.1

Integrated Planning

1. Infrastructure planning, land use planning, and infrastructure investment will be coordinated to implement this Plan.
2. Planning for new or expanded infrastructure will occur in an integrated manner, including
evaluations of long-range scenario-based land use planning, environmental planning and
financial planning, and will be supported by relevant studies and should involve:
a) leveraging infrastructure investment to direct growth and development in
accordance with the policies and schedules of this Plan, including the achievement
of the minimum intensification and density targets in this Plan;
b) providing sufficient infrastructure capacity in strategic growth areas;
c) identifying the full life cycle costs of infrastructure and developing options to pay for
these costs over the long-term; and
d) considering the impacts of a changing climate.
3. Infrastructure investment and other implementation tools and mechanisms will be used to
facilitate intensification and higher density development in strategic growth areas. Priority
will be given to infrastructure investments made by the Province that support the policies
and schedules of this Plan.
4. Municipalities will assess infrastructure risks and vulnerabilities, including those caused by
the impacts of a changing climate, and identify actions and investments to address these
challenges, which could be identified as part of municipal asset management planning.
5. The Province will work with public sector partners, including Metrolinx, to identify strategic
infrastructure needs to support the implementation of this Plan through multi-year
infrastructure planning for the transportation system and public service facilities.
Planning Comment
The subject lands are within the Region of Waterloo’s Greenfield Area and are required to
accommodate growth which requires infrastructure planning. Infrastructure related to capacity
requirements has been implemented with the installation of pumping stations.
3.2.2

Transportation – General

1. Transportation system planning, land use planning, and transportation investment will be
co-ordinated to implement this Plan.
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2. The transportation system within the GGH will be planned and managed to:
a) provide connectivity among transportation modes for moving people and for moving
goods;
b) offer a balance of transportation choices that reduces reliance upon the automobile and
promotes transit and active transportation;
c) be sustainable and reduce greenhouse gas emissions by encouraging the most
financially and environmentally appropriate mode for tripmaking and supporting the use
of zero- and low-emission vehicles;
d) offer multimodal access to jobs, housing, schools, cultural, and recreational
opportunities, and goods and services;
e) accommodate agricultural vehicles and equipment, as appropriate; and
f) provide for the safety of system users.
3. In the design, refurbishment, or reconstruction of the existing and planned street network,
a complete streets approach will be adopted that ensures the needs and safety of all road
users are considered and appropriately accommodated.
4. Municipalities will develop and implement transportation demand management policies in
official plans or other planning documents or programs to:
a) reduce trip distance and time;
b) increase the modal share of alternatives to the automobile, which may include setting
modal share targets;
c) prioritize active transportation, transit, and goods movement over single-occupant
automobiles;
d) expand infrastructure to support active transportation; and
e) consider the needs of major trip generators.
Planning Comment
Infrastructure related to road network improvements, being road widenings, are planned by the
Region of Waterloo, for both Speedsville Road and Maple Grove Road, by 2031 (Moving
Forward, Region of Waterloo Master Transportation Plan, 2018). Regional transit infrastructure
is planned to connect to this area of the Municipality into the local transit system, in the form of
bus connections. Trail networks are existing and the proposed development of RMW (PH4)
proposes a number of additional trails to connect into the existing network.
3.2.6

Water and Wastewater Systems

1. Municipalities should generate sufficient revenue to recover the full cost of providing and
maintaining municipal water and wastewater systems.
2. Municipal water and wastewater systems and private communal water and wastewater
systems will be planned, designed, constructed, or expanded in accordance with the
following:
a) opportunities for optimization and improved efficiency within existing systems will be
prioritized and supported by strategies for energy and water conservation and water
demand management;
b) the system will serve growth in a manner that supports achievement of the minimum
intensification and density targets in this Plan;
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c) a comprehensive water or wastewater master plan or equivalent, informed by watershed
planning or equivalent has been prepared to:
i.
demonstrate that the effluent discharges and water takings associated with the
system will not negatively impact the quality and quantity of water;
ii.
identify the preferred option for servicing growth and development, subject to the
hierarchy of services provided in policies 1.6.6.2, 1.6.6.3, 1.6.6.4 and 1.6.6.5 of
the PPS, 2020, which must not exceed the assimilative capacity of the effluent
receivers and sustainable water supply for servicing, ecological, and other
needs; and
iii.
identify the full life cycle costs of the system and develop options to pay for these
costs over the long-term.
d) in the case of large subsurface sewage disposal systems, the proponent has
demonstrated attenuation capacity; and
e) plans have been considered in the context of applicable interprovincial, national, binational, or state-provincial Great Lakes Basin agreements or provincial legislation or
strategies
Planning Comment
The proposed development will be subject to installing services to City standards and providing
development costs related to water and wastewater systems. The proposed water and
wastewater systems will be planned, designed and constructed to maximize efficiencies,
informed by the FSR and SWM Report (MTE, 2020) and will be able to support the proposed
growth of River Mill.
3.2.7 Stormwater Management
2. Proposals for large-scale development proceeding by way of a secondary plan, plan of
subdivision, vacant land plan of condominium or site plan will be supported by a stormwater
management plan or equivalent, that:
a) is informed by a subwatershed plan or equivalent;
b) incorporates an integrated treatment approach to minimize stormwater flows and
reliance on stormwater ponds, which includes appropriate low impact development and
green infrastructure;
c) establishes planning, design, and construction practices to minimize vegetation
removal, grading and soil compaction, sediment erosion, and impervious surfaces; and
d) aligns with the stormwater master plan or equivalent for the settlement area, where
applicable.
Planning Comment
The subject DPS will be supported by a Stormwater Management Plan (MTE, 2020), approved
through the DPS planning process. The SWM Plan will conform to Policies of 1.1.7 as it will
provide direction to minimize and mitigate stormwater volume, contaminant loads, and impacts
on water courses to maintain groundwater quality and ecological functions.
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4.2.1

Water Resource Systems

4. Planning for large-scale development in designated greenfield areas, including secondary
plans, will be informed by a subwatershed plan or equivalent.
4.2.2

Natural Heritage System

6. Beyond the Natural Heritage System for the Growth Plan, including within settlement areas,
the municipality:
a) will continue to protect any other natural heritage features and areas in a manner that is
consistent with the PPS; and
b) may continue to protect any other natural heritage system or identify new systems in a
manner that is consistent with the PPS.
Planning Comment
The proposed DPS, OPA and ZBA have been informed by the data and analysis of the EIS that
was based on an approved Terms of Reference and had regard to subwatershed planning and
all identified natural heritage features and areas in a manner that is consistent with the PPS.
The EIS proposed several recommendations, including buffers, a wetland compensation plan
and tree management practices which are consistent with the PPS (NRSI, 2020). All Natural
Open Space System lands are intended to be dedicated to the municipality for stewardship in
the future.
4.2.5

Public Open Space

1. Municipalities, conservation authorities, non-governmental organizations, and other
interested parties are encouraged to develop a system of publicly-accessible parkland,
open space, and trails, including in shoreline areas, within the GGH that:
a) clearly demarcates where public access is and is not permitted;
b) is based on a co-ordinated approach to trail planning and development; and
c) is based on good land stewardship practices for public and private lands.
2. Municipalities are encouraged to establish an open space system within settlement areas,
which may include opportunities for urban agriculture, rooftop gardens, communal
courtyards, and public parks.
Planning Comment
The proposed DPS, OPA and ZBA of RMW (PH4) are part of a larger, comprehensive
community that is shaped by the natural heritage system. Previous planning approvals related
to the existing River Mill community established a vision of publicly accessible trails through the
features, to provide connectivity to the developable blocks. Phase 4 proposes approximately
2.60km of trails within the overall trail network A total of 4.3ha of neighbourhood park lands are
existing in Phases 1 and 2. Phase 4 proposes a 0.51ha park. The proposed trails and park are
intended to be dedicated to the City of Cambridge.
4.2.6

Cultural Heritage Resources

1. Cultural heritage resources will be conserved in order to foster a sense of place and benefit
communities, particularly in strategic growth areas.
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2. Municipalities will work with stakeholders, as well as First Nations and Métis communities,
in developing and implementing official plan policies and strategies for the identification,
wise use and management of cultural heritage resources.
3. Municipalities are encouraged to prepare archaeological management plans and municipal
cultural plans and consider them in their decision making.
Planning Comment
As the subject lands have been subject to previous approvals, 1134 Hunt Club Road was
included in Archaeological Assessment Phases 1 and 2 in July 2008. 800 Briardean Road was
subject to Archaeological Assessment Phases and 2 prepared by Detritus Consulting dated
dated October 2020. No items were identified as significant cultural heritage resources to be
conserved.
4.2.9 A Culture of Conservation
1. Municipalities will develop and implement official plan policies and other strategies in
support of the following conservation objectives:
a) water conservation, including through:
i.
water demand management for the efficient use of water; and
ii.
water recycling to maximize the reuse and recycling of water;
b) energy conservation for existing buildings and planned developments, including
municipally owned facilities, including through:
i.
ii. land use patterns and urban design standards that support energy efficiency and
demand reductions, and opportunities for alternative energy systems, including
district energy systems; and
ii.
other conservation, energy efficiency and demand management techniques to use
energy wisely as well as reduce consumption;
c) air quality improvement and protection, including through reduction in emissions from
municipal, commercial, industrial, and residential sources; and
d) integrated waste management, including through:
i.
enhanced waste reduction, composting, and recycling initiatives, and the
identification of new opportunities for energy from waste, source reduction, reuse,
and diversion, where appropriate;
ii.
a comprehensive plan with integrated approaches to waste management, including
reduction, reuse, recycling, composting, diversion, and disposal of residual waste;
iii.
promotion of building conservation and adaptive reuse, as well as the reuse and
recycling of construction materials; and
iv.
consideration of waste management initiatives within the context of long-term
regional planning, and in collaboration with neighbouring municipalities.
2. Municipalities should develop excess soil reuse strategies as part of planning for growth
and development.
Planning Comment
The proposed water, sanitary and wastewater infrastructure is to be designed and installed per
applicable standards, approved by approval authorities. The proposed complete community
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provides for compact development, which will efficiently use available municipal systems to
mitigate impacts of energy consumption from daily use. The proposed development blocks and
public right-of-ways are a sufficient size to accommodate waste management vehicles.
4.2.10 Climate Change
1. Upper- and single-tier municipalities will develop policies in their official plans to identify
actions that will reduce greenhouse gas emissions and address climate change adaptation
goals, aligned with other provincial plans and policies for environmental protection, that will
include:
a) supporting the achievement of complete communities as well as the minimum
intensification and density targets in this Plan;
b) reducing dependence on the automobile and supporting existing and planned transit
and active transportation;
c) assessing infrastructure risks and vulnerabilities and identifying actions and
investments to address these challenges;
d) undertaking stormwater management planning in a manner that assesses the impacts
of extreme weather events and incorporates appropriate green infrastructure and low
impact development;
e) recognizing the importance of watershed planning for the protection of the quality and
quantity of water and the identification and protection of hydrologic features and areas;
f) protecting the Natural Heritage System for the Growth Plan and water resource
systems;
g) promoting local food, food security, and soil health, and protecting the agricultural land
base;
h) providing direction that supports a culture of conservation in accordance with the
policies in subsection 4.2.9; and
i) any additional policies to reduce greenhouse gas emissions and build resilience, as
appropriate, provided they do not conflict with this Plan.
Planning Comment
The proposed development will support the municipalities in achieving climate change
initiatives to ensure an adaptable and resilient community. The proposed OPA, ZBA and DPS
will facilitate a complete community with a full range of compatible land uses to achieve an
overall 50 persons per hectare (OP, Policy 5.2.5). The community is envisioned with complete
streets and an overall connected transportation network providing access to Regional arterial
road connections to transportation infrastructure (I.e. Provincial Highway 401) and transit. The
proposed DPS, OPA and ZBA have been informed by an EIS (NRSI, 2020) and FSR & SWM
Report (MTE, 2020) which propose recommendations to mitigate impacts of development in
context of climate change, stormwater management, watershed planning and natural heritage
features.
The proposed development conforms to the Growth Plan.

5.4

Region of Waterloo Regional Official Plan

The Region of Waterloo Official Plan (“ROP”) was approved and deemed in force and effect by
the OMB in part, with modifications, on June 18, 2015. The ROP is the Region’s guiding document
for directing growth within the Region until 2031.
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The subject lands are designated “Urban Designated Greenfield Area” per Map 3a – Urban Area
(See Figure 3 – ROP Urban Area). In addition, the wetlands, creek and woodlands make up part
of the Region’s Core Environmental Features as shown on Map 4 – Greenlands Network.
Figure 3
ROP Urban Area

Applicable policies of the Region of Waterloo Regional Official Plan have been reviewed below:
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2.D.1 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:
a) supports the Planned Community Structure described in this Plan;
b) is serviced by a municipal drinking-water supply system and a municipal wastewater
system;
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;
d) protects the natural environment, and surface water and groundwater resources;
e) conserves cultural heritage resources and supports the adaptive reuse of historic
buildings;
f) 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
h) promotes building designs and orientations that incorporate energy conservation
features and the use of alternative and/or renewable energy systems.
2.D.16 Urban Designated Greenfield Areas are shown on Map 3a. This designation identifies
lands within the Urban Area that are located outside the built boundary as identified by
the Province.
2.D.17 Area Municipalities, in collaboration with the Region, will ensure that development
occurring in Urban Designated Greenfield Areas will be planned and developed to:
a) conform to the general development provisions described in Policy 2.D.1;
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;
d) 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;
e) ensure that the design of the road network provides for direct and efficient transit routes
within and between communities;
f) 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.
Planning Comment:
The proposed RMW (PH4) supports the Greenfield growth objectives of the Region by
developing the lands for efficient land use patterns to support the City of Cambridge’s
population growth. The proposed development will be serviced by the municipal drinking watersupply system and wastewater system. The proposed development will contribute to a
complete community with logical, wayfinding development patterns that are efficient and are
suitable for a mix of densities, housing types and tenures and supporting uses such as open
space (i.e. neighbourhood park) and stormwater management facilities. The proposed
development respects the limits of existing natural heritage and where appropriate, modify
natural heritage limits supported by field work and reports prepared by Natural Heritage
Resource Solutions (NRSI, 2020). The subject lands do not contain identified cultural heritage
resources. The proposed greenfield development respects the scale of development to the
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east. The proposed development will facilitate the ability to provide private amenity space to
future residents to have the option of maintaining personal gardens. Further, the subject lands
are well connected to existing municipal road networks to provide access to local food sources.
The proposed land use permissions will facilitate a range of material and building types, some
of which are more energy efficient, inherent to their design (i.e. apartment building,
townhouses).
The proposed development conforms to the general provisions in Policy 2.D.1. The proposed
road network will facilitate continuous sidewalks that will provide connection to the existing and
proposed extensions of the trail network carefully designed through the natural heritage
features. The connectivity within the proposed transportation network internal to the proposed
development will provide logical and convenient connections for vehicle and alternative
transportation methods to other uses such as transit stops, employment areas, schools, food
destinations and community facilities. The proposed public right-of-way network and trail
network within the Open Space/Natural Heritage designations are intended to be dedicated to
the City of Cambridge to support an active lifestyle within the community. The proposed road
network provides for direct and efficient transit routes within the proposed Phase 4 development
and to adjacent planned and existing communities as well as the broader community context.
A Noise Feasibility Study prepared by HGC Engineering, dated July 27, 2020, confirms that
lands within proximity to Maple Grove Road and Speedsville Road may be impacted by noise
levels that exceed Ministry requirements however, appropriate noise attenuation measures
beyond noise barriers, can be implemented to mitigate adverse impacts.
2.D.19 Area Municipalities will develop and implement official plan policies, including phasing
policies and other strategies for Urban Designated Greenfield Areas to ensure logical and
orderly development so as to provide for the early introduction of transit services into new areas
and minimize partially developed communities.
Planning Comment:
The City of Cambridge Official Plan permits residential, open space and commercial land uses
on the majority of the subject lands and have planned for residential uses on the remaining
lands. The proposed development will be within a refined Draft Plan of Subdivision to ensure
lots and blocks are phased appropriately, as to facilitate logical development patterns.
A future Regional transit connection is planned at Maple Grove Road and Speedsville Road
Further, civil infrastructure installation will pace development at an appropriate rate.
2.D.20 Area Municipalities are encouraged to prepare urban design guidelines to provide more
detailed direction for development within Urban Designated Greenfield Areas.
Planning Comment:
NAK Design prepared Urban Design Guidelines dated September 2020, with respect to the
proposed development. Generally, the report encourages a build-to streetscape,
comprehensive building elevations, strong connectivity and to enhance the natural heritage of
the subject lands to drive an overall, comprehensive neighbourhood to establish a sense of
place.
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2.G.18 Where a development application is proposed on, or adjacent to, a known or potentially
contaminated site, planning approvals will be subject to the submission of a Record of
Site Condition in accordance with the provision of the Regional Implementation Guideline
for the Review of Development Applications On or Adjacent to Known and Potentially
Contaminated Sites.
Planning Comment:
Lands municipally referred to as 1285 Speedsville Road were previously used for outdoor
storage and is subject to an RSC. Refer to Section 4.4 of this report regarding the
Environmental Site Assessment Phase 1. Provided an RSC is not registered prior to approvals,
a Holding Provision may be applied through the ZBA.
3.A Range and Mix of Housing
3.A.2 Area Municipalities will plan to provide an appropriate range of housing in terms of form,
tenure, density and affordability to satisfy the various physical, social, economic and personal
support needs of current and future residents.
3.A.5 Where a development application proposing residential uses is submitted for a site
containing two hectares or more of developable land, the Region and Area Municipalities will
require, wherever appropriate, a minimum of 30 per cent of new residential units to be planned
in forms other than single-detached and semi-detached units, such as town homes and multiunit residential buildings.

Planning Comment
The proposed development provides for a range of housing in terms of form, tenure, density
and affordability to satisfy the various physical, social, economic and personal support needs
of current and future residents. Approximately 80% percent of the new residential units are
planned to be apartment and townhouse residential buildings. The location of such uses are
planned to be transitioned in their form and height, implemented through the OPA, ZBA and
DPS.
3.B Walking and Cycling
3.B.3 Area Municipalities are encouraged to enhance pedestrian and cycling environments so
that people have more opportunities to walk and cycle for convenient travel, recreational, health,
environmental and economic reasons through such means as:
c) ensuring, wherever feasible and appropriate, that urban greenlands are pedestrianfriendly, safe and accessible;
d) implementing Crime Prevention Through Environmental Design (CPTED) principles;
e) creating urban design guidelines that support pedestrian and cycling activity in
accordance with the provisions of the Canadian Institute of Transportation Engineers’
guidelines for promoting sustainable transportation through site design;
f) securing dedications for trail corridors, wherever appropriate; and
g) providing pedestrian and cyclist connections to transit stops.
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Planning Comment
The proposed development on greenfield lands proposes land uses and a road pattern that
establishes a safe pedestrian and cycling environment for convenient travel, recreational,
health, environmental and economic reasons via sidewalks, trails and a safe street network.
CPTED principles are proposed to be employed with a delineated developable area with no
rear lotting. The Urban Design Guidelines (NAK, 2020) includes guidelines to support
pedestrian and cycling activities through site design with recommendations such as maintain a
modified grid pattern to establish a street network that is well-defined with views and corridors
that can be well lit.
5.A.28 Where a proposed development application is affected by road improvements that are
subject to a Municipal Class Environmental Assessment, the Environmental Assessment will
be completed to the extent required before approval of the development application by the
Region or Area Municipality.
Planning Comment
The Maple Grove Environmental Assessment has begun and the first public consultation
process for the public to provide input was held in Summer 2020. The Assessment investigates
alternative solutions for required improvement opportunities to Maple Grove Road between
Hespeler Road and Vondrau Drive, including ongoing development and community growth
leading to higher traffic volumes and the need for new and future Active Transportation facility
improvements.
The Region’s Transportation Master Plan identified the need to: Widen Maple Grove Road from
two to four lanes from Hespeler Road to Vondrau Drive within the next five (5) years to provide
adequate capacity for forecasted traffic volumes along this corridor. There are proposed and
existing developments within the Environmental Assessment Study Area. The primary goal to
avoid or limit impacts on adjacent (existing and proposed) private property. The Second Public
Consultation Centre will outline the preferred design alternative and intersection controls in Fall
2020. The Notice of Study completion and a 30-day public review of the EA Report will be held
in Winter 2021.
7.A.1 The Greenlands Network comprises Landscape Level Systems, Core Environmental
Features, Fish Habitat, Supporting Environmental Features and the linkages among
these elements, and lands designated within the Provincial Greenbelt Plan as Natural
Heritage System.
7.A.6 Interpretation of the boundaries of Landscape Level Systems and Core Environmental
Features, as required to support the review of development applications, will be achieved
through the completion of Environmental Impact Statements or other appropriate studies
in accordance with the policies in Section 7.G.
7.A.8 Boundary interpretations not generally in conformity with the Greenlands Network as
shown on Map 4 will require an amendment to this Plan.
7.C.9 Development or site alteration will not be permitted within Core Environmental Features,
except for:
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a. forest, fish or wildlife management and conservation;
b. flood or erosion control projects demonstrated to be in the public interest and for which
no other alternative is feasible;
c. minor alterations to legal non-conforming land uses within Core Environmental
Features;
d. infrastructure projects in accordance with Policies 7.C.12 and 7.C.13; or
e. mineral aggregate operations in accordance with the policies in Chapter 9;
Any application for development or site alteration for the above uses will require the submission
of an Environmental Impact Statement, to the satisfaction of the Region, to determine the
mitigation measures to be implemented, as appropriate, through the development review
process.
7.C.10 Development or site alteration will only be permitted on lands contiguous to a Core
Environmental Feature where an Environmental Impact Statement, or similar study,
submitted in accordance with the policies in Section 7.G has determined to the
satisfaction of the Region, Area Municipalities, the Grand River Conservation Authority
and/or the Province, as appropriate, that approval of the proposed development or site
alteration would not result in adverse environmental impacts on the features and
ecological functions of the Core Environmental Feature. The Region may require
conditions of approval to implement such recommendations.
7.C.11 An Environmental Impact Statement submitted in accordance with Policies 7.C.9 or
7.C.10 will identify appropriate buffers to Core Environmental Features, to the
satisfaction of the Region, in consultation with Area Municipalities and the Grand River
Conservation Authority. Such buffers will not only serve to protect Core Environmental
Features from adverse environmental impacts but will also provide opportunities for net
habitat enhancement to enhance or, wherever feasible, restore the ecological functions
of the Core Environmental Feature. The location, width, composition and use of buffers
will be in accordance with the approved Environmental Impact Statement, with buffers
being a minimum of 10 metres as measured from the outside boundary of the Core
Environmental Feature and established and maintained as appropriate self-sustaining
native vegetation
Planning Comment
The subject lands have core environment features including Significant Habitat of Endangered
or Threatened Species, Provincially Significant Wetlands, Significant Woodlands and fish
habitats. An EIS prepared by NRSI dated November 2020 has been completed based on an
approved Terms of Reference to interpret the boundaries of the Core Environmental Features.
The proposed development for residential and commercial uses are outside of core
environmental features and the associated recommended buffers. Such buffers will not only
serve to protect Core Environmental Features from adverse environmental impacts but will also
provide opportunities for net habitat enhancement to enhance or, wherever feasible, restore the
ecological functions of the Core Environmental Feature. The location, width, composition and
use of buffers will be in accordance with the approved Environmental Impact Statement, with
buffers established and maintained as appropriate self-sustaining native vegetation. Where
public roads are proposed within or contiguous to Core Environmental Features, mitigative
measures will be implemented to ensure Core Environmental Features are not isolated and
their ecological functions are protected.
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The proposed development conforms to the Region of Waterloo Official Plan.

5.5

City of Cambridge Official Plan

The Cambridge Official Plan was approved by the Region of Waterloo, in part, with modifications,
on November 21, 2012. The September 2018 consolidation includes modifications from the
Region and decisions from some of the appeals that were filed to the Ontario Municipal Board
(OMB). The Cambridge Official Plan outlines land use goals, objectives and policies that the
Region and municipality have determined are in the best interest of the long-term growth of the
City.
The subject lands include three (3) parcels, each with different land use status within the City of

Cambridge Official Plan:
1134 Hunt Club Road was subject to OPA 8 and is designated “Low/Medium Density Residential”
with Special Policy Area 8.10 (A) and 8.10 (D), “Low/Medium Density Residential” with Special
Policy Area 8.10 (A) and 8.10 (C), “High Density Residential” with Special Policy Area 8.10 (A)
and 8.10 (B) and three (3) areas designated “Natural Open Space System”. An Official Plan
Amendment is required to permit the proposed development. Refer to Figure 4 – Figure 65 of OPA
8.
The following lands were purchased in 2018 and are to be assembled into the overall River Mill
Community:
1285 Speedsville Road is designated “Future Urban Reserve”. Future Urban Reserve lands are
areas of undeveloped or underdeveloped land within the urban area. Only existing uses or those
permitted in all designations are permitted within the Future Urban Reserve lands. An Official Plan
Amendment is required to permit development. Refer to Figure 5 – City of Cambridge Official Plan.
The portion of 800 Briardean Road subject to RMW (PH4) is designated “Low/Medium Density
Residential”, “Natural Open Space System” and “Future Urban Reserve”. The remaining portion
of 800 Briardean Road is subject to applications related to River Mill East (Phase 5) as it is
proposed to be serviced separately and has independent access from the existing Briardean
Road. Refer to Figure 5 – City of Cambridge Official Plan.
Applicable policies have been reviewed below.
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Figure 4
City of Cambridge Official Plan OPA 8, Figure 65
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Figure 5
City of Cambridge Official Plan Map 2, Land Use
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Designated Greenfield Area
Policy
2. 5.2
Development within the designated greenfield area will be planned and developed
to:
a) 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:
•

Lands serving primarily a residential function have a minimum density
target of 55 residents and jobs combined per hectare on lands not
subject to a plan of subdivision application as of June 16, 2006.

b)
c)
d)
e)

2. 5.3

2. 5.4

2. 5.5

Contribute to the creation of complete communities;
Integrate with and provide connections to existing communities;
Support walking, cycling and transit;
Provide a diverse mix of land uses, including residential and employment,
to support vibrant neighbourhoods; and
f) Protect, enhance and restore the natural environment.
In accordance with the Regional Official Plan, the minimum density targets in
Policy 2.5.2 a) will be measured over the entire designated greenfield area of the
Region, excluding only those areas that are identified as provincially constrained
environmental areas.
Phasing policies and other strategies will be developed to ensure logical and
orderly development of the designated greenfield area. Consideration will be given
to the provision of municipal services, the early introduction of transit services and
minimization of partially developed communities.
Community Plans or Secondary Plans will be prepared for new residential and
employment areas in the designated greenfield area to ensure that development
occurs at the densities and form consistent with this Plan. Community Plans or
Secondary Plans will allocate appropriate density ranges to various areas based
on their local characteristics, access to transportation and availability of amenities
(e.g. parks and schools).

Planning Comment
The subject lands make up part of the City of Cambridge’s Designated Greenfield Area, as
determined by the Region of Waterloo (Map 1A) and are envisioned to accommodate
residential growth and are proposed to contributes towards the Regional minimum density
target of 55 residents and jobs combined per hectare. The OPA, ZBA and DPS are concurrent
planning applications to comprehensively plan to achieve appropriate densities and
appropriate land use transitions between uses and mitigate adverse impacts to the natural
heritage system.
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Residential Lands
Policy
2.8
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;
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.
Planning Comment
The proposed RMW (PH4) development proposes a comprehensively coordinated residential
community supported by limited commercial uses and public uses. The OPA is intended to
promote flexibility of permitted dwelling types, tenures and size to accommodate the City’s
demographic and market needs. The proposed community is subject to Urban Design
Guidelines to ensure a thoughtfully designed streetscape and encourage connectivity between
development. The proposed overall gross density accommodates an appropriate range of
housing types and forms that are transitioned from low-medium density on the interior of the
neighbourhood with higher density and mixed use land use permissions located adjacent to
arterial roads, at the periphery of the overall neighbourhood. The proposed development is
Phase 4 of a larger community context (i.e. River Mill) and the proposed Draft Plan facilitates
development blocks that can be developed logically. The proposed OPA and ZBA propose
multi-residential forms with the permission of linear and cluster development (i.e. rowhouses)
with both 2 and 3-storey forms, maisonettes and apartments up to 10-storeys. Further, limited
mixed use residential and commercial use are proposed along Equestrian Way. The
residential development includes a transportation network that includes public right-of-ways
with continuous sidewalks and bike lanes and a trail network that provide connections to
existing and planned public transit.
Residential Land Supply
Policy
2.8.1.1

The City will maintain a continuous 10-year supply of land for residential
intensification and redevelopment on lands which are designated and available for
residential development.

2.8.1.2

Where new development is to occur, the City will maintain at all times 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
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Planning Comment
The subject lands are 45.38ha and are planned for the logical installation of servicing
infrastructure.
Range and Mix of Housing Types
Policy
2.8.2.1
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.
2.8.2.2
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.
2.8.2.5
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.
2.8.2.6
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.
Planning Comment
The proposed Draft Plan of Subdivision intends to establish blocks and lots that can be
designed with CPTED principles, including through-lot dwelling design to ensure no rear lotting
along public roads. The proposed street network is continuous and will be well-lit by an
approved Lighting Plan. The proposed development pattern intends to transition through a
variation of dwelling types and density including single detached and street townhouses
interior to the subject lands with medium and high-density forms on the edge, high density
being proposed along the Speedsville Road frontage. The range of dwelling types and density
will contribute to the housing stock within the market area. The proposed dwelling types can
be adapted to accommodate persons with disabilities and provide persons with the option of
aging in place. The proposed street network is designed with municipal design standards to
accommodate sidewalks widths required by AODA and aligned intersections.
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Core Environmental Features
Policy
3.A.3.2
Core Environmental Features are designated in accordance with Section 7.C of
the Regional Official Plan.
3.A.3.4
Development or site alteration will not be permitted within Core Environmental
Features, except as provided for in ROP Section 7.C.
3.A.3.5
Any application for development or site alteration for the above uses within a Core
Environmental Feature will require the submission of an Environmental Impact
Statement, to the satisfaction of the City, Region, GRCA and/or Province, as
appropriate, to determine the mitigation measures to be implemented, as
appropriate, through the development review process.
3.A.3.6
Development or site alteration will only be permitted on land contiguous to a Core
Environmental Feature where an Environmental Impact Statement, or similar
study, submitted in accordance with the policies in Section 3.A.8, has determined
to the satisfaction of the City, Region, GRCA and/or Province, as appropriate, that
approval of the proposed development or site alteration would not result in adverse
environmental impacts on the natural features and ecological functions of the Core
Environmental Feature. The City may require conditions of approval to implement
such recommendations.
3.A.3.7
An Environmental Impact Statement submitted in accordance with Policy 3.A.3.6
will identify appropriate buffers to Core Environmental Features to the satisfaction
of the City, Region, GRCA and Province, as appropriate. The location, width,
composition and use of buffers will be in accordance with the approved
Environmental Impact Statement, with buffers being a minimum of 10 metres as
measured from the outside boundary of the Core Environmental Feature. This
minimum buffer is meant to protect significant natural features from increased
pressure from human intrusion and the negative effects of development which is
expected to be increasingly urban and dense, given the density targets and
intensification requirements. Buffers will be established and maintained with
appropriate self-sustaining indigenous vegetation.
3.A.3.8
The buffer width for Core Environmental Features will be a minimum width of 10
metres in accordance with the Regional Official Plan. Based on the results of an
Environmental Impact Statement these boundary widths may be greater, for
instance Significant Habitat for endangered or threatened species will be species
specific and Provincially Significant Wetlands may be 30 metres.
3.A.3.9
Buffer widths wider than those in Policy 3.A.3.8 for Core Environmental Features
may be required if a review of the Environmental Impact Statement demonstrates
to the satisfaction of the approval agencies that a wider buffer is warranted
because of the sensitivity of the natural features, their ecological functions, the
potential impacts of the proposed contiguous development and/or land use, the
intended function of the buffer and the physiography of the site.
3.A.3.10 Buffers are for protection, enhancement and restoration of habitat. Permitted uses
within the buffers of Core Environmental Features will be limited to low impact
uses, such as resource management, vegetation restoration, open space,
recreational trails and stormwater management facilities.
3.A.3.11 The use of the buffer for recreational trails and stormwater management facilities
will be subject to an Environmental Impact Statement to the satisfaction of the City,
Region, GRCA and/or Province, as appropriate, which contains an engineering
and environmental compatibility analysis. Impervious surfaces and grading will not
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3.A.3.13
3.A.3.14
3.A.3.16

be permitted within buffers, except for works associated with trails and stormwater
management facilities approved through this analysis.
The City may require applicants to complete and implement a restoration or
management plan for buffer areas as a condition of development approval.
Buffers required to ensure the protection of Core Environmental Features will
generally be secured in public ownership and will not be considered as
contributing to the parkland dedication requirements under the Planning Act.
Where construction of infrastructure is proposed within or contiguous to a Core
Environmental Feature, the submission of an Environmental Impact Statement or
other appropriate study to the satisfaction of the City, Region, GRCA and/or
Province, as appropriate, will be required, unless the proponent is expressly
exempt by other legislation.

Planning Comment
Core Environmental Features are mapped on the subject lands within the Regional Official
Plan and policies of Section 7.C have been reviewed in Section 6.3 of this Report. Identified
features includes significant wetlands and woodlands as well as fish habitat. An Environmental
Impact Study (EIS) has been prepared and submitted in accordance with Section 3.A.8, based
on an Terms of Reference approved by the City, Region and GRCA. The EIS prepared by
NRSI dated November 2020 has made recommendations to ensure the proposed
development does not result in adverse environmental impacts, including analysis of
infrastructure installation. Recommendations include culverts to ensure connectivity between
features and delineating buffers prior to construction activities commence. The DPS process
facilitates the ability to implement the recommendations through conditions.
30 metre buffers are proposed around identified wetlands. The buffers are proposed to be
naturalized, where appropriate to protect, enhance and restore habitats. Approval of
restoration management plans is required. Low impact uses such as vegetation restoration,
open space and recreational trails are proposed within the buffer, where adverse impacts can
be mitigated. The submitted EIS provides compatibility analysis to support the proposed
recreational trails within the buffers. The trails are proposed to make up part of the trail network
to promote connectivity. The areas to maintain or are proposed to be designated Natural Open
Space system are intended to be dedicated to the City of Cambridge, separate from Parkland
Dedications.
Stormwater Management
Policy
3.B.3.2
The City has adopted “Stormwater Management Policies and Guidelines” which
development and site alteration applications must adhere to.
3.B.3.4
For plans of subdivision, stormwater management areas will generally be located
on lands dedicated to the City in addition to any lands required to be dedicated for
park purposes under the Planning Act. The use of fencing shall be minimized
wherever possible through design of facilities to minimize risk to the public.
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Planning Comment:
The proposed Stormwater Management strategy prepared by MTE Consultants recommends
a stormwater management plan that adheres to City policies and guidelines. The proposed
stormwater management pond is proposed to be dedicated to the City.
Future Urban Reserve
Policy
8.2.1

8.2.2

Some areas of undeveloped or underdeveloped land within the urban area may
be designated as Future Urban Reserve. Within these areas only existing uses or
those uses permitted in all designations, including agriculture uses without
livestock operations, will be allowed.
These Future Urban Reserve areas may be re-designated through an amendment
to this Plan to permit additional uses in an appropriate and cost effective manner.
Any such amendment to this Plan will be based on a thorough review and analysis
of background information as determined necessary by the City.

Planning Comment
1285 Speedsville Road is designated Future Urban Reserve and is proposed to be
redesignated to High Density Residential to include the same land use permissions as the
surrounding High Density Residential lands. Further, a portion of 800 Briardean Road is
designated Future Urban Reserve and is proposed to be redesignated to Natural Open Space
System to protect the ecological functions of the Middle Creek corridor. The proposed
OPA/ZBA will follow the process as defined by the Ontario Planning Act, R.S.O., c.P. 13.
Affordable Housing
8.4.1.2
Where a development application proposing residential uses is submitted for a
site containing two hectares or more of developable land, the City will require,
wherever appropriate, a minimum of 30% of new residential units to be planned in
forms other than single-detached and semi-detached units, such as town homes
and multi-unit residential buildings.
Planning Comment
The proposed development for residential uses on subject lands with more than 2ha of
developable land. Greater than 30% of the proposed new residential units are planned for
other forms of housing other than single-detached and semi-detached units, such as
townhomes and multi-residential buildings.
Residential Compatibility
8.4.2.1

The City will encourage development in the Urban Growth Centre, Community
Core Areas, Nodes, Regeneration Areas, Reurbanization Corridors, Major Transit
Station Areas and in residential communities which is compatible with the location,
density and other characteristics of neighbouring land uses. Factors to be taken
into consideration in assessing the compatibility of development include:
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8.4.2.3

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.
The location and massing of new buildings in the residential designations must be
compatible with the surrounding land use. The City will require sites to be designed
with transition between areas of different intensity and scale.

Planning Comment
The majority of the subject lands are within an Approved Plan of Subdivision which was
cohesively planned with Phases 1, 2 and 3 which have been developed and constructed.
Phases 1, 2 and 3 are comprised of single detached dwellings and townhouses which
establish a compatible transition of residential form from the estate properties on Briardean
Road. The proposed OPA/ZBA are being applied for in result of the landowner assembling
more developable lands namely, 800 Briardean Road and 1285 Speedsville Road. Further,
the applications are intended to increase land use flexibility to permit a range of dwelling types,
densities to support limited local commercial opportunities and to protect and enhance the
Natural Heritage System. The proposed residential uses along the east side of Speedsville
Road will establish a neighbourhood character that is defined from the employments uses to
the west. The proposed street network is proposed to be connected to the establish road
network, via Equestrian Way and Speedsville Road. A Transportation Impact Study has been
completed based on the proposed OPA/ZBA and have confirmed that with the implementation
of transportation recommendations, the proposed land uses and densities can be
accommodated with mitigated impacts.
Residential Compatibility
8.4.2
…Factors to be taken into consideration in assessing the compatibility of
development include:
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;
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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.
Location Criteria for Multi-Residential Development
8.4.3
The City may facilitate or encourage the development of lands for multi-unit
residential development where a site proposed for such development meets the
following criteria:
a) is located on an arterial or collector road, or is directly accessible to any
such road through the local road network where it is not likely to generate
sufficient traffic to disturb the peaceful and quiet enjoyment of neighbouring
residential properties located on such local access road;
b) is conveniently located within reasonable distance of public transit,
recreational open space and shopping facilities and, if the building is
proposed to be designed for occupancy by households with children, is
also located within convenient walking distance of an elementary school;
c) has a suitable size and configuration to:
i) permit the separation or appropriate integration of on-site vehicular and
pedestrian traffic;
ii) provide for adequate access and circulation by emergency vehicles;
iii) provide adequate on-site landscaping to: establish suitable outdoor
amenities and recreational facilities for the building’s occupants;
screen parking areas; and provide effective buffering and screening to
ensure the privacy of outdoor recreational areas on the site as well as
on adjoining properties;
iv) provide adequate grading and stormwater management features to
ensure the drainage of surface waters to on-site stormwater
management facilities or to public storm drainage facilities and not to
adjoining properties;
d) is proposed to be developed in such a manner and at such a scale that the site
and building design, building height, setbacks, landscaping and vehicular
circulation will ensure the proposed development is compatible with existing
development on adjoining lands, as outlined in Section 8.4.2 of this Plan; and
e) will include wherever possible the preservation and protection of the natural
environment and cultural heritage resources.
Residential Designations
8.4.6.1
The residential designations include both existing and planned areas. The
following policies apply to the land uses in these residential designations subject
to water and wastewater servicing as specified in Section 6.16.
8.4.6.2
The City recognizes three residential designations which are identified on Map 2:
a. Low/Medium Density Residential;
b. High Density Residential; and
c. Rural Residential.
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8.4.6.3

8.4.6.8
8.4.6.9

8.4.6.10

8.4.6.14

The following residential density targets for new development in residential
designations will be implemented through such means as the approval of plans of
subdivision as well as site specific development applications:
a. a maximum of 40 units per gross hectare for the Low/Medium Density
Residential designation, excluding only provincially constrained
environmental areas as defined in the Regional Official Plan and secondary
units; and
b. a minimum 0.5 Floor Space Index and maximum 2.0 Floor Space Index for
the High Density Residential designation.
The City will promote compatible higher density development in locations which
meet the criteria for multi-unit residential development outlined in Section 8.4.3 of
this Plan and the compatibility criteria in Section 8.4.2 of this Plan.
Lands in a Low/Medium Density Residential designation where a municipal water
supply and municipal wastewater systems are currently available may be
developed and used for uses such as single detached dwellings, townhouses
and/or walk up apartments.
Lands in a High Density Residential designation may be developed and used for
residential uses such as apartment buildings and mixed use development
provided the non-residential component does not exceed 50% of the total building
floor area.
Lands in a residential designation may be used for the following uses:
a) housing for people with special needs as specified in Section 8.1.5;
b) a use accessory to a permitted use, including home occupations as
specified in Section 8.6.3.4 of this Plan;
c) convenience commercial uses as specified in Section 8.6.1.5 of this Plan;
and
d) a compatible community facility or commercial use as specified in Section
8.4.7 of this Plan.

Planning Comment
Land use compatibility policies and locational criteria for multi-unit residential development
have been considered in the proposed OPA, ZBA and DPS. Higher density residential uses
with larger massing are proposed to be at the periphery of the neighbourhood with frontage
onto an arterial road. The high density residential uses will access the arterial road via a local
road network, without impacting the interior of the neighbourhood. Further, the high density
residential use are within walking distance to transit, schools and local commercial uses.
Medium density residential uses are proposed to be a transitional land use to mitigate potential
adverse impacts to low profile, low density residential uses within the interior of the
neighbourhood. Development is to be outside of the natural environment.
The subject lands that are proposed to be Low/Medium Density Residential that are not subject
to Special Policy Area 8.10 (D), which permits Low/Medium Density Residential a maximum
density of 50 units per hectare, calculated over the entire developable area, are proposed to
be included in the overall developable area to achieve an overall density of 50 units per hectare
facilitated through the OPA. The proposed lands to be designated High Density Residential
will maintain an FSI between 0.5 and 2.0. Further Planning Analysis related to Land Use
Compatibility and transition can be found in Section 7.4.
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Open Space Designation – Natural Open Space System
Policy
8.8.1.a
Natural Open Space System: consists of Core Environmental Features,
watercourses and shorelines, and the regulatory one-zone floodplain. This
designation may also include additional hazard lands such as steep slopes,
approved buffers as determined through the planning process, or publicly owned
natural open space; and
The following are permitted uses on lands designated Natural Open Space
System:
a) a conservation area of the GRCA;
b) a flood or erosion hazard control facility approved by the GRCA;
c) a wildlife, wetland or fishery management project or other ecological
rehabilitation program approved by the Province and in conformity with
policies and regulations of other government agencies;
d) the management and harvesting of timber in accordance with good forestry
practice. Landowners are encouraged to protect and maintain significant
woodlands or natural features containing old growth and forest interior
conditions;
e) a wildlife sanctuary;
f) passive recreational activities, trails and outdoor education or research
which do not threaten the natural features and their ecological functions;
g) any existing agricultural activity described in Chapter 8 of this Plan where
such activity is compatible with the existing natural environment of the area
and where no building or structure is constructed without the approval of
the GRCA; and
h) an arboretum.
Planning Comment
The proposed development includes existing and proposed Natural Open Space System
lands. Passive recreational activities including trails are proposed within the system. No other
development is proposed.
Urban Design Objectives
5.1
The following objectives provide a foundation for the urban design policies of this
Plan to:
a)
create an attractive, accessible, safe and healthy built environment;
b)
enhance connectivity to allow for ease of travel throughout the city by
multiple modes of transportation;
c)
protect and enhance public views and vistas of natural and built features;
d)
achieve high quality design for the public and private realm;
e)
ensure compatibility in scale, form, massing and height transition between
new development and existing buildings and adjacent neighbourhoods while
being sensitive to the context;
f)
encourage the incorporation of sustainable design features into the built
environment;
g)
promote a high standard of urban design as a key factor in establishing
attractive and well integrated development throughout the community;
h)
integrate urban design into the development approval and decision making
processes of the City;
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i)
ensure that development is sensitive to and respectful of the physical and
functional identity and the heritage attributes of Cambridge;
j)
allow for creativity in design expression while ensuring compatibility and
quality of development;
k)
design our community at the pedestrian scale in support of fostering social
interaction, active streetscapes and walkable neighbourhoods; and
prepare and use urban design guidelines and standards.
Planning Comment
The proposed community is subject to the River Mill Community Urban Design Guidelines to
ensure a thoughtfully designed streetscape and encourage connectivity. The subject lands are
supported by trail connections, parkland, open space and local commercial in mixed use
buildings, all located within this phase. The proposed streetscape will be designed to promote
and create a sense of community. This will be achieved through pedestrian connections,
cyclist and motorist accessibility and design of streetscape elements that will be coordinated
and consistent throughout the whole community. The submitted Urban Design Guidelines by
NAK provide more detail on the proposed development’s compliance with the Official Plan
policies.
Site Specific Policies
Hunt Club Estates Subdivision
8.10.A
Notwithstanding policies 8.4.6 of the High Density Residential designation and the
Low/Medium Density Residential designation, and more particularly shown on
Figure 65 provided that the existing manufacturing facility at 875 Speedsville Road
(the “Manufacturing Facility”) is operating in compliance with its existing
environmental approvals, any development on the lands designated High Density
Residential and Low/Medium Density Residential shall be designed, sited and
massed so it does not:
a) cause the Manufacturing Facility to be out of compliance with its
environmental approvals from the Ministry of Environment and Climate
Change under the Environmental Protection Act;
b) in any way impede the ability of the Manufacturing Facility to continue to
operate; and,
c) impede the ability of the Manufacturing Facility to expand reasonably and
obtain and maintain the required environmental approvals.
Planning Comment:
The proposed development will conform to the intent of this policy with appropriate design,
siting and massing so as to ensure the Manufacturing Facility can continue to operate and
reasonably expand while maintaining compliance with the Ministry.
Hunt Club Estates (Main Street)
8.10.B
The High Density Residential designation that applies to land on the east side of
Speedsville Road, north and south of Equestrian Way, and more particularly
shown on Figure 65 is intended for the development of a mixed-use area that
primarily serves the local neighbourhood context, in keeping with the Policy
8.4.6.11 of the City of Cambridge Official Plan. This mixed-use area is intended to
be used for a combination of: (a) retail and commercial uses, office uses and
community uses, either in standalone buildings or as part of mixed-use building;
(b) apartment dwellings, either in stand-alone buildings or as part of mixed-use
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buildings; and (c) grade-related residential dwellings, including a variety of
multiple residential forms.
The implementing zoning by-law shall establish appropriate land use permissions
and built form regulations that emphasize a street-oriented form of development.
This includes regulations establishing: a range of commercial, residential and
community uses that are appropriate within the mixed-use area; commercial uses
that are featured at grade facing the public street for commercial mixed-use
buildings; a minimum and maximum range for front yard setbacks to a public
street; a minimum and maximum range for total gross leasable area in keeping
with the local neighbourhood function of the area; and, a minimum and maximum
density range for residential uses. In order to ensure that the development is
compatible with industrial uses to the south, a height restriction of 4 storeys shall
be contained in the implementing zoning by-law for all of the mixed use lands north
and south of Equestrian Way. In addition, a maximum height of habitable space
shall be contained in the implementing zoning by-law for the mixed use blocks
south of Equestrian Way.
Planning Comment:
The proposed OPA, ZBA and DPS maintain a high density, mixed use area east of Speedsville
Road and north of Equestrian Way with the inclusion of an additional lands that provide a
logical extension of the mixed use area. The mixed use area will continue to primarily serve
the local neighbourhood context. Mixed use and stand-alone buildings are continued to
permitted within the OPA and ZBA to be used for a combination of retail and commercial ues,
office uses and community uses, apartment dwellings and other multi-residential forms
including ground related housing (i.e. townhouses).
The ZBA maintains the intent of establishing appropriate land use permissions and built form
regulations that emphasize a strong streetscape with street oriented form of development.
Development regulations such as setbacks, location of uses within buildings, minimum floor
areas, maximum density and height permissions, etc will be incorporated into the ZBA. The
intent of the ZBA is to ensure a compatible development while responding to growth targets to
be accomplished through compact development. A maximum height of eight (8) storeys is
proposed for the mixed use lands north of Equestrian Way facilitated through the OPA and
ZBA (i.e. blocks 20 and 21 of the DPS) to accommodate land use intensification. Refer to
Section 7.4 of this report for planning rationale.
Hunt Club Estates (Apartment Block)
8.10.C
The High Density Residential designation that applies to land on the east side of
Speedsville Road, north of Equestrian Way, and more particularly shown on
Figure 65 is intended for the development of a high density residential (apartment)
uses.
The implementing zoning by-law shall establish appropriate land use permissions
and built form regulations that emphasize the high density form of development.
In order to ensure that the development is compatible with industrial uses to the
south, a height restriction of 10 storeys shall be contained in the implementing
zoning by-law for these lands north of Equestrian Way.
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Planning Comment:
The proposed development maintains a high density residential designation to lands east of
Speedsville Road, north of Equestrian Way, and is intended for apartment uses. The proposed
OPA and ZBA intends to extend the existing high density residential limits northerly, along the
Speedsville Road frontage. The proposed ZBA will include appropriate regulations to ensure
an emphasis on high density residential development, while ensuring appropriate transitions
of massing and form between the high density residential and medium to low density
residential uses. A height restriction of 10 storeys will be maintained.
Hunt Club Estates (Adult Lifestyle Community)
8.10.D
Notwithstanding the Low/Medium Density Residential designation that applies to
land on the east side of Speedsville Road, west and north of Briardean Road, and
more particularly shown on Figure 65 the land may be used for an adult lifestyle
community that permits a full range of residential uses, including grade-related
dwellings such as stacked townhouses or back-to-back townhouses, and
apartment dwellings, as well as uses such as club houses and/or recreation
facilities, convenience commercial uses, and stormwater management facilities
that would service the residents of the community. In order to ensure that the
development is compatible with industrial uses to the south, a height restriction of
10 storeys shall be contained in the implementing zoning by-law for these lands
north of Equestrian Way.
Notwithstanding Policy 8.4.6.3 a), the maximum residential density target for this
area is 50 units per hectare, measured across the entirety of the area subject to
this site specific policy.
1. Notwithstanding the other policies of this Plan, a wider range of uses and
activities than is specified for any designation may be permitted on lands which,
in the opinion of Council, are suitable for such additional uses by reason of their
exceptional physical, environmental or locational characteristics, existing land
use, surrounding land uses, neighbourhood function, accessibility or availability.
2. Council may designate lands identified in accordance with Policy 8.10.1 as
"Site Specific Policies" and, subject to the policies of this Plan, pass by-laws or
otherwise facilitate or encourage the development and use of such lands for such
additional purposes where provision is made in this Plan to specify the additional
uses which may be permitted and any criteria which may be required to govern
the development and use of such lands for such additional purposes. Lands with
site-specific policies are generally shown on Map 2A and more particularly shown
in Figures.
Planning Comment:
The proposed development to be facilitated through the proposed OPA, ZBA and DPS
maintains the intent of the Adult Lifestyle Community principles by incorporating permissions
for a full range of residential uses including grade-related dwellings such as stacked
townhouses or back-to-back townhouses, and apartment dwellings within the primarily
residential block. Stormwater Management and a neighbourhood park is proposed to support
the development and future residents. A maximum height for high density residential (I.e.
apartment building) will be maintained along the periphery of the subject lands, with
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transitional height permissions interior to the residential block. The maximum residential
density for lands designated low/medium density residential are to maintain a target of 50 units
per hectares, measured across the entirety of the area subject to the applicable site specific
policy. The proposed development will implement complete community permissions to
respond to demographic and economic markets. The proposed OPA and ZBA are intended to
provide more flexibility in the range of proposed tenure.
The proposed redevelopment provides a built form intended to conform with the intent of the City
of Cambridge’s High Density Residential, Low/Medium Density Residential with proposed site
specific policy areas and Natural Open Space System. An Official Plan Amendment to amend
“Map 2”, “Map 4” and add text is required to re-designate the subject lands to permit the proposed
development.
In conclusion, the proposed RMW (PH4) development conforms to the overall intent of the City of
Cambridge Official Plan by:
•
•
•
•
•
•

maintaining compatible land use transitions;
providing a full range of housing options to meet the needs for all persons;
permitting multi-unit residential development within specific locations in the community;
protecting and enhancing the Natural Open Space System;
contributing to a complete community with a defined sense of place and;
the implementation of Urban Design Guidelines.

This discussion is further expanded within Section 6.0: Planning Applications, Section 7.0:
Planning Analysis and Section 8.0: Implementation.

5.6

City of Cambridge Zoning By -law No. 150-85

The City of Cambridge Zoning By-law No. 150-85 (“ZBL”) is currently in force and effect, most
recently consolidated in 2018.
As discussed throughout this Report, the subject lands are made up of multiple parcels of lands
that have varying land use permissions. The following outlines the existing zoning of the subject
lands (refer to Figure 6 – Existing Zoning).
1285 Speedsville Road is zoned “Agricultural (E)A1 Zone”. The prefix “(E)” denotes a mineral
aggregates resource area in which the lands may be used only in accordance with regulations in
section 2.1.5. Per section 2.1.5, permitted uses include farming, forestry, public or private noncommercial open space or recreational facilities with no permanent buildings, existing use or
licensed pit or quarry and uses permitted in all zones.
The portion of 800 Briardean Road subject to River Mill West (Phase 4) is zoned “Agricultural (A1)
Zone”, (E)A1 Zone and “Open Space (OS1) Zone”. The “A1” Zone permits farming, facilities for
the sorting, grading, packaging, wholesale distribution and sale of form projects grown or raised
on the property, detached one-family farm related dwelling, day nursery or day care centre, class
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2 group home, a riding stable with or without horse boarding/training, a kennel, uses permitted in
all zones and accessory use, building or structure to a permitted use.
1134 Hunt Club Road is zoned the following per By-law No. 213-15:
•

Multiple Residential RM3 Zone, Holding with Site Specific Provision “(H)RM3
(S.4.1.303A)” Zone. “Hunt Club Estates (Adult Lifestyle Block)” permits the following
uses:
o Detached one-family dwellings; Semi-detached one-family dwellings; All other
forms of residential dwellings permitted in the RM3 Zone; A clubhouse to serve
needs of residents; Limited small-scale local commercial uses in stand-alone
or mixed use building limited to a neighbourhood variety store, personal service
shop, dispensary pharmacy and good service establishment with no single use
exceeding 300m2

•

Multiple Residential RM3 Zone, Holding with Site Specific Provision “(H)RM3
(S.4.1.303E)” Zone” permits the following uses:
o Residential special care facility; Row houses (linear and cluster); Detached
duplex dwelling; Fourplex; Attached duplex dwellings (linear and cluster);
Triplex; Maisonettes; Mixed terrace; Apartment House containing 4 or more
dwelling units.

•

Mixed Use “RM3, CS5” Zone, Holding with Site Specific Provision “(H)RM3/CS5
(S.4.1.303B)” Zone. A minimum of 1,500m2 of Gross Leaseable Commercial Floor
Area shall be constructed. The following uses are permitted in a standalone,
freestanding buildings or shopping centre:
o Residential special care facility; Row houses (linear and cluster); Fourplex;
Attached duplex dwellings (linear and cluster); Triplex; Maisonettes; Mixed
terrace; Apartment House containing 4 or more dwelling units.
Neighbourhood grocery store (max. GFA of 3,000m2); Neighbourhood variety
store; Retail commercial; Hairdressing establishment; Business and
professional office; Food services establishment; Laundry or dry cleaner’s
establishment; Place of amusement; Local shopping centre; Auto service
mall; Day nursery or day care centre.

•

Open Space (OS1) Zone which permits the following uses:
o Conservation Area of GRCA; Environmentally significant area; Woodlot or
reforestation site; Wildlife sanctuary; Flood control or stormwater
management facilities approved by GRCA; Farming; Arboretum.

To facilitate the proposed comprehensive mixed-use community with a delineated and continuous
Natural Open Space System, a Zoning By-law Amendment (“ZBA”) is required. The intent is to
amend the existing zoning to:
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•

Incorporate 1285 Speedsville Road, part of the former Briardean Road right-of-way and
the Speedsville Apartment Block into the Main Street Mixed Use function of Equestrian
Way. Increase the permitted density of apartment dwellings to 250 units per hectare and
cluster/linear rowhouses to 75 units per hectare.

•

Incorporate a portion of 800 Briardean Road into the former Adult Lifestyle block for a
residential neighbourhood development with a range of residential uses and establish
appropriate transition from high density residential development fronting onto Speedsville
Road to the medium and low density residential development interior to the developable
lands adjacent to Phases 1 and 2.

•

Delineate the Natural Open Space System including expansions of existing Open Space
areas aligned with the recommendations of the EIS (NRSI, 2020).

This discussion is further expanded within Section 6.0: Planning Applications, Section 7.0:
Planning Analysis and Section 8.0: Implementation.
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Figure 6
Existing Zoning Map from By-law 150-85
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6.0 Planning Applications
6.1

Official Plan Amendment

The OPA is required to amend the City of Cambridge Official Plan’s Map 2, General Land Use
Plan and Map 4, Greenlands Network and add text. The overall intent of the OPA is to apply
complete community land use principles in conjunction with existing approvals.
1134 Hunt Club Road was subject to OPA 8 and is designated “Low/Medium Density Residential”
with Special Policy Area 8.10 (A) and 8.10 (D), “Low/Medium Density Residential” with Special
Policy Area 8.10 (A) and 8.10 (C), “High Density Residential” with Special Policy Area 8.10 (A)
and 8.10 (B) and three (3) areas designated “Natural Open Space System”. The OPA proposes
to redesignate the lands to “High Density Residential” with a Special Policy Areas, Natural Open
Space System and Low/Medium Density Residential with a Special Policy Area.
1285 Speedsville Road is designated “Future Urban Reserve”. The OPA proposes to redesignate
the parcel to High Density Residential with a Special Policy Area to provide a “main street” mixed
use function.
The portion of 800 Briardean Road subject to River Mill West (Phase 4) is designated
“Low/Medium Density Residential”, “Natural Open Space System” and “Future Urban Reserve”.
The OPA proposes redesignate the subject lands High Density Residential with a Special Policy
Area and Natural Open Space System. The remainder of the property is within River Mill East
(Phase 5) applications and is being run concurrently with this application. Phase 5 block(s) can
be serviced separately and have access from an existing road network, namely Briardean Road.

6.2

Zoning By-law Amendment

The Zoning By-law Amendment is required to amend City of Cambridge Zoning By-law No. 15085 to implement the intent of the DPS and OPA by applying land use regulations that will facilitate
a community context and identity with consistency in transitions of height, setbacks and density
aligned with the Province’s Growth Targets.
OS1 Zoning is proposed to be maintained and expanded upon, as supported by the EIS (NRSI,
2020), as well as to accommodate the proposed Stormwater Management Facility.
OS4 Zoning is proposed to accommodate the proposed neighbourhood park.
Site specific RM3.s.4.1.303B.XX Zoning (i.e. River Mill Main Street) is proposed to implement a
“Main Street” Mixed Use function with frontage onto Equestrian Way and Speedsville Road. The
proposed zoning seeks to ensure a mix of commercial uses to support the local community,
intensify the main street and define a sense of place by establishing a gateway at Equestrian Way
and Speedsville. A maximum density of 250 units per gross hectare is proposed to permit
appropriate land use intensification at the periphery of the neighbourhood.
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Site specific RM3.s.4.1.303D.XX Zoning (i.e. River Mill Residential Neighbourhood) is proposed
to implement a well-balanced low/medium density residential neighbourhood that respects the
existing residential uses to the east (i.e. River Mill Phases 1 and 2).
Site specific RM3.s.41.303E.XX Zoning (i.e. River Mill Speedsville Apartment Blocks) is proposed
to implement a high density residential corridor along the Speedsville Road frontage with a
transition to the low/medium density residential uses interior to the neighbourhood with medium
density residential uses. A maximum density of 250 units per gross hectare is proposed to permit
appropriate land use intensification at the periphery of the neighbourhood.
Refer to Appendix B: Proposed Zoning Amendment Map.

6.3

Draft Plan of Subdivis ion

The Draft Plan of Subdivision (DPS) is required to assemble lands, delineate natural heritage
features, establish a connected and safe transportation network and design a neighbourhood
pattern that protects compatibility of land uses. The DPS proposes a road network that defines
development blocks appropriate for specific design principles, applied through the ZBA and OPA.
Refer to Figure 7 – Land use Schedule from DPS dated November 2020 and Appendix D – Draft
Plan of Subdivision.
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Figure 7
Proposed DPS Land Use Schedule
Block
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29

Land Use Schedule
Description
Area (ha)
Residential
1.10
Residential
2.68
S.W.M. Pond
1.34
Residential
1.02
Park
0.51
Residential
0.25
Residential
0.63
Residential
2.60
Residential
1.19
Residential
0.18
Residential
0.23
Residential
0.18
Residential
0.23
Residential
0.52
Residential
0.38
Residential
0.48
Residential
0.48
Residential
0.81
Open Space
1.56
Mixed-Use Block For Assembly
1.17
Mixed-Use Block For Assembly
1.95
Mixed-Use Block For Assembly
0.002
Mixed-Use Block For Assembly
0.10
Open Space
3.91
Residential
0.67
Residential
4.58
R.O.W. Widening
0.16
• Briardean Road
Open Space
11.71
R.O.W. Widening
0.57
• Speedsville Road
R.O.W.
3.87
• Street ‘A’
• Street ‘B’
• Street ‘C’
• Street ‘D’
• Street ‘C’
R.O.W. (South of Briardean
0.31
Road)
TOTAL
45.38

Percent (%)
2.52
5.91
2.95
2.25
1.12
0.55
1.39
5.73
2.62
0.40
0.51
0.40
0.51
1.15
0.84
1.06
1.06
1.78
3.44
2.58
4.30
0.00
0.33
8.62
1.48
10.09
0.36
25.80
1.16
8.51

0.68
100.00
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7.0 Planning Analysis
The following section provides an assessment of the planning applications in respect to the
applicable policies of the Province, Region and City. As outlined in section 4.2, the subject lands
have been comprehensively studied to ensure all requirements have been met to Provincial,
Regional and City standards. The studies support the approvals of the submitted applications.
The Planning Analysis for RMW (PH4) is presented in two sections. The first part of the discussion
will summarize the conformity with Provincial interest and Regional policies. The second section
will provide an overview of the proposed planning document changes that are required for the
proposal with planning rationale to support the Official Plan and Zoning Bylaw Amendments
referred to in sections 6.1 and 6.2 of this Report, along with the proposed RMW (PH4) Draft Plan
of Subdivision.

7.1

Provincial Interests

Section 51 (24) of the Planning Act provides specific criteria for the approval of a Draft
Plan of Subdivision (DPS). The DPS proposes a public road network that allows for
medium density uses which include affordable housing opportunities, with appropriate
land use transitions. It facilitates a logical extension of municipal infrastructure and is not
premature as it will form part of an overall community while protecting the public interest.
The Planning Act requires that, “decisions affecting planning matters shall be consistent
with” the Provincial Policy Statement (PPS). The subject lands are located within an
existing “Settlement Area” known as the City of Cambridge. The proposed RMW (PH4)
respects the limits for urban development while providing development on greenfield lands
for a mix of uses to contribute to a complete community with protective buffers for the
existing provincially significant natural heritage features. The proposed land use
designations and implementing Zoning By-law is intended to provide a mix of land uses
which are aligned with best practices to ensure a safe and logical land use pattern that
can provide varying densities throughout the overall River Mill Community.
The proposed RMW (PH4) DPS is consistent with the Planning Act, R.S.O., c. P. 13,
Section 51, Subsection 24 in that it will establish more refined developable blocks than
what is currently approved through 30T-12103 and a new public right-of-way network that
is adequately sized to be able to be designed to municipal standards that will contribute to
the health, safety, convenience and accessibility to all present and future inhabitants of
the municipality
The proposed RMW (PH4) will contribute to achieving the Provincial and Regional targets
for growth and is adjacent to the existing built-up area with a proposed land use pattern
that allows for the orderly progression of development and timely installation of
infrastructure.
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The subject lands are located within the “Delineated Built-Up Area” of the Growth Plan
which have existing and planned municipal water and wastewater systems. The
development can support the achievement of a complete community that is appropriate
for the growth and density targets laid out by the Province. The proposed DPS includes
both a planned road network and trail network to promote connectivity within the
community as well as local commercial uses and housing types with a mix of tenures, to
ensure affordability and accessibility for people of all ages, abilities and incomes.

7.2

Regional Municipality of Waterloo Official Plan

The Region of Waterloo Official Plan (“ROP”) designates the subject lands as “ Urban
Designated Greenfield Area.” The proposal supports the Greenfield growth objectives of
the Region by developing the lands for efficient land use patterns to support the City of
Cambridge’s population growth. The proposed development will be serviced by the
municipal drinking water-supply system and wastewater system, and will contribute to a
complete community with logical development patterns that are efficient and are suitable
for a mix of compatible land uses, densities, housing types and tenures and supporting
stormwater management facilities. The proposed development respects the limits of
existing natural heritage features.
The subject lands have existing Core Environmental Features and Fish Habitat that make
up the Region’s Greenlands Network. The features are namely the Middle Creek corridor,
portions of the Maple Grove Provincially Significant Wetlands Complex to the north and
south of the subject lands and cultural meadows and woodlands, associated with the
wetlands. The proposed development incorporates buffers and compensation plans to
restore, enhance and protect the core environmental features. An EIS (NRSI, 2020) was
prepared based on a Terms of Reference, dated October 7, 2019 that was approved by
the Region and GRCA. The EIS identifies and proposes delineated environmental feature
boundaries based on scientific study and analysis. The EIS concluded that the proposed
development and site alteration would not result in adverse environmental impacts on the
existing features and ecological functions of the Core Environmental Features. The
proposed recommendations, including buffers and compensation plans to restore
wetlands, are to be implemented as conditions of final approval.
The next section of this Planning Analysis will discuss and outline the appropriateness of the
proposed OPA, ZBA and DPS for the RMW (PH4) which represents good land use planning with
focus on land use compatibility and transition of uses as well as the Natural Heritage system.

7.3

Land Use Compatibility and Transition

Re-designating the subject lands for Mixed Use, High Density, Low/Medium Density and
Natural Open Space System fulfills the goal of the City of Cambridge to accommodate new
growth until the year 2031 and beyond. The policies set out that growth shall provide for
an appropriate mix of jobs; a range of housing options; convenient access to local services
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and community infrastructure including affordable housing, schools, recreation and open
space; and access to a range of transportation options including public transit. The
proposed development achieves this by further contributing to a complete community and
tying the proposal into existing and future approvals.
The River Mill neighbourhood has a defined general principle for the transition of uses per
OPA 8 and By-law 213-15 from Business Industrial uses to the south followed by Prestige
Industrial permissions immediately to the north which leads into mixed use commercial
and residential uses along Equestrian Way; followed by primarily residential uses north
towards Maple Grove Road. Connected natural heritage features delineate the boundaries
of the developable area and are designated and zoned appropriately to ensure their
protection.

7.3.1 River Mill Mixed Use – Main Street
The OPA respects the intent of OPA 8 by maintaining the south to north land use
transitions from employment to sensitive land uses integrated with the established Natural
Open Space System. A mix of residential and commercial uses, within standalone or
mixed use buildings north of Equestrian Way are maintained to provide a mixed use “Main
Street” function. An additional 1.27ha (3.15ac) of lands are proposed to be incorporated
into the mixed use land area along with the original 1.95ha (4.83ac) with a maximum
building height of eight-storeys north of Equestrian Way, instead of a maximum permitted
height of four-storeys. The Noise Feasibility Study (HGC, 2020) confirms that stationary
noise from the existing industrial facility to the south and employment lands to the west
will not negatively impact the proposed residential uses, nor would the introduction of
eight-storeys, north of Equestrian Way, hinder the employment uses from expanding,
provided Ministry regulations are maintained. The Noise Report recommends Noise
Impact Studies be prepared and approved at Site Plan Control. The proposed 250 units
per net hectare for apartment dwellings and 75 units per hectare for rowhouse dwellings
represent approximately 520-830 units on 3.22ha of area, alongside the minimum
commercial floor area of 1,500 square metres (Tate Economics Inc., 2020) measured
across all blocks zoned for mixed use will contribute to achieving the Region’s overall
intensification target of 55 persons and jobs per hectare on lands servicing a primarily
residential function on Urban Designated Greenfield Area lands.

7.3.2 Residential Community
North of the existing Natural Open Space System, a primarily residential neighbourhood
function is proposed to be maintained as per OPA 8 and By-law No. 213-15. However,
instead of an Adult Lifestyle community, and in response to Growth targets, the proposed
OPA and ZBA are intended to be better suited to facilitate a full range of dwelling types
and tenure models which would cater to a broader range of the Region’s demographic.
Further, the DPS will establish a public local road network that provides connectivity to the
planned and existing road networks.
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High density multi-residential uses are proposed along the frontage of Speedsville Road
(arterial road) accessed from a proposed local road network. The proposed site specific
zoning regulations propose to restrict apartment development greater than 6 storeys to a
maximum of 10 storeys to be within 85 metres of the Speedsville Road right-of-way with a
maximum permitted net density of 250 units per hectare. 10-storeys is permitted within the
existing OPA 8 approvals for the general area. However, the proposed ZBA restricts the
10-storeys to be at the periphery of the neighbourhood. As the proposed high density
residential uses are at the periphery of the neighbourhood, traffic will have immediate
access to Speedsville Road to the west without disturbing the low density residential to
the east, interior to the neighbourhood. The high density residential uses provide the
opportunity to include affordable housing and housing for seniors. The proposed high
density blocks are within proximity of public transit, with existing and proposed transit stops
(Paradigm, 2020). Transit, daily conveniences and employment uses are accessible via
vehicles and alternative transportation methods via a proposed connected street pattern
(Paradigm, 2020). The proposed blocks for high density residential land uses have been
shown on the Overall Development Plan to illustrate the possibility to provide on-site
landscaping, parking and vehicle movement on site. The proposed location of high density
residential uses conforms to the OP multi-residential locational criteria.
Medium density residential land uses (i.e. cluster row houses) with a maximum height of
six-storeys and a maximum density of 75 units per hectare are proposed as a transitional
residential land use from the high density residential along Speedsville Road to the low
density residential interior to the neighbourhood. The transition of density and height will
mitigate adverse impacts to the low density residential uses and will establish compatibility
of the varied forms of density, scale, height and massing. The proposed low density uses
are within blocks that can accommodate direct access from the proposed local road
network, discourage rear lotting and provide a mix of lot widths and dwelling unit types
while providing freehold and condominium tenure. Low density housing (i.e. singles and
semi-detached) are proposed to be maintained within the interior of the neighbourhood
with a maximum of 50 units per hectare across the entirety of the lands zoned for
low/medium density, to maintain the current land use density permission within the existing
RM3 (S.4.1.303A) Zone.
A stormwater management pond and neighbourhood park is proposed adjacent to the
natural heritage system surrounding the Middle Creek, outside of the buffers. The
transition of land uses allows for a naturalized environment that will promote the protection
of Middle Creek and its long-term ecological functions.
Comprehensively, the overall residential density for RMW (PH4) including low, medium
and high density residential will contribute to the Region’s overall greenfield density target
of 55 persons and jobs per hectare.
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7.4

Natural Open Space System

The Natural Open Space System is an integral part to the overall River Mill community
design and continues to guide the design of the DPS RMW (PH4), as it did in River Mill
Phases 1 and 2. As reviewed in Section 4.10 of this Report, the existing natural heritage
features include significant wetlands that make up part of the Maple Grove Road PSW
Complex, Middle Creek, floodplains, cultural meadows and significant woodlands. These
features are candidate habitats for endangered and threatened species with confirmed
significant wildlife habitats and fish habitats.
Amendments to the City of Cambridge Official Plan’s Map 4 are proposed to permit a
delineated developable area and to avoid isolated natural features, while respecting the
established Natural Open Space System. The Region, City and GRCA provided
comments on a Terms of Reference prepared by NRSI (GRCA on May 8, 2019, City of
Cambridge on May 13, 2019, Region of Waterloo on July 9). The Ministry of Natural
Resources and Forestry (MNRF) and Ministry of Environment, Conservation, and Parks
(MECP) also provided feedback on May 13, October 18, 2019, respectively. Further, site
walks with agency staff were conducted by the team to ensure a comprehensive approach
to protecting and enhancing the natural features on site on August 19 and September 23,
2019, which informed the TOR. Subsequently, NRSI amended the TOR and provided an
updated version to all agencies on October 7, 2019 which was approved.
The proposed development includes effective buffers between the natural features and
the elements of the proposed development. The buffers are described in the EIS (NRSI,
2020) including; 30 metre buffers around all PSWs; 10 metre buffers applied to the
surveyed woodland dripline around woodlands; 30 metre buffers around the Middle Creek
channel which includes the 15 metre top of bank setback from the watercourse. Minor
grading is required in a few locations to create stable slopes, and these areas will be
vegetated to become part of the buffers. The buffers are recommended to be delineated
prior to on-site construction activities. The natural features will be protected as the buffers
will protect against sedimentation and erosion and provide attenuation of precipitation,
run-off and nutrients as well as provide for a hazard mitigation zone from development.
Further to the recommended buffers, which are aligned with Provincial and Regional
requirements, the ZBA proposes 7.5 metre setbacks from Open Space zones for
apartment house dwellings to ensure the protection of the buffers and the natural features
they surround.
A Wetland and Forest Habitat Creation Plan is proposed for the subject lands to provide
habitat enhancements for the long term health and protection of the features. This plan will
enhance the natural heritage system (NHS) within the River Mill community, creating a
diverse, sustainable, and resilient, ecologically functional NHS.
This widened,
revegetated riparian corridor will reduce runoff and sedimentation into Middle Creek,
provide additional flood mitigation (through enhanced water retention by vegetation),
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thermal protection and buffering for Middle Creek, as well as provide a habitat linkage for
plants and animals between the woodlands and wetlands of the Subject Lands and the
woodlands and wetlands to the north, and the Speed River to the southeast. In the broader
context, this plan will create habitat corridor through the subject lands, helping to promote
viable habitat connections across the landscape in a cohesive manner with urban
development to support growth. By managing the plantations within the subject lands,
these communities will become more diverse (with higher abundances of native plant
species), more resilient, and will provide higher quality habitats for the native plants and
animals.
The Natural Open Space System is delineated along the perimeter of the developable
area, which allows for logical, efficient and compact development patterns and implements
Crime Prevention Through Environmental Design (CPTED) principles. CPTED is
important to the health and safety of the residents as the proposed development is
intended to be an age-in-place community ranging from young families to older adults.
Isolated natural heritage features without a clear boundary may pose a risk to wayfinding
activities. As such, eyes on the street and the clear delineation between natural features,
which present hazardous land conditions, and safe, programmed areas are necessary. A
publicly-owned and accessible trail system within the natural heritage system are
proposed to contribute towards the overall trail network of the broader community and
establish a well-connected community.

7.5

Summary

In summary, the above planning discussion evidently outlines the appropriateness of the
proposed land use amendments, implemented through a DPS, and maintains the overall
objects of the City of Cambridge Official Plan.
The City strives to provide for the development of new neighbourhoods which, through the
use of sensitive urban design, are safe, attractive, pedestrian friendly, integrated with the
natural heritage system, existing built areas and supporting facilities and services; and are
readily linked by nearby travel routes to other areas of the city.
The proposed development considers the existing natural heritage features, linking trails
and transportation routes within the overall built up areas and existing/proposed
developments. Direct impacts to the Natural Open Space System within the subject lands
can be avoided through the implementation of recommended buffers and compensation
plans.
For proposed residential lands, the City encourages the development of a wide a range of
housing unit types; promotes the use of compatible urban design; establishes residential
densities which are both appropriate to existing and new neighbourhoods and result in the
compact development of the city’s residential lands; promote balanced residential
intensification including individual lot intensification that is compatible with existing and
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permitted uses on neighbouring properties, as well as any other key natural and cultural
heritage resources.
Zoning is an important tool to implementing complete communities that are able to be built
out over time and respond to social and economic conditions while protecting significant
features to ensure sustainable solutions. The proposed development conforms to the
general objectives of the City of Cambridge of Official Plan, including OPA 8 to facilitate a
complete community that includes a range of land uses, residential densities and forms
while protecting the natural heritage features and its functions. An OPA and ZBA is
required to refine existing approvals related to 30T-12103 and 30T-12104 while
incorporating assembled lands since being purchased in 2018, namely, 1285 Speedsville
Road and a portion of 800 Briardean, to make up the overall River Mill community
development with compact urban standards in keeping with the intent of the Urban Design
Guidelines (NAK, 2020) .

8.0 Implementation
RMW (PH4) is to be implemented through the Official Plan Amendment, Zoning By-law
Amendment and Draft Plan of Subdivision planning instruments.
An OPA proposes to amend the City of Cambridge Official Plan’s Map 2, General Land Use Plan
and Map 4, Greenlands Network and add text to implement Site Specific Policy Areas over the
subject lands. Refer to Appendix C – Draft Amending OPA.
A ZBA proposes to amend the City of Cambridge Zoning By-law No. 150-85 to implement the
policies of the OPA. The ZBA proposes site specific regulations to the RM3 and RM3/CS5 Zones
that are reflective of existing approvals through By-law 213-15 while conforming to the Provincial,
Regional and Local Policies. OS1 and OS4 Zones are proposed to accommodate the Natural
Open Space System and its functions, a municipally owned stormwater management facility and
a neighbourhood park. Refer to Appendix D – Draft Amending Zoning By-law.
The proposed RMW (PH4) Draft Plan of Subdivision will implement the above requested
amendments. Refer to Appendix E – Draft Plan of Subdivision.
• It will complete the overall community as shown in the “Overall Development Plan” as shown
in Appendix A;
• Establishes a public right-of-way network that is adequately sized to be designed to municipal
standards and accommodate projected growth targets. The roads are proposed to connect
into existing municipal transportation infrastructure that maintains public health and safety;
• Establishes development blocks that are adequately sized to accommodate a full range of
residential and commercial uses while ensuring appropriate land use transitions;
• Establishes a delineated boundary to protect the Natural Open Space System;
• Allows for the development within a built-up area, is not premature and is in conformity with
existing and planned communities.
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Upon approval and registration of the blocks within the Draft Plan of Subdivision, subsequent
approvals will be required which include Site Plan, Draft Plan of Condominium and Part Lot
Control.

9.0 Conclusions
The proposed development conforms to the general objectives of the City of Cambridge of Official
Plan, including OPA 8 to facilitate a complete community that includes a range of land uses,
residential densities and forms while protecting the natural heritage features and its functions. An
OPA and ZBA is required to refine existing approvals related to 30T-12103 and 30T-12104 while
incorporating assembled lands since being purchased in 2018, namely, 1285 Speedsville Road
and a portion of 800 Briardean, to make up the overall River Mill community development.
•

The proposed development will contribute to the overall complete community of River Mill
on greenfield lands within the urban boundary in an area that is well-served by municipal
infrastructure, services, and amenities, and that can accommodate a vibrant, connected
and compact community, meeting provincial, regional and municipal goals;

•

The proposal is consistent with Section 51(24) of the Planning Act and the Provincial Policy
Statement, is in conformity with the Growth Plan, the Regional Official Plan and meets the
general intent of the Cambridge Official Plan;

•

The subject lands have been comprehensively studied by qualified professionals to ensure
all requirements have been met to Provincial, Regional and City standards, which have
informed the proposed planning instruments

•

The proposed planning instruments are desirable for the efficient development of the
subject lands and conform to the current planning policy framework for the Province,
Region and City

•

The proposal is respectful and in conformity with surrounding existing developments as it
relates to land use and zoning regulations; and

•

The proposed development and subsequent applications represent good land use
planning and are recommended for approval.

The approval of River Mill West (Phase 4) through the amendments of the City of Cambridge
Official Plan and Zoning By-law and Draft Plan of Subdivision are appropriate, desirable and
reflects good land use planning for the subject lands.
Respectfully Submitted,
T. Johns Consulting Group Ltd.

Diana Morris, BA, MCIP, RPP
Senior Planner

Terri Johns, BA, MCIP, RPP
President
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Appendix A:
Overall Development Plan
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Appendix B:
Proposed Zoning Amendment Map
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PROPOSED ZONING AMENDMENT MAP
LEGEND

Change in Zoning from the A1 Zone to the
RM3-S.4.1.303E.XX Zone, Modified.

Change in Zoning from the RM3(S.4.1.303E)
Zone to the RM3/CS5-S.4.1.303B.XXE Zone,
Modified.
Change in Zoning from the (E)A1 Zone to the
RM3/CS5-S.4.1.303B.XXE Zone, Modified.

Change in Zoning from the (E)A1 to the
RM3-S.4.1.303E.XX Zone, Modified

Change in Zoning from the RM3/CS5(S.4.1.303B) Zone
to theRM3/CS5-S.4.1.303B.XXE Zone, Modified.

Change in Zoning from the OS1 Zone to the
RM3-S.4.1.303D.XX Zone, Modified

Change in Zoning from the RM3(S.4.1.303A)
Zone to the OS4 Zone.

Change in Zoning from the OS1 Zone to the
RM3-S.4.1.303D.XX Zone, Modified.
Change in Zoning from the RM3(S.4.1.303A)
RM3-S.4.1.303D.XX Zone, Modified

Change in Zoning from the RM3(S.4.1.303E) to
the OS1 Zone.
Change in Zoning from the A1 Zone to the OS1
Zone.
Change in Zoning from the RM3(S.4.1.303A)
Zone to the OS1 Zone.

Change in Zoning from the RM3(S.4.1.303A)
Zone to the RM3-S.4.1.303B.XX Zone, Modified.
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Official Plan Amendment No. XX

By-law No. XX-XX
of the
City of Cambridge
Being a By-law of the Corporation of the City of
Cambridge to adopt Amendment No. XX, to the City
of Cambridge Official Plan (2018) as amended for
lands known municipally as 1134 Hunt Club Road,
1285 Speedsville Road and a portion of 800
Briardean Road.
WHEREAS Council of the City of Cambridge has the authority pursuant to
Section 17 and 22 of the Planning Act, R.S.O. 1990, c. P. 13, as amended
to adopt an Official Plan and made amendments thereto;
NOW THEREFORE BE IT RESOLVED THAT the Corporation of the City of Cambridge
enacts as follows:
1. THAT Amendment No. XX to the City of Cambridge Official Plan (2018) applies
to lands described as:
i.

Part of Lot 9 & Part of Lot 10, Concession 1, Beasley’s Lower Block, Formerly
in the Township of Waterloo, Now in the City of Cambridge, Regional
Municipality of Waterloo and not addressed.

ii.

Part of Lot 10, Concession 1, Beasley’s Lower Block, Formerly in the
Township of Waterloo, Now in the City of Cambridge, Regional Municipality of
Waterloo and addressed as 1285 Speedsville Road.

iii.

Part of Lot 9 & Part of Lot 10, Concession 1, Beasley’s Lower Block, Formerly
in the Township of Waterloo, Now in the City of Cambridge, Regional
Municipality of Waterloo and addressed as 800 Briardean Road.

2. THAT Amendment No. XX to the City of Cambridge Official Plan (2018) as
amended, consisting of the text and attached map, is hereby adopted;
3. THAT the Clerk is hereby authorized and directed to make application to the
Regional Municipality of Waterloo for approval of the aforementioned
Amendment No. XX to the City of Cambridge Official Plan (2018), as amended;
4. THAT this By-law shall come into full force and effect up on the final passing
thereof.

READ A FIRST, SECOND AND THIRD TIME, ENACTED AND PASSED this ______ day
of _________, A.D. 20__.

Mayor
_____________________________
Clerk

BASIS OF THE AMENDMENT
An Official Plan Amendment application was submitted together with a Zoning By-law
Amendment application in November, 2020. The applications were supported by a number of
reports that were requested at the pre-submission consultation meeting. The applications were
processed in a comprehensive manner and were the subject of a statutory public meeting.
Consultation also occurred with review agencies and the public.
The development of the subject lands is proposed within the Urban Area Boundary and
Designated Greenfield of the City of Cambridge which is where residential development is
encouraged and intensification is anticipated. The development is supported by available
infrastructure including municipal roads, water, sanitary sewer and stormwater services and
conforms with the intent of the City of Cambridge Official Plan. The proposed development
meets the City’s growth management policies, location criteria for multi-unit development, land
use compatibility, protection of the Natural Open Space System and urban design policies.

THE AMENDMENT
1. Chapter 16, Figures of the City of Cambridge Official Plan is hereby amended by
inserting Figure XX attached hereto;
2. Map 2A of the City of Cambridge Official Plan is hereby amended by inserting
reference to Figure XX; and,
3. Section 8.10.XX of the City of Cambridge Official Plan is hereby included by adding the
following text thereto and notwithstanding Policies 8.10.A, 8.10.B, 8.10.C and 8.10.D:
A. River Mill Community (Neighbourhood) (Figure XX,- Area 1)
Notwithstanding the Low/Medium Density Residential designation that applies to land on
the east side of Speedsville Road, west and north of Briardean Road, and more
particularly shown on Figure XX (Area 1) a full range of residential uses, including graderelated dwellings such as stacked townhouses or back-to-back townhouses, and
apartment dwellings are permitted. In order to ensure that the development is compatible
with industrial uses to the south, a height restriction of 6 storeys shall be contained in the
implementing zoning by-law for these lands. Notwithstanding Policy 8.4.6.3 a), the
maximum residential density target for this area is 50 units per hectare, measured across
the entirety of the area subject to this site specific policy.
1. Notwithstanding the other policies of this Plan, a wider range of uses and activities
than is specified for any designation may be permitted on lands which, in the opinion of
Council, are suitable for such additional uses by reason of their exceptional physical,
environmental or locational characteristics, existing land use, surrounding land uses,
neighbourhood function, accessibility or availability.
2. Council may designate lands identified in accordance with Policy 8.10.1 as "Site
Specific Policies" and, subject to the policies of this Plan, pass by-laws or otherwise
facilitate or encourage the development and use of such lands for such additional
purposes where provision is made in this Plan to specify the additional uses which may
be permitted and any criteria which may be required to govern the development and use
of such lands for such additional purposes. Lands with site-specific policies are generally
shown on Map 2A and more particularly shown in Figures.

B. River Mill Community (Apartment Block) (Figure XX- Area 2)
The High Density Residential designation that applies to land on the east side of
Speedsville Road, and more particularly shown on Figure XX (Area 2) is intended for the
development of a high density residential (apartment) uses with transitional medium
density residential (cluster rowhouse) uses. The implementing zoning by-law shall
establish appropriate land use permissions and built form regulations that emphasize the
high density form of development. In order to ensure that the development is compatible
with industrial uses to the south, a height restriction of 10 storeys shall be contained in
the implementing zoning by-law for these lands north of Equestrian Way.

C. River Mill Community (Mixed Use Main Street) (Figure XX- Area 3)
The High Density Residential designation that applies to land on the east side of
Speedsville Road, north of Equestrian Way, and more particularly shown on Figure XX
(Area 3) is intended for the development of a mixed-use area that primarily serves the
local neighbourhood context, in keeping with the Policy 8.4.6.11 of the City of Cambridge
Official Plan. This mixed-use area is intended to be used for a combination of: (a) retail
and commercial uses, office uses and community uses, either in standalone buildings or
as part of mixed-use building; (b) apartment dwellings, either in stand-alone buildings or
as part of mixed-use buildings; and (c) grade-related residential dwellings, including a
variety of multiple residential forms.
The implementing zoning by-law shall establish appropriate land use permissions and
built form regulations that emphasize a street-oriented form of development. This
includes regulations establishing: a range of commercial, residential and community
uses that are appropriate within the mixed-use area; commercial uses that are featured
at grade facing the public street for commercial mixed-use buildings; a minimum and
maximum range for front yard setbacks to a public street; a minimum and maximum
range for total gross leasable area in keeping with the local neighbourhood function of
the area; and, a minimum and maximum density range for residential uses. In order to
ensure that the development is compatible with industrial uses to the south, a height
restriction of 8 storeys shall be contained in the implementing zoning by-law for the mixed
use lands north Equestrian Way.
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Purpose and Effect of By-law No. XX-XX
Unaddressed lands (1134 Hunt Club Road), 1285 Speedsville Road and a portion of 800
Briardean Road
The Purpose of this By-law is to amend the zoning classification on the following properties:
1. 1134 Hunt Club Road from RM3(S.4.1.303A) Zone, RM3(S.4.1.303E) Zone,
RM3/CS5(S.4.1303B) Zone and, OS1 Zone, to RM3(S.4.1.303D.XX) Zone, Modified,
RM3(S.4.303E.XX) Zone, Modified, RM3/CS5(S.4.1.303B.XX) Zone, Modified, OS1
Zone and OS4 Zone.
2. 1285 Speedsville Road from (E)A1 to (H)RM3/CS5(S.4.1.303B.XX).
3. Portion of 800 Briardean Road from (E)A1 and A1 to RM3(S.4.1.303D.XX) Zone,
Modified and OS1 Zone.

The Effect of the By-law will be to permit the subject property to be developed as part of a
comprehensively planned complete community, known as River Mill.

By-law No. XX-XX
of the
City of Cambridge
Being a By-law of the Corporation of the City of Cambridge to
amend Zoning By-law No. 150-85, as amended with respect to
land municipally known as 1134 Hunt Club Road, 1285
Speedsville Road and a portion of 800 Briardean Road.
WHEREAS Council of the City of Cambridge has the authority pursuant to Sections 34 &
36 of the Planning Act, R.S.O. 1990, c. P. 13, as amended to pass this By-law;
AND WHEREAS this By-law conforms to the City of Cambridge Official Plan, as amended
by OPA No. XX;
AND WHEREAS the Council of the City of Cambridge has deemed it advisable to amend
Zoning By-law No. 150-85, as amended, and therefore implement the Official Plan of the
City of Cambridge;
AND WHEREAS Council deems that adequate public notice of the public meeting on DATE
was provided and that a further public meeting is not considered necessary in order to
proceed with this Amendment; and,
NOW THEREFORE BE IT RESOLVED THAT the Corporation of the City of Cambridge
enacts as follows:
1. THAT this by-law shall apply to lands described as LEGAL DESCRIPTIONS and is
shown on Schedule ‘A’ attached hereto and forming part of this by-law.
2. AND THAT the City of Cambridge Zoning By-law, being Schedule ‘A’ to By-law No.
150-85, as amended, is hereby amended by rezoning the subject property as
delineated on Schedule ‘A’ attached hereto:
a. RM3(S.4.1.303A), RM3(S.4.1.303E) and RM3/CS5(S.4.1303B) to
RM3(S.4.1.303D.XX) Zone, Modified; RM3(S.4.1.303D.XX), Modified,

RM3(S.4.1.303E.XX) Zone, Modified; RM3/CS5(S.4.1.303B.XX) Zone, Modified;
OS1 Zone; and OS4 Zone;
b. RM3(S.4.1.303E) Zone, Modified to OS1 Zone;
c. (E)A1 Zone to (H)RM3/CS5(S.4.1.XX) Zone, Modified;
d. (E)A1 Zone and A1 Zone to RM3(S.4.1.303D.XX) Zone, Modified;
RM3(S.4.1.303E) Zone, Modified; and OS1 Zone.

3. AND THAT the aforesaid City of Cambridge Zoning By-law No. 150-85, as amended,
is hereby further amended by adding the following subsection under section 4.1
thereof:

“4.1.303B.XX” - River Mill (Mixed-Use Main Street)
Notwithstanding the provisions of section 4.1.303B 1(c), the following regulation shall
apply to in the RM3/CS5 Zone to which reference “s.4.1.303B.XX” is made on
Schedule ‘A’ attached to and forming part of this By-law:
1. A minimum of 1,500m2 of Gross Leasable Commercial Floor Area shall be
constructed. The floor area shall include all lands zoned RM3.4.1.303B.
Notwithstanding the provisions of section 4.1.303B.5, the following Maximum
Building Height, Maximum Density of units per gross hectare, Minimum Private
Amenity Area per unit shall apply to Apartment House Dwellings in the RM3/CS5
Zone to which reference “s.4.1.303B.XX” is made on Schedule ‘A’ attached to and
forming part of this By-law:
1. The maximum Building Height shall be 8 storeys;
2. The maximum Density of units per gross hectare shall be 250;
3. The minimum Private Amenity Area per unit shall be 4m 2.
In addition to the provisions of section 4.1.303B.5, the following shall apply to
Apartment House Dwellings in the RM3/CS5 Zone to which reference
“s.4.1.303B.XX” is made on Schedule ‘A’ attached to and forming part of this By-law:
1. Minimum setback distance of 7.5 metres where the land is immediately
adjacent to the designated road right-of-way of Speedsville Road;

2. Minimum setback distance of 7.5 metres where the land is immediately
adjacent to land zoned in the Open Space Class.

Notwithstanding the provisions of section 4.1.303B.5, the following Maximum
Building Height, Maximum Lot Coverage, Maximum Number of Attached Units,
Maximum Density of units per gross hectare, Minimum Private Amenity Area per unit
shall apply to Cluster Rowhouse Dwellings in the RM3/CS5 Zone to which reference
“s.4.1.303B.XX” is made on Schedule ‘A’ attached to and forming part of this By-law:
1. The maximum building height shall be 4 storeys;
2. The maximum lot coverage shall be 60%, except 80% for stacked;
3. The maximum number of attached units shall be 8 units, except 16 units for
back-to-back and stacked;
4. The maximum density of units per gross hectare shall be 75;
5. The minimum private amenity area per unit shall not be applicable, except 4m 2
provided on a balcony or terrace for back-to-back and stacked.

Notwithstanding the provisions of section 4.1.303B.5, the following Maximum Lot
Coverage per unit shall apply to Linear Rowhouse Dwellings in the RM3/CS5 Zone
to which reference “s.4.1.303B.XX” is made on Schedule ‘A’ attached to and forming
part of this By-law:
1. The maximum lot coverage shall be 60%.

In addition to the provisions of Section 4.1.303B the following regulation shall apply
to the lands in the RM3/CS5 zone to which reference “s.4.1.303B.XX” is made on
Schedule ‘A’ attached to and forming part of this By-law:
1. Notwithstanding the creation of lot lines by registration of a condominium, the
zoning regulations for cluster development in the RM3/CS5 zones, as set out
herein, shall be applied to the entirety of the lands zoned RM3/CS5, not the
individual lots created through condominium registration.

“4.1.303D.XX” – River Mill (Neighbourhood Residential)
In addition to Section 4.1.303D, the following regulations shall apply to lands in the
RM3 Zone to which the parenthetical reference to “s.4.1.303D.XX” is made on
Schedule ‘A’ attached to and forming part of this By-law:
1. The following uses shall be permitted:
a. Single detached dwelling;
b. Semi-detached dwelling;
2. Detached one-family dwellings shall be subject to the provisions of section
4.1.303C.1, R6 Zone;
3. Semi-detached dwellings shall be subject to the provisions of the RS Zone
requirements of section 3.1.2.3 except notwithstanding section 3.1.2.3 (g), (j) and
(k):
a. Minimum exterior side yard shall be 3.0 metres;
b. Maximum lot coverage shall be 52%;
c. Minimum landscaped open space shall be 25%;

Notwithstanding the Maximum Lot Coverage; Minimum Landscaped Open Space;
Minimum Private Amenity Area per dwelling unit; Permitted Encroachments open or
covered unenclosed porches, patios, decks not exceeding 3m in height provisions of
Section 4.1.303D, Cluster Rowhouse Dwellings in the RM3 Zone to which reference
s.4.1.303D.XX is made on Schedule ‘A’ attached hereto and forming part of this Bylaw:
1. The minimum lot coverage shall be 60% except for a Cluster Rowhouse
dwelling (Back-to-Back) shall be 80%.
2. The minimum landscaped open shall be 25%, except Cluster Rowhouse
dwelling (Back-to-Back) shall be not applicable.
3. Minimum Private Amenity Area per dwelling unit:
a. Cluster Rowhouse shall be 35m2;
b. Cluster Rowhouse (back-to-back) shall be 4m2 (provided as terrace or
balcony);
c. Cluster Rowhouse (stacked) shall be 4m2.
4. Permitted Encroachments open or covered unenclosed porches, patios, deck
not exceeding 3m in height shall be:

a. 3m into the minimum required front yard on an interior lot and 1.5m into
the minimum required front and exterior side yard on a corner lot
b. 2.5m into the minimum rear yard including eaves and cornices.

Notwithstanding the provision of Section 2.1.15.1 the following regulations shall apply
to the lands in the RM3 zone to which reference “s.4.1.303C.XX” is made on
Schedule ‘A’ attached to and forming part of this By-law:
1. The maximum encroachment of steps above or below grade, sills, cornices,
eaves, gutters, chimneys or pilasters into a required yard shall be 0.75 metres.

In addition to the provisions of Section 4.1.303D, the following regulations shall apply
to Apartment House Dwellings in the RM3 Zone to which parenthetical reference
“s.4.1.303D.XX” is made on attached Schedule ‘A’ attached to and forming part of
this by-law:
1. The minimum setback of any apartment building to the north/south leg of
Briardean Road shall be 50 metres.

In addition to the provisions of Section 4.1.303D the following regulation shall apply
to the lands in the RM3 zone to which reference “s.4.1.303D.XX” is made on
Schedule ‘A’ attached to and forming part of this By-law:
1. Notwithstanding the creation of lot lines by registration of a condominium, the
zoning regulations for cluster development in the RM3 zones, as set out
herein, shall be applied to the entirety of the lands zoned RM3, not the
individual lots created through condominium registration.

“4.1.303E.XX” – River Mill (Speedsville Apartment Blocks)
Notwithstanding the Minimum Front Yard, Maximum Density and Maximum Building
Height provisions of Section 4.1.303E.1, the following regulations shall apply to
Apartment House Dwellings in the RM3 Zone to which reference “s.4.1.303E.XX” is
made on Schedule ‘A’ attached to and forming part of this By-law:
1. Minimum Front Yard shall be 4.5 metres and shall include notes (1), (2) and (3),
except 7.5 metres on Speedsville Road;
2. Maximum Density (dwelling units per net residential hectare) shall be 250;

3. Maximum building height of 10 storeys within 85 metres of the Speedsville Road
street line and 6 storeys if located further than 85.1 metres from Speedsville Road.

In addition to the provisions of Section 4.1.303E, the following regulations shall apply
to Apartment House Dwellings in the RM3 Zone to which reference “s.4.1.303E.XX”
is made on attached Schedule ‘A’ attached to and forming part of this by-law:
1. Minimum setback distance of 7.5 metres where the land is immediately adjacent
to land zoned in the Open Space Class.

In addition to the provisions of Section 4.1.303E, the following regulations shall apply
in the RM3 Zone to which reference “s.4.1.303E.XX” is made on attached Schedule
‘A’ attached to and forming part of this by-law:
1. The following uses shall be permitted:
a. Cluster rowhouse dwellings

In addition to the provisions of Section 4.1.303E, Cluster Rowhouse dwellings shall
be subject to the provisions of section 4.1.303D except, notwithstanding Maximum
Lot Coverage; Minimum Landscaped Open Space; Minimum Private Amenity Area
per dwelling unit; Maximum Density (units per net residential hectare); Permitted
Encroachments open or covered unenclosed porches, patios, decks not exceeding
3m in height the following regulations shall apply to the lands in the RM3 zone to
which reference “s.4.1.303E.XX” is made on Schedule ‘A’ attached to and forming
part of this By-law:
1. The minimum lot coverage shall be 60% except for a Cluster Rowhouse
dwelling (Back-to-Back) shall be 80%.
2. The minimum landscaped open shall be 25%, except Cluster Rowhouse
dwelling (Back-to-Back) shall be not applicable.
3. Minimum Private Amenity Area per dwelling unit:
a. Cluster Rowhouse shall be 30m2;
b. Cluster Rowhouse (back-to-back) shall be 4m2 (provided as terrace or
balcony);
c. Cluster Rowhouse (stacked) shall be 4m2 (provided as terrace or
balcony).
4. Maximum Density (units per net residential hectare) shall be 75.

5. Permitted Encroachments open or covered unenclosed porches, patios, deck
not exceeding 3m in height shall be:
a. 3m into the minimum required front yard on an interior lot and 1.5m into
the minimum required front and exterior side yard on a corner lot
b. 2.5m into the minimum rear yard including eaves and cornices.

Notwithstanding the provision of Section 2.1.15.1 the following regulations shall apply
to the lands in the RM3 zone to which reference “s.4.1.303E.XX” is made on
Schedule ‘A’ attached to and forming part of this By-law:
1. The maximum encroachment of steps above or below grade, sills, cornices,
eaves, gutters, chimneys or pilasters into a required yard shall be 0.75 metres.

In addition to the provisions of Section 4.1.303E the following regulation shall apply
to the lands in the RM3 zone to which reference “s.4.1.303E.XX” is made on
Schedule ‘A’ attached to and forming part of this By-law:
1. Notwithstanding the creation of lot lines by registration of a condominium, the
zoning regulations for cluster development in the RM3 zones, as set out
herein, shall be applied to the entirety of the lands zoned RM3, not the
individual lots created through condominium registration.

(“H”) Holding Provisions – 1285 Speedsville Road
1. Prior to the lifting of the Holding (“H”) provision, the following will be completed
to the satisfaction of the City of Cambridge and the Regional Municipality of
Waterloo:
a. The Applicant has provided a Record of Site Condition acknowledged
by the Ministry of Environment, Conservation and Parks.
4. AND THAT this By-law shall come into force and effect on the date it is enacted
Subject to Official Plan Amendment No. 42 coming into effect pursuant to Subsection
24(2) of the Planning Act, R.S.O., 1990, c. P. 13, as amended.

READ A FIRST, SECOND AND THIRD TIME, ENACTED AND PASSED this ______ day
of _________, A.D. 20__.
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This is Schedule A attached to and forming part of By-law
Zoning Classification
RM3(S.4.1303E)-XX Zone, Modified

OS1 Zone, Modified

RM3(S.4.1.303D)-XX Zone, Modified

OS4 Zone, Modified

RM3/CS5(S.4.1.303B)-XX Zone, Modified

Lands affected by the by-law

Holding ("H") Provision
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Appendix E:
Draft Plan of Subdivision

Planning Justification Report: River Mill West (Phase 4)

