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1. Background 

1.1 Overview 

The purpose of this document is to provide context for the draft Official Plan 

Amendment, Zoning By-law Amendment and Terms of Reference for Site-Specific 

Market Impact Studies that are intended to implement the recommendations of the 

Comprehensive Commercial Review prepared by Malone Given Parsons and approved 

by Cambridge Council on December 15, 2014. 

The Official Plan Amendment would replace or refine all of the commercial policies 

currently in the 2012 Cambridge Official Plan that contains carry-over commercial 

policies from the 1999 Cambridge Official Plan. Following the approval of the new 

Official Plan by the Region of Waterloo on November 21, 2012, some of these existing 

policies were appealed to Ontario Municipal Board including policies 2.7.2.3, 8.5.2.6.1 

and 8.6.3.3 that all relate to the conversion of employment lands. 

The zoning by-law amendment would be integrated into the Comprehensive Zoning By-

law Review that is currently underway. A public open house regarding the preliminary 

draft Comprehensive Zoning By-law was held on July 6, 2015 and an additional public 

open house was held on September 29, 2015. 

The Terms of Reference for Site-Specific Market Impact Studies would be a new 

guidance document that would help ensure that market impact studies submitted in 

support of commercial development applications meet industry standards with regard to 

the quality, range and depth of required analysis. 

The City’s expectations are that the combination of new Official Plan policies, Zoning 

By-law regulations and Site-Specific Market Impact Study Terms of Reference would 

provide a more realistic, flexible and defensible (e.g. at the Ontario Municipal Board) 

approach to planning the City’s commercial structure in a manner that support the 

Official Plan’s Vision Statement and Growth Management Objectives. 
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2. Official Plan Policy Framework 

2.1 Complete Community Concept 

The new Commercial land use policies need to support the Official Plan’s overall intent 

to plan and manage growth in accordance with the complete community concept (see 

Policy 2.1.1). Relevant growth management objectives include: 

 directing new development to the built-up areas of the City where appropriate; 

 planning for compact urban development that promotes mixed-use, transit-

oriented development; 

 encouraging the continued development of the Galt City Centre, Preston Towne 

Centre and Hespeler Village as Community Core Areas of higher intensity and 

mix of land uses; 

 identifying and promoting areas for intensified, mixed-use activities generally 

serving more localized functions; and 

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

serve as key transportation linkages with particular emphasis on the rapid transit 

system corridor located between the Ainslie Street Terminal and Fairview Park 

Mall in Kitchener. 

The Official Plan’s policies with regard to Intensification within the Built-up Area (see 

Section 2.6.1) are more specific and address intensification to the Urban Growth 

Centre, Community Core Areas, Nodes, Regeneration Areas, Reurbanization Areas, 

Reurbanization Corridors and Major Transit Station Areas. Most of these areas contain 

lands that are designated and zoned for commercial uses and will be addressed as part 

of the recently initiated Growth and Intensification Study. The relationship between this 

study and the Growth and Intensification Study are identified elsewhere in this 

document. 

2.2 Carry-Over Commercial Policies 

The carry-over Commercial policies from the 1999 Official Plan include five land use 

designations, three of which apply to lands along Hespeler Road (the Hespeler Road 

Retail Centre): Class 1 (Regional Shopping Centre) Commercial, Class 4 (Hespeler 

Road) Commercial, and Class 5 (Regional Power Centre) Commercial. These policies 

envision the length of Hespeler Road as a combination of two regional scale 

commercial centres and auto-oriented strip commercial plazas. 
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The other two Commercial land use designations are Class 2 (Community Shopping 

Centre) Commercial and Class 3 (Neighbourhood Shopping Centre). These land use 

designations are typical of older plans that envisage a commercial structure that is 

almost exclusively automobile oriented and does not support transit-oriented 

development, mixed-use development or intensification. The stand-alone approach to 

commercial development is also found in the Unclassified Commercial Use Policies that 

apply to smaller commercial developments such as commercial strips that are located in 

areas designated for residential or employment uses. 

The Official Plan currently has three different definitions that can be applied to 

measuring commercial floor area depending on the circumstances. Most of the 

commercial policies use a definition of gross leasable area, which is the definition 

commonly used in other Ontario municipalities and the definition that is used in market 

impact studies. 

However, a gross retail commercial floor area definition is used in policy 8.6.2.5 - The 

Class 5 (Regional Power Centre) Commercial and in the Glossary definitions of 

Regional Power Centre and Regional Power Centre at the Southeast Intersection of 

Highway 401 and Hespeler Road. The term was developed specifically for this site 

because of concerns about the potential negative impact that Power Centre uses could 

have on existing commercial areas, particularly the Community Commercial Cores. 

Finally, as noted in Policy 8.6.3.3.2, notwithstanding gross leasable area floor area 

limitations in Section 8.4.7 – Compatible Community Facilities and Commercial Uses, 

8.6.2 a) to d), Sections 8.6.2.1 to 8.6.2.4 (Class 1, 2, 3 and 4 Commercial), Section 

8.6.3 (Unclassified Commercial Uses) and Section 8.10 (Site Specific Policies), a 

definition of gross leasable retail commercial floor area is applied to floor area 

calculations for commercial development that existed prior to the development of the 

2012 Official Plan. 

2.3 Policy Gap/Issues Analysis 

2.3.1 Commercial Development as Part of a Complete Community 

The current Official Plan commercial policies are largely inconsistent with the current 

overall approach to planning and managing land use change in Cambridge in that they 

do not reflect the concept of complete communities and key elements of that concept 

including mixed-use, transit-oriented development, and intensification. This means that 

landowners who want to build developments that are consistent with these broad 

Official Plan goals and objectives are nonetheless still typically required to seek Council 

approval of their plans through Official Plan Amendment and Zone Change 

Applications. 
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2.3.2 Market Impact Studies 

While there is a stated desire to support and protect key components of Cambridge’s 

existing commercial structure, the ability to effectively use retail impact statements 

(hereinafter referred to as market impact studies) to assist in decision-making is 

compromised by the lack of guidelines or a Terms of Reference prepared in accordance 

with industry standards and OMB procedures that provides consistent guidance as to 

how such studies should be undertaken. Furthermore, while the key test when 

considering the results of a Market Impact Study is whether the proposed commercial 

development would have a significant negative impact on the planned function of 

existing and planned commercial areas, the Official Plan policies does not currently cite 

this test. Likewise, it does not contain clear statements of the planned function of the 

components of the commercial structure (e.g. Community Core Area, Regional Malls, 

Community and Neighbourhood Centres, etc.). 

2.3.3 Major Retail 

The City has a stated interest in having a definition of “major retail” - an undefined term 

used in Policy 2.2.6.5 of The Growth Plan for the Greater Golden Horseshoe - with 

regard to the conversion of lands within employment areas to non-employment uses. 

This interest is also related to policies 2.7.2.3, 8.5.2.6.1 and 8.6.3.3 that are still under 

appeal. 

2.3.4 Multiple Commercial Floor Area Definitions 

The existence of three different definitions that can be applied to measuring commercial 

floor area is confusing and there is no consistent means by which one can translate a 

measurement using one definition to a measurement using another definition. A partial 

solution to this situation lies in Table 4.1 of the Comprehensive Commercial Review that 

provides the most up-to-date inventory of floor space for key commercial developments 

in Cambridge, including the Smart Centre Power Centre and the Cambridge Centre. 

There is also discrepancy between the maximum permitted gross leasable area for the 

Cambridge Centre cited in Official Plan Policy 8.6.2.1 f) and the actual gross leasable 

area because mall expansion approved several years ago by means of a minor 

variance has not yet been reflected in the 2012 Official Plan. 
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3. Comprehensive Commercial Review (2014) 

3.1 Issues and Trends 

The following is a brief summary of the commercial land use issues and trends identified 

in the Comprehensive Commercial Review as being important in the development of 

appropriate new commercial policy for the Cambridge Official Plan. 

 Many supermarkets and grocery stores now carry non-food items and drug 

stores are introducing food products and a variety of services in addition to health 

care products. 

 Higher density urban areas have seen the introduction of smaller supermarket 

and grocery store formats such as Sobeys. Loblaw, Farm Boy and Whole Foods. 

 The major supermarket operators each have a discount supermarket format that 

include; Loblaw’s No Frills, Metro’s Food Basics, and Sobeys’ FreshCo. 

 Large floor plate and big box retailers have evolved to compete more directly with 

enclosed regional shopping centres for tenants and have begun to scale back 

their new developments to a smaller floor plate and/or two level developments. 

 The entry of American and other international retailers such as Nordstrom, Sacks 

5th Avenue, Dollar Tree, the Cheesecake Factory, Marble Slab Creamery, and 

Popeye’s Chicken. 

 The establishment of outlet stores and outlet centres by major outlet mall 

developers that offer brand name goods (end of season, end of line, and/or 

“seconds”) such as clothing, shoes, sportswear, and household goods at 

discounted prices. 

 Theme retail and restaurants, amusement areas, and movie theatres are being 

introduced into shopping centres. 

 There is an increase in the use of internet shopping for retail purchases; 

however, the overall portion of retail sales remains very small (about 4% of retail 

sales in Canada according to 2012 Statistics Canada data). Growth in internet 

spending is much less than the growth in spending in all retail stores. 
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 Most shopping centre development over the last 20+ years has been in the form 

of non-enclosed big box facilities, on large sites with good visibility, and superior 

regional accessibility. This includes Lifestyle centres (mixed use, open-air 

shopping centres focused on upscale national chain specialty retailing stores) 

that have an emphasis on transit integration, pedestrian environments and higher 

density compact urban form with high standards of design. 

 Neighbourhood and community centres continue to have a local serving market 

niche. 

 Planning initiatives are directing the development of more mixed use and main 

street type developments emphasizing street-level retail and the integration of 

commercial uses into mixed use and multi-storey buildings. 

 There has been a narrowing in the range of traditional retailing in most 

Downtowns and an increase in non-retail uses including entertainment (e.g. 

performing arts centres, museums, libraries, and art galleries), restaurants, 

personal services, institutional, administrative, financial and business, residential, 

parks, open space, and gathering places. Specialized retailers, such as higher-

end men’s and women’s clothing stores, unique stores, are still characteristic of 

downtown areas. 

 Notwithstanding the narrowing of the range of retailing in downtowns, residential 

population growth in some downtowns has led to an increase in the number of 

stores serving the convenience shopping needs of downtown residents. 

Examples include grocery stores and drug stores, home furnishing stores and 

general merchandise stores. 

3.2 Forecasts 

Based on an analysis of the residual demand and opportunity, the Comprehensive 

Commercial Review determined that there is opportunity for new retail and commercial 

development in Cambridge for a variety of shopping facilities ranging from 

local/convenience to district and regional serving, destination, fashion, and comparison 

shopping retailing. 

The forecast indicated that there would be demand for approximately 3.3 million square 

feet of retail/commercial space that would require approximately 125 hectares of land by 

2031 assuming 25% coverage. If coverage rates could go as high as 45%, then the 

demand for additional land to accommodate commercial uses would be less. 
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It was noted that there were approximately 20 hectares of undeveloped/vacant 

commercial lands in Cambridge, only some of which were subject to active development 

proposals. However, most of the land is contained in parcels of less than one acre in 

size. Approximately 41,805 m2 – 51,095 m2 of retail/commercial space could 

theoretically be accommodated on planned and designated commercial land in 

Cambridge assuming 20 - 25% coverage. 

3.3 Recommendations 

 The Official Plan should clearly articulate and differentiate the role and function of 

each commercial designation within the commercial structure. Site-specific 

minimum and maximum sizes, and any specific use permissions/restrictions 

should be identified in the OP and/or Zoning By-law. 

 Regional Commercial. The Class 1 – Regional Shopping Centre and Class 5 – 

Regional Power Centre should be consolidated into a Regional Commercial 

designation considering both have a regional role and function. It is 

recommended that Regional Commercial designation include enclosed and non-

enclosed shopping centre formats generally greater than 46,450 m2 gross 

leasable area. 

 Community Commercial. The role and function of a Community Commercial 

designation is to serve the daily, weekly, and more specialized shopping 

requirements of residents from the community area. Community Commercial 

centres generally range in size from approximately 13,395 m2 to 46,450 m2 gross 

leasable area and are typically anchored by a supermarket and/or drug store, 

and/or discount department store. 

 Neighbourhood Commercial. The role and function of a Neighbourhood 

Commercial designation is to serve the day-to-day and weekly needs of the local 

and neighbourhood residents. Neighbourhood Commercial centres generally 

range in size from approximately 4,645 m2 to 13,395 m2 gross leasable area, and 

are typically anchored by a supermarket, grocery store or a drug store. 

Department stores, home improvement stores, and warehouse membership 

clubs should not be permitted. 
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 Commercial Corridor – Hespeler Road. The role and function of the Commercial 

Corridor and the range of retail and service commercial facilities in the area 

includes local, district, and regional serving uses. It is recommended that the 

Hespeler Road Commercial Corridor continue to focus on commercial service 

uses while recognizing an opportunity to transition to other commercial uses such 

as mixed use, higher density commercial and residential, while protecting other 

commercial uses. 

 Other Commercial. Commercial facilities that are located on land designated 

Unclassified Commercial Uses should be recognized as commercial and as such 

could be incorporated within the structure of commercial designations and 

policies. 

 Convenience Commercial. Convenience Commercial developments generally 

range in size up to 4,645 m2 gross leasable area and typically include drug 

stores, convenience stores, banks, and services. Department stores, 

supermarkets, and home improvement stores should not be accommodated on 

sites zoned Convenience Commercial. 

 Mixed Use. It is recommended that Commercial designations and Nodes provide 

the opportunity for intensification and mixed-use development. 

 Zoning By-law – Commercial. The City of Cambridge Zoning By-law should be 

brought into conformity with any changes in the OP commercial designations and 

policies. 
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4. Additional Considerations 

There are some additional considerations that have arisen since Cambridge Council 

approved the Comprehensive Commercial Review that could affect decisions about the 

most appropriate new approach to planning for commercial uses. 

4.1 Appeals to the Cambridge Official Plan 

The Terms of Reference for the Commercial Review Implementation Study makes 

specific reference to the need to develop proposed policy wording that would help 

resolve the outstanding appeals to Official Plan policies 2.7.2.3, 8.5.2.6.1 and 8.6.3.3. 

4.2 Market Changes 

The main changes that have been observed in the Cambridge market are the closure of 

the Target store in the Cambridge Centre as part of Target’s withdrawal from the 

Canadian market and the closure of a number of clothing retailers. These market 

changes have resulted in an increase in vacancy rates in many Power Centres and 

enclosed malls across the country. The Cambridge Centre is actively pursuing 

strategies to re-tenant their properties. 

4.3 Mixed-Use Development at Large Commercial Sites 

There are several examples of existing regional- or community-scale commercial 

developments in the Greater Toronto Area where residential uses have been added 

over time. Examples include: The Shops at Don Mills; Bayview Village; The Promenade; 

Sherway Gardens; Square One; and World on Yonge. In addition, there are several 

examples of planned mixed-use (commercial and residential) projects in the GTA and 

beyond including Vaughan Centre, the RioCan Leaside Centre and the Bramalea City 

Centre in the GTA, and Park Place in Barrie, and Riverbend in London. 

In most cases, the opportunity for a mix of uses on a site or area is stand-alone 

residential development adjacent to stand-alone commercial development, rather than 

having commercial and residential uses integrated within a building. This approach 

provides more flexibility for developers and tenants. 

  



12 
 

4.4 Integration with the ION Rapid Transit Initiative 

Part of the impetus of the study is the Region of Waterloo’s ION Rapid Transit Initiative 

that calls for rapid transit service to be introduced in a 37 km corridor linking Cambridge 

Kitchener and Waterloo. The key from the Cambridge perspective is that a main portion 

of the corridor will run down Hespeler Road to the Ainslie Street terminal in the Galt City 

Centre. This initiative requires that planning along the corridor make provision for higher 

density, transit-supportive development. 

4.5 Integration with the Growth and Intensification Study 

The Growth and Intensification Study will recommend a policy framework that focuses 

growth and intensification to identified built-up areas including Nodes, Regeneration 

Areas and Reurbanization Corridors. These areas contain most of the areas in 

Cambridge that are designated for commercial land uses. Among other things, the 

framework will include the completion of six secondary plans that may refine the 

Commercial designations proposed by the Commercial Review Implementation Study 

Official Plan Amendment because they involve land use, transportation and urban 

design analysis at a block- and property-levels of analysis. 

4.6 Cambridge Zoning By-law Review 

The City has recently released a first draft of a new Comprehensive Zoning By-law 

prepared by Meridian Consulting. The draft Comprehensive By-law seeks to update 

existing zoning provisions, terminology and use permissions including those that pertain 

to the commercial zones. While Meridian Consulting has cleaned up some of 

terminology for the commercial zones, they have carried forward the existing 

regulations. The consultants are looking for direction from this Study with regards to the 

Commercial Zones. 
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5. Feedback Received from Preliminary Stakeholder 
Consultation 

Through the months of July, August and September the consulting team received input 

from a variety of stakeholders, many of whom had been involved in the stakeholder 

consultation process for the Comprehensive Commercial Review. 

5.1 August 17, 2015 Stakeholder Workshop 

The workshop consisted of a general discussion regarding the following questions: 

1. What is the most important change we could make to the existing Official Plan 

commercial policies? 

2. Should we change the Official Plan’s commercial structure? For example, create 

one Regional Commercial designation? Merge the Community and 

Neighbourhood Commercial designations? Create a Mixed-Use designation? 

3. What is the most important change we could make to the existing zoning by-law? 

4. Are the parking standards in the existing commercial zones appropriate? 

5. When should a Market Impact Study be required? 

6. What should a Market Impact Study address? 

The key points noted with regards to the Official Plan policies were that: 

1. The development industry wants more flexibility to respond to changing retail 

market trends and opportunities, so the Official Plan should not be too 

prescriptive and defer development regulations (perhaps including any floor 

space caps) to the Zoning By-law; 

2. Mixed-use and /or high density residential development should be permitted 

along major transit corridors like Hespeler Road, but this kind of development 

should not compromise potential to accommodate forecast commercial growth; 

and 

3. Local commercial stores (e.g. corner stores) should be permitted in residential 

neighbourhoods in order to encourage walking and cycling. 

The main comments made about the Zoning By-law were that:  

1. There is a need for mixed-use zoning; 
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2. Parking requirements are often overstated and need to be lowered to encourage 

intensification, particularly along transit routes; 

3. Recognize that tenant leases often demand a certain level of parking which can 

make parking reductions more difficult to implement; 

4. The zoning by-law should consider having an urban design focus; 

5. Consider a shared parking formula such as used in Mississauga or Burlington, 

which takes advantage of the parking peaks for various uses, e.g. residential, 

office and retail; and 

6. Consider as-of-right zoning as a means to provide flexibility. 

The discussion about Market Impact Studies yielded several comments including:  

1. There should be a consistent terminology in the Official Plan;  

2. Are market impact studies needed in all cases?; 

3. Are they only needed when removing commercial uses from existing areas such 

as downtowns?; 

4. Market impact studies need to address impacts on major malls, not just 

downtowns; 

5. Market impact studies should not be required, but City staff can request them if 

they feel it is needed in a particular case; and 

6. In order to prevent loss of key commercial sites to residential development some 

municipalities require a reverse Market Impact Study. 

5.2 Market Consultants 

Market consultants who prepare Market Impact Studies on behalf of municipal and 

private sector clients across Ontario were contacted. They confirmed the industry-wide 

and OMB expectations of how a Market Impact Study should be prepared and that 

studies should focus on whether a proposed commercial development would have a 

significant negative impact on the planned function of existing and planned commercial 

areas. 
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5.3 Business Improvement Area’s (B.I.A.) 

Representatives of the three B.I.A.s were contacted to get their views on what has been 

happening in their respective Community Core Areas and what some of the key issues 

might be for the future. 

Preston Towne Centre has seen a decline in retail stores uses over the past three years 

and a modest increase in the number of food-related businesses such as cafes. It was 

suggested that reasons for the decline included the replacement of the Speedsville Rd 

and Fountain St. bridges and that because banks are getting fewer drop-in customers 

as more people bank on-line, businesses are not seeing as much secondary purchases 

from bank customers. It was noted that many old, vacant contaminated sites (e.g. 

former gas stations) have not been redeveloped and there is also a growing concern 

that some banks may close as they continue to seek cost-cutting measures and “foot 

traffic” continues to decline. There continues to be a concern that the possible 

introduction of smaller stores in larger commercial malls and Power Centres would harm 

stores in the Preston Towne Centre. The prospect of additional residential development 

near the Preston Towne Centre is welcomed. 

Hespeler Village has also seen the effects of road construction over the past year and 

there has also been a noticeable decline in pedestrian traffic to the area’s sole bank. 

However, this should be viewed in the context of several years of slow, steady growth 

(especially in areas like food services, photography and arts and culture) where one can 

say that Hespeler Village has successfully “rebuilt” itself. The suggested reasons for this 

improvement are that there are a number of new landowners who have made 

investments in their businesses, buildings and properties and the City’s streetscaping 

project which has resulted in new wider sidewalks and improved streetlights widened 

and generally improved the “look” of the Village. Hespeler Village has become a unique, 

small Community Core Area and there is optimism that it will continue to improve with 

new nearby residential development (e.g. the redevelopment of the American Standards 

factory). 

The Galt-on-the-Grand B.I.A. indicated that they would provide comments on the draft 

documents when available. 
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6. Feedback Received At/After the November 30, 2015 
Open House 

Following a presentation by the Consulting Team (Kevin Curtis and Alison Luoma) there 

was a Question and Answer session that focused on the following points: 

 It was pointed out that switching from Gross Leasable Commercial Floor Area to 

Gross Leasable Area could have implications on the amount of parking required 

for commercial developments. Some areas previously excluded from parking 

calculations, e.g. basement storage, staff washrooms etc. would now be included 

when calculating the parking requirements. This may be counter-productive to 

achieving increased density. 

 It was indicated that the definition of Gross Leasable Area should be reviewed in 

light of the industry standard definition, which is incorporated into most 

commercial lease agreements.  

 It was explained that the threshold floor space for triggering the need for a site- 

specific market study would apply to each individual development not the 

cumulative effect of multiple developments in an area.  

 The question was raised about the need for commercial development to serve 

existing and future residents in the East Side Lands area, without the need for an 

OPA and rezoning. It was pointed out that an RFP has been issued for a Master 

Environmental Servicing Plan for this area, which will include the preparation of a 

secondary plan. 

Additional comments were submitted by, or on behalf of, the following stakeholders: 

 Economic Development Advisory Committee; 

 Galt-on-the-Grand B.I.A. 

 Preston Towne Centre B.I.A. 

 Hespeler Village B.I.A. 

 Region of Waterloo 

 SmartREIT 

 Cambridge Centre 

 Loblaw Properties Limited and Choice Properties REIT 
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 Canadian Tire Real Estate Limited 

 Terracap Management Inc. and Woodlawn Park Plaza Inc. 

 G. Buckles, A. Welter, B. Bilkas, M. Cogliano, Springbank Investments 

 Maple Mills (Hespeler) Limited 

Most of the comments were specific to the potential effects that the proposed draft 

Official Plan Amendment and zoning by-law amendment could have on particular 

properties. However, there were also broader comments about protecting the 

Community Core Areas, the implications of the proposed definition of Gross Leasable 

Area, and how the proposed amendments related to the Comprehensive Zoning By-law 

Review and the Growth and Intensification Study. A summary of their comments and 

the responses to those comments are provided in Table 2. 
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7. Recommended Approach 

7.1 Official Plan Amendment 

The proposed draft Official Plan Amendment provides a framework for planning and 

managing future commercial growth in Cambridge that is more flexible, consistent and 

defensible than the current approach. It recognizes that the location, function and format 

of commercial uses changes rapidly in response to changing consumer preferences, 

changes in the ownership of stores (e.g. large corporations that own many brand name 

stores) and the way large commercial developments are financed, planned and 

managed (e.g. real estate investment trusts) and technological advances that allow 

goods and services to be delivered in new ways.  

Consistent with market demand in other Ontario municipalities and the Vision and 

complete community-related growth management objectives of the Cambridge Official 

Plan, the proposed approach provides more flexibility for mixed-use development. It 

eliminates the existing framework that views Hespeler Road as a “Retail Centre” and 

adds residential uses as permitted uses in all Commercial land use designations subject 

to approval of a Zone Change Application. It also provides for turning existing 

Convenience Commercial developments in areas designated for residential uses into 

mixed-use developments, provided there is no reduction in the amount of existing 

commercial floor space and some other development criteria. 

Each Commercial land use designation has a distinct planned function to help provide a 

clear distinction between types of commercial development. The designations also 

provide a consistent framework for the preparation of retail impact studies and the 

assessment of potential negative impacts of new commercial development on existing 

and planned commercial developments. The proposed Official Plan policies also 

recognize that commercial developments of all sizes can have implications for the 

existing and proposed transportation network and the provision of transit services. 

Accordingly, the proposed policies include locational criteria for proposed new 

commercial developments and that transportation impact studies should explicitly test 

for potential negative impacts that proposed commercial developments could have on 

the transportation network. 

The draft Official Plan Amendment also reduces the number of commercial land use 

designations from five to four by consolidating all regional-scale commercial centres 

regardless of format (e.g. enclosed mall or power centre) into one Regional Commercial 

designation. 
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The proposed draft Official Plan Amendment does not amend any of the existing special 

policies that apply to the Smart Centre Power Centre at the northeast corner of 

Hespeler Road and Pinebush Road. The reason is these policies were established 

through three consecutive OMB appeals that included extensive analysis of market and 

transportation impact studies particularly as they related to potential negative impacts 

on the Preston Towne Centre, Hespeler Village, the Cambridge Centre, the Regional 

Road system and the Hespeler Road – Highway 401 interchange. Analysis and updated 

studies to support changes to any proposed commercial policies and regulations on the 

site, are the responsibility of the proponent. 

However, the floor space measure gross retail commercial floor area has been replaced 

with gross leasable area where the policies and definitions dealt with the overall 

development or sites A, B and C as these numbers can be calculated from the 

information provided in Table 4.1 of the Comprehensive Commercial Review. Additional 

research is required before one can convert the very detailed store size provisions from 

gross retail commercial floor area to gross leasable area, as there is no consistently 

applicable conversion factor. 

Another key proposed policy change is that the Class 4 (Hespeler Road) Commercial 

designation is to be replaced by a new Hespeler Road Mixed-Use Corridor designation. 

This designation, which provides for a mix of commercial, residential, and institutional 

uses at transit supportive densities, is viewed as being consistent with the complete 

community concept and the City’s objective of having Hespeler Road evolve into a 

mixed-use corridor served by the ION rapid transit system. This designation will be 

refined in 2016 through the completion of the Hespeler Road Corridor Secondary Plan. 

This point is discussed further in the Implementation Section of this document. 

The draft amendment also eliminates the use of terms like “local shopping centres” and 

“commercial strips” because they can be categorized as either Neighbourhood 

Commercial or convenience commercial developments. 

Convenience commercial developments (i.e. commercial developments of less than 

5,000 m2 gross leasable area) are permitted in all residential and employment 

designations subject to other applicable policies in the Cambridge Official Plan. 
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It is also recommended that Policy 8.6.3.3.2 regarding the continued use of the term 

gross leasable retail commercial floor area, be deleted. The deletion would 

acknowledge that the intent in the Official Plan and the practice in the commercial 

development industry across Ontario, is to use the term gross leasable area. However, 

the proposed draft Official Plan Amendment does not amend the specific use of the 

term gross leasable retail commercial floor area for the 11 site-specific policies (see 

section 8.10 – Site Specific Policies). This is because there is no there is no factor by 

which one can consistently and accurately convert gross leasable retail commercial 

floor area to gross leasable area. In addition, there is no existing information that would 

allow City staff to perform the calculation. Site plans and /or building permit information 

for each of the developments in question would need to be analyzed to allow a gross 

leasable area to be determined. 

A new definition of the term major retail is proposed to be added to the Glossary to 

assist City staff to consistently interpret and apply Cambridge Official Plan Policy 2.72 

regarding the conversion of employment lands as it relates to Growth Plan Policy 2.2.6 

which states, “For the purpose of this policy, major retail uses are considered non-

employment uses.” More specifically, the draft Official Plan Amendment defines “major 

retail” uses are defined as retail commercial developments exceeding 5,000 m2 gross 

leasable area located on an Arterial Road or Collector Road as shown on Map 7A. 

7.2 The Zoning Bylaw 

The draft Zoning By-law Amendment implements the recommendations of the 

Comprehensive Commercial Review by focusing on the following elements of that 

study: 

1. Update the terminology for gross leasable commercial floor area to be only gross 

leasable area to be consistent with both the Official Plan and the Comprehensive 

Commercial Review report (September 2014). A revised definition for gross 

leasable area is also proposed. This definition is consistent with and builds upon 

the definition contained in the Official Plan. A more detailed discussion regarding 

the proposed definition is provided in 7.2.1. 

2. Modify references to gross leasable commercial floor area throughout Zoning By-

law 150-85 by replacing such references with gross leasable area. It is noted that 

there are approximately 25 special provision/site specific zoning that include the 

existing terminology. These have not been addressed in the attached Zoning By-

law Amendment. 
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3. Zoning By-law 150-85 provides two definitions for retail commercial floor area. 

These have not been addressed in the attached Zoning By-law Amendment for 

the following reasons: 

 Floor area, gross leasable retail commercial – this terminology is used in the 

definitions for a regional and sub-regional shopping centre, Section 3.3.3.3 

that provides the site development specifications applicable to the CS1 

(Cambridge Centre) and CS2 (not in use) Zones. Further, gross leasable 

retail commercial floor area is referenced in a number of site-specific zoning 

provisions. Given that this is most relevant to the Cambridge Centre and 

site-specific zones, we have not modified this definition nor do we 

recommend deleting it at this time. This can be reviewed further pending the 

outcome of the Growth and Intensification Study and/or Comprehensive 

Zoning By-law Review; and 

 Gross Retail Commercial Floor Area – this terminology is used only in 

reference to the C6 Zone that applies to the Regional Centre at Hespeler 

Road and Pinebush Road. We do not recommend modifying this definition 

or the standards applied to the Regional Centre at this time. 

4. Deleting minimum requirements for gross leasable commercial floor area in the 

CS – Shopping Centre Zones as they are not required. 

5. Updating the gross leasable area maximums in the CS – Shopping Centre Zones 

(CS1, CS3, and CS4). We note that there is currently no regulation of gross 

leasable areas in the commercial zones (C1, C2, C3, C4, C5). It is recommended 

that if these zones do not presently include any regulation of gross leasable area 

and there are no issues to be remedied, there is likely no reason to introduce this 

requirement for these zones. Notably, the C2 and C3 Zones occur both within the 

identified nodes as well as outside of the nodes in the residential designated 

areas. Given this, it would be premature to adjust any zone standards in advance 

of the Growth and Intensification Study. 

6. CS1 (Cambridge Centre) 

 Existing: GLCFA Max - 46,450 m2. 

 Proposed: GLA Max – 67,562 m2 (as per OPA) 
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7. CS2 

 Proposed: To be deleted through ZBL Review (Meridian) as no longer in 

use. 

8. CS3 (Community Shopping Centre Zone) 

 Existing: GLCFA Max - 36,000 m2. 

 Proposed: GLA Max - 46,450 m2 (as per Commercial Review Study). 

9. CS4 (Neighbourhood Shopping Centre Zone) 

 Existing: Max GLCFA - 13,500 m2. 

 Proposed Max GLA - 13,935 m2 (as per Commercial Review Study). 

10. CS5 (Local Shopping Centre Zone) 

 Existing: Max GLCFA - 5,000 m2. 

 Proposed: Max GLA - 5,000 m2 (no change). 

7.2.1 Gross Leasable Area Definition 

Amongst other zoning modifications, the Zoning By-law Amendment proposes to 

replace the terminology for gross leasable floor area and gross leasable commercial 

floor area to be only gross leasable area in order to be consistent with both the Official 

Plan and the Comprehensive Commercial Review report (September 2014). 

We have undertaken a comparison of the Gross Leasable Area definitions used in 

several other Ontario Municipalities including Kitchener and Waterloo. The definition for 

gross leasable area as proposed in the first draft Zoning By-law (November 2015) was 

both consistent with the City of Cambridge Official Plan and the approaches taken in 

other municipalities. 

Based on stakeholder feedback, the revised proposed Gross Leasable Area definition is 

more specific in regards to the applicable exclusions when calculating gross leasable 

area. This revised definition harmonizes the distinctions between the existing definitions 

of gross leasable area and gross leasable commercial floor area. The current 

exclusions as contained in the existing definitions have all been carried forward and 

remain consistent with the City of Cambridge Zoning Bylaw 150-85. 
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The recommended definition for Gross Leasable Area is as follows: 

gross leasable area - the total floor area designed for tenant occupancy and exclusive 

use including the main floor, basements, upper floors, and mezzanines. It is the area on 

which tenants pay rent and which produces income for an owner. It is measured from 

the centerline of joint partitions and from outside wall faces. The calculation of gross 

leasable area does not include any floor area used or designed for common use of the 

tenants of the building including: 

a) Boiler rooms, maintenance rooms, mechanical and electrical rooms; 

b) Common hallways, stairwells, elevators, escalators; 

c) Common loading and unloading areas; 

d) Common washroom facilities; 

e) Security and offices used for purposes of operating and managing the building; 

f) Residential floor areas provided within the building; and/or 

g) Automobile parking areas or bicycle storage facilities provided within the building. 

The definition adopted through this study will be carried forward for consideration in the 

new Comprehensive Zoning By-law. 

7.2.2 Integration with Other Ongoing Studies 

The attached table provides some discussion as to what is required in order to put in 

place zoning that implements the broader commercial structure beyond what is 

proposed in the attached draft Zoning By-law. In many cases additional policy level 

work is required through the Growth and Intensification Study before the subsequent 

zoning can be put in place. In other cases, additional consideration is needed to assess 

how the potential zoning revisions would function within the proposed draft Zoning By-

law and/or go beyond the scope of implementing the September 2014 Commercial 

Policy Review undertaken by MGP. In such cases, it is our recommendation that these 

items be reviewed as part of the Comprehensive Zoning By-law Review. To that end, it 

is acknowledged that considerable work has already been undertaken through the 

Comprehensive Zoning By-law Review to rationalize use permissions, permitted use 

terminology, and definitions across the By-law. As a general comment, it is 

recommended that this work become the base for future zone structures. 
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Table 1: Draft Commercial Zoning Consideration 

Official Plan 

Designation 

Location Zoning Zoning Recommendation Part of Growth & 

Intensification Study? 

Regional 

Centre 

Hespeler Road/ 

Pinebush 

C6 The existing C6 Zone applies exclusively to 

lands within the Regional Centre in this 

location. Land use permissions were 

achieved as a result of an OMB hearing. 

Recommend that the existing zoning 

provisions remain in place. If the existing 

terminology referring to gross retail 

commercial floor area is to be standardized 

to gross leasable area a conversion factor 

will need to be agreed upon and the 

standards amended in the zoning by-law 

accordingly. It is recommended that the 

rationale for the conversion factor be 

documented/substantiated. 

Yes – Regional Node and 

potential expansion to 

boundaries. 

Regional 

Centre 

Cambridge 

Centre 

CS1 The existing CS1 Zone applies exclusively 

to lands within the Regional Centre in this 

location. Recommend that the existing 

zoning provisions remain in place other 

than the amendments to Section 3.3.3.3 as 

provided for in the proposed draft zoning 

by-law. Note that if the existing terminology 

referring to gross retail commercial floor 

area is to be standardized to gross leasable 

Yes – Identified 

Regeneration Area. 
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Table 1: Draft Commercial Zoning Consideration 

Official Plan 

Designation 

Location Zoning Zoning Recommendation Part of Growth & 

Intensification Study? 

area a conversion factor will need to be 

agreed upon and the standards amended 

in the zoning by-law accordingly. It is 

recommended that the rationale for the 

conversion factor be 

documented/substantiated. 

Community 

Commercial 

Hespeler Node CS3 Recommend that the existing zoning 

standards remain in place other than the 

amendments to Section 3.3.3.3 as provided 

for in the proposed draft zoning by-law. 

Future Secondary Plan to be undertaken. 

Yes – Identified Node 

and potential expansion 

to boundaries. 

Community 

Commercial 

Dundas/Main 

Node 

C2, C5, 

CS3, CS4, 

CS5, and 

hybrid 

zones 

 

There is a range of existing zoning 

permissions within the new Dundas/Main 

Node. A range of gross leasable area is 

provided for across the shopping centre 

(CS) zones. The proposed Zoning By-law 

Amendment amends Section 3.3.3.3 of the 

existing By-law 150-85 to implement the 

revised maximum gross leasable area 

requirements within the applicable 

shopping centre (CS) Zones. Beyond this, it 

is recommended that the Dundas/Main 

Node is an area requiring further study 

Yes – Identified Node 

and potential expansion 

to boundaries. 
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Table 1: Draft Commercial Zoning Consideration 

Official Plan 

Designation 

Location Zoning Zoning Recommendation Part of Growth & 

Intensification Study? 

through the Growth and Intensification 

Study. Part of the purpose of that study is 

to confirm the limits of the Nodes, 

recommend the mix of land uses to form 

the basis of future Secondary Plans, and to 

recommend the appropriate type and scale 

of development for the Node. This more 

detailed policy work is required before any 

implementing zoning can be put in place. 

Future Secondary Plan to be undertaken. It 

is noted that within the Dundas/Main Node, 

there is a large parcel zoned CS3 and a 

second large parcel zoned CS4. The 

standards applied to these zones are 

identical other than the permitted gross 

leasable area maximums. Consideration 

could be given to rezoning the more 

northerly property from the CS4 Zone to the 

CS3 Zone to allow for additional gross 

leasable floor area on that site. Should the 

City wish to pursue this before the Growth 

and Intensification Study is complete, it is 

recommended that an analysis of this be 

done as part of the Comprehensive Zoning 
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Table 1: Draft Commercial Zoning Consideration 

Official Plan 

Designation 

Location Zoning Zoning Recommendation Part of Growth & 

Intensification Study? 

By-law Review to ensure that such a 

rezoning is both feasible and possible 

within the building envelope of the site. (It is 

acknowledged that the OP includes a 

special provision of the lands zoned CS3 

which limits the gross leasable retail 

commercial floor area to 16,725 m2 until 

such time as a retail impact statement is 

undertaken). 

Neighbourhood 

Commercial 

Hwy 24/Myers 

Rd. 

 

CS5, 

CS5N1 

Recommend that the existing zoning 

standards remain in place other than the 

amendments to Section 3.3.3.3 as provided 

for in the proposed draft zoning by-law. It is 

noted that of all the other lands currently 

designated Class 3 in the Official Plan, 

these parcels are the only ones that are not 

zoned CS4. It is recommended that 

additional consideration be given to 

determine if these lands could feasibly be 

rezoned from the CS5 zone to the CS4 

zone. This would mean an increase in more 

than double the current permitted maximum 

gross floor area. It is recommended that 

No.  
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Table 1: Draft Commercial Zoning Consideration 

Official Plan 

Designation 

Location Zoning Zoning Recommendation Part of Growth & 

Intensification Study? 

any potential rezoning of these properties 

occur as part of the Comprehensive Zoning 

By-law Review. The purpose of the 

rezoning would be the harmonization of 

these lands within the CS4 Zone. 

Neighbourhood 

Commercial 

Cedar Street CS4 Recommend that the existing zoning 

standards remain in place other than the 

amendments to Section 3.3.3.3 as provided 

for in the proposed draft zoning by-law 

should it be deemed that such permissions 

be given as-of-right. 

No. 

Neighbourhood 

Commercial 

Dundas/ 

Hespeler Road 

CS4 

 

It is noted that this parcel is within an 

identified Regeneration Area within the 

Official Plan and is also within the scope of 

review for the Growth and Intensification 

Study. It is also noted that there is a special 

provision in the Official Plan relating to this 

property requiring a Market Impact Study 

before a food store in excess of 1,400 m2 is 

permitted. As there is no holding provision 

indicated for this property, it is assumed 

that this matter has been resolved. 

Recommend that the existing zoning 

Yes – Identified 

Regeneration Area. 
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Table 1: Draft Commercial Zoning Consideration 

Official Plan 

Designation 

Location Zoning Zoning Recommendation Part of Growth & 

Intensification Study? 

standards remain in place other than the 

amendments to Section 3.3.3.3 as provided 

for in the proposed draft zoning by-law.  

Neighbourhood 

Commercial 

Holiday Inn 

Dr./Queen St. 

(H) CS4 It is noted that this parcel is within an 

identified Regeneration Area within the 

Official Plan and is also within the scope of 

review for the Growth and Intensification 

Study. Recommend that the existing zoning 

standards remain in place other than the 

amendments to Section 3.3.3.3 as provided 

for in the proposed draft zoning by-law. 

Future Secondary Plan to be undertaken. 

Yes – Identified 

Regeneration Area and 

part of Hespeler Node. 

Convenience 

Commercial 

Uses in the 

Residential 

Land Use 

Designation 

Lands 

designated 

Residential 

Varied – 

Primarily 

C2, 

C2(O), 

C3, C5, 

CS5, and 

hybrid 

zones 

Of the lands zoned for commercial uses 

within the Residential designation, only the 

CS5 Zone places a limit on the maximum 

gross leasable area (5,000m2) as 

prescribed in the Official Plan. This is the 

standard currently in effect and it is not 

proposed to change.  

It is noted that the C2 and C3 zone have 

virtually identical zone standards. The 

distinction between the two zones is that 

No.  
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Table 1: Draft Commercial Zoning Consideration 

Official Plan 

Designation 

Location Zoning Zoning Recommendation Part of Growth & 

Intensification Study? 

the C2 Zone permits a more varied array of 

neighbourhood commercial uses and 

services and the C3 Zone is reserved for 

neighbourhood grocery stores and 

neighbourhood variety stores. It is noted 

that currently, the By-law through the list of 

permitted uses restricts grocery stores, 

variety stores and retail commercial 

establishments in the C2 and C3 Zone to a 

maximum of 300 m2 gross floor area (not 

gross leasable area). 

It is noted that in the draft Comprehensive 

Zoning By-law there has been some 

rationalization of uses/terminology between 

these two zones and that the 300 m2 gross 

floor area maximum has been carried 

forward. There may be some merit to 

merging the C3 Zones with the C2 Zones 

outside of Blair Village into one zone. 

However, as these zones also occur within 

the Nodes and Corridors, they should not 

be deleted from the By-law at this point in 

time. It is recommended that the potential 

to merge the C2 and C3 zones in the 
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Table 1: Draft Commercial Zoning Consideration 

Official Plan 

Designation 

Location Zoning Zoning Recommendation Part of Growth & 

Intensification Study? 

Residential designation be examined 

further as part of the Comprehensive 

Zoning By-law Review. 
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7.3 Terms of Reference (T.O.R.) for Site – Specific Market Impact 
Studies 

It is recommended that where required, a Market Impact Study is to demonstrate to the 

satisfaction of the City of Cambridge that there is market demand and support for a 

proposed retail/commercial development and that it would not have a significant 

negative impact on the planned function of existing and planned commercial areas, 

shopping centres, and Nodes in the City, and in particular, the three Community Core 

Areas of Galt City Centre, Preston Towne Centre, and Hespeler Village. 

7.3.1 Purpose and Methodology of a Site Specific Market Impact Study 

The T.O.R. is structured to assist the City in its review of site-specific retail/commercial 

development applications and its assessment of commercial planning related issues. 

The Market Impact Study would provide data, information, analyses, and input to the 

City’s assessment of a proposed retail/commercial development in the context of market 

demand and potential impact on the planned function of retail/commercial areas, 

shopping centres, Nodes, and the City’s three Community Core areas. 

The T.O.R. reflects a standard methodology that has been established by Ontario 

market consultants over the past several decades and reflects common market impact 

tests and related policies required of many Ontario Official Plans. The T.O.R. accounts 

for the requirements and components of market impact studies accepted by the Ontario 

Municipal Board (“OMB”) and used as input to commercial planning decisions. The 

T.O.R. also accounts for stakeholder input and comments provided for this study which 

included input from various market consultants having expertise in retail market impact 

studies and Ontario municipal commercial planning related matters. 

7.3.2 Protection of Downtowns, Shopping Areas and Commercial Structure 

The T.O.R. accounts for the Provincial policy requirement to protect downtown areas. 

The 2014 Provincial Policy Statement (the “PPS”) directs in policy 1.7.1 c) that: 

a) “Long-term economic prosperity should be supported by…maintaining and, 

where possible, enhancing the vitality and viability of downtowns and 

mainstreets.” 
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The Province also directs that healthy, liveable, and safe communities are sustained by 

accommodating an appropriate range and mix of employment including commercial 

uses. For example, PPS Policy 1.1.1 b) directs that healthy, liveable, and safe 

communities are sustained by accommodating an appropriate range and mix of 

employment including commercial uses, which is required to meet long-term needs. In 

addition, Section 2.2.6.2 of the “Places to Grow Growth Plan for the Greater Golden 

Horseshoe, Office Consolidation, June 2013” directs that municipalities are to promote 

economic development and competitiveness by: 

a) “Providing for an appropriate mix of employment uses including industrial, 

commercial and institutions uses to meet long-term needs”, and 

b) “Providing opportunities for a diversified economic base, including maintaining a 

range and choice of suitable sites for employment uses which support a wide 

range of economic activities and ancillary uses, and take into account the needs 

of existing and future businesses”. 

Therefore, based on Provincial policy direction, the shopping centres and shopping 

areas in Cambridge including three Community Core Areas should be protected. 

The OMB has confirmed this approach. For example, in its 1993 decision regarding the 

Brampton Costco (the “Brampton Costco decision”) the OMB directed that not only 

should downtowns be protected from impact, but also shopping centres and shopping 

facilities because the range and access to a range of shopping in a community is an 

important service for residents. 

a) “Shopping centres and grocery stores in communities like Brampton are planned 

in a way that aims to maximize convenience, access and service to residents in 

the community. For many – such as the elderly, single parents, the poor, or those 

in one-car families – proximity to a shopping facility is not simply a question of 

convenience. Having their homes near a commercial centre can be a vital 

locational consideration. People often rent or purchase homes in order to be 

located near shopping. And, when a shopping facility closes, it can be distressing 

for many who rely on that nearby store or centre to regularly obtain many of the 

ordinary necessities of life.” [pages 7-8] 

It is in the public interest that the City provide and protect a range of shopping forms 

and formats in Cambridge (e.g. the three Community Core Areas of Cambridge, 

shopping centres, Nodes, and other commercial areas). A Market Impact Study is a 

planning tool used to address this requirement. 
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7.3.3 Protection of the Planned Function of Commercial Areas 

The T.O.R. is reflective of the standard approach for assessing market impact as 

identified by many Ontario Official Plans. Specifically, many Ontario Official Plan 

commercial policies include the requirement for a Market Impact Study as a means to 

assess potential impact on the planned function of commercial areas, shopping centres, 

and the downtown. 

The Brampton Costco decision states that it is in the public interest to protect the 

“planned function” of commercial areas. The Brampton Costco decision directs that: 

 “When considering impact, the Board accepts that any change in the commercial 

structure, however large or small, will cause impact. By itself this is not 

justification for intervention. The Board intervenes only when the impact is 

“deleterious or harmful” to existing facilities to the extent that the development 

would “jeopardize” or, as the Board has said elsewhere, “undermine or destroy” 

the proper planned function of existing land uses and the planned commercial 

structure of the community.” [page 7] 

That OMB decision also states that: 

 “The test that the Board has adopted is a stringent one. It is not enough that 

stores will close, as tragic as this may be to owners, workers and patrons. The 

test in planning terms is a public interest test based on whether there will be a 

deleterious impact on the planned function, such as a significant diminution of 

service or potential for blight.” [page 96-97] 

The OMB in its 1997 decision regarding a retail proposal in the community of Simcoe, 

also directed that it is the planned function of an area that is to be protected. Regarding 

the protection of individual merchants, the Board directed that: 

 “It is the planned function … that merits protection, not a single use and certainly 

not an individual representative of that use. It isn't retailing that should be 

protected, nor is it one or two individual merchants; it is the synergy of a number 

of land uses, that includes retailing, that should be protected.” [page 18] 

A Market Impact Study is a planning tool used to assess potential impact on the 

planned function of commercial areas and downtowns, it is not to control competition. 

Competition is good and healthy for a community. As noted in the Brampton Costco 

OMB decision: 
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 “The commercial structure serves the aims of distributing goods and services 

conveniently to consumers/citizens in the context of an unfettered system of 

competition which, when operation at its best, rewards enterprise, service, and 

product quality.” [page 102] 

7.4.3 Market Impact Study Requirement 

The requirement for a site specific Market Impact Study in Cambridge is recommended 

for various types of retail/commercial development applications and for various 

proposed developments of certain size thresholds. 

It is recommended that a Market Impact Study be required for a proposed amendment 

to the Official Plan and/or Zoning By-law required to permit a new retail/commercial 

development of 5,000 m2 gross leasable area (GLA) or greater; 

 Shopping centres and retail developments that are greater than 5,000 m2 can 

have an influence or impact on existing and planned commercial areas including 

the Community Core Areas and therefore applications for such developments 

should be subject to a Market Impact Study. 

It is also recommended that any proposal to amend the Official Plan and/or Zoning By-

law to permit a new or expansion of 1,860 m2 GLA or greater of a food store, food 

related space, department store space, or 1,390 m2 GLA of drug store/health and 

personal care store space, also be subject to a Market Impact Study. 

 The size threshold of 1,860 m2 GLA accounts for supermarkets and grocery store 

sizes in Cambridge including smaller sized stores. The size threshold also 

accounts for food related space component of department stores. 

 Retail trends of contemporary drug stores which often include a food related 

component as well as health and beauty, have resulted in the larger footprint 

required to accommodate the mix of merchandise. As such, contemporary drug 

stores range up to 1,390 m2 to 1,672+ m2. Considering drug stores are a 

component and/or anchor of various shopping centres, shopping areas, and the 

Community Core Areas, these stores provide an important day-to-day 

convenience service to residents. It is recommended that a Market Impact Study 

be required for any proposal to amend the Official Plan and/or Zoning By-law to 

permit a new or expansion of 1,390 m2 GLA or greater of drug store/ health and 

personal care store space. 
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 Considering any proposal to amend the maximum retail/commercial development 

size specified in the Official Plan and/or Zoning By-law could also impact 

commercial areas, it is recommended that any applications for such development 

be subject to a Market Impact Study. 

It is also recognized that any proposal to amend retail/commercial minimum unit size(s) 

specified in a Zoning By-law could impact commercial areas. Therefore, it is 

recommended that any application to amend minimum unit size specified in planning 

controls be subject to a Market Impact Study. 

7.3.5 Peer Review 

A peer review is a common policy requirement considering it provides information upon 

which the City can formulate an informed and substantiated decision regarding potential 

market impact within the context of commercial planning policy. It is common practice 

throughout Ontario for municipalities to require a peer review to assist in the evaluation 

and assessment of market impact studies. Therefore, it is recommended that, at the 

proponent’s expense, a peer review of a Market Impact Study be required by the City of 

Cambridge as specified above. 

7.3.6 Informed and Substantiated Decisions 

The Province in the Ontario Planning Act directs that the OMB is to consider Council 

decisions. The Act provides a basis for several matters including; “…ensuring that 

approval authorities or the Ontario Municipal Board have regard to decisions made by 

municipal councils and approval authorities when dealing with the same planning 

matters.” 

Therefore, it is important that Cambridge Staff recommendations and Council decisions 

are fully informed and substantiated. In addition to various planning related matters, 

commercial planning decisions can be informed and substantiated with input provided 

by a fulsome analysis of retail/commercial market impact as described above and as 

directed by the recommended T.O.R. A Market Impact Study and a peer review are 

recommended to provide input to, and a sound basis for, informed and substantiated 

Staff recommendations and Council decisions regarding retail/commercial planning 

matters. 
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8. Implementation Issues 

8.1 Policy 

The proposed commercial framework will take a considerable amount of time to be fully 

implemented. For example, although residential uses would now be permitted uses in 

the Regional, Community and Neighbourhood Commercial Official Plan designations, 

such development in other municipalities has typically been occurring at Regional and 

Community-scale commercial developments where there is strong demand for mid-high 

density, relatively upscale residential development. The Central Transit Corridor 

Community Building Strategy completed by the Region of Waterloo in partnership with 

the Cities of Cambridge, Kitchener and Waterloo in 2013 concluded that there should be 

demand for high density residential along Hespeler Road in the future. However, it did 

not specify whether this demand is for upscale development or development nor did it 

distinguish potential demand for development at existing vacant sites versus sites that 

already feature some commercial development. 

The introduction of the potential for mixed-use development in commercial designations 

raises the issue of how to best ensure that the introduction of uses such as high density 

residential will not reduce the potential of existing and future lands designated 

Commercial to accommodate forecast demand for commercial uses. Accordingly, the 

draft proposed Official Plan Amendment requires that development applications must 

demonstrate that proposed residential development will not compromise the planned 

function of the lands or the ability to accommodate forecast commercial growth in 

Cambridge to 2031 within the Urban Area Boundary designated on Map 1A. For the 

next several years, these forecasts would be based on the analysis and forecasts 

contained in the Comprehensive Commercial Review approved by Cambridge Council. 

The Commercial Review Implementation Study Official Plan Amendment would 

introduce new commercial policies into the Official Plan and re-designate lands that are 

currently designated Class 1, 2, 3, 4 or 5 on Map 2 - General Land Use Plan as 

Regional Commercial, Community Commercial, Neighbourhood Commercial, or 

Hespeler Road Mixed-Use Corridor as appropriate. However, the Secondary Plans 

being prepared as part of the Growth and Intensification study may result in some 

additional refinement of these designations at the site level, as the secondary plans will 

examine land use, transportation and urban design issues and opportunities at a finer 

grain level of detail. 
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The areas that could be most affected by the completion of the secondary plans are the 

lands designated Hespeler Road Mixed-Use Corridor. The policies of, and lands 

affected by, the Hespeler Road Mixed-Use Corridor designation will be refined through 

the completion of the Hespeler Road Corridor Secondary Plan that may specify 

additional details regarding the location, mix, density, scale, size, height, design, land 

use compatibility, and staging of development on these lands, as appropriate. 

As demand for development on vacant or underutilized lands designated commercial 

grows, some existing uses will inevitably be displaced. Some existing uses will relocate 

into new developments on or near their original location, others will relocate to less 

expensive existing commercial or industrial areas, and others will relocate to new 

commercial locations such as north Cambridge where considerable urban development 

will occur in the future. For uses such as automobile dealerships, another option is to 

intensify the existing use on site by, for example, adding a second storey. 

8.2 The Zoning Bylaw 

The proposed Zoning By-law Amendment puts in place the key recommendations of the 

Comprehensive Commercial Review in the short term. The substance of the proposed 

amendment would then be carried over in the work being done to update the City’s 

Comprehensive Zoning By-law Review. The proposed Zoning By-law Amendment has 

been structured to feed into the work being done to update the City’s Comprehensive 

Zoning By-law. 

Additional recommendations have also been made to assist in the review of the City’s 

commercial zones through the Comprehensive Zoning By-law Review. Considerable 

work has already been undertaken through the City’s Comprehensive Zoning By-law 

Review to rationalize use permissions, permitted use terminology, and definitions both 

across the By-law and within the existing commercial zones. As a general comment, it is 

recommended that this work become the base for future zone structures that will further 

refine and reinforce the planned function of the various commercial designations. 

As part of this study, additional recommendations have also been made that should be 

considered and further evaluated through the broader Comprehensive Zoning By-law 

Review. Generally these recommendations pertain to the merging of zones or 

modification of zone standards. Additional consideration needs to be given to such 

recommendations to assess how the potential zoning revisions would function within the 

proposed draft Zoning By-law. In such cases, it is our recommendation that these items 

be reviewed as part of the Comprehensive Zoning By-law Review. 
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Table 2: Responses to Stakeholder Comments 

Topic  Comments on Draft Material Responses to Comments 

General Protect the historic beauty of our 

landscape. 

Official Plan currently contains 

such policies. Could be further 

refined through the Growth and 

Intensification Study. 

Search for stores that commonly 

anchor the success of local 

businesses. 

Not applicable to this study. 

Protect the historic beauty of our 

landscape (always complement 

our buildings). 

 

Official Plan currently contains 

such policies. Could be further 

refined through the Growth and 

Intensification Study. 

Parking structure (Downtown Galt) 

in the future. 

Comment forwarded to City staff. 

More mixed use and residential 

density in the Preston Core. 

To be considered as part of the 

Growth and Intensification Study. 

Increase the size of the Preston 

Core area designated in the 

Official Plan. 

To be considered as part of the 

Growth and Intensification Study. 

More permissive 

policies/regulations to allow for 

larger developments/additions to 

existing buildings (i.e. higher 

heights allowed, etc). 

To be considered as part of the 

Growth and Intensification Study. 

Policies to permit a wide variety of 

commercial uses, as opposed to 

just services 

Commercial policies currently 

permit a variety of commercial 

uses. 

Increased transportation services 

(L.R.T./B.R.T.) to the Cores to 

assist in improving densities and 

a B.R.T. service to Galt City 

Centre is now in operation. 

Planning for future L.R.T. Service 
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Table 2: Responses to Stakeholder Comments 

Topic  Comments on Draft Material Responses to Comments 

moving of customers effectively 

and efficiently. 

to Cambridge includes 

consideration of serving the Galt 

City Centre and Preston Towne 

Centre. There is also improved 

GRT service to Hespeler Village. 

Ensuring parking facilities for that 

portion of the population that relies 

on motor vehicles. 

Comment forwarded to City staff. 

Official Plan 

Amendment 

Hespeler Village BIA. The niche for 

Core Areas is small, boutique-type, 

stores. Would have a concern 

about direct competition from 

Power Centres if they were 

allowed to have a large number of 

smaller retail outlets. 

The draft Official Plan 

Amendment does not propose to 

change existing minimum store 

size policies. Proponents for such 

a change would be required to 

submit an Official Plan 

Amendment and a Market Impact 

Study. 

Hespeler Village BIA has no 

objection to allowing high-density 

residential as part of mixed-use 

development along Hespeler 

Road. 

 

The Hespeler Village BIA provided 

comments to the Comprehensive 

ZBL Review that the boundaries of 

the Hespeler BIA are no longer 

consistent with the “Special 

Regulations Area” so boundaries 

need to be amended to align the 

two. 

Comment forwarded to City staff. 

Request clarification as to Section 

8.6.1.2.1 and whether the 

maximum gross leasable area of 

The GLA is applicable to the area 

of land designated Community 

Commercial. 
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Table 2: Responses to Stakeholder Comments 

Topic  Comments on Draft Material Responses to Comments 

46,450 m2 (500,000 ft2) is 

applicable to individual lots or on 

an area basis. 

For Section 8.6.1.5.1, we request 

clarification that the permitted uses 

(including a Canadian Tire Store 

and automobile service stations in 

particular) under the existing 

Official Plan Sections 8.6.2.4.1 and 

8.6.2.4.2 are carried through. In 

addition, for 65 Pinebush Road we 

request clarification as to how the 

revised permissions relate to Site 

Specific Policy No. 8 and Section 

8.10.4. 

No proposed changes to any 

existing permissions including 

Site Specific Policy 8.10.4 except 

reference to Commercial Class 4 

will be changed to Hespeler Road 

Mixed-Use Corridor. 

For Sections 8.6.1.5.2 and Section 

8.6.1.5.3, as the lands are within a 

Regional Scale Node according to 

the existing Official Plan (Map 1A 

and Figure 1) whereby a 

Secondary Plan is required under 

Section 8.7.1.7, we request 

clarification as to the need and 

corresponding process for the 

lands to also be included in the 

completion of the Hespeler Road 

Secondary Plan. 

It would be appropriate to provide 

input re the recommended 

boundary through the process to 

prepare the Hespeler Road 

Corridor Secondary Plan which is 

part of the Cambridge Growth and 

Intensification Study. 

 

For Section 8.6.1.5.3 and the 

policy that any new development 

on the site through infilling would 

be encouraged to be in a mixed 

use format, we request clarification 

as to whether only mixed use (and 

not single use) developments 

8.6.1.5.3 specifies, “i.e. increasing 

the gross leasable area of the 

existing commercial use or 

adding new residential uses”). 

Therefore, intensification does not 

have to be in context of a mixed-

use development. The two-storey 
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Table 2: Responses to Stakeholder Comments 

Topic  Comments on Draft Material Responses to Comments 

would be permitted. It is not clear 

whether a partial mezzanine would 

satisfy the minimum two-storey 

requirement for new development. 

requirement has been deleted.  

For Section 8.6.1.5.4, we suggest 

that clarity be added as to what 

must be demonstrated to confirm 

that the proposed non-commercial 

uses will not compromise the 

ability to accommodate forecast 

commercial growth in Cambridge 

to 2031. 

Policy has been revised to refer to 

no reduction in the existing gross 

leasable area of commercial uses 

on the lands. 

For the Canadian Tire Gas Station 

lands located at 239 Fountain 

Street South, with the renumbering 

of existing Section 8.6.3.5, we 

request confirmation that Section 

8.6.3.5.1.b), which permits the sale 

of gasoline and other automotive 

fuels in the Preston Town Centre 

will be carried over. 

No proposed changes to any 

existing permissions. 

We request clarification that the 

uses permitted under the existing 

Commercial Class 3 designation, 

including hotels and motels, 

business and professional offices, 

commercial-recreation facilities as 

well as automobile service 

stations, will be carried over. 

No proposed changes to any 

existing permissions. 

For Section 8.6.1.1.2, the lands are 

not located at the intersection of 

two Regional Roads designated on 

Map 7b and there is no direct 

The policy is area based and 

applies to the lands designated 

Regional Commercial.  
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Table 2: Responses to Stakeholder Comments 

Topic  Comments on Draft Material Responses to Comments 

access to a Provincial Highway, 

and as such we request 

clarification that the policy 

reference is to the entire area 

designated Regional Commercial. 

For Section 8.6.1.1.4, we request 

clarification as to whether the lands 

are subject to the policy as well as 

the maximum gross leasable area 

of 67,562 m2 (727,255 ft2). 

The policy applies to the lands 

designated Regional Commercial. 

For the vacant lands located at 

1775 Bishop Street North, which 

are currently designated Business 

Industrial according to Map 2 and 

are proposed to be designated 

Business Industrial under the Draft 

OPA, we request clarification as to 

the residential references in 

Section 8.6.1.5 "Convenience 

Commercial Uses in Residential & 

Employment Designations" and the 

relationship to new Section 

8.5.2.6.1 (under Part D of the Draft 

OPA) whereby lands designated 

for Employment on Map 2 may be 

zoned to permit Convenience 

Commercial use with a maximum 

of 5,000 m2 (53,821 ft2) of gross 

leasable area. Note that there is 

another Section 8.5.2.6.1 under 

Part A of the Draft OPA that states 

"Major retail uses are not permitted 

within the Employment 

Designations of this Plan". 

Note that the maximum gross 

leasable area of convenience 

commercial uses permitted in 

areas designated for Employment 

uses has been revised to 5,000 

m2 and the definition of Major 

Retail has been refined to “a new 

or expanded retail commercial 

development exceeding 5,000 m2 

gross leasable area located on a 

Regional Road or Collector Road 

as designated on Map 7a”. These 

changes address the discrepancy. 
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Table 2: Responses to Stakeholder Comments 

Topic  Comments on Draft Material Responses to Comments 

For Section 8.6.1.5.1, we request 

clarification that a supermarket or 

grocery store would continue to be 

permitted. For Section 8.6.5.1.2, 

the maximum gross leasable area 

of any individual commercial use 

store of 24,037 ft2 would render the 

approval for an approximately 

28,893 ft2 food store non-

conforming and limit any future 

modifications or additions. Lastly, 

we request clarification as to any 

proposed changes to the site 

specific policy applicable to the 

lands. 

Yes, a supermarket or grocery 

store is permitted. 

8.6.5.1.2 (re-numbered as 

8.6.4.1.2. has been refined to 

refer to new or expanded stores 

to address the non-conformity 

issues. 

No changes proposed to the site-

specific policy. 

For the Zehrs Market lands located 

at 200 Franklin Boulevard, which 

are currently designated 

Commercial Class 3 according to 

Map 2 and are proposed to be 

designated Community 

Commercial under the Draft OPA, 

we request clarification as to 

Section 8.6.1.2.1 and whether the 

maximum gross leasable area of 

46,450 m2 (500,000 ft2) is 

applicable to individual lots or on 

an area basis and that the uses 

permitted under the existing 

Commercial Class 3 designation, 

including hotels and motels as well 

as automobile service stations, will 

be carried over. 

The policy applies to the lands 

designated Community 

Commercial. 

No proposed changes to any 

existing permissions.  
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Table 2: Responses to Stakeholder Comments 

Topic  Comments on Draft Material Responses to Comments 

For the No Frills located at 980 

Franklin Boulevard, which are 

currently designated Commercial 

Class 3 according to Map 2 and 

are proposed to be designated 

Neighbourhood Commercial under 

the Draft OPA, we request 

clarification as to Section 8.6.1.3 

and whether the uses permitted 

under the existing Commercial 

Class 3 designation, including 

hotels and motels, business and 

professional offices, commercial-

recreation facilities, as well as 

automobile service stations will be 

carried over. 

No proposed changes to any 

existing permissions. 

For the Vacant lands located at 

41O Queen Street West, which are 

currently designated Commercial 

Class 3 according to Map 2 and 

are proposed to be designated 

Neighbourhood Commercial under 

the Draft OPA, we request 

clarification as to Section 8.6.1.3 

and whether the uses permitted 

under the existing Commercial 

Class 3 designation, including 

hotels and motels, business and 

professional offices, commercial-

recreation facilities, as well as 

automobile service stations will 

be carried over. In addition, we 

request clarification as to any 

proposed changes to the site 

No proposed changes to any 

existing permissions or the 

special policy. 
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Table 2: Responses to Stakeholder Comments 

Topic  Comments on Draft Material Responses to Comments 

specific policy applicable to the 

lands. 

For the Zehrs Market located at 

1565 King St. East, which are 

currently designated Low/Medium 

Density Residential according to 

Map 2 and are proposed to be 

designated Low/Medium Density 

Residential under the Draft OPA, 

we request clarification for 

Section 8.6.1.5.1, that 

supermarket and grocery store 

will remain as permitted uses. 

No proposed changes to any 

existing permissions 

We request clarification as to how 

"developments" will be 

interpreted under the definition of 

"Major Retail" and whether it will 

be applied on a site-by-site basis 

or that sites under different 

ownership can cumulatively 

result in a "Major Retail" 

development. 

The definition of Major Retail has 

been refined to “a new or 

expanded retail commercial 

development exceeding 5,000 m2 

gross leasable area located on a 

Regional Road or Collector Road 

as designated on Map 7a”. 

“Development” has been italicized 

in to indicate that this is to be 

interpreted as the OP Glossary 

definition of the term.  

With regard to the lands known 

municipally as 100 Jamieson 

Parkway, under the Draft OPA, the 

lands would continue to be 

designated Low/Medium Density 

Residential on Map 2. We request 

confirmation that a supermarket, 

grocery store and drug store as 

well as an automobile service 

No proposed changes to any 

existing permissions 
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Table 2: Responses to Stakeholder Comments 

Topic  Comments on Draft Material Responses to Comments 

station will remain as permitted 

uses. 

Section 8.6.1.5.2 states "The 

maximum Floor Space Index of 

any buildings developed on lands 

zoned Convenience Commercial 

shall be 1.0 and the maximum 

gross leasable area of any 

individual commercial use store 

shall not be greater than 2,233 

m2 (24,037 ft2)." The maximum 

gross leasable area of any 

individual commercial use store of 

24,037 ft2 would render the 

existing approximately 25,996 ft2 

food store non-conforming and 

limit any future modifications or 

additions to the existing food 

store. In our submission, existing 

commercial uses should not be 

rendered nonconforming. 

Note the floorspace figures have 

been revised. The policy has 

been refined to specify new or 

expanded developments, so the 

non-conformity issue with regard 

to existing uses should be 

addressed.  

Regarding 8.6.1.5.3, there should 

be flexibility as to any reduction 

in the existing commercial gross 

leasable area as well as to 

having residential uses located 

on the ground floor of a mixed-

use building in order to 

accommodate a variety of 

potential redevelopment options 

The Comprehensive 

Commercial Review City 

concluded Cambridge will see 

growth in demand for 

commercial space and there is a 

lack of existing space to 

accommodate that growth. 

Therefore, the City wishes to 

maintain the existing 

commercial space. This 

proposal increases flexibility to 

allow for mixed use and reflects 

the City’s desire not to have 

residential uses on the ground 



48 
 

Table 2: Responses to Stakeholder Comments 

Topic  Comments on Draft Material Responses to Comments 

floor of mixed-use buildings.  

Section 8.6.1.5.4 states "Where 

the proposed commercial 

development is planned to be 

part of a mixed-use building, the 

gross leasable area of the 

commercial component shall not 

be less than 70% of the total 

building floor area. Freestanding 

residential development is not 

permitted." We request 

clarification as to the basis for the 

70%, since 70% is considerably 

high for a mixed-use residential-

commercial building. 

 This requirement has been 

deleted. 

Major Retail should refer to 

commercial developments 

exceeding 5,001 m2 on individual 

parcels in order to avoid Local 

Shopping Centres under the 

existing Official Plan from being 

referred to as Major Retail. 

Major Retail definition has been 

revised. 

Based on the new commercial 

hierarchy proposed, it would 

appear that our client’s vacant 

lands would fall under the 

Community Commercial 

classification for the retail portion, 

but does not recognize a mix of 

uses of a single property. 

Clarification is required to confirm 

whether multiple designations 

would be permitted on a single 

property, given our site includes 

The applicable land use 

designations will be determined 

by means of the Main and 

Dundas Secondary Plan that is 

currently being prepared for the 

area.  
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Table 2: Responses to Stakeholder Comments 

Topic  Comments on Draft Material Responses to Comments 

Residential and Commercial land 

uses. Based on the draft policies 

provided, the only Mixed Use 

category provided is specifically 

referenced for the Hespeler Road 

area.   

Glossary section – Major Retail is 

proposed to be defined as retail 

commercial developments 

exceeding 4,645 m2 (50,000 ft2) of 

gross leasable area. We note that 

the Region of Waterloo Official 

Plan uses the term retail 

commercial centres and notes that 

they are a minimum of 10,000 m2 

in size. There’s no reference to 

major retail in the Regional Official 

Plan except through the retail 

commercial centre terminology. 

We request that a similar size be 

used for consistency to identify 

Major Retail. 

Major Retail definition has been 

revised. 

Definition of retail commercial 

centre has been added to the 

Glossary.  

We note that the proposed General 

Land Use Plan maintains my 

client’s lands as Industrial, 

although the Commercial Land 

Needs study noted a deficiency in 

south Cambridge for commercial 

land uses, and further noted that 

the Nodes would be an ideal 

location for commercial land uses. 

Based on this, and given that the 

Hemson Report noted that my 

client’s lands as surplus lands, we 

would request that consideration 

The land use designation details, 

be addressed via the Main and 

Dundas Secondary Plan. 
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Topic  Comments on Draft Material Responses to Comments 

be given to identifying the lands as 

Community Commercial.   

The land use designation on the 

Maple Mills (Hespeler) Limited 

lands is currently under appeal. 

Planning applications including a 

market study proposing a High 

Density Residential designation, 

which would permit a mixed-use 

(res and neighbourhood 

commercial/retail) development 

have been submitted, deemed 

complete, and been circulated by 

the City of Cambridge. A Public 

Meeting has been held. The 

applications pre-date any Official 

Plan Amendment or Zoning Bylaw 

amendment associated with the 

Commercial Policy Review and 

understand that they would be 

considered in context of current 

and in effect Official Plan policies. 

Agree. 

 

We are SmartREIT, owners of 

approximately 67.8 acres of 

commercial property municipally 

known as 22, 65 and 90 Pinebush 

Road and located at the 

intersection of Hespeler Road and 

Pinebush Road in the City of 

Cambridge. 

It is our submission that the 

findings of the Comprehensive 

Commercial Policy Review 

accurately describe the amount of 

The proposed OPA and ZBA do 

not change any existing 

permissions for this or other 

existing commercial sites, but do 

clarify potential for consideration 

of residential uses on the subject 

site. Consideration of additional 

GLA or changes to existing 

policies regarding minimum or 

maximum store sizes will require 

submission of an OPA and ZBA 

along with supporting technical 
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Topic  Comments on Draft Material Responses to Comments 

existing undeveloped and vacant 

commercial lands as well as future 

demand for retail. Additionally, it is 

our submission that the existing 

Cambridge Official Plan provisions 

found in Section 8.6.2.5.2 

sufficiently identify the limit on the 

maximum gross leasable area and 

that further explanation is not 

required. Site specific minimum 

and maximum sizes and any 

specific use 

permissions/restrictions within the 

Official Plan will serve to restrict 

future retail/commercial 

development, will result in acres of 

underutilized designated lands and 

will directly impact the future 

development of the SmartREIT 

commercial properties. 

Consequently, we do not support 

site-specific minimum and 

maximum sizes nor do we support 

specific use 

permissions/restrictions within the 

Official Plan. 

It is our submission that flexibility 

needs to be built into any future 

Official Plan Amendments resulting 

from the Comprehensive 

Commercial Policy Review in order 

to accommodate the evolution of 

the commercial landscape. 

information including a Market 

Impact Study and a 

Transportation Impact Study. 

 

Of the 4 new classifications, 

wouldn’t it make sense to collapse 

The proposed four Official Plan 

designations reflect the 
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Topic  Comments on Draft Material Responses to Comments 

Regional Commercial and 

Community Commercial into 1 

category? The City of Cambridge 

is only large enough to support one 

regional shopping centre. I’m 

assuming our Regional 

Commercial designation would 

permit mixed-use development. I 

know the slide presentation noted 

residential development is 

permissible, but what of office and 

other employment uses? 

By creating one regional 

commercial designation and 

thereby eliminating regional power 

centre, does that then permit 

Smart Centres to construct 

enclosed retail in the future? This I 

oppose as it compromises us 

(Cambridge Centre). 

recommendations of the 

Cambridge Commercial Review 

Study that were endorsed by City 

Council. There is a clear 

distinction in planned function 

between Regional and 

Community Centres, which is why 

the separate designations are 

being proposed. 

The proposed OPA and ZBA 

reflect that both the Smart 

Centres Power Centre and the 

Cambridge Centre have the same 

planned function, i.e., they serve 

a regional market area. 

The proposed OPA and ZBA do 

not change existing permissions, 

but do add potential for 

consideration of residential uses 

at the Cambridge Centre. 

Additional land use policy 

refinements may be 

recommended as part of the 

Growth and Intensification Study.  

The Region suggests changing the 

Community Commercial definition 

so it applies to commercial 

developments with a maximum 

gross leasable area of less than 

42,000 m2 (452,084 ft2). 

Conversely, the minimum 

applicable size of a Regional 

Commercial designation would be 

42,000 m2 With these definitions, 

the scale (and title) of the 

Policy 2.G.6 requires new or 

expanded retail commercial 

centres exceeding 42,000 m2 to 

be located in the Cambridge 

UGC, an MTSA or a Major Local 

Node. Suggest adding general 

policy to this effect. 

Suggest keeping Regional and 

Community commercial 

designations as the distinction is 
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Topic  Comments on Draft Material Responses to Comments 

designation would align with the 

Region’s interest in the 

development. 

New retail commercial centres 

exceeding 42,000 m2. are required 

to be in Urban Growth Centres, 

Township Urban Growth Centres, 

Major Transit Station Areas, 

Reurbanization Corridors or Major 

Local Nodes. 

In addition to requiring new 

Regional Commercial centres to be 

at the intersection of two Regional 

Roads (Map 7b) with access to a 

Provincial highway and on the 

Existing or Planned Regional 

Transit Network, could the OPA be 

more specific and require such 

developments to be in Urban 

Growth Centres, Township Urban 

Growth Centres, Major Transit 

Station Areas, Reurbanization 

Corridors or Major Local Nodes? 

based on Ontario-wide 

experience with the planned 

function of commercial 

developments and planned 

function is the test before the 

OMB. 

Suggested first revision 

addresses additional location 

requirements. Chapter 2 of the 

Cambridge OP and proposed 

section 8.6 Commercial address 

complete communities and TOD. 

Note, you would never designate 

the UGC, Preston Town Centre or 

Hespeler Village (all Community 

Core Areas) as Regional 

Commercial given planned 

function distinctions and concern 

for retaining CCA identify, form, 

and, in case of the UGC, 

Provincial Policy. Also, there are 

no Township UGCS in 

Cambridge. 

 

Zoning By-

law 

Recommend changes to the 

zoning by-laws that would 

introduce a specific timeframe for 

completion of work on buildings 

(and/or their exterior facades) to 

bring them to required code from 

both safety and overall visual 

aesthetics perspective. 

This is not something that can be 

addressed by zoning by-laws. 

Do not see a problem using Gross 

Leasable Area as long as 

Parking requirements will be 

addressed as required as part of 
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Topic  Comments on Draft Material Responses to Comments 

residential space in mixed-use 

buildings has different parking 

requirements/regulations than 

commercial space. 

the Comprehensive Zoning By-

law Review. 

Based on our review, the definition 

for "Gross Leasable Area" in the 

Draft ZBA is different from the 

definition in the Draft new 

Comprehensive City of Cambridge 

Zoning By-law from June 2015. We 

request clarification as to the 

difference and that "any floor area 

used in common by the tenants" 

(i.e., "common areas") includes all 

of the items from the existing 

definition of Gross Leasable 

Commercial Floor Area in the 

current Zoning By-law. Lastly, we 

are concerned that the proposed 

inclusion of basements and other 

areas that were previously 

excluded will impact minimum 

parking requirements and existing 

floor area caps. 

The Commercial Policy Review is 

intended to provide input to the 

City’s ongoing Comprehensive 

Zoning By-law Review. We 

acknowledge that the definition of 

the first draft of the new 

Comprehensive Zoning By-law 

(June 2015) predates the draft 

Zoning By-law Amendment 

(November 2015) proposed 

through the Commercial Policy 

Review. While the definitions 

between these two documents 

are slightly different, they are 

consistent. Ultimately, the 

definition proposed by the 

Commercial Policy Review will be 

carried through into the new 

Zoning By-law. 

The definition proposed in the 

November 2015 draft Zoning By-

law Amendment has been 

modified to provide added clarity 

in regards to those building areas 

that are to be excluded from the 

calculation of Gross Leasable 

Area. The additional exclusions of 

common loading or unloading 

areas, permanent storage areas 

and residential floor areas 

contained within the definition for 
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Topic  Comments on Draft Material Responses to Comments 

Gross Leasable Commercial Floor 

Area have been harmonized 

within the list of exclusions now 

contained within the new 

definition. 

It should be noted that the 

existing By-law does include floor 

areas below grade for the 

calculation of leasable areas if 

they are designed and used for 

tenant occupancy: 

• Gross Leasable Floor Area (ZBL 

150-85) – “includes all such floor 

area on a main floor, mezzanine 

and upper storey and in a cellar2” 

• Gross Leasable Commercial 

Floor Area (ZBL 150-85) – 

“includes all such floor area on a 

main floor, mezzanine and upper 

storey and in a cellar. 

“Cellar - cellar means that portion 

of a building or structure which 

has 50% or more of its height 

from finished floor to finished 

ceiling below adjacent finished 

grade (see also first storey);” 

(Cambridge Comprehensive 

Zoning By-law 150-85). 

 

“Basement – see cellar” 

(Cambridge Comprehensive 

Zoning By-law 150-85)  

3 “Cellar - cellar means that 

portion of a building or structure 
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which has 50% or more of its 

height from finished used for any 

retail, service, office or 

recreational-commercial purpose”. 

Draft Zoning By-law – definition of 

Gross Leasable Area. Historically, 

gross leasable areas were 

characterized as the areas where 

customers could purchase goods 

and have full access, but excluded 

areas such as loading areas, 

stairwells, elevator shafts, 

mechanical/electrical, corridors, 

mezzanines, etc. However, the 

new definition is all inclusive and 

includes basements and 

mezzanine spaces which 

historically were always excluded. 

We have significant concerns with 

the change in definition as it has a 

direct impact on site design and 

more specifically to required 

parking demands. This new 

definition exasperates and results 

in over-stated parking 

requirements. We would 

recommend a modified definition 

be considered to allow for 

exclusions for the purposes of 

parking, similar to what was 

included previously.   

The proposed definition for Gross 

Leasable Area provides that only 

floor areas designed for tenant 

occupancy and exclusive use 

would be used in the calculation. 

Areas used in common by the 

tenants of the building - areas for 

which tenants do not pay rent and 

which have not been designed 

nor used to generate income for 

an owner – have been excluded. 

The proposed definition has been 

modified to provide additional 

clarity in this regard. It should be 

noted that the existing By-law 

does include floor areas below 

grade for the calculation of 

leasable areas if they are 

designed and used for tenant 

occupancy. The relevant portions 

of the existing definitions (ZBL 

150-85) are quoted in the 

response to Comment #1 above. 

 

Similarly, in accordance with the 

proposed definition, basements 

and mezzanines designed and 

used in common by the tenants of 

the building are excluded. This is 

consistent with the existing, in 
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Table 2: Responses to Stakeholder Comments 

Topic  Comments on Draft Material Responses to Comments 

effect definitions included in 

Zoning By-law 150-85. 

The Zoning By-law definitions for 

the different types of shopping 

centres include incremental 

leasable areas, but further to our 

note above (no. 4), a local 

shopping centre if greater than 

4,645 m2, but less than 5,000 m2 

would still constitute major retail 

and be subject to the major retail 

policies of the Official Plan. We 

would request that incremental 

increases be reviewed in the 

context of what constitutes a Major 

Retail development. Further, the 

definitions should include the 

respective CS category for clarity 

(i.e. Shopping Centre, local (CS5)). 

See response under Official Plan 

regarding revisions. 

We are the planning consultants 

for Belmont Equity Partners and 

Branthaven Development Corp., 

the owners of a 35 acre vacant 

parcel of land located between 

Pinebush Road and Hwy. 401 

and adjacent to the Smart 

Centres plaza in the City of 

Cambridge (the subject lands). 

As we indicated to Staff at our 

meeting on December 16, 2015 

to discuss a conceptual proposal 

for a high and medium density 

residential and some mixed-use 

development fronting on 

This matter is beyond the scope 

of the Cambridge Commercial 

Review Implementation Study. 
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Table 2: Responses to Stakeholder Comments 

Topic  Comments on Draft Material Responses to Comments 

Pinebush Road, it is our intention 

to submit an application for pre-

consultation to rezone the subject 

lands in the near future. 

Given our objective of developing 

the subject lands for high and 

medium density residential and 

mixed uses, we feel the timing 

may be appropriate to request 

that staff have regard for our 

proposal as part of the above-

noted process and consider the 

merits of including the subject 

lands in the current zoning 

process. We believe a high 

density/mixed use zoning with 

appropriate holding provision to 

address site-specific design and 

function considerations could be 

possible and desirable. 

Market 

Impact 

Study 

Terms of 

Reference 

(T.O.R.) 

Is it necessary to define the term 

“qualified professional” in the Draft 

Site-Specific Market Impact Study 

Terms of Reference? Perhaps the 

Terms of Reference need to 

indicate that not only any peer 

review, but the actual Market 

Impact Study needs to be 

undertaken by a “qualified 

professional”. 

Revised the term to “qualified 

market professional”. A Market 

Impact Study does need to be 

prepared by a “qualified market 

professional”. 
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Appendix 1 

Draft Official Plan Amendment – New Commercial Policies 

Bases of the Amendment 

The 2012 Cambridge Official Plan that was approved on November 21, 2012 carried 

over commercial land use policies from the 1999 Cambridge Official Plan because of a 

lack of updated information about commercial development, trends and projections for 

the City of Cambridge. The City subsequently engaged Malone Given Parsons Limited 

to prepare a Comprehensive Commercial Review to provide a market analysis of 

current commercial space and future commercial needs and general recommendations 

for a strategic commercial framework for the Official Plan. The Comprehensive 

Commercial Review was approved by City of Cambridge Council on December 15, 

2014. The purpose of this proposed amendment is to introduce updated commercial 

policies into the 2012 Cambridge Official Plan based on the findings and 

recommendations of the Comprehensive Commercial Review (2014), and address the 

term “Major Retail”. 

The Amendment 

a) Revise Policy 2.7.2.3 to read: 

For the purposes of implementing Policy 2.7.2.1 of this Plan, non-employment 

uses shall include major retail uses. 

b) Revise Policy 8.4.6.14. c) to read: 

convenience commercial uses as specified in Section 8.6.1.5 of this Plan; and 

c) Delete Policy 8.4.7.3 and renumber 8.4.7.4 as 8.4.7.3. 

d) Revise Policy 8.5.2.6.1 to read: 

Major retail uses are not permitted within the employment designations of this 

Plan. 

e) Delete Table of Contents, 8.6.1 Hespeler Road Retail Centre a), b), c), 8.6.2 

Commercial Areas - Classification of Commercial Designations 8.6.2.1 through to 

and including 8.6.2.5, and 8.6.3 Unclassified Commercial Uses, 8.6.3.1 Local 

Shopping Centres, and 8.6.3.2 Commercial Strips and replace with the following: 
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8.6.1 Commercial Designations 

8.6.1.1 Regional Commercial  

8.6.1.2 Community Commercial  

8.6.1.3 Neighbourhood Commercial  

8.6.1.4 Hespeler Road Mixed-Use Corridor 

8.6.1.5 Convenience Commercial Uses in Residential and Employment Land 

Use Designations 

8.6.2 General Commercial Policies 

f) Renumber 8.6.3.3 Existing Commercial Uses, 8.6.3.4 Home Occupations and 

8.6.3.5 Service Stations as 8.6.3, 8.6.4 and 8.6.5 respectively. 

g) Revise Table of Contents, Chapter 16: Figures, as follows: 

1. Re-name Figure 5 – Policy 8.6.2.5 – Class 5 (Regional Power Centre) as 

Figure 5 – 8.6.1.1.3 – Regional Commercial: Hespeler Road and Pinebush 

Road 

2. Delete Figure 6 – Strip Commercial Areas 

h) Delete – text box regarding Potential Future Review of Commercial Policies and 

all of the existing policies contained in Section 8.6 Commercial, except: 8.6.3.3 

Existing Commercial Uses which is renumbered 8.6.3; 8.6.3.4 Home 

Occupations which is re-numbered 8.6.4; and 8.6.3.5 Service Stations which is 

re-numbered 8.6.5, and replace with the following: 

8.6 Commercial 

Commercial uses generally consist of retail uses such as: department stores; food 

stores; drug stores; home improvement stores; warehouse membership clubs; specialty 

retail stores; service uses such as restaurants, banks, entertainment facilities; and 

offices. 

The main areas in Cambridge’s commercial structure are: Hespeler Road south of 

Highway 401; the Galt City Centre, Preston Towne Centre, and Hespeler Village 

Community Core Areas; and the Queen Street, Goebel Avenue and Holiday Inn Drive, 

and Main Street and Dundas Street South Community Nodes. These large primarily 
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commercial areas are complemented by smaller sites located throughout the city in 

areas designated primarily for residential uses. 

This Plan recognizes that the type and format of commercial uses is constantly evolving 

in response to market demands and technological change. Accordingly, the policies in 

this Plan focus on planned functions for the main areas of Cambridge’s commercial 

structure as a means to clarify how each area is expected to evolve over time in the 

context of Cambridge becoming a more complete community with transit-oriented 

development. Consistent with this approach, the policies for all commercial land use 

designations make provision for the consideration of some non-commercial 

development. 

The commercial land use designations used in this Plan include Regional Commercial, 

Community Commercial, Neighbourhood Commercial, and Hespeler Road Mixed-Use 

Corridor. Each of these designations, and the policy framework for convenience 

commercial uses in residential and employment designations is described in greater 

detail in the following section. 

8.6.1 Commercial Designations 

8.6.1.1 Regional Commercial 

1. The Regional Commercial designation applies to large-scale commercial 

developments whose planned function is to provide a diverse range of retail, 

comparison shopping, and service uses that serve the shopping and service 

needs of residents in the Cambridge market area and surrounding regional 

market area. Lands designated Regional Commercial are generally anchored by 

one or more department stores, home improvement stores, warehouse 

membership clubs or food stores. The majority of the retailers in an area 

designated Regional Commercial are typically national or international brand 

name retailers. 

2. Lands designated Regional Commercial require excellent accessibility to serve 

the Cambridge and regional market areas. Therefore, such lands must be 

located at the intersection of two Arterial Roads shown on Map 7A that are also 

part of the Existing or Planned Regional Transit Network shown on Map 7B. In 

addition, one of these two Arterial Roads must provide direct access to a 

Provincial Highway. 
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3. In addition to the uses described in 8.6.1.1.1 that typically support the planned 

function of lands designated Regional Commercial, the lands on the northeast 

quadrant of the intersection of Hespeler Road and Pinebush Road (see Map 2 

and Figure 5) may also have the following permitted uses: service commercial 

uses including business or professional offices and commercial-recreational 

uses; a wholesale showroom and warehouse; a gas bar and automobile repair 

establishment, but not an autobody repair shop; an integrated multi-use 

commercial development including recreational facilities, a hotel and trade 

centre, and office uses permitted in the Employment Corridor designation; and 

any purpose considered by Council as accessory to the Regional Commercial 

designation. 

The lands on the northeast quadrant of the intersection of Hespeler Road and 

Pinebush Road shall not have more than 66,749 m2 of gross leasable area, 

except that minor expansions to the permitted gross leasable area may be 

permitted by amendment to the Zoning By-law or by minor variance, subject to 

the review and approval by the City of: 1) a market impact study which 

demonstrates that such expansion shall not have an unacceptable adverse 

impact on the planned function of the Galt City Centre, other traditional 

commercial centres and existing and approved shopping centres; and 2) a 

transportation impact study which demonstrates that such minor expansion shall 

not have unacceptable adverse impact on the capacity of roads and intersections 

to accommodate the vehicular traffic likely to be generated by the proposed 

minor expansion. 

The 66,749 m2 gross leasable area shall be allocated as follows: Site A – 63,193 

m2; Site B – 3,556 m2; Site C – 0 m2. 

The lands may have more than one owner, must have one or more retail 

commercial establishments with a minimum gross retail commercial floor area of 

3,716 m2 and must not be developed as an enclosed shopping mall. 

For Site A at full build out: (i) a minimum of 60% of the permitted gross retail 

commercial floor area occupied by retail commercial establishments must include 

establishments with not less than 1,858 m2 gross retail commercial floor area; 

and (ii) a maximum of 40% of the permitted gross retail commercial floor area 

occupied by retail commercial establishments with a minimum gross retail 

commercial floor area of 627 m2 subject to the exception that a maximum of ten 

stores shall be permitted to have a minimum gross retail commercial floor area of 

488 m2. 
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For Site B, a maximum of 3,556 m2 gross leasable area shall be permitted and 

contained in only one store. 

4. Development on the northeast quadrant of the intersection of Hespeler Road and 

Dunbar Road that is shown as Regional Commercial on Map 2 is limited to a 

gross leasable area of not more than 67,562 m2 of gross leasable area. 

8.6.1.2 Community Commercial 

1. The Community Commercial designation applies to commercial developments 

with a maximum gross leasable area of 46,450 m2. The planned function of these 

developments is to provide a range of retail, specialty shopping, and service uses 

that serve the daily and weekly needs of residents living in the Cambridge market 

area. Lands designated Community Commercial are generally anchored by a 

supermarket and/or drug store or a discount department store. 

2. Lands designated Community Commercial require excellent accessibility to serve 

the Cambridge market area. Therefore, such lands must be located on a 

minimum of one Arterial Road or Collector Road as shown on Map 7A that is also 

part of the Existing or Planned Regional Transit Network shown on Map 7B, or 

be located on an Arterial Road or Collector Road immediately adjacent to a full 

Provincial Highway interchange. 

8.6.1.3 Neighbourhood Commercial 

The Neighbourhood Commercial designation applies to commercial developments with 

a maximum gross leasable area of 13,935 m2. The planned function of these 

developments is to provide retail and service uses that serve the daily and weekly 

needs of residents living in the surrounding neighbourhoods. Lands designated 

Neighbourhood Commercial are generally anchored by a supermarket, grocery store or 

drug store. 

Lands designated Neighborhood Commercial must be located on an Arterial Road or 

Collector Road as shown on Map 7a. 

8.6.1.4 Hespler Road Mixed-Use Corridor 

1. The Hespeler Road Mixed-Use Corridor designation applies to lands located 

along Hespeler Road. The planned function of lands designated Mixed-Use 

Corridor is to provide opportunities for transit-oriented development supportive of 

the Region of Waterloo’s rapid transit initiative that will help the City achieve the 

growth management objectives set out in Policy 2.2. Lands designated Hespeler 
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Road Mixed-Use Corridor may be developed for one or more of commercial, 

residential, office, and institutional uses. 

2. The policies of, and lands within, the Mixed-Use Corridor designation will be 

refined through the completion of the Hespeler Road Corridor Secondary Plan. 

The Secondary Plan may specify additional details regarding the location, mix, 

density, scale, size, height, design, land use compatibility, and staging of 

development on these lands, as appropriate. 

3. Until such time as the Hespeler Road Corridor Secondary Plan is in force and 

effect, new development is encouraged to be of a mixed-use format, either by 

mixing uses within a building or by introducing new uses on the site through 

infilling. New development shall comply with the following minimum and 

maximum densities and heights: 

Non-Residential Developments 

Minimum FSI - 0.4 FSI 

Maximum FSI - 2.0 FSI 

Maximum Height - 8 storeys 

Residential or Mixed-Use Developments 

Minimum FSI - 0.5 FSI 

Maximum FSI - 2.0 FSI 

Minimum Height - 4 storeys 

Maximum Height - 12 storeys 

8.6.1.5 Convenience Commercial Uses in Residential & Employment Designations 

1. Lands designated for residential or employment uses as shown on Map 2 may be 

zoned to permit convenience commercial uses with a maximum of 5,000 m2 

gross leasable area. The planned function of convenience commercial uses is to 

provide retail and service uses that serve the day-to-day shopping needs of 

residents living in the surrounding neighbourhood. 

2. The maximum Floor Space Index of any new or redeveloped buildings 

constructed on lands zoned convenience commercial shall be 1.0. 
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3. The maximum gross leasable area of any individual retail/commercial store shall 

not be greater than 1,860 m2 gross leasable area unless supported by a site-

specific Market Impact Study.  

4. Development applications for the purpose of intensifying development (i.e. 

increasing the gross leasable area of the existing commercial uses or adding 

new residential uses) on lands that are currently developed with convenience 

commercial uses may be considered provided that: 

a) There would be no increase in the size of the area zoned commercial; 

b) The gross leasable area of commercial uses on the lands would not exceed 

c) 5,000 m2 gross leasable area; 

d) The addition of residential uses would not result in a reduction in the 

existing gross leasable area of commercial uses on the lands; 

e) Residential uses would not be located on the ground floor of a mixed-use 

building;  

f) The lands are located on an Arterial Road or Collector Road as shown on 

Map 7A; 

g) The proposed development conforms with Policy 8.4.7.1 regarding the 

inclusion of compatible, non-residential community facilities and commercial 

uses in residential neighbourhoods. 

8.6.2 General Commercial Policies 

1. Development applications for the purpose of increasing the permitted gross 

leasable area of commercial uses on any site shown on Map 2 as Regional 

Commercial, Community Commercial, Neighbourhood Commercial, or Hespeler 

Road Mixed-Use Corridor will typically require the approval of a planning 

justification report, infrastructure and servicing study, site-specific market impact 

study, transportation impact study, and site plan by the City and/or the Region of 

Waterloo, as appropriate. The required information and studies will be 

determined by City staff through a pre-consultation meeting prior to the 

submission of a development application. 
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2. The purpose of a site-specific market impact study is to demonstrate to the 

satisfaction of the City that there is market demand and support for a proposed 

retail/commercial development and that it would not have a significant negative 

impact on the planned function of the Galt City Centre, Preston Towne Centre, 

Hespeler Village, and areas designated or proposed to be designated Regional 

Commercial, Community Commercial, Neighbourhood Commercial, or Hespeler 

Road Mixed-Use Corridor. 

Submission of a site-specific market impact study prepared in accordance with 

the City’s Terms of Reference for Site Specific Market Impact Studies will be 

required for: 

i. A proposed amendment to the Official Plan and/or Zoning By-law required 

to permit a new retail/commercial development of 5,000 m2 gross leasable 

area or greater. 

ii. A proposed amendment to the Official Plan and/or Zoning By-law required 

for expansion of an existing retail/commercial development of 5,000m2 

gross leasable area or greater. 

iii. In areas designated for residential or employment uses, a proposed 

Zoning By-law amendment to permit a new or expanded food store, food 

related store, department store, or drug store space of 1,860 m2 gross 

leasable area or greater. 

In accordance with Policy 10.14.3 of the Cambridge Official Plan, the Terms of 

Reference will also be used as a basis of any peer review of a submitted Market 

Impact Study requested at the discretion of the City of Cambridge. All peer 

reviews shall be completed by a qualified market professional who will be 

retained by the City at the proponent’s expense. 

3. Subject to the approval of a zoning by-law amendment, consideration may be 

given to permitting medium or high-density residential development as 

appropriate on lands designated Regional Commercial, Community Commercial, 

or Neighbourhood Commercial. It must be demonstrated that the proposed 

residential use(s) will not compromise the planned function of the lands or result 

in a reduction in the existing gross leasable area of commercial uses on the 

lands. The proposed development must also conform to the residential 

compatibility policies and multi-unit residential development locational criteria 

contained in Policy 8.4.2 and 8.4.3 respectively. 
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4. Until such time as Secondary Plans have been approved for the Regeneration 

Areas and Nodes shown on Map 6 and Figures 1 – 4 of this Plan, any 

development applications submitted within these areas will be reviewed in 

accordance with the transit oriented development provisions in Section 5.3 of this 

Plan. Development applications that do not fully meet the transit oriented 

development provisions may be permitted, provided the owner/applicant 

demonstrates to the satisfaction of the City, that the proposed development is 

designed in such a way that subsequent phases or infilling would meet the transit 

oriented development provisions of this Plan. 

5. In accordance with the Regional Official Plan, new or expanded retail commercial 

centres exceeding 42,000 m2 gross leasable area shall be located in the 

Cambridge Urban Growth Centre, a Regional Scale Node, a Community Node, 

or a Major Transit Station Area. 

i) Rename Section 8.5.2.6 as “Convenience Commercial Uses in Employment 

Areas” and delete Policy 8.5.2.6.1 and replace it with the following: 

j) Lands designated for employment as shown on Map 2 may be zoned to permit 

convenience commercial uses with a maximum of 5,000 m2 gross leasable area, 

subject to being in conformity with the policies of the applicable employment 

designation. 

k) Delete Policy 8.6.3.3.2 in its entirety. 

l) Chapter 13: Glossary of Terms 

Delete the following Glossary definitions: 

1. Gross leasable retail commercial floor area 

2. Regional Power Centre 

3. Regional Power Centre at the Southeast Intersection of Highway 401 and 

Hespeler Road 

Add the following definition of Major Retail: 

major retail - a new or expanded retail commercial development exceeding 

5,000 m2 gross leasable area located on an Arterial Road or Collector Road as 

shown on Map 7a. 
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Add the following definition of Retail Commercial Centres: 

retail commercial centres – a group of stores planned and developed as a unit 

and having a minimum gross leasable area of 10,000m2. 

l) Chapter 14: Maps 

1. Replace Map 2 - General Land Use Plan with the revised Map 2 - General 

Land Use Plan (Attachment 1) 

m) Chapter 16: Figures 

1. Re-name Figure 5 – Policy 8.6.2.5 – Class 5 (Regional Power Centre) as 

Figure 5 – Regional Commercial: Hespeler Road and Pinebush Road 

2. Delete Figure 6 - Pages 1 and 2: Strip Commercial Areas 
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Attachment 1 – Map 2 – General Use Plan 
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Appendix 2 

Draft Zoning By-law Amendment 

DRAFT By-law No. xx-16 

of the 

City Of Cambridge 

A By-law to amend Zoning By-Law No. 150-85, as amended. 

Whereas Council of the City of Cambridge Zoning has the authority pursuant to Section 

34 of the Planning Act, R.S.O. 1990, c. P. 13, as amended to pass this By-law; and, 

Whereas the Council of the City of Cambridge has deemed it advisable to amend 

Zoning By-law No. 150-85, as amended, and therefore implements the Official Plan of 

the City of Cambridge; and, 

Whereas the application conforms to the Official Plan of the City of Cambridge; and, 

Whereas Council deems that adequate public notice of the public meeting was provided 

and adequate information regarding this Amendment was presented at the public 

meeting held November 30, 2015; and, 

Now Therefore the Municipal Council of the Corporation of the City of Cambridge 

enacts as follows: 

1. This Zoning By-law Amendment applies to all lands subject to the City of 

Cambridge Zoning By-law 150-85; 

2. That the definition for floor area, gross leasable be deleted and replaced with the 

following: 

“floor area, gross leasable means the total area of a building for which tenants 

pay rent and have exclusive occupancy, measured from the centreline of partition 

walls and the exterior face of outside walls, and includes all such floor area on a 

main floor, mezzanine and upper storey and in a cellar, but does not include any 

floor area used in common by the tenants of the building such as a mall, aisle or 

hallway, elevator shaft or lobby, stairwell, any washroom, boiler room, 

maintenance room, mechanical or electrical or utility room, and any automobile 

parking facilities provided within the building;”  
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Gross Leasable Area - means the total floor area designed for tenant 

occupancy and exclusive use including the main floor, basements, upper floors, 

and mezzanines. It is the area on which tenants pay rent and which produces 

income for an owner. It is measured from the centerline of joint partitions and 

from outside wall faces. The calculation of gross leasable area does not include 

any floor area used or designed for common use of the tenants of the building 

including: 

a) Boiler rooms, maintenance rooms, mechanical and electrical rooms; 

b) Common hallways, stairwells, elevators, escalators; 

c) Common loading and unloading areas; 

d) Common washroom facilities; 

e) security and offices used for purposes of operating and managing the 

building; 

f) Residential floor areas provided within the building; and/or 

g) Automobile parking areas or bicycle storage facilities provided within the 

building. 

3. That references to gross leasable commercial floor area be deleted and replaced 

with the term gross leasable area in the following definitions: 

neighbourhood grocery store means any grocery store where the gross leasable 

commercial floor area gross leasable area of the store does not exceed 300 m2; 

neighbourhood variety store means any variety store where the gross leasable 

commercial floor area gross leasable area of the store does not exceed 300 m2; 

shopping centre, subregional means a shopping centre containing at least 

36,000 m2 of gross leasable commercial floor area gross leasable area but less 

than 36,000 m2 of gross leasable retail commercial floor area; 

shopping centre, community means a shopping centre containing at least 13,500 

m2 but less than 36,000 m2 of gross leasable commercial floor area gross 

leasable area; 
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shopping centre, neighbourhood means a shopping centre containing at least 

5,000 m2 but less than 13,500 m2 of gross leasable commercial floor area gross 

leasable area; 

shopping centre, local means a shopping centre containing at least 500 m2 but 

less than 5,000 m2 of gross leasable commercial floor area gross leasable area 

divided into at least three, separate, leasable units for occupancy by different 

tenants; 

4. That references to gross leasable commercial floor area be deleted and replaced 

with the term gross leasable area in Section 2.2 Off Street Parking as follows: 

Z.B.L. Section Modification 

2.2.1.2(a)(i) – Column B 5 spaces per 100 m2 of gross 

leasable commercial floor area other 

than floor space in a cinema 

2.2.1.2(a)(ii) – Column A Cinemas which are part of a 

regional, subregional or community 

shopping centre in a CS1, CS2, CS3 

or C1 zone in which the total gross 

leasable commercial floor area of 

the Shopping centre is 18,600 m2 or 

more 

2.2.1.2(a)(iii) – Column A Cinemas which are part of a 

community or neighbourhood 

shopping centre in a CS3, CS4, C1 

or C4 zone in which the total gross 

leasable commercial floor area of 

the shopping centre is more than 

9,300 m2 but less than 18,600 m2 

2.2.1.2(a)(iv) – Column A Cinemas which are part of a 

neighbourhood or local shopping 

centre in a CS4, CS5, C1 or C4 

zone in which the total gross 

leasable commercial floor area of 

the shopping centre is 9,300 m2 or 

less 
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Z.B.L. Section Modification 

2.2.1.2(b)(i)(1) – Column A A grocery store in which more than 

300 m2 of gross leasable 

commercial floor area are provided 

2.2.1.2(b)(i)(1) – Column B 5 spaces per 100 m2 of gross 

leasable commercial floor area 

2.2.1.2(b)(i)(2) – Column A A neighbourhood grocery store or 

neighbourhood variety store in 

which not more than 300 m2 of 

gross leasable commercial floor 

area are provided 

2.2.1.2(b)(i)(2) – Column B 2.5 spaces per 100 m2 of gross 

leasable commercial floor area 

2.2.1.2(b)(i)(3) – Column B 2.5 spaces per 100 m2 of gross 

leasable commercial floor area 

2.2.1.2(b)(ii)(1)(B) – Column B 2.5 spaces per 100 m2 of gross 

leasable commercial floor area 

2.2.1.2(b)(ii)(14) – Column B 3 spaces per 100 m2 of gross 

leasable commercial floor area 

 

2.2.1.2(b)(ii)(15) – Column B 

2.5 spaces per 100 m2 of gross 

leasable commercial floor area 

2.2.1.4(a) – Column B 2.5 spaces per 100 m2 of gross 

leasable commercial floor area, in 

addition to any parking spaces or 

parking lot used or reserved for the 

purposes of storing heavy vehicles, 

equipment, machinery, stock or the 

fleet vehicles of a courier or delivery 

service 

2.2.1.4(f) – Column B 3 space per 100 m2 of gross 

leasable commercial floor area 
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Z.B.L. Section Modification 

2.2.2.11 – Parking Regulations for 

Offices in Shopping Centres 

Notwithstanding the provisions of 

Section 2.2.1.2(a)(i) where office, 

other than the office of medical 

practitioners and dentists are located 

above the first storey of the building, 

the required parking shall be 

calculated at a ratio of 2.5 spaces per 

100 m2 of gross leasable commercial 

floor area. 

 

5. That references to gross leasable commercial floor area be deleted and replaced 

with the term gross leasable area in Section 3.3.1.4(a) – Special Regulations For 

Local and Neighbourhood Shopping Centres in C1, C4 And CS5 Zones as 

follows 

Notwithstanding the provisions of section 3.3.3.1(d)(vi), not more than 50% of the 

gross leasable commercial floor area provided in a local shopping centre in a 

CS5 zone shall be used for the purposes of business and professional offices; 

6. That references to gross leasable commercial floor area be deleted and replaced 

with the term gross leasable area in Section 3.3.1.7(a) and (c) – Shopping 

Centres in CS-Class Zones as follows: 

a) Gross leasable commercial floor area shall be provided within the limits 

prescribed in Sections 3.3.3.3(a), (b), (c) and (d) of this by-law, as the case 

may be, for the CS class zone in which such land is situate; 

b) Notwithstanding clause (a) of this subsection, the floor area provided in a 

hotel, motel, automobile service station or gas bar erected or located on 

lands in a CS1, CS2, CS3, CS4 or CS5C5 zone shall be excluded from the 

calculation of minimum and maximum gross leasable commercial floor area 

prescribed in sections 3.3.3.3(a), (b), (c) and (d) of this by-law; 

7. That references to gross leasable commercial floor area be deleted and replaced 

with the term gross leasable area in Section 3.3.3.1 – Commercial Zone 

Permitted Uses as follows: 
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Z.B.L. Section Modification 

3.3.3.1(a)(i) – Neighbourhood 

grocery store 

A neighbourhood grocery store in 

which not more than 300 m2 of gross 

leasable commercial floor area is 

provided 

3.3.3.1(a)(ii) – Neighbourhood variety 

store 

A neighbourhood variety store in 

which not more than 300 m2 of gross 

leasable commercial floor area is 

provided 

3.3.3.1(a)(iii) – Any retail commercial 

establishment 

Any retail commercial establishment 

in which not more than 300 m2 of 

gross leasable commercial floor area 

is provided 

 

8. That the table in Section 3.3.3.3, be modified by deleting row (a) minimum gross 

retail commercial floor area, row (b) maximum gross retail commercial floor area, 

and row (c) minimum gross leasable commercial floor area. 

9. That row (c) of the table in Section 3.3.3.3 be modified by deleting the reference 

to gross leasable retail commercial floor area and replacing that with gross 

leasable area and that the minimum required gross leasable area in the CS1 

Zone be modified as follows: 

10. That the table in Section 3.3.3.3 be modified by revising row (d) maximum gross 

leasable commercial floor area as follows and that the subsequent rows be 

renumbered accordingly: 

  Zone 

CS1 CS2 CS3 CS4 CS5 

(d) maximum gross leasable 

commercial floor area 

(m2) 

67,562 46,450 36,000 

46,450 

13,500 

13,935 

5,000 
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11. That the table in Section 3.3.3.4(a) be modified by revising row (i) total maximum 

gross retail commercial floor area and row (ii) Site A - total maximum gross retail 

commercial floor area as follows: 

  Maximum GRCFA 

(i) Total 65,985 m2 (710,280 sq. 

ft.) 66,749 m2 (718,500 

sq.ft.) 

(ii) Site A 62,429 m2 (672,000 sq. 

ft.) 

 

12. That the reference to gross leasable floor area be deleted and replaced with the 

term gross leasable area in Section 3.4.1.1 as follows: 

1. Factory Sales Outlets 

Notwithstanding the provisions of section 3.4.3 of this by-law, any 

manufacturing industry established in any industrial use class zone may sell 

to the general public at retail the products manufactured or assembled by 

the establishment on the premises from a factory sales outlet located within 

the building in which such products are manufactured if the gross leasable 

floor area of such factory sales outlet does not exceed 20% of the total floor 

area of the building. 

13. That references to gross leasable commercial floor area be deleted and replaced 

with the term gross leasable area in Section 3.4.1.9(b) (iii) and (iv) – Auto Service 

Malls in Industrial Zones as follows: 

iii. Notwithstanding section 3.4.1.9(b)(ii), the gross leasable commercial floor 

area for such auto service mall shall not be less than 500 m2 or greater than 

5,000m2; 

iv. No single establishment in an auto service mall shall have a gross leasable 

commercial floor area less than 75m2; 
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14. That references to gross leasable commercial floor area be deleted and replaced 

with the term gross leasable area in Section 3.4.2.2(p) and (p)(iv) – General 

Industrial Uses as follows: 

(p) One or more of the following uses if located in an industrial mall; provided, 

however, that not more than 2,500 m2 of gross leasable commercial floor 

area shall be used by any single establishment in the industrial mall for 

such purposes: 

(p)(iv) A food services establishment, travel agency, fitness club (including  the 

instruction of dance, martial arts and wrestling), bank, trust company, 

credit union, legal services or health care service and sports training and 

development but not including a commercial recreational establishment or 

place of amusement which all above uses may not occupy more than 25% 

of the gross leasable  commercial floor area of the entire building, and 

must be an integral part of a building containing other permitted uses; 

Read a First, Second and Third Time, Enacted and   Passed this day 

of  , A.D. 2016. 

       

Mayor 

       

Clerk 
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Appendix 3 

City of Cambridge: Terms of Reference for a Site-Specific Market 
Impact Study 

A) Purpose: A Market Impact Study where required, is to demonstrate to the 

satisfaction of the City of Cambridge that there is market demand and support for a 

proposed retail/commercial development and that it would not have a significant 

negative impact on the planned function of existing and planned commercial areas, 

shopping centres, and Nodes in the city, in particular, the three Community Core Areas 

of Galt City Centre, Preston Towne Centre, and Hespeler Village. 

This Terms of Reference identifies the minimum components and requirements of a 

Market Impact Study and the criteria to be addressed. The Malone Given Parsons Ltd. 

study titled “City of Cambridge, Comprehensive Commercial Review, Cambridge, 

Ontario” prepared for the City dated September 2014 (the CCR), should be referenced 

in context of a site-specific Market Impact Study. 

The City’s Official Plan requires the preparation of a Market Impact Study by a qualified 

market professional to the satisfaction and approval of the City for the following: 

i. A proposed amendment to the Official Plan and/or Zoning By-law required to 

permit a new retail/commercial development of 5,000 m2 gross leasable area 

(GLA) or greater; 

ii. A proposed amendment to the Official Plan and/or Zoning By-law required for 

expansion of an existing retail/commercial development or Node of 5,000m2) 

GLA or greater; 

iii. Notwithstanding items i) and ii), a proposed amendment to the Official Plan 

and/or Zoning By-law required to permit a new or expansion of 1,860 sq.m. GLA 

or greater of either a food store, food related space, department store space, or 

1,390 m2 GLA or greater of drug store space; and, 

iv. Where required by City Staff, any proposal to amend retail/commercial minimum 

unit size(s) specified in a Zoning By-law. 
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B) Study Scope: The Market Impact Study shall include the following components. All 

references to “proposed development” relate to proposals described by items A i) to iv) 

above. 

1. Site Location/Context and Proposal 

 Information and assessment of the site location, context, and access. 

 Summary of the proposed development and site concept plan including total 

development size in GLA and gross floor area (GFA) if different, intended 

merchandise category or categories, composition of space, any known 

tenant(s) including square foot size(s), development timing, and any 

phasing. 

 If amendments to unit size are proposed, a summary of the proposed unit 

sizes should be included.  

2. Existing Supply of Retail/Commercial Space 

 Quantitative and qualitative analysis of the existing supply of 

retail/commercial space in Cambridge and of similar and competitive space 

within the surrounding market area. The analysis should be focused on 

relevant categories to the proposed development. Any relevant changes in 

retail/commercial space compared with the inventory provided in the CCR 

should be identified. 

 If amendments to unit size are proposed, an assessment of unit size within 

the commercial areas and Community Core Areas should be included. 

 Assessment of the role and function, and relative health of commercial 

areas, shopping centres, commercial designations, Nodes, and the 

Community Core Areas. 

 Identify and summarize planned and proposed retail/commercial 

developments in Cambridge including location, site size, planning status, 

and where available, development components and timing, as well as those 

in the surrounding area that would have an influence on the Cambridge 

market and in particular the proposed development. Planned development 

includes any undeveloped commercial land of relevance. 
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3. Trade Area and Population 

 Assess current shopping patterns, market and trade area draw, inflow trade, 

role and function of commercial areas and Nodes in Cambridge. 

 Identify a trade area from which the majority of customers of the proposed 

development would reside. 

 Identify current population and forecast future population within the trade 

area. Identify data sources of existing population and population projections. 

4. Market Demand and Impact Analysis 

 Calculate current and forecast future demand in relevant and corresponding 

categories to those proposed. 

 Assess shopping patterns, retail trends, existing market capture rates, and 

inflow trade, which may include survey research. Forecast future market 

captures and inflow trade with the proposed development in combination 

with any other planned and/or proposed and approved developments. 

 Forecast market demand and impact in the first full year of operation, third, 

and fifth year of the proposed development and if phased, for each phase. 

 Conduct a quantitative analysis of market demand and support including the 

amount of space, mix, and any phasing of the proposed development. 

 Compare findings regarding market demand and support for the subject 

proposed development with the retail/commercial demand forecasts 

provided in the CCR. Assess the implications. 

 Evaluate the degree of competitive effects and potential impact with the 

introduction of the proposed development. 

 Assess whether or not the proposed development would have a significant 

negative impact on the planned function of the existing and planned 

designated commercial areas, shopping centres, and Nodes in Cambridge, 

in particular the three Community Core Areas. 
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Findings will be used to assess market demand and potential impact with the addition of 

the proposed development. The analysis and findings of the market impact study are to 

be summarized a report for submission to the City of Cambridge. 

In accordance with Policy 10.14.3 of the Cambridge Official Plan, these Terms of 

Reference will also be used as a basis of any peer review of a submitted Market Impact 

Study. The City of Cambridge reserves the right to conduct a peer review of the 

submitted Market Impact Study. A peer review shall be completed by a qualified market 

professional who will be retained by the City at the proponent’s expense. 


