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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. It is
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.
dated February 25, 2013

Skelton Brumwell and Associates Inc.

April 15, 2014

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
Comments

Stantec

May 29, 2014

Hydrogeology Peer Review Comments – Revised
Hydrogeological Update December 2016 by GHD

Stantec

April 3, 2017

Phase 1 Environmental Site Assessment

Geo-Logic Inc.

January 30, 2014

Phase 1 Environmental Site Assessment

Geo-Logic Inc.

September 2011
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2.0

Physical Context

2.1

Subdivision Site

2.1.1

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.

2.1.2

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
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decommissioned/abandoned in accordance with regulation 903.” This can be implemented as a
Draft Plan Condition.
2.1.3

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.

2.2

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.

3.0

Proposed Subdivision Development

3.1

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
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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.
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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.

3.3

Stormwater Management
The Preliminary Stormwater Report, prepared by Skelton, Brumwell & Associates Inc. concludes
that that Phase II 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.

3.4

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.

3.5

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.
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3.6

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.

4.0

Impact Assessment

4.1

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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required for the bat habitat. If required, the permit must be obtained prior to any
removal of the bat maternity roost habitat on site.
Provided that development occurs in accordance with these recommendations, there are no
anticipated negative impacts with the proposed development.

4.2

Fish Habitat Impact Assessment
A Fish Habitat Impact Assessment, dated April 2014 was completed by River Stone
Environmental Solutions Inc. for the Granite Ridge Phase 2 Subdivision.
Appendix 4 of the report included a number of recommendations and measures based on the
Department of Fisheries and Oceans (DFO) request August 26, 2014 to avoid causing harm to
fish and fish habitat. These recommendations and the DFO Letter are included as Appendix G of
this report.
The recommendations outlined in the River Stone report will be implemented as conditions of
Draft Plan Approval.

4.3

Land Use Compatibility
The predominant land use in the vicinity of the subject lands is single detached residential. The
Hydrogeologic Investigation Report has concluded that there will be no negative impact on local
wells or the water quality of the aquifer.
Additional traffic generated by the development will be disbursed between the surrounding
local roads, Adam and Eve Road, Melody Bay Road and Stabler’s Way, to access County Road 37.
No negative impact on the function of County Road 37 is anticipated.
The varied industrial uses west of Melody Bay Road have the potential to conflict with the
proposed residential uses. However, as shown in Table 2, the separation distances between
industrial uses and the proposed lots meet or exceed those recommended by the Ministry of
the Environment. The Site Plan for the industrial site will identify and require the maintenance
of the existing tree screens along Melody Bay Road. Therefore, no land use conflict is
anticipated.
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Table 2: Separation between Industrial Facility and Proposed Residential Lots
Category

Land Use

Recommended*

Available

Class 1

Self Storage Facility

20 m

Minimum - 35 m

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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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.

4.5

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.

Planning Justification Report Granite Ridge Subdivision Phase 2
P/N 09-2361

11

Skelton, Brumwell & Associates Inc.
February 14, 2018

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)

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

“b)

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”;

“d)

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 “;

“e)

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

“h)

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.
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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”.

•

“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

County of Peterborough Official Plan
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
Settlement Area Population which are relevant to the proposed development.
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
ecological functions of the site or the surrounding area.
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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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5.4

Trent Lakes/ Township of Galway-Cavendish and Harvey Official Plan
The Official Plan of The Municipality of Trent Lakes is the Official Plan of the former Township of
Galway-Cavendish and Harvey. It is proposed that the Official Plan be amended to add the
subject lands to the Buckhorn Settlement Area, and remove an equivalent amount of the other
lands owned by the applicant. A number of Provincial and Municipal planning objectives are
addressed by this proposed adjustment to the Settlement area. These include:
•

a Settlement area that would be more compact;

•

opportunities would be created for residents of the new development to walk or cycle
to the community centre and school, library etc. on local roads;

•

no additional entrances onto the County Road are required; and

•

a former brown field property will be redeveloped for uses that are compatible with the
surrounding land uses.

As shown on Figure 3, the lands to be added to the Settlement area are now designated “Rural”
in the Township of Galway-Cavendish and Harvey Official Plan. This permits a variety of rural
uses, but only limited low density residential uses. The lands to be removed from the
Settlement Area are designated “Hamlet” (refer to Appendix D for lands to be removed).
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Figure 3 – Official Plan Designation with Proposed Settlement Area Adjustment

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
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6.0

Conclusions and Recommendations
Based on our research and analysis we conclude the following:
1.

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.

2.

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

3.

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

4.

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.

5.

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.

6.

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.

7.

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

January 30, 2014
County of Peterborough Planning Department
470 Water Street
Peterborough, Ontario
K9H 3M3
Attn: Ms. Christina Coulter, B.Sc. (Hons.) – Planner
Re:

Environmental Peer Review – Proposed Residential Development
Granite Ridge Estates Subdivision Phase 2
Part Lots 8 and 9, Concession 9, County of Peterborough
Our Project No.: G024361E1

Dear Ms. Coulter:
Indicated below are the comments and conclusions forwarded to the County of Peterborough
from Mr. Jason Dobbie and Mr. Randy Sinukoff of Stantec Consulting Ltd. [Stantec] regarding
Geo-Logic’s Phase One Environmental Site Assessment. The comments are dated November
11, 2013. Comments made by Stantec are presented in italics with responses by Geo-Logic
immediately following. The reporting inconsistencies noted by Stantec occur when comparing
the reporting format of O.Reg. 153/04 (adopted by Geo-Logic for our ESA work) and the CSA
Standard Z-768-01.
Summary of Comments and Conclusions
1. [Stantec]: As it is not a requirement of O.Reg. 153/04 to comment on the presence or absence
of hazardous building materials such as asbestos-containing materials, polychlorinated
biphenyls, lead-based paint, urea formaldehyde foam insulation and mould as well as
electromagnetic frequencies and sources of noise and vibration, the February 2013 Phase One
ESA did not include discussion of these topics. This omission is not considered significant since
the site was undeveloped at the time of the site visit.
[Geo-Logic]: Geo-Logic conducts its ESAs in accordance with O.Reg. 153/04, and as such does
not report or discuss these types of materials (i.e. designated substances or hazardous building
materials). If these materials are present, they are noted within our site inspection checklist and
in circumstances where they may be part of a potentially contaminating activity (PCA) or
creating an area of potential environmental concern (APEC), they are reported. If materials are
present but not a PCA or APEC, we recommend that a designated substances survey be
conducted to confirm the quality of the materials for future renovations and building activities.
Regarding this property and as acknowledged by Stantec, the site has not been developed and
therefore these materials are not of concern.
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Appendix F
Revised Traffic Impact Statement

93 Bell Farm Road
Suite 107
Barrie Ontario
L4M 5G1
Telephone:
(705) 726-1141
(877) 726-1141
Fax:
(705) 726-0331

March 1, 2017

mail@skeltonbrumwell.ca
www.skeltonbrumwell.ca

County of Peterborough
310 Armour Road,
PETERBOROUTH, Ontario K9H 1Y6
Attention:

Doug Saccoccia, P. Eng.
Assistant Manager, Engineering and Design

Dear Mr. Saccoccia:
Re:

Revised Traffic Impact Statement (Level 1 Study)
Granite Ridge Subdivision Phase 2
Part Lots 8 and 9, Concession, geographic Township of Harvey
Municipality of Trent Lakes, County of Peterborough
Our File: P/N 06-2361

As you are aware, the Draft Plan for the Granite Ridge Subdivision has been revised to increase the
number of lots from 32 to 34. In addition, the Municipality of Trent Lakes as requested some
additional analysis relative to the various intersections. To address these issues, we are now
providing this revised Level 1 Traffic Impact Study for your review.

1.0

Introduction
This report has been prepared in support of applications under the Planning Act to permit
and regulate the development of a 19 hectare property for residential development in the
community of Buckhorn. The lands are adjacent to the existing Granite Ridge Subdivision
located south of Lakehurst Road/Peterborough County Road 37 east of Melody Bay Road.
The proposed development will include 34 residential lots and private open space.
This report is intended to address the County of Peterborough’s “Policy on Guidelines for
the Preparation of Traffic Impact Studies”, and specifically to address the requirements for a
Traffic Impact Statement (Level 1 Study) as described in the guidelines.
Traffic generated by the development will travel to Lakehurst Road (County Road 37) by
three separate routes. From the north side, Stabler’s Way leads directly to Lakehurst Road
through the existing Granite Ridge Phase 1 subdivision. The internal road will connect to
Adam and Eve Road near the south-west corner of the development where vehicles can get
to Melody Bay Road and then travel north to Lakehurst Road. The east end of the internal
road will also connect to Adam and Even Road which allows access to Lakehurst Road within
Buckhorn. Once drivers reach Lakehurst Road they can continue east to Buckhorn, County
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Road 36 and County Road 23, or west toward Lakehurst. The site location and traffic
context are shown on Figure 1.

2.0

County Road Access
County Road 37 (Lakehurst Road) through is area is paved with an asphalt wide of about 6.5
metres and roughly 2.4 metre wide gravel shoulders.
The County’s Traffic Impact Study Guidelines require the available sight distances at the
proposed County Road entrances to be evaluated. We note that the entrances for this
proposed development will be from existing local roads, and not County Roads, so
technically this requirement would not be applicable.
The available sight distances at the existing road entrances from County Road 37 were
confirmed as follows:
Melody Bay Road:

483 metres to / from the west
380 metres to / from the east

Stabler’s Way:

694 metres to / from the west
169 metres to / from the east

Adam and Eve Road:

100 metres to / from the west
175 metres to / from the east

The posted speed limit on County Road 37 through this area is 50 km/hr, although it does
change to 80 km/hr just west of Melody Bay Road. For a 50 km/hr posted speed limit, a
design speed of 60 km/hr would be applicable, while for 80 km/hr a design speed of 100
km/hr would typically be used. The Ministry of Transportation’s Geometric Design
Guidelines require a minimum Stopping Sight Distance of 85 metres for 60 km/hr and 185
metres for 100 km/hr. The design speed of 100 km/hr should be applied for the sight
distance to and from the west at Melody Bay Road, while a 60 km/hr design speed would be
reasonable for the other locations. The available sight distance at the existing intersections
is therefore acceptable as it exceeds the minimum requirements in every case.
The geometrics at all of the intersections all appear to be reasonable. There are no auxiliary
turning lanes present, however there an eastbound right-turn taper at Melody Bay Road.
We understand the intersection of Adam & Eve Road and County Road 37 was re-aligned in
2013 as part of a larger project which included the resurfacing of County Road 37 in this
area. The work involved moving the intersection roughly 50 metres to the east so it is now
located opposite William Street. This improvement would have eliminated the potential
conflict between vehicles turning into and out of intersections that are offset.
The relocated Adam & Eve Road intersection is now at the east end of a small horizontal
curve. While the sight distance to and from the west is adequate in our opinion, it could be
improved by removing some vegetation that appears to be within the south side of the
right-of-way, west of the intersection. Also, some signage could be installed to warn traffic
approaching from the west about the existence of the intersection.
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Staff from the County of Peterborough have advised that they have no records of vehicle
collisions on County Road 37 in this area.
As a condition of approval, the County of Peterborough requires that the intersection of
Stabler’s Way and County Road 37 be paved with a minimum depth of 50 mm of HL8 base
asphalt within the County right-of-way. The remaining asphalt would be done prior to full
build-out of both phases of the subdivision. A permit will be required from the County
prior to any work being undertaken within the road allowance.

3.0

Local Road Access and Internal Roads
Street ‘A’ is the main internal road which will connect to Adam and Eve Road at two
locations. The westerly access will intersect with Adam and Eve Road about 100 metres
east of Melody Bay Road, while the east access will intersect roughly 680 metres south of
County Road 37. Adam and Eve Road is a paved road maintained by the Municipality of
Trent Lakes. It has a posted speed limit of 40 km/hr, so a reasonable design speed would be
50 km/hr and the minimum stopping sight distance at 50 km/hr is 65 metres. The available
sight distance at the two new intersections is estimated to exceed the minimum
requirement for a 50 km/hr design speed and should actually be sufficient for at least a 60
km/hr design speed.
On the original Draft Plan that was submitted for approval, Street ‘A’ intersected with Adam
and Eve Road at both locations on somewhat of an angle. The road alignment has now
been revised so that it intersects with the existing road at about 90 degrees. Internally, the
alignment of Street ‘C’ (Stabler’s Way) at Street ‘A’ was also adjusted so it is approximately
90 degrees. Daylight triangles of about 6 metres x 6 metres are also provided at all of the
intersections.
It is proposed that the access to Lots 1, 31 and 32 will be directly from Adam and Even Road.
For Lot 1, it is recommended that the driveway be located toward the east side of the lot in
order to maximize the distance from a sharp curve in the road and ensure that there is
adequate sight distance. Similarly, the driveway for Lot 32 should be located as far north as
reasonable possible in order to maximize the distance from a curve in Adam and Eve Road.
The right-of-way for the internal roadway will be 20 metres throughout the subdivision. We
suggest that the roadway have a pavement width of 6.6 metres and 1.2 metre wide
shoulders, although this can be confirmed at the detailed design stage. Items such as radii
at the intersections and signage (if necessary) to recommend reduced speeds at horizontal
curves can also be dealt with at the detailed design stage.
Street ‘B’ will terminate in a cul-de-sac, with a proposed asphalt radius of 14.05 metres.
This was analyzed using AutoTurn to confirm that the radius is adequate for a heavy Single
Unit Truck with a turning radius of 14.1 metres. A copy of the turning analysis is attached
for reference.
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Background Traffic
The most recent traffic count data on County Road 37 was provided by the County of
Peterborough at a location west of Adam and Eve Road for 2014.
The summer 24 hour count was taken on Thursday, July 3rd 2014 and the total two-way
volume was 3,273 vehicles. A peak hour volume of 319 vehicles per hour occurred from
12:00 to 1:00 p.m., which represents 9.7% of the total daily volume.
Based on discussions with staff from the County of Peterborough, an annual growth rate in
the background traffic volumes of 2% was assumed. Based on this, the 2017 volume would
be 6.1% higher than 2014, which results in a total daily volume of 3,473 vehicles and a peak
hour volume of 338 vehicles.
Applying the 2% growth rate to a 5 year planning horizon at 2022, the increase from 2014
would be 17.17% which would result in a daily volume of about 3,835 vehicles and a peak
hour volume of 374 vehicles.
Using methodology from the Highway Capacity Manual, we estimate the capacity of County
Road 27 to be roughly 1,600 vehicles per hour in each direction. This means that in 2022
the road will be operating at about 11.7% capacity at the estimated volume of 374 vehicles
per hour.

5.0

Traffic Generation and Distribution
According to the Institute of Transportation Engineers “Trip Generation” 9th Edition Volume
2, a single detached house in a suburban setting is predicted to generate about 9.52 vehicle
trips per day on week days, 9.91 vehicle trips per day on Saturdays, and 1.02 vehicle trips in
the weekday P.M. peak hour.
Therefore, the total trips generated from the development at full build out of 34 dwellings
would be in the order of about 324 per day on a weekday and 35 in the weekday P.M. peak
hour (64% entering, 36% leaving). The volume on a Saturday would be a bit higher at 336
trips. The weekday volume represents an increase of about 9.3% over the estimated daily
traffic volume on Lakehurst Road for 2017. In 2022, it would increase the peak hourly traffic
volume to about 409 vehicles per hour, which would be about 12.8% of the estimated road
capacity of 3,200 vehicles per hour.
It is assumed that vehicles entering and exiting the development will be more or less equally
divided between the three connecting roads. On this basis, about 11 vehicles per hour will
enter and exit the site at each entrance.
At Lakehurst Road it is assumed that traffic from each connecting road will be split and that
overall 75%, or 26 vehicles per hour, will travel to and from the east toward Buckhorn. The
remaining 25% or 9 vehicles per hour will be going to and from the west toward Lakehurst.

Appendix G
River Stone Fish Impact Assessment Recommendations,
DFO Letter August 2014

