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1. Introduction 

1.1 Background 

GSP Group have been retained by Huron Creek Developments Inc. (“Huron Creek”) to 

coordinate the preparation and submission of applications for Draft Plan of Subdivision 

and Zoning By-law Amendment for their property located at the terminus of Newman Drive 

in west Cambridge.  The proposed applications are necessary to facilitate the 

development of the subject site for single detached residential lots.  These lots will be built 

on new municipal street extensions from the existing Newman Drive, Rosecliff Place and 

Wilkinson Avenue.  The Draft Plan of Subdivision is also intended to implement the final 

design of the municipal road network in general and Newman Drive in particular as 

identified though the Class Environmental Impact Assessment and Cambridge West 

Master Environmental Servicing Plan (“Cambridge West MESP”).   

 

As noted, the subject property is located within the study limits of the recently approved 

Cambridge West MESP and the draft Cambridge West Community Plan.  The Cambridge 

West Community Plan and subsequent Class Environmental Assessment have identified a 

preferred road alignment for the extension of Newman Drive in a southerly manner 

intersecting with a future extension of Bismark Drive.  The proposed Draft Plan of 

Subdivision herewith submitted reflects the preferred alignment of Newman Drive.  Local 

streets Rosecliff Place and Wilkinson Avenue will be extended from their current terminus 

in the proposed subdivision.      

 

1.2 Purpose and Scope 

This Planning Justification Report has been prepared in support of the proposed Zoning 

By-law Amendment and Draft Plan of Subdivision for the subject site.  To this end, the 

Planning Justification Report is structured to provide: a description of the subject property 

and its physical context within the surrounding community; an overview of the relevant 

planning policy and regulations that affect the proposed planning applications; an outline 

of the proposed Zoning By-law Amendment and Draft Plan of Subdivision; an assessment 

of the proposed planning applications in respect to the relevant policy and regulations; and 

a planning opinion and rationale for the proposed planning applications.   

 

1.3 Technical Studies 

The applications are supported by a number of technical studies.  These studies include: 

 “Environmental Impact Study” prepared by Natural Resource Solutions Inc.; 

 “Vegetation Management Plan” prepared by Natural Resource Solutions Inc. 

 “Functional Servicing Study and Stormwater Management Plan” prepared by 

Meritech Engineering Inc. 
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 “Supplemental Hydrogeological Study” prepared by MTE Consultants Inc. 

 “Cambridge West Traffic Impact Study” prepared by Paradigm Transportation 

Solutions Limited. (Submitted separately in support of Cambridge West Community 

Plan).   

 

As the applications are being submitted concurrently (or at least prior to the final 

approval of the Cambridge West Community Plan) the supporting Traffic Impact Study 

has not been provided with this submission.  It will be provided under separate cover 

and will address the traffic impact for the entire Cambridge West Community.  Further, 

as the Municipal Class EA has not yet concluded the alignment of Newman Drive has 

been chosen to align with the previously identified preferred alignment as stated in the 

Preliminary Evaluation Report prepared jointly by MHBC, MTE, Paradigm and MMM 

Group for the Cambridge West Community.    
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2. Site Overview 

2.1 Description 

The Subject Property is 8.30 hectares in area and is located in west Cambridge as shown 

in Figure 1.  The proposed subdivision is located west of the current terminus of Newman 

Drive.  The draft plan is proposed along an extension of Newman Drive with street 

connections to the east to Rosecliff Place and Wilkinson Avenue.  The proposed draft plan 
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is composed of lots for single-detached dwellings, a park block and a stormwater 

management block, as shown on the Proposed Draft Plan on Figure 2. 
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2.2 Existing Conditions 

The subject property is a combination of former (fallow) and active agricultural lands within 

the north and south halves of the property, respectively, and contains a stormwater 

management pond and forebay at the north end that services the existing adjacent 

residential subdivision.  Deciduous hedgerows line the north boundary of the property, 

portions of the west boundary, and east-west through the centre of the property.  The 

northwest property boundary is located immediately adjacent to the “Hogsback” 

woodland/wetland complex owned by rare Charitable Research Reserve.  

 

Areas of the subject property have been disturbed in the past with the placement of a 

large fill pile along the south property boundary, and additional areas of fill deposited 

within the north half.  The site is regularly walked by local residents and has been subject 

to litter, garbage, and yard waste disposal.  

 

2.3 Community Context 

The subject property is bordered on the west and north by lands owned by rare, on the 

east by an existing residential subdivision, and on the south by active agricultural lands 

that lie within the Cambridge West Community Plan.  The western property boundary 

represents the municipal boundary between the City of Cambridge and the Township of 

North Dumfries.   

 

The subject property is located adjacent to the Barrie’s Lake-Bauman Creek Provincially 

Significant Wetland (PSW) complex and the Cruickston Creek Headwaters ESPA.  

Collectively, these Core Environmental Features are contained within the adjacent Blair-

Bechtel-Cruickston Environmentally Sensitive Landscape (ESL). 

 

The larger community context has this property as the northern reach of the draft 

Cambridge West Community Plan.  The Community Plan stretches from the subject 

property in the north to the south side of Blenheim Road in the south.  The Community 

Plan envisions a Cambridge West Community structured around two neighbourhood 

nodes, a collector road, transit and active transportation system along with an integrated 

open space system.  The Community will be developed as a low and medium density 

residential neighbourhood (Cambridge West Community Plan – Pg. 11).   
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3. Planning Policy Overview 

3.1 Provincial Policy Statement 

The Provincial Policy Statement (PPS), issued under the authority of the Planning Act and 

came into effect on April 30, 2014. The PPS provides direction on matters of provincial 

interest related to land use planning.  The Planning Act requires that decisions affecting 

planning matters “shall be consistent with” the policies issued under the Act.   

 

The overriding vision of the PPS states that “the long-term prosperity and social well-being 

of Ontario depends upon planning for strong, sustainable and resilient communities for 

people of all ages, a clean and healthy environment, and a strong and competitive 

economy”.   

 

The PPS policies identified below are relevant to the subject site and the planning 

applications: 

 

 Policy1.1.1 identifies that “healthy, liveable and safe communities are sustained by: 

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 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; 

 

 Policy 1.1.2 identifies that a sufficient supply of land is to be made available 

through intensification and redevelopment and designated growth areas “to 

accommodate an appropriate range and mix of land uses to meet projected needs 

for a time horizon of up to 20 years”. 

 

 Policy 1.1.3.1 promotes growth and development that is focused within settlement 

areas and is supportive of their vitality and regeneration.   

 

 Policy 1.1.3.6 identifies that new development that occurs within designated growth 

areas is to have “a compact form, mix of uses and densities that allow for the 

efficient use of land, infrastructure and public service facilities”. 
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 Policy 1.4.3 d) supports planning for an appropriate range of housing types and 

densities by, among other elements, promoting “densities for new housing which 

efficiently use land, resources, infrastructure and public service facilities, and 

support the use of active transportation and transit in areas where it exists or is to 

be developed”. 

 

 Policy 1.6.6 promotes the efficient use and optimization of municipal water and 

sewage services (1.6.6.1 a) and stormwater management best practices, including 

attenuation and re-use, and low impact development (1.6.6.7). 

 

 Policy 2.1.2 supports the maintenance, restoration, and improvement of the “long-

term ecological function and biodiversity of natural heritage systems…recognizing 

linkages between and among natural heritage features and areas, surface water 

features and ground water features”. 

 

 Policy 2.1.5 prohibits development and site alteration in significant wetlands, 

significant woodlands, significant valleylands and significant wildlife habitat, and 

Policy 2.1.8 only permits development and site alteration on adjacent lands where 

“the ecological function of the adjacent lands has been evaluated and it has been 

demonstrated that there will be no negative impacts on the natural features or on 

their ecological functions”. 

 

3.2 Growth Plan for the Greater Golden Horseshoe 

The 2006 Growth Plan for the Greater Golden Horseshoe (“Growth Plan”) is the Province 

of Ontario’s growth strategy for the Greater Golden Horseshoe region.  It is identified as “a 

framework for implementing the Government of Ontario’s vision for building stronger, more 

prosperous communities by managing growth in the region to 2031”.   

 

The Growth Plan provides an overall growth strategy for the region that complements the 

Provincial Policy Statement and is implemented by municipal planning documents and 

tools.  At the core of the Growth Plan are guiding principles of building compact, vibrant 

and complete communities; planning and managing growth to support a strong, 

competitive economy; and optimizing the use of existing or planned infrastructure to 

support growth in a compact and efficient form.   

 

The below Growth Plan policies are relevant to the subject site and the planning 

applications: 

 Policy 2.2.2 promotes accommodating population and employment growth in 

communities that are compact, transit-supportive, and pedestrian-friendly; have a 
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balance of jobs and housing; and are complete with a diverse mix of uses and 

activities.  

 

 As per Policy 2.2.7.1, the subject site is identified as part of the “Designated 

Greenfield Area”, which is to be planned to be complete with a diverse mix of land 

uses, supportive of transit and active modes of transportation, and include high 

quality open spaces.   

 

 Policy 2.2.7.2 sets a minimum density target of 50 people and jobs per hectare for 

Designated Greenfield Areas to be measured across the entire area, not including 

areas containing provincially identified and protected natural features. 

 

3.3 Region of Waterloo Official Plan 

The Regional Official Plan (ROP) was approved with modifications by the Ontario 

Municipal Board on June 18, 2015.  The vision of the Regional Official Plan identifies that 

“Waterloo Region will be an inclusive, thriving, and sustainable community committed to 

maintaining harmony between rural and urban areas and fostering opportunities for 

current and future generations”.   

 

To implement this vision, the Regional Official Plan has a number of relevant goals which 

include: promoting balanced growth through intensification within the Built-Up Area as well 

as complete communities in Designated Greenfield Areas; creating of vibrant urban and 

rural places; collaborating with stakeholders to foster a diverse, innovative and globally 

competitive regional economy; undertaking infrastructure planning, development and 

management that optimizes existing infrastructure, accommodates growth, and promotes 

sustainability; working with stakeholders to maintain, enhance and restore a 

comprehensive greenlands network within the region; and protecting and enhancing 

surface water and groundwater resources to maintain the municipal drinking-water supply 

system. 

 

The subject site is within the “Urban Designated Greenfield Area” on Map 3A of the 

Regional Official Plan (see Figure 3).  Section 2.D.17 identifies that Designated Greenfield 

Areas will be planned and developed to achieve a minimum density of 55 residents and 

jobs for those areas primarily servicing a residential function.  Densities are measured 

over the entire Urban Designated Greenfield Areas, excluding the area of “provincially 

constrained environmental areas”.  Furthermore, Section 2.D.17 identifies that Designated 

Greenfield Areas will be planned and developed to establish a continuous network of 

sidewalks, community trails and bicycle pathway connecting internally within 

neighbourhoods and externally to other neighbourhoods; incorporate a road network that 
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provides direct and efficient transit routes within and between communities; and locate 

land uses generally within a 450 metre walking distance to a transit stop. 

 

 

Section 2.D.1 of the Regional Official Plan outlines general development policies for the 

preparation of planning studies and the review of development applications.  These 

policies identify the Region and/or area municipalities will strive to ensure that 
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development within the urban area: 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; protects the natural environment, and surface water 

and groundwater resources and respects the scale, physical character and context of 

established neighbourhoods in areas where reurbanization is planned to occur.  

 

The subject property is located adjacent to the Blair-Bechtel-Cruickston Environmentally 

Sensitive Landscape (ESL). ESL’s are recognized as landscape level systems being 

larger-scale environmental features.  Policy 7.B.12 identifies that where development or 

site alteration is proposed on lands within or contiguous to an Environmentally Sensitive 

Landscape, the owner/applicant will be required to submit an Environmental Impact 

Statement which addresses landscape impacts.  Policy 7.B.13 confirms that subject to the 

demonstration of no adverse environmental impacts to the features and functions that the 

Region may then subject to conditions approve applications for development on adjacent 

land.  

 

The adjacent ESL includes land designated “Core Environmental Features”.  Core 

Environmental Features are those features either provincially or regionally significant, and 

are the most significant elements of the regional landscape in terms of protection.   Policy 

7.C.8 identifies that development or site alteration is generally not permitted within Core 

Environmental Features.  On land contiguous to Core Environmental Features, Policy 

7.C.9 identifies that development or site alteration is only permitted where an 

environmental impact study demonstrates that the proposed development or site alteration 

“would not result in adverse environmental impacts on the features and ecological 

functions of the Core Environmental Feature”.  Furthermore, Policy 7.C.9 identifies that 

environmental impact studies will identify appropriate buffer to Core Environmental 

Features to protect the features as well as provide opportunities for enhancements, which 

are to be at least 10 metres from  the feature’s boundary with the ultimate location, 

composition and use of buffers determined by the approved study. 

 

3.4 City of Cambridge Official Plan 

The new Cambridge Official Plan was adopted by City Council on May 7, 2012 (2012 

Cambridge Official Plan) in accordance with the Planning Act.  On November 21, 2012 the 

Region of Waterloo Council approved the 2012 Cambridge Official Plan with modifications 

and deferrals.  The proposed applications have been assessed in the context of the new 

Official Plan, which remains under appeal in part.       

 

As per Section 2.2 of the new Cambridge Official Plan outlines relevant objectives for 

growth management including: 
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 Encouraging balanced growth between residential and employment uses; 

 Planning within the designated greenfield area as complete communities, including 

balanced growth between residential and employment uses;  

 Planning for balanced, compact, mixed-use, and transit oriented development; 

 Identifying and promoting areas for intensified, mixed use activities generally 

serving more localized functions;  

 Encouraging the development of a range of existing and proposed corridors to 

serve as key transportation linkages with areas, including roads as well as cycling 

and pedestrian routes; 

 Providing safe, attractive, pedestrian friendly neighbourhoods integrated with the 

natural heritage system, existing built areas and supporting facilities and services 

and linked by nearby travel routes; and 

 Promoting conservation and sustainability principles, including the efficient use of 

energy and water and the protection and enhancement of natural cultural heritage 

resources. 

 

The subject site is designated “Designated Greenfield Area” on Map 1A of the 2012 

Cambridge Official Plan.  Section 2.5.2 (although deferred) identifies that development 

within the Designated Greenfield is to be planned and designed to meet the new density 

targets of the Regional Official Plan, which are 55 residents and jobs combined per 

hectare for principally residential designations.  Furthermore, development in such areas 

is intended contribute to the creation of complete communities; integrate with and provide 

connections to existing communities; support walking, cycling and transit; provide a 

diverse mix of land uses, including residential and employment, to support vibrant 

neighbourhoods; and protect, enhance and restore the natural environment. 

 

General policies for Residential land is provided in Section 2.8 of the 2012 Cambridge 

Official Plan.  These policies identify that the City will encourage a wide range of housing, 

promote an adequate supply of housing, establish densities that are appropriate, maintain 

a supply of residential land and promote connectivity and linkages. 

 

The subject site is designated Low/Medium Density Residential on Map 2 of the 2012 

Cambridge Official Plan (see Figure 4).  The “Low/Medium Density Residential” 

designation is intended to accommodate uses such as single detached dwellings, 

townhouses, and walk up apartments.  Compatible community facilities (such as schools 

and parks) and commercial uses are also permitted provided they primarily service the 

needs of area residents and are integrated with surrounding development and minimize 

impacts.  Policy 8.4.6.3a) limits residential densities in the Low/Medium Density 

Residential designation to a maximum of 40 units per hectare. 
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Residential compatibility considerations are provided in Policy 8.4.2.  This policy directs 

that factors to be taken into consideration in assessing the compatibility of development 

include: 

 Density, scale, height, massing, building  materials, visual impact of neighbouring 

buildings and the proposed; 
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 The conservation, protection, maintenance and enhancement of the natural 

environment; 

 

 The continued viability of neighbouring land uses; 

 

 Pedestrian and vehicular linkages; 

 

 Landscaping, setbacks, shadowing and lighting impacts; 

 

 Noise, odour, dust and emission impacts; 

 

 Transportation implications; and, 

 

 Transitions between uses.  

 

The subject property is located within a wellhead sensitivity protection areas 7 and 8 (as 

seen on Figure 5).  These areas are source water protection areas.  Policy 3.B.5 identifies 

that these areas are identified to protect the current and future municipal drinking-water 

supply system. These protection areas are significant in that they contribute water, or are 

in close proximity, to municipal drinking-water supply wells and surface water intakes that 

are vulnerable to contamination and/or depletion from incompatible land uses.  In support 

of the proposed applications a Section 59 Notice of Source Water Protection Plan 

Compliance has been submitted.  This Notice confirmed that “Based on the information 

submitted to the Region of Waterloo as of the date above, it has been determined that the 

potential activity(s) associated with the proposed development or building on the 

Site/Lands are not subject to either Section 57 (Prohibition) or Section 58 (Risk 

Management Plan) of the Act.  
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3.5 City of Cambridge Zoning By-law 

The subject site is zoned Residential Holding ((H) R3) as per the City of Cambridge 

Zoning By-law (see Figure 6).   The R3 zone principally permits single detached dwellings.  

 

  

 

 



 

Planning Justification Report  |   Newman Drive - Huron Creek Developments    16 

GSP Group   |   October 2016 

4. Development Concept 

4.1 Cambridge West Community Plan 

The Cambridge West Community Plan has been completed in Draft.  A final approval of 

the Community Plan is anticipated in early 2017.  The purpose of the Cambridge West 

Community Plan is to guide the detailed planning and development of the Cambridge 

West Urban Area over the next 20 years.  The Community Plan is built on the framework 

that was established by the Cambridge West Master Environmental Servicing Plan 

(MESP) as well as the policies of the City of Cambridge Official Plan along with provincial 

and regional policies.   

 

The Community Plan will ultimately establish the principals for the design and 

development of the overall Cambridge West community.  The Plan establishes the general 

land use patterns and conceptual locations of community infrastructure such as schools, 

commercial areas, parks and trails, roads and services.   

 

4.2 Proposed Draft Plan 

The Draft Plan as proposed will create 90 lots for single detached dwellings.  The Draft 

Plan includes a stormwater management block, park block and street connections to 

Rosecliff Place and Wilkinson Avenue.  The alignment of Newman Drive is consistent with 

the Preliminary Evaluation Report which ranked this alignment the highest among 7 

alternatives.   

 

The Proposed Draft Plan has been designed with the Cambridge West Plan framework in 

mind.  This includes the proposed location of the extension of Newman Drive, the Natural 

Environment and proposed buffers and to inform the proposed functional servicing of the 

Draft Plan.  Details specific to this property are to be vetted and approved with the larger 

Community Plan in mind, but the specific details worked out at the detailed design stage of 

the individual draft plan submissions.      
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5. Proposed Applications 

5.1 Zoning By-law Amendment 

The proposed Zoning By-law Amendment would rezone the subject property to 

Residential (R5 and R6) Zones to permit the development of the proposed Draft Plan of 

Subdivision.  The park block and stormwater management blocks will be zoned Open 

Space (OS1 for the stormwater management block and OS4 for the park block).   

 

 

5.2 Draft Plan of Subdivision 

The proposed Draft Plan seeks to create 90 lots for single detached dwellings, a park 

block in the southeast corner which aligns with a park block proposed on the draft plan to 

the south, a stormwater management block in the north and a road network that will 

connect to Newman Drive, Rosecliff Place and Wilkinson Avenue.   

 

The proposed Draft Plan is consistent with the Cambridge West Community Plan and 

implements the vision of this property being developed for Low/Medium Density 

Residential development.   

 

Based on the current persons per unit averages provided by the Region for single 

detached dwellings (3.25 ppu) an estimated density of approximately 35 persons per 

hectare will be achieved in this draft plan.   

 

90 units * 3.25 ppu = 292.5 persons.  292.5/8.30 ha (land area) = 35.2 persons per 

hectare.   

 

A density of approximately 10.8 units per hectare is provided by this draft plan.  90 

units/8.30 ha = 10.8.  Discounting the stormwater management block a density of 

approximately 13.5 units per hectare is achieved.  90 units / 6.64 ha = 13.5 uph.   
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6. Assessment 

This section provides an assessment of the planning applications in respect to the relevant 

policies of the Province, Region and City.  This Planning Justification Report addresses 

the consistency of the planning applications with the general growth management policies; 

the community design policies; the residential land use compatibility policies; the natural 

heritage policies; and the complete community policies. 

 

6.1 Growth Management 

The Regional Official Plan and the City of Cambridge Official Plan both require a minimum 

density of 55 residents and jobs per hectare for those areas primarily servicing a 

residential function, which applies to the Cambridge West Community.  The Growth Plan 

in Section 2.2.7.2 sets the density target for the greenfield area at 50 persons and jobs per 

hectare.  Section 4 of the Cambridge West Community Plan envisions a mix of dwelling 

types throughout the Community to achieve the density targets.  A mix of single detached, 

semi-detached, Townhouse, apartment and multi-unit residential dwellings are planned for 

the Cambridge West Community.   

 

Section 2.2 of the City of Cambridge Official Plan provides growth management objectives 

which seek to promote balanced growth, the development of complete communities within 

designated greenfield areas, compact, mixed-use, transit oriented development along with 

designing appropriate corridors for transit linkages and natural heritage linkages among 

others. 

 

The subject property is somewhat constrained in terms of being able to individually 

achieve the density targets sought above.  However, density is to be measured across the 

entire greenfield area and not on individual parcels or draft plans.  A density of 

approximately 35.2 persons per hectare is provided by the proposed Draft Plan.  

Constraints to higher density include the existing street network, the provision of a park 

block and large stormwater management block, a buffer from the adjacent ESL and 

residential compatibility.  The subject property represents approximately half of the overall 

Cambridge West Community that is directly adjacent to existing residential development.  

Compatibility with the existing lotting fabric and densities of the established residential 

neighbourhood along Westcliff Way was a driving factor in the proposed Draft Plan design.   

 

6.2 Community Design 

The Cambridge West Community Plan is a reflection of the City of Cambridge Official Plan 

in terms of residential land uses, natural areas, road alignments, proposed nodes, parks 

and stormwater management areas.   
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The proposed Draft Plan implements the City of Cambridge Official Plan direction for 

Low/Medium Density Residential development.   A review of residential compatibility is 

provided below.  However, larger community design matters such as the connection of 

existing road stubs in the adjacent subdivision (efficient use of land - PPS section 1.1.3.6) 

and the improvement and enlargement of the existing stormwater management facility 

(PPS section 1.6.6) are all aimed at fulfilling past community design intentions (connecting 

road stubs) while also providing best practice methods for site design and stormwater 

management as directed by PPS policies.   

 

The Cambridge West Community Plan as currently drafted provides guidance for 

development based on the key elements of Community Structure & Design, Natural Open 

Space, Neighbourhood Design and Land Use and Community Infrastructure / 

Transportation.  These elements conform to the greenfield area policies in Section 2.5, the 

residential land policies of Section 2.8 and the Low/Medium density residential 

development policies of Section 8.4 of the City of Cambridge Official Plan.   

 

Protection of the Natural Environment as directed by section 2.1.5 and 2.1.8 of the PPS 

along with 7.B.13 and 7.C.9 of the Region of Waterloo Official Plan are addressed in the 

Environmental Impact Study completed by Natural Resource Solutions Inc. (NRSI).  The 

NRSI report concluded that “Provided that the mitigation measures are implemented, the 

proposed development is not anticipated to cause significant negative impacts to the 

adjacent natural features or their ecological functions.”  

  

6.3 Residential Compatibility  

The City of Cambridge Official Plan has specific Residential Compatibility policies outlined 

in Section 8.4.2.  A review of each of these policies and their applicability to the specific 

draft plan and zoning by-law amendment applications is provided below. 

 

Density, scale, height, massing, building materials, visual impact of neighbouring 

buildings and the proposed 

 

The proposed density of the draft plan as configured is thought to be a compatible 

transition of the existing residential development to the east.  The Newman Drive and 

Westcliff Way Subdivision to the east were developed at a time when larger lot sizes were 

more common than they are today.  The proposed Draft Plan anticipates a range of lot 

sizes (frontages) from approximately 10.5 m (34 feet) to 12.24 m (40 feet).  The majority of 

the lots proposed will have frontages of 11.58 m (38 feet).  Typically, a home with a 2 car 

garage can be situated on a lot of this size.  Many of the homes along Newman Drive and 
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Westcliff Way have 2 car garages and will have a similar shape and profile of the homes 

proposed.   

 

Along the east side of the proposed draft plan the layout envisions a rear yard to rear yard 

interface with the new development to the existing residential lots.  This alignment helps to 

separate existing and proposed in a typical residential format that will cause the least 

amount of disruption and visual impact to the existing homes. 

 

The conservation, protection, maintenance and enhancement of the natural 

environment: 

 

In support of the proposed applications a scoped Environmental Impact Study has been 

completed by Natural Resource Solutions Inc.  The NRSI study summarized background 

information on natural heritage features as well as result from original field surveys and 

recommendations from the Cambridge West MESP.  This information was then 

considered to potential impacts and to formulate a series of recommendations to avoid or 

otherwise mitigate anticipated impacts to the adjacent natural features.  

 

These recommendations should form part of the approval conditions and any specific 

setbacks and buffers have been accommodated in the draft plan as designed.  As noted 

previously NRSI concluded that subject to recommendations included in their 

Environmental Impact Study and Vegetation Management Plans that development could 

occur on the subject land without causing negative impacts to adjacent natural features.  

Compensation plantings are proposed at a ratio of 2:1 for quality trees impacted as a 

result of the proposed development.  

 

The continued viability of neighbouring land uses: 

 

Neighbouring land uses include residential development to the east, natural environment 

to the north, agricultural land to the west and south.  As noted above the natural 

environment features have been studied and any potential impacts have been identified 

and recommendations provided to mitigate these impacts.  The residential land uses to 

the east will continue to be viable as a form of residential development that is compatible 

to that of the existing is proposed.  Further, all street stubs will be connected into the 

proposed development fulfilling the original design intent of the neighbourhood.    

 

The agricultural land uses to the west will likely continue (cash crops) until such time as 

that land is approved for development (anticipated following the Regional Official Plan 

review in 2019).  The design of Newman Drive with the western edge of the road aligned 

to the property boundary (which also forms the Municipal boundary between Cambridge 
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and North Dumfries) supports the PPS policy direction to avoid land use patterns that 

would limit efficient settlement area expansion (PPS 1.1.1. c).    

 

Pedestrian and vehicular linkages: 

 

The draft plan has been designed to utilize the existing road network as originally 

developed in to the east.  Newman Drive will be extended and will function as the 

north/south local street connection to the larger Cambridge West Community to the south.  

Rosecliff Place and Wilkinson Avenue will be extended from their current terminus and 

provide for connectivity to the subdivision to the east.  To the west future development will 

be able to connect to Newman Drive in a suitable location as the western edge of the road 

will align with the municipal and property limits.    

 

Sidewalks along the proposed streets will provide for pedestrian connectivity. 

  

Landscaping, setbacks, shadowing and lighting impacts: 

 

The proposed draft plan has been prepared with existing development grades established 

along the eastern property boundary.  New development will need to match this grade.  

The interface therefore between existing and new will be at a similar elevation.  As the 

form of development proposed, being single detached dwellings adjacent to single 

detached dwellings it is not anticipated that shadowing or lighting will have a negative 

impact on the existing dwellings.   

 

Landscaping and setbacks will be compatible for the proposed lots as the existing 

subdivision again as a result of a similar form of development being proposed.   

  

Noise, odour, dust and emission impacts: 

 

Following development, there are not any impacts anticipated that will occur as a result of 

the final land use.  However, during construction, best management practices are 

proposed to mitigate impacts from noise, odour and dust.  Measures and conditions in the 

Subdivision Agreement can be agreed to outline construction parameters and efforts to 

mitigate any potential impacts.  A site foreman will be responsible for overseeing 

construction activities and adhering to mitigation plans as necessary during site 

development works.    
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Transportation implications:  

 

In support of the Cambridge West Community Plan a detailed Traffic Impact Study is 

being completed.  This traffic study is looking at future traffic volumes and impacts to the 

local road network.   

 

The proposed development is somewhat distinct from the larger study area as it proposes 

extensions to existing streets.  The road 

network (at least in terms of impacts to the 

adjacent residential subdivision) was 

established long ago with road stubs built for 

Newman Drive, Rosecliff Place and 

Wilkinson Avenue.  The draft plan was 

designed to complete this past vision for 

development on the subject property.   

 

(Existing road stubs at Newman, Rosecliff and Wilkinson) 

 

Transitions between uses:  

 

As noted throughout this report the transition from the existing residential development to 

the east has been the driving force behind the draft plan layout.  Existing street 

connections have been advanced westerly, where feasible new development has been 

proposed to align with rear yards adjacent to existing rear yards and the existing 

stormwater management block to the north is proposed to be reconstructed and enhanced 

to serve both existing and proposed development. 

 

6.4 Natural Heritage 

Natural Resource Solutions Inc. completed an Environmental Impact Study for the Subject 

Property entitled “Grand View Hills Stage VI – Environmental Impact Study” dated October 

2016 along with a Detailed Vegetation Management Plan, dated October 2016.   

 

The findings of the Environmental Impact Study are study are summarized below: 
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 The ecologically significant “Hogsback” natural feature located west of the 

proposed development represents the primary natural feature constraint adjacent 

to the subject property. 

 A 15m buffer from the woodland dripline boundary is considered appropriate based 

on the significance and sensitivity of the feature. 

 Site grading within the feature buffer will be necessary to accommodate the 

stormwater management pond as proposed.  The majority of the grading limit is 

setback at least 1 m from dripline to minimize disturbance to root zones.  No 

further impacts to the remainder of the woodland edge trees are anticipated. 

 Redevelopment of the SWM block will require the removal of 6 butternut trees.  90 

Butternut compensation trees will likely be required in accordance with the 

applicable policies. 

 The proposed development will require removal of confirmed reptile hibernaculum.  

A replacement hibernaculum should be constructed in nearby suitable habitat.   

 Newman Creek represents indirect fish habitat due to its connectivity to the Grand 

River.   

 Recommendations have been provided to avoid, minimize or otherwise mitigate 

impacts that may occur though construction and human occupation of the 

proposed development.  These include improvements to the quality and quantity of 

the SWM facility relative to existing conditions as well as measures to redirect 

pedestrian trails away from the sensitive “Hogsback” feature. 

 Provided that the mitigation measures are implemented, the proposed 

development is not anticipated to cause significant negative impacts to the 

adjacent natural features or their ecological functions.   

 

The findings of the Detailed Vegetation Management Plan are summarized below: 

 Of the 458 trees inventoried within or adjacent to the subject property, 258 are 

anticipated to be removed, of which 179 are native and 79 non-native.  This 

includes 71 trees which have been identified as being in poor to very poor 

condition and/or dead. 

 Site grading and servicing activities are the reason for the removal of 258 trees.  

Approximately 225 of these trees were inventoried in excellent to fair condition.  A 

recommendation of compensation at a ratio of 2:1 for all trees assessed as fair to 

excellent condition is proposed.  

 Compensation trees are proposed from a list of trees native to Waterloo Region. 

 Detailed tree compensation plans, including specific species, sizes and planting 

locations will be presented as part of a future vegetation planting plan.   
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The completion of the EIS and Vegetation Management Plan address policies of the PPS 

(1.1.1c, 2.1.2, 2.1.5 and 2.1.8) and the ROP (7.B.13 and 7.C.9) by proposing measures to 

mitigate and avoid development that would cause a negative impact to identified features. 

   

6.5 Functional Servicing and Stormwater Management 

Meritech Engineering completed a preliminary stormwater management report in support 

of the proposed development.  The findings of this report are summarized below: 

 

 The overall stormwater management plan consists of a series of quality and 

quantity control measures:  

o Lot-level  

 Downspouts to grade (grassed swales)  

 Soak-away pits/infiltration galleries as required  

 Rain barrels  

o Conveyance  

 Piped minor flows 

 Overland major flows  

 Vegetated swales  

o End-of-pipe  

 Forebay for enhanced quality control  

 Stormwater management wet pond  

 Outlet structure 

 The proposed stormwater management (SWM) solution involves reconstructing the 

existing end-of-pipe facility to provide modern stormwater management features.  

Runoff will continue to flow to the facility via storm sewers and an overland flow 

route.    

 The retrofitted SWM facility will consist of a forebay for quality control to an 

“enhanced” level.  Following the forebay is a wet pond.   

 Outflows are attenuated by a 75mm diameter orifice plate for the 2-year and 5-year 

storm events.   

 For the 100-year storm event, a ditch inlet catchbasin maintenance hole has been 

provided to allow water to enter immediately following the maximum storage 

elevation of the 10-year storm event.  This was done to ensure flows to Newman 

Creek exceed the “Critical Discharge Rate” specified in the Cambridge West 

MESP for least amount of time as possible.  The 100-year flows are attenuated via 

the outlet structure to below predevelopment levels. 

 

Meritech also completed a Functional Servicing Report (FSR) in support of the proposed 

draft plan.  The purpose of the FSR is to determine if there are any servicing constraints 

on the property that would prevent planning or engineering approvals. 
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Sanitary Sewer Design:  

  

Sanitary sewer flows downstream of the subdivision to Newman Drive are proposed to 

increase from 24.1% of capacity to 48.7%.  Sanitary sewer flows downstream of the 

subdivision to Princess Street, are proposed to increase from 22.9% of capacity to 27.4%.  

Directing flows from the site to Newman Drive and Wilkinson Avenue is in keeping with the 

outlet options presented in the Cambridge West MESP.  

  

Watermain Design: 

 

The site is to be serviced using a 200mm diameter watermain throughout.  Using the 

maximum house size, the required firefighting flow is 45L/s (OBC) or 88L/s (FUS).  It was 

determined that during the maximum day plus fire scenario with the proposed 200mm 

diameter watermain, the system is able to convey the 45L/s flow as per OBC requirements 

and maintain the minimum allowable pressure of 140kPa. However, the Fire Underwriter’s 

Survey (FUS) firefighting flow is not yet able to be provided by the municipal water supply 

network.  In the interim conditions the dead storage provided in the stormwater 

management facility is more than adequate as a firefighting supply point.  

  

Water Balance: 

 

As native soils are anticipated to be conducive to infiltration, a water balance is likely 

feasible and infiltration in the form of lot level soak away pits is recommended.  The 

proposed stormwater management facility meets the design objectives for water quality 

and water quantity (flood) control.  Various storm events up to the 100-year, 4-hour storm 

are attenuated to the allowable predevelopment peak flow rates. 

 

The Functional Servicing Report provides a suitable approach to preliminary design and 

will be further refined during the detailed design stage.  The FSR and SWM Report 

address policies provided in the PPS (1.6.6), the ROP (2.D.1, 7.B.13 and 7.C.9) along with 

City of Cambridge Official Plan policies (2.2, 3.B.5 and 8.4.2) among others. 
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7. Summary and Conclusions 

Huron Creek Developments is proposing applications for Draft Plan of Subdivision and 

Zoning By-law Amendment for their 8.30 ha parcel of land located in west Cambridge at 

the western terminus of Newman Drive.  The propose draft plan will accommodate the 

creation of 90 lots for single detached residential development along with a park block and 

stormwater management block.  A street network connecting Newman Drive, Rosecliff 

Place and Wilkinson Avenue complete the original design intent of the existing subdivision 

to the east. 

 

As outlined in the foregoing report, the proposed development can proceed without 

causing negative impacts to adjacent natural heritage features and can be serviced based 

on existing infrastructure (servicing stubs) located to the east.   

 

The propose development is consistent with the draft Cambridge West Community Plan 

and conforms to the City of Cambridge Official Plan, the Region of Waterloo Official Plan 

and is consistent with the Growth Plan and PPS.   

 

In summary, it is our opinion that the subject applications represent good planning and 

offer a form of housing and growth that is compatible with the existing subdivision to the 

east and the larger community.   


