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1.0 INTRODUCTION
This report analyzes the options to address the Residential land supply needed for the City of
Brockville for the period 2021-2046. This is a companion report to the Residential Land Supply
Analysis and the Employment Land Supply Analysis Reports.
The above two reports confirmed the following:
1. The City of Brockville does not require additional land for employment needs to 2046.
2. The City of Brockville does require additional land for residential needs to 2046. The
additional land was calculated to be 38.24 ha.

2.0 PROVINCIAL POLICY STATEMENT
The Provincial Policy Statement (2020) identifies that municipalities must plan for growth and
also identifies the requirements for growth. The following policies of the Provincial Policy
Statement (2020) are relevant to this requirement of planning for growth:
1.1.2 Sufficient land shall be made available to accommodate an appropriate range and
mix of land uses to meet projected needs for a time horizon of up to 25 years, informed by
provincial guidelines. ….. Within settlement areas, sufficient land shall be made available
through intensification and redevelopment and, if necessary, designated growth areas.
1.1.3.8 A planning authority may identify a settlement area or allow the expansion of a
settlement area boundary only at the time of a comprehensive review and only where it
has been demonstrated that:
a) sufficient opportunities to accommodate growth and to satisfy market demand are
not available through intensification, redevelopment and designated growth areas
to accommodate the projected needs over the identified planning horizon;
b) the infrastructure and public service facilities which are planned or available are
suitable for the development over the long term, are financially viable over their
life cycle, and protect public health and safety and the natural environment;
c) in prime agricultural areas:
d) the lands do not comprise specialty crop areas;
e) alternative locations have been evaluated, and
i. there are no reasonable alternatives which avoid prime agricultural
areas; and
ii. there are no reasonable alternatives on lower priority agricultural lands
in prime agricultural areas;
d) the new or expanding settlement area is in compliance with the minimum distance
separation formulae; and
e) impacts from new or expanding settlement areas on agricultural operations which
are adjacent or close to the settlement area are mitigated to the extent feasible.
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In undertaking a comprehensive review, the level of detail of the assessment should
correspond with the complexity and scale of the settlement boundary expansion or
development proposal.
This report addresses Policy 1.1.3.8 of the Provincial Policy Statement (2020) – determining the
appropriate settlement area boundary for the planning horizon to 2046 for residential land
through analysis of PPS Policy 1.1.3.8 as well as the requirements of the City of Brockville Official
Plan (Policy 3.2.3 regarding expansion of settlement areas).

3.0 OPPORTUNITIES TO ACCOMMODATE GROWTH
As mentioned in the introduction to this report, an analysis of growth was completed for both
residential and employment land needs to 2046. Those reports have determined that there is
sufficient supply of employment land to 2046 and that there is an insufficient supply of residential
land to 2046. The market-based analysis in the Residential Land Supply Report was utilized and
confirmed that additional land is required to achieve the forecasted growth based on the market
demand for low density housing (singes/semis/townhouses/duplexes). Please refer to both
reports for the analysis including the forecasted population and employment growth.
In order to comply with PPS (2020) Policy 1.1.3.8 a), an analysis of land supply options and
identification of candidate sites for accommodating the growth must be achieved.

4.0 PRINCIPLES FOR LAND SUPPLY OPTIONS
In preparing options for residential land supply, a review of key priorities and principles for
growth in Brockville was undertaken. Based on this review, the following principles have been
developed which are used to inform the identification of land options for residential growth.
Employment Land will not be Converted
The City of Brockville completed its Employment Land Strategy in 2019 resulting in an Official
Plan Amendment to update the mapping and policies for Employment Areas. The analysis of
Employment Land Supply undertaken for this Official Plan Review confirms that the City has more
than sufficient land to meet the 2046 projected employment needs. The City’s vacant
employment land supply can generally be described as located in two areas:
a) The northeast quadrant of the City (north of Highway 401)
b) Lands around the Brockville closed landfill site in the western area of the City.
For the lands in the northeast quadrant of the City, any vacant land is in close proximity to existing
industry or planned employment lands. This has the potential for significant land use conflicts.
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In addition, the necessary community land for parks, schools, active transportation and elements
that make a residential neighbourhood would be absent.
For the lands around the Brockville landfill site, the landfill has a 500 m buffer for which only light
industrial uses are permitted. Lands within the settlement area within this buffer are not
appropriate for residential land use which is consistent with the work and reports the City has
prepared for land in the vicinity of the closed landfill site. These reports have been reviewed and
accepted by the Province of Ontario through the Environmental Compliance Process and
Certificates of Approval for the landfill site.
Intensification Sites will not be Down Designated
The Residential Land Supply Analysis has confirmed that Brockville has a supply of land for
intensification/apartment housing that exceeds the requirements to 2046 for intensification.
One option would be to alter the use of these lands from intensification to lower density
residential land supply. This is not recommended for the following reasons:
•
•
•

•
•

•

•

Many of the sites are located in areas and places where higher density housing is the
appropriate land use for the site. This includes sites such as the Brockville Shopping
Centre and some sites along the waterfront.
The City’s building permit data confirms the larger projects come to market every 2-3
years which brings between 80-120 units to the market in the year the project is finished.
Reducing the density or designation on intensification sites means, over the long term,
and beyond the 2046 horizon, these sites will no longer be available for intensification.
This is a short-sighted approach to land supply.
Reducing the density on intensification sites will reduce the City’s overall housing supply.
The intensification sites, from a land use planning perspective, have been identified for
higher density housing. Achieving a mix of housing through land use planning is an
important principle of good land use planning. Ensuring land use compatibility and the
protection of sites for higher density housing is key to the long-term housing supply for
the City.
For those sites that are brownfields, the redevelopment of these sites will take time based
on addressing any environmental site issues. Protecting these sites for intensification is
paramount so there is flexibility in the density and development horizon to achieve the
intended development of new housing.
With the absorption rate in Brockville, not all intensification sites will develop on the same
or similar timelines. The brownfield sites, in particular, which form a significant
component of the intensification sites, will require environmental site assessments. This
can be lengthy in time to develop the remediation approach and its implementation. The
supply of intensification sites, including the brownfield sites, should be retained for
intensification so that the City can achieve its forecasted intensification and higher
density housing.
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Constrained Lands are Identified
There are two key constraint areas that are tied to existing infrastructure.
a) Lands around the Brockville Landfill Site. Studies done for the City and approved by the
Province of Ontario establish a 500 m buffer around the Landfill Site that prohibits
sensitive land use. This buffer, shown on the Map in the Appendix, is used to exclude
potential lands from options for residential supply.
b) Lands north of Centennial Avenue are excluded. These lands have a Gas Pipeline running
through them (underground) from east to west. Sensitive land uses and construction of
housing is not compatible with the security of this pipeline.
Land within the Settlement Area Identified First
All land within the settlement area will be examined for options for meeting the residential supply
as a first priority. The above criteria – employment lands will not be converted; intensification
sites will not be down designated; and constrained lands will be excluded are applied as the first
three steps in identifying available land. Remaining land in the City of Brockville, within the
settlement area, is then identified.

5.0 POLICY REQUIREMENTS FOR GROWTH OPTIONS
A full set of evaluation criteria has been prepared to assess the options for growth. The
evaluation criteria address the requirements of the PPS (2020) for evaluating growth and
includes the following policies of the PPS (2020):
•

•
•
•
•
•
•
•

Settlement Area Expansions (1.1.3.8)
o Infrastructure
o Prime Agricultural Land
o Minimum Distance Separation
o Protection of Agricultural Operations
Land Use Compatibility (Policy 1.1.3.4)
Sanitary Servicing (1.1.1; 1.6.6.1)
Water Servicing (1.1.1; 1.6)
Transportation (1.1.1; 1.6.7)
Agriculture (1.1.3.8; 1.1.5; 2.3.5.1)
Aggregates (2.5.1; 2.5.2.4; 2.5.2.5)
Natural Heritage (1.1.1; 1.6.7; 2.1.6; 2.1.7; 3.2.3)

The City of Brockville’s Official Plan, in Section 3.2.3, addresses settlement area expansions
through the Urban Reserve Policies. The City’s policies are incorporated with the PPS (2020)
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requirements for a comprehensive Evaluation Criteria matrix which is found in the next section
of this report.
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6.0 COMPREHENSIVE EVALUATION CRITERIA FOR SETTLEMENT EXPANSION
This section presents the evaluation criteria for the analysis of options for the residential land supply needs to address the City’s
2046 forecasted residential supply. Please refer to the Residential Land Supply Analysis Report for details on the analysis. The
additional residential supply has been forecasted at 38.24 ha. The following evaluation criteria align to the Provincial Policy
Statement (2020) and the City’s Official Plan policies (Section 3.2.3) for assessing options to achieve the land supply.
Initial Screening Criteria
CRITERIA
Are the lands within the
existing Settlement Area?

NOTES
YES

NO

OR
Are the lands contiguous to the
existing Settlement Area
Boundary?
If “YES” to all questions, Detailed Screening Occurs.
Are the lands available without
impact on the Employment
Land Supply for the City of
Brockville?
Are the lands unconstrained
where constrained lands are
defined by the closed
Brockville Landfill Buffer OR
the Gas Pipeline?

YES

NO

YES

NO
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Detailed Evaluation Criteria
CRITERIA SUBJECT AREA:

GROWTH MANAGEMENT

Criteria
Do the parcels
contribute to a
complete
community?
Do the parcels
achieve the outcome
of the Land Supply
Analysis?
What are the impacts
on neighbouring
lands by including
the parcels in
accordance with the
Land Supply
Analysis?
Do the lands achieve
known standards of
land use
compatibility?

Criteria Response
Highest
Higher
Contribution Contribution

Modest
Lower
Contribution Contribution

PPS Policy
Brockville OP Policy
Little to No
PPS 2020 – 1.1.3.8
Contribution Brockville OP 3.2.3.4 vii) and
vii)

Most
Favourable

Higher
Favourable
Favourability

Lower
Favourability

Least
Favourable

PPS 2020 1.1.3.8
Brockville OP 3.2.3.4 i), ii), iii)

Negligible
Impact

Minimal
Impact

High Impact

Critical
Impact

PPS 2020 1.1.3.8
Brockville OP 3.2.3.4 x)

Most
Favourable

Higher
Favourable
Favourability

Lower
Favourability

Least
Favourable

PPS 2020 1.1.3.4

Modest
Impact
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CRITERIA SUBJECT AREA:

SANITARY SERVICING

Criteria
What is the capacity
to accommodate the
parcels at the WWTP
for the forecast
period?
How easily can
sanitary servicing be
made?
When providing
sanitary servicing,
what is the impact on
the natural
environment?

CRITERIA SUBJECT AREA:

Criteria Response
Available

Highly
Feasible

Feasible

Low
Feasibility

Not
Feasible

PPS Policy
Brockville OP Policy
PPS 2020 – 1.1.1 g); 1.6.1 a)
Brockville OP 3.2.3.4 iv)

Available

Highly
Feasible

Feasible

Low
Feasibility

Not
Feasible

PPS 2020 1.6.6.1 a)1; b)1; b)3
Brockville OP 3.2.3.4 iv)

Negligible
Impact

Minimal
Impact

Modest
Impact

High Impact

Critical
Impact

PPS 2020 1.1.1 c); h)
Brockville OP 3.2.3.4 v)

Not
Feasible

PPS Policy
Brockville OP Policy
PPS 2020 – 1.1.1 g); 1.6.1 a)
Brockville OP 3.2.3.4 iv)

MUNICIPAL WATER SUPPLY

Criteria
What is the capacity
of the existing system
to accommodate the
parcels for the
forecast period?

Criteria Response
Available

Highly
Feasible

Feasible

Low
Feasibility
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Criteria

Criteria Response

How easily can a
Available
water supply
connection be made?
When providing water Negligible
servicing, what is the Impact
impact on the natural
environment?
CRITERIA SUBJECT AREA:

Highly
Feasible

Feasible

Low
Feasibility

Not
Feasible

PPS Policy
Brockville OP Policy
PPS 2020 1.6.1 b); 1.6.1.1 b)3
Brockville OP 3.2.3.4 iv)

Minimal
Impact

Modest
Impact

High Impact

Critical
Impact

PPS 2020 1.1.1 c); h)
Brockville OP 3.2.3.4 v)

TRANSIT AND TRANSPORTATION

Criteria
Can the parcels access
major transportation
corridors such as
Provincial Highways
and Arterial Roads?
How feasible is the
creation of a local
road network for the
parcels?
What is the level of
impact on existing
roads?
What is the feasibility
of extending transit to
the parcels?
What is the feasibility
of active

Criteria Response
Available

Highly
Feasible

Feasible

Low
Feasibility

Not
Feasible

PPS Policy
Brockville OP Policy
PPS 2020 – 1.1.1 e)
Brockville OP 3.2.3.4 vi)

Available

Highly
Feasible

Feasible

Low
Feasibility

Not
Feasible

PPS 2020 1.6.7
Brockville OP 3.2.3.4 vi)

Negligible
Impact

Minimal
Impact

Modest
Impact

High Impact

Critical
Impact

PPS 2020 1.6.7.2
Brockville OP 3.2.3.4 vi)

Available

Highly
Feasible

Feasible

Low
Feasibility

Not
Feasible

PPS 2020 1.6.7.4
Brockville OP 3.2.3.4 vi)

Available

Highly
Feasible

Feasible

Low
Feasibility

Not
Feasible

PPS 2020 1.6.7.4
Brockville OP 3.2.3.4 vi)
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Criteria

Criteria Response

PPS Policy
Brockville OP Policy

Criteria Response

PPS Policy
Brockville OP Policy
PPS 2020 – 1.1.3.8; 1.1.5; 2.3.5.1

transportation for the
parcels?
CRITERIA SUBJECT AREA:

AGRICULTURE

Criteria
How best are the
parcels described in
terms of agriculture
and the agrifood
network?
CRITERIA SUBJECT AREA:

Urban

Mix of
Urban and
Urban
Reserve

Rural

Agricultural
Land

AGGREGATE RESOURCES

Criteria
What is the level of
impact on existing or
planned aggregate
resources (within 300
m being critical and
beyond 1000 m being
negligible)?

Urban
Reserve

Criteria Response
Negligible
Impact

Minimal
Impact

Modest
Impact

High Impact

Critical
Impact

PPS Policy
Brockville OP Policy
PPS 2020 – 2.5.1; 2.5.2.4; 2.5.2.5
Brockville OP
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CRITERIA SUBJECT AREA:

ENVIRONMENTAL PROTECTION AND NATURAL RESOURCES

Criteria

Criteria Response

What level of access
can be provided on
the parcels
considering the
natural heritage
system?

Available.
No NHS
identified
on lands

Highly
Feasible.
Multiple
options for
access

Feasible
Reliance on
single
adjacent
property for
access

What is the level of
feasibility related to
introducing such
measures as
enhanced stormwater
management and low
impact development?
Based on available
information, what is
the level of impact on
Species at Risk if the
parcels were to be
added to the urban
area?
What is the impact of
including the parcels
on topography?

Available

Highly
Feasible

Feasible

Negligible
Impact

Minimal
Impact

Negligible
Impact

Minimal
Impact

PPS Policy
Brockville OP Policy
PPS 2020 – 1.1.1 a), c), d)

Low
Feasibility
Multiple
properties in
opposing
directions
required
Low
Feasibility

Not
Feasible
Entire
parcel is
NHS

Not
Feasible

PPS 2020 1.6.7
Brockville OP 3.2.3.4 iv)

Modest
Impact

High Impact

Critical
Impact

PPS 2020 2.1.6; 2.1.7
Brockville OP 3.2.3.4 v)

Modest
Impact

High Impact

Critical
Impact

PPS 2020 3.2.3
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7.0 GROWTH OPTIONS
Based on the screening criteria and the principles of identifying options discussed earlier, the
following areas have been identified together with a brief description of each. Please refer to
Map X for the location of each which also includes the identification of the constrained lands.
Identification
No.
1.

General
Location
Closed
Highland Golf
Course

2.

Lands east of
Stewart Blvd.
and south of
Centennial
Road

3

Lands west of
Stewart Blvd.
and bounded
by: Victoria
Avenue;
Brockville City
limits;
Centennial
Road

Description of
Lands
Closed Golf Course
south of Parkedale
Avenue; only lands
outside the closed
Landfill Buffer Area
are included
These lands are
contiguous to the
urban area on the
eastern, western,
and southern
boundaries. Lands
fronting on Stewart
Blvd. are within the
Urban Area.
These lands are
contiguous to the
Urban Area on the
eastern boundary.
Victoria Avenue is
the logical
boundary for this
option.

Urban Area or
Urban Reserve
Urban

Area (Ha)

Urban Reserve

Approx. 31 ha

Urban Reserve

Approx. 35 ha

Approx. 10 ha

Other options were considered and not included for evaluation as:
1. Lands identified as employment on the north side of Parkedale Avenue and west of the
existing residential area are largely within the closed landfill buffer area. The remaining
lands in the employment designation are insufficient to support housing growth. Further,
as the majority of the lands are to continue as employment, protecting the employment
supply is the priority.
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This option does not meet Initial Screening Criteria No. 2 related to Employment Land
implications and has been excluded.
2. Lands south of Victoria Avenue in the Urban Reserve. These lands are impacted by the
closed landfill buffer, in part, and adjoin lands planned for employment. The lands
planned for employment are in the Urban Area. The lands south of Victoria Avenue are
also discrete on either side of the closed landfill buffer which make achieving complete
communities more challenging. Together with the land use compatibility challenges of
planned employment, this area was not included.
These lands do not meet Initial Screening Criteria 2 and 3 (in part) and have been
excluded.

8.0 ANALYSIS OF OPTIONS AND EVALUATION CRITERIA
This section of the report analyzes the three options for growth against the criteria with
analysis/interpretation as appropriate. Where information is provided using reference or
source material this is cited and referenced in this report.
CRITERIA SUBJECT AREA:

GROWTH MANAGEMENT

Option 1:
Criteria
Do the parcels contribute to
a complete community?
Do the parcels achieve the
outcome of the Land Supply
Analysis?
What are the impacts on
neighbouring lands by
including the parcels in
accordance with the Land
Supply Analysis?
Do the lands achieve known
standards of land use
compatibility?

Criteria
Response
Highest
Contribution
Most
Favourable
Minimal
Impact

Higher
Favourability

Analysis/Interpretation
The lands are currently within the Urban Area
of Brockville and in the vicinity of both
commercial and residential development.
The lands support the residential land supply
required.
There are no anticipated impacts as the lands
to the east. Design of the lands will need to
address Hwy 401 to the south and noise
mitigation.
Yes subject to mitigation of noise from Hwy
401.
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Option 2:
Criteria
Do the parcels contribute to
a complete community?
Do the parcels achieve the
outcome of the Land Supply
Analysis?
What are the impacts on
neighbouring lands by
including the parcels in
accordance with the Land
Supply Analysis?
Do the lands achieve known
standards of land use
compatibility?

Criteria
Response
Highest
Contribution
Most
Favourable
Negligible

Most
Favourable

Analysis/Interpretation
The lands adjoin low density residential lands
to the east with a planned road connection
through these lands to Stewart Blvd.
The lands would support the needed land
supply.
The lands are adjacent to an area with lowdensity residential development to the east
and mixed-use/commercial corridor to the
west. No impacts are anticipated from
residential development.
There are no identifiable compatibility issues.

Option 3:
Criteria
Do the parcels contribute to
a complete community?

Criteria
Response
Higher
Contribution

Do the parcels achieve the
outcome of the Land Supply
Analysis?
What are the impacts on
neighbouring lands by
including the parcels in
accordance with the Land
Supply Analysis?

Most
Favourable

Do the lands achieve known
standards of land use
compatibility?

Higher
Favourability

Minimal
Impact

Analysis/Interpretation
The lands are currently within the Urban
Reserve of Brockville. This area will require
secondary planning to achieve complete
community principles.
The lands would support the needed land
supply.
The defined boundaries of this option mean
there are minimal impacts on adjoining lands.
Secondary planning will need to address
integration with the lands to the east on
Stewart Blvd. and the interface with lands to
the south in the Urban Reserve.
The lands do achieve compatibility (see section
on Aggregates for more Analysis and
Interpretation).
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CRITERIA SUBJECT AREA:

SANITARY SERVICING

Option 1
Criteria
What is the capacity to
accommodate the
parcels at the WWTP for
the forecast period?
How easily can sanitary
servicing be made?
When providing sanitary
servicing, what is the
impact on the natural
environment?

Criteria
Response
Feasible

Feasible
Negligible
Impact

Analysis/Interpretation
The capacity at the WWTP is being re-evaluated
to assess overall plant capacity.

Sanitary servicing will require sewer extension
and a new pumping station.
There are no natural heritage features mapped
on these lands.

Option 2
Criteria
What is the capacity to
accommodate the
parcels at the WWTP for
the forecast period?
How easily can sanitary
servicing be made?
When providing sanitary
servicing, what is the
impact on the natural
environment?

Criteria
Response
Feasible

Feasible
Modest

Analysis/Interpretation
The capacity at the WWTP is being re-evaluated
to assess overall plant capacity.

Sanitary servicing will require sewer extension
and a new pumping station.
There are natural heritage features mapped on
these lands.

Option 3:
Criteria
What is the capacity to
accommodate the
parcels at the WWTP for
the forecast period?
How easily can sanitary
servicing be made?

Criteria
Response
Feasible

Feasible

Analysis/Interpretation
The capacity at the WWTP is being re-evaluated
to assess overall plant capacity.

Sanitary servicing will require sewer extension
and a new pumping station.
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Criteria
When providing sanitary
servicing, what is the
impact on the natural
environment?

CRITERIA SUBJECT AREA:

Criteria
Response
Modest

Analysis/Interpretation
There are natural heritage features mapped on
these lands.

MUNICIPAL WATER SUPPLY

Option 1
Criteria
What is the capacity of
the existing system to
accommodate the
parcels for the forecast
period?
How easily can a water
supply connection be
made?
When providing water
servicing, what is the
impact on the natural
environment?

Criteria
Response
Available

Analysis/Interpretation
Capacity is available.

Highly
Feasible

Water connection can be made from Kent
Boulevard; flow assessment will be required.

Highly
Feasible

There are no natural heritage features mapped
on these lands.

Option 2
Criteria
What is the capacity of
the existing system to
accommodate the
parcels for the forecast
period?
How easily can a water
supply connection be
made?
When providing water
servicing, what is the
impact on the natural
environment?

Criteria
Response
Available

Analysis/Interpretation
Capacity is available.

Feasible

Studies will be required to confirm the servicing
for water services.

Modest

There are natural heritage features mapped on
these lands.
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Option 3
Criteria
What is the capacity of
the existing system to
accommodate the
parcels for the forecast
period?
How easily can a water
supply connection be
made?
When providing water
servicing, what is the
impact on the natural
environment?

CRITERIA SUBJECT AREA:

Criteria
Response
Available

Analysis/Interpretation
Capacity is available.

Feasible

Studies will be required to confirm the servicing
for water services.

Modest

There are natural heritage features mapped on
these lands.

TRANSIT AND TRANSPORTATION

Option 1:
Criteria
Can the parcels access
major transportation
corridors such as
Provincial Highways and
Arterial Roads?
How feasible is the
creation of a local road
network for the parcels?
What is the level of
impact on existing
roads?
What is the feasibility of
extending transit to the
parcels?

Criteria
Response
Available

Analysis/Interpretation

Available

A local road network will be created on the lands
with access to Parkedale Avenue.

Minimal
Impact

The lands have frontage on an arterial road. With
the size of the site limited to approximately 10
ha, the level of impact is anticipated to be
minimal.
Transit is available east of the lands along
Parkedale Avenue.

Highly
Feasible

The lands have close access via Parkedale Avenue
and Stewart Blvd.
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Criteria
What is the feasibility of
active transportation for
the parcels?

Criteria
Response
Highly
Feasible

Analysis/Interpretation

Criteria
Response
Available

Analysis/Interpretation

Available

A local road network will be created on the lands
with access to Centennial Road, the internal
subdivision network to the west, and Stewart
Blvd.
The amount of development will lead to a modest
impact on the existing road network. Secondary
planning, including traffic and transportation
planning, will be required to accommodate the
anticipated growth. Active transportation and
transit will need to be included in the traffic and
transportation planning.
Transit is available in the internal residential
street system to the east.

The lands have access to natural areas to the
west for pedestrians and cyclists. Access to the
main Brock Trail is limited due to the existing
road configurations as arterial roads.

Option 2:
Criteria
Can the parcels access
major transportation
corridors such as
Provincial Highways and
Arterial Roads?
How feasible is the
creation of a local road
network for the parcels?
What is the level of
impact on existing
roads?

Modest
Impact

What is the feasibility of
extending transit to the
parcels?
What is the feasibility of
active transportation for
the parcels?

Available

Feasible

The lands have access via Stewart Blvd.

The major active transportation in the City is the
Brock Trail which is east of the subject lands but
accessible for pedestrians and cyclists through
sidewalks and internal neighbourhood streets.

Option 3:
Criteria
Can the parcels access
major transportation
corridors such as
Provincial Highways and
Arterial Roads?

Criteria
Response
Available

Analysis/Interpretation
The lands have access via Stewart Blvd.
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Criteria
How feasible is the
creation of a local road
network for the parcels?
What is the level of
impact on existing
roads?

Criteria
Response
Available

Modest
Impact

What is the feasibility of
extending transit to the
parcels?

Low
Feasibility

What is the feasibility of
active transportation for
the parcels?

Low
Feasibility

CRITERIA SUBJECT AREA:

Analysis/Interpretation
A local road network will be created on the lands
with access to Centennial Road, the internal
subdivision network to be designed through the
Secondary Plan, and Stewart Blvd.
The amount of development will lead to a modest
impact on the existing road network. Secondary
planning, including traffic and transportation
planning, will be required to accommodate the
anticipated growth. Active transportation and
transit will need to be included in the traffic and
transportation planning.
Transit is not available in the vicinity of this
parcel; transit would need to be extended via
expansion of existing routes or new routes for
these lands.
The major active transportation east of Stewart
Blvd. Internal active transportation networks
would need to be designed as part of the
Secondary Plan for these lands.

AGRICULTURE

Option 1:
Criteria
How best are the parcels
described in terms of
agriculture and the
agrifood network?

Criteria
Response
Urban

Analysis/Interpretation

Criteria
Response
Urban
Reserve

Analysis/Interpretation

The lands are within the Urban Area and no
impact is anticipated.

Option 2:
Criteria
How best are the parcels
described in terms of
agriculture and the
agrifood network?

The parcels are part of the Urban Reserve and
zoned RU (Rural).
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Option 3:
Criteria
How best are the parcels
described in terms of
agriculture and the
agrifood network?

CRITERIA SUBJECT AREA:

Criteria
Response
Urban
Reserve

Analysis/Interpretation
The parcels are part of the Urban Reserve and
zoned RU (Rural).

AGGREGATE RESOURCES

Note – there are no mapped aggregate resources in the City of Brockville. The United Counties
of Leeds and Grenville are in the process of completing an Aggregate Resources Master Plan
(ARMP). The mapping from the Master Plan was utilized for this analysis. The draft bedrock
map and sand map can be found in the Appendix to this report.
Option 1:
Criteria
What is the level of
impact on existing or
planned aggregate
resources (within 300 m
being critical and beyond
1000 m being
negligible)?

Criteria
Response
Negligible
Impact

Analysis/Interpretation

Criteria
Response
Minimal
Impact

Analysis/Interpretation

The lands are within the Urban Area and >1000 m
from the mapped aggregate in ElizabethtownKitley Township under the Counties’ ARMP.

Option 2:
Criteria
What is the level of
impact on existing or
planned aggregate
resources (within 300 m
being critical and beyond
1000 m being
negligible)?

The lands are > 1000 m from the western limits of
the aggregate in Elizabethtown-Kitley and 775 m
from the northern City limits of mapped
aggregate in Elizabethtown-Kitley.
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Option 3:
Criteria
What is the level of
impact on existing or
planned aggregate
resources (within 300 m
being critical and beyond
1000 m being
negligible)?

CRITERIA SUBJECT AREA:

Criteria
Response
Minimal
Impact

Analysis/Interpretation
The lands are >500 m from mapped aggregate in
Elizabethtown-Kitley Township on the western
boundary. There is mapped natural heritage
features within these lands that will extend the
distance to residential land use by 70m.

ENVIRONMENTAL PROTECTION AND NATURAL RESOURCES

Option 1:
Criteria
What level of access can
be provided on the
parcels considering the
natural heritage system?
What is the level of
feasibility related to
introducing such
measures as enhanced
stormwater
management and low
impact development?
Based on available
information, what is the
level of impact on
Species at Risk if the
parcels were to be added
to the urban area?
What is the impact of
including the parcels on
topography?

Criteria
Response
Available.
No NHS
identified on
lands
Available

Analysis/Interpretation
There are no natural heritage features on the
lands.

Secondary planning policies in the Official Plan
will require enhanced stormwater management
and low impact development.

Negligible
Impact

There is no natural heritage features identified on
this land.

Negligible
Impact

The lands are generally flat.

Option 2:
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Criteria
What level of access can
be provided on the
parcels considering the
natural heritage system?

What is the level of
feasibility related to
introducing such
measures as enhanced
stormwater
management and low
impact development?
Based on available
information, what is the
level of impact on
Species at Risk if the
parcels were to be added
to the urban area?
What is the impact of
including the parcels on
topography?

Criteria
Response
Highly
Feasible.
Multiple
options for
access
Available

Minimal
Impact

Analysis/Interpretation
The natural heritage features on the lands are
significant woodlands which will be
protected/addressed through the Secondary
Planning required for the lands. There are
multiple options for access that support
protection of the significant woodland.
Secondary planning policies in the Official Plan
will require enhanced stormwater management
and low impact development.

Through secondary planning, the natural heritage
features will be identified and protected. Species
at Risk evaluation will be required as part of the
natural heritage planning for these lands.

Negligible
Impact

The lands are generally flat.

Criteria
Response
Highly
Feasible.
Multiple
options for
access

Analysis/Interpretation

Option 3:
Criteria
What level of access can
be provided on the
parcels considering the
natural heritage system?

What is the level of
feasibility related to
introducing such
measures as enhanced
stormwater
management and low
impact development?

Available

The natural heritage features on the lands are
significant woodlands which will be
protected/addressed through the Secondary
Planning required for the lands. There are
multiple options for access that support
protection of the significant woodland.
Secondary planning policies in the Official Plan
will require enhanced stormwater management
and low impact development.
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Criteria
Based on available
information, what is the
level of impact on
Species at Risk if the
parcels were to be added
to the urban area?
What is the impact of
including the parcels on
topography?

Criteria
Response
Minimal
Impact

Analysis/Interpretation

Negligible
Impact

The lands are generally flat.

Through secondary planning, the natural heritage
features will be identified and protected. Species
at Risk evaluation will be required as part of the
natural heritage planning for these lands.

9.0 PPS (2020) SETTLEMENT AREA EXPANSION CONFORMITY
Conformity with the PPS (2020) and specifically Policy 1.1.3.8 is required for every settlement
area expansion. This section assess conformity to the requirements.
a) sufficient opportunities to accommodate growth and to satisfy market demand are
not available through intensification, redevelopment and designated growth areas to
accommodate the projected needs over the identified planning horizon;
b) the infrastructure and public service facilities which are planned or available are
suitable for the development over the long term, are financially viable over their life
cycle, and protect public health and safety and the natural environment;
c) in prime agricultural areas:
1. the lands do not comprise specialty crop areas;
2. alternative locations have been evaluated, and
i.
there are no reasonable alternatives which avoid prime agricultural areas; and
ii.
there are no reasonable alternatives on lower priority agricultural lands in prime
agricultural areas;
d) the new or expanding settlement area is in compliance with the minimum distance
separation formulae; and
e) impacts from new or expanding settlement areas on agricultural operations which
are adjacent or close to the settlement area are mitigated to the extent feasible.
Opportunities to Accommodate Growth:
The Residential Land Supply Analysis Report completed for this Official Plan Review confirms
that there is insufficient land to accommodate market demand through intensification,
redevelopment and designated growth areas for low density housing. In addition to this, the
following is noted:
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a) The land supply options protect employment land in accordance with PPS (2020) Policy
1.3
b) Policy 1.3.2.7 supports long term protection of employment lands in accordance with
Policy 1.1.2. The employment lands within the City of Brockville are all within the
current settlement area boundary – no designation beyond the settlement area
boundary is required and none is included in the land options. This protects the supply
to 2046 and beyond without the need to identify lands beyond the settlement area
boundary.
c) Intensification sites are identified and protected, through the following:
a. The Residential Land Supply includes data and analysis of intensification sites by
property area which is then aggregated to a total intensification supply.
b. New policies in the proposed Official Plan update identify priority intensification
sites which will not be down designated by private application throughout the
forecast period;
c. Updated policies on additional dwelling units in the Official Plan;
d. Redevelopment sites are included in the supply of intensification sites in the
Residential Land Supply report;
e. The principles of the Land Options Report include maintaining the existing
density on intensification sites.
d) Available lands in the designated growth area were analyzed in the Residential Land
Supply Report. This report confirmed that there is a deficit of market-based housing to
2046 by 39 - hectares. This deficit is in the low-density residential supply (singles and
semi-detached/townhouses and duplexes).
The requirements of Policy 1.1.3.8 a) of the PPS (2020) have been achieved.
Infrastructure and Public Services:
Water, Wastewater, Stormwater
The PPS (2020) requires the assessment of infrastructure to service growth and that the
expansion of infrastructure is available to meet future need and planned growth. Information
from the City of Brockville confirms that site specific assessments will be required for lands in
the Urban Reserve Areas that may be included in the settlement area. This is typically done
through Master Servicing Plans which will be a requirement prior to development of any lands
being brought into the Urban Area (Options 2 and 3). Option 1 has available servicing through
extension of existing services and can be achieved through optimization of existing services
(wastewater). Water extension for Option 1 requires further analysis.
Option 2 has wastewater servicing options that would extend from existing infrastructure
located east and south of this site. Option 3 requires extension of servicing that will need to be
done through a Master Servicing Study.
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Provision of water for Options 2 and 3 will require Master Servicing Studies for both options.
Policy 1.6.6.2 of the PPS (2020) states the following:
1.6.6.2 Municipal sewage services and municipal water services are the preferred form of
servicing for settlement areas to support protection of the environment and minimize
potential risks to human health and safety. Within settlement areas with existing
municipal sewage services and municipal water services, intensification and
redevelopment shall be promoted wherever feasible to optimize the use of the services.
The assessment of land supply in both the Employment and Residential Analysis Reports,
together with the principles for growth outlined in this report, confirm that the City is utilizing
intensification and development of existing lands as a first priority. Option 1 is the next logical
option as these lands are within the settlement area. Option 2 has servicing solutions for
wastewater with water requiring further study. Option 3 requires further study for all servicing
solutions.
Transportation
The PPS (2020) and the City’s Official Plan require settlement area expansions to address planned
transportation infrastructure. All three options for growth achieve these requirements as each
site has existing transportation access. The access for Option. 1 is via an existing arterial road;
the access for Option 2 is via an existing arterial road with planned extensions to the community
to the east; and Option 3 has arterial access but no connectivity options to existing residential
communities.
Agriculture:
The analysis of agriculture has focused on the policies of the PPS (2020) as the City of Brockville
does not have lands designated for agriculture. Lands are designated in the Urban Area (with
corresponding land use designations) or in the Urban Reserve Area. Within the Urban Reserve
Area, the lands are zoned Rural (RU).
In analysing growth options, the following is noted relative to agriculture:
1. There are no specialty crop lands in Brockville;
2. Alternative locations were evaluated however due to significant constraints and policy
decisions relative to employment lands and intensification sites, three options are viable
for analysis.
3. The analysis for MDS confirmed that there is one farm with livestock. This farm is
located north of Centennial Avenue and west of Stewart Blvd. As the farm is separated
by existing non-agricultural uses from the proposed settlement area expansions,
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Guideline 12 of the MDS requirements is applicable. This guideline removes this farm
from consideration for MDS analysis. The MDS requirements have been achieved.
4. There is one property south of Victoria Avenue and west of Stewart Blvd. that houses
two horses and one donkey as therapy animals. This property is not considered a farm.
5. Impacts on adjoining agricultural lands have been reviewed. There are minimal farm
operations within the City of Brockville. The lands north of Centennial Avenue are
constrained by the Gas Pipeline and contain minimal farm operations; these lands also
include non-agricultural uses (low-density rural residential).
6. The lands south of Victoria Avenue include larger lots and low-density rural residential.
A portion of these lands are designated for employment use and the remainder is Urban
Reserve. A review of historic and recent air photography identifies that there are
hayfields in a portion of these lands. North of Victoria Avenue contains one farm with a
hayfield.

10.0 BROCKVILLE OFFICIAL PLAN POLICIES CONFORMITY
The Official Plan for the City of Brockville has requirements to be assessed for any land that is
being considered for inclusion in the settlement area from the Urban Reserve Area. The
following are the policies together with the analysis.
Policy 3.2.3.4 Requirements
Number
Policy
i)
sufficient opportunities for appropriate
growth are not available within the Urban
Area to accommodate projected needs
over the planning horizon within the City,
or sufficient opportunities for growth are
not available as a result of locational or
economic considerations;
ii)
opportunities for intensification, infill and
redevelopment have been accounted for
in evaluating alternatives to an Urban
Area expansion, in accordance with the
policies of Section 3.2.4.3 of this Plan;
iii)

the amount of land included within the
expansion area is justified based upon the
amount and nature of land available for
development within the City as a whole,
and the population and employment
projections for the City;

Analysis/Interpretation
This wording is similar to the PPS
(2020). Please refer to
Analysis/Interpretation above.

This wording is similar to the PPS
(2020). Please refer to
Analysis/Interpretation above.

The population, employment, and
household forecasts completed for
this review confirm the need for
additional residential supply based
on market demand. The analysis of
available supply confirms the need
for additional residential land.
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Number
iv)

v)

vi)

vii)

ix)

x)

Policy
the proposed expansion is a logical
extension of the Urban Area and will be
serviced by full municipal sanitary sewage,
stormwater management and potable
water services, to the satisfaction of the
City, in accordance with the policies of
Section 5.3;
the land is physically suitable for
development, considering any constraints,
such as Hazard Lands and Natural Heritage
Features;
the transportation network can
reasonably accommodate the additional
volume of traffic and demand for
services;
a suitable plan for phasing, financing and
constructing of the infrastructure for the
expansion area is developed;
the proposed expansion shall not
negatively impact cultural heritage
resources. The City may require a Heritage
Impact Assessment when development is
proposed adjacent to a cultural heritage
resource that is designated or listed in the
Municipal Registry of Cultural Heritage
Resources, or within or adjacent to a
Heritage Conservation District; and
cross-jurisdictional issues, as described in
this Plan, have been considered.

Analysis/Interpretation
A Secondary Plan and Master
Servicing Plan for any of the areas
in the Urban Reserve that are
recommended for inclusion in the
Urban Area is required to address
infrastructure.
There are natural heritage features
in both Options 2 and 3. These will
be addressed through detailed
Secondary Planning.
The analysis of the criteria confirm
that there are transportation
options to service Options 2 and 3,
including active transportation and
transit.
This will be a requirement of the
Secondary Planning process.
There are no cultural heritage sites
on any of Option 1, 2, or 3. 1

The cross jurisdictional issues of
aggregates have been addressed
through the Leeds Grenville ARMP.
Road connections will direct traffic
to within the City of Brockville.
Servicing will be from City of
Brockville infrastructure.

1

City of Brockville Municipal Heritage Register
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11.0 SUMMARY OF ANALYSIS/INTERPRETATION
The analysis completed in this report confirms that all of Options 1, 2 and 3 can achieve the
residential land supply meeting the City of Brockville’s needs. The following are the
recommended areas:
1. Option 1 is land currently within the Urban Area and should proceed immediately.
2. In assessing Options 2 and 3, Option 2 is recommended for the following reasons:
a. Option 2 is located contiguous to existing residential communities;
b. Option 2 has greater opportunity for building a complete community;
c. Option 2 has access to community infrastructure such as existing schools and
parks;
d. Option 2 has access to existing transit and is in closer proximity to community
active transportation and trails.
3. Together, Option 1 and Option 2 total 41 ha of residential land. This is slightly larger
than the required supply. However, when an analysis is done of logical boundaries, it
makes good planning sense to include all of Option 2 into the settlement area.

12.0 OFFICIAL PLAN POLICIES AND MAPPING RECOMMENDATIONS
1. The Secondary Plan policies would include addressing the following which will be added
as Policy 3.2.3.5:
Lands that are part of the City’s Growth Management Strategy arising from the review of
the Official Plan, including any lands in the Urban Reserve that are added to the Urban
Area of the City, shall be required to complete a Secondary Plan that addresses the
following requirements. No development shall be approved and no applications for
development shall be deemed complete until the Secondary Plan has been approved by
City Council. The Secondary Plan shall be adopted by City Council as an amendment to
the Official Plan. Only after approval of the Secondary Plan through an Official Plan
amendment shall any development occur.
A Terms of Reference for each Secondary Plan shall be prepared by the proponent and
approved by the City.
a. A description of the plan area, including a reference map and any
adjoining lands in the Urban Area that are logically suitable to be included in
the Secondary Plan area together with a description of the
role and relationship of the planning area under study to the City as a whole;
b. A statement of the desired land use for the planning area;
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c. A description of how the land use plan for the planning area implements
the policies of this Plan, the Provincial Policy Statement (current version), the
Planning Act, and policies and guidelines of the City;
d. A Master Servicing Plan that addresses servicing, infrastructure, and
financing of:
i.Water
ii.Wastewater
iii.Stormwater
iv.Transportation and Transit
v.Active Transportation
e. Analysis of natural heritage features and systems as identified in this Plan
including those areas regulated by the appropriate Conservation Authority;
f. Appropriate land use designations and densities in conformity with this
Plan;
g. Analysis and addressing built heritage and cultural heritage landscapes
including the protection of these elements and features;
h. Appropriate maps to address the planning area including, but not limited
to, land use designations, infrastructure, natural heritage, built heritage, and
cultural heritage landscapes;
i. A financial plan, in accordance with Policy 3.2.3.4, is completed and
approved by the City of Brockville.
2. Mapping: Option 2 will be mapped on Schedule 1 of the Official Plan as Urban Area –
Secondary Plan Study Area (subject to Policy 3.2.3.5).
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APPENDIX OF MAPS
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A-1: LAND USE PLAN AND CONSTRAINED LANDS – CITY OF BROCVILLE
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A-2: LEEDS GRENVILLE AGGREGATE RESOURCE MASTER PLAN DRAFT MAPPING
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A-3: BROCKVILLE GROWTH OPTIONS MAP
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