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Dear Joan Jylanne,  
 
 We would first like to thank the City of Cambridge for continuing their partnership with 
Wilfrid Laurier University and the Capstone Urban Sustainability Project. Speed Sustainable 
Consulting is submitting a response to the Request for Proposals regarding finding a solution to 
the affordable housing concern in Cambridge.  

Our team members at Speed Sustainable Consulting are four highly motivated young 
professionals who strive to provide the City of Cambridge with high quality work through 
innovative and creative research and implementation. Speed Sustainable Consulting was able 
to use our research analysis, mapping techniques, graphical design, financial structures and oral 
communication skills to provide unique recommendations for the issue of affordable housing in 
Cambridge.  

Our recommendations follow the guidance of the Cambridge Official Plan (2018), 
incorporating community concerns, and case study analyses on other cities across Southern 
Ontario in order to understand the best practices to solve affordable housing. In doing so, our 
solutions look at increasing the number of residential units allowed per net residential hectare 
while creating more incentives for developers.  

We greatly appreciate the opportunity to work in conjunction with the City of 
Cambridge. Our team is excited to present our findings and suggestions. We would like to thank 
you for your time and considerations throughout this entire project, please feel free to contact 
us regarding any questions or concerns that may arise.   
 
Best regards, 
 
Speed Sustainable Consulting, 
 
       Will Sutherland             Adam Gosse               Ty Grisdale           Aaron Matharoo 
suth9500@mylaurier.ca  goss5790@mylaurier.ca  gris2860@mylaurier.ca  math1020@mylaurier.ca      
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Executive Summary 
 

The City of Cambridge has outlined the Request for Proposals (RFP) regarding an 
analysis of the current affordable housing concerns within Cambridge. This report is a response 
from our team, Speed Sustainable Consulting, highlighting our plans to change current by-law 
150-85, subsection 3.1.2, alter the process of zoning amendment requests, and modify the 
current community improvement plan. Provided throughout the report is an analysis of zoning 
considerations and case studies in order to support our suggestions.  

 
In order to effectively address the RFP, we utilized community outreach by surveying 

community members, conducting interviews, performing case studies of two Southern Ontario 
cities, and gathering comprehensive primary and secondary research. Through the completion 
of this work, our team was able to gain insight into the most sustainable and effective solutions 
to this problem.  

 
Regarding the specifics of our recommendations, we propose to increase the maximum 

number of dwellings allowed under by-law 150-85 in order to allow for higher density 
developments. Further, our team suggests abolishing the 20-day appeal period after the 
amending by-law has been enacted by the City. Lastly, making changes to the current 
community improvement plan, which includes increasing the City’s affordable housing reserve 
fund, would allow for more affordable housing applicants to be accepted and offer more 
incentives.  
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Introduction 
  

The following report outlines the approach of our team, Speed Sustainable Consulting, 
in responding to the Request for Proposal (RFP) by the City of Cambridge to produce an 
affordable housing solution. In their RFP, the City specifically asks for a new and unique solution 
that can help resolve the current housing crisis. Through conducting in-depth primary and 
secondary research, our team came up with various potential solutions. After assessing the 
impacts and opportunities of all solutions, we have produced several recommendations that 
would go a long way in combating rising housing prices. We believe that through the 
modification of zoning by-laws and the current community improvement plan, high-density 
apartment developments in Cambridge West and Cambridge Central is the best approach.  
 

Background Information 
 
The Issue 
 

With an expected population of 176,000 people by the year 2031, the city of Cambridge 
is planning to implement a sustainable growth plan that will accommodate and direct this 
growth in a way that creates positive opportunities for Cambridge residents and business 
owners (Cambridge, 2016). Affordable housing will be a key component of this growth plan and 
our team has created an approach that provides an appropriate solution by utilizing a mission 
statement that is in direct alignment with the City of Cambridge’s goals for development. 
Through our research, we have devised a plan centered around incentivizing high density 
affordable housing units in key areas and modify the community improvement plan to increase 
incentives across a much broader area. This plan is supported by interviews and data collection 
that will be provided throughout this report. Furthermore, by analyzing key policy and by-law 
plans, our team understands the situation to the highest degree and therefore has created a 
plan that is in direct alignment with the City’s needs and values. 
 
Affordable Housing Cambridge 
 

Affordable housing is a priority for the City of Cambridge, and while provincially this 
issue is at large, in order to best handle this issue, the City needs to implement municipal acts in 
accordance with their respective issues. The CIP (Affordable Housing Community Improvement 
Plan) is a tool developed by the City of Cambridge in 2016 that aims to incentivize the 
development of affordable housing in public and private sectors (Cambridge, 2016). Community 
improvement project areas are places that the City has designated as areas that affordable 
housing developments need to be incentivized. Through market research our team has 
coordinated our plan for high density affordable housing units with 6 out of 8 of these 
identified improvement project areas. These areas are chosen based on access to public transit, 
employment, retail, schools, places of worship, social services, and recreational opportunities 
(Cambridge, 2016). By first increasing density in these key areas, affordable housing issues can 
be addressed in the needed areas and attention and incentive can be moved towards the rest 
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of Cambridge. While a key goal of the CIP is to exempt projects of building permit fees, certain 
barriers such as by-law 105-85 make incentivizing high density in key regions difficult as 
improvements made to buildings must be made in accordance with zoning requirements as per 
section 4.2.1 of the CPI (Cambridge, 2016). Changing this by-law will prevent blockages in the 
implementation process of high-density affordable housing and create incentives for this type 
of housing.  
 
Zoning Considerations  
 

In order to implement affordable housing effectively there are several considerations 
that must be made. These considerations concern the current by-laws in place that influence 
the ability to enhance sustainable development for years to come in Cambridge. By-law 150-85 
under subsection 3.1.2 limits the number of dwelling units per residential hectare to 250 
dwelling units in the densest class of apartment housing. This by-law states that “no land shall 
be used, and no building or structure shall be erected, located or used except in accordance 
with the provisions” (Cambridge, 2016). Expanding this by-law to accommodate more dwelling 
units per apartment housing this will ensure that developments structured around higher 
density living can be constructed in the city. This will increase the supply of housing and limit 
the need for further future expansion.  In order to adopt this zoning policy, the province 
requires an analysis of potential impacts on the housing market, financial viability of the 
development, considering the value of land, cost of construction, market price, market rents 
and housing demand and supply. These details are considered as a part of the suggestion for 
implementation.  

 

Team Philosophy and Research Objectives 
Our Approach 
 

At Speed Sustainable Consulting, our goal is to work alongside the City of Cambridge to 
implement sustainable solutions to affordable housing issues. To accomplish the task of 
providing affordable housing solutions, the core sustainable principles of providing socially, 
environmentally, and economically justifiable work will guide the recommendations. 
 Socially, our solution will be in accordance with providing tenants affordable housing 
free from negative stigma or scrutiny. Benefits/accommodations will be proposed to existing 
residents with the mindset of “not in my backyard.” Environmentally, our solution will center 
itself around sustainable development practices. High density living has been proven to reduce 
environmental impact and limit the need for further construction in the future. Economically, 
our solution will be financially feasible and will not only maintain, but encourage economic 
prosperity in the community 

We will look to begin the process of incentivizing high-density housing while maintaining 
social, environmental, and economic standards. Our plan will improve the social lives of 
Cambridge residents through affordable housing options and an increased sense of community. 
Furthermore, by focusing on high density in key areas and expanding efforts to address housing 
unaffordability on a broader scale, our solution will aim to address the issue throughout the city 
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rather than just fixing one area. Addressing issues in key areas through by-law adjustment and 
zoning recommendations, and then offering incentives on a broader scale will provide a holistic 
solution to the housing affordability problems in Cambridge. Lastly, our solution will increase 
the economy by resulting in more residents staying in the area as opposed to moving to more 
rural centers in hopes of cheaper housing. This will result in more opportunities for business 
growth. Overall, our plan will solve the current issue of affordable housing, improve the quality 
of life for Cambridge residents, and reflect high environmental standards. 
 
Our Objectives 
 
Speed sustainable consulting has focused on high density affordable housing in key areas in 
order to address affordable housing. Our goals are as follows: 
 

• Identify viable areas in need of affordable housing where high density residential living 
can be implemented.  

• Encourage the change of by-law 150-85 which will increase numbers of dwellings per 
residential hectare and increase supply of housing in the city. 

• Encourage a modification of the current community improvement plan. 
 

Survey and Interview Results 
 
Survey Results 
 
 Community input of key stakeholders of the city of Cambridge was collected by means 
of a Qualtrics survey which included data from residents across the region. A total of 6 well-
thought-out questions were posed upon 22 participants which focused on the potential 
locations and intuitive aspects of proposed affordable housing solutions in Cambridge. 
Questions included opinion pieces which allowed participants to further elaborate on their 
perceptions of the issue itself, along with how the ideal solution is formulated in their own 
perception. Specifically, data was collected regarding the importance of affordable housing 
being near essential services, willingness to pay for environmentally friendly housing, the ideal 
method to address this issue, oppositions to living in certain regions or types of housing, along 
with which region specifically seems most in need of affordable housing solutions. These 
questions provided us insight into the issue from an insider's perspective. Understanding the 
importance of ideal locations for developments, local's agreeableness to potential solutions, 
their conception of an ideal solution as well as where they disagree, allow our team to have a 
thorough understanding of the issue and where/how to implement the solution. The results are 
divided into categories of; respondent agreement, respondent disagreement, and parallel ideas 
between SSC and respondents.  
 
Respondent Agreement 
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From our survey, we were able to identify where respondents agreed the most. The 
total sample of the survey was 22 participants, of which were mainly Cambridge locals and 
experts in fields such as real estate development and city or urban planning. 59% of 
respondents agreed that proximity to essential services was important when addressing the 
issue of affordable housing and building new developments (Figure 1). This represents most 
respondents which means that participants are aware of the challenges those seeking 
affordable housing face, and they indirectly acknowledge that solutions must be placed 
strategically. Only 23% of the same participants would be willing to pay more money for 
environmentally friendly housing options, meaning environmentally conscious efforts may not 
be in the forefront of focus for groups or teams that look to accomplish affordable housing. 
59% of respondents also are not opposed to living in any certain type of neighborhoods as seen 
in Figure 5. However, with the type of housing, only 23% of respondents are not opposed to 
living in any certain types of housing.  
 
Respondent Disagreement 
 
 According to our survey, 77% of respondents are not willing to pay more for 
environmentally friendly housing. This is most likely due to current costs of living being 
unprecedentedly high and seeing housing of this nature being unnecessary if the cost is more. 
41% of respondents believe that it is not at all important to be living near essential services for 
affordable housing. As for being opposed to living in certain neighborhoods, 27% of participants 
are opposed to living in downtown cores, while 9% of respondents are opposed to living near 
any shelters for homeless or people in need. Also, 50% of respondents are opposed to living in 
apartments, and 14% of respondents are opposed to living in duplexes specifically. Only 23% of 
participants are open to living in several types of housing.  
 
Parallel ideas between SSC and Respondents 
 
 With Red-Tape being the tedious paperwork and admin before proceeding with 
development, 45% of respondents agree that regulatory work that prevents or delays many 
development projects should be reduced. This is parallel with our approach to zoning 
applications. When asked how the affordable housing crisis could be solved, 14% of 
respondents said income-based pricing and 18% of respondents said that high density 
developments would be the answer. Furthermore, 9% of respondents said that however this 
issue is solved, it should be conducted outside of their own neighborhoods, as seen in Figure 3. 
41% of participants said that all of Cambridge needs affordable housing, while 9% said just 
downtown cores are in need.  
 
 
 
Interview results 
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 Throughout the research process, we conducted several interviews that played a key 
role in producing our recommendations. One of these interviews was with Matthew Blevins, 
the senior planner of re-urbanization for the City of Cambridge. Matthew gave us great insight 
that pushed us in the direction of high-density housing. He said that in his experiences, 
alternatives such as repurposing tend to have too many barriers, such as building code 
compatibility and lots of capital, to be a sustainable solution. Diving deeper into the high-
density development, he informed us that a public-private partnership makes the most sense 
since it allows the developer to provide affordable housing while still earning profits. Matthew 
then talked about the existing affordable housing initiatives Cambridge has put in place, which 
includes the community improvement plan focused on the core areas and regeneration zones. 
This interview pushed us in the right direction and allowed us to begin developing 
recommendations that differ from current measures.  

Another interview conducted was with Eric Davis, an LSO Certified Specialist in 
Municipal Law at Miller Thompson. Eric gave our team detailed information on what he 
believes needs to happen in order to address the affordable housing issue in the city. He 
emphasized that intensification of these urban areas is what needs to be done in order to see 
change. Further, Eric opened our eyes to challenges with our original idea of repurposing 
buildings for affordable housing units. These challenges included zoning issues, building code, 
permits, cost, and financial incentives. He further suggested that we need to incentivize density 
and focus on small downtown areas where you can build. This interview with Eric really shifted 
our focus away from repurposing. Since this interview, our team has been focused on changing 
zoning in order to allow for more density in certain areas.  
 
Limitations in research process 
 
 Limitations in this project can be mainly attributed to pandemic restrictions. Speed 
Sustainable Consulting was unable to collaborate in person for most of the two-term Urban 
Capstone Sustainability Project. The team was forced to rely on Zoom meetings during in-class 
meeting times and on our own scheduled meeting times. The surveys were unable to be 
conducted in person due to pandemic restrictions as well. Surveys were then distributed online 
and through digital forums instead. Additionally, constant restructuring and reanalyzing of the 
ideal method to address the affordable housing issue were conducted as new information was 
constantly being discovered and rethought. Overall, the team was able to work through these 
challenges to achieve the final deliverable. 
 

 
 

Case Studies 
 
CASE STUDY #1: TORONTO, ON 
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Our team's first analysis focused on the city of Toronto. Based on 2016 statistics, 
Toronto and its surrounding urban area have a population of 5,429,524, while Cambridge has a 
much smaller population, with an estimated 176,000 living in the city by the year 2031. 
(Statistics Canada, 2016). Even with this large gap in population, there are steps Toronto has 
taken in order to conquer affordable housing that Cambridge could potentially adopt. Toronto 
is the first city in Ontario to implement an inclusionary zoning framework which will require 
certain new residential developments to include affordable housing units. This will make it 
mandatory for a number of new developments around Protected Major Transit Station areas to 
include affordable rental and ownership housing units beginning in 2022 (city of Toronto, 
2021). This will secure 5-10% of condominium developments as affordable housing, increasing 
gradually to 8%-22% by the year 2030. The inclusionary zoning framework sets out foundational 
requirements for affordable housing to be incorporated on a consistent basis in new 
developments and ensures affordability is maintained for the next 99 years (city of Toronto, 
2021). Further, rent and ownership prices will be centered on new income-based definitions of 
affordable housing. Our review of Toronto’s implementation allowed our team to look at what 
can be done within the city of Cambridge with regards to zoning regulations.  
 
 
CASE STUDY #2: SUDBURY, ON  
 

When comparing Sudbury and Cambridge, statistics show a population of just over 
170,000 people in Sudbury, compared to an expected 176,000 in Cambridge by the year 2031 
(Statistics Canada, 2016). These similar populations enticed our team to explore some of the 
practices that Sudbury may have implemented in order to address affordable housing. We 
found that Sudbury's current affordable housing strategy focuses on the removal of barriers to 
the housing development process as well as development incentives. One of their main action 
items for this strategy was the development of an Affordable Housing Community 
Improvement Plan. This plan provides incentive-based programs for the creation of affordable 
housing. The plan's purpose is to facilitate the development of more affordable housing units in 
locations where people will benefit from proximity to facilities and services as well as maximize 
the use of existing infrastructure (Greater Sudbury, 2018). Further, the City has also developed 
charge exemptions and reductions within certain areas of the city. These reductions are 
available for multi-unit development within defined Nodes or along certain Corridors (Greater 
Sudbury, 2018). What really interested our team about this plan is that the Sudbury approved 
of by-law amendments in 2018. These amendments provide a 25% reduction of parking 
requirements for developments that are subject to an affordable housing agreement (greater 
Sudbury, 2018). They have also introduced shared housing as a permitted use within medium to 
high density zones and introduced a new R1-7 Zone which permits the creation of lots with a 
smaller area size (Greater Sudbury, 2018).  

By reviewing several of Sudbury’s strategies for solving their affordable housing issues, 
our team was able to gather some ideas that may work for Cambridge. We began to look at 
ways we can incentivize developers, as that is a large concern when dealing with affordability. 
Further, we considered making changes to current zoning regulations in order to increase 
density in certain areas. Zoning and density changes were both aspects of Sudbury’s Affordable 
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Housing Improvement Plan that were put into action in 2018. Overall, reviewing how the City of 
Sudbury structured some of their plans gave our team more sense of direction for the project.  
  

Suggestions for Implementation 
 
Location 
 

We have identified the forward sortation zones of N1R and N3H as the areas in need of 
affordable housing the most. Zone N1R is considered ‘Cambridge west’. Here, the average 
after-tax income is just $35,925, and 57% of the population makes less than $40,000. The 
average dwelling value is $352,863 and the average monthly rent is $961. To put this in 
perspective, someone making an average income and paying an average rent is spending 32% 
of their income on rent, and this does not reflect affordable housing. This low-income reflects 
the area's low postsecondary education rate of just 42%. Only 7% of dwellings in this zone are 
that of apartments with over 5 stories, showing that there is great opportunity to expand up 
and implement high density apartments (Statistics Canada, 2016). 
 

Forward sortation zone N3H holds a similar demographic makeup as here the average 
after-tax income is even lower at $32,904, and over 60% of the population makes less than 
$40,000 annually. Housing prices are slightly higher here as the average dwelling value is 
$339,044 and the average monthly rent is $991. In this case, a resident with an average income 
and paying average rental rates would be paying 36% of their income on rent, which is well 
above the affordable housing threshold. Furthermore, a substantial portion of this area's 
population consists of young adults; 26% are between the ages of 20 and 39. This, combined 
with population growth in the City, is set to increase demand for housing here more than 
anywhere else. With just 9% of total dwelling units being apartments with over 5 stories, high-
rise apartments are needed to keep supply up with demand (Statistics Canada, 2016). By 
focusing on these lower-income areas, we can keep more of the middle-higher class households 
satisfied by not developing in ‘their backyard’.  

 
Recommendations 
  
 Our first recommendation is to change current by-law 150-85, subsection 3.1.2, which 
states that for apartment houses containing four or more units, the maximum number of 
dwelling units per residential hectare is 250 in RM1 zones, 150 in RM2 zones and 75 in RM3 
zones (City of Cambridge, 2012). We propose to increase these numbers in order to allow for 
higher density developments, which will increase the supply of housing in the city. Balancing 
supply and demand are a key initial step in working towards a solution.  
 
 Our second recommendation is to change the process of zoning amendment requests. 
Right now, this is a public process, making it difficult to rezone to medium to high density 
residential areas as residents tend to oppose the requests. We propose to abolish the 20-day 
appeal period after the amending by-law has been enacted by the City. This process can also 
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make the application process more time consuming and expensive, which leads to developers 
charging higher rates. For example, the regional review fee for official plan amendment and 
zoning by-law amendment can cost up to almost $30,000. Furthermore, prior to submitting 
these requests, developers must conduct studies in support of the proposal such as lot grading 
and drainage, traffic impact, noise, environmental, and hydrological costs (City of Cambridge, 
2020). We recommend that in the instances of successful amendments, the City helps fund 
these costs. Currently, in our areas of interest, there is a lack of residential zoning, which is 
evident in Figure 7. Here, the orange represents areas which are currently zoned medium high 
density residential. 
 
 Our third recommendation is to modify the current community improvement plan. This 
is because incentives are only offered in core areas and regeneration zones (City of Cambridge, 
2016), which in size are extremely limited, and large parts of our targeted regions are not 
covered by it. This can be seen in Figure 6, where the red shows the area currently offering 
incentives, and the white shows our targeted area of Cambridge West. Offering these 
incentives across a wider area will entice more affordable housing developments. Furthermore, 
increasing the City's affordable housing reserve fund can allow for more affordable housing 
applicants to be accepted, and can allow for more incentives such as the elimination of 
educational development charges. Currently, residential developments are charged over $2,000 
per unit in educational development charges (Region of Waterloo, 2021). The City will need to 
obtain this additional funding from the provincial government.  
 
 Overall, we recommend increasing the number of residential units allowed per net 
residential hectare and creating more incentives for developers. Expanding the improvement 
plan areas and allowing for more medium to high residential zoned areas will make 
implementation much more feasible. Our goal is to, in both of our targeted areas, reduce rental 
rates so that lower-income people are paying less than 30% of their income on housing. We 
define lower-income people as those who are earning less than the average after tax-income in 
their area; under $35,925 in zone N1R, and under $32,904 in zone N3H. Therefore, in these 
incentivized developments, the City should aim to keep monthly rental rates under $898 in 
zone N1R (average rate is currently $961) and under $822 in zone N3H (average rate is 
currently $991).  
 
 
Example Property/Pro Forma  
 

A property completed in 2018 at 175 Hespeler road is a 34-unit apartment complex that 
exemplifies the type of development that could be implemented in the selected areas should 
these new zoning amendments be implemented. By utilizing the City of Cambridge’s incentive 
for low-cost homes in certain areas the development was exempted from planning, building 
and development charges for the next 20 years (Latif, 2020). The project had a construction 
cost of 7 million and would have been charged 13,000 per unit under the City's development 
charge regulations. Exemptions from these fees allowed the development to be built and set an 
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example for what can be achieved by utilizing affordable housing plans apart from inclusionary 
zoning acts. By expanding the zoning amendments, the City will be able to implement 
developments like 175 Hespeler road in necessary areas and address affordable housing 
concerns. 
 

One example of a potential development is at 0 Preston Parkway (Figure 8), which is in 
Preston, our targeted zone of N1R (Cambridge West). This is a 1.1-acre property that is 
currently for sale and zoned under medium high density residential zone RM4 (Realtor.ca, 
2022). Figure 9 shows the projected revenues and costs associated with developing a 30-story, 
270-unit affordable housing apartment on this property. Monthly rent is $898, or the affordable 
housing rate for the average person in this low-income area. SF/room was found looking at 
existing buildings, and costs were used conducting external research and looking on the City of 
Cambridge and region of Waterloo websites. With our recommended incentives, development 
charges, educational charges, and building permits can be avoided, which increases 
development yield from 3.68% to 4.51%. This property is also zoned high medium residential 
RM4, so extra costs that are not included in this calculation would be associated with amending 
it to RM1, and these too would be avoided under our second recommendation. All of this 
makes the development much more attractive to potential developers. If we expand these 
incentives across our areas of interest, developers will be much more likely to invest in 
affordable housing (Figure 9). 
 

Conclusion 
 

Overall, our team has met the needs of the City in addressing affordable housing by 
proposing our solution of modifying zoning and by-law regulations. Our team has outlined the 
potential benefits and impacts of this approach and provided examples of successful 
developments that have utilized the City’s current zoning exemptions and affordable housing 
benefits. By expanding the zoning areas and adjusting by-law specifications this strategy can be 
implemented in our target areas, zone N1H and zone N3H. We have addressed the City’s needs 
through our strategy and validated our strategy by utilizing survey and interview results. We 
believe that through the modification of zoning by-laws and the current community 
improvement plan, high-density apartment developments in Cambridge West and Cambridge 
Central is the best approach. This approach will encourage flexibility in future affordable 
housing development should more development be necessary. By encouraging high density 
projects, this further reduces the need for affordable housing and improves living standards for 
Cambridge residents and stakeholders. 
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Appendix & References 
 
Appendix 1: Importance of Living Near Essential Services 

 
Appendix 2: Where Affordable Housing is Needed Most 
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Appendix 3: Residents’ Opinions Desired Form of Affordable Housing 
 

 
Appendix 4: Types of Homes People Don’t Want to Live In 
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Appendix 5: Neighbourhoods Where People Don’t Want to Live 

 
Appendix 6: Current Zoning in Cambridge 
 

From: (2016). Zoning. Retrieved January 24, 2022, from https://www.cambridge.ca/en/build-
invest-grow/Zoning.aspx. 

https://www.cambridge.ca/en/build-invest-grow/Zoning.aspx
https://www.cambridge.ca/en/build-invest-grow/Zoning.aspx
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 Appendix 7: Cambridge Current Improvement Plan Area Versus Our Recommended 

Area 
 
From: Google Earth. (2019). Retrieved February 12, 2022. 
 
 Appendix 8: Potential Property at 0 Preston Parkway 

From: Google Earth. (2019). Retrieved February 12, 2022. 
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Appendix 9: Back of Envelope of Potential Property 
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