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DEPART1l1ENT/ Development & Emergency REPORT NO. R 105/2018 
DIVISION Services - Plruming Services 

DATE PREPARED 07/10/2018 FILE NO. 

MEETING DATE 08/27/2018 (nun/dd/yyyy) 

SUBJECT Draft Plan of Subdivision - 2160 West Arthur Street 

RECOMMENDATION 

Draft Plan of Subdivision 

(Fot· consideration by Council on September 17, 2018) 

THAT a Public Meeting having been held with respect to the application by Copper 
Crescent Holdings Limited, to create 9 lots for single detached dwellings on Concession 
3 NKR, .Part of Lot 21, 2160 West Arthur Street (58T-18501), Draft Plan Approval is 
hereby issued for a period of 3 years, subject to the conditions outlined in Attachment 
1

' A" and on the plan to Report No. R 105/2018 (Planning Services) as shown in 
Attachment 1C 11 ; 1

AND THAT the Plan of Subdivision proceeds to Registration to the satisfaction of 
Administrati.on; 

AND THAT the necessary By-laws be presented to City Cmmcil for ratification; 

ALL as contained in Report No. R 105/2018 (Planning Services), as submitted by the 
Development & Emergency Services Department. 

EXECUTIVE SUMMARY 

The applicant, Copper Crescent Holdings Limited, has applied for Draft Plan Approval 
for a residential Plan of Subdivision on a 3.1 hectare property located on the west side of 
20th Side Road, north of Lacewood Drive and represents development of a portion of the 
back lands as contemplated in the Fairview Com1mmity Plan. The proposed plan is 
comprised of 9 lots for single detached dwellings, one block for stormwater 
management/parkland, and 1 new street. The subdivision is to be serviced by municipal 
piped water and individual private septic systems. 

As stated in Section 51(20) of the Planning Act, no decision can be made on the 
application for Draft Plan Approval of this subdivision w1til at least 14 days have elapsed 
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Corporate Report No. Agenda Item R l 05/2018 

from the holding of the public meeting. The recommendation for Approval of the Draft 
Plan vvill be presented to Cmmcil for consideration on September 17, 2018. 

Administration is reconunending that this application be approved. 

DISCUSSION 

Description of Proposal 

The applicant proposes to develop a plan of subdivision that is serviced with mLmicipal 
piped water, storm sewers, and private septic systems. The proposed plan of subdivision 
is comprised of 9 lots for single detached dwellings, one block for stonnwater 
management/parkland, and one new street. The property is currently zoned "Rl-I-I" -
Residential Zone One - Holding. The removal of the Holding Symbol would occur once 
a Subdivision Agreement has been executed. 

The layout of the Draft Plan of Subdivision is shown on Attachment "B" to this Report. 

Description of Subject Property 

TH The vacant su�ject property is 3.1 hectares in area and is located on the west side of 20
Side Road, north of Lacewood Drive. 

Surrounding lands have been developed at a suburban scale by plans of subdivision to the 
south and other nearby lands by consent. The property is identified in the Fairview 
Community PJan for development by plan of subdivision. 

Consultation 

Notice of Application was sent to area residents, departments, and agencies on Januru·y 
18, 2018 and Notice of Public Meeting was provided on August 2, 2018. 

Neighbourhood Comments 

Two letters of concern were received. The concerns submitted are as follows: 

• Increased drainage problems with the additional proposed development 
• Existing ditches are poorly maintained and full of water 
• The existing water table is high and there are concerns that additional 

development will further increase the water table and fmther exasperate 
the roadway damage during freeze/thaw cycles. 
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Administration Reponses to public comments: 

Plamiing and Engineering staff agree that an tmlimited water supply with private septic 
systems will contribute to a higher water table in the area when home owners use city 
supplied water in the same fashion as within the fully serviced mban setting. 

The preliminary hydrogeological report indicated that groundwater levels may rise over 
time; therefore, a permanent, maintainable groundwater control system will be required. 
In addition to the standard drainage system within the road allowance, the study included 
the recommendation for a sub-surface perforated drain and surface drainage system along 
the rear property lines between the existing and proposed developments to address this 
concern. 

Planning and Engineering staff note that the road construction in the proposed 
subdivision will be to a standard similar to the urban serviced area; that is curb and gutter 
with a storm sewer system, and stormwatcr management facilities instead of the open 
ditches that were permitted and built in the current surrounding subdivision. Fmthennore, 
as the construction standards are higher today for suburban development than what they 
were decades ago, this subdivision would have to be designed so that the drainage does 
not impact the existing development. 

Planning and Engineering staff also recommend that the Subdivision Agreement include 
appropriate notification to future homeowners advising that overuse of city water can 
affect the local level of grotmd water. References to best practises would also be 
included, such as discomaging the use of in-grotmd sprinkler systems. As the Subdivision 
Agreement is registered on Title, these notices would be passed on to future owners and 
purchasers. 

Agency Comments 

The following civic departments and outside agencies reviewed the proposed Plan of 
Subdivision and offered no comments or objections, although some may have requested 
standard conditions including easement and facility requirements: 

• Hydro One Networks Inc. 
• Reality Services 
• Ministry of Transportation 
• Lakehead District School Board 
• Lakchcad Region Conservation Authority 
• Canada Post 
• Tbaytel 
• Thm1der Bay Police Service 
• Thunder Bay Hydro 
• Union Gas 
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Those agencies that provided comment arc discussed below. 

• EarthCarc 

The EarthCare Sustainability Plan does not prohibit this subdivision application; however 
this development is contrary to EarthCarc)s objective which encourages growth in a 
manner that optimizes the use of existing infrastructm·e and public services, reduces the 
need to construct new infrastructure or extend public services. 

The Sustainability Plan also encourages infill, intensification, and redevelopment of 
existing built areas (over greenfield development). 

• Parks & Open Spaces Section 

Through the approval of the subdivision the Parks & Open Spaces Section will require 
the dedication of land for parkland in addition to Block 10 that is identified for 
stormwater management/parkland. 

The Applicant has also been provided with information on a number of items with 
regards to tree plantings, tree retention, and storm water management that will be 
contained in the Subdivision Agreement. 

• Thunder Bay District Health Unit (TBDHU)- Healthy Living 

TBDHU opposes the subdivision for the following reasons: 

• There is no trail or sidewalk connections for residents to promote 

walkability or active transportation; 
• Distance from commercial areas has potential for food inaccessibility; 
• Distance from commercial areas will promote an auto dependent lifestyle; 

and 
• Infill and intensification in the urban area should be focus of new housing. 

The Planning Services Division notes that residential development beyond the urban area 
provjdes a component of the overall housing needs of the community. The Planning 
Services Division concurs with the statements provided by the TI3DHU, however, this 
type of development remains in demand by the housing market and is supported by 
Official Plan Policies. 

• Ministry of Tourism, Culture and Sport 

There has been no correspondence received from the Ministry of Tourism, Culture and 
Sport, however the Plruming Services Division notes that the property exhibits low 
archaeological potential based on the Ministry's evaluation criteria. As such, no 
archaeological assessment is recommended. However, the Planning Services Division 
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further recommends a standard condition that would require the developer to stop 
operations and contact the Police, the Ministry of Tourism, Culture and Sport, and the 
Registrar of Cemeteries should any cultural heritage artifacts ancVor hwnan remains be 
discovered during constmction. 

Engineering & Operations Division 

Engineering confirms the applicant has provided a preliminary servicing design and 
stormwater management report, a preliminary water distribution model, and a preliminary 
hydrogcological report, which have outlined the overall development and servicing 
requirements for the dtwelopment. Based on this information, the Engineering & 
Operations Division has no o�j ection to the Draft Plan of Subdivision; provided the Draft 
Plan conditions listed in Attachment "A" are imposed: 

P]anning Division Comments 

• Provincial Policy Statement 2014 (PPS) 

The PPS defines "Settlenient Area" as: 

"Urban areas and nrral settlement areas within municipalities (such as cities, 
tovms, villages and hamlets) that are: 

a) built up areas where development is concentrated and which have a mix 
of Jand uses; and 

b) lands which have been designated in an official plan for development 
over the long-tenn planning horizon provided for in policy 1.1.2. In cases 
where land in designated growth areas is not available, the settlement 
area may be no larger than the area where development is concentrated. 1 1

Policy 1.6.6.5 of the PPS states: 

''Partial services shall only be pe1mitted in the following circumstances: 

a) where they arc necessary to address failed individual on-site sewage 
services and individual on-site water services in existing development; 
or 

b) within settlement areas, to allow for infilling and minor rounding out of 
existing development on partial services provided that site conditions arc 
suitable for the long-term provision of such services with no negative 
impacts." 

The term "negative impacts" in the PPS: means: 

a) "in regard to policy 1.6.6.4 and 1.6.6.5, degradation to the quality and 
quantity of water, sensitive surface water features and sensitive ground 
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water features, and their related hydrologic fanctions, due to single, 
multiple or successive development. Negative impacts should be assessed 
through enviromnental studies including hydrogeoJogicaJ or watel' quality 
impact assessments, in accordance with provincial standards;" 

Tbe phrase "infilling and minor rounding out" is not defined in the PPS. The Plruming 
Services Division believes that the intent of this policy is to provide opportunities for 
development that will finish the balance of concentrated development. The proposed 
development is located within a rural settlement area, and is adjacent to an existing built 
up area that contains low density residential uses. Furthermore, in the recently adopted 
Official Plan, the lands form part of a Rural Settlement Arca where such development 
will be permitted. 

The Plmming Services Division is of the opinion that the proposed Draft Pl.an of 
Subdivision is considered infilling and minor rounding out of existing development and 
therefore consistent with the PPS. 

In terms of demonstrating that the site conditions are suitable for the long-term provision 
of such services with no negative impacts, the Planning Services Division recommends 
that prior to entering into a Subdivision Agreement the Final Hydrogeological Study 
clearly address the PPS requirement as to whether site conditions are suitable for the 
long-term provision of partial services with no negative impacts as contemplated in the 
PPS. 

The Planning Services Division is satisfied that the subject proposal is consistent with the 
PPS provided the requirement noted in the preceding pal'agraph is satisfied. 

• Growth Plan for Northern Ontario, 2011 

The proposed Draft Plan of Subdivision does not conflict with the Growth Plan for 
Northem Ontario. 

• City ofThW1dcr Bay Official Plan 2002 

The subject property is designated 11Suburban Residential Stage 2'1 on Schedule "C" of 
the Official Plan. Lru1ds designated as 11Suburban Residential" are intended to provide a 
low-density form of residential development as an alternative living environment to 
mban settings. Lands designated "Suburban Residential Stage 211 are lands where 
development will occur once lands with 11Stage l" are built out. As nearby lands in this 
area have been largely built out, development of "Stage 2'' Lands may proceed. 

Given the amount of natural vegetation within the lands, Planning Services recommends 
that prior to entering into a Subdivision Agreement that a Tree Inventory and Retention 
Plan be submitted prior to any earth works or vegetation removal. 
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An abandoned Canadian Pacific Railway right of way exists on proposed Lots 4, 5, and 6 
and Block 10. Given the history of past use, in accordance with Official Plan Policies and 
Provincial Regulations, the Plaru1ing Services Division recommends that a Record of Site 
Condition be completed prior to the entering of a Subdivision Agreement confirming that 
site conditions are appropriate for residential development. 

The Planning Services Division concludes that the application conforms to the 2002 
Official Plan. 

• City of Thtmder Bay Official Plan 2018 

On April 30(11
, a new Official Plan for the City of Thunder Bay was adopted and has been 

submitted to the Province for appmval. The subject property is located within the Rural 
Settlement Arca where residential development on partial services may proceed by plan 
of subdivision. The Planning Services Division concludes that the application conforms 
to the 2018 Official Plan. 

• Zoning By-Jaw 

The property is zoned 11R l -I-111 
- Residential Zone One - Holding and the proposed plan 

does not require any amendments to the Zoning By-law. Where municipal water is the 
only service available, the 11Rl II Zone permits single detached dwellings on lots with a 
minimum lot area of2,100 square metres and minimum lot frontage of30.0 metres. The 
proposed plan complies with these minimum requirements. Prior to registration, 
confirmation from the Land Surveyor that all lots conform to the Zoning By-law will be 
required. The Holding Symbol rnay be removed once a Subdivision Agreement has been 
executed. 

• Draft Plan 

The Planning Services Division, Engineering & Operations Division, and Parks & Open 
Spaces Section are all satisfied "�th the Draft Plan will provide road connection to 
existing and future development. 

As with all recent subdivisions, Planning Services staff recommends that Draft Plan 
Approval be subject to a 3 year lapsing provision to ensure that the plan is developed 
within a reasonable time frame and in accordance with current requirements. 

The conditions associated with Draft Plan Approval are detailed in Attachment A. Once 
the necessary studies and requirements have been complete, the owner and the City will 
enter into a Subdivision Agreement. 

Planning Act Requirements: 

As stated in Section 51(20) of the Plaru1ing Act, no decision can be made on the 
application for Draft Plan Approval of this subdivision until at least 14 days after the 
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holding of the public meeting. Council must close the public meeting and consider the 
recommendation on the subdivision application at the next appropriate Council meeting 
after 14 days which would be September J 7, 2018. 

FINANCIAL IMPLICATIONS 

All of the costs associated with the proposed development will be borne by the applicant. 
In addition, increased capital and operating costs are expected to service and maintain the 
development. There is no verifiable evidence that the increased assessment on the lands 
\.vill defray these additional costs. Based on an assessment of $390,000 per lot, this 
development would result in municipal taxes of approximately $54,000 annually. 

The City of Thunder Bay has a significant capital infrastructure gap that will continue to 
grow as new facilities arc added to the inventory. For example, in 2018 roads renewal 
was w1derfunded by approximately $5 million and there was a $3 million shortfall in 
stormwater funding needed to maintain our existing infrastructure. Over the last 3 years 
less than 1 % of the City's overall operating budget was spent maintaining roads, water, 
and sanitary and storm sewers. 

Staff estimates that the proposed plan of subdivision will result in an additional 250 
metres of traveled road (road allowance of 0.18 hectares), 5 new street lights, and 0.3 
hectares of storm water management lands / open space to the City's infrastructure. All 
will require maintenance at the expense of the tax base. 

It is challenging to determine the actual on-going maintenance and lifccyclc renewal costs 
of a specific development area in isolation. Generally, the City spends an average of 
approximately $7,800 per kilometre on smnmer and winter road maintenance and 
storm water operations. Based on current service levels and costs it can be expected that 
the proposed subdivision would require a minimum of $2,750 annually to be allocated 
for on-going maintenance of the new roads, street lighting and stormwater management. 
This represents over 5% of the expected municipal taxes projected for this subdivision. 
This does not include capital rehabilitation costs and additional stormwater management 
maintenance needs as identified in the storm water management plan. TI1ere would be 
additional costs attributable to this proposed development assodated with a variety of 
soft services like police and fire protection, com1rnmity centres and waste collection. 

CONCLUSION 

It is concluded that the application for Draft Plan Approval represents good plaiming and 
should be approved, subject to the conditions set out in ATTACHMENT II A" to this 
Report. The Draft Plan of Subdivision conforms to the Official Plan, is consistent with 
the Provincial Policy Statement. and Growth Plan for Northern Ontario, and complies 
with minimum zoning requirements. 
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REFERENCE MATERIAL A 1'TAC11ED 

Attachment A - Draft Approval Conditions for File 58T-18501 
Attachment B - Plan showing Proposed Draft Plan of Subdivision 
Attachment C - Property Location 
Attaclunent D - Fairview Community Plan -Development Scheme 

PREPARED BY: Decio Lopes, MCIP, RPP., Senior Planner 

THIS REPORT SIGNED AND VERIFIED BY: DATE: 
(NAME OF GENERAL MANAGER) 

August 17, 2018 
Mark Smith GM - Development & Emergency Services 
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ATTACHMENT A - Draft Approval Conditions for File SBT-18501 

DRAFT APPROVAL CONDITIONS FOR SST-18501 apply for a period of 3 years, ending on 

September 17, 2021 for the plan, as red lined, shown on Attachment "C" of Report RlOS/2018 

(Planning Services), which shows a total of 9 lots for single detached dwellings, one street, and 

one block for storm water management and parkland.: 

STANDARD CONDITIONS: 

1. That the streets be shown and dedicated as a public highway on the final plan. 

2. That the streets be named to the satisfaction of the City of Thunder Bay. 

3. That the owner retains an Ontario Land Surveyor's Certificate confirming that all 
lots conform to the requirements of By-law 100-2010, as amended. 

4. That the owner enter into a Subdivision Agreement satisfactory to the City of 
Thunder Bay to satisfy all the requirements, financial and otherwise, concerning the 

provision of roads, installation of services and drainage. 

5.  That the owner satisfies the Parks & Open Spaces Section with respect to parkland 

dedication. 

6. That such easements as may be required for utility or drainage purposes shall be 

granted to the appropriate authority. 

CONDITIONS TO BE COMPLETED PRIOR TO A SUBDIVISION AGREEMENT: 

7. That to prior to any earth works or vegetation removal, the owner shall submit a 
tree inventory and retention plan and that any recommendations are included in 

Subdivision Agreement between the City and the owner. 

8. That the Owner shall provide a final servicing study prepared by a Professional 

Engineer, to the satisfaction of the City Engineer, and that any requirements are 

included in Subdivision Agreement between the City and the owner. 

9. That the Owner shall provide a final hydrogeological and geotechnical Study 
prepared by a Professional Engineer for the design of the road system and septic 

systems, and shall include an appraisal on groundwater conditions in the area with 

recommendations for permanent groundwater control measures, to the satisfaction 

of the City Engineer. This updated Study shall include addressing the Provincial 

Policy Statement that site conditions are suitable for the long-term provision of 

partial services with no negative impacts, to the satisfaction of the City Engineer, 

Planning Services Division, and the Thunder Bay District Health Unit and that the 

City is to be advised in writing, by the Thunder Bay District Health Unit how this 
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condition has been met, and that any requirements are included i n  Subdivision 
Agreement between the City and the owner. 

10. That the Owner shall prepare a final lot grading and drainage plan to the 
satisfaction of the City Engineer, and that any requirements are included in 
Subdivision Agreement between the City and the owner 

11. That the Owner shall provide a satisfactory final stormwater management report, 
erosion control plan, and an assessment on the existing cross-culvert under 20th 

Side Road (immediately downstream of the lands), prepared by a Professional 
Engineer, confirming the stormwater management quantity and quality control 
requirements, and identifying any off-site drainage improvements to be completed 
by the owner, to the satisfaction of the City Engineer and the Lakehead Region 
Conservation Authority, and that any requirements are included in Subdivision 
Agreement between the City and the owner. 

12. That the Owner shall provide confirmation of a Ministry of the Environment, 
Conservation and Parks acknowledged Record of Site Condition for the lands. 

CONDITIONS TO BE INCLUDED IN A SUBDIVISION AGREEMENT: 

13. That the Subdivision Agreement contain a provision wherein the Owner agrees to 
include in all offers of purchase and sale the following notices: 

(a) For all lots, notice that postal services is via community mailboxes. 
(b} For all l.ots, notice that homeowners should utilize water conservation 

features and techniques as the lands are serviced with an unl imited supply of 
City water that will ultimately discharge into the natural environment through 
their private septic systems. 

(c) For all lots, notice that the septic system design must include an advanced 
nitrate treatment system capable of removing a minimum of 50 to 65% of 
nitrogen compounds from the effluent. 

(d) For all lots, these lots may be subject to higher than normal water pressures, 
and the dwellings on these lots shall be equipped with a pressure regulating 
device to maintain water pressure in the dwelling at less than SSOKPa (80 psi). 

(d) For all lots, notice that raised septic beds may be required. 

14. That the Subdivision Agreement between the City and the Owner contain a 
provision: 

(i) wherein the Owner agrees to stop all work and notify the Ministry of 
Tourism, Culture and Sport in  the event that cultural heritage features are 
uncovered during construction; 
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(ii) wherein the Owner agrees to stop all work and notify the Police, Ministry 
of Tourism, Culture and Sport, and the Registrar of Cemeteries - Ministry of 
Government and Consumer Services in the event human remains are uncovered 
during construction; 

(iii) for the construction of fences along all park blocks, walkway blocks, and 
stormwater management facilities, if required, to the satisfaction of the Parks & 
Open Spaces Section and the City Engineer; and 

(iv) to contain any recommendations in the updated Hydrogeological Study 
be incorporated into the Subdivision Agreement. 

CONDITIONS TO BE COMPLETED PRIOR TO THE REGISTRATION OF THE SUBDIVISION: 

15. The Subdivision Agreement be registered against the title of the lands to which it 
applies. 

16. The owner shall: 

(i) enter into an agreement with Thunder Bay Hydro Electricity Distribution 
Inc. for the costs of supplying electricity service to the development and that the 
City is to be advised in writing, by Thunder Bay Hydro Electricity Distribution Inc. 
how this condition has been met. 

(ii) enter into an agreement with Thunder Bay Telephone for the provision of 
telephone service to the development and that the City is to be advised in writing, 

by Thunder Bay Telephone how this condition has been met. 

(iii) enter into an agreement with Union Gas Limited for the provision of 
natural gas service to the development and that the City is to be advised in writing, 
by Union Gas Limited how this condition has been met. 

(iv) shall satisfy the City Engineer that the applicable requirements of the 
Environmental Assessment Act have been met. 

(v) satisfy the City Engineer with respect to the dedication of land for 
drainage and stormwater management purposes. 

{vi) satisfy the City Engineer with respect to servicing the subdivision and 
providing al l  required easements and for releasing or modifying any existing 
easements. 
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ATTACHMENT B "  Plan showing Proposed Draft Plan of Subdivision 

--------·-----------

REC STEN£O 1

LOT 4 

-=-- ·1 

OR Cl>JAL �OAD AllOVIANC( 8£1'\lf.EN LOIS 20 & 21 C<.'NC(S$10N .lI l , N.K.R. KNOWN AS 20TH $0(JlOAO 1

TITLE: A /icant's Subdivision Plan Date: AUGUST/201 7  

PREPARED BY DL SCALE As Noted FILE NO. 58T-18501 
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ATTA CHM ENT C- Property Location 
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ATTACHMENT D - Fairview Community Plan - Development Scheme 
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Surrounding land uses include Amco Machine Inc., a Mac’s variety store and fuel bar, and Napa  
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to Canada Post’s specifications and requests that they be  
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a fire hydrant is required within 45 metres of the building’s fire department connection. As  
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The subject lands were previously operated as Swans’ Nursery and Greenhouse, which consisted  
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Attachment “C”  

Attachment “D”  
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