
 
 

 
TO: Members of the Planning Committee  
 
FROM: Malcolm Hunt, Director, Planning and Development Services 
 
MEETING DATE: September 2, 2008 
 
SUBJECT: Report PLPD08-069 
 Official Plan Amendment O0802 
 Zoning By-law Amendment Z0803SB 
 Draft Plan of Subdivision 15T-08501 
 1496951 Ontario Inc. 
 2300 Marsdale Drive & 2150 Television Road 
 
 
PURPOSE 

A report to evaluate the planning merits of the Official Plan Amendment, Draft Plan of 
Subdivision and Zoning By-law Amendment applications for the properties at 2300 
Marsdale Drive and 2150 Television Road (1496951 Ontario Inc.). 

RECOMMENDATIONS 

That Council approve the recommendation(s) outlined in Report PLPD08-069 dated 
September 2, 2008, of the Director of Planning & Development Services, as follows: 
 
a) That Schedule ‘A’ – Land Use of the Official Plan be amended in accordance 

with Exhibit ‘D’ of Report PLPD08-069. 
 
b) That Draft Plan of Subdivision Approval for Plan 15T-08501, Project No. 10124 

dated August 28, 2008 by D.M. Wills Associates Limited, be granted, subject to 
the Conditions of Draft Plan Approval attached to Report PLPD08-069, as 
Schedule 1. 

 
c) That the subject property be rezoned from A.1 – Restricted Agricultural 

(Otonabee), M – General Industrial (Otonabee) and HL – Hazard Lands 
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(Otonabee) to R.1-“H”; R.2-“H”; R.2,4h-“H” – Residential Districts, OS.1 – Open 
Space District, and D.1 – Development District in accordance with the Draft Plan 
of Subdivision and Exhibit ‘E’ of Report PLPD08-069. 

 
OTHER PERTINENT CONSIDERATIONS 
 
 
The ‘H’ – Holding Symbol will be removed from the residential zones upon registration 
of the plan at the Land Registry Office. 
 
 
BUDGET AND FINANCIAL IMPLICATIONS 

There are no direct financial implications associated with the approval of the subject 
applications. 
 
 
BACKGROUND 

The subject lands are approximately 9.48 hectares (23.44 acres) in size and are part of 
an area annexed from Otonabee Township on January 1, 1998.  The site is located at 
the easterly terminus of Marsdale Drive, east of Foxmeadow Road, south of the 
Canadian Pacific Railway and west of Television Road.  Existing land uses in the 
vicinity include rural/open space and employment/industrial uses east of Television 
Road, rural residential uses north of the CP railway, existing and developing residential 
subdivisions to the west and southwest, and the Downers Corners Provincially 
Significant Wetland to the south and southeast. 

The proposed Draft Plan of Subdivision represents the final phase of subdivision 
development in this neighbourhood, tying together two existing registered plans of 
subdivision (45M-221 along Foxmeadow Road and 45M-208 along Powell 
Court/Marsdale Drive) and a Draft Approved Plan of Subdivision (15T-03501 along 
Hargrove Trail) by extending Marsdale Drive to Foxmeadow Road and by providing for 
the connection of Hargrove Trail to Marsdale Drive.  The plan proposes the 
development of 31 single detached lots with typical lot frontages ranging from 12m (40 
feet) to 18.1m (59 feet) and 18 semi-detached lots (36 units) with typical lot frontages 
ranging from 9m (29.5 feet) to 10.8m (35 feet) per unit. 

The Downers Corners Wetland Comprehensive Environmental Impact Study (EIS), 
prepared by the City in conjunction with the Otonabee Region Conservation Authority 
(Gartner Leet Limited, May 2007) makes a number of recommendations affecting the 
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lands.  The proposed plan has been designed to implement the recommendations of the 
EIS. 

Pursuant to Section 51(25) of the Planning Act, Council has the authority to impose 
conditions to the approval of a plan of subdivision that are reasonable and have regard 
to the nature of the development proposed.  Issues identified through the application 
review process that cannot be addressed specifically through the draft plan design, 
Official Plan designation or the Zoning By-law will be imposed as conditions of Draft 
Plan Approval.  The proposed conditions of Draft Plan Approval for this development 
are detailed in Schedule 1.  These conditions must be satisfied before the City can grant 
Final Approval to the plan of subdivision.  Once Final Approval is granted, the developer 
would be permitted to register the plan with the Land Registry Office and to begin selling 
individual lots. 

ANALYSIS 

a) Provincial Policy 

The Provincial Policy Statement, 2005 (PPS) provides policy direction on matters of 
provincial interest related to land use planning and development.  The PPS promotes 
efficient, cost effective development and land use patterns, protection of resources and 
public health and safety.  In keeping with Section 1.1.3.2 of the PPS, the proposed plan 
provides for the efficient use of available land, infrastructure and resources by tying into 
existing adjacent subdivisions and completing subdivision development in the area.   

The subject lands are located in the “Designated Greenfield Area” as identified in the  
Growth Plan for the Greater Golden Horseshoe, 2006.  These areas are intended to 
accommodate a portion of the City’s long-term growth with the remainder being 
accommodated through intensification and redevelopment in existing built-up areas of 
the city.  For the city’s Designated Greenfield Areas as a whole, the City is required to 
plan for a minimum density target of 50 persons and jobs per hectare unless a lesser 
target is approved by the Ministry for cities such as Peterborough that are in the “Outer 
Ring” of the Growth Plan.  Although the proposed plan of subdivision provides for a 
density that is lower than that which is prescribed by the Growth Plan (approximately 35 
persons per hectare), the City will ensure that the Places to Grow density target is 
achieved as Secondary Plans are adopted for those areas that have recently been 
annexed from the neighbouring Townships. 

Future residents of the proposed development will be able to take advantage of an 
existing public transit route that is located approximately 600 metres away.  In 
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accordance with Section 1.1.1 of the PPS, the draft plan of subdivision will be 
municipally serviced and minimizes the need for infrastructure expansion by connecting 
to existing infrastructure where available. 

The proposal is also consistent with the housing policies of the Section 1.4 of the PPS 
by providing a range of housing types and densities that will contribute to the 10 year 
supply of land designated and available for new residential development and will 
provide opportunities for more affordable units. 

Consistent with Section 2.1.6 of the PPS, the proposed development has incorporated 
appropriate setbacks from the adjacent Downers Corners Provincially Significant 
Wetland as recommended by the Downers Corners Wetland Comprehensive EIS and, 
as discussed later in this report, its services will be designed to protect against negative 
impacts on the wetland. 

Overall, the proposed plan of subdivision is consistent with the direction of the PPS and 
the policies of the Growth Plan for the Greater Golden Horseshoe.  It is anticipated that 
secondary planning throughout the remainder of the City’s designated greenfield areas 
will strengthen this compliance particularly as it relates to total densities across the 
greenfield areas as a whole. 

b) Official Plan 

The subject lands are currently designated as follows: 

Schedule ‘A’ 
Land Use 

Residential 
Rural (Otonabee Township) 
Village (Otonabee Township) 
Major Open Space 
Protected Natural Areas 

Schedule ‘B’ 
Roadway Network 

Maria Street – High Capacity Arterial Street 
Television Road – High Capacity Arterial Street 
Marsdale Drive – High Capacity Collector Street 

Schedule ‘C’ 
Natural Areas & Flood Plain 

Natural Areas and Corridors 
Land Adjacent to Provincially Significant Wetlands 

  

As described above, the lands are subject to designations in the City of Peterborough 
Official Plan and designations in the Township of Otonabee-South Monaghan Official 
Plan that have remained on the lands since being annexed in 1998.  Although the 
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majority of the area to be developed for residential purposes is currently designated 
“Residential”, an Official Plan Amendment is required to change the “Rural” and “Village 
designations from the former Township Official Plan to “Residential” to bring the lands’ 
designations into compliance with the City Official Plan.  In order to implement the 
setback/buffer recommendations of the Downers Corners Wetland Comprehensive EIS, 
an Official Plan Amendment is required to re-designate portions of the lands from 
“Residential”, “Rural” and “Village” to “Major Open Space”.  Additionally, in order to 
reflect the confirmed boundary of the Downers Corners wetland, an Official Plan 
Amendment is required to re-designate portions of the lands from “Residential” and 
“Major Open Space” to “Protected Natural Areas”. 

Section 4.2.5.7 of the Official Plan establishes a number of items that Council must 
consider when reviewing an application for residential development.  Each of these 
factors will be considered in turn. 

i. Proposed Housing Types 
 
The proposed subdivision provides for the development of 31 single detached 
residential units and 18 semi-detached dwellings (36 units).  The lots and 
dwellings proposed are comparable in nature and size to those that have 
been developed in the adjacent residential areas including Marsdale Drive, 
Foxmeadow Road, Powell Court and Easthill Drive.  Additionally, the plan has 
been designed to ensure that housing types on lots at the limits of the draft 
plan will match those housing types that either exist or are approved on lots 
immediately adjacent to the draft plan.  Consequently, it is staff’s opinion that 
the proposed residential form is in keeping with existing development in the 
neighbourhood and is appropriate for the area. 

Additionally, staff note that through the provision of 2 unit lots, the 
development will provide a more affordable alternative to the typical single 
detached housing on lots with 12 to 15 metres of lot width that tends to 
dominate the Peterborough new home market. 

Within the neighbourhood, a sufficient mix of affordable, higher density units 
has been established along Walker Avenue to provide a balance of residential 
opportunities in the immediate area. 

ii. Surrounding Land Uses 
 

Lands to the west and southwest are designated and zoned for residential 
purposes.  In the immediate area, existing and approved development 
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primarily consists of single and semi-detached dwellings.  Monsignor 
O’Donoghue Catholic Elementary School is located adjacent to the plan along 
Marsdale Drive.  To the north, the plan is bounded by the Canadian Pacific 
Railway.  Beyond the railway are lands designated for “Village” purposes in 
accordance with the former Township of Otonabee Official Plan and are 
currently developed as a rural residential area.  The Downers Corners 
Provincially Significant Wetland is located south and southeast of the lands 
while the lands east of Television Road (approximately 280m from the area to 
be developed) are designated as Employment Areas in the Township of 
Otonabee-South Monaghan Official Plan.  Current uses east of Television 
Road include rural/open space uses and an asphalt/concrete plant operated 
by Lafarge Canada Inc. 
 
Due to the nature of the activity at the Lafarge site, the relatively large 
separation distance between the proposed residential development and this 
use, and the topography of the area that separates the two, staff is satisfied 
that land use conflicts are unlikely to occur between the plan of subdivision 
and this employment use.  Notwithstanding this, to help ensure that future 
land use conflicts do not arise, staff will require the owner to agree in the 
subdivision agreement to include a clause in all agreements of purchase and 
sale for Lots within 300m of Television Road advising prospective purchasers 
of the nearby employment use as a condition of Draft Plan Approval. 

The proposed plan maintains a minimum 30 metre separation between 
residential lots and the C.P. Railway.  Accordingly, a berm/wall is not required 
to attenuate noise from the railway.  As part of the approval process for the 
adjacent plan of subdivision along Foxmeadow Road, a noise and vibration 
study was completed to assess potential impacts from railway activity.  
Consistent with the adjacent plan of subdivision, railway impacts are to be 
mitigated by: establishing lots with extra depth adjacent to the future Maria 
Street extension, constructing a privacy fence along the rear of the said lots, 
and by including a warning clause registered on title advising prospective 
purchasers of the active rail line.  These requirements have been included in 
the draft plan design and/or are included in the proposed conditions of Draft 
Plan Approval. 

iii. Adequacy of Municipal Services 
 
The proposed development is planned for full municipal water and 
wastewater services.  Peterborough Utilities Services Inc. will provide water 
and electrical service to the development upon plan registration and 
execution of a standard servicing agreement with the owner. 
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As part of their application, the owner submitted a Sanitary Sewer Report 
(Trow Associates Inc., August 2007) which concluded that the existing 
sanitary sewer along Walker Avenue, to which this plan is intended to provide 
additional flow, is currently operating at or above its design capacity for 
existing registered plans of subdivision.  Consequently, as a condition of Draft 
Plan Approval, the owner will be required to provide additional capacity in the 
local sanitary sewer system to accommodate this development. 

Stormwater runoff from this development will be accommodated in two 
existing stormwater management ponds located off-site.  The first is located 
on Foxmeadow Road, opposite Hargrove Trail.  The other is located adjacent 
to the Downers Corners wetland, parallel to Marsdale Drive, opposite Street 
“A”.  This second pond was originally constructed as a temporary facility to 
accommodate runoff from the elementary school site.  Prior to final approval 
the owner will be required to submit a final stormwater management report to 
the satisfaction of Otonabee Region Conservation Authority (ORCA) and the 
Utility Services Department and will also be required to construct the existing 
temporary facility as a permanent facility, including landscaping.  

iv. Traffic Impacts 
 

As part of their application, the owner submitted a Traffic Impact Study of the 
proposed development (Tranplan Associates, January 2008) which concluded 
that no improvements are required to the local road network to accommodate 
traffic generated by this development.  In particular, the study concludes that 
the development will have a minimal impact on traffic at the intersection of 
Maria Street and Ashburnham Drive and will have an acceptable level of 
impact on traffic movement at the intersection of Marsdale Drive and 
Ashburnham Drive. 
 
To facilitate transportation choice, sidewalks will be provided on both sides of 
all streets in the development in accordance with City policy as a condition of 
draft plan approval.  Additionally, public transportation is available within 
walking distance along Walker Avenue. 

As shown in the table on page 4, Maria Street is designated in the Official 
Plan as a High Capacity Arterial Street from Ashburnham Drive to Television 
Road.  Presently, Maria Street terminates at Walker Avenue.  Through 
previous plans of subdivision, the City has acquired the lands to 
accommodate the extension of Maria Street to Television Road up to the limit 
of the subject lands.  At this time, the City is not proposing to commence 
construction of Maria Street to Television Road. 



Report PLPD08-069 - Official Plan and Zoning By-law Amendment and Draft Plan of 
Subdivision Applications - 2300 Marsdale Dr. and 2150 Television Road 

  Page 8 
 

As part of the traffic impact study prepared for the application, an assessment 
was made of whether the Maria Street extension was necessary for 
accommodating traffic from this development.  The study concluded that the 
extension was not necessary to accommodate this plan.  Based on the study 
submitted, staff is satisfied that the existing neighbourhood street network can 
accommodate the traffic generated by this development. 

In order to protect the City’s ability to implement the transportation network 
designated in the Official Plan, the City will require that Blocks 53, 54 and 55 
be conveyed to the City free of charge for Future Roadway / Future 
Development accommodating the Maria Street extension.  Additionally, Block 
52, which may also accommodate a portion of the Maria Street Extension, is 
to be conveyed to the City free of charge for open space purposes.  In the 
2008 Capital Budget, construction of the Maria Street extension is included in 
the City’s Ten year capital forecast for 2010.  However, prior to commencing 
construction, the City must undertake a Class Environmental Assessment 
(EA) of the project to determine its appropriateness, feasibility and routing.  At 
this time, staff has not initiated an Environmental Assessment nor made plans 
to commence an Environmental Assessment.  Blocks 53, 54 and 55 will be 
held in trust by the City until it is determined what portion of the block is 
required for Maria Street; any lands remaining within these blocks that are not 
required for the road will be conveyed back to the owner for future 
development purposes. 

v. Adequacy of Amenities, Parks and Recreation Opportunities 
 
As the final phase of larger Foxmeadow and Meadows developments to the 
west, the proposed plan is served by many existing amenities in the area 
including Beavermead Park, Farmcrest Park, Walker Park and Eastgate 
Memorial Park.  Recreation opportunities are available on the Monsignor 
O’Donoghue Catholic Elementary School grounds and local convenience 
shopping is available at the intersection of Marsdale Drive and Ashburnham 
Drive. 
 
Staff is currently planning the development of a trail between Farmcrest 
Avenue southwest of the subject lands to the Willowcreek Plaza area on 
Lansdowne Street – enhancing residents’ ability to walk or cycle to shopping 
and restaurants along Lansdowne Street East.  Pending budget approval, this 
work is anticipated to be complete by 2010. 

Under Section 51 of the Planning Act, the City can require up to 5% of the 
land devoted to residential development for parkland dedication or 
alternatively may collect cash-in-lieu of the said parkland dedication.  
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Because the proposed plan does not provide for the dedication of parkland, 
the City will require a cash payment representing the value of 5% of the land 
to be developed as a condition of Draft Plan Approval. 

vi. Parking, Buffering and Landscaping 
 

Parking, building setback, and building/driveway coverage standards are 
implemented as regulations in the Zoning By-law.  With the exception of Lot 
34, the proposed development provides for the creation of lots that will 
accommodate the standard R.1 (Residential District 1) and R.2 (Residential 
District 2) zones without the need for reducing any of the standards regulated 
in those zones.  These zones are used extensively throughout the 
surrounding neighbourhood and will ensure uniformity in both the availability 
of off-street parking and on-lot landscaping opportunities. 
 
In accordance with City Policy, the owner will be required to make a cash 
payment to the City for the planting of a street tree in front of each unit within 
the municipal boulevard. 

vii. Significant Natural/Environmental Features 
 

The subject lands are located within 120 metes of the Downers Corners 
Provincially Significant Wetland.  Pursuant to an Ontario Municipal Board 
decision issued in 2001 for the Powell Court subdivision, the City completed 
the Downers Corners Wetland Comprehensive Environmental Impact Study 
(EIS) (Gartner Lee Ltd., May 2007) in conjunction with Otonabee Region 
Conservation Authority and in consultation with the Ministry of Natural 
Resources. The purpose of the study was to determine the existing condition 
and function of the wetland, assess the significance and sensitivity of the 
wetland’s functions, and provide scientifically based recommendations to 
protect against adverse impacts from development near the wetland.  The 
results of the study were presented to Council in October 2007 (Report No. 
PLPD07-051) and to area residents in an open house held on July 22, 2008. 
 
In accordance with the study recommendations, the draft plan of subdivision 
has been designed to establish a 50m Adjacent Land Area (ALA) (i.e. buffer) 
between the wetland boundary and the residential development.  This area 
will be designated and zoned for open space purposes and conveyed to the 
City as part of Block 52.  Much of the ALA is currently designated “Major 
Open Space” in the Official Plan however portions of it within the draft plan 
are designated “Residential”, “Rural” and “Village”.  Consequently, to 
implement the ALA as an open space area, an Official Plan Amendment is 
required to change these existing designations to “Major Open Space”. 
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Additionally, the study confirmed the boundary of the Downers Corners 
wetland resulting in some amendments to the previously approved boundary 
on the subject lands.  The amended wetland boundary has been approved by 
the Ministry of Natural Resources and therefore will be reflected in the Official 
Plan, by amendment, as “Protected Natural Areas” to be consistent with the 
remainder of the wetland.  These areas are also included in Block 52 and will 
be conveyed to the City as open space upon registration of the plan of 
subdivision. 
 
Other recommendations of the EIS that affect the proposed plan of 
subdivision include requiring a site-specific investigation at the time of 
development to determine soil permeability, directing development runoff to 
Stormwater Management Ponds and away from environmentally sensitive 
areas, enhancing the ALA with native shrubs/trees and measures to prevent 
human access (i.e. fencing), and implementing a monitoring program for 
water quality and benthic invertebrates to ensure that wetland function is not 
adversely affected by development.  These recommendations will be 
implemented as conditions of Draft Plan Approval. 

Through the approval of the Powell Court subdivision, a number of additional 
measures were required as conditions of Draft Plan Approval to provide 
additional protection to the wetland and its associated buffer area.  To 
maintain consistency between the two subdivisions, a number of these 
measures will be required as conditions of approval for this development 
including: prohibiting the installation of fence gates to access the ALA; 
prohibiting the installation of swimming pools on lots adjacent to the ALA; 
establishing a monitoring program to ensure that any required plantings and 
enhancements in the ALA develop as planned; and to develop and distribute 
a “Natural Systems Stewarship Brochure” to all current and future prospective 
purchasers of Lots within the subdivision that would provide education 
material respecting the significance and sensitivity of the Downers Corners 
wetland.  

c) Draft Plan of Subdivision 

As noted previously, the proposed Draft Plan of Subdivision provides for the 
development of 31 single detached lots with typical lot frontages ranging from 12m (40 
feet) to 18.1m (59 feet) and 18 semi-detached lots (36 units) with typical lot frontages 
ranging from 9m (29.5 feet) to 10.8m (35 feet) per unit.  The plan proposes to extend 
Marsdale Drive approximately 300 metres from its current terminus to meet Foxmeadow 
Road while   Foxmeadow Road is proposed to be extended approximately 110 metres 
east and terminated as a cul-de-sac.  Along the west side of Marsdale Drive, a new cul-
de-sac (Street ‘A’) will provide for the creation of lots backing onto the Monsignor 
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O’Donoghue Elementary School site while a street stub is provided to connect the future 
Hargrove Trail to Marsdale Drive.  Foxmeadow Road, Hargrove Trail and Street ‘A’ are 
planned as 20 metre wide right-of-ways while Marsdale Drive, a collector street, is 
planned as a 26 metre wide right-of-way.  

The plan provides sufficient land (Blocks 52 to 55 inclusive) to accommodate the future 
Maria Street extension as designated in the Official Plan.  Additionally, the plan 
maintains the ability to extend Marsdale Drive to Maria Street once Maria Street is 
extended through the creation of a future roadway/development block (Block 57).  
Blocks 52, 53, 54, 55 and 57 will be conveyed to the City at no cost.  In order to provide 
an appropriate streetline setback for the existing residential lot adjacent to Block 57 (Lot 
20, 45M-221) once Marsdale Drive is extended to Maria Street, the plan provides for the 
conveyance of a 6 metre lot widening to the said lot.  This conveyance is reflected in the 
conditions of draft plan approval and will be at the developer’s expense.  As noted 
previously, Block 52 incorporates a 50 metre wide buffer associated with the Downers 
Corners wetland as well as a 15 metre wide buffer around two of the wetland’s 
tributaries; this land will be held in perpetuity by the City for open space purposes.  

A linear block (Block 51) is provided between Marsdale Drive and the stormwater 
management pond located adjacent to the subdivision, along the rear of Lots 5 to 14, 
that will accommodate both a storm sewer outlet to the pond and an access for City 
staff to maintain the pond.  Additionally, to accommodate a storm sewer and overland 
drainage from adjacent lands, the plan illustrates the creation of an easement on Lot 45, 
adjacent to the mutual boundary with Lot 44.  

In order to maximize development efficiency, the majority of the semi-detached lots 
have been placed along the east side of Marsdale Drive (backing onto the Downers 
Corners Wetland), which is a relatively long, straight segment of road.  Single detached 
dwellings have primarily been placed along the Foxmeadow Road extension and cul-de-
sac, Hargrove Trail, and Street ‘A’.  Additionally, the plan has been designed to match 
housing types along the plan boundary with the housing on adjacent lots. 

d) Zoning By-law 

The subject property is currently zoned A1 (Otonabee Township) – Restricted 
Agricultural Zone; M (Otonabee Township) – General Industrial Zone; HL (Otonabee 
Township) – Hazard Lands Zone; and, OS.1 – Open Space District 1.  The applicant is 
proposing to rezone a portion of the lands from A1 and HL to R.1-“H” (Residential 
District) to create 31 single detached building lots each with a minimum lot width of 12 
metres (40 feet).  The applicant is also proposing to rezone a portion of the lands from 
A.1 and HL to R.2-“H” (Residential District) to create 18 semi-detached building lots (36 
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dwelling units) each with a minimum lot width of 9 metres (30 feet) per dwelling unit.  
Staff recommend that the zoning for Lot 34, which is intended to be developed as a 
semi-detached residential lot, be subject to alternative regulation 4h which requires a 
minimum lot depth of 27metres rather than 30 metres to reflect the reduced lot depth of 
28.75 metres that is proposed for the lot.  Accordingly, Lot 34 would be zoned R.2, 4h-
“H”. 

Block 52 on the draft plan encompasses a 50 metre buffer from the boundary of the 
Downers Corners wetland and a 15 metre buffer around two wetland tributaries.  To 
reflect the recommendations of the Downers Corners Wetland Comprehensive EIS, 
Block 52 will be rezoned from HL, A1 and M to OS.1 (Open Space District).   

Blocks 53, 54 and 55 are to be held in trust by the City for the purpose of 
accommodating the future Maria Street extension.  Blocks 53, 54 and 55 will be rezoned 
from A1 and M to D.1 (Development District).  The D.1 zone will essentially limit the use 
of the affected lands to those uses that are legally established on-site today, agriculture 
and park uses.  Once the alignment of the Maria Street extension is determined, any 
development of the remnant D.1 lands will require a zoning amendment and potentially 
an Official Plan amendment. 

RESPONSES TO NOTICE 

a) Agency Responses 

As part of staff’s review of the applications, and pursuant to the Planning Act, staff 
provided notice of the applications to, and sought comments from, the prescribed 
commenting agencies.  Agency comments were generally in support of the 
development with some agencies requiring conditions of Draft Plan Approval.  These 
conditions have been included in Schedule 1, attached to this report. 

Prior to Final Approval, ORCA and the Utility Services Department must review and 
approve detailed stormwater management report, including measures to minimize the 
effect of erosion and sedimentation both during and after construction.  Other requests 
made by ORCA include zoning the buffer areas associated with the Downers Corners 
wetland be zoned OS.1 and that a wetland monitoring program be developed to assess 
impacts that development may have on the wetland.  The appropriate zoning has been 
included in the Zoning By-law and the provision has been made for the development of 
a monitoring program in the conditions of approval. 
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In their comments ORCA noted that the flood plain of the two wetland tributaries in 
Block 52 need to be calculated, mapped and zoned as OS.1.  The extent of the 
floodplain in these areas will be determined as part of either a Class Environmental 
Assessment for the Maria Street extension or as part of any future zoning amendment 
to permit development on lands in the vicinity of the tributaries that will be zoned D.1.  

Peterborough Utilities Services Inc. requires the owner to enter into a standard servicing 
agreement for water and electrical service.  Bell Canada requires the owner to make 
satisfactory arrangements for the provision of telecommunication services to the plan.  
These requirements have been reflected in the proposed conditions of approval. 

Canada Post requires the owner to make satisfactory arrangements for the provision of 
mail delivery services to the plan and to inform all prospective purchasers, through a 
clause in all Agreements of Purchase and Sale, those lots identified for potential 
Community Mailbox and/or mini-park locations.  Canada Post’s requirements have been 
included in the proposed conditions of approval.  Community Mailboxes will be located 
along Marsdale Drive at the side of Lot 20 and at the rear of Lot 40. 

Enbridge Gas Distribution Inc. requires the completion of a composite utility plan 
allowing for the safe installation of all utilities, including required separation between 
utilities, that the streets be constructed in accordance with the said utility plan, that the 
streets be graded to final elevation prior to the installation of gas lines and that Enbridge 
be provided with the necessary field survey information for the installation of the gas 
lines.  These requirements have been reflected in the proposed conditions of approval.   

Any easements required for the installation of utilities will be provided at no cost to the 
said utility. 

The Peterborough County-City Health Unit requested that the developer provide ease of 
accessibility to the recreational parkland/open space areas within the plan and to 
ensure walkability and connectivity of the proposed neighbourhood.  As noted 
previously, the proposed plan represents the final phase of subdivision development in 
the area.  Accordingly, the plan facilitates walking throughout the east end of the 
neighbourhood by connecting all of the existing and approved developments in the area 
via the extension of Marsdale Drive.  Sidewalks will be installed throughout the plan in 
accordance with City Policy and will connect to the existing and/or planned sidewalks in 
the adjacent subdivisions. 

The Downers Corners Wetland Comprehensive EIS makes a number of 
recommendations regarding the use of the buffer area around the wetland.  Generally, 
the intent of these recommendations is to prevent human activity in the buffer.  Although 
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the EIS does indicate that walking trails would be an acceptable use in the buffer, based 
on conditions negotiated through the approval of the Powell Court subdivision at the 
Ontario Municipal Board, staff are not recommending the establishment of trails within 
the wetland buffer area.  As noted previously, there are a number of recreational 
opportunities within the area (e.g. the Monsignor O’Donoghue Elementary School 
grounds, Beavermead Park, Farmcrest Park, Walker Park and Eastgate Memorial Park) 
to accommodate neighbourhood use. 

b) Public Responses 
 
Notice of a Complete Application was mailed to property owners within 120 metes of the 
subject property and was published in the February 22, 2008 Peterborough Examiner.  
No written correspondence and four telephone inquiries were received in response to 
this notice. 
 
On July 22, 2008 the applicant hosted a neighbourhood open house at Monsignor 
O’Donoghue Elementary School.  The applicant mailed a notice of the meeting to 
property owners within 360 metres of the property and published a notice in the July 4, 
2008 Peterborough Examiner.  This meeting was held in conjunction with an open 
house hosted by the City to present the findings of the Downers Corners Wetland 
Comprehensive EIS as directed by Council.  The meeting was attended by 
approximately 60 people and generated a number of written comment submissions.   
 
Notice of the Public Meeting was mailed to property owners within 360 metres of the 
subject property and was published in the August 1, 2008 Peterborough Examiner.  No 
written submissions were received in response to the Public Meeting notice. 
  
Comments received during the public open house and in response to Notice of 
Complete Application generally relate to the following six areas: impact on pace of build-
out and servicing in the neighbouring subdivisions; timing of construction of the Maria 
Street extension; a desire to move construction traffic away from existing streets; the 
form of housing backing onto the Downers Corners wetland; the provision of parkland in 
the neighbourhood; and, a question of whether subdivision is being proposed on lands 
that were once flood plain. 
 

i. Impacts on Build-out of Existing Subdivisions 
 

A number of people expressed concern that the proposed development will 
cause delay in the build-out of the existing subdivision along Foxmeadow 
Road and the draft approved plan along Hargrove Trail.  Build-out of  
subdivisions, including installation of curbs, sidewalks and street trees and 
assumption of services is dependant on market demand for housing.  While 
the City has an interest in ensuring that development proceeds in a timely 
manner to minimize public disruption, the City must also ensure that an 
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adequate supply of building lots is available across the City to meet 
Provincially-mandated interests.  Staff is of the opinion that the additional lots 
proposed in this development are required to meet the City’s obligations 
under the Provincial Policy Statement and that their approval will not have a 
significant adverse impact on the timing of development along Foxmeadow 
Road. 
 
At this time staff can confirm that the developer of the subdivision along 
Foxmeadow Road has recently installed curb and sidewalk where physically 
possible in order to complete the road allowance in front of existing 
residences. 

ii. Maria Street Extension 
 

Several comments were received regarding the Maria Street extension.  
Some people would like to see the roadway constructed prior to any further 
subdivision development in order to draw traffic away from existing streets 
such as Foxmeadow Road and Marsdale Drive and to provide an alternate 
means of exiting the neighbourhood rather than using Ashburnham Drive.  
Others would like the Maria Street extension eliminated in order to prevent 
infiltration of traffic from Television Road into the neighbourhood.  
 
As noted previously, the developer is not proposing to construct the Maria 
Street extension from Walker Avenue to Television Road in conjunction with 
this subdivision and has submitted a traffic impact study demonstrating that 
the Maria Street extension is not required to accommodate traffic from this 
development.  Staff supports this position and therefore has not 
recommended that Maria Street be extended at this time. 
 
Although Maria Street is designated in the Official Plan, the City must 
undertake a Class Environmental Assessment of the project before it can be 
established.  The purpose of the Class EA is to: 1) examine the need for and 
the environmental, social and economic impacts of the project; 2) if the road 
is necessary, determine a preferred alignment and design for the roadway 
from a range of alternatives; and, 3) subject the evaluation process and 
recommended alternatives to public scrutiny before seeking Provincial 
approval for the project.  Notwithstanding that the City currently has included 
the Maria Street extension in its Ten Year Capital Budget for 2010, staff have 
not made plans to initiate the required Class EA because of insufficient traffic 
demand in the area.  Given the minimal level of traffic that will be generated 
by the proposed development, staff feels it is inappropriate to delay approval 
of the subdivision until the City receives the necessary approvals and 
constructs the Maria Street extension. 
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iii. Construction Traffic 
 

A number of people have expressed concern over the presence of 
construction traffic on existing streets within the neighbourhood and a desire 
to find an alternate route to accommodate such traffic.  Due to the length of 
time it has taken for this neighbourhood to build out, the area has a long 
history of accommodating construction traffic. 
 
Subdivision development east of Ashburnham Drive, between Maria Street 
and Ashburnham Drive was originally planned in the mid 1970s.  Recent 
phases of development in this area include Powell Court which was 
constructed since 2004 and Foxmeadow Road (east of Easthill Drive) which 
has been under construction since 2005.  Hargrove Trail, which was draft 
plan approved in 2003, has yet to commence construction.  For the Powell 
Court and Foxmeadow subdivisions, construction traffic uses Marsdale Drive 
and Foxmeadow Road respectively. 
 
In an attempt to address residents concerns, staff has looked at three options 
for accommodating construction traffic: 1) utilizing the unopened Maria Street 
road allowance from Walker Road to Marsdale Drive; 2) utilizing an existing 
driveway to the site from Television Road; and, 3) using the existing Marsdale 
Drive. 
 
Staff have received a petition from area residents requesting that the City 
consider using the unopened Maria Street road allowance from Walker 
Avenue to Marsdale Drive to accommodate construction traffic.  In order to 
use this land, a temporary roadway would need to be constructed and would 
likely require a permit to place fill from ORCA due to the proximity of 
floodplain a watercourse along the north side of the CP Railway.  Based on 
discussions with the developer, it is anticipated that much of the heavy 
construction traffic required for grading the land and establishing the base 
services in the subdivision will be generated in a four month period between 
May and September of 2009 (provided the construction program proceeds to 
the developer’s schedule).  Beyond that time, construction traffic will consist 
of vehicles and equipment associated with house construction. 
 
Notwithstanding that Maria Street has been planned for this location, staff 
anticipate that the construction and use of a temporary roadway at this 
location for construction traffic would generate noise, dust, and privacy 
impacts that could not have been previously anticipated by those existing 
residences that back onto the Maria Street road allowance.  Such impacts 
would likely affect these residents’ enjoyment and use of their rear yards.  
Consequently, staff would not favour establishing a new temporary roadway 
without consulting the adjacent property owners.  Additionally, based on the 
short time frame for the heaviest generation of construction traffic and the 
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number of units proposed by the draft plan, staff do not feel that the lifespan 
of a temporary road in the Maria Street right-of-way would justify its 
construction.  Based on the above, staff do not recommend that the Maria 
Street right-of-way be used to accommodate construction traffic. 
 
Staff have met with the developer and ORCA regarding the potential for using 
an existing driveway on a temporary basis from Television Road to the site.  
Although this driveway crosses through an area recommended for 
preservation as a wetland buffer in the Downers Corners Comprehensive 
Wetland EIS, ORCA believes that it may be appropriate to temporarily use it 
as a construction access subject to proper environmental mitigation during its 
use and rehabilitation following its use.  Any use of the driveway will require a 
permit from ORCA due to the proximity of the Provincially Significant Wetland.  
Given the level of environmental investigation that has already occurred in 
this area and the detailed recommendations for rehabilitation made in the 
Downers Corners Wetland EIS, a scoped EIS can be prepared relatively 
quickly to address any ORCA permit requirements related to establishing the 
driveway as a temporary construction route.   
Use of this driveway on a temporary basis will divert traffic away from existing 
streets and will have minimal impact the nearest existing homes which are 
separated from the access by open space and the C.P. Railway.  With proper 
rehabilitation, the area encompassed by the existing driveway can contribute 
more to the health of the wetland and the surrounding wildlife habitat than it 
does today.  Due to the proximity of turtle nesting habitat and area-sensitive 
breeding birds, it may be necessary to restrict use of this access during 
certain times of the year.  Notwithstanding this, this option can be a viable 
and appropriate alternative to using the existing street network as the 
exclusive construction access. 
 
The third option considered by staff for accommodating construction traffic is 
the use of Marsdale Drive.  Marsdale Drive is designated in the Official Plan 
as a “High Capacity Collector Road”.  High capacity collector roads are 
intended to accommodate a significant amount of traffic (up to 500 vehicles 
per hour per lane) with a potential cross-section of up to 4 travel lanes.  
Marsdale Drive is constructed within a 26 metre wide road allowance, is 
constructed to accommodate heavy vehicles, if necessary, and provides 
access to Ashburnham Drive via a signalized intersection.  Although Marsdale 
Drive has been used in the past for construction traffic, it remains an 
appropriate means for accommodating such temporary traffic due to the 
road’s planned purpose and design.  
 
Given the overall social and environmental benefits that can be achieved by 
using the existing driveway from Television Road as a temporary construction 
access, it is staff’s recommendation to pursue this option as the principal 
means for accommodating construction traffic.  Should use of the driveway be 
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restricted during certain times of the year to mitigate potential environmental 
impacts, staff recommend that Marsdale Drive be used as an alternate route.  
Consequently, as a condition of draft plan approval, the owner will be required 
to work with the City and ORCA to temporarily establish this driveway as the 
principal construction access to the lands and to use Marsdale Drive as a 
secondary means of access should the driveway be unavailable at certain 
times of the year. 

iv. Housing Adjacent to the Downers Corners Wetland 
 

Some residents expressed concern over the potential of having semi-
detached dwellings adjacent to the Downers Corners wetland.  Specifically, 
they questioned whether purchasers of these units would be required to pay 
similar premiums to back onto the wetland as previous homeowners did in the 
Powell Court subdivision and whether these new residents would respect 
similar land use restrictions as the residents of Powell Court are currently 
subject to.  Although staff can not regulate who can purchase a property nor 
the price of new homes, staff has ensured through the proposed conditions of 
approval that the proposed development will be subject to restrictions that are 
consistent with those implemented on Powell Court in order to protect the 
form and function of the Downers Corners wetland. 

v. Parkland Provision 
 
Some residents questioned whether additional parkland would be established 
as part of this development and expressed a desire to use area adjacent to 
the Downers Corners Wetland as a passive recreation area.  As noted 
previously, there are a number of existing parks and recreation opportunities 
within the wider neighbourhood, including the Monsignor O’Donoghue 
Elementary School grounds located adjacent to this plan.  Because of this, 
staff have not recommended the establishment of a new park as part of this 
development. 
 
During the review of the Powell Court subdivision, staff had recommended the 
establishment of a trail network within the buffer adjacent to the Downers 
Corners wetland, however, as part of the ensuing Ontario Municipal Board 
hearing, it was agreed that trails would not be established in this area in order 
to provide enhanced protection for the wetland.  Accordingly, staff have not 
recommended the establishment of trails adjacent to the wetland in this 
development. 
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vi. Soil Stability and Flood Plain 
 
During the public open house questions were raised regarding the suitability 
of the soil on-site for development.  Specifically, it was contended that the site 
was once flood plain and has, over the years, been subject to significant 
filling.  Staff has no information to indicate that the lands have been filled over 
time.  Based on ORCA mapping, the area to be developed is located above 
the regulatory flood line.  Accordingly, ORCA has no objection to the 
proposed development subject to their standard conditions of approval. 
 
As is standard with most other subdivisions in the City, the owner will be 
required to undertake site specific soil and hydrogeological testing as a 
condition of approval to ensure that the proposed housing is protected from 
groundwater impacts. 
 
 

SUMMARY 

Approval of the applications for Official Plan Amendment, Draft Plan of Subdivision 
Approval and Zoning By-law Amendment is recommended for the following reasons: 
 

i. The Plan of Subdivision will provide additional residential land for the City 
thus helping to ensure that the City has an appropriate lot inventory pursuant 
to the Provincial Policy Statement; 

 
ii.  The proposed Draft Plan is both a logical extension of, and provides a 

conclusion to, existing subdivision development in the area; 
 

iii. The proposed Draft Plan is consistent with the matters of Provincial Interest 
as established under the Planning Act, does not conflict with any Provincial 
Plan, and, if approved, complies with the City Official Plan; and, 

 
iv. All matters considered during the review pursuant to Section 51(24) of the 

Planning Act have either been addressed or will be addressed through the 
Conditions of Draft Plan Approval prior to the issuance of Final Approval. 
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Submitted by,  
 
_________________________________ 
Malcolm Hunt, Director,  
Planning and Development Services 
 
Prepared by,      Concurred with, 
 
 
________________________________  _____________________________ 
Brad Appleby,      Ken Hetherington, 
Planner, Subdivision Control   Manager, Planning Division 
& Special Projects 
 
Contact Name: 
Brad Appleby 
Planner, Subdivision Control and Special Projects 
Planning & Development Services 
Phone – (705) 742-7777 Ext. 1886 
Fax – (705) 742-5218 
E-Mail – bappleby@peterborough.ca 
 

 
Attachments: 
Schedule 1 - Conditions of Draft Plan of Subdivision Approval 
Exhibit A - Notice of Public Meeting 
Exhibit B -  Land Use Map 
Exhibit C -  Draft Plan of Subdivision 
Exhibit D - Draft Official Plan Amendment 
Exhibit E - Draft Zoning By-law Amendment 
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