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RECOMMENDATION(S)
THAT Cambridge Council adopts Official Plan Amendment No. 17 to update the
Commercial Land Use Policies and designations in the 2012 Cambridge Official Plan;
AND That Council pass the adopting By-law contained in Attachment No. 1;
AND THAT the City Clerk prepare the record and forward it to the Region of Waterloo
for approval;
AND FURTHER THAT the Planning and Development Committee consider the
modifications to the requested Official Plan Amendment made after the notice of Public
Meeting was circulated for this proposal to be minor and that no further public notice is
required.

SUMMARY
The proposed Official Plan Amendment (OPA) is designed to streamline and update the
existing commercial policies and to promote mixed-use development. In particular the
proposed OPA will:

•
•
•
•

•
•

•

Permit high density mixed-use development in the Hespeler Road corridor
without the need for a site specific OPA;
Consolidate the “Regional Shopping Centre” and “Regional Power Centre”
Official Plan designations, while retaining existing site specific policies;
Modify the size limits of other commercial designations to better reflect industry
standards and best practices used in other areas of Ontario;
Base commercial size limits on “gross leasable area” for new development,
versus “gross commercial floor area”, which applies to existing commercial
developments;
Delete the “Commercial Strip” designation; and
Permit a limited amount (5,000 M2 or 53,820 sq. ft. of gross leasable floor area)
of convenience commercial uses within residential and employment designations
to serve residents and employees of the local area.
Minor adjustments for clarification have been made to this OPA since the public
meeting. These changes are not considered significant and City staff believes
that a further public meeting is not needed.

BACKGROUND
The 2012 Cambridge Official Plan (OP), essentially carried forward the commercial
policies from the previous 1999 OP. In 2013, the City started a Comprehensive
Commercial Review with the assistance of an outside consultant (Malone, Given,
Parsons Ltd.). This study was approved by Council on December 15, 2014.
The next step, the Commercial Implementation Study, was undertaken on behalf of the
City by a consortium of planning consultants (Curtis Planning, Alison Luoma Planning
and Malone, Given, Parsons Ltd.). The purpose was to identify ways to implement the
recommendations of the Cambridge Comprehensive Commercial Review. On April 19,
2016 Council approved Report 16-026(PLN), regarding the Commercial Implementation
Study.
One of the Council directions was that City staff bring forward an amendment to the
Cambridge Official Plan to revise the current commercial policies, based on the
recommendations of the Commercial Implementation Study. Council directed that
proposed Zoning By-law changes for commercial areas be dealt with through the
Zoning By-law update, which is underway. Council also approved terms of reference for
use in all site specific market impact studies required by the City.

ANALYSIS
Strategic Alignment:
Goal 6: Economic Development and Tourism: Local Economic Development

In addition to facilitating commercial and mixed use development the proposed Official
Plan changes should help to achieve more complete neighbourhoods within Cambridge.

Existing Policy/By-Law:
City of Cambridge Official Plan (2012)
Commercial Policies are found in Section 8.6. The current commercial designations
include:
•
•
•
•
•
•

Class 1 (Regional Shopping Centre) Commercial
Class 2 (Community Shopping Centre) Commercial
Class 3 (Neighbourhood Shopping Centre) Commercial
Class 4 (Hespeler Road) Commercial
Class 5 (Regional Power Centre) Commercial
Unclassified Commercial Uses:
o Local Shopping Centre
o Commercial Strips
o Existing Commercial Uses
o Home Occupations
o Service Stations

Cambridge Zoning By-law No. 150-85, as amended:
A wide range of commercial uses are provided for in the commercial zones.

Financial Impact:
This amendment will provide greater certainty and clarity to the development industry
and broader community, especially regarding high density mixed use projects along the
Hespeler Road corridor.

Public Input:
Public input, including two public information centres, was received as part of the
Commercial Implementation Study, which provided background information and
analysis for this proposed Official Plan Amendment.
A public meeting was held on June 7, 2016, in accordance with the provisions of the
Planning Act. No verbal comments were received at the June 7, 2016 public meeting,
(see Attachment No. 5). A summary of the written submissions received along with a
City staff response is contained in Attachment No. 3 and the actual submissions are
contained in Attachment No. 4.
The main public comments included:

•

•

•

The need to retain the current definition of “gross leasable retail commercial floor
area”, to avoid creating non-conforming situations for existing commercial
developments. There was no objection to new development applications being
based on the industry standard of “gross leasable area”.
The need to clarify that the “maximum gross area” for the various commercial
designations, apply to the distinct official plan designations in a particular
geographic area and not to individual properties or the cumulative total of all the
properties with the same designation across the City.
A request to increase flexibility by using the term “encouraging” in Policy
8.6.1.4.3 instead of requiring new development to meet a minimum Floor Space
Index (FSI) of 0.4 along the Hespeler Road corridor. (Floor space index is
calculated by dividing the total floor area of the building by the total area of the
property.) Using “encourage” with regard to the minimum FSI of 0.4, could
hinder achieving increased, transit supportive density development in this key
corridor. As a result City staff recommends keeping the proposed wording,
(“shall comply”). Further revisions could result from the preparation and adoption
of a secondary plan for this area, which is currently underway.

Internal/External Consultation:
Agency and City staff comments are summarized in Attachment No. 3 and written
comments received are contained in Attachment No. 4.
A key comment involved the need to provide more direction for “Convenience
Commercial” uses in the employment and residential areas, while protecting the viability
of the three “Community Core Areas”. As a result, additional locational criteria for
“Community Convenience” uses have been included.

Comments/Analysis:
The proposed Official Plan Amendment (OPA) is intended to update and streamline the
commercial policies within the Official Plan. Attachment No. 1 is the actual draft OPA
proposed for adoption by Cambridge Council and the adopting By-law.
Removal of the requirement for a site specific OPA for every development containing
residential uses along the Hespeler Road corridor is intended to promote mixed-use,
transit supportive development in this area, which is currently served by a Bus Rapid
Transit (aBRT) system.
Combining the “Regional Shopping Centre”, (Cambridge Centre) and “Regional Power
Centre”, (Smart Centres Power Centre at Hespeler Road and Pinebush Road)
designations will streamline and simplify the OP commercial policies. Both of these
commercial designations serve a similar regional market, with a different building format
(i.e. enclosed mall versus big box stand-alone and attached buildings). Current site
specific provisions, some of which were established by an Ontario Municipal Board
decision, would be retained. Realigning the definitions of commercial designations, in

terms of size and function will provide greater clarity and be in keeping with industry
standards.
The determination of what is convenience commercial (maximum 5,000 m2 (53,821 ft2))
eliminates the need for the “Commercial Strip” designation, since a limited amount of
these convenience commercial uses would be allowed in residential and employment
designations. This will streamline and make the OP policies easier to interpret.
The revised convenience commercial policy will expand the size of convenience
commercial developments previously allowed in residential neighbourhoods. This will
help to create more complete communities and assist in meeting the future commercial
space demands identified in the Council-approved Cambridge Comprehensive
Commercial Review. This revision will also allow for the development of a limited
amount of convenience commercial development within employment areas to serve
employees of the area, without compromising the ability of the area to support existing
and future employment uses.
To ensure land use compatibility and address other issues, (e.g. traffic) the following
locational criteria will be applied to new convenience commercial developments, over
and above the other general provisions of the 2012 Official Plan:
•
•

•

•

Must be located on an arterial or collector road as identified on Map 7A of the
Official Plan;
Must be a minimum distance of 500 metres, (1640 feet) from the nearest existing
commercial development and / or “Community Core Area” as shown on Map 2,
to accommodate active transportation and not detrimentally impact the viability of
the “Community Core Areas”;
For proposed commercial developments greater than 300 m2 (3229 ft2)
background studies, as determined by the City, such as Retail Market Impact and
Transportation Impact studies may be required; and
Comply with all other provisions of the Official Plan, such as urban design and
land use compatibility provisions.

As a result of input received, clarification has been added to the amendment to indicate
the maximum amount of commercial floor space permitted is based on all the properties
within a specific Official Plan designation and not on individual properties.
There is a concern regarding the creation of non-conforming situations for existing
commercial developments where specific provisions, (e.g. parking requirements) were
based on the “gross leasable retail commercial floor area”. As a result this definition will
be retained. However, for new developments the “gross leasable area” definition will be
used in calculating parking and other requirements.
It should be noted that a more detailed analysis of some specific areas will be
undertaken as part of developing secondary plans associated with the Growth and

Intensification Study, which is currently underway. The secondary plans may result in
further modifications to the Official Plan policies for some commercial areas.

SIGNATURE
Prepared by:

Departmental Approval:

ATTACHMENTS:
1. Proposed Official Plan Amendment No. 17 and adopting By-law
2. Proposed Official Plan Amendment No. 17 (track changes version)
3. Summary of public and Agency Comments and Responses Re: Draft Official
Plan Amendment for Commercial Policies
4. Agency and public Comments
5. Excerpt from Public Meeting Minutes – June 7, 2016

BY-LAW NO. XXX-16
of the
CORORATION OF THE CITY OF CAMBRIDGE

Being a by-law of the City of Cambridge to adopt Amendment No. 17 to the
Cambridge Official Plan (2012), as amended.

Whereas sections 17 and 22 of the Planning Act R.S.O. 1990 c.P.13, as amended)
empower the municipality to adopt an official plan and make amendments thereto; and
Whereas a public meeting was held on June 7, 2016 in accordance with the provisions
of the Planning Act;
Now therefore the municipal Council of the Corporation of the City of Cambridge enacts
as follows:
1. THAT Amendment No. 17 to the City of Cambridge Official Plan (2012),
excluding the Appendix thereto, be and the same is hereby adopted.
2. THAT the Clerk is hereby authorized and directed to make application to the
Regional Municipality of Waterloo for approval of the aforementioned
Amendment No. 17 to the City of Cambridge Official Plan (2012), as amended.
3. THAT this by-law shall come into full force and effect upon the final passing
thereof.
READ A FIRST, SECOND AND THIRD TIME, ENACTED AND PASSED THIS
DAY OF November, A.D. 2016

15TH

_________________________________
MAYOR

_______________________________
CLERK

Attachment No. 1:

Amendment No. 17 to the City of Cambridge Official Plan
Basis 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:
8.6.1 Commercial Designations
8.6.1.1 Regional Commercial
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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 Policy 8.6.2.5.3 as Policy 8.10.60, and change reference to “Regional
Power Centre” to “Regional Commercial”.
g) 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.
h) Add Policy 9.15
i) Add Policy 9.16
j) 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
k) Revise Map 2A “Site Specific Policies” to identify Figure 5.
l) 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
10

commercial areas are complemented by smaller sites located throughout the city in
areas designated primarily for residential and employment 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 sections.

8.6.1 Commercial Designations
8.6.1.1 Regional Commercial
1. The Regional Commercial designation applies to large-scale commercial
development 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. The Regional Commercial designation will have commercial
development which exceeds 46,4500 m2.
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.
8.6.1.2 Community Commercial
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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 with direct access to a
Provincial Highway.
8.6.1.3 Neighbourhood Commercial
1. 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.
2. Lands designated Neighborhood Commercial must be located on an Arterial
Road or Collector Road as shown on Map 7A.
8.6.1.4 Hespeler 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
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 may 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.
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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 or employees in the area.
2. The maximum Floor Space Index of any new or redeveloped buildings
constructed on lands zoned convenience commercial shall be 1.0.
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 sitespecific Market Impact Study.
4. The City will determine if background studies, such as a Market Impact Study,
and Transportation Impact Study, may be required for commercial developments
with a gross floor area greater than 300 m2 .
5. The lands are located on an Arterial Road or Collector Road as shown on Map
7A.
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6. Any new convenience commercial development, greater than 300 m2, must be a
minimum distance of 500 m from the boundary of a Community Core Area, as
shown on Map 2, and any existing commercial development.
7. 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
5,000 m2;
c) the addition of residential uses would not result in a substantial reduction in
the existing gross leasable area of commercial uses on the lands; and
d) residential uses would not be located on the ground floor of a mixed-use
building.
8. The proposed commercial development conforms with other appropriate
provisions of this Plan including the Urban Design chapter and 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 may require the approval of background studies, such
as: a planning justification report; infrastructure and servicing study; site-specific
market impact study; transportation impact study; and/or a site plan by the City
and/or the Region, 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.
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
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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:
a) 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;
b) 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; and /or
c) 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. 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.
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
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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 and
Residential Areas” and delete Policy 8.5.2.6.1 and replace it with the following:
Lands designated for employment or residential as shown on Map 2 may be
zoned to permit convenience commercial uses with a maximum of 5,000 m2
gross leasable area.
j) Delete Policy 8.6.3.3.2 in its entirety.
k) Add Policy 8.10.60 which reads as follows:
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 auto body 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 retail commercial
floor area, except that minor expansions to the permitted gross retail commercial
floor 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, Hespeler Village,
Preston Towne 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.
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The 66,749 m2 gross retail commercial floor 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.
For Site B, a maximum of 3,556 m2 gross retail commercial floor area
shall be permitted and contained in only one store.
l) Chapter 9: Interpretation
Add Policy 9.15 which reads as follows:
The minimum and maximum gross leasable area thresholds for commercial
designations are not based on individual properties within a distinct designation
but on all the properties within a specific designation for that area of the City.
These thresholds for Regional, Community and Neighbourhood Commercial are
not based on the cumulative total of gross leasable area for a designation across
the City, unless the particular designation only applies to one specific
geographical area of the City.

m) Add Policy 9.16 which reads as follows:
For new commercial development gross leasable area will be used as the basis
for calculating the floor area. For existing commercial developments, built prior
to Amendment No. 17 of this Plan coming into force, the term gross retail
commercial floor area can be used as the basis for calculating the floor area.
n) Chapter 13: Glossary of Terms
Delete the following Glossary definitions:
1. Regional Power Centre
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2. 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.
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.
o) Chapter 14: Maps
1. Replace Map 2 - General Land Use Plan with the revised Map 2 - General
Land Use Plan to reflect the new commercial structure (Appendix 1).
2. Modify Map 2A – Site Specific Policies to identify the area covered by
Appendix 3.
p) Chapter 16: Figures
a) Re-name Figure 5 – Policy 8.6.2.5 – Class 5 (Regional Power Centre) as
Figure 5 – Regional Commercial: Hespeler Road and Pinebush Road
(Appendix 3).
b) Delete Figure 6 - Pages 1 and 2: Strip Commercial Areas (Appendix 4).
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Appendix 1: Map 2 General Land Use Plan
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Appendix 2: Map 2A site Specific Policies
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Appendix 3: Figure 5 Regional Commercial : Hespeler Road and Pinebush Road
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Appendix 4: Figure 6 Strip Commercial Areas (To be deleted) Pg. 1
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Appendix 4: Figure 6 Strip Commercial Areas (To be deleted) Pg. 2
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Attachment No. 2: Proposed Official Plan Amendment No. 17 (Track Changes
Version)
2.7.2.3

For the purpose of implementing policy 2.7.2.1 of this Plan, non-employment uses
shall include major retail uses. retail commercial centres including local shopping
centres, power centres and a grouping of individual retail uses.

8,.4.6.14 Lands in a residential designation may be used for the following uses:
a) Housing for people with special needs as specified in Section 8.1.5
b) A use accessory to a permitted use, including home occupations as specified in Section
8.6.3.4 of this Plan;
c) Convenience commercial uses as specified in Section 8.6.1.5 of this Plan
commercial strip as specified in Section 8.6.3.2 of this Plan; and
d) A compatible community facility or commercial use as specified in Section 8.4.7 of this
Plan.
8.4.7.3 The City may permit the use of lands in any urban residential designation for the
purposes of a neighbourhood grocery or variety store. The City may facilitate or
encourage the development and use of such lands for such purposes where the
following provisions have been satisfied:
a) The proposed development of the lands provides adequately for the protection of
the residential environment of neighbouring dwellings; and
b) Not more than 300 m2 of gross leasable area is proposed to be provided.
8.5.2.6.1 Large format and stand alone retail uses and shopping centres in accordance with
Sections 8.6.2 and 8.6.3 and commercial strip development Major retail uses are not permitted
within the Employment designations of this Plan.
Potential Future Review of Commercial Policies

Limited changes have been made to the current commercial policies in the Official Plan until a
Comprehensive Commercial Policy Study has been completed. This study will be completed after
the adoption or approval of this Plan. The study may include:

A Market Analysis to determine land needs;
Review of, and identifying permitted uses;
Review of current commercial lands designation;
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Review of commercial corridors (i.e. Eagle Street, Dundas Street, etc.);
Review of Core Areas boundaries; and
Review of the financial incentives programs.

Once the study is complete, it will provide information to evaluate if new commercial policies are
warranted and where commercial lands should be designated. Any proposed changes will be
subject to a public consultation process and require an amendment to this Plan.

8.6 Commercial

8.6.1 Hespeler Road Retail Centre

The Hespeler Road Retail Centre is a major area of commercial activity in Cambridge. Within this
area there are three key features of retail activity which reflect the City’s recognition that this area
develop to its full economic potential and contribute to the well-being of Cambridge in accordance
with the policies of this Plan:

a) Retail and Service Commercial Corridor (Hespeler Road Commercial District)

i)

This corridor consists of a number of uses which rely on large traffic volumes to
support specialized commercial uses, the food service industry and other activities
which benefit from a highway-oriented location. This area is recognized for its largely
commercial functions, and to permit the range of uses and related conditions
prescribed in this Plan.

ii)

The integration of vehicular and pedestrian movements between properties is
encouraged along this corridor as a means of relieving traffic volumes and reducing
the number of turning movements required along Hespeler Road.
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iii)

In cases where development is proposed, the assembly of properties and through the
site planning design process, the incorporation of pedestrian walkways is encouraged
wherever feasible.

iv)

The City will co-operate with the Region in regulating the number and location of
access points along Hespeler Road in the interests of safety and the efficient use of
the roadway.

b) Regional and Community Shopping Centres

The Hespeler Road Retail Centre also contains lands on which both Regional and
community shopping centres are permitted, in accordance with the policies in Section 8.6.2.
The City recognizes and promotes the use of these lands for such purposes, as provided for
in this Plan.

c) Regional Power Centre

The Hespeler Road Retail Centre has accommodated some newer forms of retailing which
use larger and usually free-standing buildings, often referred to as “big boxes”, for the sale
of goods and services in large volume. The location of a number of these large buildings in
close proximity and their vehicular and pedestrian connections to each other, results in what
is described as a Regional Power Centre.

8.6.2 Commercial Areas - Classification of Commercial Designations

In this Plan, five classes of Commercial Designations are included:

a) Class 1 (Regional Shopping Centre) Commercial: consisting of lands so designated on Map
2 of this Plan to be used for the purposes of a Regional Shopping Centre providing at least
36,000 m2 but not more than 53,882 m2 of gross leasable area;
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b) Class 2 (Community Shopping Centre) Commercial: consisting of lands so designated on
Map 2 of this Plan to be used for the purposes of a community shopping centre providing at
least 13,500 m2 but less than 36,000 m2 of gross leasable area;

c) Class 3 (Neighbourhood Shopping Centre) Commercial: consisting of lands so designated
on Map 2 of this Plan to be used for the purposes of a Neighbourhood Shopping Centre
providing at least 5,000 m2 but less than 13,500 m2 of gross leasable area;

d) Class 4 (Hespeler Road) Commercial: consisting of lands so designated on Map 2 of this
Plan and generally comprising the Hespeler Road Retail and Service Commercial Corridor,
described in Policy 8.6.1 a) of this Plan;

e) Class 5 (Regional Power Centre) Commercial: consisting of lands so designated on Map 2
of this Plan to be used for the purposes of a Regional Power Centre, providing no more than
65,985 m2 of gross retail commercial floor area.

8.6.2.1 Class 1 (Regional Shopping Centre) Commercial

A Regional Shopping Centre is generally described as a group of retail commercial, service
commercial and commercial recreational establishments not located in a Community Core Area
but planned and developed as an integrated facility. In this Plan, no lands shall be designated as
Class 1 Commercial to accommodate the development of a Regional Shopping Centre except by
amending this Plan in accordance with the following provisions:

a) the proponent of the proposed Regional shopping centre shall have prepared and submitted
a retail impact statement. Such a statement must demonstrate to the satisfaction of Council
that sufficient total and residual retail marketing opportunities are, or are likely to become
available to support the proposed shopping centre as a reasonably economically feasible
Regional shopping centre. The Councils of the City and the Region shall have approved
such retail impact statement;

b) the proponent of the proposed Regional shopping centre shall have prepared and submitted
a statement of the probable impact of the proposed shopping centre on the social and
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physical structure and environment of the neighbourhood or community in which the
shopping centre is proposed to be located, and Council shall have approved such
statement;

a) the proponent of the proposed Regional shopping centre shall have prepared and submitted
a transportation facilities impact statement, and such statement demonstrates to the
satisfaction of Council that the capacity of the roads and intersections required to
accommodate the vehicular traffic likely to be generated by the proposed shopping centre is
or will be made available. In addition, adequate on-site parking facilities are or will be made
available to accommodate the number of vehicles likely to be attracted to the shopping
centre; and Council and, where a Regional road is also affected, the Region shall have
approved such statement;

b) the Council of the Region shall have held a public meeting pursuant to the Planning Act, on
any proposed amendment to the Regional Official Plan;

c) not more than 53,882 m2 of gross leasable area shall be provided except by further
amendment to this Plan;

d) in the case of a Regional shopping centre at the northeast corner of Hespeler Road and
Dunbar Road, designated on Map2 of this Plan as Class 1 Commercial, not more than
46,450 m2 of gross leasable area for Regional shopping centre use, as well as an additional
7,432 m2 gross leasable area for food store use, shall be provided except by further
amendment to this Plan; and

e) Council may require that agreements be entered into between the City, the owner(s) of
lands designated as Class 1 Commercial any other relevant parties to address such matters
as development phasing, traffic-related improvements, hard servicing requirements,
appropriate commitments for infrastructure works and security arrangements and any other
matters which, in the opinion of Council, are required to be addressed prior to development
proceeding.

8.6.2.2 Class 2 (Community Shopping Centre) Commercial
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1.
Lands designated on Map 2 as Class 2 Commercial may be developed and used for the
purposes of a community shopping centre, including the following uses:

a) retail and service commercial activities, including hotels and motels;

b) business and professional offices primarily serving the residents of the community in which
the shopping centre is located;

c) an automobile service station but not an auto body repair shop;

d) an outdoor garden centre; and

e) commercial-recreational facilities.

2.
For the purposes of Policy 8.6.2.2.1, the development of a community shopping centre on
lands designated on Map 2 as Class 2 Commercial shall provide:

a) at least 13,500 m2 but less than 36,000 m2 of gross leasable area;

b) adequate off-street parking facilities to accommodate the number of vehicles likely to be
attracted to the shopping centre; and

c) no residential accommodation other than living quarters for a security officer or caretaker of
the shopping centre.

3.

The City shall ensure that:
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a) no additional lands in the city shall be designated as Class 2 Commercial to accommodate
a new community shopping centre except by amending this Plan in accordance with the
provisions of Policy 8.6.2.2.4; and

b) no existing neighbourhood shopping centre designated on Map 2 shall be extended or
enlarged to provide at least 13,500 m2 but less than 36,000 m2 gross leasable area except
by amending this Plan in accordance with the provisions of Policy 8.6.2.2.4 to establish a
new Class 2 Commercial to accommodate a community shopping centre as an extension or
enlargement of such existing neighbourhood shopping centre.

4.
No amendment to this Plan shall be made to designate any additional Class 2 Commercial
on Map 2 for the purposes of establishing a new community shopping centre or of extending or
enlarging an existing neighbourhood shopping centre designated on Map 2 as Class 3 Commercial
to provide at least 13,500 m2 but less than 36,000 m2 of gross leasable area unless all of the
following requirements have been satisfied:

a) the proponent of the proposed community shopping centre shall have prepared and
submitted a retail impact statement. Such a statement must demonstrate to the satisfaction
of Council that sufficient total and residual retail marketing opportunities are, or are likely to
become available to support the proposed community shopping centre as a reasonably
economically feasible commercial undertaking. The Councils of the City and the Region
shall have approved such retail impact statement;

b) the proponent of the proposed community shopping centre shall have prepared and
submitted a statement of the probable impact of the proposed community shopping centre
on the social and physical structure and environment of the neighbourhood or community in
which the shopping centre is proposed to be located, and Council shall have approved such
statement; and

c) the proponent of the proposed community shopping centre shall have prepared and
submitted a transportation facilities impact statement. Such statement must demonstrate to
the satisfaction of Council that the capacity of the roads and intersections required to
accommodate the vehicular traffic likely to be generated by the proposed community
shopping centre is or will be made available. In addition, adequate on-site parking facilities
are or will be made available to accommodate the number of vehicles likely to be attracted
to the shopping centre; and Council and, where a Regional road is also affected, the Region
shall have approved such statement.
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8.6.2.3 Class 3 (Neighbourhood Shopping Centre) Commercial

1.
Lands designated on Map 2 as Class 3 or Class 4 Commercial may be developed and used
for the purposes of a neighbourhood shopping centre, including the following uses:

a) retail and service commercial activities, including hotels and motels;

b) business and professional offices which, if located in Class 3 Commercial, primarily serve
the residents of the neighbourhood in which the shopping centre is located;

c) an automobile service station but not an auto body repair shop;

d) an outdoor garden centre; and

e) commercial-recreational facilities.

2.
For the purposes of Policy 8.6.2.3.1, the development and use of lands in a Class 3 or Class
4 Commercial designation on Map 2 for the purposes of a neighbourhood shopping centre shall
provide at least 5,000 m2 but less than 13,500 m2 of gross leasable area.

3.
No amendment to this Plan shall be made to designate any additional Class 3 Commercial
on Map 2 for the purposes of establishing a new neighbourhood shopping centre unless all of the
following requirements have been satisfied:

a) the proponent of the proposed neighbourhood shopping centre shall have prepared and
submitted a retail impact statement. Such a statement must demonstrate to the satisfaction
of Council that there are sufficient marketing opportunities available, or likely to become
available within the proposed shopping centre's trade area to support the proposed
shopping centre as a reasonably economically feasible commercial undertaking, and
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illustrates the probable extent to which existing commercial uses within the proposed
shopping centre's trade area will experience a loss of trade as a result of the development of
the proposed shopping centre and the probable length of time it will take for the trade of the
existing commercial uses to be restored to their existing levels; and Council shall have
approved such retail impact statement;

b) the proponent of the proposed neighbourhood shopping centre shall have prepared and
submitted a statement of the probable impact of the proposed neighbourhood shopping
centre on the social and physical structure and environment of the neighbourhood in which
the shopping centre is proposed to be located including a specific development scheme
demonstrating to the satisfaction of Council the measures proposed to be undertaken to
mitigate any impacts on surrounding residential uses likely to be caused by the development
of the proposed shopping centre and, without limiting the generality of the foregoing,
illustrating the following:

i)

the locations and setbacks from all property lines of all proposed buildings and
structures;

ii)

the proposed division of each building into leasable units and the proposed use (if
known) and gross leasable area of each leasable unit;

iii)

the layout of all parking areas and the total number and dimensions of the parking
spaces proposed to be provided;

iv)

the location and dimensions of all proposed parking lot aisles, access driveways and
the corner radii of their intersections with adjacent streets;

v)

the locations, dimensions and areas of all lands proposed to be landscaped;

vi)

drawings in plan and section showing the massing of the proposed shopping centre
in relation to existing development within 100 metres of the site;

and Council shall have approved such statement;
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c) the proponent of the proposed neighbourhood shopping centre shall have prepared and
submitted a traffic impact assessment and such assessment demonstrates to the
satisfaction of Council that the capacity of the roads and intersections required to
accommodate the vehicular traffic likely to be generated by the proposed neighbourhood
shopping centre is or will be made available, and that adequate on-site parking facilities are
or will be made available to accommodate the number of vehicles likely to be attracted to
the shopping centre; and Council, and where a Regional road is also affected, the Region
shall have approved such assessment;

d) where the design of the proposed neighbourhood shopping centre is not that of an enclosed
mall, the proponent shall have prepared and submitted a statement explaining why the
proposed shopping centre should not be designed as an enclosed mall; and Council shall
have approved such statement.

8.6.2.4 Class 4 (Hespeler Road) Commercial

1.
Lands designated on Map 2 as Class 4 Commercial should be reserved primarily for the
development and use of those special commercial activities requiring a:

a) substantial site area in order to provide private off-street customer parking and outdoor
display facilities;

b) substantial floor area for indoor display which cannot be readily provided in the Community
Core Areas or in shopping centres;

c) site with visual prominence and/or good vehicular access in order to establish activities
which are intended to provide a commercial service to the residents or businesses of the city
as a whole from a single location, or which can be readily identified by the travelling public;
and

d) location convenient to Industrial Designations.

2.
Notwithstanding the general intent of Policy 8.6.2.4.1, lands in the Class 4 Commercial
designation on Map 2 may also be used for:
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a) a neighbourhood shopping centre in accordance with the provisions of Section 8.6.2.3 of
this Plan;

b) a local shopping centre in accordance with the provisions of Section 8.6.3.1 of this Plan;

c) any retail commercial purpose;

d) any service commercial purpose including any business or professional office, hotels and
motels, and any commercial-recreational use; and

e) for a wholesale showroom and warehouse.

In addition, no by-law shall be passed to permit an excess of 13,500 m2 of gross leasable area to
be developed on any single site or parcel of land in a Class 4 Commercial designation.

3.
Notwithstanding the provisions of Policies 8.6.2.4.1 and 8.6.2.4.2, no lands in the Class 4
Commercial designation on Map 2 should be subdivided or severed by consent of the City of
Cambridge Committee of Adjustment, and that no building permit shall be issued, to accommodate
the development of such lands, unless the City has approved a site plan prepared and submitted
by the proponent which submission shall provide the following information:

a) the intended division, if any, of the lands proposed for development;

b) the intended use of such lands;

c) the means by which vehicular access is proposed to be provided to each parcel into which
such lands are intended to be divided, taking into account any City or Regional
requirements;
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d) the means by which any proposed new public road allowance required to provide access to
any parcel to be created by the proposed division of such lands is intended to be improved
and conveyed to the City and any necessary services installed therein; and

Council hereby requests the City of Cambridge Committee of Adjustment to consent to no further
severance or subdivision of any lands designated on Map 2 as Class 4 Commercial unless
advised by Council that all of the provisions of this policy have been satisfied.

8.6.2.5 Class 5 (Regional Power Centre) Commercial

1.
Lands designated on Map 2 as Class 5 Commercial should be reserved primarily for their
development and use as a Regional Power Centre to accommodate those special commercial
activities requiring:

a) a substantial site area in order to provide private off-street customer parking and outdoor
display facilities;

b) substantial floor area for indoor display in the form of large, free standing buildings, often
referred to as “big box” retail operations;

c) substantial site area to permit the placement of big boxes in a way that results in a
comprehensively designed Regional Power Centre, having linked vehicular and pedestrian
travel routes and other integrated site features; and

d) a site with visual prominence and/or good vehicular access in order to establish activities
which are intended to provide commercial goods and services to Regional scale and larger
markets, or which can be readily identified by the travelling public.

2.
Notwithstanding the general intent of Policy 8.6.2.5.1, lands in the Class 5 Commercial
designation on Map 2 may be used for:
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a) any service commercial purpose, including business or professional offices and any
commercial-recreational use;

b) a wholesale showroom and warehouse;

c) an automobile service station but not an auto body repair shop;

d) an integrated multi-use commercial development including recreational facilities, a hotel and
trade centre, and office development in accordance with the permitted uses in the
Employment Corridor Designation;

e) any purpose considered by Council as accessory to the Class 5 Commercial designation;

and Council may pass by-laws or otherwise facilitate or encourage the development and use of
such lands for such purposes, provided, however, that no such by-law shall be passed to permit
more than 65,985 m2 of gross retail commercial floor area on the site designated on Map 2.

3.
The Regional Power Centre, as designated on Map 2 of this Plan as Class 5 Commercial
and more explicitly mapped on Figure 5, shall not have more than 65,985 m2 of gross retail
commercial floor area, except that minor expansions to the permitted gross retail commercial floor
area may be permitted by amendment to the Zoning By-law or by minor variance, subject to the
requirement to submit, as may be determined by the City:

a) a retail impact statement, which demonstrates to the satisfaction of Council that such
expansion shall not have an unacceptable adverse impact on the planned function of the
City Centre, other traditional commercial centres and existing and approved shopping
centres; and

b) a transportation facilities impact statement which demonstrates to the satisfaction of Council
that such minor expansion shall not have unacceptable adverse impact on the capacity of
the roads and intersections to accommodate the vehicular traffic likely to be generated by
the proposed minor expansion.
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The 65,985 m2 of gross retail commercial floor area shall be allocated as follows:

Site A: 62,429 m2

Site B: 3,556 m2

Site C:

0 m2

8.6.3 Unclassified Commercial Uses

8.6.3.1 Local Shopping Centres

1.
Lands in the Class 4 Commercial designation on Map 2 and, where provision has been
made in a site-specific amendment to the City’s Zoning By-law, and lands in a Low and Medium
Density Residential Designation on Map 2 may be developed and used for the purposes of a Local
Shopping Centre. Subject to the provisions of this Plan and Policies 8.6.3.1.2 and 8.6.3.1.3,
Council may pass such by-laws or otherwise facilitate or encourage the development or
redevelopment and use of such lands as a local shopping centre for the following purposes without
amending this Plan:

a) retail and service commercial facilities;

b) business and professional offices which serve the area in which the local shopping centre is
located and where retail stores and other service commercial facilities are also provided;

c) an automobile service station, but not an auto body repair shop; and

d) an outdoor garden centre.

2.

For the purposes of Policy 8.6.3.1.1:
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a) the development of lands for the purposes of a Local Shopping Centre shall provide at least
500 m2 but less than 5,000 m2 of gross leasable area and such floor area shall be divided
into at least three separate leasable units for occupancy by different tenants;

b) additional lands in a Low and Medium Density Residential designation on Map 2 of this Plan
shall not be zoned to permit their development and use for the purposes of a Local
Shopping Centre unless:

i) such lands are located beyond a one kilometre radius of any existing commercial
facilities or other lands approved for future commercial development; and,

ii) such lands are located on a corner at the intersection of two roads shown on Map 2 of
this Plan;

c) every application for approval of the development of lands for the purposes of a local
shopping centre in any designation shall be accompanied by the following information:

i)

a specific development scheme illustrating:

I)

the location and setbacks from all property lines of all proposed buildings;

II)

the proposed division of each building into leasable units and the proposed
use (if known) and gross leasable retail commercial space of each leasable
unit;

III)

the layout of all parking areas and the total number and dimensions of parking
spaces provided to be provided;

IV)

the location and dimensions of all proposed parking lot aisles, access
driveways and the corner radii of their intersections with adjacent streets; and
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V)

the locations, dimensions and areas of all lands proposed to be landscaped.

ii)

drawings in plan and section showing the massing of the proposed shopping centre
in relation to existing development within 100 metres of the site;

iii)

a traffic impact assessment demonstrating to the satisfaction of Council, and, where a
Regional road is also affected, to the satisfaction of the Region, that the capacity of
the roads and intersections required to accommodate the vehicular traffic likely to be
generated by the proposed local shopping centre is adequate;

iv)

where the location of the proposed Local Shopping Centre fails to meet either
criterion specified in Policy 8.6.3.1.2 b), the proponent of the proposed shopping
centre shall prepare and submit a market opportunities study demonstrating to the
satisfaction of Council that there is an adequate market available within the proposed
shopping center’s trade area to support it as a reasonably economically viable
commercial undertaking, taking into account the extent to which the available market
may already be served by existing or approved commercial development within 1.0
km of the proposed site.

3.
Notwithstanding the provisions of Policy 8.6.3.1.1, wherever possible the integration of Local
Shopping Centre facilities developed or proposed to be developed in a Low and Medium Density
Residential designation is encouraged in a mixed residential-commercial development containing
predominantly residential floor space in order to increase the city's rental housing stock in
appropriate locations, obtain more complete and comprehensive use of the city's residential land
resources and provide more walk-in trade for the proposed commercial facilities. Where lands in a
Low and Medium Density Residential designation are proposed to be developed and used for the
purposes of a Local Shopping Centre, Council may, subject to the provisions of this Plan, pass bylaws or otherwise facilitate or encourage the development of such lands for a mixed residentialcommercial project in which:

a) the uses specified in Policies 8.6.3.1.1 a), b), and d) only may be permitted;
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b) the gross residential floor area to be provided in the mixed residential-commercial project
shall exceed the gross leasable retail commercial space provided or proposed to be
provided in the project; and

c) all of the requirements of Policy 8.6.3.1.2 are satisfied.

8.6.3.2 Commercial Strips

1.
A Commercial Strip is an area of existing linear commercial development along a road
occupying lands within the areas shown on Figure 6 which are designated on Map 2 as Low and
Medium Density or High Density Residential or Industrial designations. No further development of
commercial strips except by infilling within the limits of an existing commercial strip area, and
Council shall not pass by-laws to establish any new commercial strip or to extend the length of any
existing commercial strip. Subject to the policies of this Plan, Council may pass by-laws to permit
the lands shown in Figures 6a) to 6h) of this Plan to be used for any of the following purposes:

a) uses permitted in the Residential or Industrial designation for which such lands are
designated on Map 2 of this Plan;

b) retail stores in which not more than 300 m2 of gross leasable area is provided;

c) banks, restaurants, laundry or dry cleaner's establishments, barber shops, beauty salons or
funeral homes;

d) business and professional offices serving the area in which the Commercial Strip is located;

e) hotels and motels;

f) automobile service stations but not an auto body repair shop;
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g) dwelling units over stores; and

h) bed and breakfast establishments.

3. Notwithstanding the definition of gross leasable area, any floor area within a hotel or motel
developed or proposed to be developed, other than the floor area used for retail or service
commercial purposes or for business and professional offices not required in the
administration and management of the hotel or motel, may be excluded from calculations
required to determine the maximum gross leasable area permitted in the designation in
which the hotel or motel is proposed to be developed.
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 commercial areas are
complemented by smaller sites located throughout the city in areas designated primarily for
residential and employment 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 sections.
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8.6.1 Commercial Designations
8.6.1.1
1.

Regional Commercial
The Regional Commercial designation applies to large-scale commercial
development 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. The Regional Commercial
designation will have commercial development which exceeds 46,450 m2.

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.
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 with direct access to a Provincial Highway.
8.6.1.3

Neighbourhood Commercial

1. 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
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Neighbourhood Commercial are generally anchored by a supermarket, grocery store or
drug store.
2. Lands designated Neighborhood Commercial must be located on an Arterial Road or
Collector Road as shown on Map 7A.
8.6.1.4

Hespeler 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 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 may 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
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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 or employees in the area.
2.

The maximum Floor Space Index of any new or redeveloped buildings constructed on
lands zoned convenience commercial shall be 1.0.

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. The City will determine if background studies, such as a Market Impact Study, and
Transportation Impact Study, may be required for commercial developments with a
gross floor area greater than 300 m2 .
5. The lands are located on an Arterial Road or Collector Road as shown on Map 7A.
6. Any new convenience commercial development, greater than 300 m2, must be a
minimum distance of 500 m from the boundary of a Community Core Area, as shown
on Map 2, and any existing commercial development.
7. 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:
e) there would be no increase in the size of the area zoned commercial;
f) the gross leasable area of commercial uses on the lands would not exceed
5,000 m2;
g) the addition of residential uses would not result in a substantial reduction in the
existing gross leasable area of commercial uses on the lands; and
h) residential uses would not be located on the ground floor of a mixed-use
building.
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8. The proposed commercial development conforms with other appropriate provisions
of this Plan including the Urban Design chapter and 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 may require the approval of background studies, such as: a planning
justification report; infrastructure and servicing study; site-specific market impact
study; transportation impact study; and/or a site plan by the City and/or the Region, 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.
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:
a) 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;
b) 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; and /or
c) 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
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Impact Study requested at the discretion of the City. 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.
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.

8.6.3.3 Existing Commercial Uses

1.
Any lands used for an existing commercial purpose in any designation for which no
provision is made by this Plan for such commercial activity to be undertaken, may continue to be
used for such purposes. Subject to the policies of this Plan, Council may pass by-laws or otherwise
facilitate the continuation, extension or enlargement of such activities on such lands without
amending this Plan; provided, however, that Council shall not pass any by-law or otherwise
facilitate or encourage the extension or enlargement of such uses on such lands unless, in the
opinion of Council,
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a) the existing commercial use proposed to be extended or enlarged is an appropriate use of
such lands and for the neighbourhood in which it is located;

b) the proposed extension or enlargement of the existing commercial use will provide
adequately for the protection of the residential environment of any dwellings on adjoining
lands and of the residential neighbourhood in which such use may be located; and

c) adequate on-site parking facilities are or will be made available to accommodate the number
of vehicles likely to be attracted to the existing use as proposed to be extended or enlarged.

2.
Notwithstanding the gross leasable area floor area limitations in Section 8.4.7, Policies 8.6.2
a) to d), Sections 8.6.2.1 to 8.6.2.4, Section 8.6.3, and Section 8.10; floor area limitations for
commercial development that existed prior to adoption of this Plan are calculated based upon
gross leasable retail commercial floor area.
8.6.3.4 Home Occupations

Home occupations are a growing trend as more people are opting to work at occupations and
professions in their homes rather than external work environments. Home occupations are
permitted as an accessory use in any dwelling unit provided that:
a) the home occupation is compatible with adjacent uses;
b) there is no outside storage of goods or materials;
c) no exterior alterations are made to the dwelling unit;
d) home occupations shall generally be conducted within a dwelling unit. Council or where appropriate,
the Committee of Adjustment, may permit a limited range of compatible home occupations to be
operated from a detached accessory building located on the same lot as the principle residence;
e) employment is limited to members of the household living in the dwelling unit and one non-resident
employee; and
f) the home occupation meets the requirements of the City’s Zoning By-law
8.6.3.5 Service Stations
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1.
Lands may be developed and used for the purposes of an automobile service station,
including mechanical repair and/or the sale of gasoline and other automotive fuels, but excluding
auto body repair:
a) in the Galt City Centre designated on Map 2 subject to the provisions of Section 3.B.6;

b) in the Preston Towne Centre and Hespeler Village, subject to the provisions of Section
3.B.6; and

c) in any Regional shopping centre designated on Map 2 as a Class 1 Commercial District.

8.10.60 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 auto body 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 retail commercial floor
area, except that minor expansions to the permitted gross retail commercial floor
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, Hespeler Village, Preston Towne 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 retail commercial floor area shall be allocated as follows: Site A
– 63,193 m2; Site B – 3,556 m2; Site C – 0 m2.
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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.
For Site B, a maximum of 3,556 m2 gross retail commercial floor area shall
be permitted and contained in only one store.
9.15 The minimum and maximum gross leasable floor area thresholds for commercial
designations are not based on individual properties within a distinct designation but
on all the properties within a specific designation for that area of the City. These
thresholds are not based on the cumulative total of gross leasable floor area for a
designation across the City, unless the particular designation only applies to one
specific geographical area of the City.
9.16 For new commercial development gross leasable area will be used as the basis
for calculating the floor area. For existing commercial developments built prior to
Amendment No. 17 of this Plan coming into force, the term gross retail commercial
floor area can be used as the basis for calculating the floor area.
Glossary:
Regional Power Centre – a group of commercial establishments, the defining characteristics of
which is the presence of one or more large retail commercial establishments. The Regional Power
Centre is limited to a gross retail commercial floor area of 65,985 m2. (OMB order #3006,
regarding Case File PL030357)
Regional Power Centre at the Southeast intersection of Highway 401 and Hespeler Road – a group
of commercial establishments, the defining characteristic of which is the presence of one or more
large retail commercial establishment, often referred to as big boxes. The Regional Power Centre
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 (40,0000 sq. ft.) and must not be
developed as an enclosed shopping mall. For Site A as shown on Figure 5 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 l3ess than 1,858 m2 gross retail commercial
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floor area; and (ii) a maximum of 40% of the permitted gross retail commercial floor area occupied
by retail commercial establishments may be comprised of stores 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 . For Site B, as shown
on Figure 5 maximum of 3,556 m2 gross retail commercial floor area shall be permitted and
contained in only one store. (OMB order #3006, regarding Case File PL030357)
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.
Retail Commercial Centres: a group of stores planned and developed as a unit and having a
minimum gross leasable area of 10,000 m2.

Attachment No. 3: Summary of Public and Agency Comments and Responses
Re: Draft OP Amendment for Commercial Policies
Source
Mississauga of the
New Credit First
Nation

Region of Waterloo

Comment
1. Do not have a high
level of concern and
approve the
continuation of this
project.
2. Continue to notify of
status and supply any
environmental and
archaeological reports.
1. Section 8.6.1.1:
consider defining the
term “accessory uses”
or adding criteria for
determining accessory
use.
2. Policy 8.5.2.6.1, Policy
8.6.1.5 identifies types
of retail / commercial
uses to be permitted in
employment
designation. However,
Policy 2.7.2.3
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City Response
No action required

Continue to notify (on mailing
list) and no environmental or
archaeological reports
associated with the OPA
“Accessory Uses” defined in
the Zoning By-law “subordinate
to, incidental to and exclusively
devoted to the principal uses”.
No change to Official Plan
recommended.
In accordance with Policy
2.2.6.5 of the Provincial Growth
Plan conversion of employment
lands to other uses may be
considered as part of a
municipal comprehensive
review, if the criteria within the

Source

Comment
indicates nonemployment uses
(includes major retail)
may be permitted
subject to 2.7.2.1
(comprehensive
review).
No Comment

City Response
Growth Plan are met.

Cambridge
Community
Services
Department

No Comment

No Action Required

Cambridge Fire
Department

No Comment

No Action Required

Waterloo Region
District School
Board

Cambridge City
Staff

1. Indicate that the list of
possible commercial
uses in Section 8.6,
Paragraph one, is not
exhaustive.
2. Policy 8.6.1.5 should
indicate that
Convenience
Commercial also
serves employees
within the area.
3. The minimum
densities in Policy
8.6.1.4.3 do not
appear to be high
enough to effectively
support transit
oriented development.
4. Policy 8.6.1.5.1 should
indicate that
convenience
commercial uses also
serve employees in
the area also.
5. The list of studies
typically required in
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No change to Official Plan
proposed.

No Action Required

No Action Required since the
term “such as” indicates the list
is not exhaustive.
Modification made

A further review of the densities
will be undertaken as part of
the preparation of a secondary
plan for the Hespeler Road
area, which is currently
underway.
Modification made

Modification made

Source

Canadian Tire Real
Estate Limited
(Zelinka Priamo
Ltd.)

Comment
Policy 8.6.2.1 should
be modified to allow
more discretion by the
City, other than the
Site Specific Market
Impact Study.
1. In Policy 8.6.1.2.1
“Community
Commercial” does the
maximum Gross
Leasable Area of 46,450
M2 apply to individual
properties or to the
entire designation?

City Response

The maximum GLA for the
various commercial
designations applies to the
distinct geographically
designated area rather than
individual properties within the
distinct designation or the total
number of these designations
throughout the City. See Policy
9.16.
Clarification will be provided by
adding Policy 9.15 in the
Interpretation Section of the
OP.

2. Request notification for
the Hespeler Road
secondary plan process.

Loblaw Properties
Limited & CP REIT
(Zelinka Priamo
Ltd.)

Notification will be provided (on
mailing list)

3. Policy 8.6.1.4.3 request
that compliance of new
development with a
minimum FSI of 0.4 be
changed to “encourage”.

Using the term “Encouraging”
versus requiring is less likely to
achieve the increased density
needed for transit supportive
development. A further review
will be conducted of density of
future development as part of
the secondary plan process. No
change recommended.

1. In Policy 8.6.1.2.1
“Community
Commercial” does the
maximum GLA of
46,450 M2 apply to
individual properties or
to the entire
designation?

The maximum GLA for the
various commercial
designations applies to the
entire designated area rather
than individual properties within
the distinct designation.
Clarification is provided by
adding Policy 9.15 in the
Interpretation Section of the

52

Source

Comment

City Response
OP.

2. Previous comments re:
8.6.1.1.2 and 8.6.1.14
for 400 Conestoga Blvd.
satisfactorily addressed.
3. For 1775 Bishop St. N.
the maximum GLA for
an individual store of
1,860 M2 in Policy
8.6.1.5.3 is less than the
currently approved 2684
M2 (28,893 sq. ft.) for
this site.

4. Policy 8.6.1.3
satisfactorily addresses
previous comments re:
980 Franklin Blvd and
410 Queen St. W.
5. Previous comments re:
Policy 8.6.1.5.1 for 1565
King St. E. have been
satisfactorily addressed.

SmartReit

6. Policies 2.7.2.3 and
8.5.2.6 and the new
definition for major
Retail satisfactorily
addressed previous
comments.
1. Should reference the
Regional Scale Node
provisions for section
8.6.1.1.3 as they would
permit High Density
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No action required

As a result of OMB mediation
on the Loblaw Properties
appeal, Policy 8.10.54 and
Figure 61 were approved to
recognize the potential
commercial development
proposed for 1775 Bishop St.
N. As a result this site specific
provision (8.10.54) would take
precedence over the general
provisions of Policy 8.6.1.5.3.
No further action
recommended.
No Action Required

No Action Required

No Action Required

Further refinement of the
“Regional Node” policies will be
addressed in more detail as
part of the secondary plan
currently being prepared for

Source

John Taylor, 20 Vic,
Springbank
Developments
(MHBC Planning)

Comment
Residential uses on the
Power Centre site.

City Response
this area. No further action
recommended as part of this
OPA.

2. Section 8.6.1.1.3
reflects a previous
variance to allow up to
66,749 M2 of GLA for
this site. Request that
the in-force definition of
“gross retail commercial
floor area” for minimum /
maximum size be
retained, since it is
referred to in current site
specific permissions.

Retain definition of “gross retail
commercial floor area” to
prevent legal non-conforming
situations for existing
commercial development, such
as this site. For new
commercial development or
expansions of existing
commercial developments
Gross Leasable Area will be
used. See Policy 9.16

3. The minimum FSI
requirements for new
development contained
in Policy 8.6.1.4.3 may
be difficult to achieve
since new development
will likely occur in
phases. Request
increased flexibility for
achieving the minimum
FSI.

Further refinement of the
Hespeler Road Mixed Use
Corridor and Regional Node
may result from the preparation
of a secondary plan for this
area, which is currently
underway. As indicated in
Policy 8.6.1.4.3 these are
interim density requirements.

1. Is the term “Gross
Leasable Retail
Commercial Floor Area”
being replaced with
“Gross Leasable Area”?
If so a review of the
parking requirements is
needed to reflect the
differences and avoid
increasing the parking

For new commercial
development or expansions of
existing commercial
developments Gross Leasable
Area will be used. A review of
parking requirements for
commercial developments will
be part of the comprehensive
Zoning By-law review, currently
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If phases of a development do
not meet the minimum of 0.4
FSI there is a concern that the
objective of redevelopment at
transit supportive densities may
not be achieved. No further
action is recommended at this
time.

Source

Comment
rate.

City Response
underway.
The definition of “gross retail
commercial floor area” will be
retained to prevent legal nonconforming situations for
existing commercial
development, where
calculations for parking were
based on “gross retail
commercial floor area”. See
Policy 9.16.

2. Confirm whether the
term “service uses”
includes offices and
medical offices.

Terracap
Management Inc.
and Woodland Park
Plaza Inc. (Zelinka
Priamo Ltd.)

The term “service uses” would
include offices and medical
offices. No further action
required.

1. Request that Policy
8.6.1.5.3 be clarified to
indicate that the
maximum GLA be
applied to new
development and not
create a non-conforming
situation for existing
development.

Retain definition of “gross retail
commercial floor area” to
prevent legal non-conforming
situations for existing
commercial development. For
new commercial development
or expansions of existing
commercial developments GLA
will be used. See Policy 9.16.

2. Policy 8.6.1.5.4 should
be modified to allow
flexibility to allow
residential uses on the
ground floor of a mixeduse building, including
lobbies, amenities and
units.

To accommodate building
design changes associated
with mixed use development, a
modification to Policy
8.6.1.5.7c) is recommended so
that this policy reads: “the
addition of residential uses
would not result in a
substantial reduction in the
existing gross leasable area of
commercial uses on the lands”
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Attachment Number 4: Agency and Public Comments

October 21, 2016

Paul Smithson
46 Dickson Street
Cambridge, ON. N1R 5W8
Smithsonp@cambridge.ca

Dear Mr. Smithson,
We are the Mississaugas of the New Credit First Nation (MNCFN), the descendants of the Mississaugas of
the River Credit. Our traditional territory extends from the Rouge River Valley in the east, across to the
headwaters of the Thames River, down to Long Point on Lake Erie, and back along the shores of Lake Erie,
the Niagara River, and Lake Ontario to the Rouge River Valley. It encompasses present-day London,
Hamilton, and Toronto, as well as our communal lands. Our traditional territory has defined and sustained us
as a First Nation for countless generations, and must continue to do so for all our generations to come.
Thank you for your notification on the Notice of Public Meeting for a Proposed Official Plan Amendment
City Wide – Commercial Policies dated May 10, 2016. The Mississaugas of the New Credit First Nation
(MNCFN) has various treaty rights across its traditional territory, including the area contemplated by your
project. For further information, please see our website, http://www.newcreditfirstnation.com/. MNCFN
continues to exercise treaty rights which include, but are not limited to, rights to harvest, fish, trap and gather
species of plants, animals and insects for any purpose including food, social, ceremonial, trade and exchange
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purposes. The MNCFN also has the right to use the water and resources from the rivers, creeks and lands
across the MCNFN traditional territory.
At this time, MNCFN does not have a high level of concern regarding the proposed project and therefore, by
way of this letter, approves the continuation of this project. However, MNCFN requests that you continue to
notify us about the status of the project. In addition, we respectfully ask you to immediately notify us if
there are any changes to the project as they may impact MNCFN’s interests and that you please
provide us with a copy of all associated environmental and archaeology reports. This includes, but is not
limited to changes related to the scope of work and expected archaeological and environmental impacts.
Additionally, MNCFN employs Field Liaison Representatives (“FLRs”) to act as official representatives of
the community and who are answerable to MNCFN Chief and Council through the Department of
Consultation and Accommodation. The FLRs’ mandate is to ensure that MNCFN’s perspectives and
priorities are considered in the field and to enable MNCFN to provide timely, relevant, and meaningful
comment on the Project. Therefore, it is MNCFN policy that FLRs are on location whenever any
fieldwork for environmental and/or archaeological assessments are undertaken. It is expected that the
proponent will cover the costs of this FLR participation in the fieldwork. Please also provide the contact
information of the person, or consultant, in charge of organizing this work so they may facilitate the
participation of the MNCFN FLRs.
Nothing in this letter shall be construed as to affect the Aboriginal or Treaty rights and hence shall not limit
any consultation and accommodation owed to MNCFN by the Crown or any proponent, as recognized by
section 35 of the Constitution Act, 1982, of any other First Nation.
MNCFN reserves the right in relation to any development project or decision, to decide whether it supports a
project and to: comment to regulators, participate in regulatory processes and hearings, seek intervener
funding or status, or to challenge and seek remedies through the courts.
MNCFN expects all proponents to act according to the following best practices:
•
•
•
•
•
•
•
•

Engage early in the planning process, before decisions are made
Provide information in meaningful and understandable formats.
Convey willingness to transparently describe the project and consider any MNCFN concerns.
Recognize the significance of cultural activities and traditional practices of the MNCFN
Demonstrate a respect for MNCFN knowledge and uses of land and resources.
Understand the importance of youth and elders in First Nation communities.
Act with honour, openness, transparency and respect.
Be prepared to listen and allow time for meaningful discussion.

Sincerely,
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Fawn D. Sault
Consultation Manager
MNCFN Department of Consultation and Accommodation
cc – Mark LaForme; Director, Department of Consultation and Accommodation
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Good morning Oz,
At the present time there are 3 definitions in the Glossary of the 2012 Cambridge OP:
•
•
•

Gross leasable area
Gross leasable retail commercial floor area
Gross retail commercial floor area

As indicated in the Commercial Implementation Study Final Report, the term “gross leasable area”
is the most commonly used and is simpler to use given there are less take outs. Some of the take
outs in the “gross leasable retail commercial floor area” include: professional offices, entertainment
areas, theatres, shoe repair stores, medical and dental clinics and employee rest rooms. When
the City receives a development application, e.g. site plan, for a new commercial plaza the actual
tenant mix is often not known, making calculating the exceptions for “gross leasable retail
commercial floor area” difficult. In addition the tenant mix in a commercial plaza can change over
time. As a result we are recommending use of the term “gross leasable area” (the area on which
tenants pay rent and which produces income for an owner) to simplify things.
If the proposed amendment is approved as presented, the intent is to use the term “gross leasable
area” in the new Zoning By-law. We are not bringing forward ZBL changes with the OPA, since the
Council direction on April 19, 2016 was to process the OPA and incorporate proposed ZBL
changes into the Comprehensive ZBL Review.
Any comments you have would be appreciated. Following the public meeting this evening we will
be reviewing all comments received and making any appropriate modifications before taking the
OPA back for adoption.
Hope this helps.
Paul
(519) 621-0740 ext. 4575
From: Oz Kemal [mhbc email]
Sent: Tuesday, June 07, 2016 8:59 AM
To: Paul Smithson
Cc: Amanda Wyszynski
Subject: Public Meeting tonight - Cambridge Commercial Policies

Hi Paul,
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Hope all is well. We’re reviewing the commercial policies. Can you clarify the “gross leasable retail
commercial floor area” deletion. Is it being replaced with a similar term and if so, can you provide it
or direct us to where it can be found.

I note the policies refer to “gross leasable area”, so I would assume that either the intent is to use
the term already defined in the Official Plan. If that’s the case, can you confirm if the intent is to
carry this definition forward in the Zoning?

We have potential concerns given the inclusiveness of the definition. If you could clarify, it would be
greatly appreciated.

Thanks,

OZ KEMAL, BES, MCIP, RPP | Partner

MHBC Planning, Urban Design & Landscape Architecture
7050 W eston Road, Suite 230 | Woodbridge | ON | L4L 8G7 | T 905 761 5588 x 225 | F 905 761 5589 | C
519 498 8819 | okemal@mhbcplan.com |

Follow us: Webpage | Linkedin | Facebook | Twitter | Vimeo
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Attachment No. 5: Excerpt from Public Meeting Minutes – June 7, 2016
Planning & Development Committee June 7, 2016 Page 2

PUBLIC MEETINGS Public Meeting A - 16-047(D&I), D08(2).04.06 Official Plan Commercial
Policies (City Wide) Presentation Paul Smithson, Senior Planner - Policy, re: Public Meeting A Commercial Policies, Proposed Official Plan Amendment. Using a PowerPoint presentation, Mr.
Smithson discussed the following in detail: Notice; Background; Highlights of the Proposed Official
Plan Amendment; and Next Steps.
The Chair asked if there was anyone else present that would like to speak to the Public Meeting
“A”. No one came forward.
Moved By: Councillor Mann Seconded By: Mayor Craig THAT the New Commercial Policies
Official Plan Amendment (Attachment No. 1) be referred back to staff for a subsequent report and
recommendation. CARRIED The Chair declared Public Meeting “A” closed at 7:17 p.m.
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