
 
 
 

 
 

 
 

99 Christie Lake Road, Perth, ON K7H 3C6 
 

lanarkcounty.ca 

Evan Garfinkel                 September 18, 2024 

Regional Group             Via email - garfinkel@regionalgroup.com 

1737 Woodward Drive, 2nd Floor 

Ottawa, ON K2C 0P9 

        

Status Letter for a Draft Plan of Subdivision – Brown Lands Subdivision 
Part of Lots 34-40, 46, 77, 79, 81-82, 84-87, 99-100, 108-109, 167-168 
and 176-177 and all of Lots 20-28, 47-76, 78, 80, 83, 92-98, 101-107, 
115-166 and 169-175 and part of Malloch Street, James Street, Mary 
Street, William Street, Malcolm Street, and John Street (closed by bylaw 
LC204530), Burnside Section Plan 6262, Formerly Town of 
Almonte, now Municipality of Mississippi Mills 
County File No. 09-T-23005         
     
 

Lanark County received an application for a draft plan of subdivision in the 

Municipality of Mississippi Mills on February 21, 2023 and there have been three (3) 

updated submissions to date. The following status letter reflects the most recent 

updated submission provided to the County on July 24, 2024.  

Subject Property Description 

The subject property is located at the North West corner of the Town of Almonte in 

the Municipality of Mississippi Mills and has frontage on Strathburn Road and County 

Road 29 and extends to the Mississippi River. The total area of the subject property is 

15.3 hectares. The subject property is currently comprised of fields used for 

cultivation and contains three grain silos and a small structure, which are all proposed 

to be demolished. The subject property is designated as Settlement Area in the 

Sustainable Communities Official Plan of Lanark County, and Residential in the 

Community Official Plan of the Municipality of Mississippi Mills. 

Subdivision Proposal 

The proposed draft plan includes 152 blocks and six new internal 

streets. Blocks 1-133 are proposed to be developed with 133 

detached dwellings; blocks 134-142 are proposed to be 
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developed with 92 townhouse units; Block 143 is proposed as parkland; Block 144 is 

proposed to be used for a pumping station; Blocks 145-148 are proposed as open 

space; Block 149 is proposed to be used for servicing purposes; Block 150 is 

proposed for future development; and Blocks 151-152 are proposed as future road 

connections to lands to the north. 

A summary of the agency comments is included below, formal agency letters and 

correspondences between the agency and County are attached and should be 

reviewed in their entirety. 

Agency Name Date Received Comments 

Municipality of Mississippi 
Mills 

September 18, 2024 Comments related to TIS, 
wetland habitat 
enhancement areas 

Mississippi Valley 
Conservation Authority 

September 4, 2024 Comments related to 
hydrological impacts to 
the wetland and slope 
stability assessment 

Enbridge August 6, 2024 No further comments 
other than the previously 
identified conditions 

Ottawa River Power 
Corporation 

N/A No further comments 

Hydro One N/A No further comments 
Bell Canada N/A No further comments 

Public August 9 – 22, 2024 Comments related to TIS 
and proposals to dead 
end Strathburn Street 

 

Comments are received as of September 18, 2024 and are attached to this letter for 

ease of reference. All other agency comments have been previously provided in the 

last status letter. 

If you have any questions, please do not hesitate to contact the 

undersigned. 
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Sincerely,  

 

Koren Lam 

Senior Planner 

Lanark County 

 

CC: Trevor McKay, Novatech 

 Melanie Knight, Municipality of Mississippi Mills 

 Mike Dwyer, Lanark County 
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September 18, 2024 
 
Koren Lam, Senior Planner 
Lanark County  
klam@lanarkcounty.ca   
 
RE:  Third Submission – Review Comments *revised* 
 Brown Lands 

09-T-23005  
 

 

Please find below the consolidated comments the Municipality on the above noted 
application.  
 
Planning Department  

Timing of Application 

1. As discussed at a meeting with the applicant on September 5, 2024, the target 
date for a public meeting is October 15, 2024. This meeting will be a statutory 
public meeting for the Zoning By-law Amendment and a non-statutory public 
meeting for the Subdivision Application. Following the public meeting, a 
recommendation report will be presented to Committee of the Whole with the 
draft plan conditions and item 4 below. Please note that this schedule is 
contingent upon addressing the comments contained herein.  

Blocks 153 and 154 

2. Prior to the Municipality confirming acceptance of Blocks 153 and 154, the 
Municipality would like to understand the implications of accepting the Blocks that 
are also wetland enhancement areas in terms of long-term maintenance of the 
area.  

Response: Arcadis: As part of the MVCA permit to remove the wetlands, it is expected 
that there will be a requirement for the proponent to ensure the habitat restoration 
proceeds as planned for the first 5 years of the restoration. A detailed ‘Habitat 
Enhancement and Monitoring Plan’ has been proposed in the EIS to provide a 
framework for this requirement. At the conclusion of this 5-year monitoring period, it is 
expected that there will be no further formal obligation on the proponent or the 
municipality to maintain this habitat. 

Please provide details as to the responsibility of the 5-year monitoring period. 
Please be advised that the Municipality will not be responsible for this monitoring 
period.  
 

http://www.mississippimills.ca/
mailto:klam@lanarkcounty.ca
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3. The Municipality echoes the request by the MVCA (letter dated September 4, 
2024) that a discussion is needed to address how hydrological impacts to the 
wetland from the stone dust pathway will be avoided. Further discussion on this 
matter is not a prerequisite for the Committee of the Whole meeting outlined in 
#1 above. 

0.3 metre Reserves 

4. While the Municipality appreciates that Regional Group owns the adjacent lands, 
its the opinion of Municipal staff that it is good practice to impose 0.3 m reserves 
along the lot lines which abuts the vacant lands to the north (Blocks 145, 144, 
156 and Lots 70 to 77, 105 to 108) to avoid any encroachments/access by future 
residents.  
 

Engineering and Public Works Department 

Transportation 

5. The Municipality has completed a neighbourhood survey regarding the possibility 
of closing Strathburn to restrict vehicular cut through traffic through the 
neighbourhood. In addition, the Municipality is of the opinion that restricting 
vehicular access from Strathburn to Malcolm may be endorsed by staff subject to 
the following:  

a. Attached to these comments is a conceptual design of a cul-de-sac and 
pedestrian path located on Strathburn which would permit access to the 
subdivision and maintain existing accesses on Strathburn. The 
Municipality requests that the applicant use this concept to develop a 
conceptual design for review. 

b. It is the opinion of the Municipality that the entire cost of the design and 
construction of these road modifications are to be borne by the applicant. 

c. The timing of construction of the cul-de-sac will need to be determined 
prior to draft plan approval through consultation with staff. 

d. The final approval of the cul-de-sac rests with Mississippi Mills Council. 
Staff will present this request to Council along with the draft plan 
recommendation at the same meeting. 

6. Please be advised that in light of the above comment (#5), the Transportation 
Impact Study will need to be updated to assess the traffic impacts with a cul-de-
sac at Strathburn.  
 

7. Please be advised that the Transportation Master Plan (TMP) is now posted for 
the required 30-day comment period. The draft TMP proposes that Strathburn 
and Malcolm Streets be classified as local streets as opposed to the current 
classification of collector roads. To access the draft TMP please refer to this link: 
https://www.mississippimills.ca/en/how-we-go.aspx  
 

https://www.mississippimills.ca/en/how-we-go.aspx
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8. Please be advised that a Notice of Motion has been included in the September 
10, 2024, Committee of the Whole agenda regarding the installation of traffic 
lights or a roundabout at the intersection of County Road 29 and Street One. 
Please refer to the agenda.  

 

 
The next submission should address each and every one of the comments or issues 
noted above, to ensure the effectiveness and consistency of the next review. A cover 
letter must be included that states how each comment was addressed in the 
resubmission. Please co-ordinate the numbering of each resubmission comment, or 
issue, with the above noted comment number. 
 
If you should have any questions or concerns regarding this file, please feel free to 
contact me at 613-256-2064 ext. 501 or mknight@mississippimills.ca.  
 
Sincerely, 
 

  
Melanie Knight 

Director of Development Services and Engineering  

Municipality of Mississippi Mills 

 

cc: Luke Harrington, Engineering Coordinator 

 Mike Asselin, Development and Capital Project Engineer 

Cory Smith, Director of Public Works 

Ken Kelly, CAO 

Evan Garfinkel, Regional 

Trevor McKay, Novatech 

Diane Reid, Mississippi Valley Conservation Authority  

https://pub-mississippimills.escribemeetings.com/Meeting.aspx?Id=7fbebae4-2a11-4c07-9b0b-b3cfe251b22b&Agenda=Agenda&lang=English&Item=41&Tab=attachments


LukeHarrington
Text Box
Strathburn Street Cul-de-sac Concept

LukeHarrington
Snapshot



 

  
  
 10970 Hwy 7 Tel:  613-253-0006 
 Carleton Place, ON K7C 3P1 Fax: 613-253-0122 

09-T-23005 
 
September 4, 2024 
 
Koren Lam 
Lanark County 
99 Christie Lake Road 
Perth ON K7H 3C6 
 
Re: 09-T-23005 – Brown Lands Subdivision 
 Lot 17, Con 10, Town of Mississippi Mills (Almonte) 
 Strathburn Almonte Regional Inc. (c/o Regional Group)  
 
Subsequent to Mississippi Valley Conservation Authority’s (MVCA) most recent review letters (dated 
April 11 and 12, 2024), we have been in receipt of the following revised documents for review: 
 

• Draft Plan of Subdivision (Novatech, July, 2024) 

• Planning Rationale (Novatech, July 19, 2024) 

• Serviceability and Conceptual Stormwater Management Report (Novatech, July 17, 2024) 

• Environmental Impact Study (Arcadis, July, 2024) 

• Brown Lands Compensation Plan, Landscape Plan (Sheets L01, L02, L03) (NAK, July 11, 2021) 

• Brown Lands Compensation Plan, Landscape Details (Sheets D1 & D2) (NAK, July 11, 2021) 

• Geotechnical Investigation (Paterson Group, June 28, 2024) 

• Geotechnical Responses to MVCA Comments (Memo 1 & 2) (Paterson Group, June 28, 2024) 

• Comment Response Letter (Regional Group, July 24, 2024) 
 
We have reviewed the above reports in the context of the following: 

• Section 1.6.6 Stormwater & 3.1 Natural Hazards of the Provincial Policy Statement (PPS, 2020) 
under Section 3 of the Planning Act; 

• MVCA’s ONTARIO REGULATION 41/24, Prohibited Activities, Exemptions and Permits, issued 
under Section 28 of the Conservation Authorities Act;  

• The Mississippi-Rideau Source Protection Plan (2014, revised 2022) 

PROPOSAL 
According to the information provided, the purpose of the subject application is to obtain approval for a 
plan of subdivision to develop the subject lands (17 ha) with a total of 246 dwelling units, a municipal 
park and open space. The draft plan and zoning amendment are based on a concept plan that 
demonstrates the build out of 143 single detached dwellings with varying lot widths, ranging from 33 
feet to 50 feet, as well as 103 attached housing units consisting of a combination of semi-detached and 
townhouse dwellings.  We note the previous submission was for 235 residential units.  



 
 
 
 
 
 
 
 

 

REVIEW 
In summary, the following is relevant to MVCA’s scope of review: 

- Removal of 0.3 ha of Wetland-2 to accommodate the sanitary sewer line 
- Removal of 251 m of the West tributary to accommodate the sanitary sewer line 
- Removal of a 0.02 ha of Wetland-1 to accommodate a road and trail crossing 
- North tributary crossing to accommodate a road and trail crossing 
- Stormwater Management Plan in terms of quantity control, flooding and erosion 
- (1) Stormwater Outlet to the Mississippi River 
- West Tributary Slope, North Tributary Slope, Mississippi River Slope 

 
Additional details on the context of MVCA’s review can be found in our initial review letter dated June 
21, 2023.  
 
Environmental Impact Assessment 
 

MVCA’s Biologist has reviewed the following plans: 

• Environmental Impact Study (Arcadis, July, 2024); 

• Brown Lands Compensation Plan, Landscape Plan & Landscape Details (Sheets L01, L02, L03, D1 
& D2) (NAK, July 11, 2021); 

In summary, MVCA concurs with the classifications and assessments of the current site conditions, the 
impact assessment summary, and recommended mitigation measures.  We do not have any further 
comments at this stage in the review process, with the exception of the following: 
  

• Given the reduced wetland setbacks for several lots, Street Six, and parts of the stone dust 
pathway, we request a discussion as to how hydrological impacts to the wetland will be avoided.    

 

It is noted that a Habitat Enhancement and Monitoring Plan is forthcoming. 
 
Slope Stability Analysis 
 

The West Tributary Slope, North Tributary Slope, and Mississippi River Slope have been identified as 
potential erosion hazards. In accordance with guidelines prepared in support of the Provincial Policy 
Statement, Erosion hazards include slopes which have the potential for erosion and/or instability due to 
their steepness and height i.e. steeper than 3:1 and higher than 3m.  
 
MVCA’s Engineering team has reviewed the following reports: 

• Geotechnical Investigation (Paterson Group, June 28, 2024); 

• Geotechnical Responses to MVCA Comments (Memo 1 & 2) (Paterson Group, June 28, 2024) 
 

Refer to the attached technical memo for MVCA comments.  
 
Stormwater Management Plan 
MVCA’s Water Resources Engineer has reviewed the revised reports. MVCA is now satisfied that 
sufficient information has been provided, at this stage in the review process.   
 
  



 
 
 
 
 
 
 
 

 

MVCA Ontario Regulation 41/24 (Regulatory) 
Pursuant to ONTARIO REGULATION 41/24, Prohibited Activities, Exemptions and Permits, written 
permission is required from MVCA prior to the initiation of any construction or filling activity (which 
includes excavations, stockpiling and site grading) within the flood plain or an erosion hazard, or their 
Regulation Limits; for any interference within 30 m of a regulated wetland; or for any alterations to the 
shoreline or channel of a watercourse.  As stated in MVCA’s previous review letter (April 12, 2024) to the 
County of Lanark, the following activities require MVCA permission: 
 

- Removal of 0.3 ha of Wetland-2 to accommodate the sanitary sewer line 
- Removal of 251 m of the West tributary to accommodate the sanitary sewer line 
- Removal of a 0.02 ha of Wetland-1 to accommodate a road and trail crossing 
- North tributary crossing to accommodate a road and trail crossing 
- (1) Stormwater Outlet to the Mississippi River 

 
RECOMMENDATIONS 
We request that the following items be addressed prior to moving forward: 
 
1. All recommendations with respect to the Slope Stability Assessment (refer to the attached technical 

memo entitled MVCA SWMP & SSA Technical Memo_ 09-T-23005_Brown Lands_ Aug 2024.pdf).   
 
2. Given the reduced wetland setbacks for several lots, Street Six, and parts of the stone dust pathway, 

we request a discussion as to how hydrological impacts to the wetland will be avoided.    
 

If you have any questions, please contact the undersigned. 
 
Yours truly, 

 
Diane Reid 
Environmental Planner 
 
cc. Melanie Knight, Town of Mississippi Mills, email 
      Evan Garfinkel, Agent, email 
 



 

Technical Review 
Memorandum 
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To: Diane Reid, Environmental Planner 

From: 
Shabab Islam, Water Resources Engineer Assistant  

Christopher Stoddard, Geotechnical Engineer 

RE: 
SWM & Slope Stability Engineering Review of the Draft 
Plan of Subdivision Application for the Brown Lands 
Subdivision, Townships of Mississippi Mills 

MVCA File No.: PMMSB-32 

Munic. Ref. ID.: 09-T-23005 

Date: September 3, 2024 

 
Mississippi Valley Conservation Authority (MVCA) was circulated the following reports and 
correspondence regarding the above Draft Plan of Subdivision application:  

• Serviceability and Conceptual Stormwater Management Report, prepared by Novatech, 
revised July, 2024 

• Geotechnical Investigation, prepared by Paterson Group, revised June, 2024; and 

• Comment Response Letter, prepared by Regional Group, dated July 24, 2024 

• Geotechnical Responses to MVCA Comments PG6260-MEMO.01 and PG6260-MEMO.02, 
prepared by Paterson Group, date June 28, 2024 

MVCA’s previous comments regarding stormwater management have been addressed by the 
above documents.  

MVCA requests that the following comments, regarding slope stability, be addressed prior to 
moving forward : 

• In section 6.9 Slope Stability Analysis under Field Observations, it states “The slope 
observed at the west portion of the site was observed to have an approximate incline 
ranging between 2.5H:1 to 3.5H:1V”. Is this describing the “West Tributary” area of 
the site’s slope that is referenced throughout the report? If so, please clarify what the 
slope’s properties are based on i.e. slope height, toe of slope location, distance from 
toe of slope to water’s edge, etc.    

• In section 6.9 Slope Stability Analysis under Field Observations, it states “The slope 
observed at the east portion of the site was observed to have an approximate incline 
ranging between 2H:1 to 3H:1V”. Is this describing the “Mississippi River” area of the 
site’s slope that is referenced throughout the report? If so, please clarify what the 
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slope’s properties are based on i.e. slope height, toe of slope location, distance from 
toe of slope to water’s edge, etc.    

• Section 6.9 Slope Stability Analysis under Toe Erosion and Erosion Access Allowance 
for the “West Tributary” does not include a discussion of erosion access allowance. 
However, a 6 m access allowance is shown in the cross sections Figure 2A and 2B in 
Appendix 2. Please add the relevant discussion to the body of the report. 

• Section 6.9 Slope Stability Analysis under Toe Erosion and Erosion Access Allowance 
for the “North Tributary”states “Given that no stable slope setback or toe erosion 
setback is required along the slope adjacent to the north tributary, an erosion access 
allowance is not required.” Using this rationale to justify a 0 m erosion access 
allowance is not generally accepted, and a 6 m access allowance is generally required 
to allow for future maintenance of the slope as per the MNR Technical Guide for 
Erosion Hazard Limit.   

We request the following at the detailed design stage: 

• A detailed review of the proposed grading plan; 

• Confirmation of conformance with permissible grade raise recommendations, as 
required; 

• An updated Geotechnical Investigation Report including slope stabilization 
recommendations; 

• Mitigation measures such as supplement flows/ surface infiltration associated with the 
channel enhancement and wetland compensation of the North Tributary identified in the 
Environmental Impact Study (EIS); 

• Details regarding the underside of footing (USF) elevations and Hydraulic Grade Line 
(HGL) analysis; 

• Adequate erosion protection and energy dissipation measures at the based of the 
embankment and/or along the shoreline of the Mississippi River. 

Should any questions arise about stormwater management, please contact the undersigned. 

Shabab Islam 

Shabab Islam 

Water Resouces Engineer Assistant  
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Should any questions arise about slope stability, please contact the undersigned. 

Christopher Stoddard 

Christopher Stoddard 

Geotechnical Engineer 



 
 
 
 
 

Enbridge Gas Inc.  
500 Consumers Road 
North York, Ontario M2J 1P8 
Canada 
 

August 6, 2024 

 

 

Koren Lam, MSc. 
Senior Planner 
County of Lanark 
99 Christie Lake Road 
Perth, ON K7H 3C2 
 

Dear Koren, 

 
Re: Draft Plan of Subdivision, Zoning By-Law Amendment – Resubmission July 2024 

Strathburn Almonte Regional Inc. 
Browns Land 

 County of Lanark 
 File No.: 09-T-23005 

Related Application: D14-STR-23, Z-04-23 
 
Enbridge Gas does not have changes to the previously identified conditions for this revised 
application(s). 
 
Please always call before you dig, see web link for additional details: 
https://www.enbridgegas.com/safety/digging-safety-for-contractors 
 
Sincerely, 
 

 
 

Willie Cornelio CET 

Sr Analyst Municipal Planning 
Engineering 
— 
 

ENBRIDGE 

TEL: 416-495-6411 
500 Consumers Rd, North York, ON M2J1P8 
 

enbridge.com 

Safety. Integrity. Respect. Inclusion. 
 

https://www.enbridgegas.com/safety/digging-safety-for-contractors
http://www.enbridge.com/












Meeting Re:  Brown Lands Subdivision - Traffic Concerns 

Date: Tuesday August 20, 2024 

Attendees:  
• Koren Lam, Senior Planner for Lanark County 
• Mike Dwyer, Planning Manager for Lanark County 
• Nancy Standish Page, resident on Malcolm Street 
• Karen Coleman, resident on Glass Street 

We have two main objectives:  

1. We would like to dead end Strathburn Street between the last 
existing driveway and the entrance to the new subdivision. 

2. Enhance pedestrian and cycling safety crossing County Road 29. 

Points to consider regarding objective #1 : Dead ending Strathburn 
Street 

- The primary reason for preventing additional vehicular traffic on 
Malcolm Street is safety. Additional reasons are outlined on the 
petition and summarized below. 

- A path for pedestrians and cyclists should connect through 
Strathburn Street to County Road 29 as well as the new Brown 
Lands subdivision. This path could also be used by emergency 
vehicles if necessary. 

- Malcolm Street is the only street that runs between Strathburn 
Street and Ottawa Street. Compare this with the development at the 
end of Spring Street. The new subdivision at the end of Spring Street 
has not had a large negative impact on the preexisting homes on 
Spring Street since there are many roads that lead up to Patterson 
Street (heading towards the grocery store and Ottawa). Refer to map 
of Almonte. 



- Many of the homes on Malcolm Street are very close to the road. As 
per the petition recorded and sent to the town, the majority of 
residents from Malcolm and surrounding streets say an increase in 
vehicular traffic would be undesirable. 

- Malcolm Street is already a small  “collector street” for streets in the 
Cameron neighbourhood. Additional volume of traffic would have a 
very big, negative impact on the neighbourhood. With the new Brown 
Lands subdivision and future development, what volume of traffic is 
the municipality and county anticipating on Malcolm Street? Looking 
at road designations in other places, roads designated as collector 
roads are meant to handle 2,500 - 8,000 cars per day! (refer to pages 
11 and 12 in the following link:   

https://www.toronto.ca/wp-content/uploads/2018/01/950a-Road-
Classification_Summary-Document.pdf 

https://www.toronto.ca/wp-content/uploads/2018/01/950a-Road-Classification_Summary-Document.pdf
https://www.toronto.ca/wp-content/uploads/2018/01/950a-Road-Classification_Summary-Document.pdf




- It makes sense to prevent increased vehicular traffic on Malcolm 
Street before phase one of development. It’s much more difficult to 
implement something like this after the fact; let’s be proactive rather 
than reactive. What will happen if/when the rest of the Brown Lands 
are developed? An increased volume of vehicular traffic on Malcolm 
Street? 

 

Points to consider regarding objective #2 : Enhance pedestrian and 
cycling safety crossing County Road 29. 

- Many pedestrians and cyclists already use Malcolm Street to 
Strathburn Street and then cross over County Road 29 to get out the 
countryside. Below is a heat map (using Garmin) with the purple 
lines showing the popularity of this route. 



- Apparently the Traffic Study data accompanying the Subdivision 
Application did not warrant a need for traffic lights at County Road 
29 & Strathburn Road. If vehicular traffic to and from the new Brown 
Lands subdivision is blocked from using Strathburn to Malcolm 
Street, then those resident will only be using County Road 29. Traffic 
lights installed on County Road 29 for vehicular traffic going to and 
from the Brown Lands subdivision should be considered. 

- Maintaining Malcolm Street as a quiet road for pedestrians and 
cyclists would benefit the existing residents of the Cameron 
neighbourhood as well as the new Brown Lands subdivision. A 
similar example can be found in Ottawa. Refer to this article 
exhorting the virtues of such a neighbourhood:   

https://beyondtheautomobile.com/2022/05/09/bicycle-streets-beyond-
europe-ottawas-echo-drive/ 

https://beyondtheautomobile.com/2022/05/09/bicycle-streets-beyond-europe-ottawas-echo-drive/
https://beyondtheautomobile.com/2022/05/09/bicycle-streets-beyond-europe-ottawas-echo-drive/
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