
 

   

 

Planning Justification Report and 
Urban Design Brief 

 

600 Myers Road, City of 
Cambridge 
 

Will-O Homes 

 

Draft Plan of Subdivision and Zoning 
By-law Amendment Applications 

 

 

 

June 2017 
  



 

   

 

Planning Justification Report and 
Urban Design Brief 

 

600 MYERS ROAD, 
CITY OF CAMBRIDGE 

 

Draft Plan of Subdivision and Zoning By-law 
Amendment Applications 

 

City of Cambridge 

 
June 2017 

 

Prepared for: 

Will-O Homes 

55 Reinhardt Place 

PO Box 187, Petersburg, ON 

N0B 2H0 

 

Prepared by: 

GSP Group Inc. 

72 Victoria St. S. Suite 201 

Kitchener, ON 

N2G 4Y9 

 



 

Report Title   |   Project Name    i 

GSP Group   |   Date 

Contents 

1. Introduction ......................................................................................................................... 1 

2. Proposed Development ...................................................................................................... 4 

3.  LAND USE POLICY AND REGULATORY CONTEXT ................................................................... 5 

3.1 Provincial Policy Statement, 2014 .......................................................................... 5 

3.2 Growth Plan for the Greater Golden Horseshoe - 2006 ............................................. 6 

3.2 Growth Plan for the Greater Golden Horseshoe – 2017 ............................................ 7 

3.4 Region of Waterloo Official Plan (ROP) ..................................................................... 7 

3.5 City of Cambridge Official Plan – Land Use Development Policies ............................ 9 

3.6 City of Cambridge Official Plan – Urban Design ...................................................... 13 

4. City of Cambridge – Zoning By-law .................................................................................. 19 

4.1 Zoning Regulations.................................................................................................. 19 

4.2 Requested Zoning By-law Relief.............................................................................. 21 

5. Supporting Technical Studies ........................................................................................... 22 

5.1 Stormwater Management ........................................................................................ 22 

5.2 Environmental Noise Impact Assessment ................................................................ 22 

5.3 Functional Servicing Report ..................................................................................... 22 

5.4 Tree Management Plan ........................................................................................... 24 

6. Planning Justification ........................................................................................................ 25 

6.1 Context and Site Suitability ...................................................................................... 25 

6.2 Policy and Regulatory Overview .............................................................................. 25 

6.2.1 Provincial Policy Statement ................................................................... 25 

6.2.2 Growth Plan for the Greater Golden Horseshoe (2006 and 2017) ......... 25 

6.2.3 Region of Waterloo Official Plan ............................................................ 26 

6.2.4 City of Cambridge Official Plan .............................................................. 27 

7. Summary and Conclusions ............................................................................................... 31 

 



 

Planning Justification Report / Urban Design Brief  |   600 Myers Road    1 

GSP Group   |   June 2017 

1. Introduction 

Will-O Homes have applied for Draft Plan of Subdivision and Zoning By-law Amendment 

Approvals (herein the Proposed Applications) in order to facilitate the development of six (6) lots 

for semi-detached residential dwellings (total of 12 dwelling units) and two blocks for street 

fronting townhouse dwellings accommodating a total of nine (9) street fronting townhouse 

dwelling units (herein the Proposed Development) as shown on Figure 2.  The Proposed 

Development is specific to the existing property located at 600 Myers Road in the City of 

Cambridge (herein the Subject Property) as shown below.   
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This Planning Justification Report has been prepared in support of the proposed Draft Plan of 

Subdivision and Zoning By-law Amendment applications for the Site. To this end, this Report is 

structured to provide:  

 

 A description of the Site, its existing physical conditions and its context within the 

surrounding community; 

 An outline of the proposed Draft Plan of Subdivision and Zoning By-law Amendment 

for the Site; 

 An overview of the relevant planning policy and regulations that affect the proposed 

planning applications, including Provincial, Regional and City policy and regulations;  

 A summary of each of the technical reports; 

 A planning assessment of the proposed planning applications with respect to the 

relevant policy and regulatory frameworks, and a planning opinion and justification 

for the proposed planning application. 
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2. Proposed Development 

The Subject Property has 45m of frontage along Myers Road and 194 m of flankage along Lisbon 

Pines Drive which provides for a total site area of 0.89 ha.  The Proposed Development is for a 

mix of semi-detached residential dwellings along with street fronting townhouse dwellings.  A total 

of 21 dwelling units will be provided.  The Proposed Draft Plan provides for a requested road 

widening along Myers Road (requested by the Region of Waterloo) and a Block for a future road 

right-of-way aligned with Slater Street to the east.  

 

Surrounding land uses include residential uses to the north and east, institutional and commercial 

uses to the south (along Myers Road) and large lot residential uses to the west.  Block 9 is being 

provided for a future road connection to the west.  The City has requested this Block to 

accommodate any future development that may occur on the large residential lots to the west.   

 

The Semi-detached units will have shared driveways with ingress/egress from Lisbon Pines 

Drive.  The street fronting townhouse units will also have private driveway access to Lisbon Pines 

Drive.  The ultimate creation of the lots for the street fronting townhouse units will be subject to a 

Part Lot Control Application which will also provide the appropriate rear yard easements.   

 

To accommodate the Proposed Development as currently configured, a site specific zoning by-

law amendment will be required.  The details of the site specific amendments are further spelled 

out in Section 4 of this report.           
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3.  LAND USE POLICY AND REGULATORY CONTEXT 

This section provides a description of the current and emerging land use policies and regulatory 

context applicable to the Proposed Development. The analysis of the Proposed Development is 

based on the following policy framework. 

3.1 Provincial Policy Statement, 2014 

The 2014 Provincial Policy Statement (the “PPS”) provides policy direction on matters of provincial 

interest related to land use planning and development. The PPS is issued under the authority of 

Section 3 of the Planning Act and came into effect April 30, 2014. Section 3 requires that “decisions 

affecting planning matters shall be consistent with the policy statements issued under the Act”. 

The PPS focuses on building strong, healthy, and liveable communities by encouraging efficient 

and cost effective development and land use patterns. Key policies to achieve this objective are 

provided below. 

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 in mix of residential (including 

second units, affordable housing and housing for older persons), 

employment (including industrial, commercial), institutional (including 

places of worship, cemeteries and long-term care homes), recreational, 

park and open space, and other uses to meet long term needs; 

c) avoiding development and land use patterns which may cause 

environmental or public health and safety concerns; 

d) avoiding development and land use patterns that would prevent the 

efficient expansion of settlement areas in those areas which are adjacent 

or close to settlement areas; 

e) promoting cost-effective development standards to minimize land 

consumption and servicing costs; 

 

The PPS promotes intensification and redevelopment through a number of policies, including Policy 

1.1.2, which states that “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”. 

 

Policy 1.1.3 provides polices related to settlement areas, stating that settlement areas shall be the 

focus of growth and development.  Policy 1.1.3.4 promotes appropriate development standards, 
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intensification, redevelopment and compact form.  Policy 1.1.3.6 states that new development 

within designated growth areas shall be located adjacent to the existing built-up area and shall have 

“a compact form, mix of uses and densities that allow for the efficient use of land, infrastructure and 

public service facilities”. 

 

Section 1.4 provides policies related to housing and states that an appropriate range of housing 

types and densities shall be provided to meet the needs of current and future residents. Policy 1.4.3 

promotes new housing that efficiently uses land, resources, infrastructure and public service 

facilities.  Development standards for new residential development are promoted to minimize 

housing costs and facilitate compact form. 

The PPS provides policy direction with respect to Infrastructure in Section 1.6.  Specifically, 

intensification within settlement areas on municipal services (water and sewage) is promoted in 

Section 1.6.6.1 and direction for Planning Authorities to protect for and plan for rights-of-way to 

protect for future needs is outlined in Section 1.6.8.1. 

In summary, the PPS promotes intensification, compact development and the efficient use of land 

and infrastructure as well as the provision of a range of housing types and densities. The PPS 

supports efficient and cost-effective land use patterns and encourages new development to occur 

adjacent to the existing built-up area.   

3.2 Growth Plan for the Greater Golden Horseshoe - 2006 

The Province released the Growth Plan for the Greater Golden Horseshoe (the “Growth Plan”) in 

2006 to manage growth in Ontario. The guiding principles of the Growth Plan include (but are not 

limited to): 

 building compact, vibrant and complete communities; 

 planning to accommodate growth and supporting a competitive economy; 

 protecting and conserving natural resources; 

 optimizing existing infrastructure to support a compact efficient form of growth; 

 offering a range of housing types; 

 discouraging urban sprawl and protecting agricultural and open space land; 

The Subject Property is located with-in the Built-Up Area of the City of Cambridge.  Policies for 

Managing Growth are outlined in Section 2.2.2.  Growth is directed to the built-up area through 

intensification and better use of existing services and infrastructure.  A minimum of 40 percent of 

all new growth is to be accommodated in the built-up area (Section 2.2.3). 

  

The Growth Plan does not provide specific density targets for the Built-Up Area.  Density targets 

are provided for Urban Growth Centres (typically downtowns) and for Greenfield Areas.  Section 

2.2.7 outlines specific policies for designated Greenfield Areas. New development in designated 
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Greenfield Areas is intended to achieve a minimum density target of 50 residents and jobs 

combined per hectare. While densities within the Urban Growth Centres in Cambridge are intended 

to achieve a density of 150 residents/job per hectare (Section 2.2.4).  

 

Planning for the efficient use of the existing infrastructure and transit services is promoted through 

the policies of Section 3 of the Growth Plan. 

 

In summary, the Growth Plan directs growth to the built-up area, discourages urban sprawl and the 

consumption of agricultural land for urban land uses and promotes new development to be of a 

suitable scale and density to support complete communities. 

 

3.2 Growth Plan for the Greater Golden Horseshoe – 2017 

On May 18, 2017 the Province released an updated Growth Plan for the Greater Golden 

Horseshoe.  The updated version of the Growth Plan come into effect on July 1, 2017.  Key 

changes from the policies noted above include directing 60 percent of new residential 

development to the built up area by 2031 and at least 50 percent by 2022.   

 

Greenfield development will be expected to achieve a density target of 60 residents and jobs per 

hectare for existing designated land and a minimum density target of 80 residents and jobs per 

hectare for any newly designated land.   

 

Growth and development will continue to be promoted within the built-up area making efficient 

use of existing infrastructure and services along with increased recognition and promotion of a 

range of household types and sizes. 

 

3.4 Region of Waterloo Official Plan (ROP) 

 

The Region of Waterloo Official Plan (ROP) was adopted by the Region of Waterloo in June 2009 

and received final approval from the Ontario Municipal Board in June 2016. The ROP provides 

goals and objectives for future growth and development within the Region. The overall goal of the 

new Regional Official Plan is to promote “balanced growth by directing a greater share of 

development towards the existing Built-Up Area and by contributing to the creation of complete 

communities in Urban and Township Designated Greenfield Areas”.   

 

The Site is within the “Built-Up Area” on Map 3A of the Regional Official Plan (See Figure 3). The 

Built-Up Area is intended to accommodate a minimum of 45 percent of all new residential growth 

occurring annually in the Region.  With respect to planning applications within the Built-Up Area, 

the Region seeks to ensure the creation of complete communities; densities and a mix of land uses 

that support walking, cycling, and transit use; development that respects the character and context 
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of surrounding established neighbourhoods; and building designs that incorporate energy 

conservation practices as outlined in Section 2.D.1. 
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Development adjacent to areas serviced by higher order transit service, such as Myers Road are 

promoted to develop at densities that support transit, provide a mix of land uses and fosters 

walkability as per Section 2.D.2. 

Policy 2.D.17 outlines a density target of 55 residents and jobs combined per hectare for Greenfield 

Areas along with a development pattern that supports the integration of existing or future transit 

networks and is serviced by municipal drinking water and wastewater services.  While the Subject 

Property is within the Built-up Area and not the Greenfield Area the density target is important to 

provide a baseline for comparison purposes.  

 

A range and mix of housing types are promoted by the ROP.  Policy 3.A.2 states that area 

municipalities are to plan for an appropriate range of housing (i.e. form, tenure, density and 

affordability) to meet the needs of current and future residents; policy 3.A.3 encourages area 

municipalities to permit, wherever appropriate, individual lot intensification where “health, safety, 

servicing and other reasonable standards or criteria can be met”.  

Section 5 of the ROP provides policy guidance for the integration of and efficient use of 
municipal infrastructure. Myers Road is a Regional Controlled Access Road and as such 
access directly to Myers Road is not permitted from the Proposed Development.  Further in 
accordance with ROP policies (Section 5.A.3) a road widening along the Myers Road frontage 
of the Subject Property will be provided to the Region (shown as Block 10 on the Draft Plan).   

 

3.5 City of Cambridge Official Plan – Land Use Development Policies 

The City of Cambridge 2012 Official Plan (the OP) is a policy document providing direction for 

general land use in the City. The OP guides growth and development over the long-term to meet 

the community's needs. A review of the land use and development policies of the OP are 

undertaken below.  A separate section of this report (Section 3.6) is devoted solely to Urban 

Design.  

 

The Subject Property is located within the Built-Up Area of the City of Cambridge (see Figure 4) 

and is designated Low/Medium Density Residential in the Official Plan (see Figure 5).  Section 

8.4.6 of the Official Plan permits a residential density of up to 40 units per hectare for the 

Low/Medium Density Residential designation.  Where municipal water supply and municipal 

wastewater systems are currently available land may be developed and used for single detached 

dwellings, townhouses and/or walk up apartments (OP Section 8.4.6.9). 
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Planning Justification Report / Urban Design Brief  |   600 Myers Road    11 

GSP Group   |   June 2017 
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Residential Compatibility criteria are outlined in Section 8.4.2.  Factors to be taken into 

consideration for new residential development include: 

a) the density, scale, height, massing, visual impact, building materials, orientation 

and architectural character of neighbouring buildings and the proposed 

development; 

c) the continued viability of neighbouring land uses; 

d) pedestrian and vehicular movement and linkages, as well as parking requirements 

and design in both existing development and proposed developments; 

e) landscaping, setbacks, sun and shadow effects, wind effects, signage, lighting and 

buffering of existing development and proposed developments; 

h) transportation implications; and 

i) transitions between different land uses and between sites having varying permitted 

uses. 

 

In addition to the above criteria the OP directs that intensification within existing neighbourhoods 

will be minor in nature and will be compatible with the surrounding neighbourhood character. To 

determine if development is minor in nature a review of comparable building heights (within two 

storeys of neighbouring buildings), building massing and scale, lot coverage and setbacks along 

with architectural details and  are to be reviewed. 

 

Further to the above compatibility criteria section 8.4.3 of the OP provides a list of criteria for 

locating multi-unit residential forms of development. These criteria review locational factors such 

as: 

a) location on an arterial or collector road and traffic generation; 

b) located within reasonable distance of public transit, recreational open space, 

shopping facilities and within convenient walking distance of an elementary school; 

c) has a suitable size and configuration to: 

i. for appropriate integration of on-site vehicular and pedestrian traffic; 

ii. for emergency vehicles; 

iii. for on-site landscaping and amenity areas; 

iv. for stormwater management features/facilities. 

d) provides for a compatible building design, height and setbacks to surrounding land 

uses; and 

e) protects the natural environment and cultural heritage resources. 
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Supportive of the above policies are the policies contained in Section 2.6 of the OP which 

promote growth and intensification within the Built-Up Area.  Intensification within the Built-Up 

Area is to provide a mix of land uses and housing types, be supportive of walking and transit, 

achieve higher densities than surrounding areas where appropriate and provide a compatible built 

form.  Infill and intensification within existing neighbourhoods is to be minor in nature and should 

respect the existing character and provide connections and linkages where possible.   

 

The City of Cambridge Official Plan contains general residential land use policies in Section 2.8.  

The policies state that on residential land the City will encourage the development of a wide range 

of housing types and tenures, promote compatible urban design, promote balanced 

intensification, support multi-unit developments and promote active transportation and linkages to 

public transit.  

 

Section 6 of the OP provides policy direction for Transportation and Infrastructure.  The policies 

promote collaboration with the Region of Waterloo to ensure adequate water and wastewater 

services and to coordinate the local and regional road network.  Myers Road is a Regional road 

with access control dictated by the Region.  Lisbon Pines Drive is a local road.  Block 9 on Draft 

Plan allows for a right-of-way of 18.5 metres for the provision of a future local road.  Section 6.3 

allows a local road to have a right-of-way width of 18.5 metres to 20 metres.  Section 6.5 provides 

the policy direction to allow for road widenings along Regional Roads (Myers Road).  

 

Section 7.8 of the Official Plan provides the policy framework for the dedication of parkland.  

Section 7.8 c) allows for the payment of cash-in-lieu of parkland dedication when physical land is 

not required to meet local parkland needs.   

     

3.6 City of Cambridge Official Plan – Urban Design 

Section 5 of the OP provides policy direction and the foundation for the provision of a high 

standard of urban design.  Below is a review of the relevant policies along with a summary of how 

these policies are addressed by the Proposed Development.  

 

Policy: The design of our built environment will promote sustainable, healthy and active living. 

 

The Proposed Development seeks to intensify an existing underutilized parcel of land though the 

introduction of semi-detached and street fronting townhouse units.  The intensified use of the 

Subject Property supports sustainability by accommodating a total of 21 dwelling units on a 

property that currently contains one.   

 

The Proposed Development utilizes the existing street network (Lisbon Pines Drive) and provides 

for a future road connection to the west (Block 9 – on the Draft Plan).  Sidewalks and 

neighbourhood connectivity will be maintained following the completion of the Proposed 
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Development.  The Proposed Development introduces new housing types to the surrounding 

neighbourhood.  The Proposed Development will consist of semi-detached and street fronting 

townhouse units.  These units will provide for a greater range of housing opportunities within the 

surrounding area which predominantly consists of single detached dwellings.  

 

Policy:  Development within higher frequency transit stops will be planned and designed on the 

principals of transit oriented development, compact urban form and pedestrian safety and 

sidewalks 

 

The Proposed Development is located along a Regional Arterial Road (Myers Road) and a local 

road (Lisbon Pines Drive).  The Proposed Development represents a higher density of 

development than that of the surrounding neighbourhood.  Grand River Transit operates Transit 

Route 54 along Lisbon Pines Drive (directly in front of the Subject Property) and approximately 

575 metres west of the Subject Property is Transit Route 59 along Myers Road and Franklin Blvd.   

 

SITE 

Existing Transit Stops 
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The pedestrian environment will be maintained along both Myers Road and Lisbon Pines Drive as 

the existing sidewalks will be maintained and replaced / repaired as necessary.  The Proposed 

Development has adequate off-site parking to accommodate vehicles and sufficient yard setbacks 

to distinguish between the private and public realms.  

 

Policy: Protection of Views and Vistas 

 

The Subject Property has a rolling topography with a slight increase in grade as you head north 

along Lisbon Pines Drive.  Surrounding land uses are mainly residential and 

commercial/institutional (along Myers Road) there are not any significant views or vistas that will 

be obstructed by the Proposed Development.   The Proposed semi-detached and street fronting 

townhouse units will be placed parallel to Lisbon Pines Drive and will reflect the existing lotting 

fabric on the east side of Lisbon Pines Drive. 

 

Policy: Protection of the Public Realm and Sustainable Design 

 

The Proposed Development will maintain the existing sidewalks along Lisbon Pines Drive and 

Myers Road.  Setbacks from the sidewalks will be appropriate to ensure driveways and parking 

will not interfere with the public use and enjoyment of the sidewalk network.  Infrastructure and 

utilities will be coordinated with the various providers and will be placed underground where 

appropriate.   

Existing asphalt trail along Myers Road and sidewalk along Lisbon Pine Drive to remain following development 
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Policy: Gateways and Key Intersections 

 

The intersection of Myers Road and Lisbon Pines Drive is not a key intersection or a gateway into 

the City.  This is a mid-block intersection.  However, the design of the corner units will address 

both street frontages through a coordinated built form and landscaping treatment.  This includes 

considerations for a complementary and coordinated treatment of side building elevations and 

landscape treatments.  

    

Policy: Compatible Site Development and Buildings 

 

The Proposed Development will introduce a built form that is similar to that of the surrounding 

neighbourhood in terms of the placement and orientation of the dwellings on the Subject Property.  

The semi-detached units and street fronting townhouse units will face Lisbon Pines Drive with 

driveway connections also from Lisbon Pines Drive.  The two-storey height of the proposed units 

is consistent with the prevailing low-rise form in the surrounding community.   

 

The semi-detached and street fronting townhouse units will maintain is similar front yard setback 

to the surrounding built form and corner units will be designed with articulation and design 

treatments including windows on exterior side walls and will avoid presenting blank facades.  

Proposed Street fronting townhouse units (optional double car garage for end units) 
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Proposed Semi-detached Unit (Optional 2 car garage for corner lots) 

 

Policy:  Accessibility / Universal Design 

 

The Proposed Development and the specific units themselves will be designed and built in 

compliance with all applicable acts and codes.  Universal accessibility will be considered at the 

detailed design stage for all buildings within the Proposed Development.  

 

Policy: Safety and CPTED Principals 

 

The Proposed Development is for street fronting dwellings fronting onto the public space (street 

and sidewalk network) and for private rear yard amenity space.  The Proposed Development 

avoids the creation of secluded areas and by the nature of the unit types proposed will have clear 

demarcation of ingress and egress areas (ie. front doors).  Street lighting will be provided as 

required by the local utility and all dwellings will be fitted with exterior lighting.   
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Policy: Parking 

 

The Proposed Development is for freehold unit ownership.  Therefore, each dwelling will have a 

private driveway and garage space for parking.  There is no communal parking proposed.  All 

parking areas (private driveways) will be paved in a suitable material and will have direct access 

to Lisbon Pines Drive.   

 

 

Policy: Signage and Public Art 

 

The Proposed Development will not require any signage.  The Proposed Development does not 

provide for any common amenity or public property (save for the future road stub – Block 9)   
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4. City of Cambridge – Zoning By-law 

4.1 Zoning Regulations 

 

The Subject Property is currently zoned Residential (R4) Zone (see Figure 6).  The R4 zone does 

not permit the Proposed Development.  A Zoning By-law Amendment is required to rezone the 

Subject Property to a Residential Multiple (RM4) Special Zone.  The RM4 Zone permits both 

semi-detached dwellings and street fronting townhouse units (defined as attached one-family 

dwellings) in the zoning by-law. 



 

Planning Justification Report / Urban Design Brief  |   600 Myers Road    20 

GSP Group   |   June 2017 

 

Below a summary of the Zoning By-law requirements and the requested site specific regulations 

are provided: 

 

TABLE 1: 

Semi-Detached Lots (Lots 1 – 6): 

Based on Section 3.1.2.3 - Site Development Specifications for Semi-Detached One-Family 

Dwellings in RM4 and RS-Class Zones 

Regulation Required Provided / Requested 

Minimum Lot frontage (m) 9 m 7.62 m* 

Corner lot frontage (m) 13 m 16 m 

Minimum lot area – each unit (sq. m) 270 sq. m 347 sq. m 

Corner lot area (sq. m) 390 sq. m 729.6 sq. m 

Minimum front yard (m) 6 m 6 m 

Minimum interior side yard (m) 1.2 m 1.2 m 

Minimum exterior side yard (m) 6 m 6 m 

Minimum rear yard (m) 7.5 m 7.5 m 

Maximum lot coverage (% lot area) 40% 40 % 

* site specific regulation requested.  

 

TABLE 2:  

Street Fronting Townhouse Units (Attached One-Family Dwellings) (Blocks 7 & 8): 

Based on Section 3.1.2.5 – Site Development Specifications for Linear Development of 

Residential Uses Other than Apartment Houses in RM-Class Zones – Attached One Family 

Dwellings (row house) in the RM4 Zone     

Regulation Required Provided / Requested 

Minimum Lot frontage (m) 5.5 m per dwelling unit 6.5 m 

Corner lot frontage (m) N/A N/A 

Minimum lot area – each unit (sq. m) 165 sq. m / dwelling unit 296 sq. m 

Corner lot area (sq. m) N/A N/A 

Minimum front yard (m) 6 m 6 m 

Minimum interior side yard (m) 3 m (abutting – R zone) 1.2 m* 

Minimum exterior side yard (m) 6 m 3.4 m* 

Minimum rear yard (m) 7.5 m 7.5 m 

Maximum lot coverage (% lot area) 40% 40 % 

Maximum number of attached 

dwelling units 

6 5 

Minimum landscaped open space 30% 30% 

*site specific regulation requested. 
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4.2 Requested Zoning By-law Relief 

As outlined in Table 1 and Table 2 above site specific relief is required for minimum lot frontage 

for the Semi-Detached lots and minimum side yard (interior and exterior) for the street fronting 

townhouse units.   

 

The requested reduction in lot frontage for the semi-detached lots is requested for two reasons.  

Firstly, to accommodate the specific unit that is proposed to be built and secondly due to the 

depth of the lots a larger lot width is not required to satisfy the total lot area requirements.  The 

individual lot depths are 45.6m, with a frontage of 7.62m a total lot area of 347 sq. m is achieved 

whereas the By-law requires 270 sq. m.  The proposed dwellings will be able to satisfy all other 

zoning by-law requirements with the requested reduction in lot width.   

 

The requested reductions in setbacks for the street fronting townhouse units are a result of having 

to provide a future road stub (Block 9) to allow for a future street connection to the west.  From a 

land use planning perspective, it makes sense to provide the block for the future street connection 

should the land to the west ever develop in a comprehensive fashion.  However, in a practical on 

the ground perspective the provision of this Block impacts the efficiency of the overall 

developable area.     

 

 

 

 

 

 

 

 

 

  

Exis
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Buil
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5. Supporting Technical Studies 

5.1 Stormwater Management  

The stormwater management scheme will see the lots graded with split drainage.  Stormwater 

generated on the front half of the site will be directed towards Lisbon Pines Drive.  Rear-yard 

catch basins are proposed to collect stormwater discharge and convey it to the existing 750mm 

diameter storm sewer on Lisbon Pines Drive.  In order to ensure that drainage from the rear part 

of the proposed lots is towards a legal outlet in the major storm events, the grading design for the 

site directs the major flows towards the Myers Road right of way, instead of towards adjacent 

properties. 

 

5.2 Environmental Noise Impact Assessment 

The Environmental Noise Impact Assessment was completed for the Subject Property at 600 

Myers Road in support of draft plan approval.  

 

The Environmental Noise Impact study was completed in conformance with guidelines set by the 

Ontario Ministry of the Environment and Regional Municipality of Waterloo. 

 

The analysis was done using STAMSON 5.03 with traffic volumes from the Regional 

Municipality of Waterloo, road profiles for Myers Road, and the proposed grading plan for the 

Proposed Development. Traffic noise is the predominant noise generator for the site. Nearby 

rooftop HVAC equipment was noted to the south (elementary school) but due to a separation of 

±80m, it was not anticipated to be a concern. 

 

The Proposed Development configuration results in daytime and night time noise levels at the 

outdoor and indoor living areas for the south part of lot 1 exceeding the allowable noise levels. As 

a result, Noise Warning Clauses with the provision for air conditioning are required for the south 

part of lot 1.  No other noise attenuation measures are required for the development. 

 

5.3 Functional Servicing Report 

Sanitary Servicing: 

 

The Proposed Development (9 townhouse units and 12 semi-detached units) will generate peak 

flows of approximately 2.3L/s. This peak flow rate is about 6% of the capacity of the 250mm 

diameter sewer on Lisbon Pines Drive. Under the current R4 zoning flows from the lands were 

2.5% of the capacity of the existing sewer. 

 

The existing sanitary sewers on Lisbon Pines Drive are approximately 8 metres below the 

centerline road elevation. Rather than create deep excavations for the proposed residential 
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sanitary sewer connections, a proposed local sewer system will collect the sanitary sewerage. 

The local sewer system will connect to the existing 250mm sanitary sewer mainline on Lisbon 

Pines with external drop structures. 

 

An MOECC ECA will be required for the proposed local sewer system and will be submitted 

together with a future submission. 

 

Water Servicing: 

 

The existing watermain on Lisbon Pines Drive is a 200mm diameter PVC main. Fire hydrants are 

located at the northeast corner of Myers Road and Lisbon Pines Drive as well as between Slater 

Street and Myers Road, directly across from the Subject Property. The Region of Waterloo has 

provided pressure information for the watermain junction located on Lisbon Pines Drive and 

Slater Street detailing a design flow of 321.3 L/s. 

 

The proposed residential development will connect individual services to the existing 200mm 

watermain on Lisbon Pines Drive. Water demands for the proposed development were calculated 

for domestic use and both Fire Underwriters Survey (FUS) and Ontario Building Code (OBC) fire- 

fighting flows.  Domestic water demands are insignificant to both the OBC and FUS fire-fighting 

flows for the Proposed Development. The maximum fire-fighting water demand of 133 L/s can be 

met by the existing water system on Lisbon Pines Drive to support the Proposed Development. 

 

Storm Servicing: 

 

Rear-yard catch basins are proposed to convey runoff from the rear yards of both the semi-

detached and townhouse units to the existing municipal storm sewer along Lisbon Pines Drive. 

Overland flows from the rear yards – that is, flows in storm events greater than the 5-year event – 

are proposed to be conveyed in a grassed swale discharging to the Myers Road right of way. 

Storm runoff from the front lots of the Proposed Development will discharge uncontrolled to 

Lisbon Pines Drive.  

 

Grading and Drainage: 

 

The Proposed Development is to front on to Lisbon Pines Drive and the overall lot grading for the 

site has developed in conjunction with City of Cambridge Standard Drawings C129 and C130.  

 

The lots are proposed to be split drainage in order to most closely match the existing topography 

for the site. 
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The proposed side yard grading between the townhouse blocks will work with the future extension 

of Slater Street in the designated 18.5m right of way as per City of Cambridge Standard Drawing 

C105. As both side yards are at 2.5%, the road extension will be as well; a low point will result 

between the existing curb on Lisbon Pines Drive and the proposed sidewalk. The right of way will 

be constructed as a grassed block for this development. 

 

Utilities: 

 

The following utility companies have responded with their ability to service the Proposed 

Development: 

 Energy + 

o The area is serviced by a combination of overhead and underground conductors, 

no concerns were identified. 

 Bell Canada 

o Bell has not responded at this time. 

 Rogers Cable 

o There are existing cable lines along the property; no concerns were identified. 

 Union Gas 

o There is an existing line on Lisbon Pines Drive.  Union Gas has not responded at 

this time.  

 

5.4 Tree Management Plan 

 

A Tree Inventory and Management plan has been prepared.  A total of 44 trees were tagged on 

site.  A majority of the trees on the Subject Property will be removed as a result of the Proposed 

Development.  A Large Oak Tree and Cedar hedgerow are proposed to be protected and 

maintained as a buffer along the northern property line (rear yard area of the homes fronting on to 

Santa Maria Drive.  Additionally, a Cedar Hedgerow is identified for protection in the southwest of 

the Subject Property.  Tree protection fencing is proposed and all grading and site work activities 

will be undertaken beyond the limits of the proposed tree protection fencing.   
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6. Planning Justification 

6.1 Context and Site Suitability 

The Subject Property is a large rectangle with a total area of 0.89 ha. The narrow side of the 

rectangular parcel is located along Myers Road and is approximately 45 m in length.  The long 

side of the rectangle has approximately 194 m of flankage along Lisbon Pines Drive.  The 

surrounding area is predominantly a stable residential area with single detached homes fronting 

onto Lisbon Pines Drive and Myers Road.  Along the south side of Myers Road there are 

institutional and commercial land uses.  The Subject Property is currently surrounded by a larger 

cedar hedgerow.  Views into the Site from Lisbon Pines Drive are not possible due to the existing 

hedgerow.     

 

As previously noted and further reviewed below the Subject Property is currently designated for 

residential uses (low/medium density residential) and requires a Zoning By-law Amendment to 

site specifically permit the Proposed Development.   The following sections of this report will 

address the policy and regulatory framework that guides land use and development on the 

Subject Property.   

 

6.2 Policy and Regulatory Overview 

 

6.2.1 Provincial Policy Statement 

The Proposed Development is consistent with the Provincial Policy Statement (PPS).  

Intensification and redevelopment are promoted by the PPS.  Similarly, the efficient use of land 

and existing infrastructure are promoted.   

 

The Proposed Development supports the creation of healthy, livable and safe communities 

through providing a range and mix of housing types (semi-detached and street fronting 

townhouse units), providing for future development through the provision of a block of land for a 

future road and by utilizing existing infrastructure to service the property.   

 

The Subject Property is within the City of Cambridge urban limits and as promoted in Section 

1.1.3.6 provides a compact form and mix of densities that efficiently uses land and infrastructure.  

The Proposed Development will be serviced with municipal water and wastewater services and 

does not propose an unjustified or uneconomical expansion of these services.    

 

6.2.2 Growth Plan for the Greater Golden Horseshoe (2006 and 2017) 

The Proposed Development Conforms to the Growth Plan for the Greater Golden Horseshoe, 

2006 and to the updated 2017 Growth Plan.  The Subject Property is situated within the Built-Up 

Area of the City of Cambridge and provides for a density that is in keeping with the Growth Plan 
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targets.  The Proposed Development will provide a density of approximately 23.5 units per 

hectare.  On a persons per hectare basis a blended population density of 2.84 persons per unit 

across the Proposed Development would result in a persons per hectare density of 67.  The 

blended rate of 2.84 persons is the median between 2.44 persons per unit for townhouse units 

and 3.25 persons per unit for semi-detached units as utilize by the Region of Waterloo.   

 

The Growth Plan directs a minimum of 40% of all new development to be within the Built-Up 

Area.  The Proposed Development is within the Built-up Area and supports this target.  As noted, 

the Proposed Development will make efficient use of the existing infrastructure and further 

supports existing transit by adding approximately 60 new residents to the area.  

 

The scale and density of the Proposed Development is compatible with the surrounding land 

uses, efficiently utilizes land within the Built-up Area and does not contribute to urban sprawl.   

 

6.2.3 Region of Waterloo Official Plan 

The Proposed Development conforms to the Region of Waterloo Official Plan.  The Region of 

Waterloo Official Plan (ROP) promotes “balanced growth by directing a greater share of 

development to the existing built-up area.” The Proposed Development is located within the Built-

up Area of the City of Cambridge and supports the Growth Plan and ROP targets of 

accommodating a significant amount of new residential growth within the Built-Up Area.   

 

Development applications in the Built-Up Area are to contribute to complete communities, be 

transit supportive while respecting the existing character of the area.  The Proposed Development 

contributes to a complete community by providing new forms of housing, being semi-detached 

and street fronting townhouse units to an area that predominantly consists of single detached 

dwellings.  The Proposed Development intensifies an existing underutilized parcel of land and 

provides additional population density to the area which will support public transit.  The Proposed 

Development will respect the current built form of homes facing on to Lisbon Pines Drive and will 

present with a similar street wall as the adjacent single detached homes.   

 

A density target of 55 residents and jobs per hectare along with a development pattern that 

supports the integration of existing transit networks and existing infrastructure is outlined in Policy 

2.D.17 for the Greenfield Area.  While the Proposed Development is within the Built-up Area it is 

not within a higher order area such as an Urban Growth Centre, Major Transit Station Area or a 

Major Local Node or Corridor.  As such the ROP does not provide specific density target.  

However, by way of comparison of the requirements within the Greenfield Area, the Proposed 

Development will provide for a density of approximately 67 persons per hectare.  Further, the 

Proposed Development supports an increase in the overall density targets in the City of 

Cambridge Urban Area with a compatible form of development.  As noted, the additional 
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residents are anticipated to help to support the existing transit network and the Proposed 

Development will be serviced by existing municipal infrastructure.    

 

6.2.4 City of Cambridge Official Plan 

The Proposed Development conforms to the City of Cambridge Official Plan.  The Subject 

Property is located within the identified Built-Up Area of the City of Cambridge and is designated 

Low/Medium Density Residential in the Official Plan.  The Low/Medium Density Designation 

permits a maximum density of 40 units per hectare.  The Proposed Development provides a 

density of 23.5 units per hectare of land.  The overall density is slightly lower than it otherwise 

may be for this type of development due to the depth of the proposed lots to be created.  The 

Proposed Development will have lots with a depth of approximately 45 metres whereas most 

contemporary development would provide lot depths of 30 metres.  The lot depth is a factor of the 

shape and configuration of the existing parcel of land.  

 

The City OP provides compatibility criteria for new residential development in Section 8.4.2.  A 

review of these criteria is undertaken below. 

 

Density, scale, massing, visual impact, orientation and architectural character of 

neighbouring buildings and the proposed development: 

 

The density of the Proposed Development is slightly higher than that of the surrounding 

neighbourhood.  Whereas the single detached lots on the east side of Lisbon Pines Drive have a 

frontage of approximately 15 metres each, the Proposed Development proposes a frontage of 

15.24 metres for a semi-detached dwelling (each lot having a frontage of 7.62 metres).  With 

Semi-detached units the density along the street will feel compatible with single detached homes 

across the street as they present as one building, with one shared driveway and similar side yard 

setbacks as would be found on a single detached dwelling.   

 

The scale and massing of the semi-detached 

units will be reflective of the single detached 

homes across the street in terms of building 

footprint and building heights.  The semi-

detached units (shown to the left) and street 

fronting townhouse units will be two storeys in 

height same as the surrounding single detached 

homes.   

 

The orientation of the semi-detached and street 

fronting townhouse units will be consistent with 

the established neighbourhood character.  The 
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established character has front doors and driveways facing towards Lisbon Pines Drive, the 

Proposed Development will replicate this design.   

 

The continued viability of neighbouring land uses: 

 

The Proposed Development supports the viability of neighbouring land uses.  Currently, the 

Subject property is an underutilized parcel with one dwelling occupying nearly one hectare of 

land.  Contemporary development within the identified Built-Up Area of the City is required to 

provide a more efficient use of land and resources.  The Proposed Development proposes low 

density residential development in an existing low density neighbourhood.  While the form of 

housing may be different, the overall densities are not vastly different.  The established residential 

character and viability of the area will not be undermined by the Proposed Development.  

 

Pedestrian and vehicular movement and linkages along with parking requirements: 

 

Municipal sidewalks/asphalt trails are already existing along Myers Road and Lisbon Pines Drive.  

The Proposed Development will maintain the sidewalk/trail and the pedestrian connections they 

provide.  Vehicular movements are accommodated through the existing road network.  The 

Proposed Development provides for a daylighting triangle at the intersection of Lisbon Pines 

Drive and Myers Road (as required by the Region of Waterloo).  Further, the first driveway 

accessing the Proposed Development (Lot One) has been setback from Myers Road in 

accordance with the Region of Waterloo Regional road setback requirements.  

 

Off-street parking is provided by way of a garage and access driveway for each individual 

dwelling unit.  A road widening along Myers Road is identified as Block 10 on the Draft Plan and 

Block 9 will be dedicated to the City of Cambridge for a future road linkage to the west.  

 

Landscaping, setbacks, sun, shadow and wind effects, lighting and buffering:  

 

The Proposed Development provides similar setbacks as that of the surrounding neighbourhood.  

The setbacks are regulated in the Zoning By-law and are to be applied to all yard setbacks for the 

Proposed Development.  Setbacks to all adjoining properties are provided as prescribed in the 

Zoning By-law and it is not anticipated that any negative impacts will occur as a result of the 

proposed setbacks.   

 

The Proposed Development will match the existing built form in terms of building heights (two 

storeys) and is not anticipated to cause any wind or shadow impacts.  Existing hedgerows along 

the northern property line and the southwest property are proposed to be maintained in order to 

provide a buffer between the Proposed Development and the rear yards of the existing dwellings 

fronting on to Santa Maria Drive to the north and the side yard of the dwelling to the west.     
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Transportation implications: 

 

Myers Road is a regionally controlled, limited access roadway.  The Proposed Development does 

not propose any ingress or egress directly to Myers Road.  A road widening is proposed along the 

Myers Road frontage of the Draft Plan.  The road widening block will assist the Region in 

obtaining the ultimate right-of-way width for Myers Road in this location.   

 

Planning for the future, a Block of land is identified in the Draft Plan to provide for a future 

municipal street connection to the land to the west, should it ever be redeveloped.  This Block has 

been proposed at 18.5 metres in width, which is identified as the minimum width for a local street 

in the City Official Plan.   

 

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

 

The Subject Property is situated at the intersection of a Regional Road and a Local Collector 

Road.  The Subject Property and the Proposed Development will provide a transition in land use 

from the large lot single detached dwellings and institutional/commercial uses on Myers Road and 

the more contemporary residential subdivision to the north and east.  The introduction of semi-

detached and street fronting townhouse dwellings is not a significant departure from established 

residential character established along Lisbon Pines Drive and to the north.  

 

The long rectangular shape of the parcel provides for the entire street wall along the west side of 

Lisbon Pines to be developed to a slightly more dense form of housing than what exists along the 

east side.  The linear shape and extent of the parcel once developed will provide for a rounding 

out of this existing neighbourhood.   

 

In addition to the above residential compatibility criteria the City OP contains further criteria for the 

location of multi-unit residential forms of development in Section 8.4.3.  A review of these criteria 

is undertaken below with respect to the proposed street fronting townhouse units.  

 

Location on an arterial or collector road: 

 

Lisbon Pines Drive is a local collector road.  The proposed street fronting townhouse units will 

have direct access through individual driveways to Lisbon Pines Drive.  Traffic impacts are not 

anticipated as a result of the Proposed Development.   
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Located within reasonable distance of public transit, recreational open space, shopping 

facilities and within convenient walking distance of an elementary school: 

 

Grand River Transit operates Transit Route #54 along Lisbon Pines Drive with a stop located 

near the intersection of Lisbon Pines Drive and Myers Road.  Holy Spirit Catholic Elementary 

School is located directly south of the Subject Property on Myers Road and Moffatt Creek Public 

School is located approximately 300 metres to the east of the Subject Property along Myers 

Road. Both school properties provide large areas for recreational open space.   

 

Shopping and commercial uses are located just east of the site on the south side of Myers Road.    

 

Integration of on-site vehicular and pedestrian traffic, emergency vehicle access, 

landscaping and stormwater management: 

 

As the proposed street fronting townhouse units are not proposed within a private condominium 

development matters such as on-site vehicular access and emergency vehicle access are 

mitigated.  Each dwelling will have a private driveway and emergency vehicles will access the 

properties from the public street, same as they would for single detached dwellings.  Stormwater 

is to be collected along the rear of the properties and will conveyed to the storm sewer system as 

per the functional servicing and stormwater management scheme provided by Meritech 

Engineering.   

 

Compatible building design, height and setbacks:  

 

Although the street fronting townhouse units are different from the surrounding single detached 

dwellings they will be compatible in terms of building heights (2 storeys) and will provide similar 

front yard setbacks to the street.  Each unit will have direct driveway access to Lisbon Pines Drive 

the same as the existing single detached dwellings to the east.  

 

Protects the natural environment and cultural heritage resources: 

 

A tree management plan has been completed and recommends retention of the existing cedar 

hedge row along the northern property boundary and in the southwest corner of the property.  

There are no other environmental features on the site.    

 

For the reasons outlined above it is our opinion that the Proposed Development conforms to the 

policy framework provided in the City of Cambridge Official Plan. 
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7. Summary and Conclusions 

GSP Group Inc. on behalf of Will-O Homes have reviewed the Proposed Development and have 

submitted this Planning Justification Report in support of Draft Plan of Subdivision and Zoning By-

law Amendment applications for the property municipally known as 600 Myers Road, Cambridge.   

 

Will-O Homes is proposing a Draft Plan of Subdivision with six semi-detached lots (12 dwellings) 

and two blocks for street fronting townhouse units.  The Zoning By-law Amendment application will 

re-zone the Site from the Residential R4 Zone to a Residential Multiple (RM4) Special Zone. 

 

This Planning Justification Report has provided a description of the Proposed Development, an 

overview and analysis of the provincial, regional and local planning policy framework, and a 

summary of the supporting technical studies. 

 

In summary, the Proposed Development is consistent with the Provincial Policy Statement, 2014, 

conforms to the Growth Plan for the Greater Golden Horseshoe, conforms to the Region of 

Waterloo Official Plan and conforms to City of Cambridge Official Plan.  The Proposed 

Development is supported by the various technical studies that have been undertaken by the 

consultant team, and is suitable for the Site.  The Proposed Development, in our opinion, is 

appropriate and represents good land use planning. 

 


