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1. Introduction

11 Overview

GSP Group Inc. (“GSP” or “GSP Group”) has been retained by Crown Land Holdings Inc.
o/a JC Group Inc. (the “Owner” or “JC”) as the Planning Consultants to prepare and submit
applications for an Official Plan Amendment and Zoning By-law Amendment (the “Subject
Applications”) for the property municipally known as 1280 Dundas Street South in
Cambridge (the “Site”). The Site is legally described as Part Lot 3, Concession 10
(Geographic Township of Dumfries), as in Part 1, 67R-799, City of Cambridge, Regional
Municipality of Waterloo.

The purpose of the Subject Applications is to facilitate the development of a 13-storey, 88-
unit residential apartment building with an overall density of 245.8 units per hectare, as well
as 124 parking spaces (the “Proposed Development” or “Proposal”).

To facilitate the construction of the Proposed Development, the Subject Applications
request:

o Official Plan Amendment (“OPA”) to redesignate the Site to ‘High Density
Residential’; and,

e Zoning By-law Amendment (“ZBA”) to rezone the Site to ‘RM3’, with site-specific
regulations, including for maximum density and minimum front yard.

1.2 Background

A Pre-Consultation Meeting for Official Plan Amendment and Zoning By-law Amendment
was held on May 9, 2023 (File No. D02/23 and appended to this Report), which listed a
Planning Justification Report (“PJR” or “Report”) as a requirement of a complete application.
This PJR has been prepared in accordance with the City of Cambridge’s (“City”) terms of
reference for Planning Justification Reports.

This original Pre-Consultation related to the original proposal for a 5-storey; 65-unit
apartment building proposed by JC. Since 2023, the Owner has revised the Proposal, which
is reflected above (i.e., the Proposed Development).

As identified in the original Pre-Consultation Comments, the following technical reports have
been considered in our analysis:
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e Urban Design Brief, prepared by GSP dated June 2025;

e Site Plan, Floor Plans, Sections and Elevations, prepared by Thinkform, dated May
2025;

e Functional Servicing and Stormwater Management Brief, prepared by Progressive
Engineering Services Ltd. dated May 2025; including:

o Sanitary Servicing Capacity Assessment;

o Grading, Drainage and Stormwater Management Design; and
o Servicing Design;

o Existing Conditions and Erosion/Siltation Control Plan;

e Arborist Report and Tree Preservation Plan, prepared by Davey Resource Group,
dated October 2024;

e Preliminary Landscape Plan prepared by GSP, dated May 2025;

e Scoped Heritage Impact Assessment, prepared by Archaeological Research
Associates Ltd., dated June 2025;

e Ministry Archaeological Acknowledgement Letter, dated March 2023;
¢ Noise Impact Study, prepared by Thornton Tomasetti, dated June 2025; and

e Transportation Impact Study, prepared by Paradigm Transportation Solutions, dated
November, 2024.

The City’s Pre-consultation Application comments and checklist (i.e. Record of
Consultation) is included in Appendix ‘A’ to this report.

1.3 Purpose and Scope

This Report has been prepared in support of the Subject Applications and will provide
planning justification for the proposed Official Plan Amendment and Zoning By-law
Amendment.

The objectives of this Report are as follows:

e To provide an overview of the Site, including site descriptions and surrounding uses;
e To provide a brief summary of the Subject Application;

e To provide a summary of existing planning policies and regulations that apply to the
Site; and,
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e To provide a planning justification for the Subject Application.

This Report also includes Appendix ‘B’ which contains draft text of the proposed Official
Plan Amendment to amend the City of Cambridge Official Plan (2012), as amended in
support of the Proposed Development, and Appendix ‘C’, which contains a draft text of the
proposed Zoning By-law Amendment to amend the City of Cambridge Zoning By-law No.
180-85 in support of the Proposed Development.
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Site Overview and Context

2.1 Site Location Description

The Site is located on the southwest side of Dundas Street South and on the east side of

Branchton Road and is municipally addressed as 1280 Dundas Street South (See Figure

1). The Site is irregular-shaped, with a total area of 3,785.89 square metres (~0.38

hectares). The Site has 103.39 metres of frontage along Dundas Street South and 59.41

metres of frontage along Branchton Road. Current topographic conditions have the

southwest corner of the Site is elevated at 290 metres, sloping north and east to its lowest
point at 286 metres. The Site is vegetated with trees (77 trees inventoried and assessed
both on and immediately surrounding the Site) and is currently vacant.

2.2 Surrounding Land Uses

The surrounding uses include:

NORTH: Dundas Street South and Kings Highway No. 8, beyond which is the Moffat
Creek Swamp (a Provincially Significant Wetland), townhouses and the
future joint Southeast Cambridge Joint Use Campus (combined public
elementary and Catholic elementary school, currently under construction)
and Cambridge Recreation Complex (currently under construction).

EAST: Dundas Street South (Regional Road 8) and Kings Highway No. 8, low-
density residential uses, and agricultural uses, beyond which will be the
future intersection of the McQueen Shaver Boulevard extension (South
Boundary Road) to Dundas Street South/Highway 8.

SOUTH: Evangelical Church of God (institutional use), which is within a designated
heritage structure, beyond which are low-density rural residential uses on
McNally Street and Coleman Road.

WEST: Branchton Road (Regional Road 43), beyond which is a new cluster
townhouse development, a single low-density residential use, and Moffat
Creek Public School and Moffat Creek YMCA Child Care which contains a
portion of provincially and non-provincially significant wetlands.

In addition to the above, various community and institutional uses in the nearby community

will serve the Proposed Development, including:
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e Cornerstone Community Church (west);

o Jumping Jacks Ill Day Care Centre;

e Holy Spirit Catholic Elementary School (west);
e Decaro Park & Playground (west);

o Paul Peters Park (southwest).

A visual analysis of the surrounding land uses is illustrated on Figure 2 below. Area
transportation context is shown on Figure 3 below.
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Policy Context

The Site is currently identified and designated in the Region of Waterloo Official Plan (ROP),
October 2024 Consolidation as:

o Urban Area on Map 1 — “Regional Structure” (see Figure 4); and,

e Delineated Built-Up Area on Map 2 — “Urban System” (see Figure 5).

The Site is currently identified and designated in the City of Cambridge Official Plan (2012),
September 2018 Consolidation as:

e Built-Up Area on Map 1A — “Urban Structure” (see Figure 6); and,

e Low/Medium Density Residential on Map 2 — “General Land Use Plan”) (see Figure
7);

The Site is currently zoned in City of Cambridge Zoning By-law No.180-85 as:

e Low Density Residential (“R2”) on Zoning Map M13 (see Figure 8).

The Site is not within the regulatory limits of the Grand River Conservation Authority
(“GRCA").
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2.4

Southeast Galt Active Development Applications

Table 1.0 below summarizes ongoing and active development applications in the Southeast
Galt area of Cambridge.

Table 1.0 - Area Active Development Applications

Project (File

) Status Description
ORO07/25 Public Meeting was | A proposed development alternative of the Block is for
387 Green Gate | held on June 3™, stacked townhouses with an overall unit count of 184
Boulevard 2025 units. Two (2) vehicular accesses are proposed from
Council Meeting Green Gate Boulevard, and a common amenity area
TBD is provided central to the Block. Future development
may provide existing zoning for townhouses or a
potential intensification of uses.
ORO01/25 OPA, ZBA and Draft | Proposed subdivision development that will permit
Plan of Subdivision | low/medium residential density with a maximum
1070 and 1140 density of 50 units per hectare. Residential typologies
Main Street Public Meeting was | proposed are rear-lane townhouses, street
(OPA/ZBAIDPS) | held on March 4™ | townhouses, stacked townhouses, and back-to-back

2025

Council Meeting
TBD

townhouses.

OLT-24-000283
R16/23

65 Ripplewood
Rd (Treasure
Hill/lPowerplay
North)

ZBA

Public Meeting was
held on December
12t 2023

Under Appeal

CMC held on
October 15t 2024

The applications are proposing to develop the subject
property to accommodate low-to medium density
residential uses, with a total of 752 dwelling units. Just
over one-third of the proposed units would be single
detached dwellings (278 units), with the remaining 474
dwelling units being a mix of street townhouse
dwellings and cluster townhouse dwellings. The
proposed development also features two park blocks
as well as a number of open space areas and
stormwater management blocks.

Next CMC TBD
30T-07102 Draft Plan of Development of 296-362 dwelling units, including
) Subdivision extension of South Boundary Road (McQueen Shaver
Activa — submitted April 18, | Boulevard) to Dundas Street South.
Branc_:h.to_n 2007. Under review
Subdivision and pending draft
approval.
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3. Proposed Development

The Proposed Development consists of the construction of a 13-storey apartment building,
containing 88-units with an overall density of 245.8 units per hectare. 124 parking spaces
(surface and underground) are proposed in a surface lot as well as an underground parking
garage, internal access roads, landscaped open space, and amenity areas. Major statistics
on the Proposed Development are summarized in Table 2.0 below. The Proposed
Development is illustrated on Figures 9 and 10.

Table 2.0: Site Data Chart

Proposed Development Statistics

Height 13 storeys

Units 88 apartment units

Density 245.8 units per hectare (Post Road Widening)
Vehicular Parking 124 spaces (including 22 visitor and 4 barrier-free)

Landscaped Open Space 39%

Common Amenity Area 2,396.5 m?

Floor Area for Residential | 7,229 m? (distributed equally among 11 of 12
Uses (Dwelling Units) storeys)

A detailed zoning summary and compliance table is provided later in this report.
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Figure

i GSP Massing View 10

group Source: Thinkform Architecture + Interiors Inc. (2025)
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4. Requested Approvals

To facilitate and advance the proposed residential development, applications are being
submitted to the City for an Official Plan Amendment and Zoning By-law Amendment
(“OPA/ZBA”"), followed by a Site Plan Application (to be submitted at a later date, following
approval of the OPA/ZBA).

Table 3.0 below summarizes the OPA/ZBA, including specific schedules and sections
included in the application. The proposed zoning is shown in Figure 11.

Table 3.0: Requested Amendments to the Official Plan and Zoning By-law
Existing OFFICIAL PLAN

Policy or ZONING Proposed Amendment or
BY-LAW Regulation to be Regulation
Amended
Official Plan: MAP 2 - | Change land use |e To permit apartment
General Land Use Plan designation from current building use
‘Low/Medium Density

Residential’ to ‘High Density
Residential’ (S. 8.4.6)
Official Plan: Policy 8.4.6.3 | Add a site-specific policy |e To permit a Floor Space

b) regarding  Floor  Space Index of 3.0
Index e Note FSI above is
measured post road
widening
Zoning By-law 150-85, Map | Change the current zoning |[¢ To permit apartment
M13 from ‘R2’ to ‘RM3’ building use
Zoning By-law 150-85, | Reduce minimum exterior | ¢ Locate apartment
2.1.19 Minimum Setbacks | setback from Branchton building footprint in a
from Specified Roads Road centreline from 21 m compact, point tower
to 18.6 m design.

e Maximize site area
furthest away from
public realm and view
for surface parking and
landscape buffer.

e Intent of setback is to
apply MTO’s typical
setbacks from right-of-
way

e Reduced setback to
portion of Dundas St S

Planning Justification Report | 1280 Dundas Street South 19
GSP Group | June 2025



within MTO jurisdiction
(i.e. Hwy 8) only applies
to small corner of
building footprint
Zoning By-law  150-85, | Increase maximum density | ¢ Permit multiple

3.1.2.4 a), Maximum | from 75 to 245.8 dwelling residential development

Density (dwelling units per | units per net residential and intensification of

net residential hectare) hectare. site along two arterial
roads.

A draft Official Plan Amendment and draft Zoning By-law Amendment are provided in
Appendix ‘A’ and ‘B’ to this Report, respectively.

As of January 1, 2025, the City of Cambridge is now the approval authority for site specific
Official Plan Amendments that are being submitted as part of development applications.
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Existing Planning Framework/Policy Review
and Planning Justification

5.1  Planning Act
The Planning Act R.S.0. 1990, c.P.13 (the “Planning Act”) establishes the framework for
land use planning in the Province of Ontario. The Planning Act provides for the integration
of provincial matters in planning decisions; details a planning process that is fair, accessible,
timely and efficient; encourages cooperation and coordination amongst various interest
groups; and recognizes the decision-making authority and accountability of municipal
councils in the planning process.

5.1.1 Matters of Provincial Interest
Section 2 of the Planning Act identifies matters of provincial interest which the Minister,
municipality, local board, planning board, and Tribunal must “have regard to” fulfilling its
responsibility under the Planning Act. Matters of provincial interest are addressed in relation
to the Proposed Development in Table 4.0 below:
Table 4.0: Matters of Provincial Interest

No. Policy Assessment

(a) | the protection of ecological systems, | The Site does not contain any ecological
including natural areas, features, and | systems and there are no ecological
functions; systems directly adjacent to the Site.

(b) | the protection of the agricultural Not applicable.
resources of the Province;

(c) | The conservation and management Not applicable.
of natural resources and the mineral
base;

(d) | The conservation of significant The site is located directly adjacent to 17
architectural, cultural, historical, Branchton Road, which is the former
archaeological, or scientific interests; | | ittle’s Corners Public School, built in

1868, now the Evangelical Church of
God. The original schoolhouse building
was designated under Part |V of the
Ontario Heritage Act in 1999. A scoped
Cultural Heritage Impact Assessment was
prepared and determined that the
Proposed Development will not impact on
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the cultural heritage value of the
schoolhouse.

A Stage 4 Archaeological Assessment
(Mitigation of Impacts) was completed in
2022 on the Site and submitted to the
Ministry of Citizenship and
Multiculturalism (MCM) and entered into
the Public Register of Archaeological
Reports. The cultural heritage value or
interest of the Site was fully documented,
and information preserved for future
study.

(e)

the supply, efficient use and
conservation of energy and water;

The Proposed Development will be
connected to all applicable municipal
services and utilities, which have
sufficient capacity to support the
Proposed Development.

(f)

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

The Proposed Development will be
connected to all applicable municipal
services and utilities, which have
sufficient capacity to support the
Proposed Development. The new traffic
generated by the Proposed Development
will have negligible impacts on the
intersection of Dundas Street South and
Branchton Road/Faith Street.

The minimization of waste;

Not applicable.

the orderly development of safe and
healthy communities;

The Proposed Development is located
within the designated Built-up area, with
existing residential development and is
adjacent to areas where residential
development is planned for (particularly to
the north of the Site), making the Site and
surrounding area an appropriate location
for development. The development is
situated on two arterial roads and can
function as part of the southeast gateway
into the City of Cambridge.
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(h.1)

the accessibility for persons with
disabilities to all facilities, services
and matters to which this Act applies;

The Proposed Development will adhere to
all requirements prescribed in the
Accessibility for Ontarians with Disabilities
Act and through the Ontario Building
Code.

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

The Proposed Development will utilize
existing and proposed educational,
health, social, cultural, and recreational
facilities, many of which are within
walking distance of the Site

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

The Proposed Development provides for
88 apartment units which will contribute to
a range of housing options in the
surrounding area as the Site is located in
an area of predominantly low-density
typologies.

(k)

The adequate provision of
employment opportunities;

Not applicable.

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

The Proposed Development will utilize
existing municipal service infrastructure,
and any upgrades or extensions will be at
the developer’s expense. Development of
the site is also subject to current
Development Charges prior to the
issuance of a building permit.

the co-ordination of planning activities
of public bodies;

The Subject Application will be circulated
to all commenting agencies and
stakeholders by the City for review and
comments prior to Council rendering a
decision on the applications.

(n)

the resolution of planning conflicts
involving public and private interests;

Resolution of planning conflicts that may
arise through consideration of the Subject
Application will be addressed as part of
the circulation and review process, which
will include a formal public meeting, prior
to any decisions being made on the
OPA/ZBA.

The protection of public health and
safety;

Not applicable.

the appropriate location of growth
and development;

The Site and immediately surrounding
areas are designated for residential
development, and as such, is in an area
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with and adjacent to existing and
proposed residential development. Public
transit and full municipal services are
available to support the development. The
Site and the surrounding area are an
appropriate location for residential
development of a higher density along
two arterial roads.

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

The Proposed Development introduces
88 units, at a density of 245.8 units per
hectare (post road widening). Direct
pedestrian connections to Branchton
Road are proposed, including access to
public transit stops.

(r)

The promotion of a built form that,
(i) is well-designed,
(ii) encourages a sense of place,
and

(i) provides for public spaces that
are of high quality, safe,
accessible, attractive, and
vibrant;

The Proposed Development is designed
in a manner that maximizes the highest
and best use of the irregular-shaped Site
while ensuring that the Proposed
Development is visually appealing and
frames the corner of Dundas Street South
and Branchton Road to encourage a
distinct sense of place that is high-quality,
safe, accessible, attractive, and vibrant.
The building has been sited to
accommodate road widenings and a
daylight triangle. All but one municipal
setback requirements are met, and a
minor encroachment within the MTO’s 14
metre setback is proposed for a small
corner of the building. Overall, the
Proposed Development will complete the
neighbourhood and will create a gateway
into the existing neighbourhood.

(s)

the mitigation of greenhouse gas
emissions and adaptation to a
changing climate.

The Proposed Development will adhere to
all requirements outlined in the Ontario
Building Code, which includes
sustainability measures relating to
greenhouse gas emissions and
adaptation to a changing climate.

Planning Justification Report | 1280 Dundas Street South
GSP Group | June 2025

25




5.1.2 Consistency with Policy Statements

5.2

5.21

Section 3(5) of the Planning Act requires that all decisions of municipal councils regarding
the exercise of authority concerning planning matters “shall be consistent with the policy
statements issued under subsection (1) that are in effect on the date of the decision” and
“shall conform with the provincial plans that are in effect on that date, or shall not conflict
with them, as the case may be.” The Provincial Planning Statement is applicable and
relevant with respect to the Subject Application. An overview of how the Development is
consistent with the Provincial Planning Statement is provided in Section 5.2 below.

Provincial Planning Statement

The 2024 Provincial Planning Statement (“PPS”) is Ontario’s consolidated land use planning
policy framework on matters of provincial interest. It replaced and combined the Provincial
Policy Statement (2020) and A Place to Grow: Growth Plan for the Greater Golden
Horseshoe (2019). he PPS is issued under Section 3 of the Planning Act and all decisions
made on or after it came into effect on October 20, 2024 must be consistent with the PPS.

The goals and intent of the PPS 2024 are centered around five key priorities: generating an
appropriate housing supply, making land available for development, providing infrastructure
to support development, balancing housing needs with resource protection, and effective
implementation.

The PPS supports the province’s target of building 1.5 million homes by 2031 and includes
direction for matters relating to increasing housing supply, making land available for
development, planning for appropriate infrastructure, and protecting the natural
environment.

Building Homes, Sustaining Strong and Competitive Communities

Section 2.1 of the PPS contains policies on planning for people and homes. Policy 2.1.6 of
the PPS states: “Planning authorities should support the achievement of complete
communities by:

a) accommodating an appropriate range and mix of land uses, housing options,
transportation options with multimodal access, employment, public service facilities
and other institutional uses (including schools and associated child care facilities,
longterm care facilities, places of worship and cemeteries), recreation, parks and
open space, and other uses to meet long-term needs”

Response: The Proposed Development contributes to the surrounding area
accommodating a range and mix of housing options by introducing high density residential
in an 88-unit multiple-residential building at the corner of two arterial roads. The high-density
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residential site will be appropriately sited and transition into medium and lower density
housing built forms to the southwest

Housing

Section 2.2 of the PPS relates to housing. Policy 2.2.1 of the PPS states: “Planning
authorities shall provide for an appropriate range and mix of housing options and densities
to meet projected needs of current and future residents of the regional market area by:

b) permitting and facilitating:

1. all housing options required to meet the social, health, economic and
wellbeing requirements of current and future residents, including additional
needs housing and needs arising from demographic changes and
employment opportunities; and,

2. all types of residential intensification, including the development and
redevelopment of underutilized commercial and institutional sites (e.g.,
shopping malls and plazas) for residential use, development and introduction
of new housing options within previously developed areas, and
redevelopment, which results in a net increase in residential units in
accordance with policy 2.3.1.3;

c) promoting densities for new housing which efficiently use land, resources,
infrastructure and public service facilities, and support the use of active
transportation; and

d) requiring transit-supportive development and prioritizing intensification, including
potential air rights development, in proximity to transit, including corridors and
stations.”

Response: The Proposed Development will introduce 88 residential units in the form of a
13-storey, multiple-residential building. This form of housing is not currently found in the
surrounding community. The development form will contribute to meeting social, health, and
economic wellbeing requirements of current and future residents (b.1), including from
demographic changes and employment opportunities. The Proposed Development is a form
of intensification that will result in new housing options on a Site that is currently vacant and
underutilized, including efficient placement of an apartment building with 88units, (b.2). At
a density of 245.8 units per hectare (post road widening), the Proposed Development adds
density to the site while being respectful of surrounding uses and efficiently using the land,
resources, infrastructure, and public service facilities that are available or anticipated (c).
Dundas Street South and Branchton Road are classified as arterial roads, with Grand River
Transit Route 50 (Dundas-Myers) travelling directly in front of the site. The Proposed
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Development contributes to the Branchton Dundas community continuing to evolve as
transit supportive (d).

Settlement Areas

Section 2.3.1 of the PPS outlines the general policies for settlement areas. Policy 2.3.1.1 of
the PPS states that settlement areas shall be the focus of growth and development. Policy
2.3.1.2 of the PPS states that land use patterns within settlement areas should be based on
densities and a mix of land uses which: efficiently use land and resources (a), optimize
existing and planned infrastructure and public service facilities (b), and are transit-
supportive (d).

Response: The Subject Lands are within the Built-Up Area of the City of Cambridge and
within the City’s urban area boundary. This effectively includes the Subject Lands within
Cambridge’s settlement area which is to be the focus of growth and development. The
Proposed Development efficiently uses the irregular-shaped Site to introduce 88 dwelling
units (a). The Proposed Development will utilize existing municipal servicing, utilities, and
infrastructure, as well as nearby public service and community facilities (b). Dundas Street
South and Branchton Road are classified as arterial roads, respectively, which make them
appropriate locations for additional transit stops. The Proposed Development will support
the surrounding community being transit-supportive (d).

Intensification

Section 2.3.1.3 of the PPS states: “Planning authorities shall support general intensification
and redevelopment to support the achievement of complete communities, including by
planning for a range and mix of housing options and prioritizing planning and investment in
the necessary infrastructure and public service facilities.”

Response: The Proposed Development is a form of intensification of the current vacant Site
by introducing 88 residential units at a density of 245.8 units per hectare (post road
widening) while utilizing existing municipal services, utilities, and infrastructure, while also
contributing to achieving a complete community in southeast Cambridge

Policy 2.3.1.4 of the PPS states that: “Planning authorities shall establish and implement
minimum targets for intensification and redevelopment within built-up areas, based on local
conditions.”

Response: The Region of Waterloo’s Official Plan targets over 60 percent of residential
growth within delineated built-up areas of cities, including Cambridge. The Subject Lands
are within the built-up area of the City and will create 88 residential units, representing an
intensification of the Site and surrounding neighbourhood which will contribute to the built-
up area growth target.
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5.2.6

5.2.7

Energy Conservation, Air Quality and Climate Change

Section 2.9 of the PPS relates to energy conservation, air quality and climate change. Policy
2.9.1 of the PPS states: “Planning authorities shall plan to reduce greenhouse gas
emissions and prepare for the impacts of a changing climate through approaches that:

a) support the achievement of compact, transit-supportive, and complete communities;

ey

e) take into consideration any additional approaches that help reduce greenhouse gas
emissions and built community resilience to the impacts of a changing climate.

Response: The Proposed Development is a compact form of development, introducing 88
residential units at a density of 245.8 units per net hectare (post road widening). Additionally,
as stated previously, the Site is located along Dundas Street South and Branchton Road,
which are both classified as arterial roads, respectively. With a current transit route on
Dundas Street South, the Proposed Development can be transit-supportive (a). Additional
design measures will be considered in detail design, including a car share program to help
reduce greenhouse gas emissions (e).

Infrastructure and Facilities

Section 3.1 o the PPS outlines the general policies for infrastructure and public service
facilities. Policy 3.1.1 of the PPS states: “Infrastructure and public service facilities shall be
provided in an efficient manner 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:

a) are financially viable over their life cycle...,
b) leverage the capacity of development proponents, where appropriate; and,
¢) are available to meet current and projected needs.”

Response: The Proposed Development will make effective use of existing municipal
servicing infrastructure, the road network, and public service facilities, including surrounding
institutional uses, parkland, and commercial uses. The Functional Servicing Report has
determined that sufficient capacity exists in the water, sanitary and storm servicing to
accommodate the proposed development. Servicing connections and associated
excavations and removals will be at the developer’'s expense.

Sewage, Water and Stormwater

Section 3.6 of the PPS outlines the policies for sewage, water, and stormwater. Policy 3.6.1
of the PPS states: “Planning for sewage and water services shall:
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a) accommodate forecasted growth in a timely manner that promotes the efficient use
and optimization of existing municipal sewage services and municipal water services

”

Policy 3.6.2 of the PPS states that municipal sewage services and municipal water services
are the preferred form of servicing for settlement areas to support the protection of the
environment and minimize potential risks to human health and safety.

Response: The Proposed Development will make efficient use of the existing planned
municipal sewage services and municipal water services.

Policy 3.6.8 of the PPS states that: “Planning for stormwater management shall:

a) be integrated with planning Resg'gnse: Stormwater management
servicing for the Proposed Development

will be coordinated with overall site
servicing for sewage and water. It is
feasible to service the Site and will be
done at the Developer’'s expense.

for sewage and water
services and ensure that
systems are  optimized,
retrofitted as appropriate,
feasible and financially viable
over their full life cycle;

Response:  The Functional Servicing
Report determined that post-development
runoff level for a 5-year storm will be
slightly higher than the pre-development
rate but is considered to be acceptable.
The post-development runoff rate for a
100-year storm will be lower, being
reduced by 66%.

b) minimize, or, where possible,
prevent or reduce increases
in stormwater volumes and
contaminant loads;

Response: Erosion and changes in pre-
post development stormwater flows will be
minimized and more controlled directly
into the storm sewer on Branchton Road.
The use of green infrastructure on site will
be further considered in detail design.

¢) minimize erosion and
changes in water balance
including through the use of
green infrastructure;
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Response: The Proposed Development
will be designed to accommodate a 100-
year storm and improve drainage
patterns. The Site is not within a regulated
area of the GRCA.

d) mitigate risks to human
health, safety, property and
the environment;

Response: A preliminary Landscape Plan
has been prepared to maximize the
vegetative and pervious surfaces on the
site from intensification. It should be noted
that most of the parking will be in an
underground structure. Opportunities for
surface level landscaping at grade and
above the parking structure have been
considered.

e) maximize the extent and
function of vegetative and
pervious surfaces;

Response: Stormwater management best
practices have been considered in the
servicing design and will continue to be
evaluated and integrated during detail
design.

f) promote  best practices,
including stormwater
attenuation and re-use, water
conservation and efficiency,
and low impact development;
and

Response: The Functional Servicing and
Stormwater Management Brief has
considered the City's stormwater
management policies and practices,
including the Stormwater Management

g) align with any comprehensive
municipal plans for
stormwater management that
consider cumulative impacts

of stormwater from
development on a watershed Master Plan (2011).
scale.”

5.2.8 Cultural Heritage and Archaeology

Section 4.6 of the PPS contains a set of policies on cultural heritage resources, including
properties and archaeological resources. Protected heritage property must be conserved.

Development and site alteration is not permitted on lands that contain archaeological
resources or areas of archaeological potential unless the significant archaeological
resources have been conserved.
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Development and site alteration on adjacent lands to protected heritage property is not
permitted, unless the heritage attributes of the protected heritage property will be
conserved.

In reviewing the above, early engagement with Indigenous communities is required to
ensure their interests are considered when identifying, protecting and managing
archaeological resources and built heritage resources.

Response: Cultural heritage resources on and adjacent to the site have been evaluated and
conserved. First, a Cultural Heritage Impact Assessment (“CHIA”) was completed by
Archaeological Research Associates Ltd. (“ARA”) for 17 Branchton Road, the former Little’s
Corners Public School (now the Evangelical Church of God Canada). The original school
building is a designated heritage structure under Part IV of the Ontario Heritage Act. The
CHIA determined that the proposed development will conserve the cultural heritage value
or interest of the building.

Second, a Stage 4 Archaeological Assessment (Mitigation of Impacts) was completed on
the site in 2022 by Detritus Consulting Ltd. Following the completion of the Stage 4
mitigation, the cultural heritage value or interest of the site was fully documented and
information preserved for future study. The Stage 4 Archaeological Assessment was
submitted to the Ministry of Citizenship and Multiculturalism (MCM) and entered into the
Public Register of Archaeological Reports. Indigenous communities were engages and
involved in the Archaeological Assessment, including Six Nations who agreed with the
recommendations and raised no objections.

Provincial Planning Statement Conclusions

The Official Plan Amendment and Zoning By-law Amendment are consistent with the
policies of the Provincial Planning Statement as the Proposed Development will intensify an
underutilized site by introducing 88 residential units at a density of 245.8 units per hectare
in a 13-storey building at the intersection of two arterial roads. The Proposed Development
represents appropriate intensification of the currently vacant Site within the built-up area of
Cambridge. The Proposed Development efficiently utilizes existing municipal services,
infrastructure, and nearby public service facilities. The Subject Lands are services by an
existing public transit route, with the additional density contributing to a transit-supportive
and complete community. The Proposed Development will introduce new housing options
in a predominantly low-density area, contributing to social, economic, and environmental
sustainability while aligning with intensification targets.
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5.3 Region of Waterloo Official Plan

The Region of Waterloo Official Plan (“ROP”) was adopted by the Regional Council in June
2009, approved with modifications by the Ministry of Municipal Affairs and Housing
(“MMAH”) on December 22, 2010 and received final approval from the Ontario Municipal
Board (“OMB”), now the Ontario Land Tribunal (“OLT”) on June 14, 2015. The ROP provides
policy direction on planning matters for the Region and a framework for growth to the year
2051.. On August 18, 2022, Regional Official Plan Amendment No. 6 (“ROPA 6”) was
adopted and approved as revised by the MMAH on April 11, 2023. Finally, Bill 162 (Get It
Done Act) incorporated changes made by the lower-tier municipalities into the ROP on May
16, 2024.

On January 1, 2025, as per Bill 185 (Cutting Red Tape to Build More Homes Act), the
Region of Waterloo became an upper-tier municipality without planning responsibilities. This
transitioned implementation of the ROP to the lower-tier municipalities, including
Cambridge, as a local plan in addition to the City’s Official Plan. This Report reflects the
October 2024 Consolidated ROP.

The ROP is a long range plan, focused on land use directing regional growth, housing,
infrastructure and natural and cultural heritage, among other regionally significant
development matters. As mentioned in Section 2.3 of this Report, the Site is designated
Urban Area and Delineated Built-Up Area in the ROP.

5.3.1 Where and How to Grow

Chapter 2 of the ROP relates to where and how to grow. Urban Areas are planned to
accommodate most the Region’s population growth to 2051, with an intensification-first
approach promoted. This allows more efficient use of existing infrastructure and can assist
in moving further towards being a more energy efficient and low-carbon community. Section
2.A of the ROP relates to managing population and employment growth. Table 1 of Section
2.A provides regional population and employment forecasts, and states that the City of
Cambridge will have an ultimate 2051 population of 214,900".Development in the Urban
Area is to be supported by the Region’s overall Planned Community Structure.

Response: The Proposed Development provides 88 dwelling units and will support the
Region’s original population target of 214,900 residents by 2051 in the City of Cambridge.

T Table 2.A.1 in ROP determined to be inoperative following modifications to the Region’s Urban
Area boundaries following the enactment of Bill 162 in May 2024. The Urban Areas may no
longer align with population and employment forecasts originally adopted by the Region in 2022.
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The Functional Servicing and Stormwater Management Report estimates 176 residents will
live in the Proposed Development.

Section 2.C.2 of the ROP provides the policies for Urban Areas. Policy 2.C.2.1 states that
the Urban Area designation primarily pertains the Cities of Cambridge, Kitchener, and
Waterloo, and that lands within the urban area are intended to accommodate a large portion
of the Region’s population and employment growth within the planning horizon of this Plan.

Response: The Proposed Development will add 88residential dwelling units to the City as
an apartment building and will contribute to the Region’s overall goal of accommodating 90
percent of the population and employment growth within Urban Areas.

Section 2.F of the ROP provides intensification targets in delineated built-up areas. Table 3
of Section 2.F states that the City of Cambridge will meet or exceed a minimum
intensification target of 65% and 16,655 total minimum units added in the built-up area from
2022-2051.

Response: The Proposed Development will add 88 dwelling units in a multiple-residential
dwelling (apartment building), which will support the Region’s goal of a minimum
intensification target of 65% and the provision of a minimum of 16,655 units by 2051.

Liveability in Waterloo Region

Chapter 3 of the ROP relates to liveability in Waterloo Region. Section 3.A outlines the
policies for range and mix of housing, and states that “Housing is a necessity of life and is
an essential element for achieving an equitable, thriving, and sustainable community.
Communities thrive when everyone has a place they can afford and call home, and where
they can feel safe, comfortable, and part of the community. The policies in this section are
all about meeting this important goal. They seek to provide for a diverse range and mix of
housing options that are safe, affordable, of adequate size and meet the accessibility
requirements of all residents.”

Policy 3.A.2 states: “area municipalities, in collaboration with the Region, will plan to provide
a diverse range and mix of housing options with an overall target of a minimum of 30 percent
of new ownership and rental housing being affordable to low and moderate income
households. The range and mix of housing options provided will vary in terms in terms of
form, tenure, density, and number of bedrooms to accommodate the needs of all sizes,
incomes, and ages of households.” Further, Policy 3.A.17 states “Development applications
proposing residential uses will be required to indicate if and how they are contributing to
meeting the affordable housing target set out in Policy 3.A.2 and include an assessment of
mix and range of types, bedroom mix, unit sizes, tenures, and accessibility requirements.”

Planning Justification Report | 1280 Dundas Street South 34
GSP Group | June 2025



5.3.3

5.3.4

Response: The Proposed Development will create 88residential dwelling units for the City
of Cambridge’s housing stock on a vacant and underutilized site, with a range and mix of
unit typologies varying in size and number of bedrooms. It is expected that the apartment
units will be offered for sale or rent at current market rates.

Cultural Heritage

Policies 3.G.9 and 3.G.10 requires during development review where archaeological
potential has been identified, applicants to complete an archaeological assessment.
Further, where a significant archaeological resource has been identified, the resource shall
be conserved by having a licensed archaeologist remove the resource prior to any grading
or construction.

Response: A Stage 4 Archaeological Assessment (Mitigation of Impacts) was completed on
the site in 2022 by licensed archaeologists from Detritus Consulting Ltd. (“Detritus”).
Significant archaeological resources identified on the Site were documented and removed
by Detritus and the Site was cleared from having any further cultural heritage value or
interest.

Policy 3.G.13 requires the City to require the submission of a Cultural Heritage Impact
Assessment in support of a proposed development when the subject property is adjacent
to a designated property or Cultural Heritage Landscape.

Response: The City requires the submission of a Cultural Heritage Impact Assessment,
which has been completed and provided with this submission. This submission is discussed
later and throughout this Report.

Regional Road Allowances

Policy 5.A.35 states “The Region will require road widenings from all lands contained within
development applications and/or site plans, where the existing road allowance is less than
the designated Regional Road Allowance, or where an additional widening is required in
accordance with Policy 5.A.36. Any such widenings will be obtained by dedication prior to,
or as a condition of, the approval of the development application and/or site plan...”

Response: It is understood that road widenings will be required for Branchton Road to
achieve the ultimate width set out in the ROP (30.48 m) and have been incorporated into
the conceptual site plan.
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5.3.5 Regional of Waterloo Official Plan Conclusions

5.4

5.4.1

Overall, the proposed Official Plan Amendment and Zoning By-law Amendment conform to
the ROP (October 2024 Consolidation). A 13-storey apartment building with 88 dwelling
units will contribute to the Region’s intensification goal of 65% and supporting the target of
214,900 residents in the City of Cambridge by 2051. The Site is located within the
Delineated Built-Up Area and is prioritized for growth under the ROP. The Proposed
Development will be fully serviced by existing municipal infrastructure, the development
offers a mix and variety of housing options in the surrounding area The Proposed
Development will frame the corner of Branchton Road and Dundas Street South, completing
and providing an entrance to the neighbourhood while accommodating approximately 238
residents to further contribute to the Region of Waterloo’s goal of 90% of the population
growth being within the Urban Area.

City of Cambridge Official Plan

The City of Cambridge Official Plan (the “Official Plan”) is a legal policy document that
guides land use and growth within the City to align with community needs, environmental
sustainability and provincial and regional planning frameworks over a 20-year horizon. It
was adopted by City Council on May 7, 2012 and subsequently approved by the Region
with modifications on November 21, 2012. More recently, the Region of Waterloo gave
further approval on December 14, 2017 following the resolution of previous deferrals. Some
sections of the Official Plan however still remain not in effect due to ongoing appeals or
deferrals. The City’s Official Plan was last consolidated in September, 2018. The Official
Plan is scheduled for review in 20292,

Growth Management

Growth in Cambridge is intended to be planned and managed using a complete community
concept. This includes providing a range of housing options, providing convenient access
to local services and community infrastructure, and having access to a range of
transportation options, including public transit.

Response: The Proposed Development will contribute to Cambridge being a complete
community. It will provide more variety of housing options in the immediate area that do not
currently exist, while being within walking distance of many upcoming community features,
such as the new Cambridge Recreation Complex, new schools, churches and also being

2 As noted in City of Cambridge 2025 Mayor’s Budget.
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directly located on a transit line that travels a short distance to local stores and services for
everyday needs at Dundas Street and Franklin Boulevard.

Population and Employment Forecasts

Section 2.3 of the Official Plan outlines the population and employment forecasts for the
City of Cambridge. Policy 2.3.1, Table 1 of the Official Plan states that, by 2031, Cambridge
will plan to accommodate an overall population of 176,000 and 102,500 jobs.

Response: The Proposed Development will introduce 88 residential dwelling units. The
Functional Servicing and Stormwater Management Report estimates 2 residents per unit,
for a total of 176 residents, which will contribute toward the City of Cambridge’s target of a
population of 176,000 residents by 2031. The creation of new housing will also help to
support the creation of new jobs and retention of existing jobs within the City during the
planning horizon.

Intensification in the Built-Up Area

Section 2.6 of the Official Plan relates to the built-up area. It is an objective of the Official
Plan to direct and encourage new development throughout the built-up area where
appropriate. Policy 2.6.1 encourages intensification to be planned and designed to support
vibrant neighbourhoods through compatible mixes of land uses at higher densities than
surrounding areas while ensuring appropriate transitions in built form.

Response: The Proposed Development will be a form of intensification and introduce 88
new dwelling units on a vacant Site in the form of a multiple-residential dwelling (apartment
building). The 13 storey point tower built form has been designed and sited to accommodate
required setbacks and appropriately transition to surrounding uses, including the heritage
designated church (former Littles Corners Public School) to the south. Intensification is
being focused at the intersection of two arterial roadways with appropriate scaled transitions
to existing low-rise housing to the south and east.

Section 2.6.1.6 of the Official Plan states: “Intensification within the built-up area will be
planned and designed to:

Response: The Proposed Development
supports a vibrant neighbourhood through
the inclusion of a diverse, compatible
multiple-residential building, providing 88

a) Support vibrant
neighbourhoods through the
inclusion of a diverse and
compatible mix of land uses,
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including  residential and

employment uses;

dwelling units into an area of pre-existing
residential uses; high density residential is
appropriate for the Site given its location
on arterial roads, a transit route, and full
services being available.

b) provide for a range and mix of

housing that takes into
account affordable housing
needs;

Response: The Proposed Development
appropriately introduces a high-density
residential use to an area of
predominantly low-density residential
uses, creating a mixture of housing types
while introducing a form of housing that is
traditionally more affordable than single
unit and lower-density uses;

Response: The Proposed Development

f) generally achieve higher
densities than surrounding has a density of 245.8 units per hectare,
areas: which is greater than what exists in the

surrounding areas;

g) ensure an appropriate Response: Adequate buffering is provided
transition of built form to between the Proposed Development and
adjacent areas... and surrounding sensitive residential uses and

designated heritage building at 17
Branchton Road. Residential uses are
immediately adjacent to the north, south,
and west. The uses to the north and west
are further buffered by Dundas Street
South and Branchton Road, respectively.
The residential uses to the east are further
buffered by a 3 metre landscaped buffer,.
A privacy fence will also be installed and
coordinated through site plan.

f) maintain, enhance or Response: The Site does not contain any
wherever  feasible and designated natural heritage features.
appropriate,  restore  the During a Tree Inventory, 77 trees were

natural environment.
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area, with 62 proposed for removal and 12
identified for full protection during
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construction. A preliminary landscape
plan has also been submitted to maximize
the number of new trees that can be
accommodated on site post-development.

Policy 2.6.1.8 of the Official Plan states: “Infill, intensification and redevelopment within
existing neighbourhoods will be minor in nature and will be designed to respect existing
character and provide connections and linkages where possible.”

Response: The Proposed Development is at an appropriate scale and is respects the
existing character. The Site is located along Dundas Street South and Branchton Road,
which are two arterial roads. The irregular shape of the Site limits the building’s footprint;
placement of the building is such that appropriate transitions in height will be made. Exterior
boundary treatments to the Site will also be included to delineate the site as an ideal location
for high density residential while buffering it from adjacent properties. The detailed design
can incorporate transitions to respect the scale and cultural heritage value of the church
and existing low-rise residential.

Residential Lands

Section 2.8 of the Official Plan relates to residential lands. Policy 2.8 states: “The City will:

Response: Introduce 88 residential units
in a 13-storey multiple-residential building,
which will contribute to a range of housing
unit types to accommodate the diverse
needs and preferences of the city’s
households;

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;

Response: The residential apartment
building has the flexibility to be in an
ownership or rental tenure structure. It will
contribute to the City having an adequate
and ready supply of housing.

b) promote and maintain an
adequate supply of both
ownership and rental housing
stock;
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c)

promote the use of

compatible urban design;

Response: According to the Urban Design
Brief prepared by GSP Group. Refer to
the Urban Design Brief for more details.

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;

Response: The Proposed Development
will introduce 88 residential units with an
overall density of 245.8 units per hectare,
which, given the location of the Site, its
configuration and the surrounding uses, is
an appropriate density which will result in
the efficient and compact development of
the Site;

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;

Response: The Proposed Development
will intensify the Site in a balanced
approach and will be compatible with
surrounding uses, while conserving the
cultural heritage value of the adjacent
church.

h)

maintain an adequate supply
of land for residential
development”

Response: The Applications will enhance
the City’s supply of designated and
available land for high density residential
land, particularly within the built-up area.

J)

support mixed-use and multi-
unit residential
developments...”

Response: The Proposed Development is
a multi-unit residential development.

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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pedestrian, cycling and vehicular
transportation options. This includes
direct pedestrian connections to the
existing sidewalk and multi-use trail
network, bicycle lanes on Branchton
Road. The building will have secure
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5.4.6

indoor bicycle parking. The Traffic Impact
Study recommended the development
include additional Transportation Demand
Management (“TDM”) measures, such as
providing transit information in common
areas.

Range and Mix of Housing Types

Section 2.8.2 of the Official Plan relates to range and mix of housing types. Policy 2.8.2.3°
of the Official Plan states: “The City will ensure the creation of 45% of new housing units
through infill, conversion, intensification and the redevelopment of built-up areas of the City,
particularly in the Urban Growth Centre, Community Core Areas, Nodes, Regeneration
Areas, Reurbanization Corridors and Major Transit Station Areas.”

Response: The Proposed Development represents an infill and intensification development
that will contribute 88 residential units, at a density of 245.8 units per hectare, within the
built-up area of the City (post road widening).

Density

Section 2.8.3 of the Official Plan provides policy direction on residential densities. Policy
2.8.3.1 permits the City to allow compatible higher density residential development in high
density residential designations to support and ensure viability of existing and planned
transit service levels. Compatible higher density is also encouraged in Policy 2.8.3.2 where
the development results in the preservation of cultural heritage resources.

Response: The Proposed Development’s density of 245.8 units per hectare is appropriate
and compatible for the Site, provided it can be accommodated in a built form that addresses
the Site’s topography, irregular shape, adjacently to a designated heritage structure and
required setbacks. The 13-storey apartment building has been designed to minimize
shadow impacts, exceed the minimum setback to the lot line to the designated heritage
structure. The density proposed is at an appropriate location and will introduce a residential
built form not currently present in the surrounding community, which will assist in support
the viability of existing transit service levels.

3 Policy is deferred.
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5.4.9

Cultural Heritage Resources

The City has identified priority conservation actions for cultural heritage resources when
development is proposed. These actions would be applicable to the Proposed Development
as it is adjacent to a designated structure under the Ontario Heritage Act. Policy 4.2.1
contains a hierarchy of three actions to encourage the conservation. The first action, to
incorporate the cultural heritage resource and its surrounding context into the development
would not be possible as the designated portion is entirely located on the adjacent property
at 17 Branchton Road. The second action, to promote the use of scale and design which
blends harmoniously with existing cultural heritage resources when development occurs
can be used and is being included in the design of the 13-storey apartment building. Further,
Policy 4.10.1 requires a Cultural Heritage Impact Assessment to be prepared when a
development is proposed adjacent to a designated property. Several conservation
measures were recommended, including vegetative screening along the lot line, grading of
the Site to direct runoff away from the heritage building and the preparation of a Temporary
Protection Plan during construction activities.

Archaeology

Section 4.13 of the Official Plan contains policies on conservation of sites of archaeological
value. Where archaeological potential has been identified on a site, an archaeological
assessment is required. Policy 4.13.2 requires that “where an archaeological assessment
identifies a significant archaeological resource, the City or Region will require the
owner/applicant to conserve the significant archaeological resource by:

a) ensuring the site remains undeveloped and, wherever appropriate, designated as
open space; or

b) removing the significant archaeological resource from the site by a licensed
archaeologist, prior to site grading or construction.”

Response: A Stage 4 Archaeological Assessment (Mitigation of Impacts) was completed on
the site in 2022 by Detritus. Following the completion of the Stage 4 mitigation, the cultural
heritage value or interest of the site was fully documented and information preserved for
future study. Upon submission of the Stage 4 assessment to the MCM, Detritus cleared the
site from having any further cultural heritage value or interest.

Urban Design

Chapter 5 of the Official Plan outlines the policies for urban design. An Urban Design Brief
was prepared by GSP Group Inc., dated June 2025 in accordance with Policy 5.15.1 of the
Official Plan which concludes that the Proposed Development is consistent with the policies
outlined in Chapter 5 of the Official Plan. An in-depth analysis of the urban design policies
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5.4.10

5.4.11

can be found in the Urban Design Brief, which should be read in conjunction with this Report,
and is summarized in Section 7 of this Report.

Provincial Roads

Policy 6.4.2 requires the Province (Ministry of Transportation or MTO) to be consulted where
development is proposed adjacent to a provincial highway, and required permits, such as
road entrance permits, shall be obtained prior to construction being undertaken.
Development that will have impacts on traffic movements and generation is required to
submit a transportation impact study.

Response: As the Site is partially fronting to Highway 8 east of Branchton Road and an
access is proposed to the site within the MTO’s jurisdiction, a Traffic Impact Brief has been
prepared by Paradigm Transportation Solutions Limited (“Paradigm”) and submitted with
the applications.

Residential Compatibility

Chapter 8 of the Official Plan outlines the land use policies and designations in the City of
Cambridge. Section 8.4 of the Official Plan outlines the policies for residential uses. Section
8.4.2 of the Official Plan relates to residential compatibility. Policy 8.4.2.1 of the Official Plan
states: “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:

Response: The one to two-storey
buildings that surround the Site have a
proportionate setback from the proposed
13-storey apartment building. The Site’s
irregular configuration is in part by Dundas
Street South/Highway 8 intersecting with
Branchton Road in a diagonal orientation.
This limits exposure to neighbouring low-
rise buildings. Areas to the north and west
are buffered by natural heritage lands.
Most surrounding buildings are clad in
brick, stone and vinyl siding and have
pitched, gable rooftops. The building
materials used in the apartment building

a) the density, scale, height,
massing,  visual impact,
building materials, orientation
and architectural character of
neighbouring buildings and
the proposed development;
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will be selected
surrounding context.

to compliment the

b)

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

Response: The 13-storey point tower
apartment building has been sited and the
Site buffered to conserve the adjacent
designated heritage structure at 17
Branchton Road. Conservation measures
will also be utilized during construction
activities.

the continued viability of
neighbouring land uses;

Response: The Proposed Development
will not detract from neighbouring land
uses and their ability to continue. The
adjacent site will be screened with a
privacy fence and landscaping.

d)

pedestrian and  vehicular
movement and linkages, as
well as parking requirements
and design in both existing
development and proposed
developments;

Response: The Proposed Development
will be primarily served by a vehicular
entrance and pedestrian connection from
Branchton Road South. The Traffic Impact
Study has not identified any operational
impacts on adjacent uses.

landscaping, setbacks, sun
and shadow effects, wind
effects, signage, lighting and
buffering of existing
development and proposed
developments;

Response: The Proposed Development
will be surrounded by Ilandscaping
treatments to help transition and scale to
low-rise uses to the south. The Sun and
Shadow analysis shows no shadow
impacts to the heritage property to the
south. Additional details, such as signage
and lighting can be determined and
finalized at Site Plan Control to ensure no
impacts.

]

noise attenuation;

Response: Noise impacts from the 13-
storey apartment building are not
anticipated on surrounding properties.
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Response: Dust suppression will be
managed during construction. No
incompatible odour or emission impacts
will result from the high density residential
development.

g) odour, dust, and emission
impacts;

Response: The Transportation Impact
Study has determined the additional traffic
generated by the proposed development
to be negligible.

h) transportation implications;
and

i) transitions between different Response: The 13-storey apartment
building incorporates a 16.8 metre setback

to the adjacent institutional use (church) at
17 Branchton Road. The irregular
configuration of the Site with the diagonal
frontage on Dundas Street allows the
building to appropriately transition to low
rise residential to the south and natural
heritage uses to the north.

land uses and between sites
having varying permitted
uses.

5.4.12 Intensification

Policy 8.4.2.2 of the Official Plan states: “Infill, intensification and redevelopment within
existing neighbourhoods will be minor in nature and will be compatible with surrounding
neighbourhood character. The following will be considered in assessing whether the
development is minor in nature:

Response: While the proposed 13-storey
apartment building represents a transition
in height greater than two storeys to
neighbouring buildings, the impact of the
differential is mitigated by contextual and
design factors. The building will have a
substantial, 16.8 metre setback to the 1
storey church, which provides a spatial
buffer that will reduce the visual
dominance of the apartment building. The
shadow study has indicated no shadows

a) comparable building height,
generally within two storeys
of neighbouring buildings;
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will be cast on properties to the south.
Further design mitigation measures will be
included during detail design at site plan
approval. In an urban context in the built-
up area, where intensification s
encouraged, height transitions greater
than two storeys can be considered minor
when adequate setbacks, stepbacks and
design treatments are utilized to soften the
interface between buildings of differing
scale. The Proposed Development has
been sited to maintain a respectful and
context-sensitive relationship with the
surrounding low-rise built form.

b) massing and scale;

Response: The proposed apartment
building has been designed and sited as a
point tower to focus the building massing
at the most appropriate location on-site.
The building is also located on the
northwest corner of the site, directly at the
intersection of two arterial roads, allowing
large setbacks to the south and east to
appropriate scale down the transition in
built form.

c) similar lot coverage and side
yard setbacks to
neighbouring housing;

Response: The lot coverage of the
apartment building is 24% which is less
than typical for apartment buildings in the
built-up area. The yard setbacks are also
all greater than what exists on all adjacent
properties.

d) maintaining the predominant
or average front yard
setback;

Response: The yard setbacks will be
average and similar to what exists on
surrounding properties.

e) built form that respects the
facade details and materials
of neighbouring housing,

Response: The built form of the apartment
building, particularly the base and ground
level will include materials and detailing
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5.4.13

including  garage  width, that is sympathetic and contextually
porches, screening and appropriate of neighbouring housing and
architectural details; the designated heritage building.

Response: The Traffic Impact Study has

f) transportation implications;
determined the additional traffic generated

and by the development to be negligible and
able to be accommodated by the existing

road network.
g) appropriate parking Response: The Development will exceed
arrangements and  traffic the minimum required parking in the
movement. Zoning By-law. The maijority of parking will

be accommodated in a below grade
garage. On-site traffic turning templates
have been completed to ensure
passenger vehicles can manevure the
parking garage as well as trucks on the
surface level.

Policy 8.4.2.3 of the Official Plan states: “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.”

Response: As discussed above, the location and location and massing of the new building
has been done on the irregular Site to be compatible with all surrounding uses. There is
sufficient area on the Site outside of the 25% building coverage to allow appropriate
transitions to lower density and scale uses surrounding the site using differing design
techniques.

Location Criteria for Multi-Unit Residential Development

Section 8.4.3 of the Official Plan outlines the policies for location criteria for multi-unit
residential development. Policy 8.4.3 of the Official Plan states: “The City may facilitate or
encourage the development of lands for multi-unit residential development where a site
proposed for such development meets the following criteria:
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a)

is located on an arterial or
collector road, or is directly
accessible to any such road
through the local road network
where it is not likely to
generate sufficient ftraffic to
disturb the peaceful and quiet
enjoyment of neighbouring
residential properties located
on such local access road;

Response: The Site is located directly at
the intersection of two arterial roads
(Dundas Street South and Branchton
Road).

b)

is conveniently located within
reasonable distance of public
transit,  recreational  open
space and shopping facilities
and, if the building is proposed
to be designed for occupancy
by households with children, is
also located within convenient
walking distance of an
elementary school;

Response: The Site is within a 10-minute
walking distance of transit stops on GRT
Route 50 (Dundas-Myers), the future
Cambridge Recreation Complex and
schools. It is also less than 2 km from
commercial uses, including a grocery
store, restaurants and banks, to serve
the day-to-day needs of residents.

has a suitable size and
configuration to:

i. permit the separation

or appropriate
integration of on-site
vehicular and

pedestrian traffic;

Response: The Site will have adequate
and safe on-site facilities for vehicular
and pedestrian movement to and from
the apartment building.

ii. provide for adequate
access and circulation
by emergency
vehicles;

Response: Required and adequate
access for all emergency vehicles will be
provided.

iii. provide adequate on-
site landscaping to:
establish suitable
outdoor amenities and
recreational  facilities
for  the  building’s

Response: Passive outdoor amenity
areas will be provided throughout the
site, along with landscape buffers along
the Site perimeter.
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occupants; screen
parking areas; and
provide effective
buffering and

screening to ensure
the privacy of outdoor
recreational areas on
the site as well as on
adjoining properties;

iv. provide adequate
grading and
stormwater

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

Response: The preliminary grading plan
prepared will improve the post-
construction runoff flow up to a 100-year
storm event. Flows to adjacent properties
will not be increased.

d)

is proposed to be developed in
such a manner and at such a
scale that the site and building
design, building  height,
setbacks, landscaping and
vehicular  circulation will
ensure the proposed
development is compatible
with existing development on
adjoining lands, as outlined in
Section 8.4.2 of this Plan...”

Response: The 13-storey building height
in the proposed location and utilizing the
setbacks proposed will be compatible
with surrounding uses. Space for
vehicular circulation and landscaping will
be provided at ground level to help
transition and scale the site into the built-
up area. A detailed assessment of
Section 8.4.2 is provided above in this
Report.

5.4.14 Residential Designations

Section 8.4.6 of the Official Plan provides policies that apply to the City’s three residential
land use designations:

e Low/Medium Density Residential;
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o High Density Residential; and
¢ Rural Residential.

Response: The Official Plan Amendment application is proposing to redesignate the land
use of the site from the current Low/Medium Density Residential to High Density Residential
to permit an apartment use.

Policy 8.4.6.3 b) requires developments to have a Floor Space Index (“FSI”) range of 0.5-2.0. As
the Proposed Development will have a FSI of 3.0, a site-specific policy to permit this increased
maximum is also being requested in the Official Plan Amendment. Policy 8.4.6.3.8 indicates the
City will promote compatible higher density development in locations which meet the multi-unit
residential criteria and compatibility criteria discussed above.

5.4.15 Official Plan Conclusions

5.5

The Official Plan Amendment and Zoning By-law Amendment conforms to the overall intent,
purpose and policies of the City of Cambridge Official Plan. The Proposed Development will
be contextually-appropriate residential intensification of an underutilized property in the
City’s built-up area at the intersection of two arterial roadways. It further diversifies the range
and mix of housing options available in the southeast Galt community of Cambridge. The
Site is within walking distance and accessible by transit to many community facilities such
as schools and recreation centres. Cultural heritage resources on the Site and adjacent
property have been evaluated as required, and will be conserved. The development
appropriately scales and introduces a high density built form that is compatible with
surrounding uses.

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

The City of Cambridge Zoning By-law No. 150-85, as amended, regulates the use of land,
and provides regulations for the location of buildings and structures, building height, density,
parking facilities and landscaping to ensure proper and orderly development.

The Site is currently zoned R2, which generally limits residential uses to single detached
dwellings.

To facilitate the Proposed Development, a Zoning By-law Amendment is required to rezone
the Site from R2 to RM3. An ‘apartment house’ containing four or more dwelling units is
permitted in the RM3 zone.

Policy 10.3.4 of the Official Plan allows the City to pass Zoning By-laws to permit residential
uses provided piped municipal water and sanitary sewer capacity are both available. As
discussed previously in this Report and in the Functional Servicing and Stormwater
Management Report, full municipal services are available.
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5.5.1

5.5.2

Zoning By-law Review (2025)

The City is currently reviewing its Zoning By-law and in April 2025, released a draft of a new
Comprehensive Zoning By-law for comment. The draft proposes to zone the Site as
‘Residential One’ (R1). The new R1 Zone applies to serviced areas comprised of lots with
frontages of 15 m or greater. The full range of residential dwelling categories would be
permitted, including single detached, attached and apartments, subject to regulations. The
maximum building height in the R1 zone is three (3) storeys (10.5 m).

To permit the Proposed Development, the ‘Residential Three’ (R3) zone would be required.
Although the R1 zone permits apartments, the R3 zone permits apartments at the proposed
height 13 storeys. The R3 zone proposes to permit up to 15 storeys in height (52.0 m) if an
apartment is fronting a collector or arterial road.

Table 5.0 below outlines the zoning requirements for the RM3 zone in the current Zoning
By-law and general provisions and how the Proposed Development complies with each
applicable regulation. For informal comparison purposes, applicable regulations of the R3
zone in the April 2025 draft Comprehensive By-law are included to the requested R1 zone
in By-law 150-85.

Zoning By-law Compliance Chart

A Zoning By-law compliance chart for the Proposed Development to the current Zoning
By-law and proposed draft Comprehensive Zoning By-law is provided on the following
page in Table 5.0. The chart identifies site specific relief is required to provision 2.1.19 to
provide a reduced minimum front yard setback to the Branchton Road centreline of 18.6
m, whereas a minimum of 19.5 m is required as well as to permit a maximum density of
245.8 units per net residential hectare, whereas a maximum density of 75 units per net
residential hectare is permitted.
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Table 5.0 — Zoning By-law Compliance Chart

Zoning Regulation

Current Zoning By-law
No. 150-85:
Proposed ‘RM3’ Zone

New Zoning Bylaw
Draft - April 2025:
Proposed ‘R3’ Zone

Compliance
to By-law
150-857?

Provided and Notes

Minimum lot frontage (m):

Post-Road Widening

Branchton Road 30.0m 30.0m Yes approx. 61.4m
Maximum density 88 units / Post-Road
(dwelling units per net 75 units/ha No Widening site area 0.358
residential hectare) ha = 245.81 units/ha
Minimum front yard (m):
Branchton Road*
6m+(30mx0.5) 45m No 18.6 m
=21m
(measured to road
centreline)
Minimum exterior side
yard (m):
Dundas Street South (Kings
. . 6 m + (30.48 m x 0.5)
Highway #8) =2124m n/a Yes 22.3m
(measured to road
centreline)
"3 m for the first 2 storeys, plus
1.5 m for each additional storey,
Minimum interior side yard | to a total required interior side
(m): yard of 12 m 3.0m Yes 16.8 m
To 17 Branchton Road
3m for first 2 storeys + (1.5 x 10
storeys) = 18 m, Max 12m"
3 m for the first 2 storeys, plus
Minimum rear yard (m) 1.5 m for each siell el sy 7.5m n/a n/a
to a total required rear yard of
12 m
Minimum gross floor area | (i) per bachelor or studio unit n/a n/a n/a
(m? per dwelling unit) (Per OBC)
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(i) per one-bedroom unit (50

No one bedroom unit will

Maximum building height
(m)

building height means:

1. in the case of the principal
building or structure on a lot
(a) the vertical distance
between the average finished
grade and the highest point of
(i) the roof surface of a flat roof

of the Official Plan. For a
building taller than 5
storeys/17.0 m, the
following also applies:

Minimum height of
building podium: 3
Storeys;

Maximum height of
building podium: 6
Storeys

Minimum step-back of
building from edge of
podium facing the street
above 6 storeys: 3 m
Maximum floor area of
any storey above 6
storeys: 750 m?

m2) n/a Yes have an area less than
50 m?
(i) per unit with two or more / Y N.Cl)l tr\:vo or more b?droom
bedrooms (60 m?) n/a es will have an area less
than 60 m?
Minimum common
ame;itylﬁrea: 1.5(516)1(2m)' Total Amenity provided
i) per bachelor or one bedroom | Per dwelling unit - -
EJZNF; (20 m?) ({5 S eaBRINTE) = through private balconies
1,320 sq.m. and common interior
Minimum amenity area 1. A development Z\rzsggpsepzfeea?g%% 5
(m? per dwelling unit) containing less than 24 Yes m2 R
P 9 dwelling is not required to - Balconies: 682 m2
N O ESIe el - Common interior épace'
(ii) per unit with two or more grec?. " 305 m?2 '
bedrooms (30 sa.m. . Common amenity area _ .
( am.) shall be aggregated into 1';%?23353(1 ==
an area of not less than T
360 m2
5 storeys/17.0 m if
fronting a local road, 15
storeys/52.0 m if fronting
a collector or arterial road
as designated on Map 7A Yes 51.5 m (not including

mechanical penthouse)

Yes (current
By-law)

Yes (current
By-law)

Yes (current
By-law)
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30%
landscaped open space means
the open unobstructed space at
grade on a lot which is used for
the growth and maintenance of
grass, flowers, shrubbery and
Minimum landscaped other landscaping and includes
open space, any surfaced walk, patio, 15% Yes 1,409.53 m? / 3583.06 m?
subject to section 3.1.1.4 (% | swimming pool, or similar area =39%
of lot area) but does not include any access
driveway or ramp, parking lot or
any open space beneath or
within any building or structure
(see also amenity area, amenity
area common, and amenity
area, private);
5.5 (a) Parking areas in all
zones except the Core
Area Zones that have 20
Landscape open space for parking spaces or more
. n/a shall contain a minimum Yes 39%
parking areas )
of five
percent (5%) of their area
as landscaped open
space.
(d) All parking areas shall
be separated from a street
or highway by
a 3.0 metre wide planting
strip in any zone, except Min. 3.0m to south
Planting strips and n/a for zones that are within Yes (current property line adjacent to
fencing the Core Areas. By-law) heritage property (17
Driveways and walkways Branchton Road)
accessing the parking
area from the street or
highway are permitted to
cross the planting strip
Parking Compliance Data
Parking Dimensions Min. 2.9m x 5.5m Min. 2.75 m x 5.5 m Yes Min. 2.9m x 5.5m -
providing more restrictive
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Apartment house rates

1 space per dwelling unit;
plus 1 space for each 4
dwelling units for visitors
Resident Parking: 88 units x
1 space = 88 Spaces

1 space per unit plus
0.25 spaces per unit for
visitors, with such
visitor spaces clearly
marked for visitors

spaces in cases where
more than 10 parking
spaces are

required for any of the
uses below: Apartment
Dwelling Unit

by-law)

(Apartment dwelling unit) | Visitor Parking: (88 units / 4 Ve a0 c_oqceptual DENE,
. - providing 124 spaces
units) x 1 space = 22
Spaces
Total Parking Required: 110
Spaces
. . Type A (3.4m x 5.5m) -
?;;zzzlct::)Parkmg (107~ Type A (3.4m x 5.5m) - Accessible Van Spaces
Accessible Van Spaces = 2 =2 2
(January 2014 Facility
Accessibility Design Manual) Yes
Type B (2.4m x 5.5m) -
New Bylaw (101-200 spaces | Type B (2.4m x 5.5m) - Accessible Spaces = 3
required): 1 plus 3% of total | Accessible Spaces = 3 3
required parking spaces
A minimum of 20% of the
required parking spaces
set out in
Tables 5.8 and 5.9.1 are
required to be electric
. . . vehicle parking Yes (current
Electric Vehicle Parking n/a 0

Off Street Loading

Apartment house containing 25
dwelling units or

The minimum dimensions
of a loading space shall
be 3.5 metres

in width and 12.0 metres

Yes (current

1-4.8 mx 10 m loading
space provided (garbage,

more: 1 loading space (3m x in length, with a minimum by-law) movg-ln/move-out,
10m) . service, etc.)
vertical
clearance of 4.2 metres
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No loading door or loading
space required by section
2.3.1.2 shall be located within
3.0 m of the common entrance Yes
to such apartment building and
shall not be located in a fire
route.

The proposed loading
area is located a floor
below the principal
residential entrance and
has a designated space
outside of the fire route

*Subject to regulation 2.1.19 — Minimum Setbacks from Specified Roads — no building or structure shall be erected or located closer to the
original centreline of any street listed in the...Table of Designated Road Allowances than the minimum distance required by this by-law for a
front yard, exterior side yard or rear yard, as the case may be, plus one-half of the designated road allowance shown in the table.

A draft of the Zoning By-law Amendment is included in this report as Appendix “C”
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6. Planning Rationale

The Official Plan Amendment and Zoning By-law Amendment and Applications submitted
result in good planning. The Development is also consistent with and complies with the
current planning framework, including having regard for matters of provincial interest. When
the applications are considered together, the amendments being requested will activate an
underutilized and vacant Site in the built-up area with new residential units in a compact
form in the City’s emerging southeast community.

Considering the Site’s location at the edge of a mature neighbourhood with established low-
rise uses to the south, the Proposed Development has been designed to be a contextually
appropriate form of intensification. The triangular shape of the site with natural heritage uses
directly north present a unique opportunity to accommodate a higher density built form. As
such, the built form of the apartment meets the City’s criteria to be a compatible form of
development. The Proposed Development has considered the cultural heritage value of the
Site and surrounding area, including documenting archaeological artifacts that were found
as well as the designated heritage structure on the adjacent property. Shadow impacts from
the building have been evaluated and it has been determined that minimal to no shadows
will be cast on properties to the south and east.

The 13-storey apartment building has been sited as close to the roadways as possible and
will add visual interest and provide connections to the public realm. This includes
pedestrian, bicycle, and vehicular access. Sufficient areas of the site are also able to
accommodate soft landscaping buffers. By designing the apartment building in a point tower
form, this focuses and limits coverage to the most appropriate part of the Site, allowing for
longer setbacks and transitions to the south and east. The Noise study has determined that
noise from the arterial roadways can be adequately mitigated within the development.

The placement of the building satisfies most of the City’s regulations in the Zoning By-law.
This includes exceeding minimum parking requirements and meeting landscaped and
amenity area and building height. Relief is being sought to reduce the front yard setback to
the centreline of Branchton Road by 0.7 m less than the minimum requirement. This relief
satisfies the City’s design policies to situate infill buildings as close to the roadway as
possible. Further, as the design is a point tower, this relief is limited to a portion of the site.
The Site has given consideration for the Ministry of Transportation’s (“MTO”) 14 metre
setback from the Highway 8 right of way, with only a small portion of the northeast building
corner encroaching. It is understood permits are required from the MTO regarding the
change in use and prior to any construction or site alteration commencing.

Developing the site into a compact built form will make efficient use of existing infrastructure,
with full municipal services being available to accommodate the proposal. The
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characteristics of the Site, including its irregular shape and grade, provide an opportunity to
accommodate encouraged infill residential growth in a compatible manner, with the majority
of parking provided below grade and screened from the public right-of-ways.

The Site is prominent and highly visible at the corner of two arterial roadways. The 13-storey
apartment will add a unique and interesting built form and can transition into a gateway to
the City of Cambridge from the southeast, including from Hamilton. The surrounding
community is also a growing and evolving area of the City, with current construction of
several new major community facilities including the Cambridge Recreation Complex and a
new joint public and separate elementary school. New major roadways are also proposed
with the phase 2 east extension of McQueen Shaver Boulevard and the new East Boundary
Road by the Region. Combined with other ongoing developments, this area has potential to
emerge as a new node in the City that will be a complete community with a range and mix
of land uses at varying densities and forms. The Development will contribute to satisfying
the need for a range and mix of new housing in the right areas, where future residents can
live close to work, school and services.

The Proposed Development is transit supportive by locating high density residential uses
within walking distance of existing public transit bus stops, which will support this service
being feasible as well as opportunities for expansion or an increase in service in the future.

In conclusion, the proposed Official Plan and Zoning By-law Amendment to designate the
site High Density Residential and zone RM3 with site specific policies and regulations
represents a well-planned and context-sensitive approach to intensification that aligns with
the Province, Region and City’s planning objectives and framework. The Proposed
Development will transform an underutilized site into a vibrant, transit-supportive apartment
that respects its surrounding context, including designated heritage features and adjacent
low-rise neighbourhoods. With thoughtful design, efficient land use, and integration into the
broader urban fabric, the development proposal supports the creation of a complete
community and contributes meaningfully to the City’s housing supply and long-term growth
vision.
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7.2

7.3

Supporting Studies

Arborist Report and Tree Preservation Plan

An Arborist Report and Tree Preservation Plan was prepared in support of the Proposed
Development by Davey Resource Group, dated October 25, 2024, in support of the
Proposed Development. The Arborist Report assessed 77 trees for preservation, injury, or
removal both on and immediately surrounding the Site. 62 trees require removal to
accommodate construction. No tree injuries are recommended. 2 trees have been proposed
within their Tree Protection Zones (“TPZs”), Tree #211 and Tree #243 and will likely be
injured. The proposed asphalt driveway encroaches into TPZs of two trees, so minimal root
pruning is expected to accommodate construction. A permit is required for any tree injury,
and permission from the neighbour is needed for injury to tree #211.

The tree compensation is estimated at $29,250.99 but is subject to change at the discretion
of the City of Cambridge.

The Arborist Report provides recommendations based on its findings and should be read in
conjunction with this Report.

Archaeological Assessment

A Stage 4 Archaeological Report was prepared in support of the Proposed Development by
Detritus Consulting and submitted to the MCM of the Province of Ontario. On March 1, 2023,
the MCM provided a confirmation to Detritus Consulting a “Review and Entry into the Ontario
Public Register of Archaeological Reports,” which concluded that the Ministry was satisfied
with the fieldwork and reporting for the archaeological assessment are consistent with the
ministry’s 2011 Standards and Guidelines for Consultant Archaeologists and the terms and
conditions for archaeological licenses. The Report has been entered into the Ontario Public
Register of Archaeological Reports.

For reference, the Ministry of Citizenship and Multiculturalism file number is 0013725.

Functional Servicing and Stormwater Management Brief

A Functional Servicing and Stormwater Management Brief was prepared in support of the
Proposed Development by Progressive Engineering Serviced Ltd. Dated May 21, 2025. The
Brief determined that the Site could be fully serviced from existing water and sanitary
services on Branton Road. Further, the Site will be designed to accommodate up to a 100
year storm event.
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7.4

7.5

Heritage Impact Assessment

A Heritage Impact Assessment (“HIA”) was prepared by Archaeological Research
Associated Ltd. (“ARA”) dated June 11, 2025. The HIA identified two impacts to the adjacent
designated heritage structure (former Little’s Corners School) at 17 Branchton Road. The
impacts include:

e Potential for destruction of heritage attributes during construction activities as a
result of vibration of physical contact exposure.

e The building height having potential to detract from the visual context of the
surroundings due to its difference in scale, massing and height relative to the single
storey former school.

The HIA recommended mitigation measures to avoid impacts, including:

e Implementing a Temporary Protection Plan during construction, including:
o Temporary construction fencing/hoarding around the Subject Lands;
o Marking 17 Branchton Road on construction plans;

o Developing a communication protocol to inform construction personnel of
the heritage attributes of 17 Branchton Road and who to contact should an
issue arise with the building; and

o Outlining a plan if accidental damage were to occur.

e Post-construction grading of the Subject Lands so runoff does not impede the single
storey building at 17 Branchton Road and directing drainage away from its
foundation.

Implementing the above mitigation measures will minimize impacts to the adjacent
designated heritage building.

Noise Impact Study

A Noise Impact Study was prepared in support of the Proposed Development by Thornton
Tomasetti dated June 11, 2025. The study concluded that noise impacts associated with
the Proposed Development are expected to meet all applicable MECP noise limits without
any upgraded facade construction. It was recommended to have air conditioning included
and warning clauses provided to residents to advise and mitigate against reasonable
anticipated noise levels. Design considerations were made to avoid the need for acoustic
barriers as well as future mechanical equipment. Overall, the Proposed Development is
considered feasible regarding noise.
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7.6  Traffic Impact Brief

A Traffic Impact Brief was prepared in support of the Proposed Development by Paradigm
Transportation Solutions Ltd. dated November 2024. The Brief concludes that:

e Existing Conditions:

o The study area intersections are operating with acceptable levels of service,
except for the following critical movements at Dundas Street South (Highway
8) and Branchton Road/Faith Street:

» The northbound approach is operating with LOS E during the AM
Peak hour and LOS F during the PM peak hour; and,

= The northbound left-turn movement is operating with LOS F during
the AM and PM peak hours.

e Proposed Development:

o The Proposed Development is expected to generate 38 and 46 trips during
the AM and PM peak hours, respectively.

o The Proposed Development’s geometry on-site is sufficient to accommodate
the intended design vehicles

e Total Traffic Conditions

o The traffic generated by the Proposed Development is forecast to be less
than 2.1% of total traffic on the surrounding road network and has negligible
impacts on intersection operations at Dundas Street South (Highway 8) and
Branchton/Faith Street.

¢ Recommendations

o Itis recommended that the Region consider traffic control improvements at
the intersection of Dundas Street South (Highway 8) and Branchton
Road/Faith Street as a result of the substantial increase in development
within the surrounding area; and,

o TDM measures be considered on-site to support alternative modes of
transportation.

The Traffic Impact Brief should be read in conjunction with this Report.
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7.7  Urban Design Brief

An Urban Design Brief was prepared by in support of the Proposed Development by GSP
Group Inc. dated June 2025. The Urban Design Brief applied the proposed design of the
development and evaluated it to policies in the Official Plan as well as general guidelines.
The Proposed Development balances the City’s vision alongside provincial directives to
address housing needs. The underutilized site was identified as an ideal location for
intensification at the proposed scale and built form.
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Public Consultation Strategy

Upon the acceptance and circulation of the application package in support of the Proposed
Development, the City requires posting of a Notice of Application sign(s) to inform
surrounding property owners of the Proposed Development. GSP Group and JC Group to
post the required signage promptly with a clear, unobstructed view from the street and agree
to maintain the sign throughout the duration of the processing of the Subject Application by
the City.

The Proposed Zoning By-law Amendment requires a Statutory Public Meeting in
accordance with the Planning Act. GSP Group and JC Group will attend the public meeting
as scheduled by the City and give a formal presentation regarding the Proposed
Development and associated applications, as well as answer questions from residents,
staff, and Councillors. During the public meeting, contract information for GSP Group will
be provided to the public to address any follow-up questions or concerns. Notice of the
Public Meeting will be made by the City to all owners of land within 120 metres of the Site.

Finally, GSP Group will provide direct written responses to comments raised throughout the
public consultation process to City and Regional staff for their review and consideration prior
to the preparation of a final staff report and recommendation on the Official Plan
Amendment and Zoning By-law Amendment. The final recommendation will be considered
at a City Council meeting where all information and input from the public will be reviewed
prior to any decisions being made.
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Summary and Conclusions

GSP Group has been retained by Crown Land Holdings Inc. o/a JC Group Inc. to coordinate
and prepare the submission of a Planning Justification Report for an Official Plan and
Zoning By-law Amendment application for 1280 Dundas Street. The application and
requested approvals are necessary to entitle the Proposed Development of a 13-storey, 88
unit apartment building on the Subject Lands.

A pre-submission meeting was held with City and Regional staff where comments were
provided outlining the requirements for making a complete application submission. This
included the preparation of a Planning Justification Report. All other necessary reports,
plans and studies have been completed and are included with this submission in support of
the Proposed Development.

This Planning Justification Report has reviewed the Proposed Development in detail and
concludes that the Official Plan Amendment and Zoning By-law Amendment are appropriate
and represent good planning for the following reasons:

e It has regard for matters of provincial interest;

e |tis consistent with the Provincial Planning Statement (2024);

e It conforms to the Regional Official Plan (October 2024 Consolidation);

e The proposed zoning will help to implement both the Regional and Official Plan;

o Detail design can be completed during site plan control and building permit review.

It is therefore our professional opinion that the Official Plan Amendment and Zoning By-law
Amendment are in the public interest and should each be approved.

Sincerely,
GSP Group Inc.

/ﬁlfb{"ﬂu —
Michael Witmer BES, MPA, MCIP, RPP
Senior Planner
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Please note that the comments are based on the proposal as submitted.
Due to changing policies and regulations, these comments are valid for a
period of two (2) years from the date of issuance by City staff.

The following professional documents/reports may be required as part of
the development application/review process. Please note that various fees
are associated with each application and there are also professional costs
for the preparation of required documents/reports. All requirements
identified are minimum and determined as of the date of the pre-
consultation meeting with the information available at that time.

Application File No. D02/23

Name of Applicant: Heather Price, MCIP, RPP
GSP Group
Owner = Crown Land Holdings
Incorporated

Municipal Address of Subject | 1280 Dundas St S

Property:

Description of Proposal: Proposed high density apartment
building consisting of six storeys in
height with 73 units and 75 parking
spaces.

Official Plan Designation: Low / Medium Density Residential

Zoning Classification: R2

Pre-consultation Comment May 9, 2023
date:

City Planning Contact: Jacqueline Hannemann
hannemannj@cambridge.ca
519-623-1340 ext.4739
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A. Applications required for submission of a complete planning
application:

copies of the application forms are available on the City’s website at
https://www.cambridge.ca/en/build-invest-grow/Planning-
Process.aspx

Application Type Check if
applies
Official Plan Amendment v
Zoning By-law Amendment v
Subdivision
Site Plan (if planning application is approved). Applicant v

has option of submitting a site plan application concurrently
with other planning applications.

Condominium 2

(Applicant to
confirm)

Part Lot Control

Consent/severance

Minor Variance

Removal of Holding Provision

Temporary Use By-law

Other

B. Documents/Studies required for submission of a complete
planning application: All reports must be prepared by qualified
professionals at applicant’s cost. City may require peer review of
any studies at applicant’s cost. 4 hard copies and pdfs of all
required information must be submitted with the applicable planning
application to the City Planning contact. The City reserves the right
to post supporting studies for a complete future Planning application
on the City website.

Please note that for submission of a future planning
application(s), application forms that are incomplete and/or
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missing the required supporting information and/or fees
cannot be accepted by the City of Cambridge and will be

returned to the applicant.

Document/Study Type Check if
applies
All Land Uses
Accessibility review — review by the City’s Accessibility v
Advisory Committee may be required
Agreement between property owner and City required to v
be registered on title if application is eventually approved (Site plan
Agreement
and possible

Development
Agreements at
condo stage)

Application fees — posted on the City’s website. Core v

area sites are exempt from planning application fees.

Application form — fully completed v

Cash in lieu of parkland or parkland dedication v

required — subdivision, condo or condition of severance (at condo
stage, if

applicant is
seeking condo

tenure)

City Development Charges are applicable. Eligible v

affordable housing projects may have development
charges payment deferred.

City development charges can be found at:
https://www.cambridge.ca/en/build-invest-
grow/Development-Charges.aspx

Environmental Impact Study — terms of reference must
be approved by the City of Cambridge and where
applicable, Grand River Conservation Authority and the
Region of Waterloo before any work on the study starts
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Financial Impact Analysis — section 10.14 of the City’s
Official Plan

Financial Incentives may be available for this proposal
as follows:

- Affordable Housing

- Building Revitalization Program for facade
improvements in core areas

- Brownfields redevelopment

- Designated heritage building

- Design Guide Program in core areas

- Tax Increment Grant for brownfields or affordable
housing sites in the area covered by the affordable
housing CIP.

Floor plans

Functional Servicing Report - Development
Engineering staff should be consulted for City standards

Growth and Intensification Study (applies to core
areas, regenerations areas) — If proposal is alignment
with the Official Plan objectives for this area, proposal
can be submitted while the study is still underway. The
City is undertaking a study which will lead to the
preparation of a secondary plan affecting this area. The
applicant is encouraged to participate in further meetings
regarding the secondary plan for this area.

Heritage Impact Assessment - terms of reference must
be approved by the City of Cambridge before any work
on the Assessment starts. Review by the City’s Municipal
Heritage Advisory Committee may be required for
properties currently on the City’s Heritage Register or
properties adjacent to a property currently on the City’s
Heritage Register. HIA review fee required as per
Municipal Fees and charges

Hydrogeological Study

Landscaping Plan

v

(At Site Plan
stage)
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LED lighting or signage proposed — for current or
future proposals using LED lighting, a lighting analysis is
required.

Lighting/photometrics plan- All light spill must be
limited to O at adjacent property lines and 0.5 adjacent to
municipal road.

v

(At Site Plan
stage)

Light Rail Transit Route — an Environmental
Assessment by the Region of Waterloo is underway for
Stage 2 of the LRT route in South Kitchener and
Cambridge. Any requirements from the Region about this
site relative to the Environmental Assessment must be
addressed.

Massing models and elevations

Noise study to the satisfaction of the City and Region
of Waterloo
Both Stationary Noise and Environmental Noise
Studies are required

Parking Study for a proposed parking reduction

v
(if a reduction
to parking is
requested)

Planning Justification Report

- Report must include a detailed public consultation
strategy in addition to the statutory public meeting
under the Planning Act.

- Complete analysis of how the application is
consistent with the 2020 Provincial Policy
Statement and conforms with the 2020 Provincial
Growth Plan, and current Regional and City
Official Plans and addresses climate change

v

Record of Site Condition — written acknowledgement by
the Ministry of Environment, Conservation and Parks that
the RSC has been filed is required. This need for a RSC
is required either as a mandatory filing by Provincial
legislation or required by City procedures.
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Sanitary Servicing capacity assessment to be included
with pre-consultation application - under 5 residential
units no assessment is required.

Separate application fee required with submission of pre-
consultation application.

Site concept plan including list of site statistics relative
to existing and proposed zoning regulations (e.g. all
setbacks, building heights, parking, etc.)

Shadow and Wind Study - for proposals 6 storeys and
higher

Source Water Protection - site is located within a
Source Water Protection Area and requires a Notice of
Source Protection Plan Compliance (Section 59 notice)
from the Region of Waterloo (taps/regionofwaterloo.ca)
as part of a complete application.

Stormwater Management Report — Development
Engineering staff should be consulted for City standards

Traffic Impact study — terms of reference must be
approved by City’s Transportation Staff before any work
on the study starts

Trail connections to be identified (particularly for core
area proposals)

Tree Management Plan/Vegetation Plan — please note
that the City has a tree cutting by-law in effect. No tree
removals are permitted on private property unless the
City’s Park Operations Division are consulted first.

Urban Design Brief in accordance with Section 5 of the
City’s Official Plan

Urban Design Guidelines for either Galt, Main Street in
Galt, Hespeler or Preston — proposal to be designed in
accordance with these guidelines

Vibration analysis

Viewshed analysis — directions to be addressed include:
(directions to be noted by City staff)
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Other studies/reports requested by agency
comments:

Archaeological Assessment and Ministry
Acknowledgement Letter

Risk Management Plan

Concept Plan illustrating required Regional Road
dedication and daylight triangle

Residential

Applicable items from all land uses list above

Affordable units — identify whether any affordable
housing is being proposed, either through proposed built
form and/or CMHC’s annual affordable rental or
ownership rates

Bonusing in accordance with Section 10.16 in the City’s
Official Plan.

NB: The bonusing process may be altered or replaced as
a result of amendments from Bill 108.

Condominium - if Common Elements - Parcel of Tied
Land (POTL): note whether specific Zoning relief is
required; whether the proposed exclusive use area
conflicts with any services (i.e. light standard, fire hydrant
etc.); or any other relief/conflict that is proposed. A future
minor variance application may be required if required
relief is not identified at the planning application stage.

Condominium - if phased- note whether the parking and
amenity area complies with Zoning for each proposed
phase

Density/Floor Space index calculation: (pre-
consultation proposal to identify proposed density/or
where applicable floor space index and this calculation to
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be confirmed by City staff)
Density of:
Floor Space Index of:
Minimum Distance Separation calculation - for
proposed sensitive uses proximate to livestock barns
Phasing Plan — for subdivision

Provincial D Series Guidelines consideration for
sensitive uses proximate to industry (can be included in
the required planning justification study)

C. Comments raised by City Divisions and Agencies:

City of Cambridge, Policy Planning Section

Contact: Bryan Cooper
Phone: (519) 623-1340 ext.
Email: cooperb@cambridge.ca

The subject property is located within the “Built-up Area” as delineated by
the Province and the property is designated Low/Medium Density
Residential in the Official Plan which permits singles, townhouses and
walk-up apartments to a maximum density of 40 units per hectare. Given
the proposed density and height of this project an Official Plan and Zoning
By-law Amendment is required to redesignate the property to High Density
Residential in the Official Plan and an appropriate multiple residential class
in the zoning by-law.

The proposed development would contribute to the City’s required
intensification rate under the Growth Plan and Regional Official Plan,
which has been increased through the completion of the Regional Official
Plan review.

A Planning Justification Report is required which should address sections
5 (Urban Design), 8.4.1 (Affordable Housing), 8.4.2 Residential
Compatibility and 8.4.3 (Location Criteria for Multi-Unit Residential
Development).

Ownership and access off Dundas Street S should be confirmed,

historically this section of Dundas Street has been under provincial
ownership.
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City of Cambridge, Development Planning Section

Contact: Jacqueline Hannemann
Phone: (519) 621-1340 Ext. 4739
Email: hannemannj@cambridge.ca

Development Planning - Comments:

Official Plan Amendment and Zoning By-law Amendment applications are
required. Please provide details on what designation and zoning
categories would be requested and identify any site-specific requests.

A Site Plan application will be required if the Official Plan Amendment and
Zoning By-law Amendment applications are approved by Council.

A Planning Justification Report is required and must address Provincial,
Regional, and City policies such as the Provincial Policy Statement (PPS),
Places to Grow (P2G) Growth Plan, Regional Official Policies Plan
(ROPP), the new Regional Official Plan (ROP), City Official Plan and City
Zoning By-law.

e The Planning Justification Report should also address the
residential compatibility criteria in Chapter 8.4 of the Official Plan
specifically in regard to the proposed development in the context of
the existing neighbourhood as an infill development.

An Urban Design Brief will be required that addresses Section 5 of the City
of Cambridge Official Plan.

e The Urban Design Brief shall also provide detail of (including but not
limited to) the development in terms of style, tenure, building
materials, colour, size, proximity to heritage properties, proximity to
park space, amenity areas, multi-use trial(s), parking, landscaping,
fencing, noise mitigation measures etc.

e The proposed development is required to meet a high standard of
architectural quality and urban design including high quality building
materials that are complimentary throughout the neighbourhood.
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e Distinctive design details should be included in the Urban Design
Brief. Consideration should also be given for interface along public
street frontages.

Private and common amenity areas need to be confirmed and addressed
on site and must conform to Zoning By-law specifications.

Consideration to screening with fencing and plant material should be
made to the neighbouring properties.

The development requires resident, visitor and accessible parking in
accordance with the City’s Zoning By-law. If a parking reduction is sought,
then a Parking Justification Study (prepared by a qualified professional) is
required. Is on street parking being proposed? If so, the City require a
detailed design and explanation of how this would be appropriately
accommodated on the site.

Snow storage and garbage/recycling pick-up should be contemplated (how
will this be accommodated on site, will this be private or municipal
garbage/recycling pickup, would a garbage/recycling truck or a snow
plough be able to maneuver the site?).

Will onsite street lighting be proposed? If yes, this lighting should be
designed to provide minimum impact to neighboring properties. Please
note that all light must be contained on the subject property. The city does
not allow light spill onto neighboring properties.

Confirm if these units are proposed as part of a Plan of Condominium.
Please confirm if affordable units will be provided on site.

Please confirm if accessible units will be provided on site.
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Region of Waterloo, Community Planning

Contact: Region of Waterloo
Phone: 519-575-4400
Email: PlanningApplications@regionofwaterloo.ca

The Region’s comments are attached to this document.

City of Cambridge, Building

Contact: Kathryn MacDonald
Phone: (519) 621-0740 ext. 4306
Email: macdonaldk@cambridge.ca

There are no comments at this time. Further comments will be provided in
future planning applications.

City of Cambridge, Economic Development

Contact: Trevor McWilliams
Phone: (519) 740-4683 Ext. 4800
Email: mcwilliamst@cambridge.ca

No action items or comments.

City of Cambridge, Park Operations Division

Contact: Jacqueline Hannemann
Phone: (519) 621-1340 Ext. 4739
Email: hannemannj@cambridge.ca

A Tree Permit application (including a Tree Management Plan reviewed
and approved by the City) is required prior to any tree removals and/or site
grading. Special attention should be paid to boundary trees with
neighbouring properties and preserving screening vegetation.
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Parkland dedication will be required as cash-in-lieu consistent with the
Official Plan policies and provisions of Section 51 of the Planning Act (as a
condition on Plan of Condominium).

An appraisal will be required as per the Planning Act (day before day of
draft plan of Condominium approval) to inform the parkland dedication
cash-in-lieu calculation which will use the 1 hectare/500 units formula as
per the Planning Act and Official Plan.

City of Cambridge, Planner - Heritage

Contact: Laura Waldie
Phone: (519) 623-1340 Ext. 4788
Email: waldiel@cambridge.ca

The subject property is adjacent to a designated heritage property (17
Branchton Rd, the former Branchton School). Therefore, a Heritage Impact
Assessment (HIA) is required as part of a complete application. Please
contact Laura Waldie, Senior Planner-Heritage at waldiel@cambridge.ca
for the Terms of Reference for preparing an HIA for the City of Cambridge
and for information on required fees associated with the HIA.

City of Cambridge, Senior Planner - Environment

Contact: Kathy Padgett
Phone: (519) 623-1340 Ext. 4826
Email: padgettk@cambridge.ca

The site is located within a Source Water Protection Area and requires a
Notice of Source Protection Plan Compliance (Section 59 Notice) from the
Region as part of a complete application (go to taps.regionofwaterloo.ca
and select “l need a document to attach to a building permit or planning
approval application — Notice of Source Protection Plan Compliance”).

The document provided with the pre-consultation materials is not a Section
59 Notice.
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City of Cambridge Development Engineering

Contact: Adam Ripper
Phone: (519) 623-1340 Ext. 4778
Email: rippera@cambridge.ca

Submission Requirements

o Provide a Preliminary Site Grading Plan

o Provide a Preliminary Site Servicing Plan

o Provide a Stormwater Management Report
o Provide a Functional Servicing Report

Development Engineering Comments

Stormwater Management
e The City’s 5 year IDF parameters are a =1219.8,b=10.5and c =
0.823. The City’s 100 year IDF parameters are a = 3015.1, b =
21 and c = 0.870.

e The City's SWM design criterion is to control the post
development peak flows to the existing conditions peak flows for
the range of design storms.

e The City’s water quality control requirement is to provide Level 1
(enhanced) treatment levels as per the MOECC SWM Practices
Planning and Design Manual (2003).

Servicing
e City records indicates that the following municipal services are
located adjacent to the subject site:

Dundas St. S.

- 450mm sanitary sewer

- 300mm watermain

- 1800x900mm box culvert (adjacent to NW corner of subject site
which runs to north road side ditch)

Branchton Road

- 300mm sanitary sewer

- 400mm watermain (Shared ownership with Region)

- 1350mm storm sewer (Region owned).
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e The servicing report should include a review of the available
storm and sanitary outlets and available capacities.

e Sanitary drainage from this site was included in the design of the
Dundas Street sanitary sewer which was completed as part of the
Region’s 2011 reconstruction of Dundas Street.

e The 300mm watermain and 450mm sanitary sewer was recently
extended across the entire frontage of the site through the recent
2021-2022 servicing works on Dundas Street S.

e Drainage from the site is currently directed to the road side
ditches on Dundas Street and Branchton Road. There is a box
culvert which appears to convey flows from these ditches to the
north side ditch on Dundas Street to the GRCA wetland.

e A sanitary sewer capacity assessment was undertaken by the
City which confirmed that there is sufficient downstream reserve
capacity to service the proposed development.

e Show all existing municipal services (water, storm and sanitary)
within the municipal ROW across the entire frontage.

e By-Law #146-03 permits only one (1) water service and meter per
property. The City does not make provision(s) for sub-metering on
a property.

¢ Any redundant water service is to be capped at the watermain at
100% Owner’s expense (works completed by City’s Public Works
Division).

e By-Law #146-03 specifies that if the length of the water service
piping between the property line and the building exceeds 30
metres, the Owner shall build, at their own expense, a chamber,
protected against frost and theft, easily accessible off of the

roadway, and as close as practical to the property line, for the
purpose of housing the water meter.

Grading
e No sheet flow from any impervious areas is allowed to be
discharged directly onto the ROW.

e Provide centerline of road elevations for full frontage.
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e Provide existing geodetic elevations of adjacent properties along
property lines for a minimum of 10 metres off the applicant’s
property line.

e Use drainage arrows to indicate existing surface drainage of
abutting properties along property lines.

e Drainage swales/ditches must have capacity for up to the 100-
year flows from respective tributary areas. Indicate minimum side
slopes and depth of all drainage swales/ditches in a cross-
sectional detail and provide hydraulic calculations.

Erosion & Sediment Control
e A $5,000 erosion control security deposit will be required as part
of any subsequent Site Plan Approval to ensure compliance with
the approved erosion (and siltation) control measures.

e Provide silt/erosion control fencing for control of siltation/erosion
to abutting properties and ROW.

General

e All proposed site works adjacent to Regional Roads require
Regional Municipality of Waterloo (RMOW) approval(s). The
Applicant is required to obtain Municipal Consent from the Region
for any works within the Region’s right-of-way.

e There are adjacent regulated wetlands in adjacent to the site and
as such GRCA approval of the grading and drainage may be
required.

e All servicing work within the road allowance for the proposed
development including, but not limited to, installation of services
to the property line, and relocation of services, will be completed
by the City’s Public Works Division at 100% Owner’s expense.

e Cost estimates for work by the City within the road allowance are
prepared by City Staff upon receipt of the estimate fee of $210.00
plus HST.

e The Contractor will be responsible to obtain an Access Permit to
complete all surface works within the boulevard, including, but not
limited to; curb cuts, installation of curb and gutter, entrance
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aprons, sidewalk, and reinstatement / restoration of finished
surfaces (vegetation, asphalt, etc.).

No alteration of grading is permitted on site until the applicant
enters into a site plan or subdivision servicing agreement with the
City. Grading of site is subject to Grading Control By-Law No.
160-09.

Under NO circumstance is a connection to the municipal water
system to be made without the consent and presence of City of
Cambridge Public Works staff. Please note that, per Regulatory
requirements, only certified water operators may isolate
watermains or reconnect isolated watermains.

City of Cambridge Transportation Engineering
Contact: Jason Leach

Phone:
Email:

(519) 621-0740 Ext. 4268
LeachJ@cambridge.ca

Transportation Engineering Action Iltems

Q

Q

Vehicle access to Branchton Road will require approval from the
Region of Waterloo.

Vehicle access to Dundas Street South will require approval from
the Ministry of Transportation.

On-site parking will need to meet the requirements of the Zoning
Bylaw. The City cannot guarantee the availability of existing or
future municipal parking to accommodate the parking needs of
this site.

Provide a truck turning drawing showing how the internal road
network will accommodate truck movements throughout the site
including but not limited to: shipping and receiving (per
appropriate design vehicle), waste collection and fire route
access. The truck turning drawing shall be at a scale of 1:250 or
1:500. Trucks are not permitted to reversing into or out of the site.
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Transportation Engineering Comments

O Additional detailed comments will be provided through the formal
Site Plan application should one be received.

City of Cambridge Sustainable Transportation

Contact: Lisa Chominiec
Phone: (519) 740-4680 Ext. 4619
Email: chominiecl@cambridge.ca

O Provide long-term and short-term bicycle parking spaces at the
following rates:
o Long-term (secure): 0.3 spaces per dwelling unit. Secure
parking shown on site plan, but please confirm the number
of spaces

o Short-term (visitor): 5% of vehicle parking spaces,
maximum of 12 minimum of 2.

Q Provide dimensions of long-term bicycle parking on Site Plan as
well as number of bicycle parking spaces being provided (long
and short term).

O Provide wayfinding pavement markings through the parking
garage to the bicycle storage

U Provide bicycle rack detail for both long-term and short-term
parking

Q Short-term bicycle spaces should be provided for, at each main
public entrance. Bike racks are to be placed in accordance with
the City’s Bike Parking Guide. The guide can be found on the
City website at www.cambridge.ca/cycling.

U Short-term bicycle parking spaces shall be located either within
15 meters of the intended public entrances of the building or
facility, or no farther than the nearest motor vehicle parking space
to the intended entrance, whichever is closer.

Q Provide continuous connected sidewalks through the site and to
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the existing sidewalk/asphalt trail at the corner of
Branchton/Dundas. Sidewalk minimum widths are as follows:
o Standard sidewalk 1.5m

o Curb face sidewalk 1.8m

o Sidewalk adjacent to perpendicular parking 2.1m

Sustainable Transportation Comments

O Additional detailed comments will be provided through the formal
Site Plan application should one be received.
O Horizonal parking space minimums:
o Minimum length of 1.8 m

o Minimum width of 0.6 m; and

o Minimum vertical clearance from the ground of 1.9 m

Figure 15 - Bicycle Rack Dimensions

O Vertical parking space minimums:
o Minimum length or vertical clearance of 1.9 m

o Minimum width of 0.6 m; and

o Minimum horizontal clearance from the wall of 1.2m
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City of Cambridge Accessibility

Contact: Robyn Hyland
Phone: (519) 740-4680 ext 4292
Email: HylandR@cambridge.ca

Action ltems:

[0 On site plan, we will be looking for accessible parking spaces
adhering to AODA Design of Public Spaces Standards, accessible
signage, pedestrian crossings include curb cuts and tactile warning
surface indicators and accessible parking spots that have access to
the entrance.

[0 According to the AODA IASR Design of Public Spaces standard,
when there is between 76 — 100 parking spaces, there should be a
total of 2 Type A accessible and 2 Type B accessible parking
spaces.

Comments:

0 Ensure accessible access to outdoor and indoor amenity areas.

[0 Consider creating visitable housing features. More information can
be found at http://visitablehousingcanada.com

O Consider making some residential units accessible, with adaptable
kitchens, roll-in showers, and accessible door widths and
thresholds.

[0 Ensure accessible access to community mailbox, including curb
cuts and accessible path around mailbox.

0 Type A parking spaces must have 3400 mm minimum width and
signage designating them as ‘van accessible’. Type B parking
spaces must have 2400 mm minimum width and signage
designating them as accessible. Access aisles must be adjacent to
accessible parking spaces, run the full length of the space, be
marked with high tonal contrast diagonal lines, and have 1500 mm
minimum width.

[J Please refer to the Global Alliance on Accessible Technologies and
Environments (Gaates), lllustrated Technical Guide to the
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Accessibility Standard for Design of Public Spaces,
https://gaates.org/DOPS/default.php

City of Cambridge, Fire Department

Contact: Brooklyn Reid
Phone: 519621-6001
Email: reidb@cambridge.ca

Cambridge Fire Comments

e Show all fire hydrants.

e Ensure fire hydrants are present and operational and are within 45m
of fire department connection.

e Ensure secondary access for any dead-end access portion over
90m.

¢ Indicate all fire department connections.

e Show/ indicate fire route.

e Ensure fire route complies with 3.2.5.6 of the OBC.

e A fire safety plan shall be approved and implemented prior to

occupancy.
Energy+ Inc.

Contact: Helen Robinson

Phone: (519) 621-3530

Email: hrobinson@grandbridgeenergy.com

Action Items:

GBE has no objection to proposal by the Applicant/Owner to redevelop the
land with a six (6) storey apartment building consisting of 73 dwellings.

The Applicant/Owner will be required to enter into a Service Agreement
with GBE, to establish the terms and conditions to service the development
at 100% cost. Please allow a minimum of six (6) months for determination
of servicing needs. The Owner/Applicant will be responsible for 100% cost
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of upgrade and/or relocation of existing hydro plant that will be required as
a result of this Application. The Applicant/Owner will be responsible to
grant easements to the satisfaction of GBE if required as a result of this
application. The Applicant/Owner is cautioned to keep in mind existing
infrastructure and clearances when determining drive way locations,
setbacks etc.

Comments:
Our comments for the proposed site plan will include:

1) The Owner/Applicant will be required to enter into an agreement
with GBE to establish the conditions and costs to provide electrical
service to this development at 100% Owner/Applicant cost.

2) The Owner/Applicant will be responsible for all costs associated
with the relocation and/or upgrade of the existing electrical plant, if
required as a result of this proposal.

3) The Owner/Applicant will be required to grant easements to the
satisfaction of GBE, if required as a result of this proposal at 100%
cost.

Refer to GBE Residential Spec book at (GBE)
www.grandbridgeenergy.com

Hydro poles/guy wires and anchors/padmount transformers/switching
units/service pits/street light poles to be 1.5m from driveway
entrances/curbs. Relocation at 100% owners’ expense.

All planting near GBE owned overhead power lines and padmount
equipment must be installed in accordance with
http://www.esasafe.com/assets/image/Tree-Planting.pdf

Must maintain required clearances (ESA & GBE) from existing overhead
electrical plant.

Owner/Applicant may be required to provide ESA clearance calculations to
existing overhead electrical distribution equipment. Calculations must be
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signed off by a P.Eng.

As per GBE, Current Conditions to Service, latest edition, only one service
per property is permitted.

Grand River Conservation Authority

Contact: John Brum
Phone: (519) 621-2763 Ext. 2233
Email: jorum@Grandriver.ca

The GRCA has no comments since the property is not located within a
GRCA regulated area.

Waterloo Region District School Board

Contact: WRDSB Planners
Phone: (519) 570-0003 Ext. 4308
Email: planning@wrdsb.on.ca

The Waterloo Region District School Board (WRDSB) has reviewed the
above-noted application that proposes the development of a 5 or 6 storey
apartment building with up to 73 units. The WRDSB offers the following
comments.

Student Accommodation

At this time, the subject lands are within the boundaries of the following
WRDSB schools:

e Moffatt Creek Public School (Junior Kindergarten to Grade 8);

e Glenview Park Secondary School (Grade 9 to Grade 12).

The WRDSB’s 2020-2030 Long-Term Accommodation Plan provides
detailed enrolment projections by school, Moffatt Creek PS is within review
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area E06: Cambridge Southeast. While we plan for the opening of the SE
Cambridge Joint Use Campus, interim student accommodation measures,
including portable classrooms, may be required. Additionally, the WRDSB
may conduct a boundary study or designate this property as a
“‘Development Area” and assign it to Holding Schools before occupancy or
sales.

Student Transportation

The WRDSB supports active transportation, and we ask that pedestrians
be considered in the review of all development applications to ensure the
enhancement of safety and connectivity. It should be noted that Moffatt
Creek Public School has been experiencing challenges around the site
relating to the placement of buses as well as pressure from parent pick up
and drop off activities. WRDSB staff are interested in engaging in a
conversation with the city and region along with the applicant if desired to
review the optimization of pedestrian access to public transit, and
municipal sidewalks so students may access school bus pick-up points.
Student Transportation Services of Waterloo Region (STSWR)’s school
buses will not travel privately owned or maintained rights-of-way to pick-
up/drop-off students. Transported students will be required to meet the bus
at a congregated bus pick-up point. STSWR may have additional
comments about student pick-up point(s) placement on municipal rights-of-
way.

WRDSB Draft Conditions

Concerning any future declaration or agreement, the WRDSB requests the
following inclusions in the conditions of Draft Approval:

1. That the Owner/Developer shall include the following wording in the
condominium declaration to advise all purchasers of residential
units and/or renters of same
a. “Despite the best efforts of the Waterloo Region District School
Board (WRDSB), accommodation in nearby facilities may not be
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available for all anticipated students. You are hereby notified that
students may be accommodated in temporary facilities and/or
bussed to a school outside the area, and further, that students may,
in future, be transferred to another school.”

a) "For information on which schools are currently serving this area,
contact the WRDSB Planning Department at 519-570-0003 ext.
4419, or email planning@wrdsb.ca. Information provided by any
other source cannot be guaranteed to reflect current school
assignment information."

b) “In order to limit risks, public school buses contracted by Student
Transportation Services of Waterloo Region (STSWR), or its
assigns or successors, will not travel on privately owned or
maintained right-of-ways to pick up and drop off students, and so
bussed students will be required to meet the bus at a congregated
bus pick-up point"

2) That the Owner/Developer enters into an agreement with the City of

[xX] to be registered on the title to the Property that provides:

a) “All agreements of purchase and sale or leases for the sale or lease
of a completed home or a home to be completed on the Property
must contain the wording set out below to advise all purchasers of
residential units and/or renters of same.”

I. “Despite the best efforts of the Waterloo Region District
School Board (WRDSB), accommodation in nearby
facilities may not be available for all anticipated students.
You are hereby notified that students may be
accommodated in temporary facilities and/or bussed to a
school outside the area, and further, that students may, in
future, be transferred to another school.”

ii. "For information on which schools are currently serving
this area, contact the WRDSB Planning Department at
519-570-0003 ext. 4419, or email planning@wrdsb.ca.
Information provided by any other source cannot be
guaranteed to reflect current school assignment
information."

iii. “In order to limit risks, public school buses contracted by
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Student Transportation Services of Waterloo Region
(STSWR), or its assigns or successors, will not travel on
privately owned or maintained right-of-ways to pick up
and drop off students, and so bussed students will be
required to meet the bus at a congregated bus pick-up
point”

b. That in cases where Agreements of Purchase and Sale have
already been executed, the Owner/Developer sends a letter to
all purchasers which include the above statements.

c. That the Owner/Developer supply, erect and maintain a sign (at
the Owner/Developer’s expense and according to the WRDSB's
specifications), near or affixed to the development sign, advising
prospective residents about schools in the area and that prior to
final approval, the Owner/Developer shall submit a photo of the
sign for review and approval of the WRDSB.

d. Prior to final approval, the WRDSB advises in writing to the
Approval Authority how the above condition(s) has/have been
satisfied.

Please be advised that any development on the subject lands is subject to
the provisions of the WRDSB's Education Development Charges By-law,
2021 or any successor thereof and may require the payment of Education
Development Charges for these developments prior to issuance of a
building permit.

The WRDSB requests to be circulated on any subsequent submissions on
the subject lands and reserves the right to comment further on this
application.
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Waterloo Catholic District School Board
Contact: WCDSB Planners

Phone:
Email:

(519) 578-3677
planning@wcdsb.ca

WCDSB Action ltems

That Education Development Charges shall be collected prior to
the issuance of a building permit(s).

That the developer and the Waterloo Catholic District School
Board reach an agreement regarding the supply and erection of a
sign (at the developer’s expense and according to the Board’s
specifications) affixed to the development sign advising
prospective residents about schools in the area.

That the developer shall include the following wording in the site
plan agreement to advise all purchasers of residential units and/or
renters of same:

“In order to limit risks, public school buses contracted by
Student Transportation Services of Waterloo Region
(STSWR), or its assigns or successors, will not travel on
privately owned or maintained right-of-ways to pick up and
drop off students, and so bussed students will be required
to meet the bus at a congregated bus pick-up point.”

WCDSB Comments

Recognizing that significant future development will be occurring
in this area in the coming years. It is recommend that the City
and Region require that the multi-use trail on Dundas Street
South be extended across the subject property to improve active
transportation connectivity in this area to existing and future road
networks, and that at a minimum sidewalk be extended along the
Branchton Road from its current terminus to connect with Dundas
Street South.
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Ministry of Transportation

Contact: Jeremiah Johnston
Phone: (519) 873-4580
Email: Jeremiah.Johnston@ontario.ca

The Ministry of Transportation (MTO) has completed a review of the pre-
consultation application for the development of a 73 unit Apartment
Building (plans dated 03/06/2021) at 1280 Dundas St. S., Cambridge. The
proposal has been considered in accordance with the requirements of the
Public Transportation and Highway Improvement Act, MTO’s Highway
Access Management Guidelines and all related MTO policies. The
following outlines our comments on the site as a whole and the documents
provided to date;

The site is along Highway 8, a Class 3 — Collector with a posted speed of
60 km/h and is designated as a Kings Highway (KH). As such, all
requirements, guidelines and best practices in accordance with this
classification and designation shall apply;

The owner should be aware that the property falls within MTO's Permit
Control Area (PCA), and as such, MTO Permits are required to
acknowledge the change in use, as well as before any demolition, grading,
construction or alteration to the site commences. In accordance with the
Ontario Building Code, municipal permits may not be issued until such time
as all other applicable requirements (i.e.: MTO permits/approvals) are
satisfied. As a condition of MTO permit(s) MTO will require the following for
review approval;

Building and Land Use Permit

As a condition of MTO permits, the following would be required for MTO
review and approval:

e The Proponent would be required to submit an acceptable Site
Plan, Grading Plan, Drainage Plan, Erosion Control Plan and Site
Servicing Plan for MTO review and acceptance. These plans shall
clearly identify all structures/works (existing and proposed). All
buildings, structures and features integral to the site must be
located a minimum of 14.0 metres from the highway property limit,
inclusive of fire-lanes, and stormwater management
facilities(including swales, and subsurface structures such as catch
basins).
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e Surface parking shall be setback a minimum of 3.0m from the
Highway 8 property limit.

e As a condition of MTO permits, to ensure that stormwater runoff
from this property does not adversely affect the Highway drainage
system or the highway corridor, MTO would require the owner to
submit a Storm Water Management Report (SWMR) along with the
above-noted grading/drainage plans for the proposed development
for our review and approval.

For a comprehensive set of MTO drainage related documentation
requirements, please refer to the following link:
http://www.mto.gov.on.ca/english/publications/drainage-
management.shtml

Traffic Impact Study

MTO would require the owner to submit a Traffic Impact Study to MTO for
review and acceptance, indicating the anticipated volumes of traffic and its
impact upon the provincial highway network.

e The TIS shall be prepared by a Registry, Appraisal and Qualification
System (RAQS) qualified transportation consultant in accordance
with MTO TIS Guidelines attached.

e The MTO list of Prequalified Engineering Service Providers (ESPs),
completing Traffic Impact Analysis is publicly available on MTO
Technical Documents website, under Qualifications.

e MTO will be available to review the TIS scope of work once
prepared, to ensure MTO concerns are addressed.

e Should Highway improvements be identified as warranted and as a
condition of MTO permits, the improvements must be designed and
constructed to the standards and approval of MTO at the cost of the
developer. Any required Highway improvements that cannot be
geometrically accommodated to MTO standards will not be
permitted and ministry approvals for the development may not be
available.

e MTO suggests the owner engage in pre-consultation with MTO to
discuss the existing and proposed trip distribution in tabular and a
diagram with the volumes distributed in the network. MTO will
require the proponent to hold a pre study meeting with the
transportation consultant and MTO staff.

Page 29 of 30


https://urldefense.com/v3/__http:/www.mto.gov.on.ca/english/publications/drainage-management.shtml__;!!ECJmQIuuLqA!BGb6LtvYp4YYE6MVPhoThgQ3cG4WDAKDUcnYicNXJUX6Y4JuNIa27cMMVxw_7Bpdtu3-IOY0GJu3LzeI5QO19f88Q2DS63Zttw$
https://urldefense.com/v3/__http:/www.mto.gov.on.ca/english/publications/drainage-management.shtml__;!!ECJmQIuuLqA!BGb6LtvYp4YYE6MVPhoThgQ3cG4WDAKDUcnYicNXJUX6Y4JuNIa27cMMVxw_7Bpdtu3-IOY0GJu3LzeI5QO19f88Q2DS63Zttw$
https://urldefense.com/v3/__https:/www.library.mto.gov.on.ca/SydneyPLUS/TechPubs/Portal/tp/tdViews.aspx?lang=en-US__;!!ECJmQIuuLqA!BGb6LtvYp4YYE6MVPhoThgQ3cG4WDAKDUcnYicNXJUX6Y4JuNIa27cMMVxw_7Bpdtu3-IOY0GJu3LzeI5QO19f88Q2C7NIHJ9Q$
https://urldefense.com/v3/__https:/www.library.mto.gov.on.ca/SydneyPLUS/TechPubs/Portal/tp/tdViews.aspx?lang=en-US__;!!ECJmQIuuLqA!BGb6LtvYp4YYE6MVPhoThgQ3cG4WDAKDUcnYicNXJUX6Y4JuNIa27cMMVxw_7Bpdtu3-IOY0GJu3LzeI5QO19f88Q2C7NIHJ9Q$

PEOPLE « PLACE « PROSPERITY

TN CAMBRIDGE

Access

MTO entrance spacing requirements (800m of separation from an existing
public road) cannot be met for the subject property, and therefore MTO is
unable to support an application where access is achieved via Highway 8,
all access to the subject site shall be from Branchton Rd.

Encroachment Permit

Individual Encroachments Permits would be required for any
encroachments and works identified within the Highway 8 property limits
are subject to MTO conditions, approval and individual permits, prior to
construction. All provincial highway property encroachments are strictly
regulated and must meet all conditions set out by MTO, and as such, it is
advantageous to the Proponent for all servicing requirements to be
identified on the above-noted Site Servicing Plan as early as possible.
Encroachment requests which do not meet MTO requirements will not be
permitted, inclusive of any Septic / Sanitary Works designed by others.
Additionally, please note that each individual service crossing/connection
within the Highway 8 property limits requires a separate MTO
Encroachment Permit. These Encroachment Permits are typically acquired
by either the utility company, (i.e.: Hydro One, Enbridge, etc...) or the
municipality, at the customers request.

Signs
All signage visible from Highway 8, including temporary development
signs, shall be identified on the plans, and would require a valid MTO Sign

Permit before installation.

General Comments

MTO reserves the right to provide additional comments and conditions as
future submissions are received and reviewed.

MTO would not necessarily be able to support the proposed Official Plan
or Zoning By-law amendment(s) without the setback and access
comments being addressed.

MTO looks forward to further consultation on this development. If there are
any questions, please direct them to me by email.
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City of Cambridge Pre-Submission Consultation
April 5, 2023

Official Plan Amendment and Zoning By-law

Region of Waterloo Amendment
1280 Dundas Street South, D20/23

The Region of Waterloo was circulated a pre-submission consultation request to
comment on the proposed development of a six-storey apartment building containing 73
dwelling units at 1280 Dundas Street South in the City of Cambridge. In 2020, the
Region provided comments regarding the original proposal for a five-storey apartment
building containing 65 dwelling units. The revised concept includes indoor amenity
rooms on the ground floor with an outdoor amenity area considered facing the interior of
the site. A total of 75 parking spaces are proposed to be accommodated having 20
surface and 55 underground spaces. Access is proposed from Dundas Street South
and Branchton Road.

The property is designated ‘Urban Area’ and ‘Built-Up Area’ within the Regional Official
Plan (ROP) and is designated ‘Low/Medium Residential’ within the City of Cambridge
Official Plan. The site is located within a Part 4 Area of the Clean Water Act and is
located in Well Head Sensitivity Area 8. The site is currently zoned Residential-Two
(R2) Zone within the City of Cambridge Zoning By-law.

An Official Plan Amendment and Zoning By-law Amendment are required to permit the
proposed development. The applicant is proposing to amend the Official Plan to permit
the increased height and density in addition to amending the zoning by-law as
necessary to facilitate the development.

Community Planning

Regional Staff have reviewed the proposal for consistency with the Provincial Policy
Statement, 2020 (PPS) and ‘A Place to Grow’ Growth Plan for the Greater Golden
Horseshoe (Growth Plan).

The subject property is designated ‘Urban Area’ and ‘Built-Up Area’ in the Regional
Official Plan (ROP), which permits a range of uses including residential uses in a variety
of built forms.

On August 18, 2022, the Regional Municipality of Waterloo adopted ROP Amendment
number 6 (ROPA 6), which will come into force and effect upon approval by the Minister
of Municipal Affairs and Housing.

Key objectives contained within the amendment include a new approach to
accommodate the forecasted growth within 15-minute neighbourhoods, which are
compact, well-connected places where the everyday needs of residents for goods,
services and employment can be met. A well-designed 15-minute neighbourhood will
contain a mix of land uses that provide for a variety of incomes and household sizes.



The development densities will support a range of services and high quality public
spaces. These policies also apply to designated greenfield areas to ensure that new
neighbourhoods enable people reduce dependence on vehicle trips and are places that
prioritize walking, cycling and transit.

Population and employment forecasts anticipate 214,900 people and 120,700 jobs
within the City of Cambridge by 2051 and ROPA 6 policy 2.F.2 establishes a minimum
intensification target for the built-up area to be 65% of all new residential growth or
approximately 16,665 units.

Additionally, a minimum target of 30 percent of new ownership and rental housing is to
be affordable and accommodate a variety of housing options to address the needs of
range of income and household incomes, sizes and ages.

A Planning Justification Report (PJR) is required to analyze how the proposed
Official Plan and Zoning By-law amendments are consistent with provincial policies and
conforms to ROP policies.

Please include the following within the PJR:

1. Provincial Policy Review

2. Regional Official Plan Review with a focus on the Planned Community Structure
(please include a review of Chapter 2, Chapter 3, Chapter 7 and 8)

3. Regional Official Plan Amendment 6 (ROPA 6) policies

4. City of Cambridge Official Plan Review

5. Technical reports/studies review (incorporate findings of technical reports into the
PJR).

Should a Plan of Condominium be contemplated, an additional application and fees
shall be required. Please note that additional comments and requirements may arise
through the review of a subsequent Condominium proposal. A pre-submission meeting
will be facilitated by the Region of Waterloo to discuss the requirements for the Draft
Plan of Condominium application.

Cultural Heritage

As part of the Complete Application for the Official Plan and Zoning By-law Amendment,
an Archaeological Assessment and Ministry Acknowledgement Letter are required due
to the proximity of the subject lands to a watercourse and proximity to historically
mapped structures.

As per Regional Official Plan policy 3.G.9, the applicant is required to have a licensed
Archaeologist complete an Archeological Assessment for the entire parcel and should
any adverse impacts to significant archaeological resources be found, they shall be
mitigated at the applicant’s expense. A copy of the Ministry’s Acknowledgement
letter and Archaeological Assessment report is required as part of a complete
application.



Environmental Planning

The subject lands are located at the southeast corner of Dundas Street and Branchton
Road; there are no designated environmental features on the site. There is a vacant
property on the north side of Dundas Street, across from the subject lands that includes
a designated Provincially Significant Wetland (Moffat Creek Swamp PSW). The PSW is
a Core Environmental Feature designated by the Regional Official Plan (ROP). Based
on the information submitted through the pre-submission process, there does not
appear to be any impacts to the off-site PSW. However, if any impacts to the north side
of Dundas Street related to the development of the subject property (e.g. stormwater
conveyance), or if any agencies (GRCA or City) require an Environmental Impact
Statement (EIS), the Region will also require submission of an EIS.

Corridor Planning

Conditions of Approval

Approval of a Noise Study is required prior to final approval of the Official Plan
and Zone Change application.

Environmental Noise

At this location, the proposed development may encounter environmental noise sources
due to Dundas Street South and Branchton Road. It is the responsibility of the applicant
to ensure the proposed noise sensitive development is not adversely affected by
anticipated noise impacts. To address the environmental noise impacts, the applicant
must prepare an Environmental Noise Study; the noise levels criteria and guidelines for
the preparation of the study should follow the Ministry of the Environment, Conservation
and Park NPC-300 requirements.

The consultant who prepares the Environmental Noise Study must be listed on the
Region of Waterloo’s Approved List of Noise Consultants. The noise consultant is
responsible for obtaining current information, applying professional expertise in
preforming calculations, making detailed and justified recommendations, submitting the
Consultant Noise Declaration and Owner/Authorized Agent Statement. The consultant
preparing the Environmental Noise Study must contact Region of Waterloo staff for
transportation data, including traffic forecasts and truck percentages, for the purpose of
preparing the Environmental Noise Study. Region of Waterloo staff will provide this data
within three weeks of receiving the request from the noise consultant.

Please note that there is a $500 fee for the preparation of the traffic forecasts and
review of the Environmental Noise Study. The noise consultant preparing the
Environmental Noise Study must submit the transportation data request online via
(https://rmow.permitcentral.ca/Permit/GroupApply?groupld=3). Resubmission of any
Transportation Noise Study may be subject to a $250 resubmission fee.

Stationary Noise



https://rmow.permitcentral.ca/Permit/GroupApply?groupId=3

A stationary noise study, prepared by a qualified professional, is required as part of a
complete application for the Official Plan and Zoning By-law Amendment. The study
must be prepared by a qualified professional and must address impacts of off-site noise
on the proposed development and the impacts of on-site noise on off-site sensitive land
uses. In addition, the study must address the impacts of on-site noise on on-site
sensitive receptors (e.g. underground HVAC systems venting to the outside and the
impacts of rooftop HVAC systems on the proposed amenity areas).

Please be advised that the noise study will be reviewed by a third party external
noise consultant retained by the Region. The applicant will be required pay for a
third party review by an external Noise Consultant retained by the Region. The fee for
this third party review is $4,000 + HST. Please submit payment for the third party review
along with the submitted noise study. Additional fees may apply depending on scope of
review required.

Payment can be made either by cheque payable to the Region of Waterloo, or by
contacting Ms. Peggy Walter (PWalter@regionofwaterloo.ca) via other methods at the
time of submission.

Conditions of Future Site Plan Application

Approval of the road dedication along Branchton Road, daylight triangle, Access
Permit for the proposed access to Branchton Road, Lot Grading Plan and a Stormwater
Management Report would be required prior to final approval of the future Site Plan
application. The road dedication and daylight triangle must be illustrated on the
concept plans submitted as part of the Official Plan and Zoning By-law
Amendment applications.

Regional Road Dedication

At this location, Regional Road #43 (Branchton Road) has a designated width in the
Regional Official Plan (ROP) of 30.480 metres. An approximate 3.2 metre road
widening will be required along the Branchton Road frontage. An Ontario Land Surveyor
(OLS) would have to determine the exact road widening.

Also, a 15.24 metre x 15.24 metre daylight triangle at the intersection of Dundas Street
South and Branchton Road will be required. The daylight triangle should be measured
after the road widening.

It is recommended that the OLS contact Region staff to discuss the road widening prior
to preparing the Reference Plan. The land must be dedicated to the Region of Waterloo
for road allowance purposes and must be dedicated without cost and free of
encumbrance. All land dedications should be identified on the Site Plan.

The Owner/Applicant must engage an OLS to prepare a draft reference plan which

illustrates the required road allowance widening. Prior to registering the reference plan,
the OLS should submit a draft copy of the plan to the Transportation Planner for review.
An electronic copy of the registered plan is to be emailed to the Transportation Planner.
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Further instructions will come from the Region’s Legal Assistant with regard to
document preparation and registration.

Access Permit/TIS/Access Requlation

A Regional Access Permit will be required for the proposed access to Regional Road
#43 (Branchton Road). The fee for the issuance of this permit is $230. The proposed
access must comply with the Regional Access Policy, with accesses between 7.6m and
9.0m wide at the property line.

A Regional Access Permit will also be required to close the existing access to
Branchton Road. There is no fee for this permit.

The application for an Access Permit can be found on the Region’s website at
https://forms.regionofwaterloo.ca/ePay/PDLS-Online-Payment-Forms/Commercial-
Access-Permit-Application

Please note that the proposed access to Dundas Street South is under the
jurisdiction of the Ministry of Transportation.

Stormwater Management and Site Grading

Storm sewers within the Regional road right-of-way are generally sized and designed to
only accommodate stormwater from the right-of-way and in some instances off road
surface drainage under existing conditions. A private stormwater connection to any
storm sewer on the Dundas Street South will be discouraged where an alternate
stormwater connection is available, including infiltration if soil conditions and Source
Protection under the Clean Water Act allow, or if it is determined that the Dundas Street
South storm sewer does not have the sufficiency (condition and capacity) to
accommodate private stormwater flows from this site. It is the responsibility of the
applicant’s engineering consultant to determine an appropriate stormwater outlet from
this site and the sufficiency of the receiving storm system if there is no other option
available and to include this information in the stormwater management report (SWM).

The applicant or their consultant should contact Mr. Malcolm Lister, Manager, Technical
Services for the Region of Waterloo at 519-575-4432 or mlister@regionofwaterloo.ca to
determine if any engineering plans and/or further technical information for the Dundas
Street South is available which may be of assistance.

The applicant must submit a detailed Site Grading & Drainage Control Plan(s) and
Site Servicing Plan(s) along with a Stormwater Management report (including an
electronic copy) to the Commissioner of Planning, Development and Legislative
Services, Region of Waterloo for approval. This should include drainage details for the
subject property, abutting properties and the public road allowance so as to ensure
compatible drainage and to show thereon all existing and proposed connections to the
municipal storm sewers, sanitary sewers and water mains and all detailed erosion and
siltation control features, all to the satisfaction of the Regional Municipality of Waterloo.


https://forms.regionofwaterloo.ca/ePay/PDLS-Online-Payment-Forms/Commercial-Access-Permit-Application
https://forms.regionofwaterloo.ca/ePay/PDLS-Online-Payment-Forms/Commercial-Access-Permit-Application
mailto:mlister@regionofwaterloo.ca

The site must be graded in accordance with the approved plan and the Regional Road
allowance must be restored to the satisfaction of the Regional Municipality of Waterloo.
Please be advised that the any new servicing connections or update to the existing
servicing would require Regional approval through a separate process of Municipal
Consent.

Transit Planning

Grand River Transit have plans to introduce new transit service on Branchton Road in
the future. Please note that a stop may be required in front of the site, on Branchton
Road.

Other
A Site Plan pre-consultation fee of $300 and a site plan review fee of $805 will be
required for the review and approval of a future Site Plan application.

Hydrogeology and Water Programs

Hydrogeology and Water Programs (HWP) staff have reviewed the proposed Official
Plan Amendment and Zoning Bylaw Amendment applications for the property at 1280
Dundas St S, Cambridge. The property is located within the WHPA D-6 and chloride
Issue Contributing Area (ICA) of the Elgin Street wellfield.

Because this property is currently undeveloped, the Region requires a pre- and post-
development water budget to be completed and included in the Stormwater
Management Plan. The Region requires that post-development infiltration rates match
or exceed pre-development infiltration rates. It appears that the site will be mostly
impervious surfaces post-development, so the proponent will likely need to infiltrate
clean roof water via infiltration gallery. However, infiltration of salty runoff from the
parking lot will not be supported.

Likewise, the Region does not support permanent active or passive dewatering controls
for below-grade infrastructure, including foundations, slabs, parking garages, footings,
piles, elevator shafts, etc. Below-grade infrastructure requiring dry conditions should be
waterproofed.

Finally, in accordance with our Council endorsed position on geothermal energy, vertical
closed- and open-loop systems are prohibited at this location. HWP staff request that
a prohibition on vertical geothermal energy systems be written in the Zoning By-
law for the subject property. Shallow horizontal closed-loop geothermal design is
permitted at this location.

Risk Management Official

The property at 1280 Dundas Street South is in a source protection area where a Risk
Management Plan or prohibition polices implemented by the Region of Waterloo may
apply. A Notice of Source Protection Plan Compliance (Section 59 Notice) is
required are part of a complete application. The Source Protection Plan Property Report




submitted with the application is not a substitute for a valid notice, and the report is not
up to date.

Under the 2022 Grand River Source Protection Plan:

e A Risk Management Plan for salt application may be required for proposed
and/or altered surface parking and vehicle driveway areas greater than eight (8)
parking spaces or 200 square metres. Design considerations with respect to salt
management that will form the Risk Management Plan include;

o Minimizing the transport of meltwater across the parking lots or driveways;

o Directing downspouts away from paved areas; and

o Locating snow storage areas on impermeable (ie paved) surfaces that
drain directly to catch basins.

¢ A Risk Management Plan for storm water management may be required if any
engineered and/or enhanced infiltration features are proposed.

Note: The Region of Waterloo does not support any engineered and/or enhanced
infiltration of runoff originating from paved surfaces within chloride Issue Contributing
Areas. The subject lands is within a chloride Issue Contributing Area, as noted by HWP.
Engineered and/or enhanced infiltration features may include ponds, infiltration
galleries, permeable pavers, ditches, swales, oil-grit separators, etc.

Please visit the Region of Waterloo’s Source Water Protection Mapping Tool (TAPS)
(https://taps.regionofwaterloo.ca) to determine all applicable source protection plan
requirements, and to contact the Risk Management Official (rmo@regionofwaterloo.ca)
as required. Allow for sufficient time to negotiate the Risk Management Plan, as a
Notice will not be issued until a signed Risk Management Plan is complete.

Water/Wastewater

A Functional Servicing Report is required as part of the Official Plan and Zoning By-law
Amendment. Water Services will be required to accept the report to ensure the finding
are satisfactory to the Region of Waterloo.

Housing
The following Regional policies and initiatives support the development and

maintenance of affordable housing:

e Regional Strategic Plan
o Objective 4.2 requires the Region to make affordable housing more available
to individuals and families.
e 10-Year Housing and Homelessness Plan
o contains an affordable housing target which is that 30% of all new residential
development between 2019 and 2041 in Waterloo Region is to be affordable
to low and moderate income households.
e Building Better Futures Framework
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o shows how the Region plans to create 2,500 units of housing affordable to
people with low to moderate incomes by 2025.
e Region of Waterloo Official Plan
o Section 3.A (Range and Mix of Housing) contains land use policies that
ensure the provision of a full and diverse range and mix of permanent
housing that is safe, affordable, of adequate size, and meets the accessibility
requirements of all residents.

The Region supports the provision of a full range of housing options, including
affordable housing. Should this development application move forward, staff
recommend that the applicant consider providing a number of affordable housing units
on the site, as defined in the Regional Official Plan. Rent levels and house prices that
are considered affordable according to the Regional Official Plan are provided below in
the section on affordability.

In order for affordable housing to fulfill its purpose of being affordable to those who
require rents or purchase prices lower than the regular market provides, a mechanism
should be in place to ensure the units remain affordable and establish income levels of
the households who can rent or own the homes.

Staff further recommend meeting with Housing Services to discuss the proposal in more
detail and to explore opportunities for partnerships or programs and mechanisms to
support a defined level of affordability.

Affordability

For the purposes of evaluating the affordability of an ownership unit, based on the
definition in the Regional Official Plan, the purchase price is compared to the least
expensive of:

Housing for which the purchase price
results in annual accommodation costs
which do not exceed 30 percent of gross $385,500
annual household income for low and
moderate income households

Housing for which the purchase price is
at least 10 percent below the average
purchase price of a resale unit in the
regional market area

$576,347

*Based on the most recent information available from the PPS Housing Tables (2021).

In order for an owned unit to be deemed affordable, the maximum affordable house
price is $385,500.



For the purposes of evaluating the affordability of a rental unit, based on the definition of
affordable housing in the Regional Official Plan, the average rent is compared to the
least expensive of:

A unit for which the rent does not exceed
30 per cent of the gross annual

household income for low and moderate $1.470
income renter households

A unit for which the rent is at or below the Bachelor: $950
average market rent (AMR) in the 1-Bedroom: $1,134
regional market area 2-Bedroom: $1,356

3-Bedroom: $1,538
4+ Bedroom: $3,997

*Based on the most recent information available from the PPS Housing Tables (2021)

In order for a rental unit to be deemed affordable, the average rent for the proposed
units which have fewer than 3 bedrooms must be at or below the average market rent in
the regional market area as shown above. For proposed units with three or more
bedrooms, the average rent for the units must be below $1,470.

Application Fees
In accordance with Regional Fee By-law 23-009, the applicant will be required to pay
the following Regional application fees:

= $5,750 — Official Plan Amendment review fee to be submitted with the application

= $3,000 — Zoning By-law Amendment review fee to be submitted with the
application

= $4,000 — Noise Study Peer Review Fee

= $805 — Site Plan Application review fee at time of a future site plan submission

By copy of this letter, the Region acknowledges receipt of the pre-submission review fee
of $300.00.

Regional Development Charges
Any future development on the subject lands will be subject to provisions of Regional
Development Charges By-law 19-037 or any successor thereof.

Summary
In summary, the Region requires an electronic version (.pdf) of the following as part of a

complete Official Plan Amendment and Zoning By-law Amendment:

e Regional Application Fees
¢ Planning Justification Report
e Concept Plan illustrating required Regional Road dedication and daylight triangle



e Archaeological Assessment and Ministry Acknowledgement Letter

e Copy of Environmental Impact Study (if required as detailed above)

e Environmental and Stationary Noise Study and consultant’s statutory declaration
and Peer Review Fee

e Section 59 Notice

e Functional Servicing and Stormwater Management Report

e Risk Management Plan as described above

Please note that any submission requirements may be subject to peer review, at the
owner/applicant’s expense as per By-law 21-072. If any other applications are required
to facilitate the development, the above noted fees are subject to change and additional
Regional requirements may apply.

Contacts

Community Planning Corridor Planning

Jennifer Catarino, MCIP, RPP Cheryl Marcy, C.E.T.

Senior Planner Transportation Planner
jcatarino@regionofwaterloo.ca cmarcy@regionofwaterloo.ca

Please note: Comments and requirements are based on the information provided
by the applicant during the pre-submission process. Should new details and/or
information become available through the application process, the above-noted
requirements are subject to change.
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Appendix “B” — Draft Official Plan Amendment

PART B — THE AMENDMENT (DRAFT)

All of this part of the document entitled Part B — The Amendment, consisting of the
following text constitutes Amendment No. ### to the City of Cambridge Official Plan.

DETAILS OF THE AMENDMENT

The Official Plan of the City of Cambridge is hereby amended as follows:

1. THAT CHAPTER 8: LAND USE POLICIES, SECTION 8.10 — SITE SPECIFIC POLICIES
is hereby amended by adding the following:

1280 DUNDAS STREET SOUTH

8.10.XX: Notwithstanding Policy 8.4.6.3 b)
(FSI) is permitted.

, a maximum 3.0 Floor Space Index

2. THAT CHAPTER 14: MAPS, MAP 2 — GENERAL LAND USE PLAN is hereby amended
by re-designating lands from LOW / MEDIUM DENSITY RESIDENTIAL to HIGH
DENSITY RESIDENTIAL as identified in Schedule “A” of this amendment for the lands
described as PART LOT 3, CONCESSION 10 (GEOGRAPHIC TOWNSHIP OF
DUMFRIES), AS IN PART 1, 67R-799, CITY OF CAMBRIDGE, REGIONAL
MUNICIPALITY OF WATERLOO.

SCHEDULE ‘A’; OF CITY OF CAMBRIDGE OFFICIAL PLAN AMENDMENT NO. ###

Redesignate from

O, : ;
(@) Low / Medium
&

Density Residential’
4@ to ‘High Density

@) Residential
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Appendix “C” — Draft Zoning By-law Amendment

THE CORPORATION OF THE CITY OF CAMBRIDGE
DRAFT BY-LAW 25- XXX

Being a by-law to amend Zoning By-law 150-85, as amended with respect to land
municipally known as 1280 Dundas Street South.

WHEREAS Council of the City of Cambridge has the authority pursuant to Section 34 of the
Planning Act, R.S.0. 1990, c. P. 13, as amended to pass this By-law;

WHEREAS this by-law conforms to the City of Cambridge Official Plan, as amended;

AND WHEREAS, Council deems that adequate public notice of the public meeting was provided
and adequate information regarding this Amendment was presented at the public meeting held

, 2025, and that a further public meeting is not considered necessary in order to
proceed with this Amendment,

NOW THEREFORE BE IT RESOLVED THAT the Corporation of the City of Cambridge enacts
as follows:

1. THAT this by-law shall apply to the lands described as PART LOT 3, CONCESSION 10
(GEOGRAPHIC TOWNSHIP OF DUMFRIES), AS IN PART 1, 67R-799, CITY OF
CAMBRIDGE, REGIONAL MUNICIPALITY OF WATERLOO and as shown on Schedule ‘A’
attached hereto and forming part of the by-law (herein referred to as ‘the Lands’);

2. THAT Zoning Map ____ of City of Cambridge Zoning By-law 150-85, as amended, is hereby
amended by changing the zoning classification of the lands shown in heavy black in the
attached Schedule ‘A’ to this By-law from R2 to RM3 “s.4.1.###".

3. 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 #HH 1280 Dundas Street South

1. Notwithstanding the provisions of sections 2.1.19 and 3.1.2.4 b) of this By-law, all lands,
structures and buildings shall be constructed and occupied in accordance with the
following regulations:

Regulation Minimum or Maximum

Minimum  Setbacks from Specified | 18.6 metres
Roads: Branchton Rd. (43), original
centreline

Maximum density (dwelling units per net | 245.8
residential hectare)

Planning Justification Report | 1280 Dundas Street South A-3
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4. AND THAT this by-law shall come into force and effect on the date it is enacted, subject to
Official Plan Amendment No. ### coming into effect pursuant to Subsection 24(2) of the
Planning Act, R.S.0., 1990, c. P. 13, as amended.

Enacted and Passed this day of , 2025
MAYOR
CLERK
Planning Justification Report | 1280 Dundas Street South A4

GSP Group | 2025-06-01
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