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1. Introduction
1.1

Overview
GSP Group has been retained by North Development Corp. to provide planning
justification in support of applications for Official Plan and Zoning By-law Amendments
required to permit the proposed development of the property municipally known as 255
King Street West and legally described as Part of 9 and Part of Lot 8, and Part of Lots 11
to 13, Registered Plan 730 and, Part of Lots 1 to 3 (North of Main Street) and Lots 1 to 3
(East of Woolwich Street), Registered Plan 522, formerly the Town of Preston, City of
Cambridge (“Site”).
The Site is located on north side of King Street West, the east side of Fountain Street and
generally west of the Speed River. The Site is irregular in shape and approximately 2.388
hectares (5.901 acres) in size with approximately 80 metres of continue frontage on King
Street West, and a combined total of approximately 100 metres of fragmented frontage on
Fountain Street. The Site is currently vacant and undeveloped, except for existing asphalt
providing access to the existing condominium building at 237 King Street East (known as
“Kressview Springs”).
The proposed redevelopment of the Site includes a 15-storey tower, 17-storey tower and
18-storey tower atop a 2-storey podium parking facility connecting all towers (“Proposed
Development”). The Proposed Development includes a total of 579 dwelling units with
some ground floor space of each tower devoted to future commercial, convenience retail
and amenity uses. The Proposed Development provides for a total of 690 parking spaces,
split between the podium parking facility as well as some above-grade parking provided as
part of each tower.

1.2

Proposed Applications
The Site is designated as Community Core Area, Preston Towne Centre in the City of
Cambridge Official Plan and subject to Site Specific Policy 8.10.14. The application for
Official Plan Amendment proposes to maintain the Community Core Area, Preston Towne
Centre designation and modify existing Site-Specific Policy 8.10.14 to reflect the
increased density and height of the Proposed Development.
The Site is currently zoned Commercial Residential (C1RM1) Zone with Specific
Exception S.4.1.125. The application for Zoning By-law Amendment proposes to maintain
the C1RM1 Zone and modify Site Specific Exception S.4.1.125 to reflect the increased
density and height of the Proposed Development as well as include considerations for
parking and setbacks.
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1.3

Report Context and Structure
This report has been prepared to provide planning justification in support of applications
for Official Plan and Zoning By-law Amendment required to facilitate the Proposed
Development. The objectives of this report are as follows:


Provide an overview of the Site, including site description and summary of the
surrounding uses and community context;



Provide an overview of the Proposed Development;



Provide a summary of applicable Provincial, Region of Waterloo (“Region”) and
City of Cambridge(“City”) policy and regulatory considerations along with planning
justification and commentary in support of the Proposed Development;



Provide a summary of the technical reports and studies prepared in support of the
Proposed Development; and



Provide an overview of the proposed Official Plan and Zoning By-law
Amendments.

In addition, this report includes a summary of the anticipated public consultation and
community outreach strategy associated with the consideration of the Proposed
Development by the City.
Formal Pre-Submission Consultation was held with the City on July 16, 2020 and included
participation from City department and agencies, the Region and the Grand River
Conservation Authority (“GRCA”). In addition, subsequent correspondence occurred with
the City in April 2021.
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2. Site Overview and Context
2.1

Site Location and Description
The property is generally bound by the Speed River to the east, King Street West to the
South, Fountain Street to the west, and the existing high density residential development
at 237 King Street West to the north (Figure 1). The Site is municipally known as 255 King
Street West and legally described as Part of 9 and Part of Lot 8, and Part of Lots 11 to 13,
Registered Plan 730 and Part of Lots 1 to 3 (North of Main Street) and Lots 1 to 3 (East of
Woolwich Street), Registered Plan 522, formerly the Town of Preston.
The Site is currently vacant and undeveloped, except for an existing asphalt driveway
providing access for 237 King Street West.
The western portion of the Site is occupied by existing trees and vegetation, and the
eastern portion of the Site, east of the existing driveway for 237 King Street west, contains
a large embankment covered with mature trees and vegetation. The grading across the
central portion of the Site varies by approximately 10 metres with the highest elevations
along Fountain Street and King Street. The central portion of the Site is sporadically
covered with areas of broken asphalt, concrete and debris, presumably remnants of
former buildings and/or construction material used for 237 King Street West.

2.2

Surrounding Uses and Context
The Site is located at the western edge of the Preston Core and is surrounded by a mix of
long-standing, established uses. As noted on Figure 2, the immediately surrounding land
uses are as follows:
North

Existing 13-storey residential condominium building known as Kressview
Springs (237 King Street West); existing single-detached residential
dwellings with frontage on Fountain Street North

East

Valley land/slope associated with Speed River; Canadian Pacific Rail;
Riverside Park

South

P&H Milling Group; Existing commercial and retail uses (Riverside Fish Hut
and Flame Lily Nails and Spa on the north side of King Street West and
Posh Consignment Boutique and UC Ultra Comfort on the south side of
King Street West); Speed River
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West

Existing low density residential uses; former Hope Springs Hotel on the
west side of intersection of King Street West and Fountain Street (recently
demolished)

In addition to the existing high-density residential use at 237 King Street West, there is an
existing 12-storey and 15-storey apartment located at the corner of King Street West and
Eagle Street known as Rivers Edge Apartments (100 and 200 Eagle Street).
The Site is approximately 650 metres west of a range and variety of existing commercial,
retail and restaurant uses as well as medical offices and financial institutions on King
Street West within downtown Preston. The Site is also proximate to a number of existing
religious institutions, including King Street Baptist Church and Trillium Unit Church, St.
Johns Anglican Knox Preston Presbyterian Church and St. Clements Catholic Church as
well as the Preston Library and Preston Public School.
The Site is adjacent to several existing Grand River Transit (“GRT”) services, including
Route 67 on Fountain Street, iXpress Route 206 and Route 61 on King Street (iXpress
Route 206) and Route 64 on Eagle Street.
Finally, the Site is located along the future light rail transit route providing for the extension
of iON services from the City of Kitchener and is approximately 550 metres north of the
future iON Station identified for Preston.
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3. Proposed Development
The Site is proposed to be developed as a high-density residential project with 3 towers
atop a podium parking structure. The Proposed Development has been situated along the
eastern portion of the Site, making use of the current driveway providing access to the
existing high-density residential development at 237 King Street West. The Proposed
Development also includes an additional driveway access from Fountain Street along the
northern Site boundary.
As illustrated on Figure 3A to 3D, the Proposed Development includes the following:


Total of three residential towers:
o

One 15-storey tower with a total of 179 dwelling units (Building A) with the
principal entrance located at the northeast corner of the building (refer to
Figure 3A)

o

One 17-storey tower with a total of 194 dwelling units (Building C) with the
principal entrance located at the northeast corner of the building (refer to
Figure 3D)

o

One 18-storey tower with a total of 206 dwelling units (Building B) with the
principal entrance located along the eastern edge of the building (refer to
Figure 3C)



2-storey parking podium constructed into the existing slope of the Site, with the
western portion of the parking podium below-grade and the eastern portion of the
parking podium partially exposed (refer to 4A and 4B). A total of 690 on-site
parking spaces provided with access to the parking structure provided from the
existing driveway along the eastern edge of the Site as well as the new driveway
proposed from Fountain Street



Small-scale commercial and convenience retail opportunities provided at-grade for
Tower A, B and C



One devoted loading space provided for each of Tower A, B and C



Landscape promenade provided along the eastern edge of the Proposed
Development, taking into consideration the grading and slope challenges of the
Site and providing additional screening from the proposed parking facility
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4. Policy Overview and Analysis
4.1

Ontario Planning Act
The Planning Act R.S.O. 1990, c. P.13 (“Planning Act”) establishes the framework for land
use planning in 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 procession.
The Planning Act requires that all planning decisions shall have regard to matters of
Provincial interests as identified in Section 2. The following table provides an analysis of
the Proposed Development in response to the prescribed Provincial interest of Section 2
of the Planning Act.
Section
a)

b)
c)
d)

Provincial Interest
The protection of ecological systems, including
natural areas, features, and functions;

The protection of agricultural resources in the
Province;
The conservation and management of natural
resources and mineral resource base;
The conservation of significant architectural,
cultural, historical, archaeological, or scientific
interests
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Response
A Tree Management Plan has been
prepared in support of the Proposed
Development, which identifies trees
to be removed and retained on site
as well as those immediately
adjacent. The Tree Management
Plan also includes tree protection
measures for those trees proposed
to be retained.
A Slope Stability Assessment was
also prepared in support of the
Proposed Development to analyze
the existing slope considerations as
well as identify potential impacts of
the Proposed Development.
Not applicable
Not applicable
While there are no potential heritage
resources identified on the property,
there are several heritage resources
identified surrounding the Site. A
Heritage Impact Assessment was
completed to assess the potential
impacts of the Proposed
Development on surrounding
heritage resources and provide
recommendations to be considered
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e)

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

f)

The adequate provision and efficient use of
communications, transportation, sewage and
water services and wastewater systems;

g)

The minimization of waste;

h)

The orderly development of safe and healthy
communities;

h.1)

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

i)

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

j)

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

k)

The adequate provision of employment
opportunities;
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as part of future detailed design and
construction.
The Site is not located within a
Source Water Protection Area as
identified by the Region of Waterloo.
The Proposed Development will be
serviced by existing sewage, water,
wastewater, and communications
services currently available to the
Site.
The Proposed Development is
required to adhere to the Resource
Recovery and Circular Economy
Act, S.O. 2016, Chapter 12,
Schedule 1 and the requirements
contained therein with respect to
waste diversion and management.
The Proposed Development is
considered orderly development as
it represents the development of an
undeveloped parcel of land located
in the existing urban area; it will
provide infill development in an
existing built-up area.
The Proposed Development will be
designed and constructed in
accordance with the Access for
Ontarians with Disability Act, 2005,
S.O. 2005, c. 11.
The Site is proximate to several
existing education, open
space/parks, and recreational
facilities, including but noted limited
to Riverside Park, Preston Public
Library and Present Public School.
The Site is also close to several
existing commercial uses,
medical/health offices and places of
worship existing along King Street in
the Preston Towne Centre.
The surrounding community is
comprised mostly of single detached
dwelling units as well a few existing
high-density apartment
buildings/condominium buildings.
The Proposed Development further
broadens the range of housing size,
style and tenure options to
residents.
The Proposed Development will
likely have 3-to 5-year construction
program, creating short-term
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employment opportunities for those
in the construction industry.

l)

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

m)

The coordination of planning activities of public
bodies;

n)

The resolution of planning conflicts involving
public and private interests;

o)
p)

The protection of public health and safety;
The appropriate location of growth and
development; and

q)

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

r)

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

The Proposed Development also
includes some space at-grade
devoted to convenience commercial,
retail and amenity uses, providing
limited employment opportunities for
the broader community and future
residents.
The Proposed Development does
not require financial investment from
the City with regards to municipal
infrastructure, and public/community
services.
The applications for Official Plan
and Zoning By-law Amendments will
be circulated to all commenting
agencies and public bodies by the
City
Resolution of planning conflicts, will
be addressed as part of circulation
and review process as well as part
of Public Consultation Strategy as
identified in Section 7.0 of this
Report
Not applicable
The Site is an appropriate location
for infill development and
intensification within the existing
built-up area, given the extent of
surrounding community, commercial
and institutional services as well as
municipal infrastructure.
The Site is proximate to existing
GRT services along King Street and
Fountain Street and is within walking
distance to the future Preston iON
Station.
The Proposed Development has
been designed to incorporate
existing grading/slope
considerations on the Site through
the placement of the proposed
parking structure, the placement of
the towers and the establishment of
a pedestrian promenade along the
eastern property boundary.
The Proposed Development has
been situated on the Site to
maximize the separation from the
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existing low rise residential uses
along Fountain Street yet allow for
synergies and visual connectivity to
the existing high-density residential
building at 237 King Street West and
reduce impacts on privacy and
overlook on immediately
surrounding properties.

s)

The mitigation of greenhouse gas emissions,
and adaption to a changing climate.

The Site is accessible from the
surrounding road and pedestrian
network and is proximate to several
public and community uses,
including bus and future light rail
transit, open space and parks, and
recreational facilities.
The Proposed Development will
include future high efficiency
products that adhere to current
government standards with respect
to greenhouse gas and carbon
emissions.

Based on the above-noted analysis, the Proposed Development conforms to the Planning
Act.

4.2

Provincial Policy Statement
The Provincial Policy Statement (“PPS”) provides policy direction on matters of provincial
interest, and guides growth and development in Ontario. The PPS supports land use
planning that contributes to effective and efficient growth and development, long-term
economic prosperity, and the well-being of residents.
The PPS is issued under Section 3 of the Planning Act and came into effect on May 1,
2020, replacing the PPS issued on April 30, 2014. The following provides a summary of
the key PPS policy consideration for the site as well as justification for the proposed
development in terms of these policies.
The PPS states that healthy, liveable and safe communities are sustained by promoting
efficient development and land use patterns, accommodate an appropriate range and mix
of housing, employment, institutional, recreation and open space uses, promoting the
integration of land use planning with transit-supportive development and intensification,
and ensuring necessary infrastructure and public service are or will be available (Policy
1.1.1).
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The PPS further states that settlement areas should be the primary focus of growth and
development that is based on a mix of land uses and densities that can be supported by
infrastructure and public services, support active transportation and are transit-supportive
(1.1.3.2, 1.4.3(c) and 1.4.3(d)).
Response: The Proposed Development represents a significant intensification of an
underutilized property within the built-up area of the City. The Proposed Development will
efficiently use existing, available municipal infrastructure and hard services, will provide for
increased densities within proximity to existing transit services and future light rail transit
services, and is within comfortable walking distance to a number of existing community,
park and public services, including Riverside Park, the Preston Library, Preston Public
School and a number of commercial and retail uses along King Street West in Preston.
The PPS requires municipalities to identify appropriate locations and promote
opportunities for transit-supportive intensification and redevelopment where it can be
accommodated taking into account the availability of suitable existing or planned
infrastructure (1.1.3.3).
Response: The Site is located within the existing built-up area of the City, and is part of
the Preston Towne Centre, which is identified in the City of Cambridge Official Plan to be
one of the areas of focus for intensification and redevelopment. The Site is approximately
550 metres northeast of the future Preston iON Station, with the Proposed Development
providing for an additional 579 residential dwelling units within walking distance to existing
transit and future light rail transit services.
Policy 1.4.3 of PPS encourages municipalities to provide for a range and mix of housing
options and densities through the following:
b) facilitating all housing options to meet the social, health, economic and well-being
requirements of residents and permitting all types of residential intensification and
redevelopment
c) directing new housing towards locations where appropriate levels of infrastructure
and public service facilities
d) promoting densities for new housing which efficiently uses land, resources,
infrastructure, and public services
e) requiring transit-supportive development and prioritizing intensification… in
proximity to transit, including corridors and stations
Response: The Proposed Development introduces additional high-density multiple
residential dwelling units to a community that is largely predominated by low-rise
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residential uses while maintaining compatibility with the existing high-density multiple
residential development on the adjacent property (237 King Street West). The Proposed
Development provides for additional residents on the edge of the Preston Towne Centre,
making efficient use of existing municipal infrastructure and increasing the use of existing
commercial, community and public services as well as active transportation, bus transit
and future rail transit as a means of travel.
In summary, the Proposed Development is consistent with the PPS as it represents
residential intensification within a built-up area that will make efficient use of existing
municipal infrastructure and community services, provide for increased density proximate
to existing transit services and a future light rail transit station, and broadens the housing
options available to residents of the City.

4.3

Places to Grow: Growth Plan for the Greater Golden Horseshoe
The Growth Plan for the Greater Golden Horseshoe (“Growth Plan”) provides policy
direction on land use planning considerations, including promoting mixed-use, compact
urban form, redevelopment and intensification, and the efficient use of community
infrastructure.
The Growth Plan derives its authority from the Places to Grow Act, 2005, S.O. 2005, c. 13,
and guides municipal decisions regarding growth and development. The following
provides a summary of the key Growth Plan policy consideration for the Site as well as
justification for the Proposed Development in terms of these policies.
The Growth Plan directs new growth and development to built-up areas that have existing
municipal water and wastewater systems and can support the achievement of complete
communities that feature the following (2.2.1.4):
a) feature a diverse mix of land uses, including residential and employment uses, and
convenient access to local stores, services, and public services facilities;
b) improve social equity and overall quality of life, including human health, for people
of all ages, abilities, and incomes;
c) provide a diverse range and mix of housing options, including second units and
affordable housing, to accommodate people at all stages of life, and to
accommodate the needs of all household sizes and incomes;
d) expand convenient access to:
i.

a range of transportation options, including options for the sale, comfortable
and convenience use of active transportation;
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ii.

public services facilities, co-located and integrated into community hubs;

iii.

an appropriate supply of safe, publicly accessible open spaces, parks,
trails, and other recreational facilities; and

e) provide for a more compact built form and a vibrant public realm, including public
open spaces.
Response: The Site is located within the built-up area of the City; the Proposed
Development has access to existing urban municipal services and infrastructure. In
respect of the above-noted policies, the Proposed Development contributes to the creation
of a complete community as follows:
a) Includes high density residential uses with limited convenience commercial and retail
uses that is located in a community with a broad range and mix of existing open space
and parks, commercial, community, public, and institutional uses;
b) Introduces a modern, compact, and well-designed high density residential
development that may appeal to a broader range of future residents in terms of age,
ability, and income;
c) Has dwelling units that range in size and number of bedrooms, broadening the
availability of smaller-sized dwellings within the community while appealing to different
household sizes and incomes;
d) Is advantageously located close to three (3) existing GRT routes along King Street
and Fountain Street and is approximately 550 north of the future Preston iON Station.
The Site is close to existing open space amenities and parks, community and
commercial services as well as institutional uses and places of worship. The Site is
within walking or cycling distance to a number of these existing amenities, and can
take advantage of the various active transportation opportunities providing connectivity
to the broader City of Cambridge and Region of Waterloo;
e) Provides for a significantly denser use of an undeveloped Site and introduces a more
intensified form of development within an existing built-up area that has been designed
with an appropriate pedestrian scale along the King Street West frontage.
The Growth Plan specifically requires that a minimum of 50% of all residential
development occurring annually be located within existing built-up areas (2.2.2.1(a)).
Additionally, the Growth Plan requires that major transit station areas be planned for a
minimum density target of 160 residents and jobs per hectare for those areas serviced by
light rail transit or rapid bus transit (2.2.4.3(b)). Policy 2.2.4.9 further states that
development in major transit station areas will be supported by planning for a diverse mix
of uses, providing for alternative development standards, such as reduced parking, and
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prohibiting land uses and built forms that would adversely affect the achievement of
transit-supportive densities.
Response: The Proposed Development will assist the Region and City in achieving the
specific intensification targets as established in the Growth Plan for the existing built-up
area. With 579 dwelling units, the Proposed Development equates to an approximate total
population of 1,025 people (based on an assumed density of 1.77 persons per multiple
dwelling unit) . The resulting density is approximately 429 residents per hectare, which
exceeds the density target of the Growth Plan for major transit station Areas; the
Proposed Development will assist the Region and City in achieving transit-supportive
densities within the future Preston iON Station area.
Policy 2.2.6.1 (a) of the Growth Plan requires municipalities to support housing choice
through the achievement of the minimum intensification and density targets of the Growth
Plan by identifying a diverse range and mix of housing options and densities. Policy
2.2.6.2 states that municipalities will support the achievement of complete communities by
considering and range and mix of housing options and densities (c) and planning to
diversify their overall housing stock across the municipality.
Response: With only a few multiple-residential dwelling developments located within the
Preston Towne Centre, the Proposed Development will diversify the mix, size and density
of multi-unit residential dwellings available within the existing community.
In summary, the Proposed Development conforms with the Growth Plan as it contributes
to the creation of a complete community within the existing built-up area by making
efficient use of existing municipal infrastructure as well as community amenities,
broadening the range and mix of housing options, and significantly contributing to the
achievement of transit-supportive densities.

4.4

Regional Official Plan
The new Regional Official Plan (“ROP”) was adopted by the Region of Waterloo in June
2009 and received final approval from the Ontario Municipal Board (“OMB”) on June 18,
2016. The ROP provides policy direction on planning matters for the Region and includes
all policy changes and amendments since the adoption of the Regional Official Policies
Plan (“ROPP”) in 1995.
The following provides a summary of the key ROP policy consideration for the site as well
as justification for the proposed development in terms of these policies.
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The Site is located within the City Urban Area, which is intended to accommodate most of
the Region’s growth over the horizon of the ROP (Figure 5). The Site is also located within
the Built-Up Area, which is required to accommodate a minimum of 45% of all new
residential development occurring annually throughout the Region (2.C.2).
Response: The Proposed Development is consistent with the residential growth
contemplated within an urban area. The Proposed Development will assist the Region and
City in achieving their minimum intensification targets for all new residential development.
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Policy 2.D.1 of the ROP identifies policy objectives that are to be considered when
reviewing development applications within the Urban Area.
Response: The following provides a summary of Policy 2.D.1 of the ROP as well as
commentary as to how each of the policy objectives will be addressed:
In preparing or reviewing planning studies, or in reviewing development applications or site
plans, the Region and/or Area Municipalities will ensure that development occurring within the
urban Area is planned and development in a manner that:
a)
Supports the Planned Community Structure
The Site is located within the City
described in this Plan;
Urban Area, which is anticipated to
be the focus of growth and
development.

b)

Is serviced by a municipal drinking-water supply
system and a municipal wastewater system;

c)

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

d)

Protects the natural environment, and surface
water and groundwater resources;

e)

f)

Conserves cultural heritage resources and
supports the adaptive reuse of historic buildings;

Respects the sale, physical character, and context
of established neighbourhoods in areas where
reurbanization is planned to occur;
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The Proposed Development is also
located within a future Major Transit
Station Area; the future high density
residential use will contribute to the
achievement of transit-supportive
densities in major transit station
areas.
The Proposed Development will be
serviced by existing water and
wastewater services currently
available to the Site.
The Proposed Development results
in an additional high density
residential use within the community
that supports existing and future
walking, cycling and transit services.
The existing slope located on the
east side of the existing driveway for
237 King Street West to remain
untouched and undeveloped
(includes existing vegetation and
trees).
Existing grading and potential slope
stability issues on Site to be
addressed and improved as part of
the Proposed Development.
No heritage resources on Site.
Existing, surrounding heritage
resources have been assessed and
will be considered as part of detailed
site design and construction.
The Proposed Development has
been situated on the property to
optimize the separation from existing
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g)
h)

Facilitates resident’s access to locally grown and
other healthy foods in neighbourhoods; and
Promotes building designs and orientations that
incorporate energy conservation features and the
use of alternative and/or renewable energy
systems.

low rise residential uses on Fountain
Street. A more active streetscape
will be provided along the King
Street West façade of the building,
in addition to the animation and
pedestrian activity associated with
the landscape promenade along the
eastern edge of development.
Not applicable
Not applicable

The ROP also contains policies pertaining to development applications on or near existing
or planned rapid transit or higher order transit. Policy 2.D.2 states that the following Transit
Oriented Development provisions will be considered to ensure that development:
a) creates an interconnected and multi-modal street pattern that encourages walking,
cycling or the use of transit and supports mixed use development;
b) supports a more compact urban form that locates the majority of transit supportive
uses within a comfortable walking distance of a transit stop of Major Transit Station
Areas;
c) provides an appropriate mix of land uses… that allows people to walk or take transit to
work, and provides for a variety of services and amenities that foster vibrant, transitsupportive neighbourhoods;
d) promotes medium and higher density development as close as possible to the transit
stop to support higher frequency transit service and optimize transit rider convenience;
e) foster walkability by creating pedestrian-friendly environments that allow walking to be
a safe, comfortable, barrier-free and convenience form of urban travel;
f)

supports a high-quality public realm to enhance the identity of the area and create
gathering points for social interaction, community events and other activities;

g) provides access from various transportation modes to the transit facility, including
consideration of pedestrian, bicycle parking.
Response: The Site is within walking distance to a number of surrounding GRT routes as
well as the future Preston iON Station. In response to (a), (b), (e) and (g), the Proposed
Development will include direct, safe, and convenient connections to surrounding bus and
rail services through existing cycling and walking infrastructure. With respect to (c) and (d),
the Proposed Development is compact in form and will result in high-density residential
uses proximate to existing and future rail services as well as other community, open

Planning Justification Report | 255 King Street West
GSP Group | May 2021

25

space, park and recreational amenities. In response to (f), the Proposed Development
includes an enhanced landscape promenade along the eastern edge of development,
creating high-quality outdoor amenity space for residents to gather socially.
The ROP indicates that Major Transit Station Areas, which are typically located within a
600 to 800 metre radius of a rapid transit station, are to achieve increased densities that
support existing and future transit level and provide for a mix of residential, office,
institutional and commercial uses (Policy 2.D.6).
Response: The Proposed Development will be located approximately 550 metres north of
the future Preston iON Station (Figure 6) and can be directly access via King Street West
through existing pedestrian and cycling facilities. The Proposed Development will
significantly increase residential density within the future major transit station area.
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Policy 3.A.2 of the ROP states that area municipalities will plan to provide an appropriate
range of housing in terms of form, tenure, density, and affordability to satisfy the various
physical, social, economic, and personal support needs of current and future residents.
Response: The Proposed Development will provide for a high-density residential use
proximate to existing transit services, broadening the range of housing options available
with the existing community in terms of form, housing, and affordable ownership.
In summary, the Proposed Development conforms with the ROP as it is consistent with
the type of development directed to existing built-up areas and the types of higher-density,
mixed use forms of development needed in major transit station areas to support transit
ridership. The Proposed Development will make efficient use of existing municipal
infrastructure and community services, such as commercial/retail, parks and open space,
and recreational uses, and will broaden the range of housing options available within the
community

4.5

City of Cambridge Official Plan
The City of Cambridge Official Plan (“Official Plan”) is a long-range, comprehensive land
use strategy for the City and provides a policy framework for land use decisions for the
next two years. The Official Plan was originally approved by the Region on November 30,
2012, with subsequent approvals provided in December 2017. The 2018 Consolidation of
the Official Plan is in conformity with the PPS and Growth Plan, as well as incorporates
the policy directives of the ROP.
The Official Plan directs the majority future development to the existing built-up, and states
that intensification is encouraged throughout the City with particular focus within the Urban
Growth Area, Community Core Areas, regeneration areas, reurbanization corridors and
Major Transit Station Areas.
Policy 2.6.1.6 states that intensification areas will be planned and designed to:
a) Support vibrant neighbourhoods through the inclusion of a diverse and compatible
mix of land uses, including residential and employment uses;
b) Provide for a range and mix of housing that takes into account affordable housing
needs;
c) Incorporate high quality public open spaces;
d) Support walking, cycling and transit;
e) Support the cultural heritage of the area;
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f)

Generally achieve higher densities than surrounding areas;

g) Ensure an appropriate transition of built form to adjacent areas; and
h) Maintain, enhance or wherever feasible and appropriate, restore the natural
environment.
Response: The Proposed Development represents intensification within an existing builtup area and adheres to the objectives of Policy 2.6.1.6. With respect to (a) and (b), the
Proposed Development provides for reinvestment into an existing neighbourhood and
broadens the range and housing options available for residents. The Proposed
Development includes the provision of an enhanced landscape and pedestrian promenade
(c) and will achieve higher density residential development proximate to existing and
future transit services and supports alternative modes of transportation, including walking
and cycling (d). Finally, the Proposed Development provides for adequate separation and
transition from surrounding uses (g) and has been designed to take into consideration
existing natural features, including the existing slope and grade change across the site (h).
The Site is located within in the Preston Town Centre, Community Core Area (Figure 7).
Policy 2.6.3.2 states that Community Core Areas will be planned with the following
features and functions that are applicable to the Proposed Development:
a) Their historical role as traditional community focal points
b) A mix of residential, employment and institutional uses which enable people to live
and work in close proximity
c) Enhance transportation opportunities for pedestrian, cyclists and transit users
d) Development and land use pattern supportive of transit services
e) A range of housing types and transit-oriented development.
Similar to the ROP, the Official Plan also contains policies regarding development in and
around Major Transit Station Areas. Policy 2.6.6.4 requires the Major Transit Station Areas
will be planned to achieve increased residential and employment densities to support
transit service levels, achieve a mid of uses and be designed based on principles of
transit-oriented development.
Response: The Proposed Development will result in high-density development that is
within walking distance to existing and future transit services as well as existing
commercial, community, open space and park services within Preston Towne Centre. The
Proposed Development broadens the range of housing size and options and creates
opportunities for residents to live and work within the community.
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A portion of the Site is located within the Regulatory Storm Floodplain as identified by the
GRCA and is identified as Flood Fringe (Figure 8). In accordance with Policy 3.B.6.1.1.2 of
the Official Plan, development may be permitted within the flood fringe provided
appropriate flood-proofing measure are provided. Specifically, development may be
permitted within the Flood Fringe provided that a permit has been issued by the GRCA, all
development is suitably floodproofed, all habitable floor space is constructed at or above
the Regulatory Flood elevation, and all non-habitable space (including but not limited to
foyers and storage areas) associated with an apartment or commercial use is
floodproofed.
Response: The Proposed Development has been designed to take into consideration the
existing flood elevations of the Site with all habitable floor space to be constructed at or
above the regulatory flood elevation. The specific details of the Proposed Development as
it related to floodproofing, safe access, etc. will be further reviewed and assessed as part
of detailed site design.
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As noted previously, the Site is located within a Community Core Area (Preston Towne
Centre). In accordance with Policy 8.3.1, Community Core Areas may be developed with a
concentration of a mix of uses, including government and public services, commercial and
retail uses, offices and residential uses.
Policy 8.4.2.1 of the Official Plan contains specific policy considerations for assessing
compatibility of new development in intensification areas, including Community Core
Areas.
Response: The criteria of Policy 8.4.2.1 as well as commentary as to how each
consideration has been satisfied is summarized as follows:
The City encourages development in the Urban Growth Centre, Community Core Areas, Nodes,
Regeneration Areas and Reurbanization Corridors, Major Transit Station Areas and in residential
communities which is compatible with the location, density and other characteristics of
neighbouring land uses. Factors to be taken into consideration in assessing the compatibility of
development include:
a) The density, scale, height, masing, visual impact, The Proposed Development ranges in
height from 15 to 18-storeys, which is
building materials, orientation and architectural
similar in height to the existing 13-storey
character of neighbouring buildings and the
residential building at 237 King Street
proposed development
West as well as the existing 12-storey
and 16-storey residential buildings at the
intersection of King Street West and
Eagle Street.
The Proposed Development
(specifically, the residential towers) have
been positioned on the eastern portion
of the Site and oriented towards the
Speed River and Riverside Park,
maximizing the separation from the
existing low density, residential uses
with frontage on Fountain Street.
The architectural and design details of
the Proposed Development have not
been determined at this time; future
consideration of such details while
taking into consideration the character of
the surrounding neighbourhood as well
as the recommendations provided as
part of the Heritage Impact Assessment
with regards to building materials and
palette for the tower and podium
façades.
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b)

c)

The conservation, protection, maintenance and
potential enhancement of the natural
environment and cultural heritage resources
The continued viability of neighbouring land uses

Please refer to Section 6.0 of this Report
for a summary of the Heritage Impact
Assessment.
A Heritage Impact Assessment has
been prepared in support of the
Proposed Development.
The Proposed Development has been
situated on the Site to reduce potential
massing and scale impacts on
immediately adjacent low rise residential
uses; it should have little to no impact on
the continued viability and use of these
properties for residential purposes.
The Proposed Development is also
separated from the existing high-density
residential development at 237 King
Street West, reducing potential privacy
impacts on existing residents.

d)

e)

Pedestrian and vehicular movement and
linkages, as well as parking requirements and
design in both existing development and
proposed development

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

Finally, the Proposed Development is
sufficiently separated from the existing
industrial use located on the south side
of King Street (P&H Milling Group) and
will incorporate several mitigation
measures to reduce compatibility issues
and ensure the continued viability of the
existing industrial use.
The Proposed Development includes
vehicular driveways and associated
sidewalks on both King Street and
Fountain Street.
The Proposed Development includes an
extensive below and above-grade
parking structure that has been
designed to take into consideration the
existing grading and slope of the Site.
The Proposed Development includes an
enhanced landscape and pedestrian
promenade along the eastern edge of
the future building, providing outdoor
amenity and gather space opportunities
for future residents and visitors.
The Proposed Development has been
situated along the eastern edge of the
Site, providing for sufficient setback from
surrounding residential uses with
frontage on Fountain Street and creating
opportunities for enhanced landscape
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buffers and screening for surrounding
uses.
The Urban Design Brief includes
commentary regarding potential shadow
impacts, noting that the Proposed
Development maintains varying timeperiods of full sunlight and/or partial
sunlight on all surrounding properties.
The Urban Design Brief has been
summarized in Section 6.5 of this
Report.

f)

Noise attenuation

g)

Odour, dust, and emission impacts

h)

Transportation implications

i)

Transitions between different land uses and
between site having varying permitted uses
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Finally, a Pedestrian Wind Study was
completed, noting that wind conditions
on surrounding sidewalks and surface
parking areas are expected to be
comfortable for standing and strolling,
with future wind speeds at entrances
and the drop-off areas requiring some
future wind control and impact mitigation
measures. The Pedestrian Wind Study
has been summarized in Section 6.2 of
this Report.
A Noise Impact Study was prepared in
support of the Proposed Development,
and noted that installation of central-air
conditioning, the inclusion of noise
warning clauses related to traffic noise
sources and the inclusion of some
enhanced construction considerations,
such as the use of masonry and window
glazing, will adequately address
potential noise impacts. The Noise
Impact Study has been summarized in
Section 6.3 of this Report.
Not applicable
A Traffic Impact Study was prepared in
support of the Proposed Development
and noted that the Proposed
Development is forecasted to generate
154 and 181 new trips during AM and
PM peak periods respectively with all
intersections within the study area
currently operating and forecasted to
operate at acceptable service levels.
The Traffic Impact Study has been
summarized in Section 6.4 of this
Report.
The Site is adjacent to existing low rise
residential uses to the west (frontage on
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Fountain Street) and an existing highdensity residential use to the north. The
Proposed Development has been
situated on the Site to provide for
adequate separation from surrounding
uses, and transition to the future highdensity residential uses.
The Site is also adjacent to existing
commercial uses along King Street;
however, significant grade change/slope
along the eastern portion of the property
provides for a natural transition and
separation between the Proposed
Development and commercial uses.

Policy 8.4.3 of the Official Plan contains location criteria for multi-unit residential that is to
be considered when reviewing development applications. These considerations include
access, proximity to transit, recreational and commercial uses, suitability in terms of size
and configuration, compatibility, and the preservation of naturel and cultural features.
Response: The criteria of Policy 8.4.3 as well as commentary as to how each of the
considerations have been met can be summarized as follows:
The City will encourage the use of lands in residential designations… to provide sufficient units in
multi-unit residential development to meet the policies in Section 2.8.2 of this Plan. In these
circumstances, multi-unit residential development may occur without amendment to this Plan,
provide the compatibility criteria in Section 8.4.2 are addressed. The City may facilitate or
encourage the development of lands for multi-unit residential development where a site proposed
for such development meets the following criteria:
a) Is located on an arterial or collector road, or is
King Street West and Fountain Street
directly accessible to any such road through a
are identified as Arterial Roads
local road network where it is not likely to
(Regional Roads); the Proposed
generate sufficient traffic to disturb the peaceful
Development includes direct vehicular
and quiet enjoyment of neighbouring residential
access to each via a private driveway
properties located on such local access roads;
b) Is conveniently located within a reasonable
The Proposed Development has direct
distance of public transit, recreational open space access to existing, surrounding GRT
and shopping facilities, and if the building is
services and is within walking distance
proposed to be design for occupancy by
to the future Preston iON Station. The
households with children, is also located within
Site is also within comfortable walking
convenient walking distance to an elementary
distance to existing amenity, open
school;
space and recreational uses associated
with Riverside Park as well as existing
commercial and convenience retail uses
located to further east on King Street
West.
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c)

Has a suitable size and configuration to:
i) Permit the separation or appropriate
integration of on-site vehicular and
pedestrian traffic;
ii) Provide for adequate access and circulation
by emergency vehicles;
iii) Provide for adequate on-site landscaping
to; establish suitable outdoor amenities and
recreational facilities for the building’s
occupants; screen parking areas; and
provide effective buffer and screening to
ensure privacy of outdoor recreational
areas on the site as well as adjoining
properties

d)

Is proposed to be developed in such a manner
and at such a scale that the site and building
design, building height, setbacks, landscaping
and vehicular circulation will ensure that the
proposed development is compatible with existing
development on adjoining lands; and

e)

Will include wherever possible the preservation
and protection of the natural environmental and
cultural heritage resources.
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The Proposed Development has been
designed to include:
i) Vehicular driveways along with
associated dedicated pedestrian
walkways provided from King
Street and Fountain Street; clearly
defined pedestrian access
provided as part of proposed onsite parking facility
ii) Proposed access driveways to be
designed in accordance with
safety and building code
standards; all main building
entrances cleared defined and
articulated
iii) The Proposed Development
includes an enhanced landscape
promenade along the eastern
edge of the future building,
providing outdoor amenity and
social gathering opportunities for
residents as well as a view of the
adjacent Riverside Park. The
future parking facility has been
designed and incorporated into
the slope, resulting in enhanced
screening on Fountain Street,
King Street and along the eastern
edge of development (view from
Riverside Park)
While the Proposed Development will
be taller than the existing low rise
residential uses along Fountain Street,
the future residential towers have been
adequately set back and separated
from surrounding low rise residential
uses, creating opportunities for the
design and installation of enhanced
landscaping and screening.
The Proposed Development is
consistent with some of the existing
high-rise residential uses within the
immediately surrounding community,
including 237 King Street West and the
two high-rise residential towers at King
Street West and Eagle Street.
Existing slope located on the east side
of the existing driveway for 237 King
Street West to remain untouched and

35

undeveloped (includes existing
vegetation and trees).
No existing cultural heritage resources
on Site; surrounding cultural heritage
resources to be considered as part of
future detailed design and construction.

Finally, the Site is subject to Site Specific Policy 8.10.14, which states the following:
“Notwithstanding the permitted uses in this Plan, a maximum of 313 dwelling units may be
provided in buildings located on those lands more particularly shown as subject lands in
Figure 18. The residential density and height provision of Section 2.6, 2.8.3 and 8.4.6 shall
not apply to limit the number of dwelling units and building heights located on the
properties existing as of the date of approval of this Official Plan, known municipally as
237 & 255 King Street West, on any sub-parcel of land created by severance of, or the
registration of a plan of condominium on the lands shown in Figure 18, provided that a
total of not more than 313 dwelling units are located on the entire parcel of land shown on
Figure 18.”
Response: As noted previously, existing Provincial, Regional and City policies encourage
intensification and high-density development within major transit station areas to enhance
transit ridership. Site Specific Policy 8.10.14 was applied to the Site prior to the feasibility
and detailed design work being completed for the extension of light rail transit from its
current terminus at Fairview Park Mall into the City of Cambridge. The current density
limitations applicable to the Site are inconsistent with the planning policy framework that
must be considered when assessment future development within a major transit station
area; with the Preston iON Station located 550 metres southeast of the Site, the Proposed
Development represents the type of intensified, high-density uses required proximate to
light trail transit services.
In summary, the Proposed Development conforms with the Official Plan as it is consistent
with the type of intensification and redevelopment contemplated within Community Core
and Major Transit Station Areas, adheres to future development restrictions associated
with the flood fringe, and takes into consideration the policy objectives for development
within intensification areas and location criteria for multi-unit residential development
projects.

4.6

City of Cambridge Zoning By-law
The Property is currently zoned Commercial Residential (C1MR1) in the City of
Cambridge Zoning By-law (Figure 9), which permits a range of commercial and retail

Planning Justification Report | 255 King Street West
GSP Group | May 2021

36

establishments, service commercial uses and commercial recreation uses as well as
medium to high density residential uses.
The Property is also subject to Site Specific Exception S.4.1.125, which provides for the
following site-specific permissions and considerations:


Total of 313 dwelling units on 237 King Street West and 255 King Street West
combined;



Maximum setback from King Street West of 4.5 metres with a maximum building
height of five-storeys for any buildings located within 30 metres depth from King
Street West;



Parking spaces located inside a parking structure or garage may be located within
0.0 metres setback; and



A maximum of three (3) loading spaces required for non-residential uses.

Response: Like Site Specific Policy 8.10.14, the current Site-Specific Exception applicable
to the Site does not take into consideration the principals of intensification and
redevelopment within major transit station areas as required by the existing planning
policy framework. Furthermore, Site Specific Exception does not consider the
expropriation of a portion of the King Street West and Fountain Street frontage by the
Region of Waterloo in June 2015 (Expropriation Plan WR883788) as required to facilitate
intersection improvements, altering the shape and frontage of the property.
The Proposed Development requires the consideration of an application for Zoning By-law
Amendment to alter the site-specific regulations that currently apply to the Site to permit
transit-supportive, high density redevelopment of the Site.
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5. Proposed Applications
The following provides summaries of the proposed Official Plan and Zoning By-law
Amendments. Assessment and justification for the proposed applications per the
applicable Provincial, Regional and City planning framework are provided in Section 4.0 of
this Report.

5.1

Official Plan Amendment
The proposed Official Plan Amendment will maintain the existing Community Core Area,
Preston Towne Centre designation and delete and replace Site Specific Policy 8.10.14 as
follows (refer to Figure 10):
“Notwithstanding the permitted uses in this Plan, a maximum of 600 dwelling units, a
maximum FSI of 2.0, a maximum building height of 18-storeys may be provided in
buildings located on those lands more particularly shown as subject lands in Figure 18.
The residential density and height provision of Section 2.6, 2.8.3 and 8.4.6 shall not apply
to limit the number of dwelling units and building heights located on the properties existing
as of the date of approval of this Official Plan, known municipally as 255 King Street West,
on any sub-parcel of land created by severance of, or the registration of a plan of
condominium on the lands, provided that a total of not more than 600 dwelling units are
located on the entire parcel of land shown on Figure 18.”
The details of the proposed Official Plan Amendment will be revised and refined through
further discussions with and review of the application by the Region and City.
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5.2

Zoning By-law Amendment
The proposed Zoning By-law Amendment would maintain the Commercial Residential
(C1MR1) Zone applied to the Site and would modify Site Specific Exception S.4.1.125 as
to permit the following:


Total of 600 dwelling units on 255 King Street West combined;



Maximum building height of 18-storeys;



Minimum parking requirement of 1.15 spaced per unit;



No parking requirement for floor area devoted to commercial uses; and



Parking spaces located inside a parking structure or garage may be located within
0.0 metres setback.

The details of the proposed Zoning By-law Amendment will be revised and refined through
further discussions with and review of the application by the Region and City.
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6. Supporting Studies
6.1

Heritage Impact Assessment
A Heritage Impact Assessment (“HIA”), dated May 2021, was prepared by McCallum
Sather to evaluate the potential impacts of the Proposed Development on surrounding
cultural heritage resources. The HIA notes that there are 7 surrounding properties
containing heritage resources, including Designated Properties under Part IV of the
Ontario Heritage Act, and properties Listed on the Municipal Heritage Register.
The HIA assessed potential impacts of the Proposed Development on the surrounding
properties of heritage interest in terms of potential destruction and/or alteration, shadow,
isolation, visual, change in use and land alterations. The HIA noted minimal potential for
shadow impacts on some properties during the spring equinox at 10AM and 12PM, during
the summer solstice at 10:00 and during the winter solstice at 10AM and 12PM.
The HIA included the following recommendations to be considered as part of future
detailed design:

6.2



All drawings of proposed development be updated to show adjacent heritage
resources



The height of the proposed podium show a deference to the scale of adjacent
heritage resources and provide for a transition in height from neighbouring
buildings



The horizontal datum lines and level of the surrounding historic character have a
visual continuity and connection to that of the podium façade and composition



The materials of the proposed podium include a traditional material palette
selection of brick stone and wood



The design of Building C (fronting King Street West) establishing a strong
pedestrian relationship with the street



Signage be installed outside of the building fronting King Street West as part of an
educational component of the site’s history

Pedestrian Wind Assessment
A Pedestrian Wind Assessment (“Wind Assessment”), dated March 19, 2021, was
prepared RWDI to assess pedestrian wind conditions expected around the Proposed
Development. The Wind Assessment identifies and reviews potential wind impacts for key
pedestrian areas on and around the Site, including the main drop-off areas and entrances,
outdoor podium parking, the proposed landscape promenade along the east limits of the
Proposed Development and surrounding sidewalks.
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The Wind Assessment includes the following summary:

6.3



The proposed buildings are significantly taller than the existing surroundings and
will therefore cause an increase in wind speeds



Wind conditions on sidewalks and surface parking are expected to be comfortable
for standing or strolling in the summer, and for strolling or walking in the winter



Wind speeds near the exposed building corners at grade and on the podium
surface parking areas could potentially be uncomfortable and exceed wind safety
criterion



Higher than desired wind speeds are expected to occur at the drop-off area for
Building C during the winter



Wind tunnel testing should be conducted at a later design stage to quantify the
level and frequency of high wind activity, and confirm need for wind control and
mitigation measures

Noise and Vibration Impact Study
A Noise and Vibration Impact Study (“NVIS”), dated May 2021, was prepared RWDI to
assess potential traffic noise impacts from surrounding roadways, potential stationary
noise impacts from an adjacent industrial use and potential vibration impacts from the
future iON Light Rail Transit and Canadian Pacific rail traffic to the east.
The NVIS includes the following conclusions and recommendations:


The installation of central-air conditioning for each dwelling unit so that all suite’s
windows can remain closed



The inclusion of noise warning clause related to transportation sound levels at the
building façade



Masonry construction required due to the proximity of the railway; and



Suite bedroom window glazing to adhere to minimum sound isolation performance
standards



Vibration impacts from Canadian Pacific Rail are expected to be below applicable
limits

The NVIS includes a recommendation that future detailed building design is evaluated
prior to the issuance of building permits to ensure acoustical design is adequately
implemented to meet applicable criteria.
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6.4

Traffic Impact Study
A Traffic Impact Study (“TIS”), dated May 2021, was prepared by Paradigm Transportation
Solutions Limited to analyze existing traffic conditions and assess the impacts of the
Proposed Development based on forecasted traffic volumes to 2026. The TIS also
includes commentary regarding Transportation Demand Management (“TDM”) measures
and strategies to reduce the number of single occupancy vehicle trips to and from the Site.
The TIS includes the following conclusions and recommendations:

6.5



Intersections within the study area are currently operating at acceptable levels of
service;



The Proposed Development is forecasted to general 154 and 181 new trips during
the AM and PM peak periods respectively;



All intersections within the study area are forecasted to operate at adequate levels
of service at the 2026 background horizon;



While an eastbound left-turn lane with 15 metres of length is forecasted to be
warranted to accommodate 2026 background forecasted traffic volumes, the
available road geometry cannot accommodate this improvement.

Urban Design Brief
An Urban Design Brief (“UDB”), dated May 2021, has been prepared by GSP Group in
support of the Proposed Development to address the appropriate policy requirements of
the Official Plan. The UDB includes the following:


A description of the context of the surrounding area



An overview of the Site and Proposed Development



A summary of the potential shadow impacts



An assessment of how the Proposed Development responds to the Official Plan
design policies and City’s Urban Design Guidelines

The UDB has been prepared based on preliminary drawings and materials available at
this stage of the application process. Additional details of the Proposed Development will
be further refined and demonstrated as part of a future site plan application and approval
process.

6.6

Potential Slope Stability Issue
As requested by North Development Corp., Chung & Vander Doelen provided a follow-up
opinion and summary regarding the slope stability of the proposed residential
development (“Slope Stability Assessment”). The Slope Stability was prepared to assess
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potential slope stability issues between the Site and the existing properties along Fountain
Street (153 to 169 Fountain Street North), taking into consideration a preliminary
geotechnical report dated October 22, 2020 as well as preliminary site grading and
servicing drawings prepared by MTE Consultants and preliminary architectural drawings
prepared by Edge Architects.
The Slope Stability Assessment concludes that the Proposed Development and
associated finished grades will fill the existing lower portion of the site between the eastern
and western (Fountain Street properties), eliminating the existing slope and any future
stability issues.

6.7

Functional Servicing and Preliminary Stormwater Management Report
A Functional Servicing and Preliminary Stormwater Management Report (“FSR/SWM”),
dated May 20, 2021, was prepared by MTE Consultants to review servicing opportunities
and constraints for the Site with respect to servicing, grading and stormwater
management, reviewing the requirements of reviewing agencies and demonstrating the
functional serviceability of the Site. The FSR/SWM includes a proposed preliminary
grading and servicing strategy, including storm water management.
The FSR/SWM notes the following services surrounding the Site:


An existing 450mm diameter watermain along King Street West along the Site
frontage with the closest fire hydrant located approximately 50m east of the
intersection of King Street West and Fountain Street



An existing 200mm diameter municipal sanitary sewer on King Street West



An existing 600mm diameter municipal storm sewer along King Street that drains
indirectly to the Speed River

The FSR/SWM concludes the following:

6.8



The proposed grading design will respect the existing topography of the Site to
achieve a reasonable cut/fill balance where possible



Existing municipal infrastructure for water, sanitary and storm is available on King
Street



The SWM criteria can be satisfied with the implementation of on-site controls for
water quantity and water quality

Tree Management Plan
A Tree Management Plan (“TMP”), dated May 2021, was prepared by GSP Group to
provide a detailed inventory of the existing trees on or adjacent to the Site, and asses the
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health and quality of all existing trees and vegetation. The TMP includes a summary of the
health and status of all trees on and immediately adjacent to the property, including an
indication of location, species, size, quality, and any other noteworthy characteristics such
as age decline and deadwood. The TMP identifies trees proposed to be removed and
retained as well as the location and extent of future tree protection fencing to be
established prior to development and construction.
An update to the TMP will likely be required as part of a future site plan application based
on the City’s review and acceptance of the proposed tree removal, retention, protection,
and/or compensation planting as part of the review of the Applications.
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7. Public Consultation Considerations
Upon acceptance and circulation of the application package in support of the Proposed
Development, the City requires the posting of Notice of Application sign(s) to inform
surrounding property owners of the Proposed Development. GSP Group and North
Development Corp. commit to post the required signage promptly with a clear,
unobstructed view from the street, and agrees to maintain to maintain the sign throughout
the duration of consideration of the applications by the City.
While a Neighbourhood Information Meeting was not identified as a requirement through presubmission consultation with the City, GSP Group and North Development Corp. are
agreeable to the scheduling of an information meeting or open house as deemed appropriate
by the City as well as any additional informal public meeting(s), open house meeting(s) and/or
neighborhood meetings required by the City.

The proposed Zoning By-law Amendment requires a Statutory Public Meeting in
accordance with the Planning Act R.S.O. 1990, c. P.13. GSP Group and North
Development Corp. will attend the public meeting as scheduled by the City and give a
formal presentation regarding the Proposed Development and associated application as
well as answer questions from residents, staff, and Councillors. During the public meeting,
contact information for GSP Group will be provided to the public to address any follow up
questions or concerns.
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.
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8. Conclusion
GSP Group has been retained by North Development Corp. to provide planning
justification in support of the proposed development of the property at 255 King Street,
which includes a 15-storey tower, 17-storey tower and 18-storey tower atop a 2-storey
podium parking facility with a total of 579 dwelling units.
The Site, which is currently designated as Community Core Area, Preston Towne Centre
in the Official Plan and zoned Commercial Residential (C1MR1) Zone, permits a mix of
residential and commercial development; applications for Official Plan and Zoning By-law
Amendment are required to provide for increased densities and height.
The Proposed Development has regard for the PPS as it is consistent with the type of
mixed-use intensification contemplated within the build-area area that makes efficient use
of existing municipal infrastructure and public services and is transit-supportive.
The Proposed Development conforms with the Growth Plan as it will provide for the type
of intensification and redevelopment contemplated within a Major Transit Station Area,
making efficient use of existing municipal infrastructure and public services.
The Proposed Development conforms with the ROP and Official as it will assist the Region
and City in achieving their intensification targets for the Urban Growth Centre as well as
Major Transit Station Areas. The Proposed Development satisfies the policy requirements
of the ROP and Official Plan regarding development applications within Major Transit
Station Areas and adheres to the policy requirements of the Official Plan with respect to
considering new development within intensification areas and assessing compatibility of
new multi-unit residential development.
In summary, the Proposed Development is a suitable form of higher-density residential
development within a future Major Transit Station Area and represents good planning.
Submitted by:

Kristen Barisdale, MCIP, RPP
Associate, Senior Planner
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