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1.0

Introduction

Granite Ridge Estates owns 18.99 hectares of land on the east side of Melody Bay Road, north of
Adam and Eve Road as shown on Figure 1. The property comprises part of Lot 8, Concession 9,
Harvey Ward. The site was a gravel pit for many years and has since remained vacant. The
owner’s objective is to redevelop these lands as Phase 2 of the Granite Ridge Subdivision. The
proposed development includes thirty-three lots for single detached homes around the existing
pond which is to be owned and managed as a Common Element Condominium.

These lands are proposed to be included in the Settlement Area of Buckhorn. The owner Mr.
Jeff Chesher also owns a property at 1703 Lakehurst Road now in the Settlement Area. Itis
intended that 18.99 hectares of the Lakehurst Road property be removed from the Settlement
Area in order that the proposed lands for the subdivision can be included in the Settlement Area
and designated for residential development. Settlement

Skelton Brumwell & Associates Inc. was retained to provide planning consulting, environmental
and engineering services relative to the proposed development. This report describes the
physical and planning context of the site, and provides planning justification regarding
applications for amendments to the Official Plan and Zoning By-law, as well as for the revision to
the Draft Plan and an application for approval of a Draft Plan of Condominium.

Reports, technical and peer reviews and signoffs on the background documents are listed on
Table 1.
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Figure 1 — Location & Aerial
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Table 1 - List of Technical Reports and Reviews

Report

Author

Report Date

Fish Habitat Impact Assessment

River Stone Environmental Solutions

April 2014

Implementation of Mitigation Measures to Avoid and

Mitigate Serious Harm to Fish

Department of Fisheries and Ocean
Canada (DFO)

August 26, 2014

Environmental Impact Study (EIS)

Skelton Brumwell and Associates Inc.

October 2012,

Addendum
February 2018

Response to Peer Review of the Response to EIS Peer
Review by Stantec Consulting Ltd. dated August 8, 2014

Skelton Brumwell and Associates Inc.

September 17, 2014

Response to EIS Peer Review by Stantec Consulting Ltd. Skelton Brumwell and Associates Inc. | April 15, 2014
dated February 25, 2013

Preliminary Storm Water Management Skelton Brumwell and Associates Inc. | June 2011
Preliminary Storm Water Management Skelton Brumwell and Associates Inc. | March 2014

Response to Peer Review Comments, regarding
Stormwater Management

Skelton Brumwell and Associates Inc.

March 12, 2014

Record of Site Condition Number 209831

Ministry of the Environment

September 13, 2013

Planning Justification Report

Skelton Brumwell and Associates Inc.

October 2012

Revised Traffic Impact Statement (Level 1)

Skelton Brumwell and Associates Inc.

June 12, 2014

Revised Traffic Impact Statement (Level 1)

Skelton Brumwell and Associates Inc.

March 1, 2017

Hydrogeologic Investigation Report

Geo-Logic Inc.

November 2010

Hydrogeologic Investigation Report Geo-Logic Inc. April 30, 2013
Hydrogeologic Investigation Report Peer Review Stantec May 29, 2014
Comments

Hydrogeology Peer Review Comments — Revised Stantec April 3, 2017

Hydrogeological Update December 2016 by GHD

Phase 1 Environmental Site Assessment

Geo-Logic Inc.

January 30, 2014

Phase 1 Environmental Site Assessment

Geo-Logic Inc.

September 2011

Skelton, Brumwell & Associates Inc.
February 14, 2018
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2.0

2.1
2.11

2.1.2

Physical Context

Subdivision Site
Existing Land Use

Most of the proposed subdivision site was a gravel pit owned and operated by the Chesher
family. The site is currently vacant with a pond. Adjacent land uses include single detached
residential lots to the north in Phase 1 of the Granite Ridge Subdivision and to the south and
east, fronting on Adam and Eve Road. On the south side of Adam and Eve Road are waterfront
properties with detached dwellings, and a marina. The land uses are shown on Figure 1.

West of Melody Bay Road there are vacant woodlands and single detached residences. There
are no barns or agricultural uses, except for a pasture, within 500 metres of the site. The lands
at 754 Melody Bay Road are also owned by the applicant. Until recently, the subject property
was a licenced gravel pit. The easterly 9.45 hectares of the property were the subject of Official
Plan and Zoning By-law Amendments, adopted by Council on October 2, 2012. These
amendments re-designated and rezoned the site to permit existing uses, which include storage,
offices and maintenance shops related to the remaining pit, and a landscaping and septic
system installation businesses. A new self-storage facility is also permitted to be developed on
the site.

Physiography, Topography and Soils

The physiography of southern Ontario indicates the site is within the Dummer Till Moraine, on
the edge of a Georgian Bay Fringe Limestone Plain. The topography ranges from flat to steep,
generally sloping from north to south toward a pond of approximately 2 hectares created by
extraction of sand and gravel in the past. The soils in the area are a highly porous mix of sand,
gravel and bedrock. The agricultural capability of the site is described as Class 6 limited by
stoniness.

Given the former industrial use on the property, a Phase 1 Environmental Site Assessment was
completed by Geo-Logic Inc. dated September 2011. This ESA report, which complies with
Ontario Regulation 153/04: Schedule D for Phase One Environmental Site Assessments under
Part XV.1 of the Environmental Protection Act, concludes that no areas of potential
contamination were identified on the site or on neighbouring properties given their usage, and
that a Phase 2 ESA is not required.

The Phase 1 ESA was peer reviewed by Stantec Consulting Ltd., with response comments
provided by Geo-Logic January 30, 2014, as shown in Appendix E. Stantec identified that three
groundwater monitoring wells were located at the site, a matter identified for future attention.
“Prior to any future re-development activities and if no longer required, the wells should be

Planning Justification Report - Skelton, Brumwell & Associates Inc.
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2.13

2.2

3.0
3.1

decommissioned/abandoned in accordance with regulation 903.” This can be implemented as a
Draft Plan Condition.

Natural Heritage Features

The natural heritage features of the site were identified through desktop research and field
visits in 2010. They are described in detail in the Environmental Impact Study prepared by
Skelton, Brumwell & Associates dated May 2012, and accepted in 2014 (EIS Addendum dated
February 2018). The only natural heritage feature identified was contribution to fish habitat in
Buckhorn Lake.

Maternity roost habitat for two species at risk bat species was identified on the east and west
portions of the site. As a result of the proposed development, approximately 6.5 ha. of that
habitat will be removed. It is recommended that the Ministry of Natural Resources and Forestry
(MNRF) be consulted to determine if an Overall Benefit Permit under the Endangered Species
Act is required, prior to any removal of the bat maternity roost habitat on site.

The Study provided a number of recommendations to mitigate the impacts of development
which will be implemented through detailed design of the development and the Subdivision
Agreement.

1703 Lakehurst Road

The southerly 18.99 ha of the property at 1703 Lakehurst Road is proposed to be removed from
the Buckhorn Settlement Area. These lands are generally wooded with some surface water
features. Extensive contiguous forested areas are located to the south and south east.
Although the natural heritage features have not been studied in detail, it is apparent that there
would be constraints to development of this property for Settlement Area uses such as
residential lots.

Proposed Subdivision Development

Plan of Subdivision

Phase 2 of the Granite Ridge Subdivision will include 33 single detached lots as shown on the
Concept Plan (refer to Appendix B). All but one of the lots will front on new internal municipal
roads which will intersect with Adam and Eve Road, or connect to Stabler’s Way in the Granite
Ridge Phase 1 development. Proposed lot 1 will have access directly to Adam and Eve Road.

All of the lots will be Parcels of Tied Land (POTLS) to be responsible for the maintenance of the
storm water management system and private open space. The pond and open space blocks will
be a Common Element Condominium to which the Lots are tied on title. There will be an

Planning Justification Report - Skelton, Brumwell & Associates Inc.
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easement in favour of the Township for the stormwater management blocks for maintenance if
required.

It is the developer’s intention to construct homes in Phase 2 that compliment the style of the
homes in Phase 1 utilizing natural building materials, and maintaining existing trees and
topography as much as possible.

3.2 Water Supply and Sanitary Servicing Options

No municipal water or sanitary collection or treatment services are available in or around
Buckhorn. Therefore, the servicing options for the proposed development are communal
services or private individual services.

Communal systems require the installation of water and sewer lines throughout the subdivision,
and centralized treatment systems which are usually operated and maintained at the expense
of the Municipality.

Individual servicing is in place in the Granite Ridge Phase 1 and the surrounding residential
properties. Servicing with individual private wells and sewage treatment and disposal systems
provides these facilities on a lot-by-lot basis, with systems designed for the proposed dwelling
and maintained by the lot owner at no expense to the municipality.

Individual servicing for this development is supported by the “Hydrogeologic Investigation
Report” prepared by Geo-logic Inc. dated November 2010 (Update December 2016). This
investigation included background information review, inventory of well record data and survey
of neighbouring properties, investigation of overburden and hydrogeologic conditions,
installation and testing of 3 new wells and analysis of data.

Findings of the report indicated that the bedrock aquifer is capable of providing sustainable
domestic water supplies. Minor interference between wells observed during 6-hour pump tests
will not be a significant impact on existing or proposed wells. Water quality is generally good
with no bacteria recorded in any samples and no health-related exceedances of the Ontario
Drinking Water Standards.

With respect to potential impacts due to additional sewage treatment and disposal systems, the
report concludes that based on the MOE dilution model the post development nitrate
concentration will meet the drinking water standard calculation. In-ground tile beds may be
constructed where soil conditions suit. Raised or partially raised beds will be required on some
lots. The use of groundwater heat pumps that extract water from the aquifer is not

recommended.
Planning Justification Report - Skelton, Brumwell & Associates Inc.
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3.3

34

3.5

The report concludes the following;

“Provided that waste disposal systems are properly constructed, no significant impact is
anticipated on down-gradient baseline water quality functions. The proposed residential
development is expected to have a negligible impact on the existing baseflow conditions
and on the water quality of the overburden aquifer.

The use of properly constructed drilled wells that are certified and adequately sealed,
should be sufficient to provide ample quantities of potable groundwater while preserving
the long-term water quality of the aquifer complex.”

Therefore, individual servicing is the preferred option for the proposed development.

Stormwater Management

The Preliminary Stormwater Report, prepared by Skelton, Brumwell & Associates Inc. concludes
that that Phase Il of the Granite Ridge subdivision development can be completed in accordance
with accepted stormwater management practice and the requirements of the Ministry of
Environment.

The report recommends that drainage be conveyed to the existing pond by open grassed swales
along the roads and drainage easements which will provide infiltration and filtration of runoff.
The existing pond, and outlet culvert under Adam & Eve Road enhanced with a rock check dam,
will be utilized for quality and quantity control. Specified erosion and sediment controls are to
be employed during the construction phase. These recommendations will be implemented
through the detailed design and construction of the development.

Utilities
The utilities servicing the existing subdivision, and other residents and businesses in the area,
will be extended at the developer’s expense to the proposed lots.

Traffic

The Traffic Impact Study letter by SBA of March 1, 2017, included as Appendix F, concludes that
the additional traffic generated by 34 additional residences can be readily accommodated by
the existing road system. The recommendations for signage, sight distances and driveways will
be implemented on the appropriate lots of the revised 33 lot Draft Plan.

Planning Justification Report - Skelton, Brumwell & Associates Inc.
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3.6

4.0
4.1

Community Services

The proposed subdivision is in close proximity to a number of existing community services such
as the Buckhorn Fire Hall #1, Buckhorn Community Centre, Buckhorn Public School, Buckhorn
Public Library and the Buckhorn Regional Health Centre. The opportunity for residents to access
the school and other community facilities by walking or bicycling promotes healthy lifestyles for
families.

Impact Assessment

Natural Environment

The Environmental Impact Study (EIS), completed in October 2012 and accepted in 2014
concluded that only one natural heritage feature, contribution to fish habitat, was identified
within the property. See Section 4.2 relative to this feature and mitigation measures
recommended on site to ensure protection.

An Addendum to the EIS was completed in 2018. As part of field investigations completed for
the Addendum, maternity roost habitat for two species at risk bat species was identified on the
east and west portions of the site. As a result of the proposed development, approximately 6.5
hectares of that habitat will be removed.

The following recommendations provided are intended to address potential impacts as a result
of development.

1. Removal of trees for subdivision development should be minimized to the extent
possible.

2. A 5-metre undisturbed vegetated buffer is recommended at the rear of any proposed
lot abutting the pond. No structures, grading or other development will occur within
the vegetated buffer with the exception of one permeable surface walkway.

3. Where the 5-metre buffer has been cleared and/or disturbed, it is to be planted with
grassed/herbaceous cover containing native species endemic to the area.

4. The outlet channel from the pond to the culvert crossing Adam & Eve Road is to be
rehabilitated with native shrub and tree species.

5. The recommendations of the Preliminary Stormwater Report are to be implemented.

6. It is recommended that the Ministry of Natural Resources and Forestry (MNRF) be
consulted to determine if an Overall Benefit Permit under the Endangered Species Act is
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Table 2: Separation between Industrial Facility and Proposed Residential Lots

Category |Land Use Recommended* Available

Class 1 Self Storage Facility 20m Minimum -35m
Class 2 Existing Offices, outside storage, shops 70 m Minimum -80 m
Class 3 Licenced Pit 300 m >300 m

* Ministry of the Environment Guideline D-6 Compatibility between Industrial Facilities and
Sensitive Land Uses.

The proposed development is appropriate redevelopment of this former gravel pit to a use that
is compatible with the residential uses in the subdivision to the north and to the south along
Adam and Eve Road and Melody Bay Road.

4.4 Natural Resource Analysis - Aggregate Resources

The policies of the Provincial Policy Statement, (PPS) include the protection of known aggregate
resources. Section 2.5.2.5 states:

“In areas adjacent to or in known deposits of mineral aggregate resources, development
and activities which would preclude or hinder the establishment of new operations or
access to the resources shall only be permitted if:

a) Resource use would not be feasible; or

b) The proposed land use or development serves a greater long-term public
interest; and

c) Issues of public health, public safety and environmental impact are addressed”.

The subject property and the licenced pit west of Melody Bay Road are identified in the
Aggregate Resource Inventory of Harvey Township, Paper 132 (1995), as a “Sand and Gravel
Deposit Tertiary Significance. The old pit on the site is identified as unlicensed, and
characterized as rehabilitated with water in the pit floor. The licenced pit west of Melody Bay
Road is described as being rehabilitated. Map 2 — Bedrock Resources, of the Aggregate
Resource Inventory, indicates the site at a transition zone between the Precambrian bedrock of
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4.5

the Canadian Shield and the Palaeozoic limestone. The westerly part of the site and the
licenced pit are within a Selected Bedrock Resource area known as the Gull River and
Bobcaygeon formations.

Amendment #30 to the Township of Galway-Cavendish & Harvey Official Plan, which defines
Mineral Aggregate Resource areas for sand and gravel and bedrock, provides related policy
developed through the Aggregate Resources Policy Review (2006). The subject and surrounding
lands are not identified as resource areas in this document.

Given the level of sensitive development that has occurred over a number of decades, including
residential and community facilities, within and adjacent to the Buckhorn Settlement Area,
additional mineral aggregate operations would not be compatible with the existing
neighbourhood.

The licenced pit to the west is designated Aggregate Resource Extraction. However, the
resource has been depleted on the easterly part of the pit and, as noted in Section 2.3 above,
the area has recently been re-designated and rezoned to permit industrial uses, not including a
pit. The Ministry of Natural Resources has agreed to remove the aggregate licence from this
part of the pit. The revised licence boundary will be approximately 300 metres from the
proposed subdivision development.

Therefore, the proposed adjustment to the Settlement Area and development of additional
residential lots will not preclude or hinder the ongoing operation of the remaining pit, nor are
negative impacts on the proposed residential uses anticipated.

Financial Impact

The proposed development will generate multiple job opportunities for local contractors and
trades people during construction. The increased assessment from 33 homes will generate
increased property taxes and development charges. Additional residents will help to support the
community through the purchase of goods and services in the area.

The construction of the new roads and installation of the utilities will be at the developer’s
expense. The installation and maintenance of private wells and sewage treatment and disposal
systems will be at the expense of the lot or home purchaser.

Municipal services, including road and drainage maintenance, solid waste disposal, protection
services, and community facilities will be required relative to the additional homes. However,
the cost of these services will be offset by development charges and the increase in property
taxes.
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5.0 Planning Context

5.1 Provincial Planning Policy

In Ontario, all decisions made under the Planning Act must “be consistent” with the Provincial
Policy Statement (PPS), April 30, 2014. The PPS states that efficient land use and development
patterns should support sustainability by promoting strong, liveable, healthy and resilient

communities, protecting the environment and public health and safety, and facilitating economic

growth.

The PPS states that healthy, liveable and safe communities are sustained by (Section 1.1.1):

“” a)

“ b)

“” d)

“ e)

7" h)

promoting efficient development and land use patterns which sustain the
financial well-being of the Province and municipalities over the long term”;

accommodating an appropriate range and mix of residential (including second
units, affordable housing and housing for older persons), employment (including
industrial and commercial), institutional (including places of worship, cemeteries
and long-term care homes), recreation, park and open space, and other uses to
meet long-term needs”;

avoiding development and land use patterns that would prevent the efficient
expansion of Settlement areas in those areas which are adjacent or close to
Settlement areas “;

promoting cost-effective development patterns and standards to minimize land
consumption and servicing costs “

promoting development and land use patterns that conserve biodiversity and
consider the impacts of a changing climate “.

1.1.3.1 Settlement areas shall be the focus of growth and development, and their vitality and

regeneration shall be promoted.

1.1.3.2 Land use patterns within Settlement areas shall be based on:

a) densities and a mix of land uses which:
1. Efficiently use land and resources;
Planning Justification Report - Skelton, Brumwell & Associates Inc.
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2. Are appropriate for, and efficiently use, the infrastructure and public
service facilities which are planned or available, and avoid the need for
their unjustified and/or uneconomical expansion;

3. Minimize negative impacts to air quality and climate change, and
promote energy efficiency;

4. Support active transportation;

1.1.3.6 New development taking place in designated growth areas should occur adjacent to the
existing built-up area and shall have a compact form, mix of uses and densities that
allow for the efficient use of land, infrastructure and public service facilities.

The proposed amendments are consistent with the PPS in that they will provide for an
appropriate adjustment to the Buckhorn Settlement area and will permit infill residential
development on a former gravel pit in an existing residential area. The proposed development
is compatible with surrounding uses, will not hinder or preclude access to mineral aggregate
resources or continuation of mineral aggregates operations, and is appropriate to the existing
infrastructure.

The proposed development proposes to develop underutilized lands, and will contribute to
housing needs and requirements in a Settlement area. It will provide a range of housing that is
desirable and can be supported in the area, and will incorporate extensive open space as part of
the Common Elements Condominium.

The application conforms and supports the policies as outlined in the Provincial Policy

Statement.

5.2 Growth Plan for the Greater Golden Horseshoe, 2017

The Growth Plan for the Greater Golden Horseshoe provides a framework for implementing

Ontario's vision for building stronger, prosperous communities by better managing growth in

this region, and sets out where and how the region will grow.

Guiding Principles of the Growth Plan include:

. “Support the achievement of complete communities that are designed to support
healthy and active living and meet people’s needs for daily living throughout an entire
lifetime”.

. “Prioritize intensification and higher densities to make efficient use of land and
infrastructure and support transit viability” .
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. “Provide flexibility to capitalize on new economic and employment opportunities as they
emerge, while providing certainty for traditional industries, including resource-based
sectors”.

. “Support a range and mix of housing options, including second units and affordable
housing, to serve all sizes, incomes, and ages of households”.

J “Provide for different approaches to manage growth that recognize the diversity of
communities in the GGH”.

. Protect and enhance natural heritage, hydrologic, and landform systems, features, and
functions.

The proposed development conforms to the guiding principles of the Growth Plan by
maximizing land use, supporting a range of housing types, managing growth and directing it to a
Settlement area where it can be adequately accommodated, while accommodating and
protecting the natural environment.

As shown in Figure 2, the County of Peterborough is identified as an area for population and
employment growth.
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Figure 2 — Schedule 3 of the Greater Golden Horseshoe Plan: Distribution of Population and

Employment to 2041

5.3

Distribution of Population and Employment for the Greater Golden Horseshoe to 2041 (figures in 000s)

POPULATION EMPLOYMENT

2031 2036 2041 2031 2036 2041
Region of Durham 970 1,080 1,190 360 390 430
Region of York 1,590 1,700 1,790 790 840 900
City of Toronto 3,190 3,300 3,400 1,660 1,680 1,720
Region of Peel 1,770 1,870 1,970 880 920 970
Region of Halton 820 910 1,000 390 430 470
City of Hamilton 680 730 780 310 330 350
GTAH TOTAL* 9,010 9,590 10,130 4,380 4,580 4,820
County of Northumberland 100 105 110 36 37 39
County of Peterborough 70 PE] 76 20 2 24
City of Peterborough 103 109 115 52 54 58
City of Kawartha Lakes 100 10 107 29 30 32
County of Simcoe - 456 497 G 4 152
City of Barrie Schedule 7 231 253 Schedule 7 114 129
City of Orillia 44 46 22 3
County of Dufferin 80 81 85 29 3 32
County of Wellington 122 132 140 54 57 61
ity of Guelph 177 184 191 94 97 101
Region of Waterloo 742 789 835 366 383 404
County of Brant 49 53 57 2 24 26
City of Brantford 139 152 163 67 72 79
County of Haldimand 57 60 64 22 24 25
Region of Niagara 543 577 610 235 248 265
OUTER RING TOTAL* 2,940 3,150 3,350 1,280 1,360 1,450
TOTAL GGH* 11,950 12,740 13,480 5,650 5,930 6,270

Notve: Numbers rounded off ta nearest 10,000 for GTAH municipalities, GTAH Towal and Outer Ring Total, and 1o neavest 1,000 for ower ring numicipalities.
* Total may not add up due ta vounding.

County of Peterborough Official Plan

ecological functions of the site or the surrounding area.

Settlement Area Population which are relevant to the proposed development.

The County of Peterborough Official Plan, Consolidated January 2010, is based on a Watershed
Approach with a number of Strategic Components including Natural Environment and

With respect to policies related to the Natural Environment, the proposed amendments to the
Township of Galway-Cavendish and Harvey Official Plan are in conformity with the County
Official Plan in that the Environmental Impact Study, prepared in accordance of the
requirements of the Official Plan, has established that subject to the implementation of the
recommended mitigation measures, there will be no negative impacts on the natural features or

Planning Justification Report -
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There are no mineral aggregate resources identified in the vicinity of the site. The existing
mineral aggregate operation, recently reduced in size, will not be constrained by the proposed
residential development.

Section 4.3.2 County of Peterborough Official Plan states: “A municipal comprehensive review is
required in order to expand Settlement area boundaries. However, where proposals to change
the Settlement area boundaries do not result in a net increase of Settlement area within a
Township, planning justification shall be required for the adjustment at the time of application to

ensure targets and forecasts contained in this Plan are achieved.”.

The proposed adjustment to the Buckhorn Settlement area boundary will not result in a net
increase in the Settlement area, and will provide for development of lands that have been
established as suitable for development. The proposed residential subdivision will rehabilitate
lands disturbed by aggregate extraction in the past and will be an asset to the community. The
development will not have a negative impact on agricultural lands or operations, or natural
heritage features.

Growth in the County is forecast to increase from 58,000 people in 2006 to 61,000 in 2031. The
Township of Galway-Cavendish & Harvey is allocated 8.3% of this growth, or 249 residents. The
proposed development would provide 33 housing units for about 55 people at 1.7 persons per
unit. This will accommodate about 22% of the growth allocated to the Township.

As none of the hamlets in the Township are fully serviced with identified “Built Boundaries”, the
proposed development does not affect the Township’s ability to achieve intensification targets
in built-up areas.

Development serviced by private individual water and sewage systems may be permitted where
communal services are not feasible, and site conditions are suitable. As discussed in the
Hydrogeologic Investigation Report, the site is suitable for development based on private
individual services.

Additional population will support local businesses and can efficiently access existing
community services. The proposed development is in conformity with the Settlement Area
Policies of the Official Plan.
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Figure 3 — Official Plan Designation with Proposed Settlement Area Adjustment
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The purpose of the requested Official Plan Amendments is to re-designate these lands to the
“Hamlet” and “Rural” designations respectively. These amendments will permit the
redevelopment of a former gravel pit for residential infill in an existing residential area. The site
has frontage on existing public roads that are maintained year-round, and which provide
appropriate connections with proposed internal roads. Adequate separation and buffering from
the existing pit and industrial operations to the west is provided.
The proposed amendment conforms to the “Goals and Objectives for Residential Development”
which direct future residential development to existing areas of residential development in
hamlets. The proposed subdivision will be similar to the Granite Ridge Phase 1, thereby
maintaining high standards for residential development.
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The Environmental Impact Study, which addresses all relevant matters related to Section 5.1.10
- Protection of the Environment, concludes that provided the recommended mitigation
measures are implemented, no negative impact on the natural environment is anticipated.

The proposal to service the development with private individual wells and sewage disposal
systems was determined through a review of servicing options and is supported by the
Hydrogeologic Investigation Report.

The proposed subdivision is also in conformity with the policies 6.1.1 and 6.2.1 New
Subdivisions in that:

The Draft Plan is included in this report;

. An Environmental Impact Study, Hydrogeologic Investigation Report, Preliminary
Stormwater Management Report and Phase 1 Environmental Site Assessment have
been submitted with the applications;

. Traffic and financial impacts have been addressed;

. Separation distances between the residential lots and the existing and proposed
industrial facilities in the vicinity are in excess of those recommended by the Ministry of
the Environment;

. Existing utilities and available Municipal services such as solid waste disposal, fire
protection etc., are available to the existing dwellings in the neighbourhood;

. Any costs related to the extension of services will be borne by the developer; and

. A public elementary school is within walking distance of the site, and bussing for other
schools is provided to the neighbourhood.

The developer acknowledges the requirement for a development agreement with the

municipality.
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5.5

Municipality of Trent Lakes Zoning By-law B2014-070

The proposed subdivision lands are zoned Rural (R) in Zoning By-law B2014-070 as shown on
Figure 4. A Zoning By-law Amendment application was submitted in 2012 to rezone the 18.99
hectare property to the Community Residential (CR) Zone to permit and regulate the residential

subdivision

use.

Figure 4 — Current Zoning - Schedule A to By-law No. B2014-070, Map 6

Legend 4 I LS e 1
Rural Residential - RU-51
Rural Residential « Private Access Py - -

= a
Shoreline Residential D : RU-51 |

|
Shorelne Residsntal -Pvate Access || | [ : -
B HR-12 - BN
Hamlet Residential 'd.p C- 'I‘\
f C-41
Island Residential 90-1‘\
Community Facliity - E‘Erc;sp}
Tourist Commercial g : N C-1 l}“
 POA C
Hamlet Commercial A & co ‘N_/
General Commerdal i M ﬁlf'c”w
5 i - 2]
General Industrial il N
— — —— o
Extractive Industrial 3 HR-9 )
Disposal Industrial Gl-6 '% ee Detail A
Environmental Protection
e GI-5
Crown Land
Open Space Subject Lands
Development
Landflll Area of Influence
Planning Justification Report - Skelton, Brumwell & Associates Inc.
Granite Ridge Subdivision Phase 2 20 February 14, 2018

P/N 09-2361



6.0 Conclusions and Recommendations

Based on our research and analysis we conclude the following:

The proposed Official Plan and Zoning By-law Amendments to adjust the boundary of the
Buckhorn Settlement area and permit redevelopment of a former gravel pit for single
detached residential development on private services, is consistent with the Provincial
Policy Statement, and in conformity with the Growth Plan for the Greater Golden
Horseshoe. The planning changes also meet the objectives and policies of the Official
Plans of the County of Peterborough and the Municipality of Trent Lakes.

The proposed development is consistent with the Provincial Policy Statement (PPS) and
conforms to the Growth Plan for the Greater Golden Horseshoe.

The proposed rezoning of the lands to Community Residential (CR), suitably implements
and regulates the OPA and Draft Plan.

Provided the recommendations of the Environmental Impact Study and Fish Impact
Assessment are implemented through the development process, no negative impact on
the natural features of the site or adjacent lands are anticipated.

Provided that waste disposal systems are properly constructed, no significant impact is
anticipated on down-gradient baseline water quality functions. The proposed residential
development is expected to have a negligible impact on the existing baseflow conditions
and on the water quality of the overburden aquifer.

Based upon pumping tests previously completed of three wells on site, there are
adequate groundwater resources available to meet the needs of the proposed
development, while preserving the long-term water quality of the aquifer complex.

Additional traffic generated by the development is not expected to have a significant
impact on local roads or County Road 37.

It is our opinion that the proposed development represents good planning for the site, the

neighbourhood and the Municipality. We therefore recommend approval of these development

applications.
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Appendix A

Draft Plan of Common Elements Condominium






Appendix B

Revised Draft Plan of Subdivision






Appendix C

Proposed Zoning By-law Schedule






Appendix D

Proposed Settlement Area Adjustment






Appendix E

Geo-Logic Environmental Peer Review — Phase 1 ESA


















Appendix F

Revised Traffic Impact Statement
























Appendix G

River Stone Fish Impact Assessment Recommendations,

DFO Letter August 2014
























