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The following Planning Justification Report is being provided in support of plan of subdivision
application under the Planning Act affecting lands located at Part of Lot 14, Concession 8, Cavan
Ward, Township of Cavan Monaghan, County of Peterborough (municipal address: 1066 Syer
Line) (Figure 1 — Site Location). The proposal is to have an industrial subdivision that includes
8-10 lots for rural employment uses, a private road which will be a part of condominium and a
block to accommodate a stormwater easement and the existing watercourses that flow through

the subject lands.

This report provides an explanation and examination of the Plan of Subdivision in in the context

of the applicable land use planning documents at both the provincial and local level.

The subject lands are located at Part of Lot 14, Concession 8, Cavan Ward, Township of Cavan
Monaghan, County of Peterborough (municipal address: 1066 Syer Line). The subject property
is approximately 34 hectares (~84 acres) with approximately 495 metres of frontage on Syer Line
and consists of open fields and a watercourse which traverses through the southern portion of

the property.

The subject property is located between Syer Line to the south and Ontario Highway 115 to the
north and is surrounded by rural residential, agricultural and rural employment uses. Additionally,
natural heritage features such as Provincially Significant Wetlands, Significant Woodlands,
unevaluated wetlands, water courses and ponds are located in all directions within 120 metres

of the property.

The property was subject to an Official Plan Amendment (OPA) and a Zoning By-law Amendment

(ZBA) which redesignated the portions of the subject lands from Agricultural to Rural

Employment and rezoned from the Agriculture (A) Zone to the Rural Employment (M2) Zone in
order to permit the establishment of industrial uses that are in keeping with the Township of
Cavan Monaghan Official Plan and Zoning By-law. The OPA and ZBA were adopted and
approved by Council on May 2", 2022, and relevant information regarding those applications,

including the technical review, can be found on the Township website.

1066 Syer Line, Cavan, County of Peterborough, ON



The subject property is currently designated Rural Employment, Natural Core Area and Natural

Linkage Area in the Township of Cavan Monaghan Official Plan and zoned Rural Employment
(M2) Zone and Natural Linkage (NL) Zone in the Township of Cavan Monaghan Zoning By-law.

Uses permitted in the M2 zone include agricultural service and supply establishment, auction
sales establishment, brewery / winery, business office, commercial self-storage facility,
composting yard, contractor’s yard, equipment rental establishment, farm implement sales and
service establishment, feed mill, industrial use, industrial equipment rental establishment, motor
vehicle body shop, motor vehicle gas bar, motor vehicle repair garage, motor vehicle sales and
rental establishment, outdoor display and sales area, outdoor power products sales and service
establishment, outdoor storage use, recycling facility, repair or service shop, restaurant, retail

store, transport terminal, warehouse, waste transfer station and wholesale establishment.

It should be noted that the applicant made a consent application submission on June 20", 2023
that proposed to sever two (2) lots on the southern portion of the property. As this submission
included a Planning Letter that spoke in detail about the consents, this report will only review the

Plan of Subdivision.

1066 Syer Line, Cavan, County of Peterborough, ON
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The proposed development lands will comprise an approximate area of 30 hectares and will
include 8-10 lots. The proposed lots within the plan of subdivision will be accessed through an
internal road that will connect to Syer Line. The internal road will terminate at a cul-de-sac located
in the northern portion of the development area. It should be noted that the internal road will be
a part of the condominium agreement for which a separate Plan of Condominium application will

be submitted along with the subject Plan of Subdivision application.

Although lot sizes within the subdivision are not finalized at the time of writing this report, it is

anticipated that the lots will have an approximate lot area of 3.5 hectares.

Given the uncertainty of the total number and size of the lots, the subdivision will only be divided
into several large blocks that can be further severed in the future through Part Lot Control
Exemption, a process under Section 50 of the Planning Act which allows the municipality to
permit further subdivision of lots created in a plan of subdivision through the passing of a by-law
that exempts those lands from subdivision control. Using this process, prospective developers

can divide the land to suit their spatial needs.
As such, the layout of the proposed subdivision is as follows:

e Block 1 encompasses the proposed internal road. This block will be identified as a
common element within a condominium. Owners of each parcel of land within the
subdivision will form the condominium corporation that will own and maintain the

common element road block.

e Block 2 includes a majority of the land that will be developed within the subdivision (20.15

hectares). This land will be further subdivided through Part Lot Control Exemption.

o Block 3 is the balance of the land to be developed south of the proposed drainage outlet
(see below). Similar to Block 2, this land may be further divided through Part Lot Control

Exemption, albeit on a smaller scale (1-2 lots)

e Block 4 encompasses the watercourse features and their associated 30 metre setbacks.
This block also includes a drainage swale for stormwater that will connect to Block 1

(internal road).
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e Block 5 is a small portion of land between the watercourses and Syer Line. This block

may be used to establish a smaller industrial or commercial use.

All future lots will be serviced with individual private septic systems and wells as there is no
municipal sanitary and water servicing available within the area. Further discussion regarding the

private servicing is provided in Section 1.1.4 of this report.

The applicant and consulting team met with staff (via Microsoft Teams) from the County of
Peterborough and Township of Cavan Monaghan on May 25, 2023, to discuss the proposed
applications and required supplemental information (see: Appendix A). It should be noted that
a number of technical assessments were conducted when the subject lands were redesignated
and rezoned. Given the existing detailed background information, it was confirmed that the

following would be sufficient to support of the submission:

Planning Justification Report prepared by EcoVue Consulting Services;

o Stage 1, 2 and 3 Archaeological Assessments prepared by Earthworks Archaeological

Services;

e An Addendum to the previously conducted Traffic Impact Study (2022) prepared by

JD Northcote Engineering Inc.;

¢ Preliminary Stormwater Management Report prepared by Engage Engineering; and

Draft Plan of Subdivision prepared by EcoVue Consulting Services.

All of the above items have been included with the applications for Plan of Subdivision and Plan
of Condominium. It is understood that additional addendums to the reports will be required for
detailed design and will be requested by the County as conditions of draft approval of a plan of

subdivision.
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Land use policies and regulations affecting the subject lands include the 2020 Provincial Policy
Statement (PPS) and A Place to Grow: Growth Plan for the Greater Golden Horseshoe 2019
(Growth Plan) at the provincial level. At the municipal level, the County of Peterborough Official
Plan (CPOP), Township of Cavan Monaghan Official Plan, and the Township of Cavan Monaghan
Zoning By-law affect the subject lands. In this section of the report, the proposed Plan of
Subdivision is reviewed in the context of the policies and provisions contained within these

documents.

Section 51(24) of the Planning Act, R.S.0., 1990, C. P.13, indicates that “in considering a draft
plan of subdivision, consideration should be had, among other matters, to the health, safety,
convenience and accessibility for persons with disabilities and welfare of the present and future
inhabitants of the municipality” in which the subdivision is located. In addition to these matters,
the following specific items should also be considered (excerpts Section 51(24) in italics (non-

applicable sections have been omitted)):

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

as referred to in Section 2:

Section 2 of the Planning Act provides a list of “matters of provincial interest’ that an approval
authority shall have regard to when carrying out responsibilities under the Act. The matters are

discussed in the table below:
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Matters of Provincial Interest

Response

(a) the protection of ecological systems,
including natural areas, features and
functions;

An Environmental Impact Study (EIS) has
been undertaken to confirm the extent of
natural features and provide adequate
mitigation, if necessary. As noted in the EIS,
the subject lands contain non-significant
wetlands, permanent/intermittent
watercourses, fish habitat and habitat of
threatened and endangered species. A series
of mitigative measures will be implemented
within the development to ensure the
protection of these features and their
functions, including the establishment of a
protective block within the subdivision. Further
discussion of the natural and ecological
features is provided in Section 2.2.5 of this
Report

(b) the protection of the agricultural
resources of the Province;

As demonstrated in the Agricultural Impact
Study, the proposed development will not
impact surrounding agricultural uses as there
is already a transition in land use in the
immediate surrounding area.

(c) the conservation and management of
natural resources and the mineral resource
base;

The proposed plan of subdivision will not
adversely impact any natural resources.

(d) the conservation of features of significant
architectural, cultural, historical,
archaeological or scientific interest;

Provincial mapping indicates that there is an
Earth Science ANSI located at the northeast
corner of the subject lands and throughout the
500-metre surrounding area. However, the EIS
determined that the wetland associated with
the ANSI does not exist on the site due to past
agricultural activity and as such, the site does
not contain ANSI.

Due to close proximity to watercourses and
wetlands, it is anticipated that the subject
lands could potentially contain archaeological
resources. As such, a Stage 1 and 2
Archaeological Assessment was conducted,
and it was determined that the subject lands
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meet the criteria for a Stage 3 assessment
within a small area in the southeast corner of
the subject lands.

After the completion of the Stage 3
Archaeological Assessment, archaeological
clearance of the site will be implemented as a
condition of draft plan approval.

There are no features of significant
architectural or historical interest on the site.

(e) the supply, efficient use and conservation
of energy and water;

The proposed development will be serviced
with individual private wells. As noted in the
Hydrogeological Study and the addendum,
the proposed development can be adequately
serviced with groundwater and the existing
aquifer can accommodate the servicing of the
proposed units.

(f) the adequate provision and efficient use
of communication, transportation, sewage
and water services and waste management
systems;

The proposed development will be privately
serviced with individual septic and water
systems.

(9) the minimization of waste;

N/A

(h) the orderly development of safe and
healthy communities;

The proposed subdivision represents orderly
development within the community and will
provide employment opportunities within the
Township of Cavan Monaghan.

(h.1) the accessibility for persons with
disabilities to all facilities, services and
matters to which this Act applies;

Any new buildings associated with the
development will require compliance with the
building code which includes accessibility
requirements.

(i) the adequate provision and distribution of | N/A
educational, health, social, cultural and
recreational facilities;

(j) the adequate provision of a full range of | N/A

housing, including affordable housing;

(k) the adequate provision of employment
opportunities;

The proposed subdivision will create 8-10
additional rural industrial lots that will provide
employment  opportunities  within  the
Township and in turn, contribute to the local
economy. It should be noted that a Growth
Management Study (GMS) conducted in the
County of Peterborough concluded that an
additional 34.1 hectares of employment land
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