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1. INTRODUCTION
Labreche Patterson & Associates Inc. has been retained by Kiah Group (Butternut Grove) Ltd
Partnership to provide this Justification Report in support of a Draft Plan of Condominium
application for the lands municipally known as 448 River Road and the rear portion of 442 River
Road in the City of Cambridge (“subject property”). The owner is proposing to develop the
property for a total of 18 detached one family units as a “Vacant Land Condominium”.
To facilitate the proposed development, application for pre-consultation was submitted to the
City of Cambridge on May 31, 2018 and the meeting was held on June 28, 2018. The following
documents were identified by the City of Cambridge as requirements to form a complete
application.

•
•
•
•
•
•
•
•
•
•

Planning Justification Report.
Tertiary plan that looks at how abutting properties could be integrated/developed in
the future.
Heritage Impact Assessment.
Environmental Impact Statement.
Site Grading Plan.
Site Servicing Plan.
Stormwater Management Report.
Functional Servicing Report.
Public Consultation Strategy.
A concept site plan delineating the required parking and access in accordance with
the Zoning By-law is required. Site plan shall also show property lines and be an
appropriate scale.

In addition the Region of Waterloo requires the following:

•
•
•
•
•

•

Section 59 notice (for each application).
Archaeological Assessment.
Plan of Condominium application (1 signed original and 24 copies).
Planning Justification Report (25 copies).
Draft plan (25 copies and digital submission in keeping with the Regional Digital
Submission Standards).
The proposed plans and all reports must also be submitted in digital form for the City
and the Region (one copy each).

This report is intended to satisfy the City and Region’s requirements and guidelines for a
Planning Justification Report and will constitute a Planning Opinion Report.
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2. AREA DESCRIPTION
Subject Lands
The subject property is located in the Hespeler area of Cambridge, to the east of River Road
and west of Skipton Crescent and Olivewood Way. The subject property has a frontage of 20m
(66’) at the current terminus of Olivewood Way and has an area of 16,560 sq. m. (1.656 ha).
The property is legally described as Part of Lane (#211), Parts of Lots 21, 22 and 23,
Registered Plan 590, (formerly Geographic Township of Waterloo), in the City of Cambridge,
Region of Waterloo Cambridge.
Municipal lane # 211, owned by the City of Cambridge, being Part 1 on the Registered
Reference Plan 58R-20192, is located along the west portion of the site immediately north of Lot
10 and currently provides access to 448 River Road. This lane is proposed to be acquired by
Kiah Group (Butternut Grove) Ltd Partnership and its easterly portion would form part of the
Condominium. The rest of the lane is proposed to be conveyed to the abutting owner of 452
River Road at the Developer’s cost.

An email from Mr. Bryan Cooper, Senior Planner

authorizing submission of the application including a portion of the lane without the City signing
as owner is included in Appendix “A”. A second municipal lane is located to the south of the
site, a portion of which was closed and now is part of the subject property.
Lot 9 and the home located on Lot 10 being 442 River Road were previously owned by the
Developer. These two lots of record were under a separate deed and have been sold and are
now owned by others. The easterly portion (remainder of 442 River Road) or rear forms part of
the Condominium proposal.
A wetland has been identified / field verified and is located in the north portion of the property
that also extends in to adjacent properties. Most of the subject property, including the wetland
and some of the surrounding lands are regulated by the Grand River Conservation Authority.
The property contains a number of trees most of those are located along the south property line.
The home with the 448 River Road address is located on the westerly middle portion of the
property and is accessed via municipal lane #211. The land generally rises from River Road
towards the east or Olivewood Way. The property itself generally slopes from south east to
northwest toward the wetland, with lowest elevation of 295.75 and the highest elevation of
305.55 located.
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Figure 1: Aerial photo of subject property (Source: Region of Waterloo GIS, 2016)

Further details regarding the topography, type of soils, hydrology, etc. are included in
documents submitted in support of the proposed development and have been updated to reflect
the development plan accordingly.
Lots 9 and 10 as existing lots of record are able to develop on private septic systems.
Surrounding Lands
The lands fronting on River Road to the north and south are developed with detached one
family dwelling mostly on private services. The rear portion of properties located to the south,
and fronting on River Road are also vacant. These lands appear to be part of the homes
located on River Road. Detached one family dwellings with lot frontages of 12m are located to
the east along Olivewood Way and Skipton Crescent.

Attached one family (Row house)

dwellings with frontage of approximately 5.5m are located further to the east.
A few homes are also located to the west of River Road. The Speed River and its associated
wetlands are located further to the west, west of River Road.
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The property is located in close proximity to the Hillcrest Public School and Our Lady of Fatima
Catholic School and is also well served by municipal parks and open space areas located in the
Hespeler East Community.

3. PROPOSED DEVELOPMENT
The proposed development consists of 18 units on individual lots to be developed as part of a
“Vacant Land Plan of Condominium”. The units are proposed to front on a street (a private road
under a vacant land plan of condominium) proposed as an extension of Olivewood Way. To
facilitate municipal vehicles it is proposed that a cul-de-sac be created at the current terminus of
Olivewood Way. This cul-de-sac would be developed to meet City of Cambridge design
standards. The roadway serving the development would extend this cul-de-sac. The cul-de-sac
will provide adequate space for access by emergency (fire, ambulance) vehicles and service
(garbage, maintenance) vehicles. Sidewalks will be provided on the north side of the cul-de-sac
the condominium road for pedestrian access.

All units will be serviced with full municipal

services, directly from the services to be located on the proposed condominium road. A copy of
the condominium plan is provided below and larger version is included in Appendix “B”.

Figure 2: Current subject property (red), in comparison to Lot 9 & 10 (Source: Land Survey, 2019)
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The condominium road, wetland, storm water management pond and treed areas
recommended for protection under the submitted “Environmental Impact Statement” are
proposed as “Common Elements”. All lots will be sold and homes will be built by purchasers.
The building envelope and setbacks are shown on the plan included under Appendix “C”. All
homes will have two parking spaces in tandem in the Garage and driveway. As this is detached
one family development with a minimum 15m lot frontage, a parking plan is not required. In any
case, three visitor parking spaces are also proposed as common elements in the turnaround
area.

4. PROVINCIAL POLICY STATEMENT (2014)
The 2014 Provincial Policy Statement (PPS) was issued by the Province under Section 3 of the
Planning Act, and came into effect on April 30, 2014 and is applicable to all applications made
under The Planning Act after this date. The PPS is a comprehensive statement of Provincial
Policies and matters of Provincial interest related to land use planning and development. Its
main objective is to achieve efficient land use and development patterns; to support
sustainability by promoting strong, livable, healthy and resilient communities; to protect the
environment and public health and safety; and facilitate economic growth.
Specifically, the following policies of the PPS provide direction for development and support the
proposed residential development on site:
Section 1.1.1: “Healthy, livable and safe communities are sustained by:
a) promoting efficient development and land use patterns which sustain the financial
well-being of the Province and municipalities over the long term;
b) accommodating an appropriate range and mix of residential (including second
units, affordable housing and housing for older persons), employment (including
industrial and commercial), institutional (including places of worship, cemeteries
and long-term care homes), recreation, park and open space, and other uses to
meet long term needs;
c) avoiding development and land use patterns which may cause environmental or
public health and safety concerns;
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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;
h) promoting development and land use patterns that conserve biodiversity and
consider the impacts of a changing climate.”
The proposed development represents an efficient use of land as it will utilize an undeveloped
or under developed parcel located in the “Built-Up Area”. The range and mix of housing is
compatible with surrounding development and respects the topography of the site.

An

Environmental Impact Statement has been prepared by a qualified professional that supports
the proposal and recommends appropriate consideration to mitigate any negative impacts.
Therefore the development is not expected to cause environmental or public health and safety
concerns. The proposed development does not prevent the efficient expansion of a settlement
area as it is not located adjacent to or significantly close to the limits of the defined settlement
area. The proposed layout of the development represents a cost-effective pattern and standard
that minimizes land consumption and the servicing costs. The proposal to develop a vacant
land condominium is cost effective as it provides the best yield as compared to any other form
of development, which is compatible with surrounding uses without posing any negative impact
on existing uses. This plan also accommodates the completion of the road extension and
terminates it into a cul-de-sac that may also service abutting development lands to the south.
Also, three options for tertiary plan concepts (see Appendices D, E, & F) have been prepared
for the lands to the south to show how these lands can be provided with road access and be
developed. The final layout and servicing would have to be prepared by the owners of the
abutting lands based on final land use mix and servicing etc.

Further, the proposed

development incorporates measures to support the conservation of the natural features on the
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lands, particularly adjacent to and surrounding the wetland located on the north part of the site
which also extends on to adjacent lands.
Section 1.1.2: “Sufficient land shall be made available to accommodate an appropriate range
and mix of land uses to meet projected needs for a time horizon of up to 20 years. However,
where an alternate time period has been established for specific areas of the Province as a
result of a provincial planning exercise or a provincial plan, that time frame may be used for
municipalities within the area. Within settlement areas, sufficient land shall be made available
through intensification and redevelopment and, if necessary, designated growth areas.”
The subject property is designated “Built-Up Area” under the Region of Waterloo Official Plan
and City of Cambridge Official Plan and is located within the designated settlement area of the
City of Cambridge. The subject property has been identified and planned to accommodate a
portion of the projected growth and development within the City of Cambridge and Region of
Waterloo.
Section 1.1.3.1: “Settlement areas shall be the focus of growth and development, and their
vitality and regeneration shall be promoted.”
The subject property is located within the City of Cambridge designated settlement area, which
is intended to be the focus of growth and development.

The proposed development will

contribute to the vitality and growth of the City.
Section 1.1.3.2: “Land use patterns within settlement areas shall be based on:
a) densities and a mix of land uses which:
1. efficiently use land and resources;
2. 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;
3. minimize negative impacts to air quality and climate change, and promote
energy efficiency;
4. support active transportation;
5. are transit-supportive, where transit is planned, exists or may be developed;
and
PLANNING OPINION REPORT – MAY 31, 2018
OUR FILE: P-1051-17

Labreche Patterson & Associates Inc.
PAGE 9

448 RIVER ROAD, CAMBRIDGE

DRAFT PLAN OF CONDOMINIUM AND ZONING BY-LAW AMENDMENT

6. are freight-supportive; and
b) 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.”
The proposed residential development is for detached one family dwellings which will contribute
to the efficient use of land, while respecting the adjacent uses. It will provide a transition
between typical subdivision development (detached one family and multi-family dwellings) to the
east and northeast and large lots on River Road that are on private services. The proposed
uses are appropriate for and will efficiently use the infrastructure and public service facilities
which are planned or available and do not represent an unjustified and/or uneconomical
expansion.
Section 1.2.6.1: “Major facilities and sensitive land uses should be planned to ensure they are
appropriately designed, buffered and/or separated from each other to prevent or mitigate
adverse effects from odour, noise and other contaminants, minimize risk to public health and
safety, and to ensure the long-term viability of major facilities.”
Under the Provincial Policy Statement, “major facilities” is defined to include transportation
infrastructure and corridors. No such facilities are located near the proposed development.
Section 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 facility residential intensification and
redevelopment, and land in draft approved and registered plans.”
The above directs the Region of Waterloo and City of Cambridge to designate sufficient lands to
accommodate projected growth. The subject property has been identified to accommodate
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development in the Region of Waterloo Official Plan and City of Cambridge Official Plan. The
proposed Draft Plan of Condominium will help meet the projected needs of the residents of the
City and regional market.
Section 1.4.3: “Planning authorities shall provide for an appropriate range and mix of housing
types and densities to meet projected requirements of current and future residents of the
regional market by:
a) establishing and implementing minimum targets for the provision of housing
which is affordable to low and moderate income households. However, where
planning is conducted by an upper-tier municipality, the upper-tier municipality in
consultation with the lower-tier municipalities may identify a higher target(s)
which shall represent the minimum target(s) for these lower-tier municipalities;
b) permitting and facilitating:
1. all forms of housing required to meet social, health and well-being
requirements of current and future residents, including special needs
requirements; and
2. all forms of residential intensification, including second units, and
redevelopment in accordance with policy 1.1.3.3;
c) directing the development of new housing towards locations where appropriate
levels of infrastructure and public service facilities are of will be available to
support current and projected needs;
d) promoting densities for new housing which efficiently use land, resource,
infrastructure and public service facilities, and support the use of active
transportation and transit in areas where it exists or is to be developed; and
e) establishing development standards for residential intensification, redevelopment
and new residential development which minimize the cost of housing and
facilitate compact form, while maintaining appropriate levels of public health and
safety.”
As noted earlier, the plan proposes detached one family dwellings and the proposed unit or lot
sizes would provide good transition between existing large lots along River Road and small lots
to the northeast and east. As such the proposed development represents an efficient use of the
lands, will be more affordable than the developments along River Road, while ensuring that the
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proposal is compatible and comply with development standards as appropriate and applicable
zoning etc.
Section 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 will be serviced by municipal sanitary & storm sewer services and
municipal water services.
Section 2.1.1: “Natural heritage features and areas shall be protected for the long term.”
An Environment Impact Statement (EIS) has been prepared by a qualified professional that
provides recommendations to protect the wetland and appropriate buffers and supports the
proposed development.
Section 3.1.1: “Development shall generally be directed to areas outside of:
a) hazardous lands adjacent to shorelines of the Great Lakes – St. Lawrence River
System and large inland lakes which are impacted by flooding hazards, erosion
hazards and/or dynamic beach hazards;
b) hazardous lands adjacent to river, stream and small inland lake systems which
are impacted by flooding hazards and/or erosion hazards; and
c) hazardous sites.”
As noted under the previous section, the proposed residential uses are located outside of the
hazardous lands (wetlands and buffers), based on the delineated boundaries established by a
qualified professional firm, R. J. Burnside & Associates Inc. in the previously noted EIS.
On the above basis, I am of the opinion that the Draft Plan of Condominium will facilitate the
appropriate development of the subject lands with a use that is compatible with the surrounding
community and implements the planned function of the subject property. The proposed uses
and Draft Plan of Condominium is consistent with the policy direction of the 2014 Provincial
Policy Statement by proposing the cost efficient development of a property identified to
accommodate growth, in a manner that utilizes existing municipal infrastructure and services.
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5. GROWTH PLAN FOR THE GREATER GOLDEN HORSESHOE (2017)
The Province on May 18, 2017 had also issued an updated “Places to Grow – Growth Plan for
the Golden Horseshoe” (Growth Plan) under the Places to Grow Act, 2005, that came into effect
on July 1, 2017. The 2017 Growth Plan replaced the Plan that was issued in 2006. All
applications submitted and decisions made after July 1, 2017 are required to conform to the
2017 Growth Plan.
The Growth Plan is a long-term plan that works together with other provincial plans to manage
growth, build complete communities, curb sprawl by stipulating minimum densities and to
protect the natural environment. The subject property is located within the Growth Plan Area
and is therefore subject to the policies of the plan. The proposed Draft Plan of Condominium
and associated Zoning By-law amendment applications must conform to the policies of the
Growth Plan. The subject property is not associated with an “Urban Growth Centre” or the
transportation policies associated with transit corridors in the Growth Plan.
Similar to the PPS, the Growth Plan provides policies & direction for managing growth and the
protection of natural resources and agricultural lands. The Growth Plan provides for the building
of compact, mixed-use, transit friendly, vibrant and complete communities; to manage growth
while optimizing the use of infrastructure. The Growth Plan encourages intensification of the
built-up areas by promoting infill and stipulating minimum densities for various urban
communities located in the area covered by the Growth Plan. All municipalities are required to
achieve a minimum of 50% of new growth within built-up areas by 2015 and 60% by the year
2031 or after, unless there are approved targets under the respective official plans.
The subject property is located within the “Built-up Area” as designated within the Growth Plan.
The subject property is not associated with an “Urban Growth Centre” or the transportation
policies associated with transit corridors in the Growth Plan.
In particular, policies 2.2.1 and 2.2.2 d. are the most relevant & applicable policies to the current
application:
Policy 2.2.1
2. Forecasted growth to the horizon of this Plan will be allocated based on the following:
(a) the vast majority of growth will be directed to settlement areas that:
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i.

have a delineated built boundary;

ii.

have existing or planned municipal water and wastewater systems; and

iii.

can support the achievement of complete communities;

(b) within settlement areas, growth will be focused in:
a. delineated built-up areas;
b. strategic growth areas;
c. locations with existing or planned transit, with a priority on higher order
transit where it exists or is planned; and areas with existing or planned public
service facilities;
d. areas with existing or planned public service facilities;
Policy 2.2.2 Delineated Built-Up Areas:
(a) encourage intensification generally to achieve the desired urban structure;
(b) identify the appropriate type and scale of development and transition of built form to
adjacent areas;
(c) identify strategic growth areas to support achievement of the intensification target and
recognize them as a key focus for development;
(d) ensure lands are zoned and development is designed in a manner that supports the
achievement of complete communities;
(e) prioritize planning and investment in infrastructure and public service facilities that will
support intensification; and
(f) be implemented through official plan policies and designations, updated zoning and
other supporting documents.
In my opinion, the proposal meets guiding principles and relevant policies of the Growth Plan as
it assists in building complete communities, and helps the municipalities meet the density
targets of the Growth Plan.
The proposal is an infill project and minor intensification located in a “Built-up Area”, with easy
access to public transit and other municipal services.

The proposed detached one family

dwellings use is similar to existing developments in the area and as such, is compatible with the
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surrounding neighbourhood uses.

All the required services are available at the terminus of

Olivewood Way and would be extended to support the project. The proposal will utilize and
optimize the use of existing infrastructure. All other public facilities, such as schools, parks etc.
are available in the area.
The Growth Plan policies require the minimum density requirements on a municipal level basis
and not each individual development. The proposed development is an infill development, a
minor intensification, will assist in meeting the above requirements especially 50 percent being
located in the “Built-up Area”.
Both the PPS and Growth Plan require appropriate policies to be included in local official plans
and are implemented by inclusion of appropriate policies in local (Region of Waterloo and City
of Cambridge) official plans. As briefly outlined above and discussed in more detail in the
Region of Waterloo and City of Cambridge official plan sections, I am of the opinion that the
proposed Draft Plan of Condominium, and associated Zoning By-law amendment applications,
conform to the Growth Plan as it allows for the appropriate development of a vacant or under
used property within a “Built-up Area”, the efficient use of municipal infrastructure and services,
and the protection of natural heritage areas and features.
Proposed Amendment 1 to the Growth Plan for the Greater Golden Horseshoe, 2017
The Province recently amended the Growth Plan for the Greater Golden Horseshoe 2017. The
Growth Plan for the Greater Golden Horseshoe 2019 (Growth Plan 2019) has been proclaimed
and took effect on May 16, 2019 and replaces the Growth Plan for the Greater Golden
Horseshoe, 2017.
Most the policies and requirements are similar to the 2017 Plan and as discussed above. Policy
2.2.2.1 is applicable to the proposal as pasted below and replaces the previous 60%
requirement to 50% for intensification in the Built-up areas.
2.2.2 Delineated built-up areas:
1. By the time the next municipal comprehensive review is approved and in effect, and for
each year thereafter, the applicable minimum intensification target is as follows:
a. A minimum of 50 per cent of all residential development occurring annually within
each of the Cities of Barrie, Brantford, Guelph, Hamilton, Orillia and
Peterborough and the Regions of Durham, Halton, Niagara, Peel, Waterloo and
York will be within the delineated built-up area”
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However, policy 2.2.2.2 of the Growth Plan 2019 also provides:
Until the next municipal comprehensive review is approved and in effect, the annual
minimum intensification target contained in the applicable upper- or single-tier official plan
that is approved and in effect as of July 1, 2017 will continue to apply.
The Growth Plan 2019 makes a number of other changes to the 2017 plan, however, these are
not directly applicable to the current proposal.

6. REGION OF WATERLOO OFFICIAL PLAN (2015)
The Region of Waterloo Official Plan (ROP) was approved by the Ministry of Municipal Affairs
and Housing on December 22, 2010 and was subsequently appealed to the Ontario Municipal
Board. The Ontario Municipal Board issued an oral decision to approve the Region of Waterloo
Official Plan in part with further modifications and as a result, the document came into effect on
June 18, 2015.
The subject property is located within the Urban Area and designated “Built-Up Area” on Map 3a
in the Region of Waterloo Official Plan (Figure 2).

Figure 3: Region of Waterloo Official Plan Map 3a – Urban Area
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Under Policy 2B Planned Community Structure the ROP provides that:
Overall Goal – Promote balanced growth by directing a greater share of urban development
towards the existing Built-Up Area and by contributing to the creation of complete communities
in Urban and Township Designated Greenfield Areas.
Most of the Built-Up Area consists of established residential neighbourhoods where the majority
of buildings are not expected to change significantly in use or form during the planning horizon
of this Plan. These neighbourhoods vary in age and style and contribute to the region’s vitality
and quality of life. Any future development within or adjacent to these neighbourhoods will need
to respect the existing physical character of the area.
As the proposal is for lands that are located within the “Built-Up Area and are underdeveloped,
and propose detached one family homes similar to adjoining uses, it will conform to the above
goal & policies of the ROP.
Further, Section 2.D.2 establishes development policies for development within the Urban Areas
and in particular requires conformity with the general development provisions in Policy 2.D.1 of
the Official Plan, which states as follows:
Section 2.D.1: “In preparing or reviewing planning studies, or in reviewing development
applications or site plans, the Region and/or Area Municipalities will ensure that development
occurring within the Urban Area is planned and developed in a manner that:
(a) Supports the Planned Community Structure described in this Plan;
(b) Is serviced by a municipal drinking-water supply system and a municipal waste-water
system;
(c) Contributes to the creation of complete communities with development patterns,
densities and an appropriate mix of land uses that supports walking, cycling and the use
of transit;
(d) Protects the natural environment, and surface water and groundwater resources;
(e) Conserves cultural heritage resources and supports the adaptive reuse of historic
buildings;

PLANNING OPINION REPORT – MAY 31, 2018
OUR FILE: P-1051-17

Labreche Patterson & Associates Inc.
PAGE 17

448 RIVER ROAD, CAMBRIDGE

DRAFT PLAN OF CONDOMINIUM AND ZONING BY-LAW AMENDMENT

(f) Respects the scale, physical character and context of established neighbourhoods in
areas where reurbanization is planned to occur;
(g) Facilitates residents’ access to locally grown and other healthy foods in neighbourhoods;
and
(h) Promotes building designs and orientations that incorporate energy conservation
features and the use of alternative and/or renewable energy systems.”
In response to Section 2.D.1, it is submitted that the proposed development will:
(a) Support the Planned Community Structure described in the Region of Waterloo Official
Plan through conformity with the general policies guiding of the Urban Area;
(b) Will be serviced by a municipal drinking-water supply and municipal wastewater supply
systems;
(c) Proposes an appropriate density, similar to surrounding low density uses and transition
between the surrounding densities, and will support the principles of a complete
community;
(d) The EIS prepared by RJ Burnside & Associates supports the development and
encourages the protection of the natural features on the subject property.
(e) The house located 442 River Road is not designated under the Ontario Heritage Act but
is on the City of Cambridge Heritage Register. Even though it does not form part of the
condominium application, a Cultural Heritage Impact Assessment (HIA) has been
prepared by Letourneau Heritage Consultants Inc. that has concluded that the property
does not meet the requirements of ROP for designation. The HIA was approved by
Cambridge City Council and the house been demolished after issuance of a demolition
permit.
(f) Lot sizes, density, and nature that is complementary to the surrounding existing
residential neighbourhood. The proposed development is in keeping with the policy
direction for future development on the subject property and is designed such that it is
complementary to the low density development existing within the surrounding
neighbourhood;
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(g) The project will not hinder residents’ access to locally grown and other healthy foods in
neighbourhoods; and
(h) The project will provide the opportunity for residents to choose whether to incorporate
renewable or energy conservation features into the design of their dwellings.

Policy 3 G. 9 - Archaeology:
During the review of development applications and/or site plans, the Region and/or Area
Municipalities will require the owner/applicant to submit an archaeological assessment
conducted by a licensed archaeologist in accordance with the provisions of the Regional
Archaeological Implementation Guideline following the Ministry of Tourism and Culture’s
Standards and Guidelines, to the satisfaction of the Province, where archaeological resources
and/or areas of archaeological potential have been identified in the Archaeological Master Plan.
AS I, (Providing Archaeological & Cultural Heritage Services) have completed Stage 1, 2 and 3
archaeological assessment that has concluded as follows:
“RECOMMENDATIONS
In light of these results, the following recommendations are made:
1. The historical component of the Bergey site (AiHb-358) has demonstrated cultural
heritage value or interest as per the Ministry of Tourism, Culture, and Sport’s Standards
and Guidelines for Consultant Archaeologists (S & G) (MTCS 2011:59). The impact to
the site must be mitigated through complete Stage 4 recording and excavation prior to
any activities that may disturb the cultural deposits (S & G Section 4.2).
Stage 4 salvage excavation entails hand excavation in accordance with S & G Section
4.2.2. This includes excavation of one metre square units around high yielding Stage 3
test units. All units will be excavated into 5 cm of subsoil and all excavated soil will be
screened through 6 mm wire mesh to facilitate artifact recovery. All identified cultural
features will be excavated and fully documented only after complete exposure. Stage 4
salvage excavation will follow the methodology outlined in S & G Section 4.2.7 for
nineteenth century domestic archaeological sites. As this site dates after 1830, all
midden deposits will be hand excavated, followed by mechanical topsoil removal over
the balance of the site area to look for subsurface features.
The recommended Stage 4 protocol is the hand-excavation of additional one-metre
square units around test units 497N-205E and 500N-205E, until historical yields drop to
400 artifacts per square, in order to salvage excavate the midden. This potential midden
deposit was identified based on the midden that represents a peak occupation circa
1845-1867.
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Following the block excavations, mitigation would continue with the removal of A-horizon
and landscape fills by mechanical means (Gradall or backhoe equipped with a smooth
bucket) to expose potential features within the B-horizon. The stripped area must be
buffered by at least 10 metres of subsoil free of features. The exposed subsoil should
then be cleaned by shovel (“shovel shine”) or trowel and the resulting subsoil surface
examined for cultural features. Afterward, full-hand excavation and documentation of all
features should follow.
2. Due to the ephemeral nature and low artifact density of the Indigenous component of the
Bergey site (AiHb-358), this site does not represent a significant cultural heritage
resource and it may be considered clear of further archaeological concern. No further
archaeological assessment is required.
NOTWITHSTANDING the results and recommendations presented in this study, ASI notes that
no archaeological assessment, no matter how thorough or carefully completed, can necessarily
predict, account for, or identify every form of isolated or deeply buried archaeological deposit. In
the event that archaeological remains are found during subsequent construction activities, the
consultant archaeologist, approval authority, and the Cultural Programs Unit of the Ministry of
Tourism Culture and Sport should be immediately notified.
The above recommendations are subject to Ministry approval and it is an offence to alter any
archaeological site without Ministry of Tourism, Culture and Sport concurrence. No grading or
other activities that may result in the destruction or disturbance of any archaeological sites are
permitted until notice of MTCS approval has been received.”
A Phase 4 is currently underway by Lincoln Consulting Services.
On the above basis, I am of the opinion that the proposed Draft Plan of condominium and
associated Zoning By-law amendment applications conform to the policies of the Region of
Waterloo Official Plan and the proposed development represents an efficient, compact
development within the Designated “Built-Up Area” that contributes towards completion of the
community and is compatible with the surrounding neighbourhood.

7. CITY OF CAMBRIDGE OFFICIAL PLAN (2012)
On May 7, 2012, City of Cambridge Council adopted the City of Cambridge Official Plan, which
was approved by the Region of Waterloo Council on November 21, 2012 with modifications.
The Official Plan was subsequently appealed to the Ontario Municipal Board. Following an
Ontario Municipal Board Decision the plan came into effect on April 22, 2014. The subject
property is included in the “Built-Up Area” on Map 1A and designated as “Low/Medium Density
Residential” on Map 2 “General Land Use” of the Plan (see Figures 3 & 4). The property is also

PLANNING OPINION REPORT – MAY 31, 2018
OUR FILE: P-1051-17

Labreche Patterson & Associates Inc.
PAGE 20

448 RIVER ROAD, CAMBRIDGE

DRAFT PLAN OF CONDOMINIUM AND ZONING BY-LAW AMENDMENT

included in the “East Hespeler” area on Map 13 “Subwatersheds and Drainage Areas” (see
Figure 6). A portion of the property is also identified as a “Locally Significant Natural Area”
(LSNA) due to the presence of wetland, a wooded area and habitats of Species of Conservation
Concern.

Figure 4: City of Cambridge Official Plan Map 1A – Urban Structure
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Figure 5: City of Cambridge Official Plan Map 2 – General land Use Plan
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Figure 6: City of Cambridge Official Plan Map 13 – Subwatersheds and Drainage Areas

The relevant policies of the Cambridge official plan are discussed below:

Policy 2.2.Objectives and in particular the following policies provide:
c) to direct and encourage new development within the built-up area of the city where
appropriate to accommodate projected population and employment growth;
e) to support a balanced approach to growth in which the focus for new development will
increasingly be shifted from greenfield areas to intensification within the built-up area;
f) to plan for compact urban development that maintains a balanced land supply, including
residential, employment and commercial uses, and promotes mixed use, transit oriented
development;
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Built-Up Area policies of the Cambridge Official Plan provide:
2.6.1 Intensification within the Built-up Area
1. Future development within the City of Cambridge built-up area will contribute to meeting or
exceeding the Regional reurbanization target. By the year 2015 and for each year thereafter, a
minimum of 45% of all residential development will occur within the built-up area of the region
as a whole. The City in collaboration with the Region will monitor development within the builtup area.
2. Intensification is encouraged throughout the built-up area of Cambridge…….
3. These areas for intensification are intended to attract a significant portion of future population
and employment growth.
4. The appropriate type and scale of development within the areas identified for intensification in
Policy 2.6.1.2 may be determined through Community Plans, Secondary Plans and/or other
supporting studies.
5. The City, in collaboration with the Region will, where appropriate, establish minimum density
targets for intensification consistent with existing or planned transit service levels.
6. 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;
b) Provide for a range and mix of housing that takes into account affordable housing needs;
c) Incorporate high quality public open spaces;
d) Support walking, cycling and transit;
e) Support the cultural heritage of the area;
f) Generally achieve higher densities than surrounding areas; and
g) Ensure an appropriate transition of built form to adjacent areas; and
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h) Maintain, enhance or wherever feasible and appropriate, restore the natural environment.
8. 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 site is located in the “Built-Up Area” and the plan encourages & directs intensification to the
“Built-Up Area”.

The proposal is to develop a vacant or under developed property as

encouraged by the plan. It is a minor infill development that respects the existing character of
the neighbourhood. The proposed development for detached one family dwelling is of similar
form to other properties in this neighbourhood. It provides for a transition between the existing
large lot development along River Road and a more urban type development consisting of 12m
wide detached one family and row houses along Skipton Cres. & Olivewood Way. It will help
the City and Region meet its density targets.
Chapter 8 of the City of Cambridge Official Plan establishes the Land Use Policies and
Designations.

The subject property is designated “Low/Medium Density Residential”.

The

Low/Medium Density Residential designation allows a maximum density of 40 units per hectare.
The proposed development is approximately 11 units per gross hectare and approximately 20
units per hectare exclusive of the common elements and as such the development conforms to
the density policies.
Studies have been conducted and an Environmental Impact Statement (EIS) has been prepared
R. J. Burnside & Associates Limited, a qualified consulting firm, about the protection and
appropriate buffering of the wetland, treed areas, and LSNA related matters.
A Heritage Impact Assessment (HIA) was prepared by a qualified consultant that concluded that
the property at 442 River Road, while not part of the subject plan, does not qualify for heritage
designation. The HIA was approved by City Council. A demolition permit was issued by the
City and the house located has been demolished.
On the above basis, I am of the opinion that the proposed development, the vacant land Plan of
Condominium and associated Zoning By-law amendments, conform to the policies of the City of
Cambridge Official Plan and will facilitate the appropriate residential development of the lands
and will contribute to the creation of complete communities. The proposed development will
make efficient use of municipal infrastructure and services.
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8. CITY OF CAMBRIDGE ZONING BY-LAW NO. 150-85
The City of Cambridge adopted Zoning By-law No. 150-85 on October 27, 1985. 448 River
Road lands are zoned Residential “(H) R4” zone in the City of Cambridge Zoning By-law No.
150-85, which permits detached one-family dwellings, residential special care facilities and
accessory uses and structures. This zone requires a lot frontage of 15m and lot area of 450 sq.
m. for detached one family dwellings as proposed in this development.
The rear portion of 442 River Road included in the proposal is zoned residential “R2” zone. This
zone requires a lot frontage of 25m and lot area of 750 sq. m. for detached one family lots.
Therefore, an amendment to the Zoning By-law is required to rezone the “R2” zoned lands to
the “R4” zone to allow the proposed unit sizes. An amendment to the Zoning By-law is also
required to allow the units to front on the “Vacant Land Condominium” road. (H) holding zone
symbol would also need to be removed by a by-law once piped municipal water supply and
sanitary sewers have been made available and sufficient servicing capacity is allocated to the
lands. Servicing capacity is available as the City had issued a capacity analysis response in
December 2017 (copy attached) as Appendix “G”.
The homes will be built by individual purchasers of the condominium lots. The building
envelopes for all lots are shown on Appendix “C”. All lots are of sufficient size to meet with all
the regulations of the “R4” zone. As this is detached one family development with a minimum
15m lot frontage, a parking plan is not required. In any case, there would at least two parking
spaces, in tandem, on each lot. Furthermore, three visitor parking spaces are proposed as
common elements in the turnaround area.

At the discretion of the City, the revised wetland boundaries can be placed in the “OS1” zone
similar to the adjacent portion of the wetland, either as part of the current amendment or as part
of a future general amendment to the Zoning by-law.

In the surrounding area, the abutting properties fronting on River Road are zoned “R2” and
smaller detached one family homes to the east are zoned “R5” and row houses “RM4” to match
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existing uses. The vacant lands to the south are zoned “(H) R4” and the wetland located to the
northeast and lands on the west side of River Road are zoned “OS1”.

Figure 7: City of Cambridge Zoning By-law No. 150-85

9. GRAND RIVER CONSERVATION AUTHORITY
The wetland as well as part of the subject property is located within the regulated area and
subject to the approval of the Grand River Conservation (GRCA). The GRCA requires
submission of preliminary grading plans, scoped Environmental Impact Statement (EIS)
functional servicing storm water management report, and hydrogeological study.
An Environmental Impact Statement has been prepared in support of the development that
addresses the requirements of the Grand River Conservation Authority. The EIS recommends
protection of the wetland and recommends with justification for a reduced 5m wide buffer. The
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wetland limit was field verified with GRCA staff and surveyed to ensure accuracy. The buffer
has been off-set from this limit. All lots proposed for residential uses and the proposed road is
located outside of the wetland. The EIS will be submitted to the GRCA for its review and
approval. In due course a permit would also be applied for and obtained from GRCA prior to the
development taking place. These requirements would likely be included as conditions of draft
approval by the Region of Waterloo.
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Figure 8: Grand River Conservation Authority Map. Source: GRCA Web-Map, Version 2.11
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10. PUBLIC CONSULTATION STRATEGY
In my opinion, a formal public meeting as required under the Planning Act would be
sufficient to inform and seek input from the neighbours. As per the City policy, the City
would be advertising the application for the Zoning By-law Amendment in the local
newspaper, and sending notices to property owners within 120m of the property. These
notices would include the details of the application, and time and date of the public meeting.
A sign to be supplied by the City will also be posted on the property by the applicant. In my
opinion these steps are sufficient for this type of a straight forward application. However, the
owner is also amenable to the holding of a neighbourhood meeting if required by the City.

11. SUPPORTING STUDIES
As noted earlier, the following were required by the City of Cambridge as part of a complete
application:
•
•
•
•
•
•
•
•
•
•

Planning Justification Report.
Tertiary plan that looks at how abutting properties could be integrated/developed in
the future.
Heritage Impact Assessment.
Environmental Impact Statement.
Site Grading Plan.
Site Servicing Plan.
Stormwater Management Report.
Functional Servicing Report.
Public Consultation Strategy.
A concept site plan delineating the required parking and access in accordance with
the Zoning By-law is required. Site plan shall also show property lines and be an
appropriate scale.

In addition the Region of Waterloo requires the following:

•
•
•
•
•

•

Section 59 notice (for each application).
Archeological Assessment.
Plan of Condominium application (1 signed original and 24 copies).
Planning Justification Report (25 copies).
Draft plan (25 copies and digital submission in keeping with the Regional Digital
Submission Standards).
The proposed plans and all reports must also be submitted in digital form for the City
and the Region (one copy each).
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The applications, required fees, and materials required are being submitted together. This
Planning Opinion Report addresses all the related planning policies including Provincial Policy
Statement, Growth Plan, and Official Plans including Residential Compatibility, Urban Design,
Public Consultation Strategy, and Zoning By-law etc.
All the other studies and reports e.g. Environmental Impact Statement, Functional Servicing
Report, Site Servicing Plans that includes preliminary Site Grading & Drainage, and a Tree
Management Plan, have been prepared by qualified professionals all of which support the
application and the proposed use. The recommendations of these documents have been taken
into consideration in the design of the proposal. The required number of copies, including digital
copies of all documents, are being submitted with the application.
In brief:
•

The Environmental Impact Statement prepared by Burnside & Associates Limited
supports the proposal. It makes recommendations about the protection of the wetland
and butternut trees, recommends and provides justification of a minimum 5m buffer from
the wetland and concludes as follows:
“It is understood that proposed removal of a portion of the LSNA is generally not
supported under the Cambridge OP. We have attempted to convey in this EIS that the
portion required for removal to accommodate the development provides limited value to
wildlife (including SAR) as habitat or linkage and offers limited contribution to the
adjacent LSNA components due to its existing composition resulting from disturbance,
past management and urban setting. The implementation of buffers and intensive
planting within and adjacent to the retained natural features and protection of retained
features as a common element is designed to offset the proposed vegetation loss.”
Further, the EIS makes a number of recommendations regarding implementation and
monitoring etc. as outlined in its Appendix ‘E’.

•

Even though 442 River Road, part with the home, is not part of the application, the
Heritage Impact Assessment prepared by Letourneau Heritage Consulting Inc.
concludes:
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“The property at 442 River Road was evaluated against the CHL framework established
by the Region of Waterloo. It does not meet any of the criteria. As a result, the historical
and community value indicators associated with CHLs were not evaluated; and no
statement of cultural heritage value or interest is required”.
Based on the above, a demolition permit was issued by the City and the house has been
demolished after the issuance of a demolition permit by the City.
•

The Archaeological Report prepared by ASI consultants and their conclusions are
summarized under the ROP section. The requirements of the report for further
investigations will likely be included as conditions of draft approval by the Region of
Waterloo.

•

A Tree Management Plan has been prepared by MacKinnon and Associates and is
being submitted with the application.

•

This planning opinion report being submitted provides justification for the proposal.

12. CONCLUSION
The proposed development is consistent with or does not conflict with both the Provincial Policy
Statement as well as the Places to Grow – Growth Plan for the Greater Golden Horseshoe. The
proposal complies with the relevant policies of the Region of Waterloo Official Plan, which
designates the lands as being within the “Built-Up Area”. The proposal also complies with the
relevant policies of the City of Cambridge Official Plan, which designates the lands as
“Low/Medium Density Residential” and being within the Designated “Built-Up Area”.
The proposed development consists of detached one family dwellings on 15m lot frontages,
which will provide transition between larger lots along River Road and smaller lots located to the
east. The homes are proposed to be part of a vacant land condominium and will have access
and services from a street as part of the condominium.

This is an acceptable method of

development under the applicable legislation.
It is my professional opinion that the proposed Draft Plan of Condominium is appropriate for the
development of these lands based on the following:
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APPENDIX A

EMAIL FROM MR. BRYAN COOPER, SENIOR PLANNER
AUTHORIZING SUBMISSION OF THE APPLICATION

-----Original Message----From: Bryan Cooper [mailto:CooperB@cambridge.ca]
Sent: Tuesday, April 23, 2019 6:48 PM
To: 'Scott Patterson'; 'Sean O'Neill'
Cc: Deanne Friess; 'Hans Madan'
Subject: RE: 448 River Road (P-1051)
Hi Scott,
We have spoken further with the Region. Rather signing the application and plans, the Region will
accept a letter from the City authorization the application that covers the City owned laneway. The
letter will note that the authorization is not deemed as predetermining the outcome of the application.
I am out office right now and will have the letter drafted for signing this Friday and will have out to you
shortly after that.
Thank you for your patience.
Bryan
-----Original Message----From: Scott Patterson [mailto:scott@lpplan.com]
Sent: Monday, April 22, 2019 10:16 AM
To: Bryan Cooper; 'Sean O'Neill'
Cc: Deanne Friess; 'Hans Madan'
Subject: RE: 448 River Road (P-1051)
Hello Bryan
Following up on this issue.
Please advise.
SP
Scott J. Patterson, BA, CPT, MCIP, RPP
Senior Planner, Principal
Labreche Patterson & Associates Inc.
Professional Planners, Development Consultants, Project Managers 330-F Trillium Drive, Kitchener, ON
N2E 3J2
P: 519.896.5955 | F: 519.896.5355
E: scott@lpplan.com

-----Original Message----From: Bryan Cooper [mailto:CooperB@cambridge.ca]
Sent: April-16-19 12:05 PM
To: 'Scott Patterson'; 'Sean O'Neill'
Cc: Deanne Friess; 'Hans Madan'
Subject: RE: 448 River Road (P-1051)
Hi Scott, I am hoping to get this sorted out this week and will be in touch.
Bryan
-----Original Message----From: Scott Patterson [mailto:scott@lpplan.com]
Sent: Wednesday, April 10, 2019 3:30 PM
To: Bryan Cooper; 'Sean O'Neill'
Cc: Deanne Friess; 'Hans Madan'
Subject: RE: 448 River Road (P-1051)
Any word Bryan.
SP
Scott J. Patterson, BA, CPT, MCIP, RPP
Senior Planner, Principal
Labreche Patterson & Associates Inc.
Professional Planners, Development Consultants, Project Managers 330-F Trillium Drive, Kitchener, ON
N2E 3J2
P: 519.896.5955 | F: 519.896.5355
E: scott@lpplan.com
-----Original Message----From: Bryan Cooper [mailto:CooperB@cambridge.ca]
Sent: April-04-19 9:00 AM
To: Scott Patterson; 'Sean O'Neill'
Cc: Deanne Friess; 'Hans Madan'
Subject: RE: 448 River Road (P-1051)
Hi Scott, I am following up on this.

-----Original Message----From: Scott Patterson [mailto:scott@lpplan.com]
Sent: Wednesday, April 03, 2019 11:18 AM
To: Bryan Cooper; 'Sean O'Neill'
Cc: Deanne Friess; 'Hans Madan'
Subject: RE: 448 River Road (P-1051)
Bryan
Following up on the message below.
SP
Scott J. Patterson, BA, CPT, MCIP, RPP
Senior Planner, Principal
Labreche Patterson & Associates Inc.
Professional Planners, Development Consultants, Project Managers 330-F Trillium Drive, Kitchener, ON
N2E 3J2
P: 519.896.5955 | F: 519.896.5355
E: scott@lpplan.com
-----Original Message----From: Scott Patterson [mailto:scott@lpplan.com]
Sent: March-28-19 4:37 PM
To: 'Bryan Cooper'; 'Sean O'Neill'
Cc: 'Deanne Friess'
Subject: RE: 448 River Road (P-1051)
Bryan
Thank you for this message. This clears one obstacle to submission and we
greatly appreciate that.
I believe another outstanding issue is the lane ownership and the submission of the application.
Carolyn Crozier had indicated the following:
"The laneway can be shown in the draft plan, but as the lands are (correct me if I'm wrong) still owned
by the City and not the applicant, the City would be required to sign the plan/app as well. A City
condition to the transfer of the lands will also be needed."
Please confirm that the City will sign the Draft Plan in order for the applications to be accepted and get
this underway.

SP
Scott J. Patterson, BA, CPT, MCIP, RPP
Senior Planner, Principal
Labreche Patterson & Associates Inc.
Professional Planners, Development Consultants, Project Managers 330-F Trillium Drive, Kitchener, ON
N2E 3J2
P: 519.896.5955 | F: 519.896.5355
E: scott@lpplan.com
-----Original Message----From: Bryan Cooper [mailto:CooperB@cambridge.ca]
Sent: March-28-19 9:46 AM
To: Scott Patterson; 'Sean O'Neill'
Cc: Deanne Friess
Subject: RE: 448 River Road (P-1051)
Hi Scott,
I am out of office unexpectedly but wanted to touch base today. Staff met to further discuss the
proposal for the development on a private condominium road. The City will accept the application as
proposed for review.
However, staff will continue to review and consider the need for a public road connecting to River Rd
through the processing of the file. We will indicate this as a consideration in the public meeting report
to get feedback from the public and Council on this and if there is any desire for a public road
connection.
I am back in office Monday and we can discuss further then if you like. I'm free after 10 Monday and 11
Tuesday and am open for the remainder of the week.
Thanks
Bryan
From: Scott Patterson [scott@lpplan.com]
Sent: March 27, 2019 3:28 PM
To: Bryan Cooper; 'Sean O'Neill'
Cc: Deanne Friess
Subject: RE: 448 River Road (P-1051)
Hi Bryan
Eagerly awaiting a response from your group on this.

SP
Scott J. Patterson, BA, CPT, MCIP, RPP
Senior Planner, Principal
Labreche Patterson & Associates Inc.
Professional Planners, Development Consultants, Project Managers 330-F Trillium Drive, Kitchener, ON
N2E 3J2
P: 519.896.5955 | F: 519.896.5355
E: scott@lpplan.com<mailto:scott@lpplan.com>
From: Bryan Cooper [mailto:CooperB@cambridge.ca]
Sent: March-20-19 4:05 PM
To: 'Scott Patterson'; 'Sean O'Neill'
Cc: Deanne Friess
Subject: RE: 448 River Road (P-1051)
Hi Scott
Unfortunately the meeting had to be scheduled for next week. I will be able to follow up with you then.
Thank you
Bryan
Bryan Cooper MCIP, RPP
Senior Planner
City of Cambridge, Community Development Department Development Planning Division
50 Dickson Street, 3rd floor
PO Box 669, Cambridge ON N1R 5W8
cooperb@cambridge.ca
Tel: (519) 623-1340 ext 4598
Fax: (519)740-9545
TTY:(519)623-6691

From: Bryan Cooper
Sent: Tuesday, March 19, 2019 11:46 AM
To: 'Scott Patterson'; 'Sean O'Neill'
Cc: Deanne Friess
Subject: RE: 448 River Road (P-1051)
Hi Scott,

I apologize for all the back and forth on this. I am meeting again at a staff level this Thursday and will be
able to give you an update following that.
Bryan
Bryan Cooper MCIP, RPP
Senior Planner
City of Cambridge, Community Development Department Development Planning Division
50 Dickson Street, 3rd floor
PO Box 669, Cambridge ON N1R 5W8
cooperb@cambridge.ca<mailto:cooperb@cambridge.ca>
Tel: (519) 623-1340 ext 4598
Fax: (519)740-9545
TTY:(519)623-6691
From: Scott Patterson [mailto:scott@lpplan.com]
Sent: Monday, March 18, 2019 5:40 PM
To: Bryan Cooper; 'Sean O'Neill'
Cc: Deanne Friess
Subject: RE: 448 River Road (P-1051)
Hello Bryan
As I alluded to previously, there has been considerable time and monies put
into this project over the last year. At no time, and through significant
conversations with yourself and other staff (other than our meeting on February 14th) has the term
"premature" been flagged.
I can go through the exercise of backtracking and diarizing emails and correspondence with the City
where the municipal road vs. condo road has
been discussed. I attach just a few for reference that in my mind
provide direction that if a municipal road is not being proposed or not viable - that a full municipal culde-sac is needed. The design specifications for the cul-de-sac were provided to me and those were
incorporated into the plan. We have been working in good faith on these matters and the 11th hour
comments that the application is premature and that a full municipal road is now a demand is
unacceptable.
The Pre-Consultation meeting record makes no mention of this project being premature - only that a
municipal road is a preference if the two lots fronting onto River Road are not sold separately.
Please call me on Tuesday to discuss.
SP
Scott J. Patterson, BA, CPT, MCIP, RPP
Senior Planner, Principal

Labreche Patterson & Associates Inc.
Professional Planners, Development Consultants, Project Managers 330-F Trillium Drive, Kitchener, ON
N2E 3J2
P: 519.896.5955 | F: 519.896.5355
E: scott@lpplan.com<mailto:scott@lpplan.com>
From: Bryan Cooper [mailto:CooperB@cambridge.ca]
Sent: March-18-19 2:53 PM
To: 'Scott Patterson'; 'Sean O'Neill'
Cc: Deanne Friess
Subject: RE: 448 River Road (P-1051)
Hi Scott
Planning and Transportation staff have met to further discuss the need for a municipal road connection
through these lands to River Rd. A full 2 lane
(18.0 m) municipal road connecting to River Rd is required in order for these lands to proceed to
development. Staff would consider an application without a municipal connection as premature.
Bryan
Bryan Cooper MCIP, RPP
Senior Planner
City of Cambridge, Community Development Department Development Planning Division
50 Dickson Street, 3rd floor
PO Box 669, Cambridge ON N1R 5W8
cooperb@cambridge.ca<mailto:cooperb@cambridge.ca>
Tel: (519) 623-1340 ext 4598
Fax: (519)740-9545
TTY:(519)623-6691
From: Bryan Cooper
Sent: Monday, March 18, 2019 12:39 PM
To: 'Scott Patterson'; 'Sean O'Neill'
Subject: RE: 448 River Road (P-1051)
Hi Scott,
I apologize for the delay in response on this I was out of office unexpectedly for the majority of last
week. I will get a response to you this week.
Thank you
Bryan Cooper MCIP, RPP
Senior Planner

City of Cambridge, Community Development Department Development Planning Division
50 Dickson Street, 3rd floor
PO Box 669, Cambridge ON N1R 5W8
cooperb@cambridge.ca<mailto:cooperb@cambridge.ca>
Tel: (519) 623-1340 ext 4598
Fax: (519)740-9545
TTY:(519)623-6691
From: Scott Patterson [mailto:scott@lpplan.com]
Sent: Friday, March 15, 2019 2:34 PM
To: 'Sean O'Neill'; Bryan Cooper
Subject: RE: 448 River Road (P-1051)
Hello Bryan
Following up on Sean's message below. As I am sure you can appreciate, a
considerable amount of time and energy (monies) have been expended on this
project to date. Our proposal to proceed on the basis of providing a
cul-de-sac to terminate Olivewood Way is not a new concept. This was tabled long ago with city staff as
a result of past discussions and the knowledge that the two existing lots with frontage onto River Road
would be sold and developed.
Design requirements for the cul-de-sac were provided by your offices and followed in this regard.
We need to reach a decision on this soon as my client needs to keep the project progressing. They have
financing commitments with milestones that
need to be achieved. As he has noted below, we met on February 14th at
your offices to discuss this project and followed up with items that were requested of us. I have not
received any correspondence that the City was looking for additional materials from our group.
Please provide an update and advise if a meeting is needed.
Happy to work with the City to resolve matters but we need to continue on with progress occurring.
Thanks Bryan
Scott
Scott J. Patterson, BA, CPT, MCIP, RPP
Senior Planner, Principal
Labreche Patterson & Associates Inc.
Professional Planners, Development Consultants, Project Managers 330-F Trillium Drive, Kitchener, ON
N2E 3J2
P: 519.896.5955 | F: 519.896.5355
E: scott@lpplan.com<mailto:scott@lpplan.com>

From: Sean O'Neill [mailto:oneillsean000@gmail.com]
Sent: March-12-19 3:47 PM
To: Bryan Cooper
Cc: Scott Patterson
Subject: Re: 448 River Road (P-1051)
Bryan
Do we have any answers or updates on the city position yet? It’s been over a month since we met at city
hall and we are needing to move things along.
I look forward to hearing from you
Thanks
On Fri, Mar 1, 2019 at 4:26 PM Bryan Cooper
<CooperB@cambridge.ca<mailto:CooperB@cambridge.ca>> wrote:
Hi Scott, I have followed up with Transportation on this and will be in touch.
Thanks
Bryan
Bryan Cooper MCIP, RPP
Senior Planner
City of Cambridge, Community Development Department Development Planning Division
50 Dickson Street, 3rd floor
PO Box 669, Cambridge ON N1R 5W8
cooperb@cambridge.ca<mailto:cooperb@cambridge.ca>
Tel: (519) 623-1340 ext 4598
Fax: (519)740-9545
TTY:(519)623-6691
From: Scott Patterson [mailto:scott@lpplan.com<mailto:scott@lpplan.com>]
Sent: Friday, March 01, 2019 12:41 PM
To: Bryan Cooper
Cc: 'Sean O'Neill'
Subject: 448 River Road (P-1051)
Hi Bryan
Touching base on this property and the meeting we had at City Hall. Any comments to pass along?
SP

Scott J. Patterson, BA, CPT, MCIP, RPP
Senior Planner, Principal
Labreche Patterson & Associates Inc.
Professional Planners, Development Consultants, Project Managers 330-F Trillium Drive, Kitchener, ON
N2E 3J2
P: 519.896.5955 | F: 519.896.5355
E: scott@lpplan.com<mailto:scott@lpplan.com>
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