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1.0 INTRODUCTION  
MacNaughton Hermson Britton Clarkson Planning Limited (hereinafter “MHBC”) has been 
retained by 2687734 Ontario Inc. to prepare this Planning Justification Report and assist with 
development approvals in support of the development of their lands municipally known as 
1390 Pineview Avenue in the City of Cambridge, Ontario (“the subject lands”). This Planning 
Justification Report has been prepared in support of our client’s applications for concurrent 
Zoning By-law Amendment and Vacant Land Condominium applications. 

1.1 COMPLETE APPLICATIONS  
Our office has been in contact with Staff from the City of Cambridge regarding the 
development of the subject lands. The compiled pre-submission consultation comments from 
City staff and required agencies was provided on March 18, 2021. This formal Record of Pre-
submission Consultation is enclosed with our applications.  

The pre-submission comments identified a number of reports, plans, and studies that must 
accompany the submission of our applications to form a complete application; all of these 
required documents have been included in our submission. Below is a summary of the reports, 
plans, and studies submitted alongside our applications:  

• Preliminary Site Grading and 
Servicing Plan 

• Functional Servicing Report 
• Sanitary Servicing Capacity 

Assessment 
• Stormwater Management Report 

• Planning Justification Report 
• Environmental and Stationary Noise 

Study  
• Record of Site Condition  
• Tree Management/Vegetation Plan 
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2.0 SITE DESCRIPTION  
The subject lands are located at 1390 Pineview Avenue in the City of Cambridge (“the City”) 
within the Region of Waterloo (“the Region”). The subject lands are approximately 3,573 square 
metres in area (0.35 hectares/0.88 acres) with approximately 7 metres of frontage on Pineview 
Avenue. Figure 1 shows the location of the subject lands while Figure 2 provides additional 
context for the site.  

The lands at 1390 Pineview Avenue are currently occupied by a single detached dwelling and 
a variety of out buildings including sheds, a garage, and an above-ground pool. Access to the 
site is currently obtained from Pineview Avenue via a 7 metre wide driveway that extends 
approximately 42 metres westward into the site. All structures are proposed to be removed as 
part of the redevelopment of the subject lands. The driveway is proposed to be replaced by a 
private condominium road.  

The neighbourhood surrounding the subject lands contains a mix of land uses and a variety of 
lot sizes. Residential uses range from single-detached and semi-detached dwellings to row-
townhomes and apartment buildings. Industrial uses—west of the subject lands—include 
general industrial operations without outdoor storage. Generally, surrounding land uses can 
be summarized as follows:  

NORTH: Immediately north of the subject lands are single and semi-detached dwellings 
fronting on Pineview Avenue. Lot sizes range from large to moderate with the 
majority of properties having sizable yards. 
 

EAST:  East of the subject lands are additional single and semi-detached dwellings 
fronting on both Pineview Avenue and Concession Road. These lots are 
moderately sized with a range of vegetation and native trees.  
 

SOUTH: To the south of the subject lands are single and semi-detached dwellings 
fronting on Pineview Court where lot sizes are generally small. Further south are 
semi-detached dwellings on small lots fronting on Bishop Street North.  
 

WEST:  Directly west of the subject lands is a wooded lot acting as a buffer from general 
industrial uses like the Frankor Capital Corporation and the Goderich Exeter 
Railway.  



AutoCAD SHX Text
north
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3.0 PROPOSED 
DEVELOPMENT 

The proposed redevelopment of the subject lands provides for the establishment of a six unit 
vacant land condominium with each unit/lot sized to accommodate a single detached dwelling 
on full municipal services. Dwellings will be built at a later date and are not proposed as part 
of these applications.  

When dwellings are built, the density of the subject lands will be approximately 16.8 units per 
hectare. A private condominium road will replace the existing driveway and extend from 
Pineview Avenue into the subject lands approximately 42 metres. Parking will be provided via 
driveway and garage spaces. Amenity space will be provided privately via front and rear yards 
for each lot. A copy of the Vacant Land Condominium plan illustrating this proposed 
development is attached to this report as Figure 3. 

3.1 ZONING BY-LAW AMENDMENT APPLICATION  
A Zoning By-law Amendment application is required to rezone the subject lands from Semi-
Detached Residential 1 (“RS1”) to Residential Class 6 (“R6”) with site specific provisions to address 
a corner lot frontage deficiency. The RS1 zone permits semi-detached one-family dwellings 
while the R6 zone permits single-detached one-family dwellings at varying urban densities.  

Table 1 below compares the provisions for both the RS1 and R6 zones. While the provisions are 
predominantly the same, they differ in permitted uses. Provisions requiring site specific relief 
are denoted by red text.  
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TABLE 1: Comparison between RS1, R6, and Proposed Development  
Provision  RS1 Zone R6 Zone  Proposed  
Minimum Lot Area (Gross)  270.0 sq. m 270.0 sq. m 309.0 sq. m 
Minimum Lot Frontage  9.0m  9.0 m  11.0 m 
Minimum Corner Lot Frontage 15.0 m 15.0 m 11.0 m 
Minimum Front Yard Setback  6.0 m 6.0 m TBD 
Minimum Interior Yard Setback  1.2 m 1.2 m TBD 
Minimum Exterior Yard Setback  6.0 m 6.0 m TBD  
Minimum Rear Yard Setback  7.5 m 7.5 m TBD  
Maximum Lot Coverage  40% 40% TBD  
Maximum Density   -   -  16.8 uph 
Minimum Gross Floor Area  75.0 sq. m 75.0 sq. m TBD 

 

3.2 VACANT LAND CONDOMINIUM APPLICATION  
An application for Vacant Land Condominium is required to facilitate the proposed 
development. This application is required to create the six residential units in addition to the 
common element road extending from Pineview Avenue.  It is anticipated that additional details 
regarding the detailed engineering design, boulevard landscaping and lighting will be 
addressed as conditions of draft plan approval.  The development will act and look much like 
a plan of subdivision but developed on a private road with a different urban standard (e.g. 
narrower right-of-way).  

 

3.3 SUPPORTING STUDIES  
Multiple studies have been completed to support the applications for a Vacant Land 
Condominium and Zoning By-law Amendment. While summaries of these studies can be found 
below, each study has been submitted alongside the aforementioned applications.  

3.3.1  Noise and Vibration Feasibility Study 

A Noise and Vibration Feasibility Study was undertaken by HGC Engineering. Their findings 
were compiled into a report dated November 5, 2021 which has been submitted alongside 
these applications. The study found that noise levels would exceed MECP guidelines. HGC 
Engineering recommended noise mitigation efforts include upgraded construction glazing, 
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brick veneer or masonry equivalent on the exterior of dwellings, and a warning clause to inform 
future occupants of excess sound levels. With respect to vibration, the study noted that ground-
borne vibrations are expected to be within the CN limits and do not require mitigation efforts. 
Further information can be found in the report attached to this submission.  

3.3.2  Functional Servicing Review and Stormwater Management 
Report 

MTE Consultants Inc. were retained to prepare a Functional Servicing and Stormwater 
Management Report for the proposed development. MTE’s findings were compiled into a 
report dated May 24, 2022, which is being submitted alongside these applications.  

The report concludes that: 

• The proposed grading design will respect the natural topography of the site to achieve 
a reasonable cut/fill balance where possible. Retaining walls will be required along the 
northern and southern boundaries of the site to accommodate the grade difference 
across the site. Walkout basements are proposed for the three units west of the access 
road to suit the site topography; 

• Existing municipal infrastructure for water, sanitary and storm is available on Pineview 
Avenue; and, 

• The SWM criteria can be satisfied with the implementation of on-site controls for water 
quantity and water quality. 

Detailed grading and servicing designs and a detailed stormwater management design and 
report will be provided during detailed design and in support of Site Plan Approval and Building 
Permits.
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4.0 POLICY ANALYSIS  
The proposed development conforms to the applicable provincial policy inclusive of the 
Provincial Policy Statement, 2020 and The Growth Plan for the Greater Golden Horseshoe, 
2020, in addition to regional and local policy such as the Region of Waterloo’s Official Plan, the 
City of Cambridge’s Official Plan, City of Cambridge draft guidelines for the Preston Towne 
Centre Secondary Plan, and the City of Cambridge’s Zoning By-law. 

4.1 PROVINCIAL POLICY STATEMENT, 2020  
The Provincial Policy Statement, 2020 (“PPS”) was issued by the Province of Ontario in 
accordance with Section 3 of the Planning Act. The 2020 PPS applies to all decisions regarding 
the exercise of any authority that affects a land use planning matter made on or after May 1st, 
2020.  

The PPS provides policy direction on matters of provincial interest related to land use planning 
and development. It provides a vision for land use planning in Ontario that encourages an 
efficient use of land, resources, and public investment in infrastructure. The PPS encourages a 
diverse mix of land uses in order to provide choice and diversity to create complete 
communities. A variety of modes of transportation are required to facilitate pedestrian 
movement, active transportation opportunities, and less reliance on the automobile. The PPS 
strongly encourages development that provides long term prosperity, environmental health, 
and social wellbeing. One of the key considerations of the PPS is that planning decisions ‘shall 
be consistent’ with the Policy Statement. The following is an analysis of the proposed 
development in the context of the policies in the PPS to discuss consistency with the Policy 
Statement. 

4.1.1  Settlement Areas  

Section 1.1.3.1 of the PPS states that Settlement Areas shall be the focus of growth and 
development, and that their vitality and regeneration shall be promoted. The proposed 
development is located within the City of Cambridge which is designated a Settlement Area by 
the province. In addition to encouraging a range of uses and opportunities for intensification 
and redevelopment, Section 1.1.3.2 of the PPS states that land use patterns within settlement 
areas shall be based on densities and a mix of land uses which:  
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• Efficiently use land and resources; 
• Are appropriate for, and efficiently use, the infrastructure and public service facilities which 

are planned/available, and avoid the need for their unjustified and/or economic 
expansion; 

• Minimize negative impacts on air quality, climate change, and promote energy efficiency;  
• Support active transportation;  
• Are transit supportive, where transit is planned, exists or may be developed; and  
• Are freight-supportive. 

The proposed development offers an opportunity to efficiently use a parcel of land within an 
existing neighbourhood in the City of Cambridge’s settlement area. Municipal water and sewer 
services extend through the existing neighbourhood and are proposed to be extended to the 
site which removes the need for substantial expansion. With a variety of sidewalks, bus routes, 
and walking trails nearby, the proposed development supports both active transportation and 
existing transit systems.  

4.1.2  Housing  

Section 1.4.3 of the PPS identifies that planning authorities shall provide for an appropriate 
range and mix of housing types and densities to meet projected requirements of current and 
future residents of the regional market area by:  

• Establishing and implementing minimum targets for the provision of housing which are 
affordable to low and moderate income households; 

• Permitting and facilitating all forms of housing required to meet the social, health, and 
well-being requirements of current and future residents, including special needs 
requirements; and all forms of residential intensification, including second units, and 
redevelopment; 

• Directing the development of new housing towards appropriate levels of infrastructure 
and public service facilities are or will be available to support current and projected needs; 

• Promoting densities for new housing which efficiently use land, resources, infrastructure 
and public service facilities, in addition to supporting the use of active transportation and 
transit in areas where it exists or is to be developed; and 

• Establishing development standards for residential intensification, redevelopment and 
new residential development which minimize the cost of housing and facilitate compact 
form, while maintaining appropriate levels of public health and safety. 
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The proposed development adds to the existing mix of housing types in the Pineview Avenue 
neighbourhood. With predominantly semi-detached dwellings to the south and east, the 
proposed development allows for the establishment of single detached dwellings on 
moderately sized lots. While the proposed development does not introduce a new housing 
type, the establishment on moderately sized lots adds diversity of lot size to the neighbourhood 
which could appeal to a variety of household incomes.  

Existing municipal services in the neighbourhood create a suitable location for an infill 
development of this density (16.8 uph). The subject lands are in a location with appropriate 
infrastructure and public service facilities to accommodate the proposed development.  

Additionally, the sidewalk network through Pineview Avenue, Pineview Court, Concession 
Road, Bishop Street North, and Montrose Street North provide space for active transportation. 
Grand River Transit (“GRT”) bus stops serving Routes 50, 56, and 61 are located within a two-
minute walk and allow for the development to be transit supportive and contribute to local 
ridership.  

4.1.3  Public Spaces, Recreation, Parks, Trails, and Open Space  

Section 1.5.1 of the PPS, 2020 provides direction on Public Spaces, Recreation, Parks, Trails and 
Open Space. The policies therein discuss how healthy, active communities should be promoted 
by:   

• Creating pedestrian safe public spaces to foster social interaction, facilitate active 
transportation, and encourage community connectivity;  

• Planning and providing for equitable public recreation spaces (where applicable);  
• Providing opportunity for public shoreline access (where applicable); and  
• Minimizing impacts on provincial parks and other protected areas (where applicable).  

The proposed development will connect to Pineview Avenue to extend the sidewalk as safe 
pedestrian space. This pedestrian connection—and that of the private road—increase 
community connectivity. This increased connectivity allows for access to transportation systems 
such as the GRT and promotes active transportation through the extended pedestrian realm.  

4.1.4  Infrastructure and Public Service Facilities 

Section 1.6 of the Policy Statement discusses Infrastructure and Public Services. Specifically, 
subsection 1.6.7 is specific to transportation systems and mentions the value in ensuring 
developments are connected to multimodal transportation systems. Further, this subsection 
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encourages mixed residential densities to minimize vehicle trips and further support the 
aforementioned multimodal transportation systems.  

Additionally, as the site is in proximity to the Exeter Railway to the west, subsection 1.6.9 of the 
PPS, 2020 applies. This section provides direction on developments near airports, rail facilities, 
and marine facilities by requiring appropriate design, buffer, and separation between land uses.  
A Noise Study was prepared by HGC Engineering (dated November 5, 2021), which states that 
the sounds from existing industrial/commercial uses are anticipated to comply with the MECP 
guidelines and physical mitigation is not required. The study further recommends that central 
air conditioning systems be implemented and upgraded building materials be used, as well as 
the implementation of noise warning clauses to inform potential purchasers/tenants of the 
presence of nearby railway lines and commercial/industrial uses.   

The proposed development offers a moderate density to add to the existing mix of housing in 
the Pineview Avenue neighbourhood. This mix will, as stated in the Provincial Policy Statement, 
2020, contribute to minimizing vehicle trips and encourage use of proximal multimodal 
transportation system connections such as the GRT system.  

The site has been appropriately designed to respect all required buffers from the Exeter 
Railway.  

4.1.5  Long Term Economic Prosperity  

Elements supporting Long Term Economic Prosperity are discussed in Section 1.7 of the PPS, 
2020. Specifically, section 1.7.c) states that efforts should be supported by, “optimizing the long-
term availability and use of land, resources, infrastructure and public service facilities”. 

The proposed development endeavors to optimize an underutilized parcel of land in 
Cambridge’s Built-Up Area. Existing infrastructure will be used to service (municipal water and 
sewer systems) and access (Pineview Avenue) the subject lands. Proximal public services will be 
accessible from the subject lands as well to further optimize recreation opportunities, active 
transportation, and public transit use.  

In summary, the proposal is consistent with the policies of the Provincial Policy Statement, 
2020. 
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4.2 A PLACE TO GROW: GROWTH PLAN FOR GREATER 
GOLDEN HORSESHOE, 2020 

The 2020 Growth Plan for the Greater Golden Horseshoe (“A Place to Grow”) came into effect 
on May 16, 2019. Amendment 1 (2020) to A Place to Grow was approved by the Lieutenant 
Governor, and came into effect on August 28, 2020. A Place to Grow is a framework for 
implementing the Provincial Government’s vision for building stronger, prosperous 
communities by better managing growth in the Greater Golden Horseshoe. A Place to Grow 
replaces the previous version of the Growth Plan for the Greater Golden Horseshoe as issued 
in 2017.  

A Place to Grow establishes a vision for the Greater Golden Horseshoe based on the principles 
of compact and complete communities, economic competitiveness, optimizing the use of 
infrastructure, integrated transportation networks, intensifying existing Built-Up Areas and 
protecting natural heritage and employment areas over the long term. A Place to Grow 
includes policies regarding where and how to grow and emphasizes intensification and 
optimizing the use of the existing land supply. 

Per Schedule 1: Greater Golden Horseshoe Growth Plan Area, the subject lands are identified as 
being within the Greater Golden Horseshoe Growth Plan Area. Further, Schedule 2: A Place to 
Grow Concept identifies the subject lands as being within the Built-Up Area – Conceptual. All 
land use planning decisions affecting lands within these areas must conform to the Growth 
Plan. 

The Growth Plan is guided by the principles of supporting the achievement of complete 
communities; intensification and higher densities to make efficient use of land and 
infrastructure and support transit viability; capitalizing on new economic and employment 
opportunities while providing certainty for traditional industries; supporting a range and mix of 
housing options; improving the integration of land use planning with investment in 
infrastructure and public service facilities; managing growth; conserving and promoting cultural 
heritage; protecting and enhancing natural heritage and agriculture; and integrating climate 
change considerations into planning and managing growth. The following is an analysis of the 
proposed development in the context of the Growth Plan. 
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4.2.1  Complete Communities  

The Growth Plan emphasizes the establishment of “complete communities”. Complete 
communities are defined as: 

“Places such as mixed-use neighbourhoods or other areas within cities, towns, and 
settlement areas that offer and support opportunities for people of all ages and abilities 
to conveniently access most of the necessities for daily living, including an appropriate 
mix of jobs, local stores, and services, a full range of housing, transportation options and 
public service facilities. Complete communities are age-friendly and may take different 
shapes and forms appropriate to their contexts.” 

Section 2.1 of the Growth Plan describes complete communities as well designed places that 
meet the needs for daily living throughout a lifetime by providing convenient access to an 
appropriate mix of jobs, local services, public service facilities, and housing. Complete 
communities support transit, active transportation, provide high quality open space, and 
support climate change mitigation. 

The proposed development contributes to the overarching direction of complete communities 
in the Growth Plan through the addition of low density residential uses within the Built-Up Area 
in the City of Cambridge. The proposed development identifies a residential infill opportunity 
on an underutilized parcel of land within the Built-Up Area and proposes to contribute a range 
and mix of housing to the City of Cambridge.  

4.2.2  Managing Growth  

Section 2.2.1 provides a direction on where growth should occur. This section directs growth 
to settlement areas within delineated built boundaries where existing (or planned) municipal 
water and wastewater systems are present. Within settlement areas, development is to be 
directed towards delineated built-up areas, strategic growth areas (where applicable), locations 
with existing or planned transit, and areas with existing or planned public service facilities. These 
developments should feature a diverse mix of land uses, improve social equity & quality of life, 
provide a diverse range & mix of housing options, expand community connectivity, provide for 
a compact built form, and mitigate the impacts of climate change.  

The proposed development is within the Built-Up Area of the City of Cambridge with existing 
transit and public service connections. The development contributes to social equity by adding 
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moderately compact housing options to the range and mix of housing options in the Pineview 
Avenue Neighbourhood.  

4.2.3  Built-Up Areas 

In Section 2.2.2, the Growth Plan outlines an intensification target for the Region of Waterloo 
where development should aim to ensure a minimum of 50 per cent of all residential 
development be within the Built-Up Area. More specifically, this section identifies that by 2031, 
a minimum of 60 per cent of all new residential development must be within the Built-Up Area. 
The proposed development aligns with the goals of the Growth Plan by contributing to the 
intensification target by adding 6 dwelling units to the Built-Up Area. 

4.2.4  Housing  

Section 2.2.6 of the Growth Plan addresses housing and requires that housing choices be 
provided by achieving intensification targets, identifying housing needs for current & future 
homeowners, and establishing targets for affordable homeownership (where applicable). The 
Growth Plan states that these housing directions can be used to establish complete 
communities.  

The proposal contributes to both the Region’s and City’s intensification targets by developing 
within an established settlement area within the Built-Up Area. The proposed development 
contributes to the establishment of complete communities in the City of Cambridge.  

In summary, the proposed development conforms to the policies of A Place to Grow, 2020.  

 

4.3 SECTION 51 (24) PLANNING ACT CONSIDERATIONS  
 Section 51(24), of the Planning Act directs that in considering a draft plan of subdivision, regard 
shall be had, among other matters, to the health, safety, convenience and welfare of the 
present and future inhabitants of the municipality and to a number of specific criteria/consider 
actions.  Table 2 analyses the proposed subdivision relative to criteria outlined in Section 51 
(24) of the Planning Act.   
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TABLE 2 – Regard to Criteria in Section 51 (24) Planning Act 
Criteria Analysis of Proposed Plan of Subdivision Response  

(a) the effect of development of 
the proposed subdivision on 
matters of provincial interest;   

• An overview of matters of provincial interest is 
included as Section 3.3 of this report. 

• It is concluded that there has been adequate regard 
to matters of provincial interest as outlined in this 
report.  

(b) whether the proposed 
subdivision is premature or in 
the public interest; 

• The proposed subdivision will result in development 
within ‘settlement urban area’ and on lands 
designated “Low/Medium Density Residential” in the 
City OP.   

• The subject lands will be serviced by municipal water 
and sanitary services.  

• The development of the subject lands will contribute 
to the City’s intensification target. 

• It is concluded the proposed subdivision is not 
premature and is in the public interest.  

(c) whether the plan conforms to 
the official plan and adjacent 
plans of subdivision, if any; 

• The proposed subdivision conforms to the ROP and 
the City of Cambridge Official Plan as provided in 
Section 4 of this report. 

(d) the suitability of the land for 
the purposes for which it is to be 
subdivided; 

• Background studies and analysis confirm the subject 
lands are of a suitable grade and soil composition for 
the purposes and land uses intended. 

• The Record of Site Condition (RSC) process is 
underway in order to address the environmental 
condition of the property and remediate it to support 
the intended residential use. 

(e) the number, width, location 
and proposed grades and 
elevations of highways, and the 
adequacy of them, and the 
highways linking the highways in 
the proposed subdivision with 
the established highway system 
in the vicinity and the adequacy 
of them; 

• The private road alignment is based (in part) on 
engineering input.  

• Private street width complies with City private road 
standards. 

• A turning point has been provided to ensure 
fire/garbage truck have sufficient room to maneuver 
in and out of the site.  
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(f) the dimensions and shapes of 
the proposed lots; 

• The proposed lots have been sized for the intended 
land uses and reflect contemporary design standards. 

(g) the restrictions or proposed 
restrictions, if any, on the land 
proposed to be subdivided or 
the buildings and structures 
proposed to be erected on it 
and the restrictions, if any, on 
adjoining land; 

• Appropriate zoning regulations are proposed which 
together with draft plan conditions provide 
appropriate restrictions. 

• A Holding provision is proposed for the lands and 
removal of the holding will be contingent on the 
completion of the RSC process and certification.   

(h) conservation of natural 
resources and flood control; 

• There are no significant natural resources within the 
boundaries of the subject lands.  

• The stormwater management strategy is proposed to 
manage the overall stormwater flows and ensure the 
development will have no negative impacts on the 
downstream receivers.  

• The subject lands are not affected by flooding and 
related hazards. 

(i) the adequacy of utilities and 
municipal services; 

• The subject lands will be serviced by municipal water 
and sanitary services. Utilities and municipal services 
are available and can be readily extended to support 
the additional residential units that will be created 
through the subdivision. 

(j) the adequacy of school sites; 

• The Waterloo Region District School Board Long-
Term Accommodation Plan includes the subject lands 
within Review Area E03. The plan does not identify 
the need for a school(s) within the limits of the subject 
lands. It is projected that elementary and secondary 
students from the subdivision will be accommodated 
within existing schools located in Cambridge. 

(k) the area of land, if any, within 
the proposed subdivision that, 
exclusive of highways, is to be 
conveyed or dedicated for 
public purposes; 

• Servicing easements that may be required to service 
the subdivision will be confirmed at the detailed 
engineering design stage and secured through draft 
plan conditions, and granted prior to 
registration/final approval. 

(l) the extent to which the plan’s 
design optimizes the available 
supply, means of supplying, 

• The subdivision is considered efficient and provides 
for passive solar opportunities. 
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efficient use and conservation of 
energy; and 

• The design of the subdivision and the recommended 
stormwater management/ infiltration strategy 
considers the impacts of a changing climate and the 
principles of sustainable development. 

(m) the interrelationship 
between the design of the 
proposed plan of subdivision 
and site plan control matters 
relating to any development on 
the land, if the land is also 
located within a site plan control 
area . 

• The interplay between the design of the subdivision 
and site plan design can be addressed through draft 
plan conditions. 

• Building design for the individual lots will be 
considered through the building permit process.  

 
It is concluded that the proposed draft plan of subdivision has considered and had appropriate 
regard for Section 51 (24) of the Planning Act.  
 

4.4 PROVINCIAL D-6 GUIDELINES  
The proposed development and Zoning By-law Amendment would permit the development 
of five additional single detached residential lots within an existing established neighbourhood 
and adjacent to an active rail line.  

The Ministry of Environment and Climate Change’s (MOECC) ‘D-6 Guideline – Compatibility 
between Industrial Facilities and Sensitive Land Use’ is to be consulted in order to prevent or 
minimize future land use problems due to the encroachment of sensitive land uses (such as 
residential) and industrial uses (including an active rail line) on one another. The guidelines 
recommend that studies be conducted to investigate the feasibility of providing sufficient 
mitigation when noise sensitive land uses are proposed within the potential zone of influence 
of an existing industry/commercial facility. The mitigation can be provided at the source, or can 
be incorporated on the development lands where the industrial/commercial facility is operating 
in compliance with legislated Ministry requirements. 

In planning a sensitive land use near an existing industrial/commercial area, the D-6 guidelines 
suggests certain potential zones of influence for the industry, depending on the 
characterization of that industry, with industries being characterized as one of three classes, as 
follows: 
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• Class I Industry (70 metres) – Small scale, self-contained plant with low probability of 
fugitive emissions. Outputs are infrequent, the operation is only during daytime hours, 
with infrequent movement of products and/or heavy trucks and no outside storage. 

• Class II Industry (300 metres) - Medium scale processing and manufacturing with 
outdoor storage of wastes or materials (i.e. it has an open process) and/or there are 
periodic outputs of minor annoyance. Occasional outputs of either point source or 
fugitive emissions for any of the following: noise, odour, dust and/or vibration, and low 
probability of fugitive emissions. Shift operations (both day and night hours) are 
permitted and there is frequent movement of products and/or heavy trucks during 
daytime hours. 

• Class III Industry (1000 metres) - Large scale manufacturing or processing, characterized 
by: large physical size, outside storage of raw and finished products, large production 
volumes and continuous movement of products and employees during daily shift 
operation. Frequent outputs of major annoyance and there is high probability of fugitive 
emissions. 

Whereas the potential zones are identified above, the D-6 Guidelines also recognizes that the 
actual influence areas may be less, subject to site specific studies prepared in accordance with 
the NPC-300 Guideline (Environmental Noise Guideline Stationary and Transportation Sources 
Approval and Planning). As such, the MECP recommends that the following minimum 
separation distances are respected, in order to minimize the potential for future land use 
conflicts: 

• Class I Industry – 20 metres 
• Class II Industry – 70 metres 
• Class III Industry – 300 metres 

Despite the recommendation that these minimum separation distances be respected, the 
MECP recognizes that minimum separation distances may not always be viable in certain cases, 
particularly in those cases of redevelopment, infilling and mixed-use areas, where the zoning 
or official plan has left no available land buffer. In those instances, the overall feasibility of the 
proposal is based on the anticipated adverse effects from the industrial/commercial use, 
including any mitigative measures that might be applied to address anticipated impacts. 

The Noise Feasibility Study prepared by HGC Engineering Ltd. contains an analysis of the 
existing industrial/commercial operations in proximity of the subject lands, and notes that most 
of the operations exhibit characteristics of Class I industries or have completed an Acoustic 
Assessment Report to demonstrate compliance with performance limits of a Class I industry.  
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Whereas the recommended minimum distance setbacks typically apply between the property 
lines of the facilities, exceptions can be made if portions of the residential or 
industrial/commercial lands are reserved for non-noise related uses, such as driveways or 
parking lots. In this case, the development concept plan for the subject site has been developed 
such that there is more than a 20 metre distance separation between the nearest dwelling unit 
and the closest industries, as shown in Figure 4. 

Therefore, the proposed amendments and conceptual site plan has been designed to 
demonstrate that the proposed residential use is not anticipated to be negatively impacted by 
the existing industrial operations to the north, south and west in accordance with the Provincial 
D-6 Guidelines. 

 

4.5 REGION OF WATERLOO OFFICIAL PLAN  
The Regional Official Plan (“ROP”) was approved by the Ministry of Municipal Affairs and 
Housing (“MMAH”) with modifications on December 22, 2010, and approved with amendments 
by the Ontario Municipal Board on June 14, 2015. The ROP was processed as a municipal 
comprehensive review and represents the Region’s conformity exercise with respect to the 
2006 Growth Plan for the Greater Golden Horseshoe.  The Region is currently working to 
update their Official Plan which will reflect the policies of the 2020 Growth Plan and the 2020 
PPS which were discussed in prior sections of this report.  

The general development policies of the ROP are aligned with the PPS and 2006 Growth Plan 
policies for development, including promoting the development of complete communities, 
protecting the natural environment and resources, conserving cultural heritage, and respecting 
the scale, physical character, and context of established neighbourhoods. 

4.5.1 Built-Up Area   

The subject lands are located within the ‘Built-Up Area’ in the Region of Waterloo and the City 
of Cambridge alike; as illustrated by Figure 5 and Figure 6. Lands within the ‘Built-Up Area’ are 
to accommodate a greater share of new development to make better use of land, existing 
physical & human infrastructure, and human services. This results in more compact, vibrant, 
and complete communities, with a range and mix of uses. Development in the ‘Built-Up Area’ 
is intended to occur primarily in the form of intensification and redevelopment.  
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Within the Urban Area, most of the region’s future growth will be directed to Urban Growth 
Centers, Major Transit Station Areas, Reurbanization Corridors, Major Local Nodes, and Urban 
Designated Greenfield Areas. The ROP identifies an objective to implement a reurbanization 
target, which intends that 45% of all new residential development occurring annually will be 
constructed within the ‘Built-Up Area’. 

A large portion of the ‘Built-Up Area’ is comprised of stable residential neighbourhoods, which 
are not expected to change significantly over the horizon of the Official Plan. Future 
development in or adjacent to these neighbourhoods must respect the existing physical 
character of the area. 

Development within the urban area should be planned and developed in a matter that: 

• supports the Planned Community Structure described in the [Regional Official] Plan; 
• is serviced by a municipal drinking-water supply and wastewater systems;  
• contributes to the creation of complete communities with development patterns, 

densities and an appropriate mix of land uses that supports walking, cycling and the 
use of transit; 

• protects the natural environment, surface water, and groundwater resources;  
• conserves cultural heritage resources and supports the adaptive reuse of historic 

buildings;  
• respects the scale, physical character, and context of established neighbourhoods in 

areas where reurbanization is planned to occur;  
• facilitates resident access to locally grown and other healthy foods in neighbourhoods; 

and  
• promotes building designs and orientations that incorporate energy conservation 

features and the use of alternative and/or renewable energy systems. 

The proposed development has been designed to intensify an existing neighbourhood where 
public services and municipal servicing are present. Servicing for the subject lands is available 
via a tie-in to the existing network extending along Pineview Avenue. Additionally, public 
transportation services are available in proximity to the subject lands such as GRT Routes 50, 
56, & 61. Further, active transportation opportunities such as bike lanes and sidewalks are 
prevalent throughout the neighbourhood. 
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4.5.2  Land Use Compatibility   

Section 2.G.10 of the ROP states that Area Municipalities shall be responsible for establishing 
policies in their official plans to “prevent or minimize potential adverse effects due to the 
encroachment of sensitive land uses and potentially incompatible uses on one another”. As 
previously stated, a Noise Study was prepared by HGC Engineering (dated November 5, 2021) 
in support of the proposed development. The results of the Noise Study found that sounds 
from existing industrial/commercial uses are anticipated to comply with the MECP guidelines 
and physical mitigation is not required. The study further recommends that central air 
conditioning systems be implemented and upgraded building materials be used, as well as the 
implementation of noise warning clauses to inform potential purchasers/tenants of the 
presence of nearby railway lines and commercial/industrial uses. The implementation of these 
recommendations will help ensure that the proposed development is compatible with existing 
surrounding land uses.  

Furthermore, Section 2.G.18 of the ROP states that “where a development application is 
proposed on, or adjacent to, a known or potentially contaminated site, planning approvals will 
be subject to the submission of a Record of Site Condition”. Per the pre-consultation comments 
provided by City staff, it was confirmed that a Record of Site Condition (RSC) would be required 
prior to the enactment of the Zoning By-law Amendment, as the property is within the Bishop 
Street plume area – a Known Environmental Threat area according to the Region’s Threats 
Inventory Database. A Record of Site Condition will be filed for the subject lands and it is 
expected that a holding provision will be implemented for the lands and removal of the holding 
will be contingent on the completion of the RSC process and certification.  

In summary, the proposed development conforms to the policies of the Region of Waterloo 
Official Plan.  

4.6 CITY OF CAMBRIDGE OFFICIAL PLAN  
The City of Cambridge adopted their current Official Plan on May 7, 2012. The document was 
subsequently approved by the Region of Waterloo on November 21, 2012 with a Notice of 
Approval including both modifications and deferrals.  

The following sections of this report will review the City of Cambridge’s Official Plan to discuss 
the current designation and applicable policies included therein.   
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4.6.1 Built-Up Areas 

Section 2.6.1 of the City of Cambridge’s Official Plan identifies that intensification is encouraged 
throughout the Built-Up Area of Cambridge. This section mentions Regeneration Areas, among 
others, as an ideal candidate for intensified development. As the subject lands are identified as 
being within a Regeneration Area, they are candidate for the intensified development put 
forward by this proposal.  

4.6.2 Regeneration Areas  

The subject lands are identified as being within a Regeneration Area as further noted on Map 
6 of the Official Plan (Figure 7). Regeneration Areas are intended to be intensified in order to 
attract future population and employment growth. These areas are to provide a mix of housing 
at densities that are generally higher than surrounding areas but maintain respect for the 
existing character of the neighbourhood. Regeneration Areas are to have a minimum density 
of 0.5 FSI or minimum height of 2 storeys with a maximum height of 8 storeys above ground 
including above ground parking structures. As per Policy 8.4.6.16, properties designated Low-
Medium Density Residential that are also located within a Regeneration Area are permitted to 
have a maximum density of 75 units per hectare while maintaining conformity with the Official 
Plan.  

Density on sites within Regeneration Areas is intended to result in compact development for 
residential lands in order to achieve intensification goals. The City will support higher densities 
in Regeneration Areas in order to support existing and planned transit. The policies of the 
Official Plan are supportive of multi-residential developments within Regeneration Areas. 
Specifically, policy 2.8.2.6.b) discusses the intention for smaller residential lots to be provided 
with opportunity to develop with single-detached, semi-detached, “plex” style, townhome, and 
apartment housing to reflect density goals. The City encourages a range of housing types to 
support the needs of the community and maintain a balanced housing stock comprised of 
both rental and owner tenures.   

The subject lands encourage residential intensification at a moderately higher density than the 
existing neighbourhood. As the proposed development is in proximity to various transit 
options, it would contribute to ridership and support transit in the neighbourhood. Additionally, 
the proposed development is within the height and FSI requirements for the Regeneration 
Area.  
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4.6.3 Residential Lands 

The subject lands are designated Low/Medium Density Residential on Map 2 of the Official 
Plan (see Figure 8 of this report). The Low/Medium Density Residential designation is intended 
to accommodate a mix of residential types and uses with a density target of 40 units per 
hectare. This designation permits single detached dwellings where municipal water and sewer 
services are available.  

The proposed development would provide for the future establishment of single detached 
dwelling units at a density of 16.8 uph as permitted within the Low/Medium Density Residential 
designation. This proposal conforms to the intent of the Official Plan designation.  

In summary, the proposed development is in conformity with the policies of the City of 
Cambridge’s Official Plan.  

4.7 PRESTON TOWNE CENTRE SECONDARY PLAN 
The City of Cambridge has undertaken a Growth & Intensification Study to evaluate potential 
secondary plans in the City’s main intensification areas: Galt City Centre, Preston Towne Centre, 
and Hespler Village & Queen Street West. The subject lands are identified as being within the 
Preston Towne Centre (“the Preston Secondary Plan” or “Preston Area”), as shown in Figure 9 
of this report. Although the Secondary Plans have not been finalized, the purpose of these 
Plans is to proactively plan for the City’s urban intensification target of 45% within the Built-Up 
Area.  

While no policies or proposed land use mapping for the Preston Secondary Plan had been 
released as of the date of this report, it is important to evaluate the intentions of the draft 
documents for the area. These documents represent both City and community goals for the 
Preston area, and therefore, have been considered as it relates to the proposed development.  

A Stakeholder Information Session for the Growth and Intensification Study was held on June 
26, 2017 to provide information on the proposed secondary plan study areas. During this 
session, general issues and opportunities for the Preston Towne Centre area were discussed. 
Topics included the range of residential built forms and the mid-rise residential development 
interest in the area. It was also noted that while there is a very small supply of vacant parcels 
in the Preston area, there are many underutilized parcels with low lot coverage that could 
provide redevelopment opportunities.  
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The proposed development implements an identified goal for the Preston secondary plan area: 
to identify regeneration opportunities and redevelop both vacant and underutilized parcels. As 
the main purpose of the secondary plans is to plan for intensification—and specifically on 
under-utilized parcels in the Preston area—the proposed development aligns with these 
general goals.  

4.8 CITY OF CAMBRIDGE ZONING BY-LAW  
The Zoning By-law for the City of Cambridge was adopted by Council in October 1986. After 
revisions from the Ontario Municipal Board, the entire By-law came into force and effect on 
May 25, 1987. The following section provides a review of the provisions from the 
aforementioned Zoning By-law that are applicable to the proposed development.   

The subject lands are currently zoned Semi-Detached Residential 1 (“RS1”) by the City of 
Cambridge’s Zoning By-law as shown by Figure 10 attached to this report. The RS1 zone is 
intended to accommodate semi-detached one family dwellings in a residential area. This zone 
permits the following uses: detached one-family dwelling, semi-detached one-family dwelling, 
residential special care facility, and accessory uses. 

While the RS1 zone permits detached one-family dwellings as put forward by the proposed 
development, the Zoning By-law states that this zone is intended for semi-detached dwellings. 
For this reason, it is proposed that the subject lands be rezoned from RS1 to Residential 6 (“R6”) 
via Zoning By-law Amendment.  

The R6 zone is intended to accommodate detached single-family dwellings at varying urban 
densities where full public services are available. This zone description takes into consideration 
surrounding densities within proximity to the subject lands. As such, it is proposed that the 
subject lands be rezoned from RS1 to R6 (Figure 11).  

Within the Pineview Avenue neighbourhood, density varies based on lot size and built form. 
The southern portion of the roadway—where the subject lands are located—is comprised 
mainly of lots with small frontages and deep side lot lines. This same land use pattern is 
proposed by the redevelopment of the lands at 1390 Pineview Avenue and would be facilitated 
by rezoning the subject lands to the R6 zone.  

Zones in proximity to the subject lands include a variety of residential classes such as Residential 
3 (“R3”), Residential 4 (“R4”), Semi-Detached Residential 1 (“RS1”), Multiple Residential 3 (“RM3”), 
and Multiple Residential 4 (“RM4”). These zones permit residential uses in varying forms and 
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establish a variety of urban densities though require increased lot sizes compared to those of 
the proposed development. For this reason, it would be appropriate to establish the R6 zone 
on the subject lands.  

In summary, the proposed Zoning By-law Amendment would conform to the policies of the 
Cambridge Official Plan.   
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5.0 SUMMARY 
As outlined in this report, together with the supporting technical reports, the proposed 
development of the subject lands at 1390 Pineview Avenue in Cambridge represent good 
planning. This opinion recognizes the following:  

1) The proposed development is consistent with the Provincial Policy Statement, 2020 and 
conforms to the policy framework of the Growth Plan for the Greater Golden Horseshoe, 
2020 by contributing to the intensification targets within the Built-Up Area;  

2) The development conforms to the policies of the Region of Waterloo Official Plan, the 
City of Cambridge Official Plan, and the draft goals for the Preston Towne Centre 
Secondary Plan; 

3)  The proposal provides for the redevelopment of an underutilized parcel of land within 
the Built-Up Area of the City of Cambridge on lands that are well located with respect 
to transit and community infrastructure;  

4) The proposed design will be compatible with adjacent existing uses and respects the 
physical character, scale, and context of the surrounding neighbourhood;  

5) The development contributes to the range and mix of housing within the City; and 

6) The rezoning of the lands from Semi-Detached Residential 1 (RS1) to Residential 6 (R6) 
will not have a negative impact on the overall density and functionality of the 
neighbourhood.  

Accordingly, it is concluded that the proposed development is appropriate and represents 
good planning.  

Yours Truly, 

MHBC  

 

 
Pierre Chauvin, MA, MCIP, RPP 
Partner 

Luisa Vacondio, BES 
Planner  
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