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PURPOSE OF THIS STUDY
Use the Comprehensive Commercial Review completed by Malone Given Parsons
Ltd in 2014 as basis for preparing the following:
1. Proposed commercial policies official plan amendment
2. Proposed zoning by-law amendment to implement the proposed commercial
policies
3. Terms of Reference for Site Specific Market Impact Assessments
4. Final report including recommendations by early 2016 for consideration by City
of Cambridge Council at a time to be determined.

ONGOING COMMERCIAL STUDIES
The Cambridge Commercial Review Implementation Study is only 1 of 3 ongoing studies that will
impact commercial lands in Cambridge.
Growth and Intensification Study which will focus on Nodes, Regeneration Areas and
Reurbanization/Intensification Corridors. This study has only recently been initiated and will
encompass a significant portion of the commercial lands within Cambridge.
Comprehensive Zoning By-law Review – The City has released a first draft of a new
Comprehensive Zoning By-law. The draft Comprehensive By-law seeks to update existing zoning
provisions, terminology and use permissions including as they pertain to the commercial zones. In
relation to the commercial zones specifically, it is proposed that the draft Comprehensive Zoning Bylaw would update use permission terminology and definitions and generally carry forward existing
standards without much modification.
Commercial Review Implementation Study - implements the Comprehensive Commercial Review
completed by Malone Given Parsons Ltd in 2014

STUDY TEAM
Curtis Planning Inc

Project Lead & Official Plan Amendment

Alison Luoma Planning

Zoning By-law Amendment

Malone Given Parsons Ltd

Market Impact Assessment Terms of Reference

STUDY BACKGROUND - 1
MGP prepared City of Cambridge, Comprehensive Commercial Review, dated
September, 2014 (the “CCR”). The CCR report was received by Council in November,
2014.
The CCR provides input to the update of the Cambridge Official Plan Commercial policies
and mapping designations, and commercial zoning of the City’s Zoning By-law.
The CCR provides a recommended strategic framework to guide future policy and
development decisions. The recommendations are based on an analysis of the existing
retail/commercial environment and accounts for retail/commercial trends, future growth,
and opportunities in Cambridge.

STUDY BACKGROUND - 2
CCR Summary Recommendations:
Future commercial policies should reflect the size, form, role and function of existing uses
and need for new local, district and regional serving uses on appropriately located lands.
Policies should account for growth in Cambridge and also protect the role and planned
function of the existing commercial areas in particular, the three Community Core Areas.
Commercial designations should provide distinct and clear policies, balanced with
flexibility to accommodate growth and change.
The Zoning By-law should be brought into conformity with any changes in the Official
Plan commercial designations and policies.

DRAFT OPA
Proposed Official Plan Land Use Designations
●
●
●
●

Regional Commercial
Community Commercial
Neighbourhood Commercial
Hespeler Road Mixed-Use Corridor

Regional Commercial merges Class 1(Regional Shopping Centre) and Class 5 (Regional Power
Centre)
Hespeler Road Mixed-Use Corridor Replaces Class 4 (Hespeler Road)
All designations provide opportunity for residential development

DRAFT OPA
Regional Commercial Designation
●
●
●
●

Applies to commercial developments with Gross Leasable Area (GLA) exceeding
46,450 sq m. (500,000 sq. ft)
Planned function is to provide diverse range of retail, comparison shopping and
service uses serving Cambridge market area and surrounding regional market area
Must be located at the intersection of two Regional Roads one of which provides
direct access to a Provincial Highway
Smart Centres Power Centre site retains current site-specific policies;
○ Market Impact Assessment and Transportation Impact Study required to
support a future amendment

DRAFT OPA
Community Commercial
●
●
●
●

Applies to commercial developments with maximum GLA of 46,450 sq. m. (500,000
sq. ft.)
Planned function is to provide a range of retail, specialty shopping, and service uses
that serve the weekly and daily needs of residents in the Cambridge market area
Generally anchored by a supermarket and/or drug store or discount department
store
Must be located on a minimum of one Regional Road or Collector Road

DRAFT OPA
Neighbourhood Commercial
●
●
●
●

Applies to developments with a maximum GLA of 13,935 sq.m (150,323 sq. ft.)
Planned function is to provide retail and service uses that serve daily and weekly
needs of residents living in surrounding neighbourhoods
Generally anchored by a supermarket, grocery store or drug store
Must be located on a Regional Road or Collector Road

DRAFT OPA
Hespeler Road Mixed-Use Corridor
● Applies to the lands along Hespeler Road that are currently designated Class 4 (Hespeler Road)
Commercial
● Planned function is to provide a location for higher-density mixed-use (commercial, residential,
office, and institutional uses) transit-oriented development that will support - and be supported by
- the ION rapid transit service along Hespeler Road
● Development of non-commercial uses must not compromise the ability to accommodate forecast
commercial growth in Cambridge to 2031 as identified in the Comprehensive Commercial
Review
● The policies will be refined through the completion of the Hespeler Road Secondary Plan
○ may specify additional details regarding location, mix, density, scale, size, height, design,
land use compatibility and staging of development

DRAFT OPA
Convenience Commercial Uses in Residential and
Employment Designations
● Replaces the “Unclassified Commercial Uses” policies
● Lands designated for residential or employment uses may be zoned to permit Convenience
Commercial uses
○ Maximum GLA of 5,000 sq. m. (53,821 sq. ft)
○ Maximium GLA of any individual store cannot exceed 2,233 sq. m. (24,037 sq. ft.)
○ Maximum Floor Space Index of 1.0 in residential designations
● Planned function is to provide retail and service uses that serve day-to-day shopping needs of
residents living in the surrounding neighbourhood
● Can intensify subject to no increase in size (area) of the property, no reduction in existing
commercial GLA, no residential uses on ground floor, property is located on a Regional Road or
Collector Road

DRAFT OPA
General Policies
● Subject to approval of a zoning by-law amendment, consideration may be given to permitting
low, medium or high density residential development as appropriate on lands designated
Regional Commercial, Community Commercial or Neighbourhood Commercial
● Until such time as Secondary Plans have been approved for Regeneration Areas and Nodes
identified on Map 6 and figures 1 - 4 of the Cambridge Official Plan, any development
applications will be reviewed in accordance with the transit-oriented development provisions
described in Section 5.3.
● A site specific Market Impact Study will be required for:
○ an official plan amendment and/or zoning by-law amendment required to permit new
retail/commercial development of 4,645 sq. m. (50,000 sq. ft.) or greater
○ an official plan amendment and/or zoning by-law amendment required to permit expansion
of an existing retail/commercial development of 4,645 sq. m. (50,000 sq. ft.) or greater
○ 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 sq. m. (20,000 sq. ft.) GLA or greater

DRAFT OPA
Glossary and Maps
●
●
●
●

delete Regional Power Centre
delete Regional Power Centre at the southeast Intersection of Highway 401 and
Hespeler Road
add Major Retail (retail commercial developments exceeding 4,645 sq. m (50,000
sq. ft.)
Replace existing Map 2 - General Land Use with revised Map 2 - General Land Use

Proposed Zoning By-law Amendment
The proposed Zoning By-law Amendment implements the policy modifications of the draft
Official Plan Amendment and the recommendations of the MGP Commercial Review by
focusing on the following elements of that study:
●

update terminology to be consistent with the Official Plan

●

delete minimum requirements for Gross Leasable Commercial Floor Area in the
Shopping Centre (CS) Zones

●

amending the Gross Leasable Area maximums in the Shopping Centre (CS) Zones

●

increasing the Gross Retail Commercial Floor Area for Site ‘A’ in the C6 Zone

Updating Zoning Terminology
Update the existing zoning terminology for Gross Leasable Commercial Floor Area to be
only Gross Leasable Area to be consistent with the terminology of both the Official Plan
and the MGP Comprehensive Commercial Review report (September 2014).
All such references throughout the Zoning By-law will be amended with two exceptions:
●

Any references to Gross Leasable Commercial Floor Area within any site
specific exceptions will remain.

●

References to Gross Retail Commercial Floor Area which apply only to the
Regional Centre at Hespeler Road and Pinbush Road will also remain.

A revised definition for Gross Leasable Area is also proposed. This definition is
consistent with and builds upon the definition contained in the Official Plan.

Gross Leasable Area Definition
“floor area, gross leasable commercial Gross leasable area means the total floor area
designed for tenant occupancy and exclusive use, including the main floor,
basements, upper floors and mezzanines. The calculation of gross leasable area
does not include any floor area used in common by the tenants of the building. It
is measured from the centre line of joint partitions and from outside wall faces.
Gross leasable area is the area on which tenants pay rent and which produces
income for an owner. the total floor area of a building for which tenants pay rent and
have exclusive occupancy, measured from the centreline of partition walls and the
exterior face of outside walls, and includes all such floor area on a main floor, mezzanine
and upper storey and in a cellar and used for any retail, service, office or recreationalcommercial purpose, but such as a mall, aisle or hallway, elevator shaft or lobby,
stairwell, loading or unloading area, permanent storage area, any washroom, boiler room,
maintenance room, mechanical or electrical or utility room, or any automobile parking
facilities or residential floor area provided within the building.”

GROSS LEASABLE AREA MAXIMUMS
Commercial Zones:
Currently gross leasable areas are not regulated in the commercial zones (C1,C2, C3, C4, C5) of the
existing Zoning By-law. It is not proposed that such a standard be introduced to these zones.
Commercial Shopping Centre (CS) Zones:

CS1 - Regional Shopping Centre (Cambridge Centre)
CS2 - Not used - zone proposed to be deleted through Comprehensive Zoning By-law Review
CS3 - Community Shopping Centre
CS4 - Neighbourhood Shopping Centre
CS5 - Local Shopping Centre - no change from existing standard

C6 Zone
Gross Retail Commercial Floor Area Maximum

C6 - Regional Centre Hespeler/Pinebush Road

NEXT STEPS
Comments?
1) Fill in and submit form provided today to Paul Smithson, Senior Policy
Planner, City of Cambridge Planning and Development Department
2) E-mail your comments to smithsonp@cambridge.ca

