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1.0  INTRODUCTION  

 
1.1 Purpose of Report 
 

Landmark Associates Limited was retained for the purpose of providing planning 
and engineering services incidental to completing and filing applications to each 
of the County of Peterborough and Township of Selwyn for both approval of a 
plan of subdivision and an amendment to the Township of Smith-Ennismore-
Lakefield Comprehensive Zoning By-law (2009-021). 
 
This report is submitted in support of the subject planning applications together 
with supporting technical studies; for a proposed 24-lot residential plan of 
subdivision with two (2) commercial Blocks. 
 
As submitted, the proposal was the subject of an initial pre-consultation meeting 
held on September 28, 2011 with the County of Peterborough and the Township 
of Selwyn, in which application and study requirements were identified (see 
Appendix A).  In the course of fulfilling application requirements, subsequent 
meetings were held with both the County and Township to discuss the proposal 
status and progress.   
 
Relevant planning matters and information are reviewed and discussed herein in 
accordance with current regulations of the Planning Act, consistency with the 
Provincial Policy Statement (PPS) and Growth Plan for the Greater Golden 
Horseshoe, conformity with the County Official Plan; as well as the Township’s 
Zoning By-law. 
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1.2 Description of Subject Property 
 

The subject property is located on the west side of Chemong Road (formerly 
Communication Road), approximately 1.5 km south of Bridgenorth, Ontario and 
3.5 kms north of the City of Peterborough (Refer to Figure 1).   
 
The property comprises 37.92 hectares (93.7 acres) and is described as North 
Half Lot 9, West Communication Road in the Township of Selwyn, in the County 
of Peterborough; and having municipal address 2379 Chemong Road. 

 
The site provides for approximately 371.3 meters (1,218.1 feet) of frontage on 
Chemong Road (County Road 18) which is located near and to the north of the 
Chemong Road and 5th Line Road intersection.  Additionally, the property also 
fronts on the east side of West Communication Road (365.6 metres/1,199.5 
feet), which is an unopened road allowance. 
 

1.3 Recent Planning History 
 

The property in question now owned by our Clients was previously the subject of 
a draft approved plan of subdivision (15T-92008) in June of 1995. 
 
As draft approved, the proposed development comprised: 
 

• 28 residential lots; 
• 2 commercial blocks; 
• 1 open space block; and 
• Various blocks for road widening etc. 
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The proposed internal street layout also featured a boulevard-style design which 
resulted in a single tier of residential lots located central to the proposed street 
network. 
 
Planning approvals were the subject of Ontario Municipal Board approvals; which 
were subsequently resolved.  Ontario Municipal Board approval as granted by 
order of the Board dated September 11, 1995. 
 
However, due to prolonged inactivity on the part of previous landowners; neither 
final approval nor actual construction ever proceeded. 
 
Although the Ontario Municipal Board (OMB) subsequently revoked draft plan 
approval; the subject site continues to be designated in the County’s Official Plan 
and zoned in the Township’s Comprehensive Zoning By-law consistent with OMB 
approvals granted in 1995. 
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2.0  EXISTING SITE AND SURROUNDING LAND USES 

 
The property in question is currently undeveloped, being characterized as idle and 
overgrown farmland; save and except for a single detached dwelling which is located in 
the northeast portion of the property adjacent to Chemong Road.  Access to the 
residential dwelling is currently provided from Chemong Road (County Road 18). 
 
Overall, the topography of the site is slightly elevated and is generally characterized as 
heavily overgrown fields or pastures with marsh areas in the core of the wetland.  Treed 
swamp habitat and upland mixed forest are located on the margins between the 
agricultural and wetland areas, with shrub cedar and minor hardwood stands occurs in 
the southwestern portion of the property. 
 
A drumlinary feature oriented in a northeast to southwest direction is located in the 
approximate centre of the property.  This feature gently slopes in all direction, with the 
steepest grades in the northern and western portions of the site.  The Provincially 
Significant Snelgrove Brook Wetland Complex to the north of the property extends into 
the northwestern corner of the property.  Local drainage from the northern and 
southwestern portions of the site flows into this northern wetland.  The site also contains 
a minor drainage channel in the southeastern portion of the property.  Runoff from the 
eastern half of the site and from lands to the south convey into the drainage channel, 
which ultimately drains into the northern wetland.  Additionally, a non-evaluated wetland 
is located in the western portion of the property.  The extent of this feature has been 
assessed, and is discussed in the Environmental Impact Study prepared by Oakridge 
Environmental Ltd. (June 2016). 
 
Lands immediately surrounding the subject site are primarily agricultural with woodlands 
to the north of the property.  Scattered rural residential land uses are located along 
County Road 18 both to the north and south of the site.  Residential development along 
the southern edge of Bridgenorth is to the north west of the subject property.   
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There are three commercial properties to the north of the property on the east side of 
County Road 18 (Chemong Road).  Commercial land uses also exist to the south of the 
property along the Chemong Road corridor in the north end of Peterborough City. 
 
Refer to Figure 2. 
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3.0  PROPOSAL DETAILS 

 
3.1  Layout 
 

The submitted draft plan of subdivision consists of 24 single detached dwelling 
units and a commercial component; all having access from a new internal street 
(Street A).   
 
Refer to Figure 3. 
 
The residential lots range in area from 0.59 hectares (1.46 acres) to 2.19 
hectares (5.4 acres), with the average lot area being approximately 0.99 hectares 
(2.4 acres).  The minimum frontage on the revised internal street is 51.1 metres 
(167.6 feet).  The existing residential dwelling on lot 15 will remain.  To further 
clarify, access to Lot 15 will no longer be provided by Chemong Road, and will be 
provided by the proposed internal street. 

 
Blocks 29 and 30 will accommodate commercial uses for which specific uses 
have not been identified at this time.  Both these blocks will be accessed by the 
internal road, having 147.9 metres (485.2 feet) and 152.5 metres (500.3 feet) of 
frontage on said road.  Lot areas for Blocks 29 and 30 are 2.58 hectares (6.37 
acres) and 1.32 hectares (3.26 acres) respectively. 
 
Block 36, which is located in the northwest corner of the property, is identified as 
an area of ‘Environmental Protection’.  A Provincially Significant Wetland 
(Provincially Significant Snelgrove Brook Wetland Complex) extends into the 
property on these lands.  As such, no development or site alteration is proposed 
within Block 36.  The intent here is to enhance the protection and promote the 
conservation of this wetland and its natural habitat. 



"Original Signed by Stuart Hubble" October 24, 2016

October 19, 2016"Original Signed by Christopher E. Musclow"

"Original Signed by Darryl J. Tighe"

October 24, 2016

FIGURE 3



 
Planning Justification Report, Chemong Subdivision   
Proposed Plan of Subdivision  March 2017 
Geographic Township of Smith, Township of Selwyn  Page 7 

 
Block 34 and 35 collectively represent 1.34 hectares (3.31 acres) of land 
intended for open space.  No development is proposed to take place within these 
lands.  Proposed uses for these open space areas would include passive 
recreational uses, conservation, or other similar uses that provide for the 
preservation of the natural environment.   

 
According to the Traffic Impact Study completed by Tranplan Associates 
(September 2013), a right turn taper lane will be required for the subject property. 
As such, lands within Block 33 have been reserved for the construction of this 
taper.   
 
Lastly, Blocks 31, 32 and 37 represent a 0.3 m reserve.  
 
The residential lots on the northern half of the property (Lots 15-24), as well as 
the Block 29, 35 and 36 will be subject to a minimum 30 metre development 
setback from the Provincially Significant Snelgrove Brook Wetland Complex. The 
site will also be subject to a 6-metre environmental setback around the minor 
drainage channel in the southeastern portion of the property and areas where 
seasonal seepage has been observed.  An environmental buffer which 
encompasses these setbacks and other environmental constraints are identified 
in ORE’s EIS and has been applied to the design layout of the proposed 
development.   

 
3.2  Servicing 
 

Each proposed subdivision lot will be serviced by an individual sewage system 
and private drilled well. 
 



 
Planning Justification Report, Chemong Subdivision   
Proposed Plan of Subdivision  March 2017 
Geographic Township of Smith, Township of Selwyn  Page 8 

A Hydrogeological and Site Servicing Study was completed by Oakridge 
Environmental Ltd. (June 2016); which has been submitted together with the 
required planning approval applications.  

 
3.3  Stormwater Management 
 

The Preliminary Stormwater Management Report completed by Landmark 
Associates Limited (March 2017) indicates areas that will require stormwater 
management, erosion and sedimentation control measures.  It is recommended 
that temporary stormwater quality controls include a “normal protection” level, 
while permanent quality controls be accomplished by passive measures.  Soak-
away pits on each of the proposed lots and an infiltration basin adjacent to the 
wetland area will reduce the peak discharge from the development and provide 
stormwater management quantity control.  Specific measures for achieving these 
controls will be determined during detailed design.  Both Stormwater 
Management quality and quantity control will need to be determined for the two 
(2) commercial lots during the site plan application. 

 
3.4  Access and Traffic 
 

The proposed subdivision development will feature a new internal street; with the 
entrance being located off of Chemong Road (County Road 18), at the southern 
portion of the site.  The new internal street will be designed with a terminal cul-
de-sac and is to provide direct access to each subdivided parcel of land. 

 
A Traffic Impact Study prepared by Tranplan Associates (September 2013), and 
forming part of this application, identifies the following: 
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• The future subdivision traffic, with an appropriate site entrance design for 
access to County Road 18 (Chemong Road), will have an acceptable level 
of impact on the existing road network.  
 

• The new internal roadway, and its intersection with Chemong Road, 
should be constructed to current Township/County standards.  The 
entrance will require only one entry lane and one exit lane.  The one exit 
lane operating with shared left-through and right turns.  
 

• The new site entrance should include a southbound right turn taper on 
Country road 18, to be designed to meet current County standards. 
 

• The road cross-section and terminal cul-de-sac should be designed to 
accommodate municipal service vehicles, school buses and emergency 
vehicles. 
 

• No other new road infrastructure will be required to support the new site 
traffic generated by the 2379 Chemong Road subdivision. 
 

• This study has also identified the need for a southbound left turn lane on 
County Road 18 at the Chemong Road/5th Line Road intersection.  It 
should be noted that this is a current need and is not driven by any future 
site traffic generated by new traffic from the study site.  

 
Since the completion of the 2013 Traffic Study, the draft plan has undergone minor 
changes.  As such, Tranplan Associates has provided an addendum letter (July 6, 
2016) which serves to confirm that the 2013 study conclusions and recommendations 
remain valid.  Additionally, it is also noted that a future traffic study would be required 
when specific plans for the two (2) commercial blocks are known. 
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3.5  Archaeology  
 

A Stage 1 and 2 Archaeological Assessment of the property by Northeastern 
Archaeological Associates has identified two areas of cultural interest.  Due to 
the discovery of a Euro-Canadian site (BgGo-21) as well as a Palaeo-Indian site 
(BgGo-22), further assessment in the form of a Stage 3 excavation was 
undertaken for each site.    
 
Based on the result of Stage 3 unit excavation for BgGo-21, it was suggested 
that the site be considered to have no further cultural heritage value.  
Northeastern therefore recommended no additional archaeological assessment 
of this site.  The Ministry of Tourism, Culture and Sport (MTCS) is in agreement 
with the findings of this report and has provided a clearance letter (June 27, 
2016) for this site.  
 
Stage 3 excavation of BgGo-22 confirmed the presence of a Paleo-Indian site.  
According to Ministry of Tourism Culture and Sport Standards (1.c., Section 3.4), 
Stage 4 mitigation measures is always required for these types of sites.  As such, 
and based on the recommendation of Northeastern, Stage 4 excavation and 
removal was completed for BgGo-22.   
 
As a result of the Stage 4 excavation of BcGo-22, it was determined that no 
further cultural heritage value was present.  The Stage 4 report therefore 
recommended that no further archaeological work be required for BcGo-22. 
Acceptance of this reports conclusion and recommendation was confirmed by 
MTCS in their clearance letter dated July 5, 2016.   
 
Copies of the Northeastern Reports submitted to the Ministry of Culture Tourism 
and Sport are included in this submission.  All MTCS correspondence and 
clearance letters are included in Appendix B to this report. 
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3.6 Market Analysis 
 

The proposed subdivision, being located between Bridgenorth and the City of 
Peterborough, is in an opportune area.  This location will appeal to business 
professionals seeking a large rural residential property but who wish to remain in 
close proximity to service centers.  Commercial development in the north end of 
the City of Peterborough, along the Chemong Corridor, will likely serve as the 
main service centre for future residents.  Amenities in Bridgenorth are also at a 
convenient distance from the property.  Additionally, the desirability of this area 
can be attested to by the prestigious and highly desirable Bridgenorth Estates 
subdivision located approximate 1.03 kms to the north of the subject property.   
 
Moreover, the commercial component of this development is ideally situated in a 
high exposure location.  County Road 18 is one of the principle arterial roads in 
the County road network providing connectivity to and for communities on the 
north central part of the County to the City of Peterborough.  According to the 
Traffic Report prepared by Tranplan, “during non-summer months County Road 
18 carries considerable volumes of commuter traffic to/from these communities.  
During summer months it is one of the main access routes from the City to 
recreational and seasonal properties in the Kawartha Lakes”. The proposed 
commercial development is therefore advantageously located in an area where it 
will benefit from year round traffic exposure.  Additionally direct consumer trips to 
the proposed commercial component are to be expected given its proximity to 
both Bridgenorth and the City of Peterborough.  
 
The proposed residential component will contribute to a supply of land for 
residential development.  A correlation exists between population growth and 
demand for housing.  This relationship however, is strongly influenced by the 
economic conditions of an employment centre.  As the City of Peterborough will 
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most likely serve as the principle employment centre, an examination of current 
data for the City of Peterborough will help determine if the proposed subdivision 
will be successful in the housing market.  
 
According to recent Census data (2016), Ontario has remained Canada’s most 
populous province with an increase of 4.6% from 2011 to 2016.  Of this increase, 
89.7% of Ontario’s growth occurred in the Province’s Census Metropolitan Areas 
(CMAs), or Census Agglomeration (CA).   The subject area is within the 
Peterborough CMAs, which includes the City of Peterborough, the Township of 
Otonabee-South Monaghan, Cavan-Monaghan, Selwyn, and Douro-Dummer, 
and the Hiawatha and Curve Lake First Nations.  During the period between 
2006 and 2011, 66.2% of the Peterborough CMAs growth was within this areas 
‘large urban’ population centre (i.e. City of Peterborough).  Based on the 2016 
Census, the City of Peterborough had a population of 81,032 in 2016. 
 
Forecasted growth for the City is discussed in great detail in their 2015 City of 
Peterborough Residential Monitoring Report.  According to this report, the City is 
expected to grow to 115,000 residents by 2041.  This represents an increase of 
about 33,968 people from 2016.  Additionally, this report has identified that in 
2015 the City had an unemployment rate of 7.7%, which is a decrease from 8.6% 
in 2013 and 8.2% in 2014.  Overall, the available data is positive for both growth 
and employment for the City of Peterborough.    
 
The Peterborough & the Kawarthas Regional Economic Development Profile 
(updated December 2015) further sheds light on the City’s current and forecasted 
labour force.  More specifically, this report claims that “Peterborough is one of 
Canada’s most Creative Cities with over 30% of its labour force being employed 
in creative economy occupations (Engineers / Designers / Specialized Equipment 
Operators)”.  This labour force, which is the highest wage earners in the service 
sector, is expected to grown by 23% by 2020. 
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More recently annexation plans being negotiated by the City, Township and 
County serve as evidence of expected unprecedented residential and industrial 
growth within Peterborough City and the environs.  
 
Given the current and forecasted population growth coupled with an expected 
growth in the creative economic occupation for the City of Peterborough, a 
demand for housing for business professionals is conceivable.  The proposed 
development, which is an attractive estate style subdivision, will therefore be 
feasible within the expected residential market.  
 

3.7 Municipal and Other Services 
 

Given the relatively small number of residential dwellings that are being proposed 
for the site, it is not anticipated that the development would have a negative 
impact on school facilities and busing.  Similarly, it is not anticipated that the 
Township fire, rescue and emergency services will be negative impacted by the 
proposed. 
 
Solid waste disposal is centralized with the County of Peterborough.  No further 
financial impact is anticipated at this time. 
 
The new internal roadway will eventually be assumed by the Township of 
Selwyn.  The construction of this roadway will be the responsibility of the 
developer and will be designed and constructed to current Township of Selwyn 
standards.  The terminal cul-de-sac will be designed to accommodate municipal 
service vehicles, school buses and EMS vehicles.  No other new road 
infrastructure will be required to support the traffic from the proposed subdivision. 
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4.0  PLANNING POLICY AND REGULATORY FRAMEWORK 

 
The subject property is governed by the following policy and regulatory documents: 
 
1. Provincial Policy Statement (2014) 
2. Growth Plan for the Greater Golden Horseshoe, 2006 (Office Consolidation, June  
 2013) 
3. County of Peterborough Official Plan  
4. Corporation of the Township of Smith-Ennismore-Lakefield Comprehensive  
 Zoning By-law (By-Law No. 2009-021). 
 
4.1 Provincial Policy Statement (2014)  
 

The current Provincial Policy Statement (PPS), issued under section 3 of the 
Planning Act, came into effect on April 30, 2014.  Section 3 of the Planning Act 
requires that decisions affecting planning matters "shall be consistent with" policy 
statements issued under the Act.  

 
The following is a review of the relevant provisions of the PPS:  
 
1.1 Managing and Directing Land Use to Achieve Efficient and  
 Resilient Development and Land Use Patterns 
  

The development is consistent with the policies provided in section 1.1.1 
of the PPS which provides for healthy, liveable and safe communities.  
More specifically, the development provides for a limited amount of 
residential development that will contribute to the long term supply of 
residential uses.  Additionally, the commercial component of this 
development will provide employment opportunities.   
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Based on recommendation provided in the technical studies, the 
subdivision design avoids areas of environmental concern.  Moreover, 
these studies did not indicate that the development will lead to Iand use 
patterns that may cause public health or safety concerns.   
 
According to the County of Peterborough Official Plan (Rural Component – 
Smith and Ennismore Wards), the proposed development is to the south 
of the Bridgenorth ‘Growth Centre’.  As this growth centre and the subject 
property are separated by lands designated ‘Provincially Significant 
Wetland’, the wetland provides for a natural break/barrier which 
consequently naturally limits the southern expansion of the settlement in 
this area.  The proposed development therefore does not prevent the 
expansion of the Bridgenorth settlement area. 
 
Given that the proposed development is not within a designated 
settlement area in the Peterborough County Official Plan, it is subject to 
Sections 1.1.4 and 1.1.5 of the PPS.  
 
Policy 1.1.4.1 provides guidance on support for healthy, integrated and 
viable rural areas, including:  
 
a) building upon rural character, and leveraging rural amenities and  
 assets;  

 e)  using rural infrastructure and public service facilities efficiently;  
 f) promoting diversification of the economic base and employment  
  opportunities  
 h)  conserving biodiversity and considering the ecological benefits  
  provided by nature. 
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The development of the site for residential and commercial uses will be in 
keeping with the rural characteristics of existing development in the area.  
It will be developed on the basis of accepted and suitable rural 
infrastructure and public service facilities.  Employment opportunities will 
be available upon development of the commercial component.  Lots are 
located outside of any natural heritage features, with Block 36 being 
retained as an environmental parcel of land that provides protection for the 
Provincially Significant Snelgrove Brook Wetland Complex.  Based on 
recommendation provided by the Environmental Impact Study, appropriate 
environmental buffers will also be applied.  Given the foregoing, the 
proposed is consistent with policies contained in Section1.1.4. 
 
Section 1.1.5.1 identifies those uses that are permitted on rural lands.  
These uses are as follows: 
 
a)  the management or use of resources; 
b)  resource-based recreational uses (including recreational dwellings);  
c)  limited residential development; 
d)  home occupations and home industries;  
e)  cemeteries; and 
f)  other rural land uses. 
 
Given the relatively small number of residential dwellings that are being 
proposed, that the lots will be based on private individual services and that 
economic opportunities (i.e. commercial component) are promoted on 
rural lands, the proposed is consistent with policies contained in 
Section1.1.5.    
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1.4 Housing 
 

Policy 1.4 speaks to providing an appropriate range of housing types and 
densities required to meet projected requirements of current and future 
residents. The proposed development addresses this policy by providing 
low density single detached dwellings on rural lands.  Also refer to Section 
3.6 of this report. 
 

1.6 Infrastructure and Public Service Facilities 
 

Section 1.6.6 provides policy directives for sewage and water services as 
well as stormwater management.   
 
Under section 1.6.6.4 individual on-site sewage services and individual 
on-site water services may be used provided that site conditions are 
suitable for the long-term provision of such services with no negative 
impacts.  According to the Hydrogeological and Site Servicing Study 
completed by Oakridge Environmental Ltd. (June 2016), the proposed 
individual sewage systems and private drilled wells can be accommodated 
on site with no negative impacts. 
 
As outlined in the Stormwater Management Report completed by 
Landmark Associates Limited (March 2017), policies of section 1.6.6.7 
have been addressed. 
 

2.1 Natural Heritage 
 

The principle sensitive environmental features have been identified in the 
Environmental Impact Study (Oakridge Environmental Ltd., June 2016).  
Based on the conclusions and recommendations of this report, these 
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features will be protected and/or mitigation of potential impacts through 
our design modification to the development plan which has incorporated 
all necessary environmental buffers and setbacks.  The policies of section 
2.1 for significant wetlands, water features and habitat of threatened 
species have therefore been addressed.  
 

2.2 Water 
 

The Environmental Impact Study and the Hydrogeological and Site 
Servicing Study (Oakridge Environmental Ltd., June 2016) address the 
PPS policy of protecting surface and ground water features. 
 

2.3 Agriculture 
 

According to section 2.3.3 of the PPS, new land uses, including the 
creation of lots, shall comply with the minimum distance separation 
formulae.  An assessment of the applicability of the MDS formulae by 
FoTenn Planning & Urban Design (May 4, 2012) is included in this 
submission and is found in Appendix C of this report.  
 

2.6 Cultural Heritage and Archaeology 
 

The Archaeological Assessments reports completed by Northeastern 
Archaeological Associates have been submitted to the Ministry of Tourism 
Culture and Sport (MTCS) and are included in this submission.  Based on 
the conclusions and recommendations of these reports, significant 
archaeological resources of site BgGo-21 and BgGo-22 have been 
preserved through Stage 3 and 4 assessments.  MTCS has provided 
letters advising that the Ministry accepts the reports into the provincial 
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register of archaeological reports, and is in agreement with the report’s 
recommendations.    
 
A copy of the Ministry's clearance letters are contained in Appendix B of 
this report. 
 
Additionally, the interests of First Nation communities in conserving 
cultural heritage and archaeological resources have been satisfied 
through consultation with Curve Lake First Nation.  Archaeological work 
conducted at the site is to the satisfaction of Curve Lake First Nation.  
Correspondence from Curve Lake First Nation as well as a summary of 
First Nation consultation is included in Appendix D of this report. 
 
The foregoing, therefore serves to address the policies of section 2.6 of 
the PPS. 

 
In our professional planning opinion, the planning review outlined in this report 
and the various technical studies serves to demonstrate the proposed draft plan 
of subdivision is consistent with the relevant policies of the PPS. 

 
4.2 Growth Plan for the Greater Golden Horseshoe, 2006,  
 Office Consolidation June 2013 
 

The Growth Plan for the Greater Golden Horseshoe (GGH) was prepared under 
the Places to Grow Act (2005), and came into effect on June 16, 2006.  The 
Growth Plan has been amended twice since its release in 2006, with the newest 
amendment released in June 2013 which served to update and extend the 
Growth Plan’s population and employment forecasts. 
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Although the PPS provides overall policy direction on matters of provincial 
interest related to land use and development, the Growth Plan for the Greater 
Holder Horseshoe prevails where there is a conflict, with the exception being the 
natural environment and human health. 
 
The County of Peterborough is located in the Outer Ring, on the north-eastern 
edge of the GGH.  According to the GGH the subject property is deemed to be 
within a "rural area" of the GGH, and is therefore subject to the policies of section 
2.2.9 – Rural Areas.  
 
The following is a review of relevant policies. 
 
According to section 2.2.9.2, “development outside of settlement areas, may be 
permitted in rural areas in accordance with Policy 2.2.2.1(i)”.  Section 2.2.2.1(i), 
being a subsection of 2.2.2 – Managing Growth, outlines the following in regards 
to population and employment growth:  
 

“directing development to settlement areas, except where 
necessary for development related to the management or use of 
resources, resource-based recreational activities, and rural land 
uses that cannot be located in settlement areas.” 

 
Moreover, section 2.2.9.3 of the Growth Plan also requires that within rural areas: 
 

“New multiple lots and units for residential development will be directed 
to settlement areas, and may be allowed in rural areas in site-specific 
locations with approved zoning or designation that permits this type of 
development in a municipal official plan, as of the effective date of this 
Plan.” 
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Previous site-specific zoning and designations have been approved for a Draft Plan of 
Subdivision for this property.  Although these zoning and designations exist, a zoning 
by-law amendment will be required to reflect the current layout being proposed and to 
include greater setback to protect natural heritage features.  Additionally, this proposal 
provides opportunities for residential and commercial development that is in keeping 
with the rural character of surrounding lands. 
 
In our planning opinion, this proposal conforms to the directives provided in the Growth 
Plan for the Greater Golden Horseshoe.  
 
4.3 County of Peterborough Official Plan  
 

The subject property being within the Township of Selwyn, is subject to the 
County of Peterborough Official Plan; and more specifically the provisions of 
Section 6 of the County Official Plan “Local Plan Policies - Land Use”. 
 
According to the Local Component of the County Official Plan (Schedule ‘A1’, 
Land Use Plan – Rural Component, Smith & Ennismore Wards), the subject 
property is currently designated “Highway Commercial”, “Estate Residential” and 
“Provincially Significant Wetlands”. 
 
Refer to Figure 4. 
 
The Highway Commercial designation, as outlined in section 6.2.10.1 of the 
Official Plan, indicates that this designation is intended primarily for commercial 
uses that cater to and need to be highly visible to the traveling public and 
therefore require locations along major roads and highways.   
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Given that the commercial components (Blocks 29 and 30) of the proposed are 
within the ‘Highway Commercial’ designation and front County Road 18, the 
proposed addresses the above policy. 
 
Although details of the commercial use are unknown at this time, it is expected 
that future uses will comply with section 6.2.10.1 (Permitted Uses) of the Official 
Plan.  The development shall be regulated by suitable provisions in the 
Townships Zoning By-law.  In this case, a zoning by-law amendment will be 
require in order to recognize the new layout and to establish permitted uses, 
regulations and controls appropriate for the proposed development.  The 
amendment will also recognize the 30 metre wetland setback in Block 29 and the 
environmental setback in Block 30.  
 
According to section 6.2.8.1 of the County Plan, a limited number of low density 
estate residential subdivisions have been permitted in the Rural Area by site-
specific amendments redesignating the subject lands to an Estate Residential 
designation.  The Chemong Road property has previously been the subject of 
such approvals and according to Schedule ‘A1’ the majority of the property is 
designated Estate Residential.   
 
Section 6.2.8.3 of the County Plan provides specific policies for the Estate 
Residential designation.  Single detached dwellings on large lots are permitted in 
the Estate Residential designation, such that the minimum lot size shall not be 
less than 0.6 hectares (1.5 acres).  Access to individual lots shall be from internal 
secondary public roads.  Lots must have sufficient area to provide for safe and 
efficient operation of private individual services for sewage disposal and water on 
the site.  A Hydrogeological evaluation and groundwater levels analysis shall be 
required.  More specifically, it must be indicated that sufficient groundwater 
supplies are available in the area to meet the proposed needs and that negative 
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impact to surrounding land groundwater levels can be avoided.  The proposed 
subdivision design and related technical studies satisfy these criteria. 
 
Policies regarding the Minimum Distance Separation requirements are 
addressed in Appendix C of this report.  
 
Lands proposed for Estate Residential purposes have previously been rezoned 
for development of single detached dwellings however, a rezoning will be 
necessary to capture the current layout and recommended natural heritage 
setbacks (i.e. ORE’s ‘Environmental Buffer’ – Figure 6 in the EIS report).  
 
Areas outside the development area are located in the Provincially Significant 
Wetland designation.  This land use designation applies to the Provincially 
Significant Snelgrove Brook Wetland Complex located in the northwest section of 
the property.  Section 6.2.16.2 of the Official Plan (Permitted Uses) indicates that 
development and site alteration shall not be permitted within Provincially 
Significant Wetlands.  The predominant land uses within the Provincially 
Significant Wetland designation are educational, recreational and interpretive 
uses provided that there are no negative impacts on wetland features or the 
ecological function. 
 
An Environmental Impact Study prepared in support of the proposal confirms that 
the subdivision is consistent with section 6.2.16.3 of the Plan (Provincially 
Significant Wetland Policies).  Additionally, the zoning by-law amendment shall 
recognize any necessary mitigation measures outlined in the Environmental 
Impact Study. 
 
In our professional planning opinion, the proposed development conforms to the 
relevant policies of the County’s Official Plan.   
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4.4 Township of Smith-Ennismore-Lakefield Comprehensive Zoning By-Law 
 (By-Law No. 2009-021) 
 

According to Schedule ‘A’ Map 2 to the Township of Smith-Ennismore-Lakefield 
(now Township of Selwyn) Zoning By-law, the property includes a number of 
zones.  Namely these include ‘Rural Residential (RR) Zone’, ‘Rural Residential 
Exception (RR-295, 296, 297, 298, 302) Zone’, ‘Highway Commercial Exception 
(C1-299, 300) Zone’, and ‘Environmental Protection (EP) Zone’. 

 
Refer to Figure 5. 

 
Permitted uses in the Rural Residential and Rural Residential Exception zones 
allow for a single-detached dwelling, Type A home industry, Type A or Type B 
home occupation, a bed and breakfast establishment and a group home.  
 
The Rural Residential zone requirements are noted in Table 1. 
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Table 1.   Rural Residential (RR) Zone Regulations (Section 4.12.3) 

Regulation Requirement 

i) Lot Area (Minimum)  4050 sq. m 

ii) Lot Frontage (Minimum) 45 m 

iii) Building Height (Maximum) 10 m 

iv) Front Yard (Minimum) 15 m 

v) Exterior Side Yard (Minimum) 10 m 

vi) Interior Side Yard (Minimum) 4.5 m 

vii) Rear Yard (Minimum) 10 m 

viii) Dwelling Unit Area (Minimum) 110 sq. m 

ix) Maximum Lot Coverage (all buildings and structures) 20% 

x) Minimum Setback From Street Centreline (County Road) 28 m 

xi) Minimum Setback From Street Centreline (Township Road) 20 m 

xii) Dwellings Per Lot (Maximum) one 

 
According to the previously approved subdivision layout, exceptions to the Rural 
Residential zones recognize the following:   
 

• Relief from the minimum frontage and/or lot area (RR-295, 296, 298);  
• A minimum of 5 metre yard setback from the boundary of any 

Environmental Protection Zone (RR-295, 297, 298);  
• The area zoned Environmental Protection on a lot may be included in 

calculating lot area (297, 298); and 
•  A minimum rear yard of 30 metres (RR-302). 

 
Based on the current proposed layout and the Township’s Comprehensive 
Zoning By-Law (By-Law No. 2009-021) all lots within the Chemong Road 
Subdivision exceed the minimum lot area (4050 sq. m) and frontage (45 m) of the 
Rural Residential (RR) zone.  Although building details are unknown at this time, 
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all proposed future dwellings will meet the RR zone regulations.  Moreover, the 
existing residential use on Lot 15 meets all regulatory requirements of the RR 
zone.   Therefore, the proposed residential lots are consistent with the permitted 
uses and regulations of the RR zone category. 
 
The boundaries of the Highway Commercial Exception zones for the subject 
property (C1-299, 300) reflect the layout of the previously approved draft plan of 
subdivision.   Contrary to the Highway Commercial (C1) Zone, residential uses 
within C1-299 and C1-300 are prohibited.  Additionally, non-residential uses have 
been narrowed.  Exceptions to the regulatory requirements of the C1 zone have 
also been applied to the C1-299 and C1-300 zones.   
 
Although the proposed commercial uses are unknown at this time, permitted 
uses will be in keeping with those outlined in the C1-299 and C1-300 zones.   
 
An amendment to the zoning by-law (By-Law No. 2009-021) will be required to 
accommodate the new proposed layout, revised wetland boundary and 
environmental features and buffers identified in the Environmental Impact Study 
(ORE, June 2016).  More specifically, the purpose of the zoning by-law 
amendment is to: 
 

• Change the zoning on all proposed residential Lots (Lots 1 to 24) to Rural 
Residential (RR) Zone.  
 

• Change the zoning on Blocks 29 and 30 to Highway Commercial 
Exception (C1-__) Zone.  It is proposed that the new Highway Commercial 
Exception Zones maintain the scope of permitted uses identified in the C1-
299 and C1-299 zones.  
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• Expand the Environmental Protection Zone in the northwest corner of the 
property to reflect the revised wetland boundary (Block 36 in its entirety), 
as identified in the Environmental Impact Study (June 2016).  All proposes 
uses will comply with this zone category and have the effect of protecting 
and conserving the Provincially Significant Snelgrove Brook Wetland 
Complex. 
 

• Change the zone on Blocks 33, 34, 35 and, with the exception of Block 36, 
areas identified in the EIS (ORE, June 2016) as lands within the 
Environmental Buffer to Recreational Open Space Exception (RE-__) 
Zone.  To the satisfaction of the Township, it is suggested that the 
permitted uses within this exception zone be scoped to recognize and 
protect the areas of environmental sensitivity.  

 
Refer to Figure 6.  

 

In order to permit the proposed uses and current layout, an application for a 
zoning by-law amendment has been submitted concurrently with the application 
for draft plan approval.   
  
Rezoning the subject property would be consistent with the County and 
Township policy directives and regulations, and would appropriately allow for the 
development of the Chemong Road property.     
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5.0  CONCLUSIONS AND RECOMMENDATIONS 

 
 
This planning justification report provides an introduction and detailed description of the 
proposed development; and is intended to provide planning justification for applications 
submitted requesting draft plan approval and a zoning by-law amendment. 
 
The report also advances a planning analysis of the proposed residential and 
commercial uses within the context of the Provincial Policy Statement (PPS), Growth 
Plan for the Greater Golden Horseshoe (GGH), the County of Peterborough Official 
Plan, and the Municipality of Selwyn Comprehensive Zoning By-law. 
 
In addition, the report also relies on associated technical reports as prescribed by 
Provincial and local land use policy; all of which have been submitted in support of the 
corresponding planning applications filed in accordance with Section 5.1 and Section 34 
of The Planning Act. 
 
Following our detailed analysis, we are of the opinion that: 
 
• The proposed residential and commercial uses demonstrate consistency with the 

relevant policies of the Provincial Policy Statement (PPS) and the Growth Plan for 
the Greater Golden Horseshoe. 
 

• The proposal maintains the spirit and intent, and otherwise conforms to the policies 
of the County of Peterborough Official Plan. 

 

• A zoning by-law amendment is necessary to capture the current layout and to 
protect areas identified as environmentally sensitive. 
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It is therefore our recommendation that, as submitted, the applications for approval of 
draft plan of subdivision and amendment to the Municipality’s zoning by-law should be 
supported and approved. 

 
 

All of which is respectfully submitted, 
 
 
 
 
 
_____________________________   ____________________________ 
Anne Dorion, M.A.,     Darryl J. Tighe, M.Sc., MCIP, RPP, 
Planner      Landmark Associates Limited. 
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Jul 5, 2016 
 
Lawrence Jackson (P025) 
Northeastern Archaeological Associates Ltd. 
PO BOX 493 Port Hope ON L1A 3Z4
 

 
 
 
Dear Dr. Jackson:
 
 
This office has reviewed the above-mentioned report, which has been submitted to this ministry as a
condition of licensing in accordance with Part VI of the Ontario Heritage Act, R.S.O. 1990, c 0.18.1 This
review  has  been  carried  out  in  order  to  determine  whether  the  licensed  professional  consultant
archaeologist has met the terms and conditions of their licence, that the licensee assessed the property
and documented archaeological resources using a process that accords with the 2011 Standards and
Guidelines for Consultant Archaeologists set by the ministry, and that the archaeological fieldwork and
report recommendations are consistent with the conservation, protection and preservation of the cultural
heritage of Ontario.
 
 
The report documents the mitigation of the study area as depicted in Map 10.6 of the above titled report
and recommends the following:
 
 
Based on the results of Stage 4 excavation, it is the determination of this report that BcGo-22 represents a
diffuse plough-dispersed scatter, predominantly lithic, dating to the Palaeo-Indian period of Ontario history.
The failure to locate any areas of intense artifact concentration or cultural features suggests the complete
dispersion of cultural material and removal of subsoil features by historic farming activity and natural
processes. Further excavation of the site area is unlikely to result in the recovery of any significant artifacts
and the site is considered to have no further cultural heritage value. No further archaeological work at
BcGo-22 is recommended.
 
 
Based on the information contained in the report, the ministry is satisfied that the fieldwork and reporting for
the archaeological  assessment are consistent with the ministry's 2011 Standards and Guidelines for
Consultant Archaeologists and the terms and conditions for archaeological licences. This report has been
entered into the Ontario Public Register of Archaeological Reports. Please note that the ministry makes no

Ministry of Tourism, Culture and Sport

Archaeology Programs Unit
Programs and Services Branch
Culture Division
401 Bay Street, Suite 1700
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Ministère du Tourisme, de la Culture et du Sport
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Direction des programmes et des services
Division de culture
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representation or warranty as to the completeness, accuracy or quality of reports in the register.
 
 
Should you require any further information regarding this matter, please feel free to contact me.
 
 
Sincerely,
 
John Dunlop 
Archaeology Review Officer
 
 

 
 
1In no way will the ministry be liable for any harm, damages, costs, expenses, losses, claims or actions that may result: (a) if the Report(s) or its
recommendations are discovered to be inaccurate, incomplete, misleading or fraudulent; or (b) from the issuance of this letter. Further measures
may need to be taken in the event that additional artifacts or archaeological sites are identified or the Report(s) is otherwise found to be inaccurate,
incomplete, misleading or fraudulent.

cc. Archaeology Licensing Officer
Darryl Tighe,Landmark Associates Ltd.
Robert Lamarre,Township of Selwyn Planning Department
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Jun 27, 2016 
 
Lawrence Jackson (P025) 
Northeastern Archaeological Associates Ltd. 
PO BOX 493 Port Hope ON L1A 3Z4
 

 
 
 
Dear Dr. Jackson:
 
 
This office has reviewed the above-mentioned report, which has been submitted to this ministry as a
condition of licensing in accordance with Part VI of the Ontario Heritage Act, R.S.O. 1990, c 0.18.1 This
review  has  been  carried  out  in  order  to  determine  whether  the  licensed  professional  consultant
archaeologist has met the terms and conditions of their licence, that the licensee assessed the property
and documented archaeological resources using a process that accords with the 2011 Standards and
Guidelines for Consultant Archaeologists set by the ministry, and that the archaeological fieldwork and
report recommendations are consistent with the conservation, protection and preservation of the cultural
heritage of Ontario.
 
 
The report  documents the Stage 3 assessment of  one archaeological  site located within the subject
property as depicted in Map 10.4 of  the above titled report  and recommends the following:
 
 
Based on the results of Stage 3 unit excavations undertaken at BcGo-21, it is recommended that the site be
considered to have no further cultural heritage value. The site represents a plough dispersed midden or
refuse site dating to approximately the mid 1850’s to the beginning of the 20th century. This site does not
date to the pre-1830 period (Section 3.4, Standard 1.f.  MTCS 2011), nor does it  represent a historic
homestead site which might require further mitigation under the Rural Historic Farmstead Bulletin (MTCS
2014). 
 
Site  integrity  at  BcGo-21  has  been  heavily  compromised  by  decades  of  farming  activity,  and  any
chronological stratigraphy has been completely removed. No subsoil features were observed during Stage
3 assessment.  
 
The artifact assemblage recovered from BcGo-21 does not differ significantly from other historic Euro-
Canadian sites in the Peterborough area, and with very little potential for subsoil features further excavation
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is highly unlikely to contribute significantly to the archaeological understanding of the area during this time
period.  
 
No further archaeological assessment of this site is recommended.
 
 
Based on the information contained in the report, the ministry is satisfied that the fieldwork and reporting for
the archaeological  assessment are consistent with the ministry's 2011 Standards and Guidelines for
Consultant Archaeologists and the terms and conditions for archaeological licences. This report has been
entered into the Ontario Public Register of Archaeological Reports. Please note that the ministry makes no
representation or warranty as to the completeness, accuracy or quality of reports in the register.
 
 
Should you require any further information regarding this matter, please feel free to contact me.
 
 
Sincerely,
 
Shari Prowse 
Archaeology Review Officer
 
 

 
 
1In no way will the ministry be liable for any harm, damages, costs, expenses, losses, claims or actions that may result: (a) if the Report(s) or its
recommendations are discovered to be inaccurate, incomplete, misleading or fraudulent; or (b) from the issuance of this letter. Further measures
may need to be taken in the event that additional artifacts or archaeological sites are identified or the Report(s) is otherwise found to be inaccurate,
incomplete, misleading or fraudulent.

cc. Archaeology Licensing Officer
Darryl Tighe,Landmark Associates Ltd.
Robert Lamarre,Township of Selwyn Planning Department
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Jun 2, 2016 
 
Lawrence Jackson (P025) 
Northeastern Archaeological Associates Ltd. 
PO BOX 493 Port Hope ON L1A 3Z4
 

 
 
 
Dear Dr. Jackson:
 
 
This office has reviewed the above-mentioned report, which has been submitted to this ministry as a
condition of licensing in accordance with Part VI of the Ontario Heritage Act, R.S.O. 1990, c 0.18.1 This
review  has  been  carried  out  in  order  to  determine  whether  the  licensed  professional  consultant
archaeologist has met the terms and conditions of their licence, that the licensee assessed the property
and documented archaeological resources using a process that accords with the 2011 Standards and
Guidelines for Consultant Archaeologists set by the ministry, and that the archaeological fieldwork and
report recommendations are consistent with the conservation, protection and preservation of the cultural
heritage of Ontario.
 
 
The report documents the assessment of the study area as depicted in Map 10.6 of the above titled report
and recommends the following:
 
 
Based on the recovery of additional diagnostic material which confirms a Palaeo-Indian date for the site,
BcGo-22 meets the requirements for Stage 4 mitigation as per Standard 1. c., Section 3.4 (MTCS 2011): 
 
1. The following site types always require Stage 4 mitigation: 
 
c. Paleo-Indian archaeological sites (shows the earliest 
human occupation of the province), regardless of 
size or artifact yield. 
 
If Avoidance and Protection of the site is pursued long-term protection of the site area in the form of a
protective zoning amendment or other protective covenant must be implemented. Avoidance would require
a 10m buffer beyond established site limits which would be fenced and communicated to all construction
personnel (Section 4.1, MTCS 2011).  
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If Stage 4 Excavation and Removal is pursued block excavations should be undertaken in accordance with
Section 4.2 of the Standards and Guidelines for Consultant Archaeologists (MTCS, 2011). In the case of
BgGo-22, the presence of a Paleo-Indian site would necessitate the use of 3mm mesh on a portion of the
excavation units as per Standard 5, Section 4.2.2 (MTCS 2011). Any Stage 4 excavations must take place
with full consultation and cooperation of local First Nations.
 
 
Based on the information contained in the report, the ministry is satisfied that the fieldwork and reporting for
the archaeological  assessment are consistent with the ministry's 2011 Standards and Guidelines for
Consultant Archaeologists and the terms and conditions for archaeological licences. This report has been
entered into the Ontario Public Register of Archaeological Reports. Please note that the ministry makes no
representation or warranty as to the completeness, accuracy or quality of reports in the register.
 
 
Should you require any further information regarding this matter, please feel free to contact me.
 
 
Sincerely,
 
John Dunlop 
Archaeology Review Officer
 
 

 
 
1In no way will the ministry be liable for any harm, damages, costs, expenses, losses, claims or actions that may result: (a) if the Report(s) or its
recommendations are discovered to be inaccurate, incomplete, misleading or fraudulent; or (b) from the issuance of this letter. Further measures
may need to be taken in the event that additional artifacts or archaeological sites are identified or the Report(s) is otherwise found to be inaccurate,
incomplete, misleading or fraudulent.

cc. Archaeology Licensing Officer
Darryl Tighe,Landmark Associates Ltd.
Robert Lamarre,Township of Selwyn Planning Department
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May 4, 2012 
 
Darryl J. Tighe., M.Sc., MCIP, RPP 
President 
LANDMARK ASSOCIATES LIMITED 
380 Armour Road, Suite 140 
Peterborough, Ontario K9H 7L7 

 
RE:  Applicability of Minimum Distance Separation Formulae 

Plan of Subdivision – Chemong Road, Peterborough County 
Draft Plan of Subdivision 15T-92008 

 
Dear Mr. Tighe, 
 
We have reviewed the above noted subdivision application. We are aware that draft 
approval on this Plan of Subdivision has been withdrawn due to a lapsing condition. As such, 
we have considered the applicability of the Ministry of Agriculture, Food, and Rural Affairs 
Minimum Distance Separation Formulae (MDS) moving forward as a new Plan of 
Subdivision application. Without question, there are a number of agricultural operations in 
the close proximity to the proposed subdivision.  
 
In 2008, with the approval of Official Plan Amendment No. 3, the County of Peterborough 
Official Plan now functions as the lower tier Official Plan for the Township of Smith-
Ennismore-Lakefield. The property is designated partially Estate Residential, Highway 
Commercial and Provincially Significant Wetland. The designations establish the area as one 
that has been planned for both residential and commercial development. Agricultural uses 
as not permitted uses of the Estate Residential section found in Section 6.2.8.2 of the 
Official Plan or within the permitted uses found within the Permitted Uses section of the 
Highway Commercial designation found within Section 6.2.10.2. 
 
The Township’s Comprehensive Zoning By-law 2009-021 includes a number of zones for the 
property. Generally these zones on the property include setbacks and provisions to protect 
the onsite and abutting Provincially Significant Wetland. Generally the Rural Residential (RR, 
RR-295,296,297,298 and 302) and Commercial (C1-299 and 300)  zones respectively allow 
both residential and commercial development while excluding agricultural uses in 
accordance with the Official Plan designations. 
 
In addition to reviewing the Official Plan and Zoning By-law we also consulted with Staff at 
the Ministry of Agriculture, Food and Rural Affairs in Brighton. Through these discussions it 
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was determined the most applicable MDS guidelines to this situation includes Guideline 1 
and Guideline 9 given the existing designation and zoning of the property. 
 
Guideline 1 states: 

“MDS Formulae and criteria are to be referenced in official plans, included in 
zoning by-laws and applied in designations and zones where livestock facilities 
are a permitted use. MDS will be applied in Prime Agricultural Areas and Rural 
areas as defined by the Provincial Policy Statement, 2005.” 

 
Guideline 9 states: 

“MDS I is applied when new development is proposed by way of a re-zoning in 
a zone where agriculture is a permitted use.” 

  
As previously noted, the official plan designation and zoning on the property permits 
residential and commercial development to take place but excludes agricultural uses as a 
permitted use within the relevant designation and zones.  
 
Our next step included a more detailed review of the Official Plan to determine if the Plan 
had any additional/more in-depth MDS requirements beyond those of the Guidelines. This 
does not appear to be the case. Based on our interpretation of the guidelines and review of 
the Official Plan and Zoning By-law we are of the opinion that MDS calculations are not 
required for proceeding with a new Plan of Subdivision.  
 
We would be pleased to discuss this matter further if greater detail or interpretation is 
required by the Approval Authority. 
 
Regards, 
 

 
 
Mike Keene, MCIP, RPP 
Senior Planner 
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