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1 Introduction 
On behalf of our client, 10184217 Canada Corporation, please accept this Planning Justification 
Report with regard to a proposed stacked townhouse development of the property municipally 
known as 15 Clover Avenue in the City of Cambridge. 

As shown on the proposed Site Plan, our client is proposing to develop the subject property as a 
stacked townhouse development, including three (3) blocks of townhouses with a total of 44 
residential units. Given a lot area of 0.539 hectares, this equates to a residential density of 
approximately 82 units per hectare. Each residential unit is proposed to have a dedicated garage 
car parking space, with all parking for the site being accessed off of Clover Avenue by way of a 
central drive aisle.  

In order to facilitate the proposed development, our client is proposing an Official Plan 
Amendment and corresponding Zoning By-Law Amendment to permit the proposed housing 
tenure (stacked townhouses), residential density and other site specific matters. The nature of 
these proposed planning applications is summarized as follows: 

a. An Official Plan Amendment to apply a site-specific provision to the property to permit a 
residential density of 82 units per hectare, whereas the current Low/Medium Density 
Residential land use designation permits a maximum density of 40 units per hectare. 

b. A corresponding Zoning By-Law Amendment to re-zone the property RM3 and Open Space 
1 (OS1) and implement site specific regulations to: 

a. Permit a residential density of 82 units per hectare; 

b. Permit a Front Yard setback of 4.5 metres; 

c. Permit a minimum lot area of 122 square metres per unit;  

d. Permit a rear yard setback of 5.8 metres; and, 

e. Permit a reduced interior side-yard setback of 2 metres abutting the southern 
property line. 

As noted above, a component of the proposed Zoning By-Law Amendment is to re-zone a 
portion of the property OS1. The area proposed to be rezoned OS1 constitutes lands within a 10 
metre buffer of a locally significant environmental feature (wetland area) that is regulated by the 
Grand River Conservation Authority. The proposed OS1 zoning for this portion of the site will 
ensure that no development or redevelopment is permitted within the area, so as to protect the 
adjacent environmental feature and its ecological function for the long-term. 

This Planning Justification Report provides an analysis of the land use planning framework 
applicable to the site, including Provincial legislation, plans and policy, the Regional Official Plan, 
and the City/municipal planning framework. Based on our assessment, it is our opinion that the 
proposed development conforms to the Growth Plan for the Greater Golden Horseshoe and 
Regional Official Plan, is consistent with the Provincial Policy Statement, has regard for the 
‘Matters of Provincial Interest’ as set out in the Planning Act, and is consistent with the goals and 
objectives of the City of Cambridge Official Plan. 
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Moreover, it is our opinion that the proposed development represents context sensitive 
intensification of an underutilized property which is consistent with the form and function of 
recent redevelopment proposals in the nearby area.  

For these reasons and for other matters discussed in this report, it is our opinion that the 
proposed development represents good land use planning. 

 

2 Site Location and Context 
2.1 Municipal Address and Legal Description 
The subject property is municipally known as 15 Clover Avenue, Cambridge and known legally 
as Pt Lt 5 Con 10 North Dumfries as in WS562388; Cambridge. The location of the subject 
property is shown on Figure 1. 

 
Figure 1: Site Location (Source: Ministry of Natural Resources) 

2.2 Site Description 
As shown on the following images, the subject property currently contains one single detached 
dwelling, which is located toward the northern portion of the property. The southern and northern 
portion of the property are currently vegetated. To the extent possible, the owner will preserve as 
many trees as possible through the redevelopment of the site, including a significant number of 
trees towards the north and east property lines of the site. 
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Figure 2:  Existing Dwelling, Looking South (Source: Google Earth) 

 
Figure 3:  Existing Dwelling, Front Facade (Source: Google Earth) 

The existing grades of the site generally drop from the southern property line toward the north 
property line. Likewise, in some portions of the site, the grades are currently higher at the street 
line than at the rear (east) property line.  

The subject property is partially located within a GRCA regulated area given its proximity to a 
GRCA regulated wetland. The GRCA regulation limit only applies to the northern portion of the 
property, where no development is contemplated.  

2.3 Neighbourhood Context 
As shown on the Context Map, below, the subject property is located on the south side of the 
City of Cambridge, north of Meyers Road. 
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Figure 4:  Neighbourhood Context Map (Image Source: Google Earth) 

 

Clover Avenue can be described as a low density residential street featuring single detached 
homes on large properties. Clover Avenue is not a through street, but rather culminates on the 
north end of the subject property as a dead-end. Images showing some of the existing houses 
on the street are provided as follows. 

 
Figure 5:  Clover Avenue Homes 
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Figure 6:  Clover Avenue Homes 

 

 

 

The following table highlights several nearby land uses, within close proximity to the site. This 
table is to be read in conjunction with the Neighbourhood Context Map (see map for reference 
numbers). 

NO. DESCRIPTION IMAGE 

1 Institutional Use - Forward Church 
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2 Institutional Use – Holy Spirit 
Catholic School 

 
3 Mixed Use Plaza / Residential 

Development 

 
4 Institutional Use – Moffat Creek 

Public School 

 
5 Recent Townhouse Development 

on Lisbon Pines (Image source: 
Cambridge Planning Report No: 
18-034) 
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6 Residential Subdivision West of 
Site 

 
7 Institutional Use – St. Vincent De 

Paul Catholic School 

 
8 Midrise Residential Development 

 
9  Commercial Node (Dundas and 

Franklin) 

 

2.4 Surrounding Parcel Fabric 
As shown on Figure 7 below, the subject property and the lands east of the site (highlighted in 
blue) are considerably larger than other properties within close proximity to the property. Each of 
these lots contain one residence, per lot. 15 Clover Avenue, for instance, has a lot area of 
0.5361 hectares, and some of the lots to the east are greater than a hectare in size. By 
comparison, lots immediately across the street from the subject property range in size from 
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0.068 hectares to 0.133 hectares in size. It is also noted that, by way of subdivision several lots 
were created west of Lisbon Pines Drive in 2019, with many of the townhouse lots having lot 
areas of 300 square metres (0.03 hectares) or less.   

While these large lots are long-standing, they do provide an opportunity for intensification in 
accordance with the overall direction of Provincial, Regional and local land use planning policy 
which generally directs that development should be focussed inwards rather than outwards.  

 
Figure 7:  Surrounding Parcel Fabric (Source: Ministry of Natural Resources) 
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3  Proposed Development 
3.1 Overview of Development Concept 
As shown on the proposed Site Plan, the applicant is proposing to develop the subject property 
as a stacked townhouse development, including three (3) blocks of townhouses with a total of 44 
residential units. Given a lot area of 0.539 hectares, this equates to a residential density of 
approximately 82 units per hectare. 

Each residential unit is proposed to have a dedicated garage car parking space, with all parking 
for the site being accessed off of Clover Avenue by way of a central drive aisle. In addition to 
these parking spaces, the site will feature 18 additional visitor parking spaces. 

Based on the current design of the site, the overall building area/coverage is anticipated to be 
less than 30%, with soft landscaped areas or other vegetated areas equating to more that 50% 
of the overall lot area. It is noted that no vegetation within the GRCA regulated area at the north 
of the site is anticipated to be impacted by construction activities. To the extent possible, existing 
vegetation at the north of the site and its perimeter will be retained, however tree clearing will be 
required in the central and southern portions of the property for the proposed site works. 

Two of the three townhouse blocks will front directly onto Clover Avenue and will feature 
pedestrian connections to the municipal sidewalk. The third townhouse block is oriented toward 
the east of the site. 

Responding to the existing grading of the site, which generally slopes downward from the south 
to the north of the site, the townhouse blocks will step down with the grades of the site. This will 
result in an interesting streetscape and minimize the need for extensive re-grading and reduce 
the height of required retaining walls. 

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

a. An Official Plan Amendment to apply a site-specific provision to the property to permit a 
residential density of 82 units per hectare, whereas the current Low/Medium Density 
Residential land use designation permits a maximum density of 40 units per hectare. 

b. A corresponding Zoning By-Law Amendment to re-zone the property RMS and OS1 and 
implement site specific regulations to: 

a. Permit a residential density of 82 units per hectare; 

b. Permit a Front Yard setback of 4.5 metres; 

c. Permit a minimum lot area of 122 square metres per unit;  

d. Permit a rear yard setback of 5.8 metres; and, 

e. Permit a reduced interior side-yard setback of 2 metres. 

In addition to the Official Plan Amendment and Zoning By-Law Amendments described above, a 
Site Plan application to guide the site development and a Draft Plan of Condominium application 
to permit the Common Element condominium development of the property will be advanced in 
the future with respect to the development. It is anticipated that these applications will be 
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advanced following the Informal Meeting of Council and receipt of City, Regional and agency 
comments. 

4 Land Use Planning Framework 
The use and development of the subject property is guided by a range of Provincial Legislation, 
Policies and Plans, the Region of Waterloo Official Plan, and the City of Cambridge’s Official 
Plan and Zoning By-Law. This section of the report discusses the application and how it adheres 
and responds to the land use planning framework applicable to it. 

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

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

Provincial Interest Demonstration of Regard 

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

The proposed Zoning By-Law Amendment 
contemplates the re-zoning of the northern portion 
of the site OS1 to ensure the protection of the 
buffer area of a locally significant environmental 
feature. An EIS has been prepared with regards to 
the proposed development which concludes that 
no negative impacts to the adjacent natural feature 
or its environmental functions are anticipated as a 
result of the development. 

b) The protection of agricultural resources of the 
Province; 

Not applicable. 

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

Not applicable. 

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

Not applicable. 

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

The proposed development represents an efficient 
use of the existing supply of water to the subject 
lands and surrounding community. See the 
Functional Servicing Brief for additional details. 

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

Existing infrastructure will be used to service the 
proposed development.  
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Provincial Interest Demonstration of Regard 

g) The minimization of waste; Not applicable. 

h) The orderly development of safe and healthy 
communities; 

The proposed development represents context 
sensitive infilling of a large, underutilized property. 
The configuration of the proposed development 
contemplates one driveway entrance to the site, 
which will limit the movement of traffic into and out 
of the site. 

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

The proposed development will conform to the 
standards and regulations of the Accessibility for 
Ontarians with Disabilities Act (AODA), 2005 and 
the Ontario Building Code. 

Confirmation of site accessibility will be assured 
through the Site Plan approvals process. 

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

Not applicable. 

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

The proposed development will increase the range 
of housing options available in the neighbourhood, 
which are typically more affordable than traditional 
single detached dwellings.  

k) The adequate provision of employment 
opportunities; 

Not applicable. 

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

Not applicable. 

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

Not applicable. 

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

Through the development approval process 
opportunities for the public to comment on the 
proposed development will be provided. In order to 
obtain public comments early in the process, the 
applicant is proposing an initial public open house 
in advance of the Informal Meeting of Council to 
consult with residents of the nearby area. 

o) The protection of public health and safety; No public health and safety concerns are 
anticipated to be generated as a result of the 
proposed development. 

p) The appropriate location of growth and 
development; 

The proposed development facilitates 
intensification within the boundaries of the Built-Up 
Area of the City of Cambridge on a large, 
underutilized property. The proposed development 
is consistent with recent development activity in 
the general area.  

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

The proposed development will be located within 
walking/cycling distance to commercial uses, a 
daycare and other institutional uses, and multiple 
nearby greenspaces. 
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Provincial Interest Demonstration of Regard 

The proposed development is located within short 
walking distance to three several Grand River 
Transit (GRT) bus stops. 

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. 

Refer to the Urban Design Brief which summarizes 
the proposed design of the development and its 
compatibility with nearby developments. 

 

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

4.1.2 Official Plan Amendments, Zoning By-Law Amendments and Site Plan 
Applications 

The proposed Official Plan Amendment and Zoning By-Law Amendment applications are being 
requested pursuant to: 

 Section 17 and 21 of the Planning Act which establishes the legislative basis for Official 
Plan Amendments; and, 

 Section 34 of the Planning Act which establishes the legislative basis for Zoning By-Law 
Amendments. 

4.2 Provincial Policy Statement 
The Provincial Policy Statement (PPS) was issued under Section 3 of the Planning Act and 
came into effect on April 30, 2014. It replaced the previous version of the PPS, issued March 1, 
2005. Approval authorities, in carrying out their responsibilities under the Planning Act, are to 
ensure that their decisions “are consistent with” the PPS. 

The PPS provides policy direction on “Matters of Provincial Interest” related to land use 
planning, which supports the provincial goal of enhancing the quality of life for all citizens of 
Ontario. The focus of the PPS is building strong communities, a clean and healthy environment, 
and supporting sustainable economic growth by directing growth to existing settlement areas, 
encouraging efficient and cost-effective land use development patterns, and protecting natural 
resources for the long term. 

The PPS is to be read in its entirety and applicable policies are to be applied to specific 
situations/applications. The following table provides a summary of relevant policies of the PPS 
and describes how the proposed development is consistent with this policy direction. 

The following table discusses various policies of the PPS which specifically apply to the 
proposed development as well as an analysis of how the proposed development adheres to the 
policy direction. 

Policy 
No. 

Policy Discussion of Consistency 

Managing and Directing Land Use to Achieve Efficient and Resilient Development and Land Use 
Patterns 
1.1.1 Healthy, livable and safe communities are 

sustained by: 
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a) promoting efficient development and 
land use patterns which sustain the 
financial well-being of the Province 
and municipalities over the long term; 

 
 

b) accommodating an appropriate range 
and mix of residential (including 
second units, affordable housing and 
housing for older persons), 
employment (including industrial and 
commercial), institutional (including 
places of worship, cemeteries and 
long-term care homes), recreation, 
park and open space, and other uses 
to meet long-term needs; 
 

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

d) avoiding development and land use 
patterns that would prevent the 
efficient expansion of settlement 
areas in those areas which are 
adjacent or close to settlement areas; 
 
 
 

e) promoting cost-effective development 
patterns and standards to minimize 
land consumption and servicing costs; 

 
 
 
 

f) improving accessibility for persons 
with disabilities and older persons by 
identifying, preventing and removing 
land use barriers which restrict their 
full participation in society; 

 
g) ensuring that necessary 

infrastructure, electricity generation 
facilities and transmission and 
distribution systems, and public 
service facilities are or will be 
available to meet current and 
projected needs; and 
 
 

h) promoting development and land use 
patterns that conserve biodiversity 
and consider the impacts of a 
changing climate.  

a) The proposed development 
facilitates intensification within 
the Built-Up Area of the City of 
Cambridge, promoting efficient 
infrastructure use within this 
community. 
 

b) The proposed development 
contemplates the development 
of stacked townhouses / 
terraces, which add to the range 
and mix of residential housing in 
the City of Cambridge. The 
proposed development is located 
in proximity to commercial, 
institutional, and recreational/ 
open space uses. 
 

c) The proposed development is 
not anticipated to cause 
environmental or public health 
and safety concerns. 
 

d) The proposed development 
provides intensification within the 
Built-Up Area of the City of 
Cambridge. It is located on a 
large, underutilized site which 
can accommodate considerable 
redevelopment. 

 
e) The proposed development 

represents context-sensitive 
intensification within the Built-Up 
Area of the City of Cambridge, 
promoting efficient infrastructure 
use within this community. 

 
f) The proposed development 

provides barrier-free parking 
spaces. Conformity with AODA 
will be confirmed through the 
Site Plan process. 

 
g) The necessary infrastructure 

currently exists to support the 
proposed development as 
discussed in the Functional 
Servicing Brief submitted as part 
of the Official Plan and Zoning 
By-Law Amendment 
applications. 
 

h) As part of the Official Plan and 
Zoning By-Law Amendment 
applications, an Environmental 
Impact Study was prepared by 
RJ Burnside and Associates, 
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which concluded that no 
negative impacts to the adjacent 
environmental feature are 
anticipated as part of the 
redevelopment. In order to 
ensure the protection of the 
environmental feature, our client 
is proposing to re-zone a portion 
of the site OS1 which will limit 
the use of this portion of the site 
to conservation and natural 
heritage protection. 

Settlement Areas 
1.1.3.1 Settlement areas shall be the focus of growth 

and development, and their vitality and 
regeneration shall be promoted. 

The proposed development represents 
context appropriate  intensification within 
the Built-Up Area of the City of 
Cambridge. 

1.1.3.2 Land use patterns within settlement areas shall 
be based on densities and a mix of land uses 
which: 
 

a) efficiently use land and resources; 
 
 
 
 
 
 

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

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

d) support active transportation; 
 
 
 
 
 
 
 

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

f) are freight-supportive, and 
 

 
 
 
 

a) The proposed development 
facilitates minor intensification 
within the Built-Up Area of the 
City of Cambridge, promoting 
the efficient use of land and 
resources and existing 
infrastructure. 

 
b) The proposed development 

will rely on existing municipal 
services / infrastructure.  
 
 
 
 

c) The proposed development 
will ensure appropriate 
buffering from an 
environmental feature, to 
preserve its environmental 
functions. 
 

d) The proposed development is 
within close proximity to a 
range of land uses which will 
support walking, cycling, and 
transit as viable modes of 
transportation to and from the 
site.  
 

e) The proposed development 
provides residential 
development within walking 
distance of three GRT bus 
stops for routes 54 and 59. 
 

f) Not applicable. 
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g) a range of uses and opportunities for 
intensification and redevelopment in 
accordance with the criteria in policy 
1.1.3.3, where this can be 
accommodated. 

 
g) The proposed development 

facilitates minor intensification 
within the Built-Up Area of the 
City of Cambridge. 

 

Housing 
1.4.1 To provide for an appropriate range and mix of 

housing types and densities required to meet 
projected requirements of current and future 
residents of the regional market area, planning 
authorities shall: 

 
a) maintain at all times the ability to 

accommodate residential growth for a 
minimum of 10 years through 
residential intensification and 
redevelopment and, if necessary, 
lands which are designated and 
available for residential development; 
and, 
 
 
 

b) maintain at all times where new 
development is to occur, land with 
servicing capacity sufficient to provide 
at least a three-year supply of 
residential units available through 
lands suitably zoned to facilitate 
residential intensification and 
redevelopment, and land in draft 
approved and registered plans. 

 
 
 
 
 
 
 
a) The proposed development 

contemplates 44 stacked 
townhouse units within the Built-
Up Area of the City of 
Cambridge. These units support 
the Region of Waterloo and the 
City of Cambridge in maintaining 
its ability to accommodate 
residential growth for at least a 
decade. 

 
b) The proposed development will 

be located on lands with 
adequate servicing capacity. See 
the Functional Servicing for 
details related to servicing. 

Sewage, Water and Stormwater 
1.6.6.2 Municipal sewage services and municipal 

water services are the preferred form of 
servicing for settlement areas. Intensification 
and redevelopment within settlement areas on 
existing municipal sewage services and 
municipal water services should be promoted, 
wherever feasible. 

The proposed development provides 
minor intensification within the Built-Up 
Area of the City of Cambridge, which 
supports the efficient use of existing 
servicing infrastructure (including water, 
wastewater, and stormwater services).  

See the Functional Servicing Brief for 
details related to the servicing of the 
proposed development. 

1.6.6.7 Planning for stormwater management shall:  

a) minimize, or, where possible, prevent 
increases in contaminant loads;  

b) minimize changes in water balance 
and erosion;  

c) not increase risks to human health 
and safety and property damage; 

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

e) promote stormwater management 
best practices, including stormwater 

See the Functional Servicing Brief for 
details related to stormwater management 
for the proposed development. 
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attenuation and re-use, and low 
impact development. 

Natural Heritage 
2.1.1 Natural features and areas shall be protected 

for the long term. 
As part of the complete Official Plan 
Amendment and Zoning By-Law 
Amendment applications, an 
Environmental Impact Study was 
prepared by RJ Burnside and Associates 
based on a Terms of Reference prepared 
agreed to with the GRCA, Region of 
Waterloo and City of Cambridge. 
 
The EIS discusses the proposed 
development and the impact of the 
development on the adjacent 
environmental feature.  
 
As discussed, in order to ensure the 
protection of the feature, a portion of the 
site is proposed to be re-zoned OS1 
which will limit the use of this area to 
conservation and natural heritage 
protection. This area includes a 10 metre 
buffer from the identified feature. 

2.1.2 The diversity and connectivity of natural 
features in an area, and the long-term 
ecological function and biodiversity of natural 
heritage systems, should be maintained, 
restored or, where possible, improved, 
recognizing linkages between and among 
natural heritage features and areas, surface 
water features and ground water features. 

2.1.3 Natural heritage systems shall be identified in 
Ecoregions 6E & 7E1, recognizing that natural 
heritage systems will vary in size and form in 
settlement areas, rural areas, and prime 
agricultural areas. 

2.1.4 Development and site alteration shall not be 
permitted in: 
a. significant wetlands in Ecoregions 5E, 6E 

and 7E1; and 
b.   significant coastal wetlands. 

2.1.5 Development and site alteration shall not be 
permitted in: 

a. significant wetlands in the Canadian 
Shield north of Ecoregions 5E, 6E and 
7E1; 

b. significant woodlands in Ecoregions 6E 
and 7E (excluding islands in Lake Huron 
and the St. Marys River)1; 

c. significant valleylands in Ecoregions 6E 
and 7E (excluding islands in Lake Huron 
and the St. Marys River)1; 

d. significant wildlife habitat; 
e. significant areas of natural and scientific 

interest; and 
f. coastal wetlands in Ecoregions 5E, 6E and 

7E1 that are not subject to policy 2.1.4(b) 
unless it has been demonstrated that there 
will be no negative impacts on the natural 
features or their ecological functions. 

2.1.6 Development and site alteration shall not be 
permitted in fish habitat except in accordance 
with provincial and federal requirements. 

2.1.7 Development and site alteration shall not be 
permitted in habitat of endangered species and 
threatened species, except in accordance with 
provincial and federal requirements. 

2.1.8 Development and site alteration shall not be 
permitted on adjacent lands to the natural 
heritage features and areas identified in 
policies 2.1.4, 2.1.5, and 2.1.6 unless the 
ecological function of the adjacent lands has 
been evaluated and it has been demonstrated 
that there will be no negative impacts on the 
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natural features or on their ecological 
functions. 

 

Based on the above, it is our opinion that the proposed development is consistent with the PPS. 

4.3 Growth Plan for the Greater Golden Horseshoe 
The subject property is located within the Growth Plan for the Greater Golden Horseshoe Area, 
any related planning decisions must conform to applicable provisions of this Plan. The Growth 
Plan sets out a long-term plan for growth and development within the Greater Golden Horseshoe 
Area of Ontario. The current Growth Plan came into effect on May 17, 2019. 

The Growth Plan contemplates a policy framework which will be implemented in the Region of 
Waterloo by the next Municipal Comprehensive Review (Official Plan Review). Until this Review 
is undertaken, planning applications within the Region will be considered in accordance with the 
current Regional Official Plan. Section 1.2.1 of the Growth Plan sets out guiding principles for 
the plan, which include: 

• Prioritizing intensification and higher densities in strategic growth areas to make efficient 
use of land and infrastructure and support transit viability; 

• Supporting a range and mix of housing options, including second units and affordable 
housing, to serve all sizes, incomes, and ages of households; 

• Providing for different approaches to manage growth that recognizes the diversity of 
communities in the Greater Golden Horseshoe; 

• Integrating climate change considerations into planning and managing growth such as 
planning for more resilient communities and infrastructure – that are adaptive to the 
impacts of a changing climate – and moving towards environmentally sustainable 
communities by incorporating approaches to reduce greenhouse gas emissions; and 

• Protecting and enhancing natural, hydrologic, and landform systems, features, and 
functions. 

In our opinion, the proposed development conforms to the guiding principles noted above for the 
following reasons: 

• The location of the proposed development is situated within the Built-Up Area of the City 
of Cambridge, increasing the efficiency of existing infrastructure and supporting transit 
viability. 

• The proposed development represents context appropriate infilling or a large, 
underutilized property within the existing Built Boundary of the City of Cambridge.  

• The proposed development contemplates stacked townhouse units, which will add to the 
range and mix of housing options within the City of Cambridge and provide a more 
affordable housing option than traditional lower density forms of housing. 

• It is not anticipated that any natural heritage, hydrologic, and landform systems, 
features, and functions will be negatively impacted by the proposed development, and 
the proposed OS1 zoning will provide long term protection of the portion of the site 
adjacent to an environmental feature and help protect the function of the environmental 
feature itself. 
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4.4 Region of Waterloo Official Plan 
The Regional Official Plan (ROP) sets out the policy direction of land use planning in the Region 
over a 20 year planning horizon. The Ministry of Municipal Affairs and Housing approved a new 
Regional Official Plan (ROP) in 2010. The decision was subsequently appealed to the Ontario 
Municipal Board (OMB), who issued a decision with regard to the ROP in June 2015, allowing 
the ROP to come into full force and effect. All planning decisions within the Region of Waterloo 
must conform to the ROP, including the subject Zoning By-Law Amendment application. 

The ROP determines areas for growth and development, sets out population and employment 
forecasts and density targets, establishes an Urban Boundary, promotes multi-modal 
transportation options, and sets out policies to protect the Region’s valuable environmental and 
agricultural resources. 

4.4.1 Urban Boundary and Built-Up Area 
The ROP identified the subject lands as being located within the Built-Up Area of the City of 
Cambridge, as displayed in Figure 8. The Built-Up Area includes all lands within the built 
boundary of the Region’s Urban Area and Township Areas as of June 16, 2006.  

 
Figure 8:  Regional Official Plan, Built Up Area 

The ROP directs that forty-five (45) per cent of new residential development should be directed 
to the Built-Up Area by the area municipalities in order to support the efficient use of land, and 
physical and community infrastructure/services. It is further stated that the Built-Up Area is 
mainly comprised of established residential neighbourhoods which are not expected to 
experience a significant amount of change within the horizon of the ROP. The proposed 
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development will help satisfy the Region’s density target for infilling, by providing context 
appropriate infilling within the existing Built Up Area. 

The proposed development conforms to the general policies of the ROP due to its location in the 
Built-Up Area, which optimizes the use of municipal services, contributes to the creation of 
complete communities, and respects the scale, character, and context of the surrounding 
established neighbourhood. 

Development within the Built-Up Area is subject to Policy 2.D.1 of the ROP, which is discussed 
in the following table. 
Policy Discussion of Conformity 

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

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

The proposed development supports the planned 
function of the Urban Area and Built-Up Area of the 
ROP, as the focus of growth and development in 
the Region. 

b) is serviced by a municipal drinking-water 
supply system and a municipal 
wastewater system; 

The proposed development will be serviced by 
existing infrastructure as described in the Functional 
Servicing Report.  

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

The proposed development includes 44 stacked 
townhouse units located within walking/cycling 
distance to commercial uses, institutional uses, and 
greenspaces. The site is also located within 
proximity to two transit routes providing access to 
other areas of the City and Region. 

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

An EIS has been prepared and submitted as part of 
the application. In order to protect an adjacent 
environmental feature, a 10 metre buffer has been 
adhered to. The applicant is also proposing that a 
portion of the site be re-zoned OS1 to aid the 
protection of the adjacent feature. 

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

Not applicable. 

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

The proposed development contemplates the 
redevelopment of the site to feature 44 stacked 
townhouses. Other properties on Clover Avenue are 
currently occupied by single-detached dwellings, 
however the area can be considered an area in 
transition as evidenced by a recent townhouse 
development west of the site at the intersection of 
Meyers Road and Lisbon Pines. The large property 
size of the subject site and properties to the east, 
provide opportunities for context appropriate infilling 
in the area. 

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

Not applicable. 

h) promotes building designs and 
orientations that incorporate energy 

Not applicable. 
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conservation features and the use of 
alternative and/or renewable energy 
systems. 

 

4.4.2 Natural Heritage Systems 
Chapter 7 of the ROP sets out policies with regard to the Regional Greenlands Network. 
According to the ROP, “the Greenlands Network is defined as environmental features and the 
linkages among them. The Greenlands Network, and the ecological functions it provides, 
contributes to maintaining the environmental health of Waterloo Region and the Grand River 
watershed.” The ROP further provides that the “Greenlands Network is a layered approach to 
environmental protection comprised of Landscape Level Systems, Core Environmental Features 
and Supporting Environmental Features.” 

While a natural feature / wetland exists north of the subject property, it is has not be designated 
by the Regional Official Plan as a Core Environmental Feature or an Environmentally Sensitive 
Landscape. Rather, the feature is considered an undesignated ‘Supporting Environmental 
Feature” by the ROP, and/or a locally significant environmental feature by the City of Cambridge 
Official Plan. 

 
Figure 9:  Regional Official Plan, Greenlands 

Section 7.E.1 of the ROP sets out general policies with regards to Supporting Environmental 
Features providing that they “are those environmental features not meeting the criteria for 
recognition as being regionally significant”. The ROP provides that “Supporting Environmental 
Features play an important role in maintaining the ecological functions provided by the 
Greenlands Network and will be maintained, enhanced or, wherever feasible, restored.”  
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To that end, the City of Cambridge has identified the feature as a locally significant 
environmental feature and established a policy framework where development is considered on 
or adjacent to these areas. These policies are discussed later in this report and the EIS 
submitted as part of the Official Plan Amendment and Zoning By-Law Amendment applications. 

4.4.3 Source Water Protection / Wellhead Protection 
Map 6A (Urban Area Source Water Protection Areas) of the ROP identifies the subject property 
as being within Wellhead Protection Area (WSPA) No. 6 and No. 8 (WPSA-8), as displayed by 
Figure 10. WSPA No. 6 delineates low sensitivity areas found within the two year time of travel 
to a municipal drinking-water supply well, whereas WSPA No.8 “delineates the area outside of 
the ten year time to travel to the limit of the total land area contributing water to a municipal 
drinking-water supply well”. 

 
Figure 10:  Regional Official Plan, Wellhead Protection 

We note that the proposed use is permitted (not prohibited) within the respective WSPA, and no 
prohibitive uses or activities are contemplated by the applicant. 

Based on our review, it is our opinion that the proposed Official Plan Amendment and Zoning 
By-Law Amendment applications conforms to the Region of Waterloo Official Plan. 

4.5 City of Cambridge Official Plan 
The City of Cambridge Official Plan sets out policies and land use designations to support the 
long-term growth and development of the community. This Official Plan was approved on 
November 21, 2012. 
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4.5.1 Built-Up Area 
The City of Cambridge Official Plan designates the subject lands as within Built-Up Area. In 
conformity with the ROP, at least forty-five (45) per cent of residential development within the 
Region of Waterloo is intended to occur within the Region’s Built-Up Area as a whole. The 
Official Plan directs that intensification will be encouraged by the City of Cambridge throughout 
the Built-Up Area as part of the City’s growth management strategy. 

The Official Plan also directs that “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.”  

The following table summarizes the requirements considered for “intensification” within the Built-
Up Area outlined by Policy 2.6.1.6. The table also provides discussion on how the proposed 
development addresses these requirements. 

Criteria Discussion of Conformity 

Intensification within the built-up area 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); 

The proposed development contemplates 44 
additional residential dwelling units within proximity 
to commercial uses (the existing mixed use plaza), 
a daycare, a variety of nearby institutional uses, and 
open space uses. 

b) Provide for a range and mix of housing that 
takes into account affordable housing needs; 

The proposed development contemplates stacked 
townhouse units, which add to the range and mix of 
housing available in the subject neighbourhood. 
This style of housing is typically more affordable 
than lower density forms of housing. 

c) Incorporate high quality public open space; Not applicable.  

d) Support walking, cycling, and transit; The proposed development is located within close 
proximity to range of uses making walking, cycling 
and transit viable modes of transportation.  

Three (3) GRT bus stops for Routes 54 and 59 are 
located within a ten (10) minute walk of the subject 
lands. 

e) Support the cultural heritage of the area; Not applicable. 

f) Generally achieve higher densities than 
surrounding area; 

The proposed development provides represents 
context appropriate infilling at a higher density than 
the existing site and adjacent neighbourhood. 

g) Ensure an appropriate transition of built form 
to adjacent areas; and 

While the development will introduce a higher 
residential density, stacked townhouses are still 
considered a lower density form of housing. It is 
noted that the townhouses will be 3 storeys in 
height (up to 11 m in height), which is the same 
height permitted for single detached houses within 
the area. Each unit will have a direct entrance to the 
street, maintaining a low density feel despite the 
change in housing typology. 

h) Maintain, enhance, and wherever feasible 
and appropriate, restore the natural 
environment. 

As previously discussed, a portion of the site is 
proposed to be re-zoned OS1 to provide a 
permanent buffer to the adjacent natural feature. 
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4.5.2 Policies for the Use and Development of Residential Lands 
Section 2.8 of the City’s Official Plan sets out policies and objectives for the use and 
development of residential lands in the municipality. To support the provision of a broad range 
and mix of residential housing options the Official Plan provides in Section 2.8 that the City will: 

a) encourage the development of a wide a range of housing unit types to accommodate the 
needs, preferences and economic resources of the city’s households;  

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

c) promote the use of compatible urban design; 

d) establish residential densities which are both appropriate to existing and new 
neighbourhoods and result in the compact development of the city’s residential lands;  

e) promote balanced residential intensification including individual lot intensification that is 
compatible with existing and permitted uses on neighbouring properties, as well as any 
other key natural and cultural heritage resources;  

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

g) recognize the unique needs of persons in special circumstances with respect to income, 
social or physical limitations or other barriers, and who, without intervention, might not 
have adequate housing; 

h) maintain an adequate supply of land for residential development;  

i) provide opportunities for affordable housing; j) support mixed use and multi-unit 
residential developments; and,  

j) require development to include pedestrian, cycling and vehicular movement, other 
modes of transportation and linkages and access where applicable to public transit. 

In our opinion, the proposed development supports the achievement of many of these municipal 
objectives as it: 

• Will result in the development of a stacked townhouse development which will enhance 
the range of housing options available in south Cambridge; 

• Provide a housing alternative which is more affordable than conventional single and 
semi-detached housing options; 

• Contemplates context-sensitive and appropriate infilling, increasing the residential 
density of the community while providing a built form which is compatible with single 
detached dwellings;  

• Provide for the retention and protection of environmentally sensitive lands through the 
proposed re-zoning of portions of the site OS1. 

4.5.3 Range and Mix of Housing Types 
Section 2.8.2 of the Official Plan sets out policies to achieve a range and mix of housing types 
throughout the City. These policies are outlined and discussed in the following table: 
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POLICY DISCUSSION  

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

The proposed development will provide for context 
sensitive infilling that will result in the development 
of 44 stacked townhouse units, a traditionally 
more affordable housing option that single 
detached and semi-detached dwellings. Through 
the Site Plan process accessibility and CPTED 
principles will be assessed incorporated into the 
design. 

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

The development contemplates 44 stacked 
townhouse dwellings which will provide a 
traditionally more affordable housing option that 
single detached and semi-detached dwellings. 

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

The proposed development will help the City 
achieve its infilling and intensification objectives 
for its Built-Up Area, by providing a context 
appropriate infilling development. 

4. The City may allow for appropriate reductions in 
off-street parking requirements associated with the 
residential component of mixed use developments, 
to reflect the opportunities for the shared use of the 
parking spaces and in proximity to Major Transit 
Station Areas. 

No reduction from the proposed off-street parking 
requirements of the Zoning By-Law applicable to 
maisonette and terrace dwellings are 
contemplated. 

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

Not applicable (the development does not 
contemplate a commercial component, nor is it 
planned for commercial purposes). 

6. The City will promote the maintenance of an 
adequate supply of both ownership and rental 
housing stock to meet the varying needs of City 
residents by: a) encouraging residential 
intensification and the development of multi-unit 
residential development in the Urban Growth 
Centre, Community Core Areas, Nodes, 
Regeneration Areas, Reurbanization Corridors and 
Major Transit Station Areas; b) providing 
opportunities for the development of smaller lot 
single and semidetached dwellings, plexes, 
townhouses and apartments; and c) encouraging 
the construction of affordable rental and ownership 
housing, including community housing. 

The Official Plan encourages “proving 
opportunities for the development of smaller lot 
single and semidetached dwellings, plexes, 
townhouses and apartments”, such as the stacked 
townhouse development proposed on the subject 
property. 
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POLICY DISCUSSION  

7. The City will encourage individual lot 
intensification, through the creation of a secondary 
residential unit in a dwelling throughout the Urban 
Area where appropriate, or garden suite subject to 
compatibility criteria in Section 8.4.2. 

Not applicable. No secondary suites or garden 
suites are contemplated. 

 

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

4.5.4 Low / Medium Density Residential Policies 
As shown on Map 2 of the City’s Official Plan, the subject property is currently designated Low/ 
Medium Density Residential.  

The Official Plan directs in Policy 8.4.6.3 that lands designated Low/Medium Density residential 
should be developed to a maximum density of 40 units per gross hectare. As noted, the 
proposed development contemplates a residential density of approximately 82 units per hectare. 
Accordingly, the applicant is proposing a site specific provision to account for this increased 
density. 

Notwithstanding the direction to limit residential densities to 40 units per hectare in this 
designation, Policy 8.4.6.9 of the Official Plan directs that “where a municipal water supply and 
municipal wastewater systems are currently available may be developed and used for uses such 
as single detached dwellings, townhouses and/or walk up apartments.”  

Moreover, where infilling and intensification is proposed, the Official Plan establishes policies in 
Policy 8.4.2.2 and 8.4.3 to determine the appropriateness and compatibility of infilling proposed 
and to provide municipal Council with criteria to assess the same. These criteria are discussed 
in the following subsections. 

4.5.4.1 Residential Infill Compatibility Criteria 

The Official Plan provides in Section 8.4.6.5 that “for infill, intensification and redevelopment 
within any residential designation compatibility criteria in Policy 8.4.2.2 shall apply.” These 
criteria are outlined and discussed in the following table: 

CRITERIA DISCUSSION OF ADHERENCE 

The density, scale, height, 
massing, visual impact, building 
materials, orientation and 
architectural character of 
neighbouring buildings and the 
proposed development. 

The proposed development will contain cluster style townhouses, 
which are indicative of low/medium density forms of housing. While 
no other cluster townhouses currently exist on Clover Avenue, the 
surrounding area has seen recent developments of similar scales 
which form part of the neighbourhood fabric. 

The heights of the buildings will be limited to less than 11 m, equal to 
the heights commonly permitted for single detached dwellings. 

The building materials currently proposed will include stone, brick, 
glass and composite siding. 

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

Through the proposed development a portion of the subject property 
is proposed to be re-zoned OS1 which will limit the use of the portion 
of site to natural heritage and conservation purposes.  
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CRITERIA DISCUSSION OF ADHERENCE 

The continued viability of 
neighbouring land uses. 

The proposed development will not detract from the viability of the 
neighbourhoods. The proposed development anticipates future 
redevelopment of lands east of the site which will include an 
easement of the central portion of the drive-aisle for potential future 
access to lands to the east. 

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

In order to minimize potential access / vehicular movement conflicts, 
the site has been designed to feature one driveway from Clover 
Avenue. Parking (resident and guest) has been centralized within the 
site to minimize its visual impact to neighbouring lands/dwellings. 

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

The proposed buildings have been setback 4.5 m from the municipal 
right of way, which will provide ample space for landscaping and 
pedestrian connections. 

Noise attenuation. No noise study was required as part of the required development 
applications.  

Odour, dust, and emission 
impacts. 

No odour, dust or emission analysis was required as part of the 
required development applications. 

Transportation implications. No transportation impact assessment was required as part of the 
required development applications. 

Potential transportation impacts have been reduced by minimizing 
the number of driveways to the site to one, and by centralizing 
parking on the site (away from the public view and right of way). 

Transitions between different 
land uses and between sites 
having varying permitted uses. 

As noted, due to the size of the lots located to the east of the 
property, the availability of services and infrastructure, potential 
exists for the considerable redevelopment of the lands to the east. 
This development provides a medium density transition and housing 
form between existing single detached properties on the west side of 
Clover Avenue, to potential future redevelopments to the east.  

Infill, intensification and 
redevelopment within existing 
neighbourhoods will be minor in 
nature and will be compatible 
with the surrounding 
neighbourhood character. 

In our opinion, stacked townhouses represent context sensitive 
infilling which increases the residential density of the area while 
respecting the low density character of lands to the east and north.  

 

Based on the foregoing, it is our opinion that the proposed development satisfies the residential 
infilling criteria of the Official Plan and represents context appropriate infilling and intensification, 
compatible with the existing residential uses in the proximity of the site. 

4.5.4.2 Location Criteria for Multi-Unit Residential Development 

Section 8.4.3 of the Official Plan provides that “the City will encourage the use of lands in 
residential designations, Urban Growth Centre, Community Core Areas, Nodes, Regeneration 
Areas, Reurbanization Corridors and Major Transit Station Areas to provide sufficient units in 
multi-unit residential development to meet the policies in Section 2.8.2 of this Plan.” Section 
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8.4.3 established locational criteria for multi-unit residential developments which are discussed 
in the following table: 

CRITERIA DISCUSSION OF ADHERENCE 

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

The site is not located on an arterial or collector road, however it is 
located close to the intersection of Meyer’s Road and Clover Avenue. 
Given the close proximity of the site to Meyer’s Road and the limited 
distance required to be travelled by future residents to the site and 
the limited number of dwellings proposed, it is not anticipated that the 
peaceful and quiet enjoyment of the neighbouring properties will be 
hindered.  

In order to minimize any potential transportation/traffic impacts, only 
one driveway to the site has been proposed and all parking will be 
accessed off of a condominium drive aisle, away from public view. 

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. 

Public transit exists along Meyer’s Road which provides transit 
connections to Downtown and beyond. The nearest stop can be 
accessed within a 5 minute walk. 

A range of non-residential uses exist within close proximity to the 
site, including parks, schools and commercial uses within walking 
distance to the property. The site is closely located to a major 
commercial node at Dundas and Franklin. 

Has a suitable size and 
configuration to:  

i) permit the separation or 
appropriate integration of 
on-site vehicular and 
pedestrian traffic;  

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

iii) provide adequate on-site 
landscaping to: establish 
suitable outdoor amenities 
and recreational facilities 
for the building’s occupants; 
screen parking areas; and 
provide effective buffering 
and screening to ensure the 
privacy of outdoor 
recreational areas on the 
site as well as on adjoining 
properties;  

iv) provide adequate grading 
and stormwater 
management features to 
ensure the drainage of 
surface waters to on-site 
stormwater management 
facilities or to public storm 

As shown on the proposed Site Plan, traffic movements to and from 
the site have been carefully considered in the concept development 
for the site. This includes limiting driveway accesses to the site to 
one point, providing pedestrian accesses/walkways to each street-
fronting unit, and centralizing all parking for the site between and 
behind the buildings. 

The Landscape Plan contemplates extensive tree retention and new 
plantings to buffer the site, improve its sustainability and enhance its 
aesthetic. The centralized parking will minimize the visual impact of 
the parking for the development from the public realm. 

As demonstrated on the proposed Civil Engineering Plans, grading, 
servicing and stormwater management has been considered to 
prevent the flow of water onto adjoining sites. 
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CRITERIA DISCUSSION OF ADHERENCE 

drainage facilities and not 
to adjoining properties. 

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. 

The proposed building, although presenting higher residential 
densities than surrounding properties, represents and context 
appropriate form of housing for the area. The height of the buildings 
will be limited to three storeys or less, and each street fronting unit 
will have a porch and walkway leading to the entrance, indicative of a 
low density neighbourhood. Vehicle access will be limited to one 
access point from Clover Avenue, and parking will be located largely 
outside of view from the public realm. 

Will include wherever possible 
the preservation and protection 
of the natural environment and 
cultural heritage resources. 

As discussed, a northern portion of the property is located within a 
GRCA regulated area and buffer which will be maintained and 
protected through the redevelopment of the site. In order to prevent 
any negative impacts to the natural feature and its buffer, this area is 
proposed to be re-zoned OS1 to limit its use to conservation and 
natural heritage preservation purposes. 

 

4.5.4.3 Locally Significant Natural Features 

Section 3.A.4 of the Official Plan establishes policy direction for Locally Significant Natural Areas 
(LSNA). The Official Plan provides that LSNA are “those natural features not meeting the criteria 
for recognition as being provincially or regionally significant. LSNAs play an important role in 
maintaining the ecological functions provided by the Natural Heritage System”. In order to qualify 
for recognition as an LSNA, the Official Plan directs that a natural feature must be: 

a)  a wetland which is regulated by the GRCA but which does not qualify as a Core 
Environmental Feature;  

b)  a wooded area identified by the Ministry of Natural Resources but which does not qualify as 
a Core Environmental Feature;  

c)  significant wildlife habitat generally consisting of one or more of the following:  

i) seasonal concentration areas;  

ii) rare vegetation communities or specialized habitats for wildlife;  

iii) habitats of species of conservation concern; or  

iv) wildlife movement corridors;  

d)  perennial or intermittent watercourse(s);  

e)  Environmentally Significant Groundwater Discharge and Recharge Areas. 

In this instance, the LSNA is a wetland regulated by the GRCA that has not been designated by 
the GRCA and a wooded area that has been identified by MNRF but not classified as a 
provincially or regionally significant woodlot. The EIS also reviewed the feature with respect to 
species habitat. 

Given the identification of the feature as a LSNA, the following policies of the City’s Official Plan 
apply. 
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POLICY DISCUSSION  

Development and site alteration will avoid 
LSNAs wherever feasible. Development 
or site alteration proposed within or 
contiguous to a LSNA will require an 
Environmental Impact Statement. The 
determination of boundaries and buffers 
will be done through this study and it 
must show to the satisfaction of the City 
that the ecological function of the LSNA 
will be maintained, enhanced or where 
feasible, restored. 

In order to minimize any possible impact to the feature, 
development has been proposed on the southern portion of 
the site maintaining a 10 metre buffer as shown on the 
proposed site plan.  

The feature and the 10 metre buffer are proposed to be re-
zoned OS1 to prohibit development on this portion of the 
site and provide for the long-term use of this portion of the 
site for conservation / natural heritage protection. 

On lands where LSNAs have not been 
adequately identified and evaluated 
through a subwatershed study, master 
environmental servicing plan or any other 
appropriate natural heritage review, 
development or site alteration will be 
prohibited until such time as an 
Environmental Impact Statement has 
been prepared for an owner/applicant in 
accordance with the policies in Section 
3.A.8 to identify and evaluate any such 
elements located on the subject lands. 

A hydrogeologic opinion assessment, water balance 
exercise and EIS have been prepared considering the 
impact of the development on the wetland.  

The form of LSNAs may be modified 
through development or site alteration 
provided it is demonstrated through an 
Environmental Impact Statement that 
ecological function of the natural feature 
is maintained, enhanced or where 
feasible, restored. 

As shown on the vegetation management plan and 
described in the EIS, tree clearing will be required to 
accommodate some of the proposed development. As 
provided in the EIS, the highest quality portion of the LSNA 
will be retained and the disturbed portion removed. To the 
extent possible tree compensation planting will be provided 
on site, and a cash-in-lieu contribution to the City’s 
Replacement Tree Planting Fund will also be provided. 

Further to Policy 3.A.4.5, development or 
site alteration may only be permitted 
within LSNAs that are wetlands where it 
is demonstrated through an 
Environmental Impact Statement that the 
wetland is not… 

No development or site alteration within a wetland is 
proposed. A ten metre buffer to the wetland has been 
proposed in order to maintain its ecological function, and 
these lands are proposed to be re-zoned OS1 to prohibit 
development and site alteration within this area. 

Where an Environmental Impact 
Statement has demonstrated to the 
satisfaction of the City that a 
development or site alteration application 
would have no adverse environmental 
impact upon the natural features and 
ecological functions of a LSNA, the City 
may, subject to appropriate conditions, 
approve, or recommend approval of the 
application. 

As describe in the EIS, while some tree cutting will be 
required the majority of trees to be removed are located 
within the disturbed area of the site (i.e., coincide with the 
location of the dwelling, yard, etc.). To provide protection to 
the wetland and vegetation towards the north of the site, the 
applicant is proposing to re-zone this portion of the site OS-
1 which will prohibit redevelopment in this area and provide 
protection to the natural feature. The EIS also establishes 
mitigation actions and a monitoring program to provide 
additional protection to the LSNA. 

 

Based on the above, it is our opinion that the proposed Official Plan Amendment and Zoning By-
Law Amendment maintain the overall direction of the Official Plan and satisfy the infilling and 
intensification criteria of the plan. Moreover, while tree cutting will be required to facilitate the 
development, the EIS demonstrates how the LSNA can be protected and justifies the 10 metre 
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buffer proposed from the development to the adjacent locally significant wetland / environmental 
area. 

4.6 City of Cambridge Zoning By-Law 
The subject property is currently Zoned R4 by the City of Cambridge Zoning By-Law, which 
restricts the use of the property to single detached dwellings and does not permit stacked 
townhouses (‘mixed terraces’ and ‘maisonettes’). Accordingly, a Zoning By-Law Amendment is 
being proposed to account for the proposed stacked townhouse redevelopment of the site.  

Based upon our review of the Zoning By-Law and the residential zones set out therein, it is 
proposed that the majority of the site be rezoned RM3 to permit the proposed housing type 
(which permit stacked townhouses which are included within the By-Law’s definition of ‘mixed 
terraces’ and ‘maisonettes’). 

The following table identifies where site-specific regulations are proposed to permit relief from 
RM3 standards.   

REGULATION REQUIREMENT COMPLIANCE 

Maximum Density 75 units per hectare 82 units per hectare proposed 
(site specific regulation 
proposed). 

Minimum Front Yard 6.0 metres 4.5 metres (site specific 
regulation proposed). 

Minimum Interior Side Yard 3.0 metres 2.0 metres proposed (site 
specific regulation proposed). 

Minimum Rear Yard 7.5 metres 5.8 metres (site specific 
regulation proposed). 

Minimum Lot Area 165 square metres per unit 122 square metres per hectare 
proposed (site specific 
regulation proposed). 

 

In addition to the above, we understand that a minimum of one parking space per unit is required 
plus one visitor parking spaces for every four units. Based on this requirement, it is understood 
that a total of 55 parking spaces are required. As shown on the Site Plan, 62 parking spaces are 
currently proposed. 

Based on our review of the Zoning By-Law, the proposed development would comply with all 
other applicable RM3 zone specific and general standards. 

4.7 GRCA Regulation Area 
As shown below, a northerly portion of the site is located within the regulated area of the GRCA. 
Accordingly, prior to any development on the site, a permit from the GRCA will be required. 

Given that a portion of the site is within the regulated area, the GRCA will also review the EIS 
prepared as part of the complete Official Plan Amendment and Zoning By-Law Amendment 
applications. It is noted that the GRCA was involved in the drafting of the Terms of Reference for 
the EIS.  
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Figure 11:  GRCA Regulation Limits 

5 Supporting Studies 
As part of the complete application for the proposed Official Plan Amendment and Zoning By-
Law Amendment, the following supporting studies have been prepared and submitted for City, 
Regional and Agency Review: 

 Environmental Impact Study prepared by RJ Burnside and Associates 
 Site Plan, Building Elevations, Floor plans and Massing Model prepared by Jonathan 

Weizel Architect 
 Functional Servicing Report and Stormwater Management Report prepared by Maydan 

Engineering 
 Hydrogeological study prepared by Chung and Vander Doelen Engineering 
 Landscape Concept Plan prepared by IBI Group 
 Photometric Plan prepared by Noor Design Inc. 
 Vegetation Management Plan prepared by RJ Burnside and Associates 
 Urban Design Brief prepared by IBI Group 

 

6 Public Consultation Plan 
In addition to the statutory requirements set out in the Planning Act requiring an informal meeting 
of Council and a Statutory Public Meeting to consider approval of the application, our client is 
proposing an initial neighbourhood information meeting to obtain comments from the community 
of the proposal. While the timing of this Neighbourhood Information Meeting is not yet known 
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and subject to discussion with City staff, in our opinion it would be best to hold this meeting in 
advance of the first council meeting. 

7 Land Use Planning Rationale 
7.1 Alignment with Overarching Planning Framework 
As described in Section 4 of this report, it is our opinion that the proposed applications conform 
to the Growth Plan for the Greater Golden Horseshoe and the Regional Official Plan, have 
regard for the matters of provincial interest in the Planning Act, and are consistent with the 
Provincial Policy Statement. Moreover, it is our opinion that the proposed applications are 
aligned with the policy framework, goals and objectives of the City’s Official Plan specifically 
related to infilling and intensification. 

7.2 Context Appropriate Intensification 
As discussed in this report and the Urban Design Brief, the proposed development is located 
within an area of Cambridge that is well situated to accommodate appropriate infilling and 
intensification. The large lot size and the configuration of lots to the east, show that the existing 
single detached dwellings do not make efficient use of the land nor the municipal services 
existing. 

The subject lands are located within the Built-Up Area of the City of Cambridge. Policy at the 
Provincial, Regional, and municipal levels direct promoting context-sensitive intensification within 
the Built-Up Area in order to support the efficient use of land, resources, and infrastructure, and 
promote transit viability. 

In our opinion, while the density of the site will be increasing, the form and height of the 
proposed townhouses aligned with the existing low density character of the neighbourhood and 
can provide a transition in density to other potential redevelopments east of the site in the future. 

7.3 Protection of Natural Heritage Resources 
As previously discussed, an EIS as prepared as part of the complete Official Plan Amendment 
and Zoning By-Law Amendment applications which has considered the impact of the proposed 
development on the adjacent locally significant natural area. As a result of this study, the 
proposed development will be located a minimum of 10 metres from the feature and to ensure 
the long term protection of the feature, lands within 10 metres of the feature are proposed to be 
re-zoned OS1. 

7.4 Efficient Use of Infrastructure and Municipal Services 
As demonstrated by the Functional Servicing Brief prepared by Maydan Engineering the subject 
lands have access to full municipal services and it is anticipated that the proposed 44 units can 
be adequately serviced via existing infrastructure.  
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8 Conclusions and Recommendations 
This Planning Justification Report provides an overview of the proposed development of the 
subject lands known municipally as 15 Clover Avenue, including its surrounding context and the 
applicable land use planning framework. It also describes the development proposed by our 
client, and the required planning applications needed to facilitate the development of the subject 
lands. 

Based on the justification described in this Report and the supplementary plans and studies 
prepared as part of this application, it is our opinion that the proposed Official Plan Amendment 
and Zoning By-Law Amendment application are justified, has regard to the “Matters of Provincial 
Interest” set out in the Planning Act, are consistent with the Provincial Policy Statement, and 
conforms to the general intent of the Growth Plan for the Greater Golden Horseshoe, and the 
Region of Waterloo Official Plan. Furthermore it is our opinion that the development is consistent 
with the goals and objectives of the City of Cambridge Official Plan and supports the type of 
infilling and intensification supported by the plan. For these reasons, it is our opinion that the 
proposed development represents good land use planning. 

It is, therefore, our recommendation that the municipality: 

• Together with the completed municipal applications forms and fees deem the Official Plan 
Amendment and Zoning By-Law Amendment applications ‘complete’ and process the 
application in accordance with the municipal process; 

• Schedule a neighbourhood information meeting to obtain preliminary comments from the 
community 

• Following the neighbourhood information meeting, schedule a Informal Public Meeting to 
obtain comments from the neighbourhood and introduce the application to Council; and  

• Provide the opportunity for review of the Planning Justification Report and supporting 
materials to the City of Cambridge Council, technical review agencies and the community.  

In our opinion, the proposed development represents a context appropriate intensification, is 
desirable for the orderly development of the property and represents good land use planning. 

Yours truly, 

IBI GROUP 

 

 

 

David Galbraith, 
Senior Planner
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