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Planning Justification Report: River Mill East (Phase 5)

1.0 Introduction
T. Johns Consulting Group Ltd. (“T. Johns”) were retained by River Mill Development Corporation
in October 2016, to coordinate submission of planning applications in support of River Mill East
(Phase 5) [RME(PH5)] located on the west and east side of Briardean Road, on the south side of
Maple Grove Road, in the City of Cambridge, Region of Waterloo. The proposed planning
applications are necessary to facilitate the development of the subject lands for a mix of residential
uses. The subject lands are part of the overall River Mill Community, which includes River Mill
West (Phase 4) [RMW (PH4)] that is being processed concurrently with this application. RME
(PH5) has no previous planning approvals in place and is serviced independently, as such it is
being submitted as a stand-alone application.

1.1

Site Description

The subject lands are municipally known as 875 and part of 800 Briardean Road, Cambridge,
legally described as Part of Lot 11, Concession 1, Beasley’s Lower Block (Geographic Township
of Waterloo), City of Cambridge, Regional Municipality of Waterloo (See Figure 1 – Location Map
and Figure 2 – Aerial Map).
875 and part of 800 Briardean Road (“subject lands”) are located on the west and east sides of
Briardean Road (local road), at the intersection of Maple Grove Road (arterial Regional road).
The subject lands are located to the west of the existing River Mill Community (Phases 1 and 2)
that includes a variety of land uses including schools, employment lands and the future River Mill
West (Phase 4) which proposes a variety of residential uses and densities. The subject lands are
surrounded by the following:
North:
East:
South:
West:

2-storey single detached dwelling, agricultural lands
Mix of low/medium density residential uses
Open space, wetland
Open space, wetland

875 Briardean Road
875 Briardean Road is rectangular in shape, with an area of 0.41 ha (1.01 ac), a frontage of 74.04
metres on Briardean Road and a depth of 54.88 metres. The subject lands are currently vacant,
former residential lands. The property is generally flat with some mature vegetation including
shrubs and trees on the perimeter of the property. The subject lands are accessed from one (1)
paved driveway from Briardean Road.
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800 Briardean Road
800 Briardean Road is a larger parcel that extends into the proposed RMW (PH4) development.
The development boundary between RMW (Phase 4) and RME (PH5) was created by the existing
natural heritage feature, Middle Creek, that runs along the west and southern property line of RME
(PH5). Site walks were conducted by NRSI, the Grand River Conservation Authority (GRCA), City
of Cambridge and Region of Waterloo staff, during which the limits of the wetlands and tree
driplines were identified and surveyed. These boundaries formed the limits of development which
also respects the enhanced 30.0m setback on either side of Middle Creek, 10.0m setback from
dripline and the survey-confirmed limit of the floodplain. These setbacks ensure that all of the
lands to be protected and their buffers are wholly outside of the RME (PH5) development limits
and will be dedicated as part of Block 28 on the RMW (PH4) Draft Plan of Subdivision.
The portion of 800 Briardean Road that is part of RME (PH5) is irregular in shape, with an area of
3.64 ha (8.99 ac), a frontage of 176.60 metres on Briardean Road and a depth of 304.4 metres
abutting Maple Grove Road. The lands are currently used for agricultural uses and are generally
flat with some mature vegetation including shrubs and trees along the rear property line.
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Figure 1
Location Map
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Figure 2
Aerial Map
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2.0 Proposed River Mill East (Phase 5)
The following section will provide a detailed description of the proposed residential infill
development and the planning approvals that are required.

2.1

Proposed River Mill East (Phase 5) Development

River Mill Development Corporation, as the principle landowner, prepared an Overall
Development Plan (October, 2020) as a supporting document to the proposed planning
applications (See Appendix A – Overall Development Plan). The River Mill community is generally
bounded by Maple Grove Road to the north, the existing Idylwild Subdivision and River Mill
Phases 1 and 2 to the east (formerly Hunt Club), Equestrian Way to the south and Speedsville
Road to the west. The Overall Development Plan has been prepared to provide a comprehensive
strategy for the overall development of the River Mill Community in a coordinated and cohesive
manner. The Overall Development Plan establishes a framework and strategy for the continued
protection of natural heritage features and functions, an evaluation of a transportation network
consisting of local streets and trails to accommodate vehicular and pedestrian movement, and a
recommended land use and density pattern considering the existing and planned land uses within
the community.
RME (PH5) is to provide medium density residential built form as part of the larger River Mill
Community to the South/West. The proposed development is for the creation of two (2) blocks of
residential development and one (1) block for a future public road that will become part of
Briardean Road and will facilitate the closure of Briardean Road at Maple Grove Road (See
Appendix B – Site Concept Plan Package). Briardean Road was permanently closed as of
September 28, 2020 with access maintained via Pointer Street and Compass Trail. The proposed
residential blocks will provide a mixture of 2-storey and 3-storey standard townhouse units and a
private stormwater pond located in Block 1. The proposed development is supported by trail
connections, parkland, open space and local commercial located within RMW (PH4) and a
neighbourhood park and elementary school approved as part of the previous phases 1 and 2.

2.2

Pre-Consultation

A Pre-Consultation Meeting was held on January 31, 2019 to review the merits of a conceptual
block plan consisting of the, previously named, Phase 3 Hunt Club lands, as well as the
assembled 1285 Speedsville Road, 800 Briardean Road, 875 Briardean Road and 314 Equestrian
Way. Low, medium and high density condominium blocks were proposed along the retention of
the environmental lands. Lands west of the natural heritage feature are subject to other planning
applications which have been submitted concurrently as RMW (PH4).
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The pre-consultation directed that an Official Plan Amendment to amend the existing Cambridge
Official Plan, Zoning By-law Amendment to amend Zoning By-law 150-85 and Draft Plan of
Subdivision would be required to facilitate the proposed development. The Record of Presubmission Consultation identified a number of studies and plans required for Complete
Application as detailed in Section 3.0 of this report. Subsequent Site Plan Control, Draft Plan of
Condominium and Part Lot Control applications will be required once those planning approvals
are in place. Additional details regarding the proposed amendments can be found in Section 4.5
and 4.6 of this report.

2.3

City of Cambridge Official Plan Amendment

The City of Cambridge Official Plan designates the subject lands as Future Urban Reserve. Lands
within this designation are restricted to existing uses or those permitted in all designations,
including agricultural uses without livestock operations. To facilitate the proposed development
an Official Plan Amendment is required to change the designation to Low/Medium Density
Residential with a Special Policy Area that permits a density of 55 units per hectare. A detailed
discussion related to the proposed Official Plan amendment is found within Section 4.5 of this
report.

2.4

City of Cambridge Zoning By-law Amendment

The City of Cambridge Zoning By-law No. 150-85 zones 800 Briardean Road as Agricultural “A1”
Zone and 875 Briardean Road as Low Density Residential “RR1” Zone. The “A1” Zone permits
farming uses, a detached one-family farm-related dwelling, a day nursery, a class 2 group home,
a riding stable, a kennel, and accessory uses. The “RR1” Zone permits detached one-family
dwellings, residential special care facility, farming, and accessory uses. The existing zoning of the
subject lands does not permit standard townhouses. To facilitate the proposed residential
development, a Zoning Bylaw Amendment is required. The intent is to amend the existing zoning
by changing from the Agricultural “A1” Zone and Low Density Residential “RR1” Zone to a new
site specific Medium High Density Residential “RM3(s.4.1.303H)-XX” Zone, Modified. A detailed
discussion related to the proposed Zoning By-law amendment is found within Section 4.6 of this
report .

2.5

River Mill East (Phase 5) Draft Plan of Subdivision

The Draft Plan of Subdivision (DPS) is required to assemble lands, establish a connected and
safe transportation network and design a neighbourhood that protects compatibility of existing and
proposed land uses. The DPS defines development blocks appropriate for specific design
principles, applied through the ZBA and OPA. Refer to Figure 3 - Draft Plan of Subdivision - Land
Use Schedule and Appendix C – Draft Plan of Subdivision.
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875 Briardean Road
Block 2, located at 875 Briardean Road, proposes eighteen (18) 3-storey townhouse units with a
total lot area of 0.41 hectares. Block 2 provides a net density of 43.9 units per hectare, accessed
from Briardean Road with internal private condominium roads and dedicated visitor parking
spaces. 915 Briardean Road, while not part of this application, is located at the corner of Maple
Grove Road and Briardean Road, directly north of 875 Briardean Road. The future development
potential of 915 Briardean Road has been considered in the design of 875 Briardean Road and is
further explained in Section 3.12 of this report.
800 Briardean Road
Block 1 and Block 3 are located within part of 800 Briardean Road. Block 1 proposes one hundred
and fifty-two (152) proposed 2-storey and 3-storey townhouse units with a lot area of 3.47
hectares. Block 1 provides a net density of 43.8 units per hectare, accessed from Briardean Road
with internal private condominium roads and designated visitor parking spaces. Block 1 will
provide a private stormwater management pond that will service both residential blocks (Block 1
& 2). Block 3 has an area of 0.17 hectares and will be a future right-of-way dedication to the City
of Cambridge. Block 3 will facilitate the closure of Briardean Road at Maple Grove Road.
Briardean Road was permanently closed as of September 28, 2020 with access to Briardean
Road maintained via Pointer Street and Compass Trail (See Appendix D – Draft Plan of
Subdivision).

Figur e 3
Draft Plan of Subdivision – Land Use Schedule
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3.0 Supporting Studies
The Record of Pre-submission Consultation identified a number of studies and plans required for
a Complete Application as required under The Planning Act. This section provides a brief
summary of the findings for each study. A copy of each of the following has been included under
separate cover.
CONSULTANT

REPORT

DATE

Detritus Consulting Ltd.
MTE

Stage 1-2 Archaeological Assessment
Preliminary Functional Servicing Report
Chloride Impact Assessment
Hydrogeological Characterization Report
Preliminary Stormwater Management Report
Preliminary Water Distribution Analysis
Preliminary Grading and Drainage Plan
Environmental Impact Study (includes
Development Vegetation Management Plan)
Transportation Impact Study

October, 2020
October, 2020
October, 2020
October, 2020
October, 2020
October, 2020
October, 2020
October, 2020

Noise Feasibility Study
Urban Design Guidelines
Planning Justification Report (includes Public

July, 2020
September, 2020
November, 2020

Natural Resource Solutions
Inc.
Paradigm Transportation
Solutions Limited
HGC Engineering
NAK Design Strategies
T. Johns Consulting Group

July, 2020

Consultation Strategy, OPA and Draft Amending
By-laws)
Draft Plan of Subdivision
Site Concept Plan

3.1

September, 2020
September, 2020

Stage 1-2 Archaeological Assessment

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
RME (PH5) in addition to some of the lands of RMW (PH4). 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

3.2

Preliminary Functional Servicing Report

A Functional Servicing Report was prepared by MTE Consultants, dated October 16, 2020.
Overall, site grading will provide for ‘major’ overland flow conveyance downstream in two
directions; to the existing Stormwater Management (SWM) Facility east of the Subject Lands in
Phase 1 of River Mill and the proposed private SWMF2. It has been designed to provide adequate
cover over municipal services and match proposed road and existing boundary grades with
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appropriate slopes. Separation from the composite high groundwater and the basement footings
has been provided throughout the development.
Stormwater management for the development can be accommodated for Block 1 of the DPS in
the proposed SWMF 2, and for Blocks 2 and 3 in the existing SWM Facility east of the Subject
Lands, with minor upgrades to the existing conveyance system. Further information is outlined in
the Preliminary Stormwater Management Report - MTE, October 16, 2020.
The Subject Lands can be adequately serviced through the extension of existing municipal
infrastructure from lands to the east, along with a new private sanitary pumping station for a portion
of the Subject Lands outletting via a private forcemain to the existing municipal infrastructure.
Water distribution can also be adequately addressed through direct connection to the existing
450mm watermain on Maple Grove Road. Utility servicing will be undertaken at the appropriate
time, to ensure services are available prior to occupancy. See the Functional Servicing Report
prepared by MTE for details.

3.3

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. See the Chloride
Impact Study prepared by MTE for more details.

3.4

Hydrogeological Characterization Report

A Hydrogeological Characterization Report was prepared by MTE Consultants, dated October
16, 2020. 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.
Groundwater flow patterns during December 2019 indicate that groundwater is present on the
Subject Lands, with flow in a south-westerly direction towards Middle Creek. 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.
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
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geometric mean of 3.01x10-5 m/sec. 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. See the Hydrogeologic Characterization Report
prepared by MTE for more details.

3.5

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 two (2) 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 0.78ha of the proposed River Mill development be directed to existing North
Stormwater Management Pond within Phase 1 of the River Mill development, with
modifications to its outlet control.
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 prepared by MTE for more details.

3.6

Preliminary Water Distribution Analysis

A Preliminary Water Distribution Analysis was prepared by MTE Consultants, dated October 16,
2020. The direct connection to the existing 450mm diameter watermain on Maple Grove Road 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.
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
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. See the Preliminary Water Distribution Analysis prepared by MTE for
more details.

3.7

Environmental Impact Study

An Environmental Impact Study was completed by Natural Resource Solutions Inc., (NRSI) dated
October, 2020. The Terms of Reference (TOR) for the Environmental Impact Study was initially
provided to the GRCA, City of Cambridge, Region of Waterloo and Ministry of Natural Resources
and Forestry (MNRF) on April 9, 2019. Having been revised upon receiving comments from all
parties, the TOR was resubmitted October 7, 2019. The TOR was subsequently submitted to the
Ministry of Environment, Conservation, and Parks (MECP) on October 18, 2019.
After the initial site walks were conducted by NRSI staff to flag the limits of wetlands and tree
driplines, a site walk with the Grand River Conservation Authority (GRCA), City of Cambridge and
Region of Waterloo occurred on August 19, 2019. During this site walk, the GRCA reviewed and
adjusted flag locations as necessary to determine the appropriate boundaries have been
identified. Following this exercise, the flags were surveyed by MTE and provided to the consultant
team in a georeferenced CAD file. These boundaries formed the basis on which proposed limits
of development were created. Development limits for RME (PH5) are set to respect the 30.0m
setback from wetlands, 10.0m setback from dripline and the survey-confirmed limit of the
floodplain. An Enhanced 30m Buffer has been proposed from Middle Creek with additional
vegetation to improve the existing natural area as identified in the schedules and maps of the EIS
report. By doing this, all of the lands to be protected and their buffers are wholly outside of the
RME (PH5) development limits and will be dedicated as part of Block 28 on the RMW (PH4) Draft
Plan of Subdivision.
The EIS 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
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significance and sensitivity of identified natural features, with consideration for applicable
municipal and provincial policies and legislation, is provided. Significant natural features and their
recommended buffers were used to guide the layout of the proposed RME (PH5) development to
mitigate the potential for direct and indirect impacts on these identified features. Appropriate
buffers around significant natural heritage features are recommended.
An analysis of impacts for RME (PH5) of the proposed development is provided. Direct impacts
from both phases have largely been avoided through protection and buffering of the existing
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
prepared by NRSI for more details.

3.8

Transportation Impact Study

A Transportation Impact Study was prepared by Paradigm Transportation Solutions Limited,
dated July, 2020. The study was focused on RMW (PH4) and 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 leftturn 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 prepared by Paradigm Transportation Solutions for more details.

3.9

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 standard homebuilding mitigation exists. 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.
Specifically related to RME (PH5) the report notes that Acoustic barriers will be required for the
rear yards of lots adjacent to and with exposure to Maple Grove Road. Central air conditioning is
required for the future dwellings closest and with exposure to 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 Maple Grove Road. Upgraded building
construction methods are required for all blocks adjacent and with exposure to Maple Grove Road.
For Blocks that are located further away from Maple Grove, any building façade constructions and
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ventilation requirements meeting the requirements of the Ontario Building Code will provide
adequate sound insulation for the indoor space.
When the final siting information and building layouts are available for the block adjacent to Maple
Grove Road (Block 1), a noise study should be performed to refine the acoustic requirements as
required. See the Noise Feasibility prepared by HGC for more details.

3.10 Urban Design Guidelines
The River Mill Community Urban Design Guidelines were prepared by NAK Design Strategies,
dated September, 2020. The guidelines provide design direction related to the implementation of
the vision and intent for the River Mill Community development as a whole. The River Mill
Community (Phases 4 and 5) will supply new residential housing within the City of Cambridge,
through the development of an affordable, welcoming and vibrant neighbourhood.
The goals and objectives of the River Mill Community Urban Design Guidelines are as follows;
1. To design a community that is connected internally and integrated with the rest of
Cambridge, and other surrounding communities, through a network of roads, paths and
trails;
2. To provide a range of mixed uses in a manner that helps reduce the need for the use of
automobiles to meet the daily needs of life;
3. To encourage protection of existing topographical and natural heritage features and areas,
and their associated ecological functions, and to identify a linked natural heritage and open
space system;
4. To create a distinct neighbourhood that features community focal points and brings people
and activities together;
5. To provide a range and mix of housing that is available to all ages, abilities, incomes and
household sizes;
6. To encourage a high standard of design that reflects the existing heritage character of the
City and Region, and creates a sense of place, and contributes to civic pride; and
7. To ensure convenient access to a range of active and passive public spaces, which
provide opportunities for recreational and cultural activities.
The River Mill Community Urban Design Guidelines identify the subject lands as Medium/High
Density and a Stormwater Management Pond 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. 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 prepared by NAK for more information.
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3.11 Public Consultation Strategy
An Information Letter will be mailed out 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 current situation of the pandemic, the applicant/owner will work with the City to
establish the appropriate approach to engage with the public. A few options 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.

3.12 Future Land Assembly
915 Briardean Road, while not part of this application, is located at the corner of Maple Grove
Road and Briardean Road, directly north of 875 Briardean Road. The lands are currently occupied
by a single detached dwelling. Numerous unsuccessful attempts have been made by River Mill
Development Corporation to acquire 915 Briardean Road for assembly. However, consideration
has been made for the future development potential of 915 Briardean Road in relation to RME
(PH5) and a Site Concept Plan has been prepared (See Appendix C – Future Land Assembly).
The Site Concept Plan illustrates the potential for seventeen (17) standard townhouse units. The
development would be accessed by Briardean Road with an internal private condominium road
and 4 visitor parking spaces. 875 and 915 Briardean Road can be developed independently but
have been designed to function cohesively. The proposed development of RME (PH5) will not
have any negative impact on the future development potential for 915 Briardean Road.

Page 14 of 60
Planning Justification Report: River Mill East (Phase 5)

4.0 Planning Framework
This section reviews the planning documents applicable to the subject property, which include the
those outlined, as follows:
4.1

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

4.2

Provincial Policy Statement, 2020

4.3

Growth Plan for the Greater Golden Horseshoe, 2019

Region of Waterloo

4.4

Regional Municipality of Waterloo Official Plan

City of Cambridge

4.5

City of Cambridge Official Plan

4.6

City of Cambridge Zoning Bylaw No. 150-85

Province of Ontario

4.1

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 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 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.
Archaeological Assessment Phase 2 Report (Detritus
Consulting Ltd, October 1, 2020) concludes that a Phase
3 is not required (refer to Section 5.0). The FSR and SWM
Report (MTE, 2020) concludes that the DPS
accommodates a SWM, private right-of-way network,
dedicated public right-of-way block and developable
blocks that are adequately sized to ensure sufficient
capacity for transportation, sewage, water and waste
management systems. Easements to accommodate
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communication systems are able to be implemented
through the development process within the design DPS.
The proposed DPS promotes a connected and efficiently
laid out developable area to ensure wayfinding to
community-oriented land uses and crime prevention
through environmental design principles to ensure a safe
and healthy community. The proposed private road
network will provide sidewalks with appropriate curb cuts
and marked intersections to provide direct grade access
to the residential uses. The proposed transportation
network (i.e. private roads, trail connections, etc.) is
designed to be sustainable, oriented to pedestrians to
ensure safe and efficient connectivity to a variety of land
uses and public 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 0.41 hectare public right-of-way (Block 3)
to be dedicated to the City of Cambridge to facilitate the
closure of Briardean Road at Maple Grove Road. The
proposed land uses and development blocks are in
addition to land use approvals related to 30T-12103, which
includes a neighbourhood park and elementary school,
part of Phase 2. In addition, the proposed development
blocks are part of the River Mill Community and Urban
Design Guidelines that include the proposed RMW (PH4).
RMW (PH4) provides land use opportunity for additional
health, social and cultural facilities. The DPS and related
OPA and ZBA approvals are intended to provide an
approvals framework that can respond to changing social,
economic and climate conditions. 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. The DPS and related OPA and ZBA applications
require an approved Urban Design Guideline document 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 RME
(PH5) will provide a private stormwater management
facility designed to accommodate the proposed density
and a proposed 0.51 hectare neighbourhood park as part
of Phase 4 of River Mill Community, in addition to the
existing 1.32 hectare neighbourhood park within Phase 1
and the 2.56 hectare neighbourhood park within Phase 2,
to support the growth and build out of the subject lands.
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The public interest is protected as the DPS does not
negatively impact capacity, natural heritage resources or
cultural heritage resources. The proposed DPS provides
uses that support transit, employment lands and 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 Regional and Local
Official Plans, as amended. The OPA represents good
planning and is further discussed in Section 4.4 and 4.5 of
this report. The proposed blocks and roads are a part of a
comprehensive community development with multiple
stakeholders and landowners.

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

The subject lands are suitable for the proposed residential
land uses. 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.

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.

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 private right-of-ways have been designed
with widths that meet municipal standards to ensure
adequate and safe vehicle circulation and to
accommodate required infrastructure. The proposed
private road network is designed to intersect with an
existing public right-of-way, being Briardean Road,
according to TAC Manual standards. The DPS establishes
a block to be dedicated to the City to facilitate the closure
of Briardean Road at Maple Grove Road.

f)

the dimensions and shapes of
the proposed lots;

The DPS proposes medium density residential uses as a
transition between the existing neighbourhood to the east
and the proposed uses to the west. The proposed SWM is
proposed to be adjacent to Middle Creek, 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 are not applied to the lands. 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
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courses and wetland features, to the west and south, 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 30T-12103, located within Phase 2 of River Mill.

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

0.17 hectares located in Block 3 on the DPS are proposed
to be dedicated for a right-of-way to facilitate the closure
of Briardean Road at Maple Grove Road.

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.

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 townhouses (i.e. row
houses). As such, the blocks residential uses will be
subject to site plan control. Site Plan Control applications
will be submitted subsequent to the DPS, OPA and ZBA
approvals.

4.2

Provincial Policy Statement, 2020

The Provincial Policy Statement, 2020 (“PPS”), issued under the Planning Act, came into effect
on May 1st, 2020 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.
The subject lands are located within an existing “Settlement Area” known as the City of
Cambridge. Applicable policies have been reviewed below.
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1.1.1

Healthy, liveable and safe communities are sustained by:
a. promoting efficient development and land use patterns which sustain the
financial well-being of the Province and municipalities over the long term;
b. accommodating an appropriate range and mix of residential (including
second units, affordable housing and housing for older persons),
employment (including industrial and commercial), institutional (including
places of worship, cemeteries and long-term care homes), recreation, park
and open space, and other uses to meet long-term needs;
c. avoiding development and land use patterns which may cause
environmental or public health and safety concerns;
d. avoiding development and land use patterns that would prevent the
efficient expansion of settlement areas in those areas which are adjacent
or close to settlement areas;
e. promoting cost-effective development patterns and standards to minimize
land consumption and servicing costs;
f. improving accessibility for persons with disabilities and older persons by
identifying, preventing and removing land use barriers which restrict their
full participation in society;
g. 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
h. promoting development and land use patterns that conserve biodiversity
and consider the impacts of a changing climate.

Planning Comment:
The proposed RME (PH5) of the River Mill Community neighbourhood promotes efficient
development and land use patterns and uses underutilized land for residential intensification.
The proposed residential land uses are aligned with the overall community structure of RMW
(PH4) of supplying residential lands in proximity to employment and community uses. A park
block of 0.51ha is proposed in addition to 2.6km of recreational trails in the RMW (PH4) 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 RME (PH5) does not impact future
opportunities of Settlement Area expansion. The subject lands are adjacent to the rural-urban
boundary (i.e. Maple Grove Road) and respect the limits for urban development and natural
heritage limits. The proposed River Mill Community establishes cost-effective development
patterns and standards to achieve compact urban development that can be serviced by a logical
and efficient infrastructure design.
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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;
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
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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 of the City of Cambridge. The
proposed RME (PH5) promotes energy efficiency with compact urban development. The
proposed servicing plans are logical and support efficient distribution of energy and water. The
development limits of RME (PH5) are located entirely outside of the enhanced 30.0 metre buffer
to the Middle Creek heritage feature. The planned Regional transportation network, including a
stop at Maple Grove Road and Speedsville Road will be supported by the proposed New
Community by providing ridership and access to the stop.
The proposed residential land use designation is intended to provide residential options to the
housing market, providing housing types that support varying lifestyle needs. The proposed
development standards, to be implemented by the Zoning By-law, reflect existing development
standards approved throughout the River Mill Community per Phases 1, 2 and 3 and continue
to be aligned with best practices to ensure a safe and logical land use pattern that can provide
varying densities throughout the River Mill Community.
The Region’s minimum target for intensification on Greenfields is 55 persons/jobs per hectare
which is aligned with the Provincial target for the Region of Waterloo. The proposed RME (PH5)
will contribute to achieving this target and is adjacent to the existing built-up area with a
proposed land use pattern that allows for the orderly progression of development.

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 upper-tier municipality; and
b) the allocation of population and units by the upper-tier municipality shall be
based on and reflect provincial plans where these exist.
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Planning Comment
The proposed RME (PH5) promotes a range and mix of housing options and densities by
providing development areas that can accommodate different housing types and tenures. The
proposed land use designations and densities reflect Provincial Policy plans, by
accommodating residential growth to achieve an overall density of 55 persons/jobs per hectare
in the City’s greenfield area.
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 private street network and the closure of Briardean Road at Maple Grove Road
provides safe connectivity for both vehicles and pedestrians by providing multiple routes to
destinations. Further, the proposed active trails through the natural heritage system located in
RMW (PH4) will connect with trails and service the residents of RME (PH5).
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.
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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 water and sanitary 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.

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.
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Planning Comment
The DPS defines the limits of a developable block that can accommodate private roads subject
to Site Plan Control and Draft Plan of Condominium. The private road pattern maximizes
connectivity by connecting into existing transportation networks and facilitates the closure of
Briardean Road at Maple Grove Road through the dedication of Block 3 for a future right-ofway. The proposed transportation system promotes walkability, passive recreation and overall
community connectivity through access to existing and proposed trails.
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 blocks and a lot fabric that can accommodate various waste
solutions to direct the various land uses.
1.7.1

Long-term economic prosperity should be supported by:
a) promoting opportunities for economic development and community
investment-readiness;
b) encouraging residential uses to respond to dynamic market-based needs
and provide necessary housing supply and range of housing options for a
diverse workforce;
c) optimizing the long-term availability and use of land, resources,
infrastructure and public service facilities;
d) 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;
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;
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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 DPS, OPA and ZBA are intended to achieve the overall growth targets of the City of
Cambridge. The proposed development provides townhouse dwelling units that will be subject
to an approved Urban Design Guideline (NAK, 2020) to provide cohesive, high quality
intensification in a compact built form. The proposed applications will contribute 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.
In conclusion, the proposal is consistent with the Provincial Policy Statement, 2020.

4.3

Growth Plan for Greater Golden Horseshoe, 2019

A Place 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. Amendment 1 (2020)
to the Growth Plan was approved and took effect on August 28, 2020. The site is 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:
i.
have a delineated built boundary;
ii.
have existing or planned municipal water and wastewater systems; and
iii.
can support the achievement of complete communities;
c.

4.

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;
Applying the policies of this Plan will support the achievement of complete
communities that:
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a.
b.
c.
d.

e.
f.

feature a diverse mix of land uses, including residential and employment uses,
and convenient access to local stores, services, and public service facilities;
improve social equity and overall quality of life, including human health, for people
of all ages, abilities, and incomes;
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;
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;
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;
mitigate and adapt to climate change impacts, build resilience, reduce
greenhouse gas emissions, and contribute towards the achievement of lowcarbon 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
community, subject to the OPA, ZBA and DPS. The subject lands are appropriate for growth as
they are within the delineated built-up area and can be supported with existing and planned
transit as well as public service facilities.
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.

Page 26 of 60
Planning Justification Report: River Mill East (Phase 5)

2.2.6 Housing
1.

Upper- and single-tier municipalities, in consultation with lower-tier municipalities, the
Province, and other appropriate stakeholders, will:
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;
b. identify mechanisms, including the use of land use planning and financial tools, to
support the implementation of policy 2.2.6.1 a);
c. align land use planning with applicable housing and homelessness plans required
under the Housing Services Act, 2011;
d. address housing needs in accordance with provincial policy statements such as the
Policy Statement: “Service Manager Housing and Homelessness Plans”; and
e. 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.

Planning Comment
The proposed development will contribute to the City’s density targets by providing appropriate
intensification on underutilized lands. The proposed development contributes to a complete
community by providing a mix of housing options within an established neighbourhood. RME
(PH5) will diversify the City’s housing stock and will provide options for residents at varying
incomes levels.

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.
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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.

Planning Comment
The proposed development, part of the River Mill complete community, will contribute to the
City of Cambridge’s growth target of 50 persons per hectare with good land use principles
including, internal road and pedestrian connection to existing and proposed trail networks and
compact development. 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.
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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, which in order to
accommodate growth requires infrastructure planning. Infrastructure related to
capacity requirements has been implemented with the installation of pumping stations.

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;
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.
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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 provide direction to minimize and
mitigate stormwater volume, contaminant loads, and impacts on water courses to maintain
groundwater quality and ecological functions.

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;
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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 DPS, OPA and ZBA
will contribute to a complete community with medium density residential uses. The proposed
development provides private internal roads connecting to Briardean Road, 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 provide 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.

4.4

Region of Waterloo Regional Official Plan

The Region of Waterloo Regional Official Plan (“ROP”) was declared in force and effect on
December 22, 2010. The ROP is the Region’s guiding document for directing growth until 2031.
Map 3a – Urban Area designates the subject lands “Urban Designated Greenfield Area” (See
Figure 4 – ROP Urban Area).
Applicable policies have been reviewed below.
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.
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2.D.16 Urban Designated Greenfield Areas are designated as 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;
b) achieve the following density targets:
i) areas serving primarily a residential function will meet or exceed a minimum density
of 55 residents and jobs combined per hectare on lands not subject to a plan of
subdivision application as of June 16, 2006;
ii) areas serving solely an employment function (serviced) will be planned to meet or
exceed a minimum density of 40 residents and jobs combined per hectare;
iii) lands designated as Prime/Industrial Strategic Reserve (Serviced) as shown on Map
3a will be planned to meet or exceed a minimum density target of 25 jobs per
hectare; In all cases, densities will be measured on average over the entire Urban
and Township Designated Greenfield Areas of the region in accordance with the
methodology established by the Province, which excludes only provincially
constrained environmental areas.
c) establish a network of continuous sidewalks, community trails and bicycle pathways that
provide direct, safe, comfortable and convenient linkages within the neighbourhood and
externally to other neighbourhoods, including linkages to transit stops, employment
areas, school sites, food destinations and community facilities;
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 RME (PH5) supports the Greenfield growth objectives of the Region by
developing 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. 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 a supporting stormwater management facility. The
proposed development respects the limits of existing natural heritage features located in RMW
(PH4) and as supported by the EIS. The subject lands do not contain cultural heritage
resources. The proposed greenfield development respects the scale of development to the
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.

Page 32 of 60
Planning Justification Report: River Mill East (Phase 5)

The proposed land use permissions will facilitate a townhouse development which supports
energy efficient design.
The proposed development conforms to the general provisions of 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 on the RMW (PH4) lands. 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.
A Noise Feasibility Study prepared by HGC 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 which will be adopted through the Site Plan process.
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 proposed Amendment of the City of Cambridge Official plan will permit residential uses on
the subject lands. A future Regional transit connection is planned at Maple Grove Road and
Speedsville Road. Further, civil infrastructure installation will space 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.
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.
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Planning Comment:
The EA 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 development
limits were created to ensure that all of the lands to be protected and their buffers are wholly
outside the RME (PH5) lands and will be dedicated as part of Block 26 on the RMW (PH4) Draft
Plan of Subdivision.
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.
In conclusion, the development conforms to the Urban Designated Greenfield Area and
associated policies of the Region of Waterloo Regional Official Plan.
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Figur e 4
Map 3a – Region of Waterloo Regional O fficial Plan Urban Ar ea
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4.5

City of Cambridge Official Plan

The City of 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 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.
Map 2 – General Land Use Plan of the City of Cambridge Official Plan designates the lands as
“Future Urban Reserve” (See Figure 5 – City of Cambridge Official Plan). 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,
including agricultural uses without livestock operations. The proposed RME (PH5) redevelopment
proposes townhouses for these lands. The Official Plan Amendment seeks to re-designate the
subject lands to Low/Medium Density Residential with a Special Policy Area. Applicable policies
have been reviewed below.

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;
e) promote balanced residential intensification including individual lot
intensification that is compatible with existing and permitted uses on
neighbouring properties, as well as any other key natural and cultural
heritage resources;
f) pursue housing rehabilitation as a means of increasing the life of the
existing housing stock;
g) recognize the unique needs of persons in special circumstances with
respect to income, social or physical limitations or other barriers, and who,
without intervention, might not have adequate housing;
h) maintain an adequate supply of land for residential development;
i) provide opportunities for affordable housing;
j) support mixed use and multi-unit residential developments; and
k) require development to include pedestrian, cycling and vehicular
movement, other modes of transportation and linkages and access where
applicable to public transit.
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Planning Comments
The proposed development will facilitate new residential dwelling units in proximity to a stable
neighbourhood and a planned future community. The OPA will bring the lands into the
Low/Medium Density category with a Site Specific exception which will allow flexibility of
permitted dwelling types, tenures and size to accommodate the City’s demographic and
market needs. The proposed development provides residential intensification that is
compatible with the proposed RMW (PH4) community and the existing residential uses in the
neighbourhood. The proposed development promotes a range and mix of housing options and
densities, resulting in more housing options. The proposed community is subject to River Mill
Community Urban Design Guidelines prepared by NAK to ensure a thoughtfully designed
streetscape and encourage connectivity between the River Mill Community. The proposed
overall net density of 43.8 units per hectare accommodates an appropriate range of housing
types and forms that provide appropriate transitioning from the existing neighbourhood. The
proposed development is part of a larger community context and the proposed Draft Plan
facilitates development blocks that can be developed logically. The proposed OPA and ZBA
propose block townhouses (i.e. cluster row houses) with both 2 and 3-storey forms. The
residential development includes private right-of-ways with continuous sidewalks that connect
to the surrounding neighbourhood and proposed trail network on RMW (PH4) that provide
connections to existing and planned public transit.
Residential Land Supply
Policy
2.8.1.1

2.8.1.2

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.
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

Planning Comment
The proposed development provides residential intensification on underutilized lands to help
the City achieve its residential density targets. The proposed lots will be serviced through
connection to and the extension of existing municipal infrastructure and the private stormwater
management pond located in Block 1.

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,
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2.8.2.2

2.8.2.4

and will accommodate the varying needs, abilities and economic resources of
Cambridge residents.
The City will encourage developers to make housing accessible and adaptable to
people with disabilities and may require that a proportion of dwellings in residential
developments and redevelopments be accessible and adaptable to people with
disabilities, generally in keeping with the proportion such people represent in the
City of Cambridge and in accordance with the Accessibility for Ontarian’s Disability
Act.
The City may allow for appropriate reductions in off-street parking requirements
associated with the residential component of mixed use developments, to reflect
the opportunities for the shared use of the parking spaces and in proximity to Major

Transit Station Areas.
2.8.2.5

2.8.2.6

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.
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;

2.8.2.7

b) providing opportunities for the development of smaller lot single and semidetached dwellings, duplexes, townhouses and apartments; and
c) encouraging the construction of affordable rental and ownership housing,
including community housing.
The City will encourage individual lot intensification, through the creation of a
secondary residential unit in a dwelling throughout the Urban Area where
appropriate, or garden suite subject to compatibility criteria in Section 8.4.2.

Planning Comment
The proposed Draft Plan of Subdivision intends to establish blocks and lots that can be
designed with CPTED principles. The proposed street network is continuous and will be welllit by an approved Lighting Plan. The proposed development of townhouse dwellings in a
medium density provides appropriate transition from the existing dwellings to the east. The
proposed development 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.
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.
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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.

Planning Comment:
The proposed Stormwater Management strategy prepared by MTE Consultants recommends
a stormwater management plan that adheres to City policies and guidelines. Stormwater
Management will be provided through a private on-site stormwater management pond.
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
The subject lands are designated Future Urban Reserve and are proposed to be re-designated
to Low/Medium Density Residential with a Special Policy Area to permit a maximum of 55 units
per hectare. The proposed OPA/ZBA will follow the process as defined by the Ontario Planning
Act, R.S.O., cP13.
Residential Compatibility
Policy
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:
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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8.4.2.2

8.4.2.3

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.
Infill, intensification and redevelopment within existing neighbourhoods will be
minor in nature and will be compatible with the surrounding neighbourhood
character. The following will be considered in assessing whether the development
is minor in nature:
a. comparable building height, generally within two storeys of neighbouring
buildings;
b. massing and scale;
c. similar lot coverage and side yard setbacks to neighbouring housing;
d. maintaining the predominant or average front yard setback;
e. built form that respects the façade details and materials of neighbouring
housing, including garage width, porches, screening and architectural details;
f. transportation implications; and
g. appropriate parking arrangements and traffic movement.
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
River Mill East (Phase 5) has been designed to cohesively transition from the existing and
planned River Mill Community. River Mill Phase 1 and 2, which has been developed and
constructed to the east, are comprised of single detached dwellings and townhouses which
establish a compatible transition of residential form from the estate properties further to the
east. The proposed development will act as a transition between the lower density residential
of Phase 1 and 2 and the higher density introduced in the proposed RMW (PH4). The
residential uses will establish a neighbourhood character that is in line with the Urban Design
Guidelines of the River Mill Community. The internal private roads will be accessed from
Briardean Road which has been permanently closed at Maple Grove Road. A Transportation
Impact Study has been completed based on the proposal and have confirmed that the
implementation of transportation recommendations, the proposed land uses and densities can
be accommodated with mitigated impacts.
Residential Designations
Policy
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.
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8.4.6.2

8.4.6.3

a. The City recognizes three residential designations which are identified on
Map 2: Low/Medium Density Residential;
b. High Density Residential; and
c. Rural Residential.
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.

Planning Comment
The subject lands are to be designated Low/Medium Density Residential with a Special Policy
Area, which permits a maximum density of 55 units per hectare, calculated over the entire
developable area.
Ur ban Design Objectives
Policy
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;
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.
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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, 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. The submitted Urban Design Guidelines by NAK
provide more detail on the proposed development’s compliance with the Official Plan policies.
The proposed redevelopment provides a built form intended to conform with the intent of the City
of Cambridge’s Low/Medium Density Residential designation with a proposed site specific policy
permitting a density of 55 units per hectare. An Official Plan Amendment to amend “Map 2” to redesignate the subject lands from “Future Urban Reserve” to “Low/Medium Density Residential”
with a Special Policy Area is required to permit the proposal.
In conclusion, the proposed RME (PH5) development conforms to the overall intent of the City of
Cambridge Official Plan by:
•
•
•

introducing residential intensification on underutilized lands,
contributing to a complete community with a defined sense of place, and
implementing Urban Design Guidelines.

This discussion is further expanded within Section 5: Planning Analysis and Section 6:
Implementation.
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Figur e 5
City of Cambridge Official Plan
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4.6

City of Cambridge Zoning By-law

The City of Cambridge Zoning By-law No. 150-85 (“ZBL”) is currently in force and effect, most
recently consolidated in 2018.
As shown in Figure 4: Existing Zoning Map:
• 800 Briardean Road is zoned Agricultural “A1” Zone which permits farming uses, a
detached one-family farm related dwelling, a day nursery, a class 2 group home, a riding
stable, a kennel and accessory uses, and;
• 875 Briardean Road is zoned Low Density Residential “RR1” Zone which permits
detached one-family dwellings, residential special care facility, farming, and accessory
uses.
To facilitate the RME (PH5) proposed residential development, a Zoning Bylaw Amendment
(“ZBA”) is required. The intent is to amend the existing zoning by changing from the Agricultural
“A1” Zone and Low Density Residential “RR1” Zone to the site specific Residential
“RM3(s.4.1.303H)-XX” Zone, Modified and as it relates to back-to-back cluster row houses the
provisions of the “RM4(s.4.1.303D)-XX” Zone, Modified shall apply. The proposed base sitespecific zoning is based on previous River Mill (formerly Hunt Club Valley Inc.) approvals. The
RM3(s.4.1.303H) Zone was applied to River Mill Block 247 and the RM4(s.4.1.303D) Zone was
applied to River Mill Block 190 and Block 246.
In order to accommodate the proposed redevelopment, additional site-specific regulations are
proposed. The proposed site-specific requirements are based both on the proposed development
and the owner’s experience to date with townhouse blocks in River Mill Phase 1 and 2, in addition
to the variances that were required after the initial approvals as a result of changes to the market.
A draft site-specific by-law has been prepared with this report (refer to Appendix F – Draft
Amending Zoning By-law) and is based on the following site-specific requirements.
Section 4.1.303H:
1. The maximum lot coverage shall be 60% for standard townhouses. [2(a)]
2. The minimum landscaped open space shall be 25% for standard townhouses. [2(b)]
3. The minimum setback for dwelling units from the perimeter lot lines shall be 3.0 metres to
the end wall of a building. [2(c)ii)]
Section 4.1.303D as it applies to back-to-back cluster row houses:
4. A minimum private amenity area of 4 square metres shall be provided on a balcony for
each back-to-back cluster row houses.
Section 2.1.15:
5. A maximum encroachment of eaves into a required yard of 0.75 metres. (2.1.15.1)
6. A maximum encroachment of open or covered unenclosed patios, decks or porches into
front, exterior side and rear yards of 3.0 metres. (2.1.15.6)
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The Zoning By-law Amendment and site-specific provisions are required to facilitate the proposed
residential development. The site-specific provisions are justified as follows:
1. The maximum lot coverage shall be 60% for standard townhouses.
The site-specific provision to allow a maximum lot coverage of 60% for standard
townhouses where 40% is permitted, is required to facilitate the proposed development.
The proposed 2-storey and 3-storey standard townhouse units will contribute to compact,
efficient residential growth within the City of Cambridge. The increase in maximum lot
coverage will allow for orderly and appropriate development, allowing for bigger living
areas on less land which is a more efficient use of the land. Although the requested sitespecific provision will increase the lot coverage, the proposed development maintains the
required front yard and rear yard setbacks of the RM3 (s.4.1.303H) Zone, ensuring the lots
will not be overbuilt. The proposed development conforms to the intent of the by-law to
permit appropriate townhouse development through compact building footprints for
efficient land development. The proposed site-specific will accommodate a range of lot
widths and unit types, including interior townhouse units where there are no side yards.
The increase in maximum lot coverage for standard townhouses to 60% will permit
appropriate residential intensification and efficient land use.
2. The minimum landscaped open space shall be 25% for standard townhouses.
The site-specific provision to allow a minimum landscaped open space of 25% of the lot
area where 35% is required, is needed to facilitate the proposed development. The sitespecific will provide for appropriate landscaped area while meeting requirements of the
front yard and rear yard setbacks. The proposed site-specific provision allows for
appropriate development and efficient land use that will contribute to the City of
Cambridge’s residential intensification goals.
3. The minimum setback for dwelling units from the perimeter lot lines shall be 3.0 metres to the
end wall of a building.
The requested site-specific provision to allow a minimum setback for dwelling units of 3.0m
from the perimeter lot lines to the end wall of a building whereas 4.0m is required, is
needed to facilitate the proposed development. The proposed development provides side
yards that exceed the 3.0m where the property line abuts a public right-of-way. However,
the provision permitting a minimum setback of 3.0m from the perimeter lot lines to the end
wall of a building is required to accommodate the dwelling in the north east corner of Block
1. Briardean Road is to be closed at Maple Grove Road and as such the unit will not abut
a public road. The proposed development provides lot frontages and rear and side yards
that meet the zoning requirements and accommodate appropriate residential
intensification.

Page 45 of 60
Planning Justification Report: River Mill East (Phase 5)

4. A minimum private amenity area of 4 square metres shall be provided on a balcony for each
back-to-back townhouse unit.
The proposed site-specific to reduce the amount of amenity area to 4m2 provided as a
terrace or balcony instead of 7m2 is required to provide amenity area that is consistent with
the design of the back-to-back townhouses. The site specific provision is being proposed
to allow for flexibility of design within RME (PH5) should back-to-back townhouses be
deemed to be more feasible on the subject lands. A minor variance was previously
approved for River Mill Block 190 that permitted a minimum private amenity area of 4m2
for each back-to-back cluster row house, provided on a balcony. As such, the requested
site-specific provision is generally in keeping with the surrounding neighbourhood and
provides a technical relief while achieving a high standard of urban design to establish a
sense of place when entering the River Mill Community.
5. A maximum encroachment of eaves into a required yard of 0.75 metres.
The proposed site-specific provision to allow a maximum encroachment of eaves into a
required yard of 0.75m where 0.50m is permitted, is required to facilitate the proposed
development. The increased encroachment will not impact the streetscape of the proposed
development or the intensity of use.
6. A maximum encroachment of open or covered unenclosed patios, decks or porches into front,
exterior side and rear yards of 3.0 metres.
The proposed site specific to allow a maximum encroachment of open or covered
unenclosed patios, decks or porches into front, exterior side and rear yards of 3.0 m where
2.5 m is permitted is required to facilitate the proposed development. Each of the dwelling
units propose rear porches and front porches to provide access to units from the street, in
addition to private amenity space. The proposed development provides front yard and rear
yard setbacks that meet the zoning requirements. The proposed development will present
a scale and streetscape that will establish a sense of place when entering the River Mill
Community and this will not be negatively impacted by the proposed encroachment.

Refer to Section 5.0 for Planning Analysis and Section 6.0 for Implementation.
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Figure 5
Existing Zoning Map
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5.0 Planning Analysis
The Planning Analysis for RME (PH5) is presented in two sections. The first part of the discussion
will summarize findings where supporting studies demonstrate technical feasibility, as well as,
conformity with Provincial interest and Regional policies. The latter part will provide a planning
discussion to support the Official Plan and Zoning Bylaw Amendments along with the proposed
RME (PH5) Draft Plan of Subdivision.

5.1 SUPPORTING STUDIES
As outlined in Section 3, 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.
Urban Design Guidelines were prepared by NAK Design Strategies. These 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 proposed development takes these guidelines into consideration.

5.2 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 private road network that allows for
medium density uses which includes 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 RME (PH5)
respects the limits for urban development while providing development within underutilized
land for residential intensification and respects existing natural heritage features. The
proposed land use designation and implementing Zoning By-law is intended to provide
mix of housing types and are aligned with best practices to ensure a safe and logical land
use pattern that can provide varying densities throughout the New Community.
The proposed RME (PH5) achieves the Provincial and Regional targets for intensification
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 provision of infrastructure.
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 a
road network and trail network to promote connectivity within the community as well as a
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range of housing types and tenures, to ensure affordability and accessibility for people of
all ages, abilities and incomes.

5.3 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, will contribute to a
complete community with logical development patterns that are efficient and are suitable
for a mix of densities, housing types and tenures and supporting stormwater management
facilities. The proposed development respects the limits of existing natural heritage
located in RMW (PH4).
The next section of this Planning Analysis will outline the appropriateness of the proposed
amendments and illustrates that the required Official Plan and Zoning By-law Amendments for
the RME (PH5) represents good planning.

5.4 CITY OF CAMBRIDGE OFFICIAL PLAN AMENDMENT
The City of Cambridge Official Plan designates the subject lands as “Future Urban
Reserve.” This designation serves as a placeholder for lands that are undeveloped or
underdeveloped within the Urban Area. An Official Plan Amendment is required to
redesignate the subject lands from “Future Urban Reserve” to “Low/Medium Density
Residential” permit the development of RME (PH5).
Re-designating the subject lands for Low/Medium Density fulfils the goal of the City of
Cambridge to accommodate new growth until the year 2031. The policies set out that
growth shall provide for an appropriate mix of jobs; a range of housing options; convenient
access to local services 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 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 natural heritage features to the south of the
proposed block [part of RMW (PH4)], linking trials and transportation routes within the
overall built up areas and existing/proposed developments. Direct impacts to the
Significant Wildlife Habitat within the Subject Lands have been avoided through the design
and implementation of buffers. Incorporated into the overall design of the development are
30m buffers from Provincial Significant Wetlands, 10m buffers from the woodlands. The
overall function of these features will be maintained.
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
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intensification including individual lot intensification that is compatible with existing and
permitted uses on neighbouring properties, as well as any other key natural and cultural
heritage resources. The proposed medium density uses are appropriate at this location as
it is adjacent to a busier roadway (Maple Grove Road) but the unit design/layout protects
against potential noise levels. The Noise Feasibility Study conducted by HGC indicated
that the proposed development is feasible and standard mitigation measures have been
recommended.
In summary, from an Official Plan perspective, River Mill East (Phase 5) is appropriate as it will
meet the goals by the City in relation to residential intensification targets, mix of housing and will
promote a complete community that is compatible with existing and planned neighbourhoods.
Once approved, these lands will become part of the overall community already established.

5.5 CITY OF CAMBRIDGE ZONING BY-LAW AMENDMENT
The City of Cambridge Zoning By-law No. 150-85 (“ZBL”) currently zones 800 Briardean
Road as Agricultural “A1” Zone and 875 Briardean Road is zoned Low Density Residential
“RR1” Zone.
To facilitate the RME (PH5), a Zoning Bylaw Amendment (“ZBA”) is required. The intent is
to amend the existing zoning to a new site specific Residential “RM3(s.4.1.303H)-XX”
Zone, Modified.
The approval of the Zoning By-law amendment (“ZBA”) is appropriate and compatible as
the proposed residential built form will be compatible with the product, height, yards,
landscaping and amenity space areas previously approved within the overall community.
The ZBLA is in conformity with previous and current applications within the
neighbourhood. The following is a list of previous approvals, as constructed or under
development:
River Mill Phases 1 and 2: The Draft Plan of Subdivision was approved on April 20, 2016.
Phase 1 is built out and occupied with 177 single detached dwellings and 88 condominium
townhouses. Phase 2 is fully built out and occupied with 237 single detached dwellings
and 313 townhouses
Parkview at River Mill (Block 246)- Site Plan SP 02/18 and Draft Plan of Condominium
30CDM-19101. Approval was for eighty-two (82) 2-storey townhouses. This block has
been fully constructed and is owner occupied.
Bloom at River Mill (Block 190)- 24 Compass Trail (formerly 1905 Maple Grove Road)Site Plan SP 23/19 and Draft Plan of Condominium 30CDM-19108. Development approval
of eighty-eight (88) townhouse units comprised of Back-to-Back and standard
townhouses. This block is currently under construction.
Brooklyn Heights at River Mill (Block 247)- 314 Equestrian Way- SP 12/20. A Draft Plan
of Condominium application has been submitted and is currently under review. This block
has been approved for fifty (50) townhouse units that is a mix of 3-storey townhouses,
standard townhouses and Back-to-Back townhouses. This block is currently being
serviced.
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The proposed site specific zoning [RM3(s.4.1.303H)-XX] requests exceptions to the
following: maximum lot coverage, landscaped open space, setback for dwelling units from
the perimeter lot lines to the end wall of a building, maximum number of back-to-back units
in a continuous row, private amenity area and maximum encroachment of eaves and
patios, decks or porches. The Site Specific By-law can be found under Appendix F.
The approval of RME (PH5) site specific zoning is in conformity with previous approvals in
relation to proposed land use and zoning provisions. The proposed development will also
allow for a tenure of common element condo which will keep condo fees minimal for the
future tenants. This will conform to the other common element condominium applications
previously approved or under review for the blocks listed above.

5.6 RIVER MILL EAST (PHASE 5) DRAFT PLAN OF SUBDIVISION
The proposed RME (PH5) Draft Plan of Subdivision will implement the above requested
amendments. The DPS represents good planning for the following reasons:
• It will not prejudice any future development of 915 Briardean Road, nor would the
approval of the applications landlock the property. The blocks can be developed
and function independently while also allowing for future land assembly as
discussed in Section 3.12 of this report and as shown in Appendix D;
• There is an existing road network and access for the proposed development;
• Allows for the development within a built-up area and is in conforming with existing
and planned communities.
Overall, in consideration of the Planning Analysis for River Mill East (Phase 5), the following
support is evident. The proposed amendments contribute to the Provincial, Regional and
Municipal housing targets for growth and intensification. Further, the amendments to the City’s
Official Plan is in conformity with the City of Cambridge’s Official Plan and will promote the
inclusion of these lands with the existing River Mill community. With respect to zoning, the
proposed townhouse layout reflects zoning approval existing in the community that are either built
or under construction. Approval of the Draft Plan of Subdivision serves to allow the
implementation of River Mill East (Phase 5).

6.0 Implementation
The planning instruments to implement RME (PH5) will be through the Draft Plan of Subdivision
(“DPS”), Official Plan Amendment (“OPA”) Zoning By-law Amendment (“ZBA”) processes.
An Official Plan Amendment, found in Appendix E, is required to re-designate the subject lands
from Future Urban Reserve to Low/Medium Density Residential with a Specific Policy Area.
A Zoning By-law Amendment is required to rezone the subject lands from Agricultural “A1” Zone
and Low Density “RR1” Zone to a site specific Residential “RM3(s.4.1.303H)-XX” Zone, Modified.
The OPA and ZBA will facilitate the proposed development and allow for the proposed residential
form to be permitted. A draft amending by-law has been prepared and can be found under
Appendix F to this Report.
The Draft Plan of Subdivision, found in Appendix C, will then establish the residential blocks and
R.O.W. dedication, and will also address the specific grading, stormwater and servicing details.
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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.

7.0 Conclusion
The RME (PH5) proposes to introduce blocks on lands currently underdeveloped. The three
planning instruments (OPA, ZBA and DPS) are consistent with and conform to the applicable
planning policy framework as follows:
•

The proposed development represents a desirable form of residential intensification in an
area that is well-served by municipal infrastructure, services, and amenities, and that can
accommodate a vibrant, transit-oriented complete community and meets 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 Local Official Plan;

•

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

•

The approval of the proposed will not prejudice development of the abutting parcel located
at 915 Briardean Road and all blocks can be proceed independently;

•

The planning instruments submitted and subject to approval are desirable for the efficient
development of the subject lands and conform to the current planning policy framework
for the Province and City and;

•

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

The proposed residential development and associated 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 MCIP, RPP
Senior Planner

Terri Johns, BA, MCIP, RPP
President
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Appendix A:
Overall Development Plan
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River Mill East (Phase 5)
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River Mill East (Phase 5)
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Official Plan Amendment No. XX

By-law No. XX-20
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 (2012) as amended for
lands known municipally as 875 & Part 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 (2012) applies
to lands described as Plan 609 Part Lot 10 and Parts 2-6 58R-18803, in the City
of Cambridge, Regional Municipality of Waterloo and addressed as 875 & Part
of 800 Briardean Road.
2. THAT Amendment No. XX to the City of Cambridge Official Plan (2012) 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 (2012), 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. 2020.

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 meetings. The applications
were processed in a comprehensive manner and were the subject a statutory public meeting.
Consultation also occurred with review agencies and the public.
The proposed development provides residential intensification to underutilized lands,
contributes to a complete community, retains important natural heritage systems, provides onsite stormwater management and offers pedestrian connections within the Urban Boundary.
The proposed development implements the vision of the City of Cambridge Official Plan which
permits re-designation of the Future Urban Reserve areas to permit additional uses in an
appropriate and cost effective manner, in that is in keeping with the character of the existing
and planned surrounding neighbourhood and is in close proximity to planned open space and
community facilities. The Amendment is consistent with the Provincial Policy Statement, 2020
and the Growth Plan for the Greater Golden Horseshoe, 2019

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:
8.10.XX Notwithstanding the maximum permitted density of the Low/Medium Density
Residential designation, the lands shown as the subject lands on Figure XX will be
permitted to develop at a maximum density of 50 units per.
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Purpose and Effect of By-law No. XX-20
875 & Part of 800 Briardean Road
The Purpose of this By-law is to amend the zoning classification on the property located at
875 & Part of 800 Briardean Road from A1 (Agricultural) and RR1 (Low Density Residential)
to RM3(s.4.1.303H)-XX Zone, Modified (Medium High Density Residential) and as it relates to
back-to-back cluster row houses the provisions of the RM4(s.4.1.303D)-XX Zone, Modified
shall apply, with the following site specific provisions:
•
•
•
•
•
•

An increase in maximum lot coverage from 40% to 60% for cluster row houses.
A reduction in minimum landscaped open space from 35% to 25% for cluster row
houses.
A reduction in the minimum setback for dwelling units from the perimeter lot lines to the
end wall of a building from 4.0 metres to 3.0 metres for cluster row houses.
A reduction in the minimum private amenity area provided on a balcony or terrace for
back-to-back cluster row houses from 7 square metres to 4 square metres.
Increase the maximum encroachment of eaves into a required yard from 0.5 metres to
0.75 metres.
Increase the maximum encroachment of open or covered unenclosed patios, decks or
porches into front, exterior side and rear yards from 2.5 metres to 3.0 metres.

The Effect of the By-law will be to permit the subject property to be developed with threestorey townhouse dwelling units.

By-law No. XX-20
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 875 & Part 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;
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
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 Part of Lot 11, Concession 1,
Beasley’s Lower Block (Geographic Township of Waterloo), City of Cambridge,
Regional Municipality of Waterloo 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 from the A1 and RR1 Zone to
RM3(s.4.1.303H)-XX Zone, Modified;
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:

“4.1.303H-XX – 875 & Part of 800 Briardean Road, Part of Lot 11, Concession 1,
Beasley’s Lower Block, City of Cambridge, Regional Municipality of Waterloo
Notwithstanding the provisions of Section 4.1.303H 2(a), 2(b) and 2(c)(ii) the
following regulations shall apply to the lands in the RM3 zone to which reference
“XX” is made on Schedule ‘A’ attached to and forming part of this By-law:
1. The minimum lot coverage shall be 60%.
2. The minimum landscaped open shall be 25%.
3. The minimum setback for dwelling units from the perimeter lot lines shall be:
a) 3.0 metres to the end wall of a building.
Notwithstanding the minimum private amenity area per dwelling unit for a cluster
row house (back-to-back) of Section 4.1.303D 1. the following regulations shall
apply to the lands in the RM3 zone to which reference “XX” is made on Schedule
‘A’ attached to and forming part of this By-law as it applies to back-to-back cluster
row houses:
1. The minimum private amenity area per dwelling unit shall be 4.0 square
metres provided as a terrace or balcony. (1)
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 “XX” is made on Schedule ‘A’
attached to and forming part of this By-law as it applies to back-to-back cluster row
houses:
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.
Notwithstanding the provision of Section 2.1.15.1 and 2.1.15.6 the following
regulations shall apply to the lands in the RM3 zone to which reference “XX” is
made on Schedule ‘A’ attached to and forming part of this By-law:
1. The maximum encroachment of eaves into a required yard shall be 0.75
metres.
2. The maximum encroachment of open or covered unenclosed patios, decks
or porches into front, exterior side and rear yards shall be 3.0 metres.
4. AND THAT this By-law shall come into force and effect on the date it is enacted
Subject to Official Plan Amendment No. XX 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. 2020.
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This is Schedule A attached to and forming part of
By-law
Lands affected by the by-law

Zoning Classification
MEDIUM HIGH DENSITY RESIDENTIAL

