
From: Mallory, Elaine
To: Cherie.Mills; Dave Grant; Wendy Van Keulen
Cc: david.firstfin (david.firstfin@sympatico.ca)
Subject: FW: Amendment to Draft Approved Plan of Subdivision - 07-T-10005 (EC) – Edwardsburgh Developments Ltd.
Date: August 12, 2021 8:12:19 AM
Attachments: image003.png

Good morning:
 
For your consideration, please see below for comments received from the Ministry of the Environment,
Conservation and Parks respecting the above referenced amendment.
 
Sincerely,
Elaine M. Mallory, Planner I
United Counties of Leeds and Grenville
25 Central Ave. W., Suite 100, Brockville, ON  K6V 4N6
Tel: 613-342-3840 / 1-800-770-2170  ext. 2422

 
From: Orpana, Jon (MECP) <Jon.Orpana@ontario.ca> 
Sent: August 11, 2021 2:41 PM
To: Mallory, Elaine <Elaine.Mallory@uclg.on.ca>
Subject: RE: Amendment to Draft Approved Plan of Subdivision - 07-T-10005 (EC) – Edwardsburgh Developments
Ltd.
 

[EXTERNAL EMAIL] DO NOT CLICK links or attachments unless you recognize the sender and know the content is
safe.
Hello Elaine,
 
I understand from the attached that this development is close to the CN rail line and that the noise
study has concluded that noise berms and other mitigation are not recommended and that it is
recommended that warning clauses be registered on title.
 
 
I would like to point out that warning clauses should not be construed as mitigation - and that noise
complaints may be likely in these type of scenarios where sensitive residential uses are built in
close proximity to linear transportation features such as 400 series highways and major railway
corridors.  Our ministry is the recipient of many of these complaints.
 
The potential noise impact is my main concern and the potential for adverse affects considering the
developments proximity to the linear transportation feature in this case.  This is in light of no
consideration for any mitigation for noise impacts through berms or other noise barriers that are in
place in other locations along 400 series highways and locations along railway corridors.
 
Regards,
 
Jon
Jon K. Orpana
Regional Environmental Planner
Environmental Assessment Branch
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Ministry of the Environment, Conservation and Parks
Kingston Regional Office
PO Box 22032, 1259 Gardiners Road
Kingston, Ontario
K7M 8S5
 
Phone: (613) 548-6918
Fax:        (613) 548-6908
Email:    jon.orpana@ontario.ca
 
 
 
 
 
 
 
 
 
 
 
From: Mallory, Elaine <Elaine.Mallory@uclg.on.ca> 
Sent: August 11, 2021 12:25 PM
To: Fraser, Karen <Karen.Fraser@uclg.on.ca>; James Holland (jholland@nation.on.ca) <jholland@nation.on.ca>;
Reid, Joseph <Joseph.Reid@healthunit.org>; Bonnie Norton <bonnie.norton@cdsbeo.on.ca>;
planning@ucdsb.on.ca; benoit.duquette@cepeo.on.ca; Bell Circulations Intake, Planning (circulations@wsp.com)
<circulations@wsp.com>; Ryan Courville (planninganddevelopment@bell.ca) <planninganddevelopment@bell.ca>;
Jeremy Godfrey (Jeremy.godfrey@bell.ca) <Jeremy.godfrey@bell.ca>; Dennis De Rango
(landuseplanning@hydroone.com) <landuseplanning@hydroone.com>; Executivevp.lawanddevelopment@opg.com;
MunicipalPlanning@enbridge.com; Phil.Antoniak@enbridge.com; rslu@rslu.ca; Peggy.deslauriers@canadapost.ca;
dquilty@mhbcplan.com; CP_Proximity-Ontario@cpr.ca; CN Rail (proximity@cn.ca) <proximity@cn.ca>; Wagner,
Kristen (MNRF) <Kristen.Wagner@ontario.ca>; Species at Risk (MECP) <SAROntario@ontario.ca>; Schaefer, Damien
(MMAH) <Damien.Schaefer@ontario.ca>; Orpana, Jon (MECP) <Jon.Orpana@ontario.ca>
Cc: Mills, Cherie <Cherie.Mills@uclg.on.ca>
Subject: Amendment to Draft Approved Plan of Subdivision - 07-T-10005 (EC) – Edwardsburgh Developments Ltd.
 

CAUTION -- EXTERNAL E-MAIL - Do not click links or open attachments unless you recognize the sender.
Good afternoon:
 
Re:    Amendment to Draft Approved Plan of Subdivision                     

07-T-10005 – Edwardsburgh Developments Ltd.
(now referred to as Lockmaster’s Meadow Subdivision)
Part Lot 7, Concession 1, County Road 22 (Assessment Roll 070170101007200)
Township of Edwardsburgh Cardinal

 
Please be advised that the Counties has received a request to amend the above noted draft approved plan of
subdivision and related conditions of draft approval (see map for location of subject lands below). 

The request is to amend lot configurations to accommodate two additional dwelling units (located on the
southern internal block, which is part of phase 1 of the development). Lot 24 (parkland) is proposed to be
relabelled as Block F.  A new noise study has been submitted in support of reduced noise attenuation conditions.
Some other changes are proposed to be made to the conditions to meet current day practices (such as an
update to the notes, reduction in clearance agencies, and Counties approval of the final stormwater
management plan). 

Attached please find the proposed plan detailing the amended lot configuration, the original approved draft
plan, a noise study, a traffic study and a track changes document identifying the proposed changes to the
conditions of draft approval. 

Should you require further information or have any comments or questions, please contact Elaine Mallory at
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613-342-3840 ext. 2422 or at Elaine.Mallory@uclg.on.ca.
 

Sincerely,
Elaine M. Mallory, Planner I
United Counties of Leeds and Grenville
25 Central Ave. W., Suite 100, Brockville, ON  K6V 4N6
Tel: 613-342-3840 / 1-800-770-2170  ext. 2422

 
 

 

This e-mail originated from the United Counties of Leeds and Grenville e-mail system. Any distribution, use

mailto:Elaine.Mallory@uclg.on.ca


or copying of this e-mail or the information it contains, by other than the intended recipient(s) is
unauthorized. Thank you.



From: Mallory, Elaine
To: Cherie.Mills; david.firstfin (david.firstfin@sympatico.ca); Wendy Van Keulen; Dave Grant
Subject: FW: UCLG - Amendment to Draft Approved Plan of Subdivision - 07-T-10005 (EC) – Edwardsburgh Developments Ltd.
Date: August 13, 2021 11:47:52 AM
Attachments: image001.png

Please find comments from Hydro One below respecting the above noted matter.
 
Sincerely,
Elaine M. Mallory, Planner I
United Counties of Leeds and Grenville
25 Central Ave. W., Suite 100, Brockville, ON  K6V 4N6
Tel: 613-342-3840 / 1-800-770-2170  ext. 2422

 
From: Isaac.BORTOLUSSI@HydroOne.com <Isaac.BORTOLUSSI@HydroOne.com> 
Sent: August 13, 2021 11:09 AM
To: Mallory, Elaine <Elaine.Mallory@uclg.on.ca>
Subject: UCLG - Part Lot 7, Concession 1, County Road 22- 07-T-10005 (EC)
 

[EXTERNAL EMAIL] DO NOT CLICK links or attachments unless you recognize the sender and know the content is
safe.
Hello,
 
We are in receipt of Application 07-T-10005 dated August 11, 2021. We have reviewed the documents concerning
the noted Plan and have no comments or concerns at this time. Our preliminary review considers issues affecting
Hydro One’s 'High Voltage Facilities and Corridor Lands' only.
 
For proposals affecting 'Low Voltage Distribution Facilities’  please consult your local area Distribution Supplier.
 
If Hydro One is your local area Distribution Supplier, please contact Customer Service at 1-888-664-9376​ or e-mail
CustomerCommunications@HydroOne.com to be connected to your Local Operations Centre.
 
Best Wishes,
 
Isaac Bortolussi
Real Estate Manangement Student | Land Use Planning
 
on behalf of
 
Dennis De Rango
Specialized Services Team Lead | Real Estate
 
 
 

From: Mallory, Elaine <Elaine.Mallory@uclg.on.ca> 
Sent: Wednesday, August 11, 2021 12:31 PM
To: LANDUSEPLANNING <LandUsePlanning@HydroOne.com>
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Subject: FW: Amendment to Draft Approved Plan of Subdivision - 07-T-10005 (EC) – Edwardsburgh Developments
Ltd.
 
*** Exercise caution. This is an EXTERNAL email. DO NOT open attachments or click links from
unknown senders or unexpected email. ***

Please see email below which was returned undeliverable.  In case it was undeliverable due to the size of
the email, I have removed the noise study and traffic impact study from the attachments.  If you would
like them, please advise and I will forward under separate cover.
 
Sincerely,
Elaine M. Mallory, Planner I
United Counties of Leeds and Grenville
25 Central Ave. W., Suite 100, Brockville, ON  K6V 4N6
Tel: 613-342-3840 / 1-800-770-2170  ext. 2422

 
From: Mallory, Elaine 
Sent: August 11, 2021 12:25 PM
To: Fraser, Karen <Karen.Fraser@uclg.on.ca>; James Holland (jholland@nation.on.ca) <jholland@nation.on.ca>;
Reid, Joseph <Joseph.Reid@healthunit.org>; Bonnie Norton (Bonnie.Norton@cdsbeo.on.ca)
<Bonnie.Norton@cdsbeo.on.ca>; planning@ucdsb.on.ca; benoit.duquette@cepeo.on.ca; Bell Circulations Intake,
Planning (circulations@wsp.com) <circulations@wsp.com>; Ryan Courville (planninganddevelopment@bell.ca)
<planninganddevelopment@bell.ca>; Jeremy Godfrey (Jeremy.godfrey@bell.ca) <Jeremy.godfrey@bell.ca>; Dennis
De Rango (landuseplanning@hydroone.com) <landuseplanning@hydroone.com>;
Executivevp.lawanddevelopment@opg.com; MunicipalPlanning@enbridge.com; Phil.Antoniak@enbridge.com;
rslu@rslu.ca; Peggy.deslauriers@canadapost.ca; dquilty@mhbcplan.com; CP_Proximity-Ontario@cpr.ca; CN Rail
(proximity@cn.ca) <proximity@cn.ca>; Kristen Wagner (kristen.wagner@ontario.ca) <kristen.wagner@ontario.ca>;
SAROntario@ontario.ca; MCIP RPP Damien Schaefer (Damien.Schaefer@ontario.ca) <Damien.Schaefer@ontario.ca>;
Jon Orpana (jon.orpana@ontario.ca) <jon.orpana@ontario.ca>
Cc: Mills, Cherie <Cherie.Mills@uclg.on.ca>
Subject: Amendment to Draft Approved Plan of Subdivision - 07-T-10005 (EC) – Edwardsburgh Developments Ltd.
 
Good afternoon:
 
Re:    Amendment to Draft Approved Plan of Subdivision                     

07-T-10005 – Edwardsburgh Developments Ltd.
(now referred to as Lockmaster’s Meadow Subdivision)
Part Lot 7, Concession 1, County Road 22 (Assessment Roll 070170101007200)
Township of Edwardsburgh Cardinal

 
Please be advised that the Counties has received a request to amend the above noted draft approved plan of
subdivision and related conditions of draft approval (see map for location of subject lands below). 

The request is to amend lot configurations to accommodate two additional dwelling units (located on the
southern internal block, which is part of phase 1 of the development). Lot 24 (parkland) is proposed to be
relabelled as Block F.  A new noise study has been submitted in support of reduced noise attenuation conditions.
Some other changes are proposed to be made to the conditions to meet current day practices (such as an
update to the notes, reduction in clearance agencies, and Counties approval of the final stormwater
management plan). 

Attached please find the proposed plan detailing the amended lot configuration, the original approved draft
plan, a noise study, a traffic study and a track changes document identifying the proposed changes to the
conditions of draft approval. 
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Should you require further information or have any comments or questions, please contact Elaine Mallory at
613-342-3840 ext. 2422 or at Elaine.Mallory@uclg.on.ca.
 

Sincerely,
Elaine M. Mallory, Planner I
United Counties of Leeds and Grenville
25 Central Ave. W., Suite 100, Brockville, ON  K6V 4N6
Tel: 613-342-3840 / 1-800-770-2170  ext. 2422
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This e-mail originated from the United Counties of Leeds and Grenville e-mail system. Any distribution, use
or copying of this e-mail or the information it contains, by other than the intended recipient(s) is
unauthorized. Thank you.

 

This email and any attached files are privileged and may contain confidential information intended only for
the person or persons named above. Any other distribution, reproduction, copying, disclosure, or other
dissemination is strictly prohibited. If you have received this email in error, please notify the sender
immediately by reply email and delete the transmission received by you. This statement applies to the initial
email as well as any and all copies (replies and/or forwards) of the initial email



From: Mallory, Elaine
To: david.firstfin (david.firstfin@sympatico.ca); Wendy Van Keulen; Cherie.Mills
Cc: Dave Grant
Subject: FW: Revised Draft Approved Plan of Subdivision (07-T-10005); Lot 7, Con. 1, County Road 22, Leeds and

Grenville
Date: August 25, 2021 9:53:29 AM
Attachments: image001.png

Below please find comments from Bell Canada requesting a condition of approval to the
proposed amendment to the Edwardsburgh Developments Subdivision draft approval. 
 
They are also requesting to be kept informed of any applications or recirculation’s affecting
the property.
 
Sincerely,
Elaine M. Mallory, Planner I
United Counties of Leeds and Grenville
25 Central Ave. W., Suite 100, Brockville, ON  K6V 4N6
Tel: 613-342-3840 / 1-800-770-2170  ext. 2422

 
From: circulations@wsp.com <circulations@wsp.com> 
Sent: August 23, 2021 1:56 PM
To: Mallory, Elaine <Elaine.Mallory@uclg.on.ca>
Subject: Revised Draft Approved Plan of Subdivision (07-T-10005); Lot 7, Con. 1, County Road 22,
Leeds and Grenville
 
[EXTERNAL EMAIL] DO NOT CLICK links or attachments unless you recognize the sender and
know the content is safe.
2021-08-23

Elaine Mallory

Edwardsburgh/Cardinal
, Ontario, K6V 4N6 

Attention: Elaine Mallory

Re: Revised Draft Approved Plan of Subdivision (07-T-10005); Lot 7, Con. 1, County Road
22, Leeds and Grenville; Your File No. 07-T-10005

Our File No. 91113
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Dear Sir/Madam,

We have reviewed the circulation regarding the above noted application and have no
objections to the application as this time. However, we hereby advise the Owner to contact
Bell Canada at planninganddevelopment@bell.ca during detailed design to confirm the
provisioning of communication/telecommunication infrastructure needed to service the
development. We would also ask that the following paragraph be included as a condition of
approval:

“The Owner agrees that should any conflict arise with existing Bell Canada facilities where a
current and valid easement exists within the subject area, the Owner shall be responsible for
the relocation of any such facilities or easements at their own cost.”

It shall also be noted that it is the responsibility of the Owner to provide entrance/service
duct(s) from Bell Canada’s existing network infrastructure to service this development. In the
event that no such network infrastructure exists, in accordance with the Bell Canada Act, the
Owner may be required to pay for the extension of such network infrastructure.

If the Owner elects not to pay for the above noted connection, Bell Canada may decide not to
provide service to this development.

To ensure that we are able to continue to actively participate in the planning process and
provide detailed provisioning comments, we note that we would be pleased to receive
circulations on all applications received by the Municipality and/or recirculations.

Please note that WSP operates Bell’s development tracking system, which includes the intake
of municipal circulations. WSP is mandated to notify Bell when a municipal request for
comments or for information, such as a request for clearance, has been received. All responses
to these municipal circulations are generated by Bell, but submitted by WSP on Bell’s behalf.
WSP is not responsible for Bell’s responses and for any of the content herein.

If you believe that these comments have been sent to you in error or have questions regarding
Bell’s protocols for responding to municipal circulations and enquiries, please contact
planninganddevelopment@bell.ca.

Should you have any questions, please contact the undersigned.

Yours truly,

Ryan Courville
Manager - Planning and Development
Network Provisioning
Email: planninganddevelopment@bell.ca

 

NOTICE: This communication and any attachments ("this message") may contain information which is privileged, confidential, proprietary
or otherwise subject to restricted disclosure under applicable law. This message is for the sole use of the intended recipient(s). Any
unauthorized use, disclosure, viewing, copying, alteration, dissemination or distribution of, or reliance on, this message is strictly
prohibited. If you have received this message in error, or you are not an authorized or intended recipient, please notify the sender
immediately by replying to this message, delete this message and all copies from your e-mail system and destroy any printed copies. You
are receiving this communication because you are listed as a current WSP contact. Should you have any questions regarding WSP's
electronic communications policy, please consult our Anti-Spam Commitment at www.wsp.com/casl. For any concern or if you believe
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you should not be receiving this message, please forward this message to caslcompliance@wsp.com so that we can promptly address
your request. Note that not all messages sent by WSP qualify as commercial electronic messages. 

AVIS : Ce message, incluant tout fichier l'accompagnant (« le message »), peut contenir des renseignements ou de l'information
privilégiés, confidentiels, propriétaires ou à divulgation restreinte en vertu de la loi. Ce message est destiné à l'usage exclusif du/des
destinataire(s) voulu(s). Toute utilisation non permise, divulgation, lecture, reproduction, modification, diffusion ou distribution est
interdite. Si vous avez reçu ce message par erreur, ou que vous n'êtes pas un destinataire autorisé ou voulu, veuillez en aviser
l'expéditeur immédiatement et détruire le message et toute copie électronique ou imprimée. Vous recevez cette communication car vous
faites partie des contacts de WSP. Si vous avez des questions concernant la politique de communications électroniques de WSP,
veuillez consulter notre Engagement anti-pourriel au www.wsp.com/lcap. Pour toute question ou si vous croyez que vous ne devriez pas
recevoir ce message, prière de le transférer au conformitelcap@wsp.com afin que nous puissions rapidement traiter votre demande.
Notez que ce ne sont pas tous les messages transmis par WSP qui constituent des messages electroniques commerciaux. 

-LAEmHhHzdJzBlTWfa4Hgs7pbKl

 

This e-mail originated from the United Counties of Leeds and Grenville e-mail system. Any
distribution, use or copying of this e-mail or the information it contains, by other than the
intended recipient(s) is unauthorized. Thank you.
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From: Ashkan Matlabi on behalf of Proximity 
To: "sabbyduthie@gmail.com"; "david.firstfin@sympatico.ca" 
Subject: 2021-07-23_CN_RES_Lockmasters Meadow Project, Shanly Road, Cardinal 
Attachments: image001.png 
Letter+Noise+Traffic+Plan.pdf 
 
Hello Sabby, David, 
Thank you for consulting CN on the application mentioned in subject. It is noted that the 
subject site is adjacent to CN’s Main Line. CN's guidelines reinforce the safety and 
well-being of any existing and future occupants of the area. Please refer to CN's 
guidelines for the development of sensitive uses in proximity to railways. These policies 
have been developed by the Railway Association of Canada and the Federation of 
Canadian Municipalities. 
 
CN encourages the implementation of the following criteria: 
 
1. The nearest dwellings are proposed to be at over 160m from CN right of way, 
therefore, a safety berm will not usually be required. However, since the open space 
separating the development from CN right of way is projected to be a park, CN 
recommends a safety berm parallel to the railway rights-of-way with returns at the 
ends, 2.5 meters above grade at the property line, with side slopes not steeper than 2.5 
to 1. Unless the park area accessible to public will be limited to the section 
located at over 120m from CN right of way. The height of the berm may be reduced 
proportionally to the distance separating the designated park area. Past the 
120m limit there will be no requirements for a berm. For example, if the park area 
accessible to public is to be located at 60m from CN right of way, the required 
berm should be 1.25m tall. The safety berm and its characteristics must be illustrated on 
the site plan as well as the limits of the park area accessible to public. 
 
2. The Owner shall install and maintain a chain link fence of minimum 1.83 meter height 
along the mutual property line. The safety fence and its characteristics must be 
illustrated on the site plan. 
 
3. Since the development is partially located within 300m of CN main line, the Owner 
shall engage a consultant to undertake an analysis of noise. Subject to the review of 
the noise report, the Railway may consider other measures recommended by an 
approved Noise Consultant. CN will review the Noise report and will provide you 
with feed back to see if mitigation measures will be required. 
 
4. The following clause should be inserted in all development agreements, offers to 
purchase, and agreements of Purchase and Sale or Lease of each dwelling unit within 
300m of the railway right-of-way: 
 
“Warning: Canadian National Railway Company or its assigns or successors in interest 
has or have a rights-of-way within 300 metres from the land the subject hereof. 



There may be alterations to or expansions of the railway facilities on such rights-of-way 
in the future including the possibility that the railway or its assigns or successors as 
aforesaid may expand its operations, which expansion may affect the living environment 
of the residents in the vicinity, notwithstanding the inclusion of any noise and vibration 
attenuating measures in the design of the development and individual dwelling(s). CNR 
will not be responsible for any complaints or claims arising from use of such facilities 
and/or operations on, over or under the aforesaid rights-of-way.” 
 
5. Any proposed alterations to the existing drainage pattern affecting railway property 
must receive prior concurrence from the Railway and be substantiated by a 
drainage report to the satisfaction of the Railway. The drainage plan indicates that all 
storm waters from the development will be directed to a pond and than into an 
existing ditch flowing away from CN property. However, CN will require a technical 
memo prepared by the project engineer explaining the design concept and 
confirming that all storm waters will be directed away from CN right of way. 
 
6. The Owner shall through restrictive covenants to be registered on title and all 
agreements of purchase and sale or lease provide notice to the public that the safety 
berm, fencing and noise isolation measures implemented are not to be tampered with or 
altered and further that the Owner shall have sole responsibility for and 
shall maintain these measures to the satisfaction of CN. 
 
7. The Owner shall enter into an Agreement with CN stipulating how CN's concerns will 
be resolved and will pay CN's reasonable costs in preparing and negotiating the 
agreement. 
 
8. The Owner shall be required to grant CN an environmental easement for operational 
noise and vibration emissions, registered against the subject property in favour of 
CN (within 300 metres from CN right of way). 
 
Please note that CN dose not have any comments with regards to phase 1 of the 
development. 
 
Thank you and don’t hesitate to contact me for any questions. 
 
Best regards 
Ashkan Matlabi, Urb. OUQ. MBA 
Urbaniste sénior / Senior Planner (CN Proximity) 
Planning, Landscape Architecture and Urban Design 
Urbanisme, architecture de paysage et design urbain 
E : proximity@cn.ca 
T : 1-438-459-9190 
1600, René-Lévesque Ouest, 11e étage 
Montréal (Québec) 
H3H 1P9 CANADA 
wsp.com 



From: Mallory, Elaine
To: Wendy Van Keulen; david.firstfin (david.firstfin@sympatico.ca)
Cc: Cherie.Mills
Subject: UCLG Engineering Comments on Amendment to 07-T-10005 – Lockmasters Meadow (County Road 22)/Condition

Clearance Request
Date: September 13, 2021 3:44:38 PM
Attachments: image001.png

SUBDIVISION PLAN 07-21-21.pdf
TIS - June 14th Final.pdf
Draft Conditions - Proposed Changes.pdf

The engineering division of the Public Works department has reviewed the proposed
amendments to the Lockmasters Meadow draft approved plan of subdivision and the
Traffic Impact Study (TIS), which is intended to address condition 41 of the proposed
revised conditions (previously 45). 
 
It is understood two additional dwelling units (located on the southern internal block, which
is part of phase 1 of the development) are proposed,  Lot 24 (parkland) is proposed to be
relabelled as Block F, a new noise study has been submitted in support of reduced noise
attenuation conditions and other minor changes (such as an update to the notes,
reduction in clearance agencies, and Counties approval of the final stormwater
management plan) are proposed. 
 

1.    The Counties requests a supplement to the Traffic Impact Study which reviews the
Street A and Gill Street intersection (Phase 1 intersection) to verify the intersection
geometrics meets TAC requirements.
 

2.    Peer review of the Traffic Impact Study is being coordinated by the Township of
Edwardsburgh-Cardinal.  The Counties is awaiting receipt of that review and will
provide further comment as appropriate thereafter.  All costs of the peer review
shall be the responsibility of the developer.

 
3.    Access from County Rd 22 is only permitted for streets.  A condition of approval is

requested whereby the Owner shall provide a 0.3 m reserve, which is free of
encumbrances, adjacent to County Road 22 along the road allowance and Lots 1-13
which shall be conveyed to, and held in trust, by the United Counties of Leeds and
Grenville. This reserve will need to be incorporated into the final plan.
 

4.    Provision of road widening is requested as a condition of draft approval as per
Section 6.2.2(d) of the COP.  The road allowance should be 26.2 m.  Should
sufficient allowance exist, a letter from a surveyor would meet the Counties’ needs. 
Should the allowance not meet minimum desired right-of-way, an appropriate
dedication is requested (1/2 the desired allowance width, measured from the
centerline of the current road) and will be required to be incorporated into the final
plan.   
 

5.    The Counties GIS department requires any electronic files to be in both .dwg and
.pdf format.  It would be appreciated if you could amend condition 21 accordingly.
 

6.    While the Township is responsible to determine the requirement, location, design,
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1.0 BACKGROUND 


1.1 THE PROPOSED DEVELOPMENT 


The Lockmaster Subdivision (Edwardsburgh Developments) proposes to develop 93 single-unit 


residential homes located in the northwest area of the Village of Cardinal, Ontario.  


Exhibit 1-1 illustrates the approximate location of the proposed subdivision and the surrounding 


study area. The Town of Cardinal is characterized by rural residential homes, limited commercial 


along County Road 2 and the Ingredion processing plan nearest the St. Lawrence River. To the 


north lies the Highway 401 corridor that provides access to the Cities of Ottawa, Montreal and 


Toronto. 


Exhibit 1-1: Study Area Context 


Exhibit 1-2 illustrates the proposed site plan for the Lockmaster Subdivision. The development 


proposes two accesses to Shanly Road at Street “D” and Street “A” with a separation of 210m. 


Street “A” is opposite the existing Gill Street intersection to form a two-way STOP-controlled 


intersection while Street “D” would form a new  “T” intersection with  STOP-control on the minor 


eastbound approach from the subdivision.
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Exhibit 1-2: Proposed Lockmaster Subdivision Site Plan 
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2.0 EXISTING CONDITIONS 


2.1 Study Area Roadways 


A review of aerial photography and the 2019 Township of Cardinal Official Plan was undertaken 


to document the existing roadways that would serve the proposed development: 


• County Road 2 is an existing 2-lane east-west county roadway with a 50 km/hr posted 


speed limit and an urban cross section within the Village. The corridor is characterized by 


frequent accesses to the existing residential and commercial land uses along the corridor. 


A multi-use trail is provided for pedestrians on the north side of County Road 2 in the 


vicinity of St. Lawrence Street, transitioning to a monolithic sidewalk west of St. 


Lawrence Street to west of Shanly Road/Dundas Street; 


• Shanly Road/Dundas Street is an existing 2-lane north-south County roadway with a 


posted speed limit of 50 km/hr and an urban cross section. The posted speed limit changes 


to transitions from a 60 km/hr to a 50km/hr posted speed limit north of the proposed 


development. A monolithic sidewalk is provided on the east side of Shanly Road/Dundas 


Street;   


• Gill Street is an existing east-west local roadway that connects to Shanly Road. The road 


is characterized by an urban cross-section without dedicated pedestrian provision on either 


side of the road and residential detached driveways.   


2.2 STUDY AREA INTERSECTIONS 


The following intersections are to be analyzed from a traffic operations perspective as they serve 


as key junctions within the community: 


• Shanly Road-Dundas Street / County Road 2: 


The Shanly Road-Dundas Street / County Road 2 


intersection is a 4-leg intersection with STOP-


control on the minor northbound and southbound 


approaches. The eastbound approach has one 


shared EB-LT/Th lane and one EB-RT lane with 


YIELD condition. The westbound approach has 


one shared WB-LT/Th lane and one EB-RT lane. 


The northbound approach has one shared NB-


LT/Th lane and one NB-RT lane with free-flow 


condition. The southbound approach has one 


shared SB-LT/Th/RT lane. There are currently no 


pedestrian crosswalk markings at this 


intersection. 







 Transportation Impact Assessment 


Final Lockmaster Subdivision TIA  Page -3- 


Castleglenn Consultants Inc. June, 2021 


 


• Shanly Road / Gill Street: The Shanly Road / 


Gill Street intersection is a 3-leg intersection 


with STOP-control on the minor westbound 


approach. The westbound approach has one 


shared WB-LT/Th/RT lane. The northbound 


approach has one shared NB-LT/Th/RT lane and 


the southbound approach has one SB-LT/Th/RT 


lane.  


 


2.3 ADJACENT LAND USES 


The area surrounding the Lockmaster Subdivision are characterized by lands zones as “R2” 


(residential second density) according to the Township of Edwardsburgh/Cardinal Zoning By-law No. 


2012-35. The areas to the north and west of the proposed development are currently greenfield and 


zoned RU (rural – Schedule “D”). The proposed development is bounded to the west by the private 


rail spur line. These land uses as well as the proposed development would generally involve 


primarily passenger vehicle traffic. 


The Ingredion Plant is located south of the proposed site and employees more than 200 full-time 


workers.  


2.4 EXISTING (2021) TRAFFIC VOLUMES 


Castleglenn Consultants conducted turning movement counts at the intersections of Shanly Road-


Dundas Street / County Road 2 (March 2021) and Shanly Road/Gill Street (April, 2021). 


Over the course of the traffic counts, little-to-no pedestrian volume was noted. 


Exhibit 2-1 illustrates the existing morning and afternoon peak hour turning movement traffic 


volumes for the study area intersections.  


Appendix “A” provides the background traffic counts performed by Castleglenn.
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Exhibit 2-1: 2021 Existing Traffic - Morning and Afternoon Peak Hour Traffic Volumes  


AM Peak Hour (PM Peak Hour) 
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2.5 EXISTING INTERSECTION CAPACITY ANALYSIS 


Table 2-1 summarizes the intersection capacity analysis that was undertaken for the two study area 


intersections assuming the existing morning and afternoon peak hours of travel demand (Exhibit 2-


1). The analysis was undertaken utilizing SynchroTM 10 analysis software which uses Highway 


Capacity Manual 2010 methodologies to determine: 


• The level-of-service (delay-based); and  


• volume-to-capacity ratio (v/c). 


The analysis assumed a peak hour factor of 0.95 for the existing and future analysis scenarios. 


  


Table 2-1: Existing Traffic Analysis (2021) – Morning and Afternoon Peak Hour 


Intersection 


Weekday Morning Peak Hour (Afternoon Peak Hour) 


Control 


Type 


Critical Movement 


Approach / 


Movement 


Average 


Delay per 


Vehicle 


(seconds) 


Level of 


Service 


Volume-to-


Capacity 


Ratio (v/c) 


Shanly Road-Dundas 


Street / County Road 2 


STOP-


Controlled 


SB Approach  


(SB Approach) 


9.5  


(11.1) 


A  


(B) 


0.08  


(0.15) 


Shanly Road / Gill 


Street 


STOP-


Controlled 


WB Approach 


(WB Approach) 


8.8  


(9.2) 


A  


(A) 


0.01  


(0.005) 


A review of Table 2-1 indicates that the two study area intersections currently operate with 


satisfactory levels of service (“B” or better), average delay-per-vehicle and volume-to-capacity 


ratios. Both intersections offer sufficient additional capacity to accommodate future travel demand 


associated with surrounding developments. 


Appendix “B” provides the related SynchroTM traffic analysis sheets for the existing traffic volume 


analysis. 
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3.0 BACKGROUND TRAFFIC FORECAST AND ANALYSIS 


3.1 TRAFFIC FORECAST HORIZONS 


The proposed Lockmaster Subdivision is anticipated to be completed in two phases over the next 


two years. For this traffic assessment, and given the anticipated build-out timeline, the proposed 


development is anticipated to be fully occupied by the end of 2023. 


A build-out + 5-year horizon (2028) has been analyzed as part of this study to determine the 


medium-term impacts of the development on the surrounding transportation infrastructure. 


3.2 BACKGROUND TRAFFIC GROWTH 


A simple 1% background growth was applied to the north-south through movements along Shanly 


Road and the east-west through movements along County Road 2. This growth represents 


additional development outside of the Town of Cardinal which could have an impact on the 


primary corridors within the Town. 


The study proponents are aware of the Lockmaster Subdivision proposed along St. Lawrence 


Street east of the proposed development. The Lockmaster Subdivision is anticipated to include 80 


semi-detached and 66 townhouse units. The “Lockmaster Subdivision Traffic Impact Study” 


(Castleglenn, April 2021) was referenced to establish background traffic growth which was applied to 


the 2023 forecast background traffic.  


Exhibit 3-1 and Exhibit 3-2 illustrate the 2023 and 2028 forecast morning and afternoon 


background traffic adopted for this study, respectively. 
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Exhibit 3-1: Background 2023 Forecast – No Development 
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Exhibit 3-2: Background 2028 Forecast – No Development 
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3.3 2023 & 2028 FORECAST BACKGROUND ANALYSIS – NO DEVELOPMENT 


Similar to Table 2-1, Table 3-1 and Table 3-2 summarize the intersection capacity analysis that 


was undertaken for the two study area intersections assuming the forecast 2023 and 2028 


background morning and afternoon peak hours of travel demand. The analysis assumed a peak 


hour factor of 0.95 for future conditions. 


Overall, the two study area intersections would be expected to continue to operate with 


satisfactory levels of service and delays assuming the background growth along County Road 2 


and Shanly Road in both the build-out and build-out + 5-year forecast horizons. A satisfactory 


level-of-service “B” or better is maintained in both forecast horizons. 


. 


 Table 3-1: 2023 Background Forecast Traffic Analysis – Morning and Afternoon Peak Hour 


Intersection 


Weekday Morning Peak Hour (Afternoon Peak Hour) 


Control 


Type 


Critical Movement 


Approach / 


Movement 


Average 


Delay per 


Vehicle 


(seconds) 


Level of 


Service 


Volume-to-


Capacity Ratio 


(v/c) 


Shanly Road-Dundas 


Street / County Road 2 


STOP-


Controlled 


SB Approach (SB 


Approach) 


10  


(11) 


A  


(B) 


0.07  


(0.15) 


Shanly Road / Gill 


Street 


STOP-


Controlled 


WB Approach 


(WB Approach) 


9  


(9) 


A 


(A) 


0.01 


(0.01) 


 


Table 3-2: 2028 Background Forecast Traffic Analysis - Morning and Afternoon Peak Hour 


Intersection 


Weekday Morning Peak Hour (Afternoon Peak Hour) 


Control 


Type 


Critical Movement 


Approach / 


Movement 


Average 


Delay per 


Vehicle 


(seconds) 


Level of 


Service 


Volume-to-


Capacity Ratio 


(v/c) 


Shanly Road-Dundas 


Street / County Road 2 


STOP-


Controlled 


SB Approach 


(SB Approach) 


10  


(12.1) 


B  


(B) 


0.3  


(0.184) 


Shanly Road / Gill Street 
STOP-


Controlled 


WB Approach 


(WB Approach) 


9.2  


(9.3) 


A 


(A) 


0.031 


(0.005) 
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4.0 SITE TRAFFIC FORECASTING 


The proposed residential development is planned to include 93 single detached houses and be 


completed by the 2024 horizon. The weekday morning and afternoon peak hours of travel demand 


were selected to best represent the peak times of travel for the development as these times reflect 


the commute to, and the commute from, the workplace. 


4.1 TRAFFIC GENERATION  


Table 4-1 summarizes the traffic generation rates adopted for the proposed Lockmaster 


Subdivision development. The average traffic generation rate was referenced from the ITE Trip 


Generation Manual, 10th edition for Single-Family Detached Houses. The trip rate was not 


modified to account for a transit or active mode share given the limited opportunity for these 


modes in the area. 


 


Table 4-1:Trip Generation Rates Adopted (ITE Trip Generation Manual, 10th Edition) 


Land Use Source 
Independent 


Variable 


Morning Peak Hour Afternoon Peak Hour 


Rate In Out Rate In Out 


Single-Family 


Detached Housing 


ITE - Land 


Use 210 
Dwelling Units 0.74 25% 75% 0.99 63% 37% 


Table 4-2 depicts the total number of anticipated inbound and outbound vehicle trips generated by 


the full build-out of the proposed development during the peak morning and afternoon hours of 


travel demand. The proposed development is anticipated to generate between 69-and-92 vehicles-


per-hour accessing who would utilize the Shanly Road corridor with the peak direction 


representing less than 1 vehicle per minute during the peak hours of travel demand.  


 


Table 4-2: Peak Morning and Afternoon Forecast Generated Vehicle Tips 


Land Use Source Size 


Morning Peak Hour 


(veh/hr) 


Afternoon Peak Hour 


(veh/hr) 


In Out Total In Out Total 


Single-Family 


Detached Housing 


ITE - Land 


Use 210 


93 Dwelling 


Units 
17 52 69 58 34 92 
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4.2 TRIP DISTRIBUTION & ASSIGNMENT 


Table 4-3 summarizes the adopted site traffic distribution for the proposed development. Traffic 


was distributed primarily to the north, east and west of the study area. To the north lies both the 


Highway 401 and Highway 416 corridors that serve to access the Cities of Ottawa, Montreal and 


Toronto and so was assigned the greatest proportion of traffic.  


 


Table 4-3: Site Traffic Distribution 


To/From Traffic Distribution 


 


North 35%  


East 30%  


South 5%  


West 30%  


 


Exhibit 4-1 illustrates the traffic assignment for the development. Based on the development 


pattern and the location of the accesses, 60% of traffic was assigned to the south access opposite 


Shanly Road with the remainder assigned to the northern Street “D” access. 


Exhibit 4-2 illustrates the peak morning and afternoon development-generated traffic volumes 


assigned to the surrounding transportation network attributed to the proposed Lockmaster 


subdivision development.  


4.3 TRAFFIC FORECASTS (2023 AND 2028) 


Exhibit 4-3 and Exhibit 4-4 illustrate the morning and afternoon peak hour traffic volumes that 


correspond to a “Build-Out” (2023) and “Build-out + 5-Years” (2028) forecast travel demand 


horizon, respectively. The design traffic forecast incorporates the Meadoview Subdivision 


development, the 1% background growth adopted along Shanly Road and County Road 2 and the 


proposed Lockmaster subdivision.  
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Exhibit 4-1: Proposed Development Traffic Assignment to Adjacent Street Network 
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Exhibit 4-2: Forecast Build-Out Site Traffic Volumes – Morning (Afternoon) Peak Hour 
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Exhibit 4-3: 2023 “Build Out” Design Traffic Forecast – with Development - Morning (Afternoon) Peak Hour  
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Exhibit 4-4: 2028 Build Out + 5-Years Traffic Forecast – with Development Morning (Afternoon) Peak Hour
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5.0 DESIGN FORECAST INTERSECTION CAPACITY ANALYSIS 


The following sections present the intersection capacity analysis assuming the morning and 


afternoon peak hour design traffic volumes presented within Exhibit 4-3 and Exhibit 4-4. 


Appendix “C” provides the related SynchroTM traffic analysis sheets for the design volume 


analysis.  


5.1 2023 FORECAST ‘BUILD-OUT’ ANALYSIS – WITH DEVELOPMENT 


Table 5-1 summarizes the intersection capacity analysis that was undertaken for the three study 


area intersections assuming the 2023 combined build-out traffic forecast morning and afternoon 


peak hours of travel demand.  


Overall, all three study area intersections continue to operate with satisfactory levels of service 


and delays assuming the full build-out of the Lockmaster Subdivision. The advent of the fourth leg 


to the Shanly Road / Gill Street-Street “A” intersection was found to have a nominal impact on 


delays to the intersection. 


 


Table 5-1: 2023 Build-Out Forecast Traffic Analysis – Morning and Afternoon Peak Hour 


Intersection 


Weekday Morning Peak Hour (Afternoon Peak Hour) 


Control 


Type 


Critical Movement 


Approach / 


Movement 


Average 


Delay per 


Vehicle 


(seconds) 


Queue 


(veh) 


Level of 


Service 


Volume-


to-


Capacity 


Ratio (v/c) 


Shanly Road / North 


Access (Street “D”) 


STOP-


Controlled 


EB Approach 


(EB Approach) 


9  


(9.3) 


0.1 


(0.1) 


A 


(A) 


0.02 


(0.02) 


Shanly Road-Dundas 


Street / County Road 2 


STOP-


Controlled 


NB-LT/Th 


(NB-LT/Th) 


10.4 


(12.8) 


0.2 


(0.5) 


B 


(B) 


0.07  


(0.13) 


Shanly Road / Gill 


Street 


4-Leg Intersection 


STOP-


Controlled 


WB Approach 


(WB Approach) 


9.5 


(9.6) 


0.1 


(0.1) 


A 


(A) 


0.03 


(0.03) 


5.2 2028 FORECAST ‘BUILD-OUT + 5-YEARS’ ANALYSIS – WITH DEVELOPMENT 


Table 5-2 summarizes the intersection capacity analysis that was undertaken for the three study 


area intersections assuming the forecast 2028 (build-out + 5 years) morning and afternoon peak hours 


of travel demand.  
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Table 5-2: 2028 Background Forecast Traffic Analysis - Morning and Afternoon Peak Hour 


Intersection 


Weekday Morning Peak Hour (Afternoon Peak Hour) 


Control 


Type 


Critical Movement 


Approach / 


Movement 


Average 


Delay per 


Vehicle 


(seconds) 


Queue 


(veh) 


Level of 


Service 


Volume-


to-


Capacity 


Ratio (v/c) 


Shanly Road / North 


Access (Street “D”) 


STOP-


Controlled 


SB Approach 


(SB Approach) 


9  


(9.4) 


0.1 


(0.1) 


A 


(A) 


0.024 


(0.018) 


Shanly Road-Dundas 


Street / County Road 2 


STOP-


Controlled 


NB-LT/Th 


(NB-LT/Th) 


10.5 


(13) 


0.2 


(0.5) 


B 


(B) 


0.07  


(0.138) 


Shanly Road / Gill 


Street 


4-Leg Intersection 


STOP-


Controlled 


WB Approach 


(WB Approach) 


9.5 


(10.2) 


0.1 


(0.1) 


A 


(A) 


0.03 


(0.02) 


A review of the table indicates that the study area intersections continue to operate with 


satisfactory levels of service and delays assuming the full build-out of the Lockmaster Subdivision 


and the 5-year background growth. The minor leg turning movements were found to have an 


average delay-per-vehicle less than 13 seconds for all intersections. 


Overall, the proposed Lockmaster subdivision is anticipated to have a nominal impact on the 


surrounding auto transportation network. 
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6.0 SUPPLEMENTARY ANALYSIS 


6.1 REVIEW OF SITE ACCESSES 


The proposed Lockmaster Subdivision (Exhibit 1-2) proposes two accesses to Shanly Road: 


• Street “A” would connect opposite Gill Street as a STOP-controlled minor eastbound leg; 


and 


• Street “D” would form a “T” intersection approximately 210m north of Gill Street. 


Street “A” is envisioned to be the main access to the development and constructed in the first stage 


of site implementation.  


Inspection of aerial photography of the approximate location for Street “B” was found to indicate 


>450m of sight distance in either direction along Shanly Road/County Road 22. This amount of 


available sight distance is more than sufficient for a passenger vehicle who would be the most 


typical vehicle to use this access. 


6.2 TURN LANE WARRANT ANALYSIS  


A turning lane warrant analysis was undertaken following geometric design standards1 for Ontario 


highways. The warrants for left turn lanes are based on the left turn volume, the volume of 


opposing vehicles and the volume of advancing vehicles. The purpose of left turn auxiliary lanes 


is two-fold: 


• to minimize that conflict between the advancing vehicles and the left turn vehicles during 


the left turn maneuver; and  


• mitigate the delay for vehicles queued behind left turning vehicles.  


To be applicable for a turn lane warrant analysis, the opposing or advancing volumes would need 


to be greater than 125 vehicles-per-hour and the left turn volume must meet or exceed 5% of the 


advancing volume. If these conditions are not met, a turn lane is unlikely to be warranted under 


any condition. 


6.2.1 Turn Lane Warrant Analysis: County Road 2/Shanly Road  


Table 6-1 and Table 6-2 summarize the eastbound and westbound left turn warrant parameters for 


the County Road 2 / Shanly Road intersection, respectively. The tables denote the following 


parameters required for a left-turn lane analysis which include: 


• the left turn volume;  


 
1  Appendix 9 for Chapter 9: Intersections, MTO Design Supplement for TAC Geometric Design Guide for 


Canadian Roads, June 2017 
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• the number of approaching vehicles; 


• the number of opposing vehicles; and  


• the percentage of the advancing traffic volume turning left.  


When calculating the opposing and advancing traffic volume, vehicles utilizing a channelized 


right turn are omitted from the analysis. County Road 2 has a posted speed of 50 km/hr, therefore 


the design speed has been assumed to be 60 km/hr. 


Exhibit 6-1, Exhibit 6-2 and Exhibit 6-3 illustrate the left turn warrant analysis for the eastbound 


left turn movements while Exhibit 6-4, Exhibit 6-5 and Exhibit 6-6 illustrate a similar analysis for 


the westbound left turn.  


A review of the exhibit set has found to indicate that traffic volumes are not sufficient to warrant a 


left turn lane in either direction at this intersection, with or without the proposed development.  


  


Table 6-1: Eastbound Left Turn Warrant Analysis Parameters – County Road 2 / Shanly Road  


2028 Forecast Analysis 


Parameter 


Morning Peak Hour Afternoon Peak Hour 


Without 


Development 


With 


Development 


Without 


Development 


With 


Development 


Left-Turn Volume  8 vph 13 vph 29 vph 46 vph 


Va, Number of vehicles 


approaching 
40 vph 55 vph 129 vph 147 vph 


Vo, Number of opposing 


vehicles 
122 vph 128 vph 197 vph 215 vph 


LT%, Percentage of left-


turning vehicles in 


approaching direction 


Rounded 


Analysis Not 


Applicable 
25% 20% 30% 


vph – Vehicles-per-hour 
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Exhibit 6-2: Eastbound Left Turn Warrant Analysis – County Road 2 / Shanly Road,  


2028 Forecast PM Peak Hour – Without Proposed Development 


 


Exhibit 6-1: Eastbound Left Turn Warrant Analysis – County Road 2 / Shanly Road,  


2028 Forecast AM Peak Hour – With Proposed Development 


Vo=128 vph 


VA=55 vph 


VA=106vph 


Vo=197 vph 


VA=129 vph 
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Table 6-2: Westbound Left Turn Warrant Analysis Parameters – County Road 2 / Shanly Road  


2028 Forecast Analysis 


Parameter 


Morning Peak Hour Afternoon Peak Hour 


Without 


Development 
With Development 


Without 


Development 
With Development 


Left-Turn Volume  16 vph 16 vph 15 vph 15 vph 


Va, Number of vehicles 


approaching 
122 vph 128 vph 197 vph 215 vph 


Vo, Number of opposing 


vehicles 
40 vph 45 vph 129 vph 146 vph 


LT%, Percentage of left-


turning vehicles in 


approaching direction 


Rounded 


Analysis Not 


Applicable 
15% 10% 5% 


vph – Vehicles-per-hour 


 
 


Vo=215 vph 


VA=147 vph 


Exhibit 6-3: Eastbound Left Turn Warrant Analysis – County Road 2 / Shanly Road,  


2028 Forecast PM Peak Hour – With Proposed Development 
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Exhibit 6-4: Westbound Left Turn Warrant Analysis – County Road 2 / Shanly Road  


2028 Forecast AM Peak Hour with Development 


 


Exhibit 6-5: Westbound Left Turn Warrant Analysis – County Road 2 / Shanly Road  


2028 Forecast PM Peak Hour without Development 


  


Vo=129vph 


VA=197vph 


VO=121vph 


VA=158vph 
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6.2.2 Turn Lane Warrant Analysis: Shanly Road/Gill Street-South Access  


Similar to Table 6-1 and Table 6-2, Table 6-3 summarizes the left-turn warrant parameters 


required to conduct a northbound left turn. 


The posted speed on Shanly Road is 50 km/hr, hence a design speed of 60 km/hr has been adopted 


for the purposes of this warrant analysis. 


Table 6-3: Northbound Left Turn Warrant Analysis Parameters – Shanly Road / Gill Street 


2028 Forecast Analysis 


Parameter 


Morning Peak Hour Afternoon Peak Hour 


Without 


Development 


With 


Development 


Without 


Development 


With 


Development 


Left-Turn Volume  - 7 vph - 23 vph 


Va, Number of vehicles 


approaching 
- 101 vph - 158 vph 


Vo, Number of opposing 


vehicles 
- 83 vph - 121 vph 


LT%, Percentage of left-


turning vehicles in 


approaching direction 


Rounded 


Analysis Not 


Applicable 


Analysis Not 


Applicable 


Analysis Not 


Applicable 
15% 


vph – Vehicles-per-hour 


 


Vo=146vph 


VA=215vph 


Exhibit 6-6: Westbound Left Turn Warrant Analysis – County Road 2 / Shanly Road  


2028 Forecast PM Peak Hour with Development 
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Exhibit 6-7: Northbound Left Turn Warrant Analysis - Shanly Road / Gill Street-South Access,  


2028 Forecast PM Peak Hour with Development 


Exhibit 6-7 illustrates the left turn warrant analysis for the afternoon peak hour assuming the 


development is in place and a 2028 planning horizon. A review of the exhibit indicates that the 


forecast 2028 traffic volumes are insufficient as to warrant a left turn lane.  


6.2.3 Turn Lane Warrant Analysis: Shanly Road/North Access  


Similar to Table 6-1, Table 6-2 and Table 6-3, Table 6-4  summarizes the left-turn warrant 


parameters required to conduct a northbound left turn.  


Table 6-4: Left Turn Warrant Analysis Parameters – Shanly Road / North Access 


2028 Forecast Analysis 


Parameter 


Morning Peak Hour Afternoon Peak Hour 


Without 


Development 
With Development 


Without 


Development 
With Development 


Left-Turn Volume  - 4 vph - 15 vph 


Va, Number of vehicles 


approaching 
- 114 vph - 133 vph 


Vo, Number of opposing 


vehicles 
- 72 vph - 120 vph 


LT%, Percentage of left-


turning vehicles in 


approaching direction 


Rounded 


Analysis Not 


Applicable 


Analysis Not 


Applicable 


Analysis Not 


Applicable 
10% 


vph – Vehicles-per-hour 
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The posted speed on Shanly Road is 50 km/hr, hence a design speed of 60 km/hr has been adopted 


for the purposes of this warrant analysis. Exhibit 6-8 illustrates the left turn warrant analysis for 


the afternoon peak hour assuming the development is in place. A review of the exhibit indicates 


that the forecast 2028 traffic volumes are insufficient as to warrant a left turn lane.  


 


Exhibit 6-8: Northbound Left Turn Warrant Analysis - Shanly Road / North Access,  


2028 Forecast PM Peak Hour with Development  


6.3 ACTIVE MODES INFRASTRUCTURE REVIEW 


A review of the study area indicated the following existing elements that support the Village of 


Cardinal: 


• A monolithic concrete sidewalk is available on the east side of Shanly Road and connects 


3rd Street to County Road 2; and 


• County Road 2 provides for a monolithic concrete sidewalk along the north side of the 


corridor that transitions into a boulevard and pathway east of the rail corridor. 


It is encouraged that the Lockmaster subdivision support pedestrian and cycling activity by 


encouraging safe travel across Shanly Road. The Lockmaster subdivision would seek to cross 


Shanly Road to access the north-south sidewalk or to reach the Cardinal Community Centre east 


of the proposed site. It would be prudent for the County/Township to consider a Level 2 Type “D” 


Vo=120vph 


VA=133vph 
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pedestrian crossover at the intersection, the development of which would include (but not limited 


to): 


• Side-mounted “Stop for Pedestrians” Ra-5L/Raa-5R signs facing southbound and 


northbound Shanly Road along with “Stop for Pedestrian” (Ra-4t) tabs on both sides of the 


roadway; 


• Ladder crosswalk markings and yield-to-pedestrians line markings 6.0m from the 


crosswalk; 


• “No Passing” (Ra-10) and “Pedestrian crossing ahead” (Wc-27R); 


• Illumination of the crosswalk; and 


• A monolithic concrete sidewalk that connects Street “A” to Shanly Road from the 


Lockmaster Subdivision. 


Exhibit 6-9 illustrates an example of a Level 2 Type “D” pedestrian crossover nearest a two-way 


STOP-controlled intersection. This pedestrian crossing improvement would be supportive of the 


Township of Edwardsburgh Cardinal Official Plan goals and objectives to enhance pedestrian and 


cycling circulation and orientation within the Township’s villages and hamlets.  


Exhibit 6-9: Example of a Level 2 Type “D” Pedestrian Crossover, OTM Book 15, Pedestrian 


Crossing Facilities (Figure 39) 
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7.0 FINDINGS AND RECOMMENDATIONS 


7.1 SUMMARY OF FINDINGS 


The Traffic Impact Study analysis resulted in the following findings: 


• The expected traffic generated by the proposed subdivision of 93 full detached single 


homes is anticipated to in: 


• 69 vehicles-per-hour during the morning peak hour; and  


• 92 vehicles-per-hour in the afternoon peak hour. 


• Based on the intersection capacity analysis, the two existing STOP-controlled study 


intersections were found to operate with acceptable levels-of-service, delay and volume-to-


capacity ratios, and were also found to continue to operate under traffic operations 


assuming background traffic growth along Shanly Road and County Road 2 in both the 


2023 and 2028 forecast horizon years; 


• Assuming the build-out of the proposed development, the study area intersections were 


found to continue to operate with acceptable conditions during the morning and afternoon 


peak hours assuming both build-out (2023) and build-out + 5-years (2028) forecasting 


conditions. The proposed site accesses along Shanly Road are anticipated to offer 


satisfactory delays and levels of service given the advent of the development;  


• A northbound left turn lane warrant analysis at the site accesses of the Shanly Road / Gill 


Street-South Access intersection and the Shanly Road / North Access intersection found to 


indicate that the development traffic would not warrant a dedicated auxiliary left turn lane 


into the development; and 


• An eastbound and westbound left turn lane warrant at the County Road 2 / Shanly Road 


intersection assuming the 2028 forecast with the development in place determined that a 


left turn lane was not warrant in either direction. 


7.2 SUMMARY OF RECOMMENDATIONS 


It is recommended that the United Counties of Leeds and Grenville and the Township o 


Edwardsburgh consider the design and implementation of a level 2 Type “D” pedestrian crossing 


nearest the intersection of Gill Street and Shanly Road. 


From a transportation perspective, it is recommended that the required conditions that would 


permit the proposed Lockmaster Subdivision to proceed.  


 


 







 


 


 


 


 


APPENDIX A:  RAW EXISTING COUNTS 
  







Morning Peak Hour Results (Tuesday, May 4th 2021)


From To Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger
1 7:00 7:15 1 1 0 22 4 11 1 5 35 40
2 7:15 7:30 1 0 1 16 1 6 0 2 23 25
3 7:30 7:45 2 1 1 19 2 14 0 4 35 39
4 7:45 8:00 1 0 2 23 3 14 0 5 38 43 147
5 8:00 8:15 2 0 1 18 1 12 1 2 33 35 142
6 8:15 8:30 1 0 4 13 2 9 2 6 25 31 148
7 8:30 8:45 1 0 4 13 3 15 0 7 29 36 145
8 8:45 9:00 0 2 1 1 14 1 14 0 4 29 33 135
3 7:30 8:30


0 9 0 0 4 0 0 0 1 14 138 0 0 0 0 0 0 0 0 0 0 0 0 17 95 0 4 0 35 247 282
12%


0 6 0 0 1 0 0 0 0 8 73 0 0 0 0 0 0 0 0 0 0 0 0 8 49 0 3 0 17 131 148
11%


Afternoon Peak Hour Results (Tuesday, May 4th 2021)


From To Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger Heavy Passenger
1 15:30 15:45 1 0 0 1 13 0 17 0 1 31 32
2 15:45 16:00 0 1 0 2 35 0 16 1 2 53 55
3 16:00 16:15 1 0 3 2 23 1 19 0 3 46 49
4 16:15 16:30 0 1 0 2 13 0 29 0 2 43 45 181
5 16:30 16:45 1 0 0 2 19 0 21 0 2 41 43 192
6 16:45 17:00 1 2 2 1 15 0 22 0 1 42 43 180
7 17:00 17:15 0 0 0 1 17 0 22 3 1 42 43 174
8 17:15 17:30 0 2 0 1 20 0 35 0 1 57 58 187
2 15:45 16:45


0 4 0 0 0 6 0 0 5 12 155 0 0 0 0 0 0 0 0 0 0 0 0 1 181 0 4 0 13 355 368
4%


0 2 0 0 0 2 0 0 3 8 90 0 0 0 0 0 0 0 0 0 0 0 0 1 85 0 1 0 9 183 192
5%


Intersection: Shanly Roaad & Gill Street


Time Period Westbound Northbound Eastbound Southbound


Pedestrians
RT TH LT


Pedestrians
RT TH LT


Pedestrians


<<<Calculated Peak Hour


Total All Peak Hr TotalsRT TH LT
Pedestrians


RT TH LT


AM Peak Period
Heavy Vehicle % 0% 100% 0% 9%


100% #DIV/0! 10%


15% 0%
AM Peak Hour


M Peak Hr Approach To 7 81 0 60


#DIV/0! 14%Heavy Vehicle % 0%
AM Peak Hr Total 6 0 1 0 81 0 0 0 0 0 57 3


RT TH LT
Pedestrians


0%


Time Period Westbound Northbound Eastbound


1% 0%


Southbound
RT TH LT


Pedestrians
All Peak Hr TotalsRT TH LT


Pedestrians
RT TH LT


Pedestrians
Total


0% 0% 7%


<<<Calculated Peak Hour
PM Peak Period
Heavy Vehicle % 0%


0 0 0 86 1


PM Peak Hour
Heavy Vehicle % 0% 0% 0%


M Peak Hr Approach Tot 4 101 0 87


1% 0%
PM Peak Hr Total 2 0 2 3 98 0 0


8%







 


 


 


 


 


APPENDIX B: SYNCHRO TRAFFIC ANALYSIS 
EXISTING AND FORECAST BACKGROUND







HCM 2010 TWSC Lockmaster Subdivision - Existing
5: County Road 2 & Dundas Street/Shanly Road AM Peak


01-Cardinal Subdivision - Existing AM - Syn8.syn Synchro 9 Report
Page 1


Intersection
Int Delay, s/veh 4.4
 


Movement NBL NBT NBR SBL SBT SBR NEL NET NER SWL SWT SWR
Vol, veh/h 23 19 1 25 20 16 6 26 12 2 47 40
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - Free - - None - - Yield - - None
Storage Length - - 0 - - - - - 1200 - - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 13 0 4 0 2 0 0 3 8
Mvmt Flow 24 20 1 26 21 17 6 27 13 2 49 42
 


Major/Minor Minor1 Minor2 Major1 Major2
Conflicting Flow All 113 94 - 104 94 49 49 0 0 27 0 0
          Stage 1 40 40 - 54 54 - - - - - - -
          Stage 2 73 54 - 50 40 - - - - - - -
Critical Hdwy 7.1 6.5 - 7.23 6.5 6.24 4.1 - - 4.1 - -
Critical Hdwy Stg 1 6.1 5.5 - 6.23 5.5 - - - - - - -
Critical Hdwy Stg 2 6.1 5.5 - 6.23 5.5 - - - - - - -
Follow-up Hdwy 3.5 4 - 3.617 4 3.336 2.2 - - 2.2 - -
Pot Cap-1 Maneuver 869 800 0 851 800 1014 1571 - - 1600 - -
          Stage 1 980 866 0 931 854 - - - - - - -
          Stage 2 942 854 0 936 866 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 834 796 - 832 796 1014 1571 - - 1600 - -
Mov Cap-2 Maneuver 834 796 - 832 796 - - - - - - -
          Stage 1 976 863 - 927 853 - - - - - - -
          Stage 2 903 853 - 911 863 - - - - - - -
 


Approach NB SB NE SW
HCM Control Delay, s 9.7 9.5 1 0.2
HCM LOS A A
 


Minor Lane/Major Mvmt NEL NET NER NBLn1 NBLn2 SBLn1 SWL SWT SWR
Capacity (veh/h) 1571 - - 816 - 860 1600 - -
HCM Lane V/C Ratio 0.004 - - 0.054 - 0.075 0.001 - -
HCM Control Delay (s) 7.3 0 - 9.7 0 9.5 7.3 0 -
HCM Lane LOS A A - A A A A A -
HCM 95th %tile Q(veh) 0 - - 0.2 - 0.2 0 - -







HCM 2010 TWSC Lockmaster Subdivision - Existing
9: Shanly Road & Gill Street AM Peak


01-Cardinal Subdivision - Existing AM - Syn8.syn Synchro 9 Report
Page 2


Intersection
Int Delay, s/veh 0.6
 


Movement NBT NBR SBL SBT SWL SWR
Vol, veh/h 81 0 3 57 1 6
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 9 0 0 15 0 0
Mvmt Flow 85 0 3 60 1 6
 


Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 85 0 151 85
          Stage 1 - - - - 85 -
          Stage 2 - - - - 66 -
Critical Hdwy - - 4.1 - 6.4 6.2
Critical Hdwy Stg 1 - - - - 5.4 -
Critical Hdwy Stg 2 - - - - 5.4 -
Follow-up Hdwy - - 2.2 - 3.5 3.3
Pot Cap-1 Maneuver - - 1524 - 846 980
          Stage 1 - - - - 943 -
          Stage 2 - - - - 962 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 1524 - 844 980
Mov Cap-2 Maneuver - - - - 844 -
          Stage 1 - - - - 943 -
          Stage 2 - - - - 960 -
 


Approach NB SB SW
HCM Control Delay, s 0 0.4 8.8
HCM LOS A
 


Minor Lane/Major Mvmt NBT NBR SBL SBTSWLn1
Capacity (veh/h) - - 1524 - 958
HCM Lane V/C Ratio - - 0.002 - 0.008
HCM Control Delay (s) - - 7.4 0 8.8
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - 0 - 0







HCM 2010 TWSC Lockmaster Subdivision - Existing
5: County Road 2 & Dundas Street/Shanly Road PM Peak


02-Cardinal Subdivision - Existing PM - Syn8.syn Synchro 9 Report
Page 1


Intersection
Int Delay, s/veh 4.1
 


Movement NBL NBT NBR SBL SBT SBR NEL NET NER SWL SWT SWR
Vol, veh/h 28 27 6 54 23 19 21 80 41 6 104 59
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - Free - - None - - Yield - - None
Storage Length - - 0 - - - - - 1200 - - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 2 2 0 0 1 0 0 1 8
Mvmt Flow 29 28 6 57 24 20 22 84 43 6 109 62
 


Major/Minor Minor1 Minor2 Major1 Major2
Conflicting Flow All 272 250 - 265 250 109 109 0 0 84 0 0
          Stage 1 128 128 - 122 122 - - - - - - -
          Stage 2 144 122 - 143 128 - - - - - - -
Critical Hdwy 7.1 6.5 - 7.12 6.52 6.2 4.1 - - 4.1 - -
Critical Hdwy Stg 1 6.1 5.5 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.1 5.5 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.5 4 - 3.518 4.018 3.3 2.2 - - 2.2 - -
Pot Cap-1 Maneuver 685 656 0 688 653 950 1494 - - 1526 - -
          Stage 1 881 794 0 882 795 - - - - - - -
          Stage 2 864 799 0 860 790 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 641 643 - 655 640 950 1494 - - 1526 - -
Mov Cap-2 Maneuver 641 643 - 655 640 - - - - - - -
          Stage 1 867 781 - 868 792 - - - - - - -
          Stage 2 817 796 - 815 777 - - - - - - -
 


Approach NB SB NE SW
HCM Control Delay, s 11.2 11.1 1.1 0.3
HCM LOS B B
 


Minor Lane/Major Mvmt NEL NET NER NBLn1 NBLn2 SBLn1 SWL SWT SWR
Capacity (veh/h) 1494 - - 642 - 694 1526 - -
HCM Lane V/C Ratio 0.015 - - 0.09 - 0.146 0.004 - -
HCM Control Delay (s) 7.4 0 - 11.2 0 11.1 7.4 0 -
HCM Lane LOS A A - B A B A A -
HCM 95th %tile Q(veh) 0 - - 0.3 - 0.5 0 - -







HCM 2010 TWSC Lockmaster Subdivision - Existing
9: Shanly Road & Gill Street PM Peak


02-Cardinal Subdivision - Existing PM - Syn8.syn Synchro 9 Report
Page 2


Intersection
Int Delay, s/veh 0.2
 


Movement NBT NBR SBL SBT SWL SWR
Vol, veh/h 98 3 1 86 2 2
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 7 0 0 1 0 0
Mvmt Flow 103 3 1 91 2 2
 


Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 106 0 198 105
          Stage 1 - - - - 105 -
          Stage 2 - - - - 93 -
Critical Hdwy - - 4.1 - 6.4 6.2
Critical Hdwy Stg 1 - - - - 5.4 -
Critical Hdwy Stg 2 - - - - 5.4 -
Follow-up Hdwy - - 2.2 - 3.5 3.3
Pot Cap-1 Maneuver - - 1498 - 795 955
          Stage 1 - - - - 924 -
          Stage 2 - - - - 936 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 1498 - 794 955
Mov Cap-2 Maneuver - - - - 794 -
          Stage 1 - - - - 924 -
          Stage 2 - - - - 935 -
 


Approach NB SB SW
HCM Control Delay, s 0 0.1 9.2
HCM LOS A
 


Minor Lane/Major Mvmt NBT NBR SBL SBTSWLn1
Capacity (veh/h) - - 1498 - 867
HCM Lane V/C Ratio - - 0.001 - 0.005
HCM Control Delay (s) - - 7.4 0 9.2
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - 0 - 0







HCM 2010 TWSC Lockmaster Subdivision - Background 2023
5: County Road 2 & Dundas Street/Shanly Road AM Peak


03-Cardinal Subdivision - Background 2023 AM - Syn8.syn Synchro 9 Report
Page 1


Intersection
Int Delay, s/veh 4.8
 


Movement NBL NBT NBR SBL SBT SBR NEL NET NER SWL SWT SWR
Vol, veh/h 23 21 6 26 26 22 8 31 12 16 62 41
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - Free - - None - - Yield - - None
Storage Length - - 0 - - - - - 1200 - - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 13 0 4 0 2 0 0 3 8
Mvmt Flow 24 22 6 27 27 23 8 33 13 17 65 43
 


Major/Minor Minor1 Minor2 Major1 Major2
Conflicting Flow All 173 148 - 160 148 65 65 0 0 33 0 0
          Stage 1 49 49 - 99 99 - - - - - - -
          Stage 2 124 99 - 61 49 - - - - - - -
Critical Hdwy 7.1 6.5 - 7.23 6.5 6.24 4.1 - - 4.1 - -
Critical Hdwy Stg 1 6.1 5.5 - 6.23 5.5 - - - - - - -
Critical Hdwy Stg 2 6.1 5.5 - 6.23 5.5 - - - - - - -
Follow-up Hdwy 3.5 4 - 3.617 4 3.336 2.2 - - 2.2 - -
Pot Cap-1 Maneuver 794 747 0 781 747 993 1550 - - 1592 - -
          Stage 1 969 858 0 881 817 - - - - - - -
          Stage 2 885 817 0 923 858 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 744 735 - 754 735 993 1550 - - 1592 - -
Mov Cap-2 Maneuver 744 735 - 754 735 - - - - - - -
          Stage 1 964 854 - 877 808 - - - - - - -
          Stage 2 826 808 - 895 854 - - - - - - -
 


Approach NB SB NE SW
HCM Control Delay, s 10.2 10 1.2 1
HCM LOS B B
 


Minor Lane/Major Mvmt NEL NET NER NBLn1 NBLn2 SBLn1 SWL SWT SWR
Capacity (veh/h) 1550 - - 740 - 804 1592 - -
HCM Lane V/C Ratio 0.005 - - 0.063 - 0.097 0.011 - -
HCM Control Delay (s) 7.3 0 - 10.2 0 10 7.3 0 -
HCM Lane LOS A A - B A B A A -
HCM 95th %tile Q(veh) 0 - - 0.2 - 0.3 0 - -







HCM 2010 TWSC Lockmaster Subdivision - Background 2023
9: Shanly Road & Gill Street AM Peak


03-Cardinal Subdivision - Background 2023 AM - Syn8.syn Synchro 9 Report
Page 2


Intersection
Int Delay, s/veh 1.6
 


Movement NBT NBR SBL SBT SWL SWR
Vol, veh/h 83 4 5 58 13 13
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 9 0 0 15 0 0
Mvmt Flow 87 4 5 61 14 14
 


Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 92 0 161 89
          Stage 1 - - - - 89 -
          Stage 2 - - - - 72 -
Critical Hdwy - - 4.1 - 6.4 6.2
Critical Hdwy Stg 1 - - - - 5.4 -
Critical Hdwy Stg 2 - - - - 5.4 -
Follow-up Hdwy - - 2.2 - 3.5 3.3
Pot Cap-1 Maneuver - - 1515 - 835 975
          Stage 1 - - - - 940 -
          Stage 2 - - - - 956 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 1515 - 832 975
Mov Cap-2 Maneuver - - - - 832 -
          Stage 1 - - - - 940 -
          Stage 2 - - - - 953 -
 


Approach NB SB SW
HCM Control Delay, s 0 0.6 9.1
HCM LOS A
 


Minor Lane/Major Mvmt NBT NBR SBL SBTSWLn1
Capacity (veh/h) - - 1515 - 898
HCM Lane V/C Ratio - - 0.003 - 0.03
HCM Control Delay (s) - - 7.4 0 9.1
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - 0 - 0.1







HCM 2010 TWSC Lockmaster Subdivision - 2023 Background
5: County Road 2 & Dundas Street/Shanly Road PM Peak


04-Cardinal Subdivision - Background 2023 PM - Syn8.syn Synchro 9 Report
Page 1


Intersection
Int Delay, s/veh 4.5
 


Movement NBL NBT NBR SBL SBT SBR NEL NET NER SWL SWT SWR
Vol, veh/h 29 34 21 55 27 23 28 97 42 15 115 60
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - Free - - None - - Yield - - None
Storage Length - - 0 - - - - - 1200 - - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 2 2 0 0 1 0 0 1 8
Mvmt Flow 31 36 22 58 28 24 29 102 44 16 121 63
 


Major/Minor Minor1 Minor2 Major1 Major2
Conflicting Flow All 340 314 - 332 314 121 121 0 0 102 0 0
          Stage 1 161 161 - 153 153 - - - - - - -
          Stage 2 179 153 - 179 161 - - - - - - -
Critical Hdwy 7.1 6.5 - 7.12 6.52 6.2 4.1 - - 4.1 - -
Critical Hdwy Stg 1 6.1 5.5 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.1 5.5 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.5 4 - 3.518 4.018 3.3 2.2 - - 2.2 - -
Pot Cap-1 Maneuver 618 605 0 621 601 936 1479 - - 1503 - -
          Stage 1 846 769 0 849 771 - - - - - - -
          Stage 2 827 775 0 823 765 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 565 585 - 577 581 936 1479 - - 1503 - -
Mov Cap-2 Maneuver 565 585 - 577 581 - - - - - - -
          Stage 1 828 753 - 831 762 - - - - - - -
          Stage 2 766 766 - 767 749 - - - - - - -
 


Approach NB SB NE SW
HCM Control Delay, s 12.1 11.9 1.3 0.6
HCM LOS B B
 


Minor Lane/Major Mvmt NEL NET NER NBLn1 NBLn2 SBLn1 SWL SWT SWR
Capacity (veh/h) 1479 - - 576 - 631 1503 - -
HCM Lane V/C Ratio 0.02 - - 0.115 - 0.175 0.011 - -
HCM Control Delay (s) 7.5 0 - 12.1 0 11.9 7.4 0 -
HCM Lane LOS A A - B A B A A -
HCM 95th %tile Q(veh) 0.1 - - 0.4 - 0.6 0 - -







HCM 2010 TWSC Lockmaster Subdivision - 2023 Background
9: Shanly Road & Gill Street PM Peak


04-Cardinal Subdivision - Background 2023 PM - Syn8.syn Synchro 9 Report
Page 2


Intersection
Int Delay, s/veh 0.9
 


Movement NBT NBR SBL SBT SWL SWR
Vol, veh/h 100 16 8 88 10 6
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 7 0 0 1 0 0
Mvmt Flow 105 17 8 93 11 6
 


Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 122 0 223 114
          Stage 1 - - - - 114 -
          Stage 2 - - - - 109 -
Critical Hdwy - - 4.1 - 6.4 6.2
Critical Hdwy Stg 1 - - - - 5.4 -
Critical Hdwy Stg 2 - - - - 5.4 -
Follow-up Hdwy - - 2.2 - 3.5 3.3
Pot Cap-1 Maneuver - - 1478 - 770 944
          Stage 1 - - - - 916 -
          Stage 2 - - - - 921 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 1478 - 765 944
Mov Cap-2 Maneuver - - - - 765 -
          Stage 1 - - - - 916 -
          Stage 2 - - - - 915 -
 


Approach NB SB SW
HCM Control Delay, s 0 0.6 9.5
HCM LOS A
 


Minor Lane/Major Mvmt NBT NBR SBL SBTSWLn1
Capacity (veh/h) - - 1478 - 824
HCM Lane V/C Ratio - - 0.006 - 0.02
HCM Control Delay (s) - - 7.5 0 9.5
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - 0 - 0.1







HCM 2010 TWSC Lockmaster Subdivision -  2028 Background
5: County Road 2 & Dundas Street/Shanly Road AM Peak Hour


03-Cardinal Subdivision - Background 2028 AM - Syn8.syn Synchro 9 Report
Page 1


Intersection
Int Delay, s/veh 4.8
 


Movement NBL NBT NBR SBL SBT SBR NEL NET NER SWL SWT SWR
Vol, veh/h 24 22 6 27 27 23 8 32 13 16 64 42
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - Free - - None - - Yield - - None
Storage Length - - 0 - - - - - 1200 - - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 13 0 4 0 2 0 0 3 8
Mvmt Flow 25 23 6 28 28 24 8 34 14 17 67 44
 


Major/Minor Minor1 Minor2 Major1 Major2
Conflicting Flow All 178 152 - 163 152 67 67 0 0 34 0 0
          Stage 1 51 51 - 101 101 - - - - - - -
          Stage 2 127 101 - 62 51 - - - - - - -
Critical Hdwy 7.1 6.5 - 7.23 6.5 6.24 4.1 - - 4.1 - -
Critical Hdwy Stg 1 6.1 5.5 - 6.23 5.5 - - - - - - -
Critical Hdwy Stg 2 6.1 5.5 - 6.23 5.5 - - - - - - -
Follow-up Hdwy 3.5 4 - 3.617 4 3.336 2.2 - - 2.2 - -
Pot Cap-1 Maneuver 789 743 0 778 743 991 1547 - - 1591 - -
          Stage 1 967 856 0 879 815 - - - - - - -
          Stage 2 882 815 0 922 856 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 738 731 - 750 731 991 1547 - - 1591 - -
Mov Cap-2 Maneuver 738 731 - 750 731 - - - - - - -
          Stage 1 962 852 - 875 806 - - - - - - -
          Stage 2 821 806 - 892 852 - - - - - - -
 


Approach NB SB NE SW
HCM Control Delay, s 10.2 10 1.1 1
HCM LOS B B
 


Minor Lane/Major Mvmt NEL NET NER NBLn1 NBLn2 SBLn1 SWL SWT SWR
Capacity (veh/h) 1547 - - 735 - 801 1591 - -
HCM Lane V/C Ratio 0.005 - - 0.066 - 0.101 0.011 - -
HCM Control Delay (s) 7.3 0 - 10.2 0 10 7.3 0 -
HCM Lane LOS A A - B A B A A -
HCM 95th %tile Q(veh) 0 - - 0.2 - 0.3 0 - -







HCM 2010 TWSC Lockmaster Subdivision -  2028 Background
9: Shanly Road & Gill Street AM Peak Hour


03-Cardinal Subdivision - Background 2028 AM - Syn8.syn Synchro 9 Report
Page 2


Intersection
Int Delay, s/veh 1.6
 


Movement NBT NBR SBL SBT SWL SWR
Vol, veh/h 86 0 5 60 13 13
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 9 0 0 15 0 0
Mvmt Flow 91 0 5 63 14 14
 


Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 91 0 165 91
          Stage 1 - - - - 91 -
          Stage 2 - - - - 74 -
Critical Hdwy - - 4.1 - 6.4 6.2
Critical Hdwy Stg 1 - - - - 5.4 -
Critical Hdwy Stg 2 - - - - 5.4 -
Follow-up Hdwy - - 2.2 - 3.5 3.3
Pot Cap-1 Maneuver - - 1517 - 830 972
          Stage 1 - - - - 938 -
          Stage 2 - - - - 954 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 1517 - 828 972
Mov Cap-2 Maneuver - - - - 828 -
          Stage 1 - - - - 938 -
          Stage 2 - - - - 951 -
 


Approach NB SB SW
HCM Control Delay, s 0 0.6 9.2
HCM LOS A
 


Minor Lane/Major Mvmt NBT NBR SBL SBTSWLn1
Capacity (veh/h) - - 1517 - 894
HCM Lane V/C Ratio - - 0.003 - 0.031
HCM Control Delay (s) - - 7.4 0 9.2
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - 0 - 0.1







HCM 2010 TWSC Lockmaster Subdivision - 2028 Background
5: County Road 2 & Dundas Street/Shanly Road PM Peak


06-Cardinal Subdivision - Background 2028 PM - Syn8.syn Synchro 9 Report
Page 1


Intersection
Int Delay, s/veh 4.5
 


Movement NBL NBT NBR SBL SBT SBR NEL NET NER SWL SWT SWR
Vol, veh/h 30 35 22 57 28 24 29 100 43 15 119 63
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - Free - - None - - Yield - - None
Storage Length - - 0 - - - - - 1200 - - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 2 2 0 0 1 0 0 1 8
Mvmt Flow 32 37 23 60 29 25 31 105 45 16 125 66
 


Major/Minor Minor1 Minor2 Major1 Major2
Conflicting Flow All 350 323 - 342 323 125 125 0 0 105 0 0
          Stage 1 166 166 - 157 157 - - - - - - -
          Stage 2 184 157 - 185 166 - - - - - - -
Critical Hdwy 7.1 6.5 - 7.12 6.52 6.2 4.1 - - 4.1 - -
Critical Hdwy Stg 1 6.1 5.5 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.1 5.5 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.5 4 - 3.518 4.018 3.3 2.2 - - 2.2 - -
Pot Cap-1 Maneuver 608 598 0 612 595 931 1474 - - 1499 - -
          Stage 1 841 765 0 845 768 - - - - - - -
          Stage 2 822 772 0 817 761 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 553 577 - 567 574 931 1474 - - 1499 - -
Mov Cap-2 Maneuver 553 577 - 567 574 - - - - - - -
          Stage 1 822 747 - 826 759 - - - - - - -
          Stage 2 759 763 - 759 743 - - - - - - -
 


Approach NB SB NE SW
HCM Control Delay, s 12.2 12.1 1.3 0.6
HCM LOS B B
 


Minor Lane/Major Mvmt NEL NET NER NBLn1 NBLn2 SBLn1 SWL SWT SWR
Capacity (veh/h) 1474 - - 566 - 623 1499 - -
HCM Lane V/C Ratio 0.021 - - 0.121 - 0.184 0.011 - -
HCM Control Delay (s) 7.5 0 - 12.2 0 12.1 7.4 0 -
HCM Lane LOS A A - B A B A A -
HCM 95th %tile Q(veh) 0.1 - - 0.4 - 0.7 0 - -
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Intersection
Int Delay, s/veh 0.4
 


Movement NBT NBR SBL SBT SWL SWR
Vol, veh/h 104 16 8 91 2 2
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 7 0 0 1 0 0
Mvmt Flow 109 17 8 96 2 2
 


Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 126 0 231 118
          Stage 1 - - - - 118 -
          Stage 2 - - - - 113 -
Critical Hdwy - - 4.1 - 6.4 6.2
Critical Hdwy Stg 1 - - - - 5.4 -
Critical Hdwy Stg 2 - - - - 5.4 -
Follow-up Hdwy - - 2.2 - 3.5 3.3
Pot Cap-1 Maneuver - - 1473 - 762 939
          Stage 1 - - - - 912 -
          Stage 2 - - - - 917 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 1473 - 757 939
Mov Cap-2 Maneuver - - - - 757 -
          Stage 1 - - - - 912 -
          Stage 2 - - - - 911 -
 


Approach NB SB SW
HCM Control Delay, s 0 0.6 9.3
HCM LOS A
 


Minor Lane/Major Mvmt NBT NBR SBL SBTSWLn1
Capacity (veh/h) - - 1473 - 838
HCM Lane V/C Ratio - - 0.006 - 0.005
HCM Control Delay (s) - - 7.5 0 9.3
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - 0 - 0







 


 


 


 


 


APPENDIX C: SYNCHRO CAPACITY ANALYSIS 
FORECAST BUILD-OUT AND BUILD-OUT + 5-YEARS 
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Intersection
Int Delay, s/veh 5.3
 


Movement NBL NBT NBR SBL SBT SBR NEL NET NER SWL SWT SWR
Vol, veh/h 23 22 6 41 29 38 13 31 12 16 62 46
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - Free - - None - - Yield - - None
Storage Length - - 0 - - - - - 1200 - - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 13 0 4 0 2 0 0 3 8
Mvmt Flow 24 23 6 43 31 40 14 33 13 17 65 48
 


Major/Minor Minor1 Minor2 Major1 Major2
Conflicting Flow All 194 159 - 171 159 65 65 0 0 33 0 0
          Stage 1 60 60 - 99 99 - - - - - - -
          Stage 2 134 99 - 72 60 - - - - - - -
Critical Hdwy 7.1 6.5 - 7.23 6.5 6.24 4.1 - - 4.1 - -
Critical Hdwy Stg 1 6.1 5.5 - 6.23 5.5 - - - - - - -
Critical Hdwy Stg 2 6.1 5.5 - 6.23 5.5 - - - - - - -
Follow-up Hdwy 3.5 4 - 3.617 4 3.336 2.2 - - 2.2 - -
Pot Cap-1 Maneuver 770 737 0 768 737 993 1550 - - 1592 - -
          Stage 1 957 849 0 881 817 - - - - - - -
          Stage 2 874 817 0 911 849 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 704 722 - 738 722 993 1550 - - 1592 - -
Mov Cap-2 Maneuver 704 722 - 738 722 - - - - - - -
          Stage 1 948 841 - 873 808 - - - - - - -
          Stage 2 798 808 - 878 841 - - - - - - -
 


Approach NB SB NE SW
HCM Control Delay, s 10.4 10.2 1.7 0.9
HCM LOS B B
 


Minor Lane/Major Mvmt NEL NET NER NBLn1 NBLn2 SBLn1 SWL SWT SWR
Capacity (veh/h) 1550 - - 713 - 806 1592 - -
HCM Lane V/C Ratio 0.009 - - 0.066 - 0.141 0.011 - -
HCM Control Delay (s) 7.3 0 - 10.4 0 10.2 7.3 0 -
HCM Lane LOS A A - B A B A A -
HCM 95th %tile Q(veh) 0 - - 0.2 - 0.5 0 - -
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Intersection
Int Delay, s/veh 2.6
 


Movement EBL EBR NBL NBT NBR SBL SBT SBR SWL SWR
Vol, veh/h 0 20 7 87 4 5 72 4 13 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free Free Free Stop Stop
RT Channelized - None - - None - - None - -
Storage Length 0 - - - - - - - 0 -
Veh in Median Storage, # 0 - - 0 - - 0 - 0 -
Grade, % 0 - - 0 - - 0 - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 9 0 0 15 0 0 0
Mvmt Flow 0 21 7 92 4 5 76 4 14 0
 


Major/Minor Minor2 Major1 Major2 Minor1
Conflicting Flow All 203 78 80 0 0 96 0 0 207 94
          Stage 1 88 - - - - - - - 108 -
          Stage 2 115 - - - - - - - 99 -
Critical Hdwy 7.1 6.2 4.1 - - 4.1 - - 7.1 6.2
Critical Hdwy Stg 1 6.1 - - - - - - - 6.1 -
Critical Hdwy Stg 2 6.1 - - - - - - - 6.1 -
Follow-up Hdwy 3.5 3.3 2.2 - - 2.2 - - 3.5 3.3
Pot Cap-1 Maneuver 759 988 1531 - - 1510 - - 755 968
          Stage 1 925 - - - - - - - 902 -
          Stage 2 895 - - - - - - - 912 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 744 988 1531 - - 1510 - - 734 968
Mov Cap-2 Maneuver 744 - - - - - - - 734 -
          Stage 1 920 - - - - - - - 897 -
          Stage 2 878 - - - - - - - 890 -
 


Approach EB NB SB SW
HCM Control Delay, s 9.2 0.5 0.5 9.5
HCM LOS A A
 


Minor Lane/Major Mvmt NBL NBT NBR EBLn1 SBL SBT SBRSWLn1
Capacity (veh/h) 1531 - - 885 1510 - - 835
HCM Lane V/C Ratio 0.005 - - 0.037 0.003 - - 0.033
HCM Control Delay (s) 7.4 0 - 9.2 7.4 0 - 9.5
HCM Lane LOS A A - A A A - A
HCM 95th %tile Q(veh) 0 - - 0.1 0 - - 0.1
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Intersection
Int Delay, s/veh 1.1
 


Movement EBL EBR NBL NBT SBT SBR
Vol, veh/h 7 14 4 106 67 2
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 9 15 0
Mvmt Flow 7 15 4 112 71 2
 


Major/Minor Minor2 Major1 Major2
Conflicting Flow All 192 72 73 0 - 0
          Stage 1 72 - - - - -
          Stage 2 120 - - - - -
Critical Hdwy 6.4 6.2 4.1 - - -
Critical Hdwy Stg 1 5.4 - - - - -
Critical Hdwy Stg 2 5.4 - - - - -
Follow-up Hdwy 3.5 3.3 2.2 - - -
Pot Cap-1 Maneuver 801 996 1540 - - -
          Stage 1 956 - - - - -
          Stage 2 910 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 799 996 1540 - - -
Mov Cap-2 Maneuver 799 - - - - -
          Stage 1 956 - - - - -
          Stage 2 907 - - - - -
 


Approach EB NB SB
HCM Control Delay, s 9 0.3 0
HCM LOS A
 


Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1540 - 920 - -
HCM Lane V/C Ratio 0.003 - 0.024 - -
HCM Control Delay (s) 7.3 0 9 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0 - 0.1 - -
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Intersection
Int Delay, s/veh 4.9
 


Movement NBL NBT NBR SBL SBT SBR NEL NET NER SWL SWT SWR
Vol, veh/h 29 37 21 65 29 33 45 97 42 15 115 78
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - Free - - None - - Yield - - None
Storage Length - - 0 - - - - - 1200 - - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 0 8 0 2 2 0 0 1 0 0 1 8
Mvmt Flow 31 39 22 68 31 35 47 102 44 16 121 82
 


Major/Minor Minor1 Minor2 Major1 Major2
Conflicting Flow All 382 350 - 369 350 121 121 0 0 102 0 0
          Stage 1 197 197 - 153 153 - - - - - - -
          Stage 2 185 153 - 216 197 - - - - - - -
Critical Hdwy 7.1 6.58 - 7.12 6.52 6.2 4.1 - - 4.1 - -
Critical Hdwy Stg 1 6.1 5.58 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.1 5.58 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.5 4.072 - 3.518 4.018 3.3 2.2 - - 2.2 - -
Pot Cap-1 Maneuver 580 565 0 588 574 936 1479 - - 1503 - -
          Stage 1 809 727 0 849 771 - - - - - - -
          Stage 2 821 760 0 786 738 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 516 539 - 536 547 936 1479 - - 1503 - -
Mov Cap-2 Maneuver 516 539 - 536 547 - - - - - - -
          Stage 1 781 702 - 819 762 - - - - - - -
          Stage 2 750 751 - 716 712 - - - - - - -
 


Approach NB SB NE SW
HCM Control Delay, s 12.8 12.6 1.8 0.5
HCM LOS B B
 


Minor Lane/Major Mvmt NEL NET NER NBLn1 NBLn2 SBLn1 SWL SWT SWR
Capacity (veh/h) 1479 - - 529 - 606 1503 - -
HCM Lane V/C Ratio 0.032 - - 0.131 - 0.221 0.011 - -
HCM Control Delay (s) 7.5 0 - 12.8 0 12.6 7.4 0 -
HCM Lane LOS A A - B A B A A -
HCM 95th %tile Q(veh) 0.1 - - 0.5 - 0.8 0 - -
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Intersection
Int Delay, s/veh 1.9
 


Movement EBL EBR NBL NBT NBR SBL SBT SBR SWL SWR
Vol, veh/h 0 13 23 115 16 8 97 12 10 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free Free Free Stop Stop
RT Channelized - None - - None - - None - -
Storage Length 0 - - - - - - - 0 -
Veh in Median Storage, # 0 - - 0 - - 0 - 0 -
Grade, % 0 - - 0 - - 0 - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 7 0 0 1 0 0 0
Mvmt Flow 0 14 24 121 17 8 102 13 11 0
 


Major/Minor Minor2 Major1 Major2 Minor1
Conflicting Flow All 306 108 115 0 0 138 0 0 310 129
          Stage 1 125 - - - - - - - 178 -
          Stage 2 181 - - - - - - - 132 -
Critical Hdwy 7.1 6.2 4.1 - - 4.1 - - 7.1 6.2
Critical Hdwy Stg 1 6.1 - - - - - - - 6.1 -
Critical Hdwy Stg 2 6.1 - - - - - - - 6.1 -
Follow-up Hdwy 3.5 3.3 2.2 - - 2.2 - - 3.5 3.3
Pot Cap-1 Maneuver 650 951 1487 - - 1458 - - 646 926
          Stage 1 884 - - - - - - - 828 -
          Stage 2 825 - - - - - - - 876 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 634 951 1487 - - 1458 - - 625 926
Mov Cap-2 Maneuver 634 - - - - - - - 625 -
          Stage 1 868 - - - - - - - 813 -
          Stage 2 805 - - - - - - - 858 -
 


Approach EB NB SB SW
HCM Control Delay, s 9.6 1.1 0.5 10.2
HCM LOS A B
 


Minor Lane/Major Mvmt NBL NBT NBR EBLn1 SBL SBT SBRSWLn1
Capacity (veh/h) 1487 - - 809 1458 - - 712
HCM Lane V/C Ratio 0.016 - - 0.026 0.006 - - 0.024
HCM Control Delay (s) 7.5 0 - 9.6 7.5 0 - 10.2
HCM Lane LOS A A - A A A - B
HCM 95th %tile Q(veh) 0.1 - - 0.1 0 - - 0.1
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Intersection
Int Delay, s/veh 1
 


Movement EBL EBR NBL NBT SBT SBR
Vol, veh/h 5 9 15 113 108 8
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 7 1 0
Mvmt Flow 5 9 16 119 114 8
 


Major/Minor Minor2 Major1 Major2
Conflicting Flow All 269 118 122 0 - 0
          Stage 1 118 - - - - -
          Stage 2 151 - - - - -
Critical Hdwy 6.4 6.2 4.1 - - -
Critical Hdwy Stg 1 5.4 - - - - -
Critical Hdwy Stg 2 5.4 - - - - -
Follow-up Hdwy 3.5 3.3 2.2 - - -
Pot Cap-1 Maneuver 725 939 1478 - - -
          Stage 1 912 - - - - -
          Stage 2 882 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 716 939 1478 - - -
Mov Cap-2 Maneuver 716 - - - - -
          Stage 1 912 - - - - -
          Stage 2 871 - - - - -
 


Approach EB NB SB
HCM Control Delay, s 9.3 0.9 0
HCM LOS A
 


Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1478 - 845 - -
HCM Lane V/C Ratio 0.011 - 0.017 - -
HCM Control Delay (s) 7.5 0 9.3 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0 - 0.1 - -
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Intersection
Int Delay, s/veh 5.3
 


Movement NBL NBT NBR SBL SBT SBR NEL NET NER SWL SWT SWR
Vol, veh/h 24 23 6 42 30 39 13 32 13 16 64 48
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - Free - - None - - Yield - - None
Storage Length - - 0 - - - - - 1200 - - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 13 0 4 0 2 0 0 3 8
Mvmt Flow 25 24 6 44 32 41 14 34 14 17 67 51
 


Major/Minor Minor1 Minor2 Major1 Major2
Conflicting Flow All 198 162 - 174 162 67 67 0 0 34 0 0
          Stage 1 61 61 - 101 101 - - - - - - -
          Stage 2 137 101 - 73 61 - - - - - - -
Critical Hdwy 7.1 6.5 - 7.23 6.5 6.24 4.1 - - 4.1 - -
Critical Hdwy Stg 1 6.1 5.5 - 6.23 5.5 - - - - - - -
Critical Hdwy Stg 2 6.1 5.5 - 6.23 5.5 - - - - - - -
Follow-up Hdwy 3.5 4 - 3.617 4 3.336 2.2 - - 2.2 - -
Pot Cap-1 Maneuver 765 734 0 765 734 991 1547 - - 1591 - -
          Stage 1 955 848 0 879 815 - - - - - - -
          Stage 2 871 815 0 910 848 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 697 719 - 734 719 991 1547 - - 1591 - -
Mov Cap-2 Maneuver 697 719 - 734 719 - - - - - - -
          Stage 1 946 840 - 871 805 - - - - - - -
          Stage 2 793 805 - 876 840 - - - - - - -
 


Approach NB SB NE SW
HCM Control Delay, s 10.5 10.2 1.6 0.9
HCM LOS B B
 


Minor Lane/Major Mvmt NEL NET NER NBLn1 NBLn2 SBLn1 SWL SWT SWR
Capacity (veh/h) 1547 - - 708 - 803 1591 - -
HCM Lane V/C Ratio 0.009 - - 0.07 - 0.146 0.011 - -
HCM Control Delay (s) 7.3 0 - 10.5 0 10.2 7.3 0 -
HCM Lane LOS A A - B A B A A -
HCM 95th %tile Q(veh) 0 - - 0.2 - 0.5 0 - -
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Intersection
Int Delay, s/veh 2.6
 


Movement EBL EBR NBL NBT NBR SBL SBT SBR SWL SWR
Vol, veh/h 0 20 7 90 4 5 74 4 13 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free Free Free Stop Stop
RT Channelized - None - - None - - None - -
Storage Length 0 - - - - - - - 0 -
Veh in Median Storage, # 0 - - 0 - - 0 - 0 -
Grade, % 0 - - 0 - - 0 - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 9 0 0 15 0 0 0
Mvmt Flow 0 21 7 95 4 5 78 4 14 0
 


Major/Minor Minor2 Major1 Major2 Minor1
Conflicting Flow All 209 80 82 0 0 99 0 0 213 97
          Stage 1 91 - - - - - - - 112 -
          Stage 2 118 - - - - - - - 101 -
Critical Hdwy 7.1 6.2 4.1 - - 4.1 - - 7.1 6.2
Critical Hdwy Stg 1 6.1 - - - - - - - 6.1 -
Critical Hdwy Stg 2 6.1 - - - - - - - 6.1 -
Follow-up Hdwy 3.5 3.3 2.2 - - 2.2 - - 3.5 3.3
Pot Cap-1 Maneuver 753 986 1528 - - 1507 - - 748 965
          Stage 1 921 - - - - - - - 898 -
          Stage 2 891 - - - - - - - 910 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 738 986 1528 - - 1507 - - 728 965
Mov Cap-2 Maneuver 738 - - - - - - - 728 -
          Stage 1 916 - - - - - - - 894 -
          Stage 2 874 - - - - - - - 888 -
 


Approach EB NB SB SW
HCM Control Delay, s 9.2 0.5 0.4 9.5
HCM LOS A A
 


Minor Lane/Major Mvmt NBL NBT NBR EBLn1 SBL SBT SBRSWLn1
Capacity (veh/h) 1528 - - 881 1507 - - 830
HCM Lane V/C Ratio 0.005 - - 0.037 0.003 - - 0.033
HCM Control Delay (s) 7.4 0 - 9.2 7.4 0 - 9.5
HCM Lane LOS A A - A A A - A
HCM 95th %tile Q(veh) 0 - - 0.1 0 - - 0.1
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Intersection
Int Delay, s/veh 1.1
 


Movement EBL EBR NBL NBT SBT SBR
Vol, veh/h 7 14 4 110 69 2
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 9 15 0
Mvmt Flow 7 15 4 116 73 2
 


Major/Minor Minor2 Major1 Major2
Conflicting Flow All 198 74 75 0 - 0
          Stage 1 74 - - - - -
          Stage 2 124 - - - - -
Critical Hdwy 6.4 6.2 4.1 - - -
Critical Hdwy Stg 1 5.4 - - - - -
Critical Hdwy Stg 2 5.4 - - - - -
Follow-up Hdwy 3.5 3.3 2.2 - - -
Pot Cap-1 Maneuver 795 993 1537 - - -
          Stage 1 954 - - - - -
          Stage 2 907 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 793 993 1537 - - -
Mov Cap-2 Maneuver 793 - - - - -
          Stage 1 954 - - - - -
          Stage 2 904 - - - - -
 


Approach EB NB SB
HCM Control Delay, s 9 0.3 0
HCM LOS A
 


Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1537 - 916 - -
HCM Lane V/C Ratio 0.003 - 0.024 - -
HCM Control Delay (s) 7.3 0 9 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0 - 0.1 - -
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Intersection
Int Delay, s/veh 5
 


Movement NBL NBT NBR SBL SBT SBR NEL NET NER SWL SWT SWR
Vol, veh/h 30 38 22 67 30 34 46 100 43 15 119 80
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - Free - - None - - Yield - - None
Storage Length - - 0 - - - - - 1200 - - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 0 8 0 2 2 0 0 1 0 0 1 8
Mvmt Flow 32 40 23 71 32 36 48 105 45 16 125 84
 


Major/Minor Minor1 Minor2 Major1 Major2
Conflicting Flow All 393 359 - 379 359 125 125 0 0 105 0 0
          Stage 1 202 202 - 157 157 - - - - - - -
          Stage 2 191 157 - 222 202 - - - - - - -
Critical Hdwy 7.1 6.58 - 7.12 6.52 6.2 4.1 - - 4.1 - -
Critical Hdwy Stg 1 6.1 5.58 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.1 5.58 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.5 4.072 - 3.518 4.018 3.3 2.2 - - 2.2 - -
Pot Cap-1 Maneuver 570 558 0 579 568 931 1474 - - 1499 - -
          Stage 1 805 723 0 845 768 - - - - - - -
          Stage 2 815 756 0 780 734 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 505 531 - 526 541 931 1474 - - 1499 - -
Mov Cap-2 Maneuver 505 531 - 526 541 - - - - - - -
          Stage 1 776 697 - 815 759 - - - - - - -
          Stage 2 742 747 - 709 708 - - - - - - -
 


Approach NB SB NE SW
HCM Control Delay, s 13 12.8 1.8 0.5
HCM LOS B B
 


Minor Lane/Major Mvmt NEL NET NER NBLn1 NBLn2 SBLn1 SWL SWT SWR
Capacity (veh/h) 1474 - - 519 - 597 1499 - -
HCM Lane V/C Ratio 0.033 - - 0.138 - 0.231 0.011 - -
HCM Control Delay (s) 7.5 0 - 13 0 12.8 7.4 0 -
HCM Lane LOS A A - B A B A A -
HCM 95th %tile Q(veh) 0.1 - - 0.5 - 0.9 0 - -
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Intersection
Int Delay, s/veh 1.9
 


Movement EBL EBR NBL NBT NBR SBL SBT SBR SWL SWR
Vol, veh/h 0 13 23 119 16 8 100 12 10 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free Free Free Stop Stop
RT Channelized - None - - None - - None - -
Storage Length 0 - - - - - - - 0 -
Veh in Median Storage, # 0 - - 0 - - 0 - 0 -
Grade, % 0 - - 0 - - 0 - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 7 0 0 1 0 0 0
Mvmt Flow 0 14 24 125 17 8 105 13 11 0
 


Major/Minor Minor2 Major1 Major2 Minor1
Conflicting Flow All 313 112 118 0 0 142 0 0 317 134
          Stage 1 128 - - - - - - - 182 -
          Stage 2 185 - - - - - - - 135 -
Critical Hdwy 7.1 6.2 4.1 - - 4.1 - - 7.1 6.2
Critical Hdwy Stg 1 6.1 - - - - - - - 6.1 -
Critical Hdwy Stg 2 6.1 - - - - - - - 6.1 -
Follow-up Hdwy 3.5 3.3 2.2 - - 2.2 - - 3.5 3.3
Pot Cap-1 Maneuver 643 947 1483 - - 1453 - - 640 920
          Stage 1 881 - - - - - - - 824 -
          Stage 2 821 - - - - - - - 873 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 627 947 1483 - - 1453 - - 619 920
Mov Cap-2 Maneuver 627 - - - - - - - 619 -
          Stage 1 865 - - - - - - - 809 -
          Stage 2 801 - - - - - - - 855 -
 


Approach EB NB SB SW
HCM Control Delay, s 9.6 1.1 0.5 10.2
HCM LOS A B
 


Minor Lane/Major Mvmt NBL NBT NBR EBLn1 SBL SBT SBRSWLn1
Capacity (veh/h) 1483 - - 803 1453 - - 706
HCM Lane V/C Ratio 0.016 - - 0.026 0.006 - - 0.024
HCM Control Delay (s) 7.5 0 - 9.6 7.5 0 - 10.2
HCM Lane LOS A A - A A A - B
HCM 95th %tile Q(veh) 0.1 - - 0.1 0 - - 0.1







HCM 2010 TWSC Lockmaster Subdivision - Design 2028
10: Shanly Road & North Access PM Peak


10-Cardinal Subdivision - Design 2027 PM - Syn8.syn Synchro 9 Report
Page 3


Intersection
Int Delay, s/veh 0.9
 


Movement EBL EBR NBL NBT SBT SBR
Vol, veh/h 5 9 15 117 112 8
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 7 1 0
Mvmt Flow 5 9 16 123 118 8
 


Major/Minor Minor2 Major1 Major2
Conflicting Flow All 277 122 126 0 - 0
          Stage 1 122 - - - - -
          Stage 2 155 - - - - -
Critical Hdwy 6.4 6.2 4.1 - - -
Critical Hdwy Stg 1 5.4 - - - - -
Critical Hdwy Stg 2 5.4 - - - - -
Follow-up Hdwy 3.5 3.3 2.2 - - -
Pot Cap-1 Maneuver 717 935 1473 - - -
          Stage 1 908 - - - - -
          Stage 2 878 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 708 935 1473 - - -
Mov Cap-2 Maneuver 708 - - - - -
          Stage 1 908 - - - - -
          Stage 2 867 - - - - -
 


Approach EB NB SB
HCM Control Delay, s 9.4 0.8 0
HCM LOS A
 


Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1473 - 839 - -
HCM Lane V/C Ratio 0.011 - 0.018 - -
HCM Control Delay (s) 7.5 0 9.4 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0 - 0.1 - -
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CONDITIONS OF DRAFT APPROVAL 


The Counties' conditions to final plan approval for registration of this subdivision file No. 07-T-10005 are as follows: 


 
 


No. Conditions 


General 


1. That this approval applies to the Draft Plan of Subdivision of East half of Lot 7, Concession 1, 
Township of Edwardsburgh Cardinal, County of Grenville, prepared by Advance Engineering Eastern 
Engineering Group Inc., signed by R.M. Jason Ontario Land Surveyor dated January 26, 2011, dated July 
21, 2021 which shows a total of 9395 residential lots, (Lots 1-94, not including Lot 24), Block A for the 
open space and a stormwater retention pond and noise attenuation barrier, Block B for a sanitary 
pumping station, Blocks C and D for 0.3 m reserves, Block E for a future road right-of-way and Lot 
24 Block F for parkland dedication. 


 
2. That a minimum of 10 metres from both sides of the centre line of the Streets shown on the draft plan 


shall be shown and dedicated as public highways on the final plan. 
 


3. That Block E, as shown on the draft plan, shall be conveyed to and held in trust, by the Township of 
Edwardsburgh Cardinal until the extension of the road allowance. 


 


4. That Block A, as shown on the draft plan, shall be conveyed to the Township of 
Edwardsburgh Cardinal. 


 


5. That the streets shall be named to the satisfaction of the municipality Township. 
 


6. The subdivision shall be built in two phases. Phase 1 consists of Block A including the stormwater 
management pond, Street A, Street B and Street C, south of Street B, for a total of fifty eight (58) 
sixty (60) residential lots, including Lot 24 and Block F as parkland dedication, as shown on the draft 
plan. Phase 2 consists of Street D, the remainder of Street C, the noise attenuation barrier on Block A, 
the sanitary pumping station, the forcemain and the remaining units. 


 


Parkland 


7. That Block FLot 24, as shown on the draft plan, shall be conveyed to the Township of Edwardsburgh 
Cardinal as part of Parkland Dedication. 


That the developer as part of Parkland Dedication, convey a cash-in-lieu payment to the Township. 
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9. All Owner obligations associated with Block F Lot 24 must be completed in Phase 1 to the satisfaction 
of the Township of Edwardsburgh Cardinal. 


 
10. It is the responsibility of the Owner to fill with clean earth fill, compact and level Block F Lot 24 


accordingly, providing for positive surface drainage to the satisfaction of the Township of 
Edwardsburgh Cardinal. 


 
11. The Owner shall grade areas of parkland where necessary to the satisfaction of the Township of 


Edwardsburgh Cardinal, so as to provide a uniform surface, free of debris, necessary to establish a 
safe clean and maintainable surface. Block F Lot 24 shall be graded in accordance with the approved 
Grading Plan for the Plan of Subdivision. No storage of building materials, including granular or 
topsoil will be permitted on Block F Lot 24. 


 


Zoning 


 
12. That prior to final approval by the Countyies, the Countyies is to be advised by the Township of 


Edwardsburgh Cardinal that this proposed subdivision conforms to the zoning by-law in effect and 


that any zoning issues identified are appropriately satisfied through an amendment to the Township 


Zoning By-Law. 


 


Servicing - General 


 
13. That the Owner agrees in writing to satisfy all the requirements, financial and otherwise, of the 


Township of Edwardsburgh Cardinal concerning the provision of roads, installation of services, 


drainage and other relevant features (lighting). 


 
14. That such easements as may be required for utility or drainage purposes shall be granted to the 


appropriate authority. 


 
15. The Owner acknowledges their responsibility to obtain all of the required approvals for the pumping 


station to be constructed on Block B. 


 
16. That the plans show  and subdivision  agreement  contain a clause  whereby  the Owner  agrees 


to provide two lifts of asphalt, concrete curbs and gutters, in accordance with OPSS, on Streets A, B, C 


and D to the satisfaction of the Township of Edwardsburgh Cardinal. 
 


17. That the plans show and subdivision 


to provide underground electrical 


Edwardsburgh Cardinal. 


agreement contain a clause whereby the Owner agrees 


servicing to the satisfaction of the Township of 


 


Water and Sewer Works 
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18. The Owner shall submit detailed municipal servicing plans, prepared by a Civil Engineer licensed in the 


Province of Ontario, to the Township of Edwardsburgh Cardinal and the United Counties of Leeds and 


Grenville (Counties'). All water and sewer works to be located on the County Road right-of-way shall 


be subject to approval from the Counties' Roads Department at the time of detailed design. 


 
19. The Owner acknowledges and agrees that building permits will not be issued for the development of 


individual Lots in Phase 2 until the pumping station has been installed and placed in service to the 


satisfaction of the Township of Edwardsburgh Cardinal. 


 
20. The Owner shall design and construct all necessary watermains and the details of services and meters 


to the satisfaction of the Township of Edwardsburgh Cardinal. The Owner acknowledges that the 


servicing plan shall include a watermain stub to Block E. The Owner shall pay all related costs, 


including the cost of connection, inspection and sterilization by Township personnel, as well as the 


supply and installation of water meters by the Township. 


 
21. Upon completion of the installation of all watermains, hydrants and water services, the Owner shall 


provide the Township with mylar(s) of the "as-built" plan(s), certified under seal by a Professional 


Engineer, showing the location of the watermains, hydrants and services. Shape Electronic files are 


also required in order for them to be added to the Township GIS system. The United Counties require 


digital files in .dwg.pdf format. 


 


Stormwater Management 


 
22. That prior to final plan approval, the Owner shall prepare a final stormwater site management plan 


and lot grade and drainage plan which shall be consistent with the report entitled "Preliminary 


Stormwater Management Report" prepared by Eastern Engineering Group Inc. signed July 13, 2010. 


The final stormwater site management plan shall address the South Nation Conservation review 


comments dated October 12, 2010. The Plan shall describe how stormwater management is to be 


implemented in accordance with the current Stormwater Management Best Management Practices 


and should address both water quality and quantity concerns. Models, assumptions and calculations 


of pre- and post- development runoff are to be included in this submission. The final report shall be 


prepared to the satisfaction of the Township of Edwardsburgh Cardinal, and South Nation 


Conservation and the United Counties of Leeds and Grenville. 


 
23. Post-development stormwater flows at the County Road culvert shall equal pre-development flows. 


 
24. That prior to final plan approval, the Owner shall prepare and submit a Sediment and Erosion Control 


Plan, appropriate to the site conditions, prior to undertaking any site alterations (filling, grading, 


removal of vegetation, etc.) and indicate how it is to be implemented during all phases of the site 
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preparation and construction in accordance with the current Best Management Practices for Erosion 


and Sediment Control to the satisfaction of the Township of Edwardsburgh Cardinal and South Nation 


Conservation. 


 
25. That the Subdivision Agreement contain a clause whereby the Owner agrees that upon completion of 


all stormwater works, to provide certification to the Township of Edwardsburgh Cardinal and South 


Nation Conservation, through a professional engineer, that all measures have been implemented in 


conformity with the approved stormwater site management plan. 


 
26. That the Subdivision Agreement contains a clause whereby prior to the commencement of 


construction of any phase of the subdivision (roads, utilities and off-site works etc.), the Owner agrees 


to: 


 
a. have a professional engineer prepare an erosion and sediment control plan appropriate for 


site conditions in accordance with current best management practices; 


b. have this plan reviewed and approved by the Township of Edwardsburgh Cardinal and South 


Nation Conservation; 


c. monitor the effectiveness of and maintain the erosion and sedimentation control works as 


necessary, and; 


d. provide certification to the Township of Edwardsburgh Cardinal and South Nation 


Conservation through a professional engineer that the plan has been implemented. 
 


Fisheries 


 
27. The Owner acknowledges that the unnamed watercourse is considered either direct or indirect Fish 


Habitat as per Section 35 of the Fisheries Act. 


 
28. The Owner shall establish a 30 metre "no touch/no development" setback of the unnamed 


watercourse, on both sides, measured from the top of the average annual highwater mark. The final 


approved plan of subdivision shall clearly show this setback. Any deviation from this setback shall be 


to the satisfaction of the Township of Edwardsburgh Cardinal and South Nation Conservation. 


 


29. The Owner acknowledges that South Nation Conservation is under agreement with the Department of 


Fisheries and Oceans Canada to screen all works that are in or adjacent to water. The subdivision 


agreement with the Township will indicate that iIn accordance with Section 35 of the Fisheries Act, the 


Harmful Alteration, Disruption or Destruction (HADD) of fish habitat is prohibited. The impacts that any 


such works may have on a fish habitat, whether directly adjacent to the site or downstream,  will 


necessitate  a review by South Nation Conservation and may require approval of the Department 


of Fisheries and Oceans Canada. 


 


Noise Attenuation 
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30. That the subdivision agreement between the Owner and the Township contain the following provisions 


with wording acceptable to the Township of Edwardsburgh Cardinal, wherein the owner agrees for Phase 


1 2 Lots 1 and 46-57 inclusive that the noise attenuation requirements include the following: 


 
a. all units shall be equipped with forced air heating with provision for central air conditioning. 


 
b. The inclusion of Warning Clause Type C in all Offers of Purchase and Sale. 


 
Type C: "This dwelling unit has been fitted with a forced air heating system and the ducting 


etc. was sized to accommodate central air conditioning. Installation of central air conditioning 


by the occupant will allow windows and exterior doors to remain closed, thereby ensuring 


that the indoor sound levels are within the Municipality's and the Ministry of Environment's  


noise criteria. (Note: the location and installation of the outdoor air conditioning device 


should be done so as to comply with noise criteria of MOE Publication NPC-216, Residential 


Air Conditioning Devices and thus minimize the noise impacts both on and in the immediate 


vicinity of the subject property.)" 


b) the inclusion of Warning Clause Type D on all Lease and Purchase and Sale Agreements. 


 
Type D: "This dwelling has been supplied with a central air conditioning system which will  


allow windows and exterior doors to remain closed, thereby ensuring that the indoor sound 


levels are within the Municipality's and the Ministry of Environment's noise criteria." 


 


c) The noise attenuation berm shall be constructed as part of Phase 2. The berm should be an 


L-shaped continuous barrier with an effective height of 5.0 m. All buildings closest to the 


berm are to be 5.0 m high or less. No portion of the noise attenuation berm shall be located 


on the County Road right-of-way. 


c)  Bedroom windows facing north will require a minimum Sound Transmission Class (STC), 


being outdoor noise level minus the targeted indoor noise level, of 26.  Living room 


windows facing north will require a minimum STC of 21.  Exterior wall components of 


north facades will require a minimum STC of 45, which will be achieved with brick 


cladding or an acoustical equivalent according to NRC test data.  Detailed STC 


calculations will be completed prior to building permit application for each unit type and 


submitted to the Township with the building permit application. 


 
31. That the subdivision agreement between the Owner and the Township contain provisions with wording 


acceptable to the Township of Edwardsburgh Cardinal, wherein the owner agrees for Phase 2 for Lots 46-


52 inclusive that the noise attenuation requirements include the following Warning Clause Type A, as 


follows,  being included in all Lease and Purchase and Sale Agreements.  This provision is in addition to 


those noise attenuation requirements detailed in condition 30: 
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a. forced air heating with central air conditioning. 


 
b. The inclusion of Warning Clause Type D in all Offers of Purchase and Sale. 


 
Type D: "This dwelling has been supplied with a central air conditioning system which will  


allow windows and exterior doors to remain closed, thereby ensuring that the indoor sound 


levels are within the Municipality's and the Ministry of Environment's noise criteria." 


 


c. For the units to be built on Lots 48 through 53 inclusive, the building construction standards 


need to exceed the minimum requirements of the Ontario Building Code in that the 


acoustical performance of the building components (windows, doors and walls) must be 


specified such that they meet the indoor criteria specified in Table 7 of the Ministry of 


Environment Criteria. The exterior walls of the first row of dwellings next to the railway tracks 


shall be built to a minimum of EWS (brick veneer) or equivalent construction from the 


foundation to the rafters. EW5 is an exterior wall composed of 12.7 m gypsum board, vapour 


barrier and 38x89 mm studs with 50 mm (or thicker) mineral wool or glass fibre batts in inter­ 


stud cavities plus sheathing, 25 mm air space and 100 mm brick veneer. Prior to the issuance 


of a building permit, a Building Components Study is required to the satisfaction of the 


Township of Edwardsburgh/Cardinal. 


 
d. For the units to be built on Lots 28 through 53 inclusive, the inclusion of additional wording 


in the Warning Clause in all Offers of Purchase and Sale is as follows: 


 
Type A:  "Purchasers/tenants are advised that sound levels due to increasing rail traffic 


may occasionally interfere with some outdoor activities of the dwelling occupants as the 


sound levels will may exceed the sound level limits of the TownshipMunicipality's and the 


Ministry of the Environment noise criteria." 


 
32. The Owner acknowledges and agrees that building permits will not be issued for the development of 


individual Lots in Phase 2 until the noise attenuation barrier has been installed and placed in service to 


the satisfaction of the Township of Edwardsburgh/Cardinal. 


 
32. 33. That the subdivision agreement between the Owner and the Township contain the following 


provision with wording acceptable to the Township of Edwardsburgh Cardinal, wherein the owner 


agrees where structural mitigation measures are required as a result of the Noise Impact Study, the 


Owner shall provide, prior to final building inspection, certification to the Township of 


Edwardsburgh/Cardinal, through a Professional Engineer, that the noise control measures have been 


implemented in accordance with the approved study. 
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33. That the subdivision agreement between the Owner and the Township contain the following provisions with 


wording acceptable to the Township of Edwardsburgh Cardinal, wherein the owner agrees for all lots that 


rooftop HVAC equipment shall be prohibited. 


CN Rail 


 
34. The Owner shall engage a consultant to undertake an analysis of noise to the satisfaction of CN Rail 


("CNR"). At a minimum, a noise attenuation barrier shall be adjoining and parallel to the railway right­ of-


way, having returns at the ends, and a minimum total height of 5.5 metres above top-of-rail. 


Acoustic fence to be constructed without openings and of a durable material weighing not less than 20 


kg per square metre of surface area. Subject to the review of the noise report, the Railway may 


consider other measures recommended by the Noise Consultant. 


 
35. The Owner shall install and maintain a chain link fence of minimum 1.83 m height along the mutual 


property line. 


 
34. 36. The following clause shall be inserted in all development agreements, offers to purchase, and 


agreements of Purchase and Sale or Lease of each dwelling unit within 300 m of the railway right-of­ 


way: "Warning: Canadian National Railway Company or its assigns or successors in interest has or have a 


rights-of-way within 300 metres from the land the subject hereof. There may be alterations to or 


expansions of the railway facilities on such rights-of-way in the future including the possibility that the 


railway or its assigns or successors as aforesaid may expand its operations, which expansion may 


affect the living environment of the residents in the vicinity, notwithstanding the inclusion of any noise 


and vibration attenuating measures in the design of the development and individual dwelling(s). CNR 


will not be responsible for any complaints or claims arising from use of such facilities and/or 


operations on, over or under the aforesaid rights-of-way." 


 
35. 37. Any proposed alterations to the existing drainage pattern affecting railway property must receive 


prior concurrence from the Railway and be substantiated by a drainage report to the satisfaction 


of the Railway. 


 
38. The Owner shall through restrictive covenants to be registered on title and all agreements of purchase 


and sale or lease provide notice to the public that the safety berm, fencing and vibration isolation 


measures implemented are not to be tampered with or altered and further that the Owner shall have 


sole responsibility for and shall maintain these measures to the satisfaction of CNR. 


 


39. The Owner shall enter into an Agreement with CNR stipulating how CNR concern's will be resolved 


and will pay CNR's reasonable costs in preparing and negotiating the agreement. 


 
36. 40. The Owner shall be required to grant CNR an environmental easement for operational noise 


and  vibration emissions, registered against the subject property in favour of CNR. 
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Landscaping/Streetscaping 


 
37. 41.The Owner agrees to provide additional planting where necessary to provide a buffer between 


the existing properties and Lots 14 to 21 inclusive on the draft plan of subdivision, to the satisfaction of 


the Township of Edwardsburgh Cardinal. 


 


Streetlighting 


 
38. 42The Owner shall design and construct all necessary streetlighting, interior and exterior to the 


subdivision, to the satisfaction of the Township of Edwardsburgh Cardinal. The Owner shall pay all 


related costs, including the cost of connection and inspection by Township personnel and/or the 


hydro authority. 


 


Offer of Purchase and Sale AgreementsGrass Cutting, Ditch Maintenance and Schools 


 
39. 43.That the subdivision agreement between the Owner and the municipality and the Offers of 


Purchase and Sale Agreements and Deeds contain the following provisions with wording 


acceptable to the Township of Edwardsburgh Cardinal, wherein the owner agrees: 


 
a. For Phase 1, the inclusion of Warning Clause Type C in all Offers of Purchase and Sale. 


 
Type C: "This dwelling unit has been fitted with a forced air heating system and the ducting 


etc. was sized to accommodate central air conditioning. Installation of central air conditioning 


by the occupant will allow windows and exterior doors to remain closed, thereby ensuring 


that the indoor sound levels are within the Municipality's and the Ministry of Environment's 


noise criteria. (Note: the location and installation of the outdoor air conditioning device 


should be done so as to comply with noise criteria of MOE Publication NPC-216, Residential 


Air Conditioning Devices and thus minimize the noise impacts both on and in the immediate 


vicinity of the subject property.)" 


 
b. For Phase 2, the inclusion of Warning Clause Type D in all Offers of Purchase and Sale. 


 
Type D: "This dwelling has been supplied with a central air conditioning system which will  


allow windows and exterior doors to remain closed, thereby ensuring that the indoor sound 


levels are within the Municipality's and the Ministry of Environment's noise criteria." 


 
c. For the units to be built on Lots 28 through 53 inclusive, the inclusion of additional wording 


in the Warning Clause in all Offers of Purchase and Sale is as follows: 


 
"Purchasers/tenants are advised that sound levels due to increasing rail traffic may 


occasionally interfere with some activities of the dwelling occupants as the sound levels will 
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exceed the Municipality’s and the Ministry of the Environment noise criterea. 


d.    a.That the general maintenance and upkeep of all ditches and drains within the subdivision be   


   the responsibility of the property owner. 


 
                    e. b. That grass cutting along the road side within the subdivision be the responsibility of the  


property owner. 


 
f.   For each dwelling unit within 300 m of the railway right-of-way: "Warning: Canadian National 


Railway Company or its assigns or successors in interest has or have a rights-of-way within 300 


metres from the land the subject hereof. There may be alterations to or expansions of the 


railway facilities on such rights-of-way in the future including the possibility that the railway 


or its assigns or successors as aforesaid may expand its operations, which expansion may 


affect the living environment of the residents in the vicinity, notwithstanding the inclusion of 


any noise and vibration attenuating measures in the design of the development and individual 


dwelling(s). CNR will not be responsible for any complaints or claims arising from use of such 


facilities and/or operations on, over or under the aforesaid rights-of-way." 


 
40. 44.That the subdivision agreement between the Owner and the municipality contain a provision that 


Agreements of Purchase and Sale indicate that it will not be possible to guarantee which school 


children residing in this subdivision may attend, and that transportation will be provided in 


accordance with the policy of the governing school board. 


 


Traffic Impact Study 


 
41. 45.That prior to final approval by the Counties', the Owner shall submit a Traffic Impact Study addressing 


the impact of traffic from this development upon County Road 22, and if necessary, provide 


recommendations to mitigate any adverse effects. Consideration shall be given to the creation of a 


crosswalk at the intersection of Gill Street and County Road 22. Any improvements/modifications to the 


roadway system required as a result of the development including illumination of the County Road 


22 intersection, will be the responsibility, financial and otherwise of the Owner and shall be covered 


by an agreement between the Owner and the Counties. The Traffic Impact Study shall be written to 


the satisfaction of the Township of Edwardsburgh Cardinal and the United Counties of Leeds and 


Grenville. 
 


Hydro Installations 


 
42. 46.The Owner shall request a connection cost assessment from Hydro One and from Rideau St. 


Lawrence Distribution Inc. Should the cost assessment result in Hydro One supporting a Service 


Area Amendment, the Owner shall arrange for Rideau St. Lawrence Distribution Inc. to be the Hydro 


Electric     Commission (i.e., provider). 
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43. 47.The Owner shall arrange with the relevant Hydro Electric Commission for the installation of 


such services to the subdivision and for the provision of easements with respect to such installations. 


The Owner shall pay any cost involved in relocating any existing services required by the construction 


of works in the subdivision. 


 
44. 48.That prior to final plan approval by the Countiesy, the Owner shall enter into a Servicing Agreement 


with the relevant Hydro Electric Commission. 
 


Enbridge Gas 


 
45. 49.That the subdivision agreement between the Owner and the Township municipality contain the 


following to the satisfaction of the TownshipEnbridge Gas: 


 
a. The developer is responsible for preparing a composite utility plan that allows for the safe 


installation of all utilities, including required separation between utilities; 


 
b. Streets are to be constructed in accordance with composite utility plans previously submitted 


and approved by all utilities; 


 
c. The developer shall grade all streets to final elevation prior to the installation of the gas lines 


and provide Enbridge Gas Distribution Inc. with the necessary field survey information for the 


installation of the gas lines; and 


 
d. It is understood that the natural gas distribution system will be installed within the proposed 


road allowance. In the event this is not possible, easements will be provided at no cost to 


Enbridge Gas Distribution Inc. 
 


Bell Canada 


 
46. 50.That the subdivision agreement between the Owner and the Township municipality contain the 


following to the satisfaction of the Township Bell Canada: 


 
a. The Owner shall agree to grant Bell Canada any easements that may be required for 


telecommunication services. Easements may be required subject to final servicing decisions. In 


the event of any conflict with existing Bell Canada facilities or easements, the 


owner/developer shall be responsible for the relocation of such facilities or easements. 


 


b. The Developer is hereby advised that prior to commencing any work within the Plan, the 


Developer must confirm that the sufficient wire-line communication/telecommunication 


infrastructure is currently available within the proposed development. In the event that such 


infrastructure is not available, the Developer is hereby advised that the Developer may be 
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required to pay for the connection to and/or extension of the existing 


communication/telecommunication infrastructure. If the Developer elects not to pay for such 


connection to and/or extension of the existing communication/telecommunication 


infrastructure, the Developer shall be required to demonstrate to the municipality that 


sufficient alternative communication/telecommunication facilities are available within the 


proposed development to enable, at a minimum, the effective delivery of 


communication/telecommunication services for emergency management services (i.e., 911 


Emergency Services). 
 


Canada Post 


 
47. 51.The Owner shall consult with Canada Post to determine the locations of lay-bys for postal boxes. 


The location of lay-bys, as agreed between the Owner and Canada Post, will be subject to the 


final approval of the Counties. 


Subdivision Agreement 


 
48. 52.That the subdivision agreement between the Owner and the municipality be registered against 


the  lands to which it applies once the plan of subdivision has been registered. 


 
49. 53.That the subdivision agreement between the Owner and the municipality contain wording 


acceptable  to South Nation Conservation. 
 


Clearance of Conditions 


 
50. 54.That prior to registration of the final plan, the United Counties of Leeds and Grenville is to be 


advised by the Township of Edwardsburgh Cardinal that Conditions 3-4912, 16-20, 22-24, 26, 30-


31, 39-42, inclusive, have been satisfied. 


 
51. 55.That prior to registration of the final plan, the United Counties of Leeds and Grenville is to be 


advised by South Nation Conservation that Conditions 20, 22, to 26 inclusive, 28 and 5149 have 


been satisfied. 


 
56. That prior to registration of the final plan, the United Counties of Leeds and Grenville is to be advised 


by Enbridge Gas Distribution Inc. that Condition 47 has been satisfied. 


 
57. That prior to registration of the final plan, the United Counties of Leeds and Grenville is to be advised 


by Bell Canada that Condition 48 has been satisfied. 


 
58. That prior to registration of the final plan, the United Counties of Leeds and Grenville is to be advised 


by CN Rail that Conditions 32-38 have been satisfied. 
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59. That prior to registration of the final plan, the United Counties of Leeds and Grenville is to be advised 


by Hydro One or Rideau St. Lawrence Distribution that Conditions 44-46 have been satisfied. 


 
52. 60.That prior to final approval, the United Counties' subdivision approval authority is to be 


advised by  the United Counties' Roads Public Works Department that conditions 18, 21, 22, 23, 41, 


30(c), 45 and 47 have been satisfied. 


 
 


NOTES TO DRAFT APPROVAL 


 
1. It is the applicant's responsibility to fulfill the conditions of draft approval and to ensure that the 


required clearance letters are forwarded by the appropriate agencies to the United Counties of Leeds 


and Grenville Planning Approvals Department and copied to the Township of Edwardsburgh 


Cardinal quoting the County's file number 07-T-10005. 


 
2. It is suggested that the Municipality register the subdivision agreement as provided by Section 51(26) of the 


Planning Act, R.S.O. 1990 against the land to which it applies, as notice to prospective purchasers. 
 


3. We suggest that you make yourself aware of Section 144 of the Land Titles Act and Subsection 78 (10) 


of the Registry Act. 


 


Subsection 144 (1) of the Land Titles Act requires that a plan of subdivision of land that is located in a 


land titles division be registered under the Land Titles Act. Exceptions to this provision are set out in 


Subsection 144(2). 


 
Subsection 78(10) of the Registry Act requires that a plan of subdivision of land that is located only in 


the registry division cannot be registered under the Registry Act unless that title of the owner of the 


land has been certified under the Certification of Titles Act. Exceptions to this provision are set out in 


clauses (b) and (c) of Subsection 78 (10). 


 
3. All measurements in subdivision final plans must be presented in metric units. 


 
4. If final approval is not given by the lapsing date, and no extensions have been granted pursuant to Section 


51(33), then draft approval shall lapse pursuant to Section 51(32) of the Planning Act.  
 


5. It is the responsibility of the Owner to request an extension of the draft plan approval. A request for 
extension should be made at least 60 days before the draft plan approval lapses. No extension can be given 
after the lapsing date. The request should include the reasons for requesting the extension and the 
applicable fees.  
 


6. The final plan approved by the Counties' must be registered within 30 days or the Counties' may 


withdraw its approval under Subsection 51 (59) of the Planning Act. 
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Clearances are required from the following agencies 
 


Debra McKinstry 


Township of Edwardsburgh/Cardinal 


18 Centre Street, P.O. Box 129 


Spencerville, ON, KOE lX0 


 
Nathan Farrell  


South   Nation Conservation 


38 Victoria Street, P.O. Box 29 


Finch, ON, KOC lK0 


 
Hydro One Networks Inc. 


Real Estate Services Land Use Planning 


P.O. Box 4300 


Markham, ON, L3R 5Z5 


OR 


Rideau St Lawrence Distribution Inc 


985 Industrial Rd. 


Prescott, ON, KOE 1 TO 


Mr. John La Chapelle 


Manager - Right-of-Way Control Centre 


Bell Canada 


Floor 5, 100 Borough Drive 


Scarborough, ON, MlP 4W2 


 
Mr. Tony Ciccone 


Manager 


Enbridge Gas Distribution Inc. 


P.O. Box 650 


Scarborough, ON, MlK 5E3 


 
Nick Coleman 


Manager, Community Planning and 


Development 


CN Business Development and Real Estate 


1 Administration Road 


Concord, ON, L4K 1B9 


 
      Director of Public Works 
      United Counties of Leeds and Grenville 


    25 Central Ave. W. 
      Brockville, ON  K6V 4N6 


 


If the agency condition concerns a condition or conditions in the subdivision agreement, a copy of the 


agreement should be sent to them. This will expedite clearance of the final plan. A copy of the 


agreement is required by the United Counties of Leeds and Grenville. 


 





mailto:Elaine.Mallory@uclg.on.ca
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construction and is responsible for maintenance of sidewalk(s) along County Road
22, design and construction must be coordinated under Counties guidance,
requirements and approval.  Should sidewalks be proposed any where on the road
allowance, design of sidewalks adjacent to curbs is not acceptable.  An appropriate
median, with at least 1 m for snow storage, must be provided.  From a good
planning perspective the Counties Official Plan encourages active transportation. 
Consider if sidewalks on both sides of the roads could more conducive to safe
active transportation.  These comments are submitted for consideration between
the developer and the Township.

 
The Counties appreciates being added as a clearance body with respect to storm water
management and its interaction with the Counties drainage system.
 
Should you require further information or have any comments or questions, please contact
Elaine Mallory at 613-342-3840 ext. 2422 or at Elaine.Mallory@uclg.on.ca.
 
Sincerely,
Elaine M. Mallory, Planner I
United Counties of Leeds and Grenville
25 Central Ave. W., Suite 100, Brockville, ON  K6V 4N6
Tel: 613-342-3840 / 1-800-770-2170  ext. 2422

 

 

This e-mail originated from the United Counties of Leeds and Grenville e-mail system. Any
distribution, use or copying of this e-mail or the information it contains, by other than the
intended recipient(s) is unauthorized. Thank you.

mailto:Elaine.Mallory@uclg.on.ca


From: Mallory, Elaine
To: Wendy Van Keulen; david.firstfin (david.firstfin@sympatico.ca)
Cc: Cherie.Mills; Kester, Rick
Subject: UCLG Planning Comments on Amendment to 07-T-10005 – Lockmasters Meadow (County Road 22)
Date: September 13, 2021 3:47:34 PM
Attachments: image001.png

Table 1 PPS 2020 - Income & Ownership.pdf
Table 2 PPS 2020 - Ownership 10% below resale.pdf
Table 3 PPS 2020 - Rent based on income.pdf
Table 4 PPS 2020 - Ave apt rents.pdf

On behalf of the Planning Division of the Public Works department the following
comments are being provide for consideration, as appropriate, by the municipality and
applicant respecting the proposed changes to the Lockmaster Meadows plan and
conditions of draft approval. 
 

1.    The municipality and applicant are encouraged to take this opportunity to bring the
development to more current day standards by introducing a greater mix of
housing types and densities including affordable housing and alternative housing
forms.  Policy 2.3.2 (c) of the Counties Official Plan states “Urban Settlement Areas
(which Cardinal is classified as) will provide for … a range of land uses and densities,
a mix of housing types including affordable housing options and alternative
housing forms …”.   The Counties encourages, and the local Official Plan targets, an
overall minimum affordable housing target of 25% for all new residential
development.  Provincial affordable housing tables for 2020 are attached for
reference and appear to suggest affordable home ownership in Leeds and Grenville
has a purchase price of $295,000 and affordable rent is $1,140/month based on
income and $945/month based on average rent for total bedrooms.   Mixed
housing types could include townhouses, semi-detached dwelling units or multi-
residential in addition to single unit development.

 
2.    The applicant is requested to update the draft plan as the plan appears to be

missing some of the required information under section 51(17) of the Planning Act
(e.g. nature and porosity of soil, municipal services available, nature and extent of
any restrictions affecting the lands).  Please review this section of the Planning Act
and update the plan as appropriate.  You may wish to include a table to summarize
the provided information, which will assist in the review.  Since the plan needs to be
updated anyway, please correct the legal description to reflect that the property is
in the United Counties of Leeds and Grenville (this will need to be included on the
final plan in order to register the document).

 
Thank you for consideration of these comments.  If you have any questions or concerns,
please do not hesitate to reach out to the undersigned.
 
Sincerely,
Elaine M. Mallory, Planner I
United Counties of Leeds and Grenville
25 Central Ave. W., Suite 100, Brockville, ON  K6V 4N6
Tel: 613-342-3840 / 1-800-770-2170  ext. 2422
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Table 1: All Households Incomes and Affordable House Prices, 2020


Regional Market Area


10th Income 


Percentile


10th Percentile 


Affordable 


House Price


20th Income 


Percentile


20th Percentile 


Affordable 


House Price


30th Income 


Percentile


30th Percentile 


Affordable 


House Price


40th Income 


Percentile


40th Percentile 


Affordable 


House Price


50th Income 


Percentile


50th Percentile 


Affordable 


House Price


60th Income 


Percentile


60th Percentile 


Affordable 


House Price


70th Income 


Percentile


70th Percentile 


Affordable 


House Price


80th Income 


Percentile


80th Percentile 


Affordable 


House Price


90th Income 


Percentile


90th Percentile 


Affordable 


House Price


Ontario $22,800 $82,800 $37,100 $134,800 $50,700 $184,200 $65,000 $236,100 $80,700 $293,200 $98,500 $357,800 $119,700 $434,900 $149,100 $541,700 $198,400 $720,800


City of Toronto $19,000 $69,000 $30,600 $111,200 $43,200 $156,900 $56,600 $205,600 $71,500 $259,800 $89,000 $323,300 $110,600 $401,800 $142,900 $519,100 $204,100 $741,500


Central $27,400 $99,500 $43,500 $158,000 $58,800 $213,600 $74,600 $271,000 $91,700 $333,100 $110,400 $401,100 $133,200 $483,900 $163,200 $592,900 $213,100 $774,200


Regional Municipality of Durham $30,800 $111,900 $48,300 $175,500 $64,400 $234,000 $80,800 $293,500 $97,600 $354,600 $116,000 $421,400 $137,600 $499,900 $165,900 $602,700 $211,400 $768,000


Regional Municipality of Halton $34,200 $124,200 $54,400 $197,600 $73,000 $265,200 $92,200 $335,000 $112,100 $407,200 $134,500 $488,600 $161,800 $587,800 $199,200 $723,700 $267,700 $972,500


City of Hamilton $22,000 $79,900 $34,200 $124,200 $46,900 $170,400 $60,100 $218,300 $75,100 $272,800 $92,600 $336,400 $112,700 $409,400 $140,300 $509,700 $185,100 $672,400


District Municipality of Muskoka $23,500 $85,400 $36,000 $130,800 $47,900 $174,000 $61,100 $222,000 $73,800 $268,100 $88,800 $322,600 $105,000 $381,500 $127,800 $464,300 $167,200 $607,400


Regional Municipality of Niagara $22,500 $81,700 $34,400 $125,000 $45,800 $166,400 $57,700 $209,600 $70,800 $257,200 $85,900 $312,100 $104,200 $378,500 $128,700 $467,600 $169,600 $616,100


Regional Municipality of Peel $30,200 $109,700 $46,900 $170,400 $62,000 $225,200 $77,400 $281,200 $93,800 $340,800 $111,200 $404,000 $132,300 $480,600 $159,900 $580,900 $205,500 $746,600


County of Simcoe $26,400 $95,900 $41,000 $148,900 $54,300 $197,300 $68,300 $248,100 $83,100 $301,900 $99,700 $362,200 $119,100 $432,700 $144,600 $525,300 $187,100 $679,700


Regional Municipality of York $29,700 $107,900 $47,200 $171,500 $65,200 $236,900 $84,100 $305,500 $104,100 $378,200 $125,900 $457,400 $151,600 $550,700 $185,400 $673,500 $241,700 $878,100


Eastern $23,300 $84,600 $37,800 $137,300 $51,500 $187,100 $65,900 $239,400 $80,800 $293,500 $97,800 $355,300 $118,100 $429,000 $146,000 $530,400 $191,800 $696,800


City of Cornwall $21,100 $76,700 $31,100 $113,000 $40,900 $148,600 $52,300 $190,000 $65,100 $236,500 $79,100 $287,400 $96,200 $349,500 $116,600 $423,600 $152,200 $552,900


County of Hastings $22,000 $79,900 $32,800 $119,200 $43,400 $157,700 $54,800 $199,100 $66,500 $241,600 $79,300 $288,100 $95,800 $348,000 $117,600 $427,200 $152,400 $553,700


Kawartha Lakes Division $23,300 $84,600 $36,200 $131,500 $47,700 $173,300 $60,100 $218,300 $73,000 $265,200 $86,800 $315,300 $104,700 $380,400 $128,900 $468,300 $168,100 $610,700


Haliburton County $20,500 $74,500 $30,600 $111,200 $40,400 $146,800 $50,600 $183,800 $63,400 $230,300 $75,100 $272,800 $89,700 $325,900 $109,500 $397,800 $146,500 $532,200


City of Kawartha Lakes + Haliburton $22,500 $81,700 $35,100 $127,500 $45,900 $166,700 $58,200 $211,400 $70,600 $256,500 $84,100 $305,500 $101,000 $366,900 $125,100 $454,500 $165,000 $599,400


City of Kingston $22,000 $79,900 $34,800 $126,400 $47,800 $173,700 $60,800 $220,900 $75,400 $273,900 $91,500 $332,400 $110,100 $400,000 $136,900 $497,300 $180,500 $655,700


County of Lanark $23,700 $86,100 $37,700 $137,000 $50,300 $182,700 $64,000 $232,500 $77,800 $282,600 $93,700 $340,400 $111,700 $405,800 $135,400 $491,900 $172,700 $627,400


UC of Leeds and Grenville $23,400 $85,000 $36,500 $132,600 $48,000 $174,400 $60,400 $219,400 $74,200 $269,600 $89,000 $323,300 $106,000 $385,100 $129,900 $471,900 $167,700 $609,200


County of Lennox and Addington $25,200 $91,500 $38,200 $138,800 $50,700 $184,200 $64,000 $232,500 $77,900 $283,000 $92,100 $334,600 $108,300 $393,400 $130,100 $472,600 $164,000 $595,800


Prince Edward Division $23,800 $86,500 $36,000 $130,800 $47,300 $171,800 $59,800 $217,200 $72,800 $264,500 $85,800 $311,700 $103,400 $375,600 $127,300 $462,500 $165,400 $600,900


County of Lennox & Addington + Prince Edward Division $24,700 $89,700 $37,300 $135,500 $49,400 $179,500 $62,700 $227,800 $76,000 $276,100 $89,600 $325,500 $106,400 $386,500 $129,000 $468,600 $164,300 $596,900


County of Northumberland $24,900 $90,500 $38,600 $140,200 $50,200 $182,400 $63,000 $228,900 $76,400 $277,600 $90,900 $330,200 $108,800 $395,300 $132,800 $482,400 $175,500 $637,600


City of Ottawa $24,600 $89,400 $42,900 $155,900 $59,500 $216,200 $75,900 $275,700 $93,400 $339,300 $112,600 $409,100 $136,200 $494,800 $168,500 $612,100 $218,700 $794,500


City of Peterborough $22,100 $80,300 $33,800 $122,800 $44,900 $163,100 $56,800 $206,300 $70,400 $255,800 $85,000 $308,800 $103,100 $374,600 $128,600 $467,200 $168,300 $611,400


UC of Prescott and Russell $25,500 $92,600 $39,900 $145,000 $54,600 $198,400 $69,700 $253,200 $85,500 $310,600 $102,300 $371,600 $121,700 $442,100 $145,900 $530,000 $182,100 $661,500


County of Renfrew $22,900 $83,200 $35,200 $127,900 $47,900 $174,000 $61,000 $221,600 $73,700 $267,700 $87,300 $317,200 $104,500 $379,600 $126,000 $457,700 $161,000 $584,900


Southwestern $23,000 $83,600 $36,400 $132,200 $48,900 $177,600 $62,000 $225,200 $76,500 $277,900 $92,600 $336,400 $111,900 $406,500 $138,000 $501,300 $181,000 $657,600


City of Brantford $24,200 $87,900 $36,100 $131,100 $47,700 $173,300 $60,600 $220,200 $74,700 $271,400 $90,600 $329,100 $109,000 $396,000 $133,500 $485,000 $172,300 $625,900


County of Bruce $23,600 $85,700 $36,800 $133,700 $49,400 $179,500 $63,500 $230,700 $78,500 $285,200 $95,400 $346,600 $119,400 $433,800 $150,700 $547,500 $200,700 $729,100


Municipality of Chatham-Kent $20,700 $75,200 $31,200 $113,300 $41,500 $150,800 $51,500 $187,100 $63,300 $230,000 $77,400 $281,200 $94,000 $341,500 $116,600 $423,600 $153,700 $558,400


County of Dufferin $29,700 $107,900 $48,800 $177,300 $65,100 $236,500 $80,300 $291,700 $97,300 $353,500 $115,200 $418,500 $135,500 $492,300 $163,000 $592,200 $205,400 $746,200


County of Grey $21,700 $78,800 $33,400 $121,300 $43,900 $159,500 $55,900 $203,100 $68,400 $248,500 $82,300 $299,000 $100,500 $365,100 $124,500 $452,300 $164,800 $598,700


County of Huron $23,600 $85,700 $35,500 $129,000 $46,900 $170,400 $59,400 $215,800 $71,700 $260,500 $86,300 $313,500 $103,200 $374,900 $125,700 $456,700 $162,500 $590,300


County of Lambton $23,000 $83,600 $36,100 $131,100 $48,900 $177,600 $62,300 $226,300 $77,200 $280,500 $93,900 $341,100 $113,900 $413,800 $142,300 $517,000 $190,500 $692,100


City of London $20,400 $74,100 $32,500 $118,100 $44,500 $161,700 $56,700 $206,000 $70,400 $255,800 $86,600 $314,600 $105,500 $383,300 $131,200 $476,600 $175,500 $637,600


County of Norfolk $24,600 $89,400 $38,200 $138,800 $50,000 $181,600 $62,900 $228,500 $76,800 $279,000 $91,700 $333,100 $109,500 $397,800 $132,400 $481,000 $168,300 $611,400


County of Oxford $25,700 $93,400 $39,700 $144,200 $51,800 $188,200 $64,300 $233,600 $78,600 $285,500 $93,300 $338,900 $110,700 $402,200 $133,500 $485,000 $169,400 $615,400


City of St. Thomas $23,500 $85,400 $35,500 $129,000 $47,500 $172,600 $59,000 $214,300 $72,200 $262,300 $85,700 $311,300 $102,800 $373,500 $125,600 $456,300 $160,400 $582,700


City of Stratford $24,900 $90,500 $38,800 $141,000 $50,500 $183,500 $63,100 $229,200 $76,400 $277,600 $90,700 $329,500 $108,700 $394,900 $132,000 $479,500 $170,300 $618,700


Regional Municipality of Waterloo $25,300 $91,900 $40,500 $147,100 $54,200 $196,900 $68,700 $249,600 $84,300 $306,300 $101,300 $368,000 $121,400 $441,000 $148,400 $539,100 $192,300 $698,600


County of Wellington $26,400 $95,900 $42,700 $155,100 $57,200 $207,800 $71,700 $260,500 $88,400 $321,100 $105,800 $384,400 $126,100 $458,100 $154,300 $560,600 $198,500 $721,100


City of Windsor $21,100 $76,700 $34,100 $123,900 $46,300 $168,200 $58,400 $212,200 $72,600 $263,700 $88,800 $322,600 $108,200 $393,100 $134,700 $489,400 $179,700 $652,800


Northeastern $21,300 $77,400 $32,400 $117,700 $43,800 $159,100 $56,000 $203,400 $70,100 $254,700 $86,800 $315,300 $106,700 $387,600 $132,900 $482,800 $173,800 $631,400


Algoma District $20,400 $74,100 $29,800 $108,300 $40,400 $146,800 $50,900 $184,900 $63,700 $231,400 $79,000 $287,000 $98,200 $356,700 $123,400 $448,300 $160,100 $581,600


Algoma DSSAB $20,900 $75,900 $29,500 $107,200 $39,100 $142,000 $48,700 $176,900 $59,700 $216,900 $74,600 $271,000 $92,200 $335,000 $118,000 $428,700 $155,800 $566,000


Cochrane DSSAB $21,900 $79,600 $33,500 $121,700 $45,400 $164,900 $59,000 $214,300 $75,000 $272,500 $93,400 $339,300 $113,800 $413,400 $140,600 $510,800 $182,300 $662,300


City of Greater Sudbury $21,800 $79,200 $35,300 $128,200 $48,700 $176,900 $62,500 $227,100 $77,800 $282,600 $96,200 $349,500 $118,500 $430,500 $146,900 $533,700 $191,100 $694,200


Manitoulin District $15,800 $57,400 $24,200 $87,900 $34,800 $126,400 $43,800 $159,100 $55,400 $201,300 $67,000 $243,400 $83,000 $301,500 $101,100 $367,300 $135,600 $492,600


Sudbury District $21,500 $78,100 $33,800 $122,800 $46,300 $168,200 $57,200 $207,800 $70,900 $257,600 $87,200 $316,800 $104,600 $380,000 $126,900 $461,000 $165,800 $602,300


Manitoulin - Sudbury DSSAB $22,100 $80,300 $33,800 $122,800 $45,300 $164,600 $56,100 $203,800 $68,900 $250,300 $83,900 $304,800 $100,800 $366,200 $123,300 $447,900 $161,600 $587,100


Nipissing DSSAB $20,300 $73,700 $30,600 $111,200 $40,800 $148,200 $52,700 $191,500 $65,800 $239,000 $81,200 $295,000 $99,700 $362,200 $123,600 $449,000 $162,600 $590,700


Parry Sound DSSAB $22,400 $81,400 $33,500 $121,700 $43,500 $158,000 $54,300 $197,300 $66,000 $239,800 $79,700 $289,500 $96,800 $351,700 $116,200 $422,100 $155,400 $564,600


City of Sault Ste. Marie $20,500 $74,500 $30,700 $111,500 $42,000 $152,600 $52,900 $192,200 $66,900 $243,000 $82,900 $301,200 $101,800 $369,800 $127,700 $463,900 $164,000 $595,800


Timiskaming DSSAB $19,800 $71,900 $28,800 $104,600 $38,800 $141,000 $50,400 $183,100 $64,800 $235,400 $80,600 $292,800 $100,400 $364,700 $123,200 $447,600 $162,300 $589,600


Northwestern $22,500 $81,700 $35,600 $129,300 $48,400 $175,800 $61,900 $224,900 $76,700 $278,600 $92,800 $337,100 $112,800 $409,800 $137,200 $498,400 $178,000 $646,700


Kenora DSSAB $25,000 $90,800 $39,500 $143,500 $54,500 $198,000 $69,100 $251,000 $83,300 $302,600 $101,000 $366,900 $121,400 $441,000 $146,000 $530,400 $186,000 $675,700


Rainy River DSSAB $21,900 $79,600 $33,000 $119,900 $45,200 $164,200 $59,300 $215,400 $72,800 $264,500 $87,900 $319,300 $107,600 $390,900 $132,900 $482,800 $169,000 $614,000


Thunder Bay DSSAB $22,100 $80,300 $34,800 $126,400 $47,200 $171,500 $60,300 $219,100 $74,800 $271,700 $91,500 $332,400 $111,000 $403,300 $135,300 $491,500 $176,100 $639,800


Assumptions:


Gross Debt Service (GDS) = 30.0% of Gross Household Income Down Payment = 5.0%


Estimated Property Tax Rate = 0.125% of House Value/Month Mortgage Rate = 4.95%


CMHC Mortgage Loan Insurance Premium = 4.0% of Loan Amount Years of Amortization = 25


Notes:


1.  Prices are based on data from Statistics Canada (Gross household incomes from 2016 Census of Population, Consumer Price Index (Ontario) from CANSIM Table 18-10-0005-01), Canada Mortgage and Housing Corporation (Mortgage Insurance Rates) and Bank of Canada (Mortgage Rates).


Contact: Marci Pernica * Housing Division * Housing.Research@ontario.ca


Provincial Policy Statement – Housing Table


2.  In the PPS, a regional market area refers to an area, generally broader than a lower tier municipality, that has a high degree of social and economic interaction. In southern Ontario, the upper or single tier municipality will normally serve as the regional market area. Where a regional market area extends significantly beyond upper or single tier boundaries, it may include a combination of upper, single and/or lower-


tier municipalities.








Provincial Policy Statement – Housing Table


Table 2: Average Resale House Price and 10% Below Average Resale Price, 2020


Regional Market Area
Average Resale Price 


2020


10% Below Average 


Resale Price


Ontario $596,986 $537,287


City of Toronto $957,539 $861,785


Central $772,484 $695,236


Regional Municipality of Durham $649,089 $584,180


Regional Municipality of Halton $913,615 $822,254


City of Hamilton $573,975 $516,578


District Municipality of Muskoka $585,441 $526,897


Regional Municipality of Niagara $468,166 $421,349


Regional Municipality of Peel $783,287 $704,958


County of Simcoe $549,556 $494,600


Regional Municipality of York $1,011,265 $910,139


Eastern $380,928 $342,835


City of Cornwall $266,197 $239,577


County of Hastings $332,917 $299,625


City of Kawartha Lakes $460,943 $414,849


City of Kingston $442,321 $398,089


County of Lanark $354,442 $318,998


UC of Leeds and Grenville $328,179 $295,361


County of Lennox and Addington $530,868 $477,781


County of Northumberland $467,041 $420,337


City of Ottawa $505,475 $454,928


City of Peterborough $466,234 $419,611


UC of Prescott and Russell $321,233 $289,110


County of Renfrew $283,704 $255,334


Southwestern $450,063 $405,057


City of Brantford $467,335 $420,602


County of Bruce $395,990 $356,391


Municipality of Chatham-Kent $273,301 $245,971


County of Dufferin $644,591 $580,132


County of Grey $453,301 $407,971


County of Huron $378,776 $340,898


County of Lambton $359,297 $323,367


City of London $437,418 $393,676


County of Norfolk $425,928 $383,335


County of Oxford $429,726 $386,753


City of St. Thomas $357,189 $321,470


City of Stratford $437,622 $393,860


Regional Municipality of Waterloo $541,819 $487,637


County of Wellington $599,487 $539,538


City of Windsor $339,447 $305,502


Northeastern $284,438 $255,994


Algoma DSSAB $200,245 $180,221


Cochrane DSSAB $215,989 $194,390


City of Greater Sudbury $323,412 $291,071


Manitoulin-Sudbury DSSAB $235,704 $212,134


Nipissing DSSAB $302,138 $271,924


Parry Sound DSSAB $445,841 $401,257


Sault Ste. Marie DSSAB $260,170 $234,153


Timiskaming DSSAB $217,377 $195,639


Northwestern $276,090 $248,481


Kenora DSSAB $289,212 $260,291


Rainy River DSSAB $219,153 $197,238


Thunder Bay DSSAB $277,081 $249,373


Source: Real Property Solutions House Price Index


Notes:


1. The average resale price may be influenced, particularly in smaller areas, by the number and type of house resales.








Table 3: Renter Household Incomes and Affordable Rents, 2020


Regional Market Area


10th Income 


Percentile


10th Percentile 


Affordable 


Rent


20th Income 


Percentile


20th Percentile 


Affordable 


Rent


30th Income 


Percentile


30th Percentile 


Affordable 


Rent


40th Income 


Percentile


40th Percentile 


Affordable 


Rent


50th Income 


Percentile


50th Percentile 


Affordable 


Rent


60th Income 


Percentile


60th Percentile 


Affordable 


Rent


70th Income 


Percentile


70th Percentile 


Affordable 


Rent


80th Income 


Percentile


80th Percentile 


Affordable 


Rent


90th Income 


Percentile


90th Percentile 


Affordable 


Rent


Ontario $14,500 $360 $20,900 $520 $28,100 $700 $36,300 $910 $45,300 $1,130 $55,600 $1,390 $68,200 $1,710 $85,000 $2,130 $113,200 $2,830


City of Toronto $13,000 $330 $20,500 $510 $29,600 $740 $39,000 $980 $49,300 $1,230 $60,900 $1,520 $74,900 $1,870 $93,600 $2,340 $125,300 $3,130


Central $15,200 $380 $22,400 $560 $30,100 $750 $38,200 $960 $47,000 $1,180 $57,500 $1,440 $70,100 $1,750 $87,100 $2,180 $115,800 $2,900


Regional Municipality of Durham $16,200 $410 $23,000 $580 $30,300 $760 $38,100 $950 $46,800 $1,170 $57,000 $1,430 $69,000 $1,730 $86,000 $2,150 $112,500 $2,810


Regional Municipality of Halton $19,200 $480 $27,200 $680 $37,700 $940 $47,800 $1,200 $59,200 $1,480 $71,800 $1,800 $87,100 $2,180 $108,000 $2,700 $144,500 $3,610


City of Hamilton $14,500 $360 $19,800 $500 $25,600 $640 $32,400 $810 $40,000 $1,000 $48,300 $1,210 $58,800 $1,470 $73,200 $1,830 $96,600 $2,420


District Municipality of Muskoka $15,200 $380 $21,000 $530 $25,300 $630 $32,000 $800 $40,800 $1,020 $48,600 $1,220 $60,500 $1,510 $77,100 $1,930 $98,800 $2,470


Regional Municipality of Niagara $14,800 $370 $19,800 $500 $24,900 $620 $31,100 $780 $37,900 $950 $45,500 $1,140 $54,700 $1,370 $68,100 $1,700 $89,200 $2,230


Regional Municipality of Peel $15,800 $400 $24,600 $620 $34,300 $860 $43,500 $1,090 $53,400 $1,340 $63,900 $1,600 $77,100 $1,930 $94,500 $2,360 $122,800 $3,070


County of Simcoe $16,100 $400 $22,900 $570 $30,000 $750 $38,200 $960 $46,300 $1,160 $55,900 $1,400 $68,000 $1,700 $83,600 $2,090 $108,400 $2,710


Regional Municipality of York $14,700 $370 $22,700 $570 $31,400 $790 $40,500 $1,010 $51,100 $1,280 $63,000 $1,580 $77,800 $1,950 $98,500 $2,460 $134,100 $3,350


Eastern $14,900 $370 $20,900 $520 $27,700 $690 $35,400 $890 $44,100 $1,100 $54,100 $1,350 $66,400 $1,660 $82,000 $2,050 $107,800 $2,700


City of Cornwall $15,000 $380 $19,400 $490 $23,400 $590 $28,900 $720 $34,600 $870 $41,500 $1,040 $50,700 $1,270 $62,700 $1,570 $82,900 $2,070


County of Hastings $15,100 $380 $20,900 $520 $26,000 $650 $31,600 $790 $38,400 $960 $46,300 $1,160 $56,100 $1,400 $68,100 $1,700 $87,100 $2,180


Kawartha Lakes Division $13,300 $330 $19,200 $480 $23,300 $580 $29,600 $740 $36,300 $910 $43,200 $1,080 $53,700 $1,340 $69,800 $1,750 $92,700 $2,320


Haliburton County $12,100 $300 $17,500 $440 $21,500 $540 $25,800 $650 $31,700 $790 $37,600 $940 $46,900 $1,170 $56,800 $1,420 $83,600 $2,090


City of Kawartha Lakes + Haliburton $13,300 $330 $18,800 $470 $23,100 $580 $29,100 $730 $35,600 $890 $41,900 $1,050 $53,000 $1,330 $68,400 $1,710 $91,500 $2,290


City of Kingston $14,700 $370 $21,000 $530 $27,300 $680 $34,200 $860 $42,300 $1,060 $51,200 $1,280 $62,100 $1,550 $76,400 $1,910 $99,600 $2,490


County of Lanark $15,000 $380 $20,200 $510 $25,200 $630 $31,300 $780 $38,000 $950 $46,300 $1,160 $56,800 $1,420 $69,200 $1,730 $90,500 $2,260


UC of Leeds and Grenville $15,100 $380 $20,200 $510 $24,900 $620 $30,500 $760 $37,900 $950 $45,500 $1,140 $54,600 $1,370 $69,200 $1,730 $89,600 $2,240


County of Lennox and Addington $15,100 $380 $20,900 $520 $25,300 $630 $31,400 $790 $37,600 $940 $45,300 $1,130 $56,100 $1,400 $69,800 $1,750 $88,100 $2,200


Prince Edward Division $15,000 $380 $21,100 $530 $26,200 $660 $33,800 $850 $38,000 $950 $46,100 $1,150 $56,400 $1,410 $72,200 $1,810 $92,500 $2,310


County of Lennox & Addington + Prince Edward Division $15,100 $380 $21,000 $530 $25,900 $650 $32,100 $800 $37,700 $940 $45,700 $1,140 $56,200 $1,410 $70,800 $1,770 $89,200 $2,230


County of Northumberland $15,100 $380 $20,700 $520 $25,700 $640 $32,200 $810 $39,700 $990 $47,000 $1,180 $58,200 $1,460 $71,200 $1,780 $95,800 $2,400


City of Ottawa $14,300 $360 $21,800 $550 $31,300 $780 $40,800 $1,020 $50,700 $1,270 $61,900 $1,550 $74,800 $1,870 $91,900 $2,300 $119,700 $2,990


City of Peterborough $14,500 $360 $19,800 $500 $24,300 $610 $30,200 $760 $36,700 $920 $43,700 $1,090 $53,300 $1,330 $67,400 $1,690 $89,000 $2,230


UC of Prescott and Russell $16,200 $410 $21,300 $530 $26,700 $670 $32,900 $820 $39,600 $990 $47,300 $1,180 $57,700 $1,440 $72,500 $1,810 $95,800 $2,400


County of Renfrew $15,100 $380 $20,700 $520 $26,200 $660 $33,100 $830 $43,500 $1,090 $54,600 $1,370 $67,900 $1,700 $81,600 $2,040 $105,500 $2,640


Southwestern $14,400 $360 $20,300 $510 $26,300 $660 $33,500 $840 $41,100 $1,030 $50,000 $1,250 $60,400 $1,510 $74,800 $1,870 $97,900 $2,450


City of Brantford $15,700 $390 $21,700 $540 $27,000 $680 $33,500 $840 $40,500 $1,010 $48,300 $1,210 $58,400 $1,460 $71,000 $1,780 $93,800 $2,350


County of Bruce $14,900 $370 $20,500 $510 $24,700 $620 $31,500 $790 $39,000 $980 $47,500 $1,190 $60,800 $1,520 $75,700 $1,890 $101,600 $2,540


Municipality of Chatham-Kent $14,500 $360 $18,700 $470 $23,100 $580 $28,500 $710 $35,300 $880 $42,000 $1,050 $50,600 $1,270 $61,300 $1,530 $81,000 $2,030


County of Dufferin $16,200 $410 $22,700 $570 $28,500 $710 $37,000 $930 $47,500 $1,190 $58,600 $1,470 $71,400 $1,790 $84,900 $2,120 $111,500 $2,790


County of Grey $15,000 $380 $19,600 $490 $23,800 $600 $29,500 $740 $35,800 $900 $42,900 $1,070 $53,400 $1,340 $65,300 $1,630 $87,900 $2,200


County of Huron $15,100 $380 $21,400 $540 $26,000 $650 $32,100 $800 $39,900 $1,000 $48,800 $1,220 $59,200 $1,480 $74,000 $1,850 $96,500 $2,410


County of Lambton $14,100 $350 $19,300 $480 $24,500 $610 $30,700 $770 $37,600 $940 $46,400 $1,160 $57,300 $1,430 $71,200 $1,780 $98,500 $2,460


City of London $12,600 $320 $19,300 $480 $25,300 $630 $32,100 $800 $39,600 $990 $47,900 $1,200 $58,000 $1,450 $71,600 $1,790 $93,800 $2,350


County of Norfolk $15,200 $380 $20,400 $510 $25,800 $650 $33,200 $830 $40,400 $1,010 $48,900 $1,220 $59,700 $1,490 $74,200 $1,860 $96,400 $2,410


County of Oxford $16,000 $400 $22,300 $560 $28,700 $720 $36,500 $910 $44,400 $1,110 $52,800 $1,320 $63,400 $1,590 $78,500 $1,960 $103,100 $2,580


City of St. Thomas $15,000 $380 $20,200 $510 $25,100 $630 $31,100 $780 $37,000 $930 $45,100 $1,130 $54,300 $1,360 $67,900 $1,700 $89,900 $2,250


City of Stratford $15,200 $380 $22,200 $560 $29,600 $740 $37,500 $940 $45,700 $1,140 $54,600 $1,370 $64,400 $1,610 $77,000 $1,930 $100,200 $2,510


Regional Municipality of Waterloo $15,200 $380 $23,000 $580 $30,900 $770 $39,000 $980 $47,600 $1,190 $56,900 $1,420 $68,300 $1,710 $83,300 $2,080 $106,200 $2,660


County of Wellington $15,100 $380 $22,900 $570 $30,200 $760 $39,300 $980 $48,500 $1,210 $57,700 $1,440 $69,200 $1,730 $84,400 $2,110 $108,700 $2,720


City of Windsor $11,800 $300 $17,700 $440 $22,600 $570 $29,200 $730 $35,600 $890 $43,700 $1,090 $53,200 $1,330 $66,400 $1,660 $87,700 $2,190


Northeastern $14,700 $370 $19,400 $490 $23,800 $600 $29,700 $740 $36,600 $920 $45,000 $1,130 $55,300 $1,380 $69,800 $1,750 $94,300 $2,360


Algoma District $13,600 $340 $18,200 $460 $22,500 $560 $26,700 $670 $32,100 $800 $39,000 $980 $47,800 $1,200 $59,600 $1,490 $80,100 $2,000


Algoma DSSAB $14,800 $370 $18,800 $470 $23,000 $580 $26,300 $660 $31,900 $800 $37,800 $950 $47,200 $1,180 $57,100 $1,430 $77,500 $1,940


Cochrane DSSAB $15,300 $380 $20,600 $520 $24,500 $610 $31,100 $780 $38,500 $960 $47,600 $1,190 $60,200 $1,510 $77,100 $1,930 $104,100 $2,600


City of Greater Sudbury $14,300 $360 $19,700 $490 $25,600 $640 $32,700 $820 $40,600 $1,020 $49,500 $1,240 $60,300 $1,510 $75,000 $1,880 $100,900 $2,520


Manitoulin District $11,300 $280 $16,600 $420 $20,500 $510 $24,900 $620 $33,000 $830 $42,200 $1,060 $48,900 $1,220 $65,600 $1,640 $90,200 $2,260


Sudbury District $14,000 $350 $19,200 $480 $22,200 $560 $29,100 $730 $36,100 $900 $47,900 $1,200 $58,100 $1,450 $72,300 $1,810 $97,500 $2,440


Manitoulin - Sudbury DSSAB $14,400 $360 $19,300 $480 $22,200 $560 $29,100 $730 $37,100 $930 $46,600 $1,170 $58,000 $1,450 $73,000 $1,830 $94,300 $2,360


Nipissing DSSAB $15,000 $380 $19,200 $480 $23,300 $580 $29,100 $730 $35,500 $890 $43,300 $1,080 $52,900 $1,320 $66,400 $1,660 $86,400 $2,160


Parry Sound DSSAB $15,200 $380 $20,100 $500 $23,300 $580 $29,700 $740 $35,200 $880 $43,100 $1,080 $53,100 $1,330 $67,300 $1,680 $89,300 $2,230


City of Sault Ste. Marie $13,200 $330 $18,000 $450 $22,300 $560 $26,700 $670 $32,100 $800 $39,100 $980 $47,700 $1,190 $60,300 $1,510 $80,500 $2,010


Timiskaming DSSAB $14,700 $370 $18,600 $470 $21,800 $550 $26,500 $660 $33,200 $830 $41,300 $1,030 $50,500 $1,260 $66,100 $1,650 $92,400 $2,310


Northwestern $13,900 $350 $19,500 $490 $24,100 $600 $30,200 $760 $37,900 $950 $46,200 $1,160 $58,000 $1,450 $73,100 $1,830 $101,400 $2,540


Kenora DSSAB $16,100 $400 $21,500 $540 $27,100 $680 $35,200 $880 $44,500 $1,110 $55,800 $1,400 $69,000 $1,730 $89,100 $2,230 $122,800 $3,070


Rainy River DSSAB $14,000 $350 $19,100 $480 $22,900 $570 $27,000 $680 $33,300 $830 $40,300 $1,010 $51,000 $1,280 $65,500 $1,640 $85,300 $2,130


Thunder Bay DSSAB $13,300 $330 $19,000 $480 $23,500 $590 $29,200 $730 $36,700 $920 $45,000 $1,130 $55,700 $1,390 $70,800 $1,770 $96,500 $2,410


Notes:


1. Monthly rent = 30% of monthly income. Affordable rent calculations are based on renter household incomes


3. 2020 household incomes estimated based on Consumer Price Index (Ontario) and 2015 reported incomes from Statistics Canada Census of Population, 2016


Contact: Marci Pernica * Housing Division * Housing.Research@ontario.ca


Provincial Policy Statement – Housing Table


2.  In the PPS, a regional market area refers to an area, generally broader than a lower tier municipality, that has a high degree of social and economic interaction. In southern Ontario, the upper or single tier municipality will normally serve as the regional market area. Where a regional market area extends significantly beyond upper or single tier boundaries, it may include a combination 


of upper, single and/or lower-tier municipalities.








Provincial Policy Statement – Housing Table


Table 4. Average Rent by Bedroom Count


Regional Market Area


Bachelor 


Rent


1 Bedroom 


Rent


2 Bedroom 


Rent


3 Bedroom 


Rent


4+ Bedroom 


Rent


Total 


Bedroom 


Rent


Ontario $1,080 $1,241 $1,408 $1,664 $2,303 $1,340


City of Toronto $1,211 $1,430 $1,661 $1,887 $2,655 $1,538


Central $1,197 $1,409 $1,610 $1,826 $2,327 $1,515


Regional Municipality of Durham $936 $1,177 $1,350 $1,489 ** $1,312


Regional Municipality of Halton $1,166 $1,435 $1,634 $1,839 ** $1,582


City of Hamilton $866 $1,033 $1,184 $1,384 ** $1,113


District Municipality of Muskoka $693 $925 $1,164 $1,230 ** $1,091


Regional Municipality of Niagara $778 $958 $1,136 $1,261 ** $1,073


Regional Municipality of Peel $1,037 $1,376 $1,546 $1,650 $1,671 $1,484


County of Simcoe $865 $1,064 $1,257 $1,562 ** $1,189


Regional Municipality of York $995 $1,369 $1,537 $1,740 ** $1,465


Eastern $962 $1,178 $1,349 $1,563 $2,824 $1,269


City of Cornwall $684 $744 $889 $895 ** $839


County of Hastings $835 $1,036 $1,161 $1,337 ** $1,126


City of Kawartha Lakes $629 $979 $1,244 $1,358 ** $1,121


Haliburton County ** ** ** ** ** **


City of Kawartha Lakes + Haliburton County ** ** ** ** ** **


City of Kingston $871 $1,148 $1,329 $1,507 $2,648 $1,284


County of Lanark ** $823 $1,010 ** ** $915


UC of Leeds and Grenville $752 $872 $980 $961 ** $945


County of Lennox and Addington $674 $792 $938 $1,211 ** $891


Prince Edward Division ** $799 $978 ** ** $914


County of Lennox & Addington + Prince Edward Division $635 $795 $953 $1,211 ** $899


County of Northumberland $982 $1,106 $1,237 $1,483 ** $1,212


City of Ottawa $1,000 $1,244 $1,524 $1,752 ** $1,359


City of Peterborough $819 $990 $1,191 $1,427 $1,429 $1,124


UC of Prescott and Russell ** $637 $930 $742 ** $848


County of Renfrew $601 $718 $915 $913 ** $854


Southwestern $793 $1,002 $1,191 $1,295 ** $1,110


City of Brantford $763 $1,050 $1,102 $1,170 ** $1,088


County of Bruce ** $784 $1,110 $1,195 ** $1,014


Municipality of Chatham-Kent $613 $767 $886 $846 ** $833


County of Dufferin ** $1,117 $1,468 ** ** $1,274


County of Grey $676 $818 $981 $1,082 ** $920


County of Huron ** $710 $911 ** ** $798


County of Lambton $786 $946 $1,146 $1,341 ** $1,056


City of London $783 $1,011 $1,221 $1,405 ** $1,131


County of Norfolk $582 $759 $778 ** ** $774


County of Oxford $683 $1,062 $1,280 $1,123 ** $1,190


City of St. Thomas $643 $799 $986 ** ** $911


City of Stratford $716 $889 $1,034 $1,182 ** $981


Regional Municipality of Waterloo $863 $1,076 $1,295 $1,359 ** $1,221


County of Wellington $870 $1,189 $1,333 $1,369 $1,728 $1,273


City of Windsor $714 $896 $1,038 $1,214 ** $947


Northeastern $657 $860 $1,041 $1,148 ** $973


Algoma District $590 $757 $880 $974 ** $840


Algoma DSSAB ** ** ** ** ** **


Cochrane DSSAB $619 $899 $1,041 $1,204 ** $981


City of Greater Sudbury $699 $921 $1,134 $1,267 ** $1,053


Manitoulin District ** ** ** ** ** **


Sudbury District ** ** ** ** ** **


Manitoulin - Sudbury DSSAB ** ** ** ** ** **


Nipissing DSSAB $623 $814 $1,007 $1,157 ** $930


Parry Sound DSSAB ** ** ** ** ** **


City of Sault Ste. Marie ** ** ** ** ** **


Timiskaming DSSAB ** ** ** ** ** **


Northwestern $749 $873 $1,085 $1,246 ** $1,000


Kenora DSSAB ** $775 $956 ** ** $886


Rainy River DSSAB ** ** ** ** ** **


Thunder Bay DSSAB $732 $880 $1,092 $1,250 ** $1,007


Source: CMHC, Rental Market Survey, October 2020


** Data suppressed to protect confidentiality, not statistically reliable or not available


Contact: Marci Pernica * Housing Division * Housing.Research@ontario.ca


Average Apartment Rents, Ontario, 2020
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Table 1: All Households Incomes and Affordable House Prices, 2020

Regional Market Area

10th Income 

Percentile

10th Percentile 

Affordable 

House Price

20th Income 

Percentile

20th Percentile 

Affordable 

House Price

30th Income 

Percentile

30th Percentile 

Affordable 

House Price

40th Income 

Percentile

40th Percentile 

Affordable 

House Price

50th Income 

Percentile
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Ontario $22,800 $82,800 $37,100 $134,800 $50,700 $184,200 $65,000 $236,100 $80,700 $293,200 $98,500 $357,800 $119,700 $434,900 $149,100 $541,700 $198,400 $720,800

City of Toronto $19,000 $69,000 $30,600 $111,200 $43,200 $156,900 $56,600 $205,600 $71,500 $259,800 $89,000 $323,300 $110,600 $401,800 $142,900 $519,100 $204,100 $741,500

Central $27,400 $99,500 $43,500 $158,000 $58,800 $213,600 $74,600 $271,000 $91,700 $333,100 $110,400 $401,100 $133,200 $483,900 $163,200 $592,900 $213,100 $774,200

Regional Municipality of Durham $30,800 $111,900 $48,300 $175,500 $64,400 $234,000 $80,800 $293,500 $97,600 $354,600 $116,000 $421,400 $137,600 $499,900 $165,900 $602,700 $211,400 $768,000

Regional Municipality of Halton $34,200 $124,200 $54,400 $197,600 $73,000 $265,200 $92,200 $335,000 $112,100 $407,200 $134,500 $488,600 $161,800 $587,800 $199,200 $723,700 $267,700 $972,500

City of Hamilton $22,000 $79,900 $34,200 $124,200 $46,900 $170,400 $60,100 $218,300 $75,100 $272,800 $92,600 $336,400 $112,700 $409,400 $140,300 $509,700 $185,100 $672,400

District Municipality of Muskoka $23,500 $85,400 $36,000 $130,800 $47,900 $174,000 $61,100 $222,000 $73,800 $268,100 $88,800 $322,600 $105,000 $381,500 $127,800 $464,300 $167,200 $607,400

Regional Municipality of Niagara $22,500 $81,700 $34,400 $125,000 $45,800 $166,400 $57,700 $209,600 $70,800 $257,200 $85,900 $312,100 $104,200 $378,500 $128,700 $467,600 $169,600 $616,100

Regional Municipality of Peel $30,200 $109,700 $46,900 $170,400 $62,000 $225,200 $77,400 $281,200 $93,800 $340,800 $111,200 $404,000 $132,300 $480,600 $159,900 $580,900 $205,500 $746,600

County of Simcoe $26,400 $95,900 $41,000 $148,900 $54,300 $197,300 $68,300 $248,100 $83,100 $301,900 $99,700 $362,200 $119,100 $432,700 $144,600 $525,300 $187,100 $679,700

Regional Municipality of York $29,700 $107,900 $47,200 $171,500 $65,200 $236,900 $84,100 $305,500 $104,100 $378,200 $125,900 $457,400 $151,600 $550,700 $185,400 $673,500 $241,700 $878,100

Eastern $23,300 $84,600 $37,800 $137,300 $51,500 $187,100 $65,900 $239,400 $80,800 $293,500 $97,800 $355,300 $118,100 $429,000 $146,000 $530,400 $191,800 $696,800

City of Cornwall $21,100 $76,700 $31,100 $113,000 $40,900 $148,600 $52,300 $190,000 $65,100 $236,500 $79,100 $287,400 $96,200 $349,500 $116,600 $423,600 $152,200 $552,900

County of Hastings $22,000 $79,900 $32,800 $119,200 $43,400 $157,700 $54,800 $199,100 $66,500 $241,600 $79,300 $288,100 $95,800 $348,000 $117,600 $427,200 $152,400 $553,700

Kawartha Lakes Division $23,300 $84,600 $36,200 $131,500 $47,700 $173,300 $60,100 $218,300 $73,000 $265,200 $86,800 $315,300 $104,700 $380,400 $128,900 $468,300 $168,100 $610,700

Haliburton County $20,500 $74,500 $30,600 $111,200 $40,400 $146,800 $50,600 $183,800 $63,400 $230,300 $75,100 $272,800 $89,700 $325,900 $109,500 $397,800 $146,500 $532,200

City of Kawartha Lakes + Haliburton $22,500 $81,700 $35,100 $127,500 $45,900 $166,700 $58,200 $211,400 $70,600 $256,500 $84,100 $305,500 $101,000 $366,900 $125,100 $454,500 $165,000 $599,400

City of Kingston $22,000 $79,900 $34,800 $126,400 $47,800 $173,700 $60,800 $220,900 $75,400 $273,900 $91,500 $332,400 $110,100 $400,000 $136,900 $497,300 $180,500 $655,700

County of Lanark $23,700 $86,100 $37,700 $137,000 $50,300 $182,700 $64,000 $232,500 $77,800 $282,600 $93,700 $340,400 $111,700 $405,800 $135,400 $491,900 $172,700 $627,400

UC of Leeds and Grenville $23,400 $85,000 $36,500 $132,600 $48,000 $174,400 $60,400 $219,400 $74,200 $269,600 $89,000 $323,300 $106,000 $385,100 $129,900 $471,900 $167,700 $609,200

County of Lennox and Addington $25,200 $91,500 $38,200 $138,800 $50,700 $184,200 $64,000 $232,500 $77,900 $283,000 $92,100 $334,600 $108,300 $393,400 $130,100 $472,600 $164,000 $595,800

Prince Edward Division $23,800 $86,500 $36,000 $130,800 $47,300 $171,800 $59,800 $217,200 $72,800 $264,500 $85,800 $311,700 $103,400 $375,600 $127,300 $462,500 $165,400 $600,900

County of Lennox & Addington + Prince Edward Division $24,700 $89,700 $37,300 $135,500 $49,400 $179,500 $62,700 $227,800 $76,000 $276,100 $89,600 $325,500 $106,400 $386,500 $129,000 $468,600 $164,300 $596,900

County of Northumberland $24,900 $90,500 $38,600 $140,200 $50,200 $182,400 $63,000 $228,900 $76,400 $277,600 $90,900 $330,200 $108,800 $395,300 $132,800 $482,400 $175,500 $637,600

City of Ottawa $24,600 $89,400 $42,900 $155,900 $59,500 $216,200 $75,900 $275,700 $93,400 $339,300 $112,600 $409,100 $136,200 $494,800 $168,500 $612,100 $218,700 $794,500

City of Peterborough $22,100 $80,300 $33,800 $122,800 $44,900 $163,100 $56,800 $206,300 $70,400 $255,800 $85,000 $308,800 $103,100 $374,600 $128,600 $467,200 $168,300 $611,400

UC of Prescott and Russell $25,500 $92,600 $39,900 $145,000 $54,600 $198,400 $69,700 $253,200 $85,500 $310,600 $102,300 $371,600 $121,700 $442,100 $145,900 $530,000 $182,100 $661,500

County of Renfrew $22,900 $83,200 $35,200 $127,900 $47,900 $174,000 $61,000 $221,600 $73,700 $267,700 $87,300 $317,200 $104,500 $379,600 $126,000 $457,700 $161,000 $584,900

Southwestern $23,000 $83,600 $36,400 $132,200 $48,900 $177,600 $62,000 $225,200 $76,500 $277,900 $92,600 $336,400 $111,900 $406,500 $138,000 $501,300 $181,000 $657,600

City of Brantford $24,200 $87,900 $36,100 $131,100 $47,700 $173,300 $60,600 $220,200 $74,700 $271,400 $90,600 $329,100 $109,000 $396,000 $133,500 $485,000 $172,300 $625,900

County of Bruce $23,600 $85,700 $36,800 $133,700 $49,400 $179,500 $63,500 $230,700 $78,500 $285,200 $95,400 $346,600 $119,400 $433,800 $150,700 $547,500 $200,700 $729,100

Municipality of Chatham-Kent $20,700 $75,200 $31,200 $113,300 $41,500 $150,800 $51,500 $187,100 $63,300 $230,000 $77,400 $281,200 $94,000 $341,500 $116,600 $423,600 $153,700 $558,400

County of Dufferin $29,700 $107,900 $48,800 $177,300 $65,100 $236,500 $80,300 $291,700 $97,300 $353,500 $115,200 $418,500 $135,500 $492,300 $163,000 $592,200 $205,400 $746,200

County of Grey $21,700 $78,800 $33,400 $121,300 $43,900 $159,500 $55,900 $203,100 $68,400 $248,500 $82,300 $299,000 $100,500 $365,100 $124,500 $452,300 $164,800 $598,700

County of Huron $23,600 $85,700 $35,500 $129,000 $46,900 $170,400 $59,400 $215,800 $71,700 $260,500 $86,300 $313,500 $103,200 $374,900 $125,700 $456,700 $162,500 $590,300

County of Lambton $23,000 $83,600 $36,100 $131,100 $48,900 $177,600 $62,300 $226,300 $77,200 $280,500 $93,900 $341,100 $113,900 $413,800 $142,300 $517,000 $190,500 $692,100

City of London $20,400 $74,100 $32,500 $118,100 $44,500 $161,700 $56,700 $206,000 $70,400 $255,800 $86,600 $314,600 $105,500 $383,300 $131,200 $476,600 $175,500 $637,600

County of Norfolk $24,600 $89,400 $38,200 $138,800 $50,000 $181,600 $62,900 $228,500 $76,800 $279,000 $91,700 $333,100 $109,500 $397,800 $132,400 $481,000 $168,300 $611,400

County of Oxford $25,700 $93,400 $39,700 $144,200 $51,800 $188,200 $64,300 $233,600 $78,600 $285,500 $93,300 $338,900 $110,700 $402,200 $133,500 $485,000 $169,400 $615,400

City of St. Thomas $23,500 $85,400 $35,500 $129,000 $47,500 $172,600 $59,000 $214,300 $72,200 $262,300 $85,700 $311,300 $102,800 $373,500 $125,600 $456,300 $160,400 $582,700

City of Stratford $24,900 $90,500 $38,800 $141,000 $50,500 $183,500 $63,100 $229,200 $76,400 $277,600 $90,700 $329,500 $108,700 $394,900 $132,000 $479,500 $170,300 $618,700

Regional Municipality of Waterloo $25,300 $91,900 $40,500 $147,100 $54,200 $196,900 $68,700 $249,600 $84,300 $306,300 $101,300 $368,000 $121,400 $441,000 $148,400 $539,100 $192,300 $698,600

County of Wellington $26,400 $95,900 $42,700 $155,100 $57,200 $207,800 $71,700 $260,500 $88,400 $321,100 $105,800 $384,400 $126,100 $458,100 $154,300 $560,600 $198,500 $721,100

City of Windsor $21,100 $76,700 $34,100 $123,900 $46,300 $168,200 $58,400 $212,200 $72,600 $263,700 $88,800 $322,600 $108,200 $393,100 $134,700 $489,400 $179,700 $652,800

Northeastern $21,300 $77,400 $32,400 $117,700 $43,800 $159,100 $56,000 $203,400 $70,100 $254,700 $86,800 $315,300 $106,700 $387,600 $132,900 $482,800 $173,800 $631,400

Algoma District $20,400 $74,100 $29,800 $108,300 $40,400 $146,800 $50,900 $184,900 $63,700 $231,400 $79,000 $287,000 $98,200 $356,700 $123,400 $448,300 $160,100 $581,600

Algoma DSSAB $20,900 $75,900 $29,500 $107,200 $39,100 $142,000 $48,700 $176,900 $59,700 $216,900 $74,600 $271,000 $92,200 $335,000 $118,000 $428,700 $155,800 $566,000

Cochrane DSSAB $21,900 $79,600 $33,500 $121,700 $45,400 $164,900 $59,000 $214,300 $75,000 $272,500 $93,400 $339,300 $113,800 $413,400 $140,600 $510,800 $182,300 $662,300

City of Greater Sudbury $21,800 $79,200 $35,300 $128,200 $48,700 $176,900 $62,500 $227,100 $77,800 $282,600 $96,200 $349,500 $118,500 $430,500 $146,900 $533,700 $191,100 $694,200

Manitoulin District $15,800 $57,400 $24,200 $87,900 $34,800 $126,400 $43,800 $159,100 $55,400 $201,300 $67,000 $243,400 $83,000 $301,500 $101,100 $367,300 $135,600 $492,600

Sudbury District $21,500 $78,100 $33,800 $122,800 $46,300 $168,200 $57,200 $207,800 $70,900 $257,600 $87,200 $316,800 $104,600 $380,000 $126,900 $461,000 $165,800 $602,300

Manitoulin - Sudbury DSSAB $22,100 $80,300 $33,800 $122,800 $45,300 $164,600 $56,100 $203,800 $68,900 $250,300 $83,900 $304,800 $100,800 $366,200 $123,300 $447,900 $161,600 $587,100

Nipissing DSSAB $20,300 $73,700 $30,600 $111,200 $40,800 $148,200 $52,700 $191,500 $65,800 $239,000 $81,200 $295,000 $99,700 $362,200 $123,600 $449,000 $162,600 $590,700

Parry Sound DSSAB $22,400 $81,400 $33,500 $121,700 $43,500 $158,000 $54,300 $197,300 $66,000 $239,800 $79,700 $289,500 $96,800 $351,700 $116,200 $422,100 $155,400 $564,600

City of Sault Ste. Marie $20,500 $74,500 $30,700 $111,500 $42,000 $152,600 $52,900 $192,200 $66,900 $243,000 $82,900 $301,200 $101,800 $369,800 $127,700 $463,900 $164,000 $595,800

Timiskaming DSSAB $19,800 $71,900 $28,800 $104,600 $38,800 $141,000 $50,400 $183,100 $64,800 $235,400 $80,600 $292,800 $100,400 $364,700 $123,200 $447,600 $162,300 $589,600

Northwestern $22,500 $81,700 $35,600 $129,300 $48,400 $175,800 $61,900 $224,900 $76,700 $278,600 $92,800 $337,100 $112,800 $409,800 $137,200 $498,400 $178,000 $646,700

Kenora DSSAB $25,000 $90,800 $39,500 $143,500 $54,500 $198,000 $69,100 $251,000 $83,300 $302,600 $101,000 $366,900 $121,400 $441,000 $146,000 $530,400 $186,000 $675,700

Rainy River DSSAB $21,900 $79,600 $33,000 $119,900 $45,200 $164,200 $59,300 $215,400 $72,800 $264,500 $87,900 $319,300 $107,600 $390,900 $132,900 $482,800 $169,000 $614,000

Thunder Bay DSSAB $22,100 $80,300 $34,800 $126,400 $47,200 $171,500 $60,300 $219,100 $74,800 $271,700 $91,500 $332,400 $111,000 $403,300 $135,300 $491,500 $176,100 $639,800

Assumptions:

Gross Debt Service (GDS) = 30.0% of Gross Household Income Down Payment = 5.0%

Estimated Property Tax Rate = 0.125% of House Value/Month Mortgage Rate = 4.95%

CMHC Mortgage Loan Insurance Premium = 4.0% of Loan Amount Years of Amortization = 25

Notes:

1.  Prices are based on data from Statistics Canada (Gross household incomes from 2016 Census of Population, Consumer Price Index (Ontario) from CANSIM Table 18-10-0005-01), Canada Mortgage and Housing Corporation (Mortgage Insurance Rates) and Bank of Canada (Mortgage Rates).

Contact: Marci Pernica * Housing Division * Housing.Research@ontario.ca

Provincial Policy Statement – Housing Table

2.  In the PPS, a regional market area refers to an area, generally broader than a lower tier municipality, that has a high degree of social and economic interaction. In southern Ontario, the upper or single tier municipality will normally serve as the regional market area. Where a regional market area extends significantly beyond upper or single tier boundaries, it may include a combination of upper, single and/or lower-

tier municipalities.



Provincial Policy Statement – Housing Table

Table 2: Average Resale House Price and 10% Below Average Resale Price, 2020

Regional Market Area
Average Resale Price 

2020

10% Below Average 

Resale Price

Ontario $596,986 $537,287

City of Toronto $957,539 $861,785

Central $772,484 $695,236

Regional Municipality of Durham $649,089 $584,180

Regional Municipality of Halton $913,615 $822,254

City of Hamilton $573,975 $516,578

District Municipality of Muskoka $585,441 $526,897

Regional Municipality of Niagara $468,166 $421,349

Regional Municipality of Peel $783,287 $704,958

County of Simcoe $549,556 $494,600

Regional Municipality of York $1,011,265 $910,139

Eastern $380,928 $342,835

City of Cornwall $266,197 $239,577

County of Hastings $332,917 $299,625

City of Kawartha Lakes $460,943 $414,849

City of Kingston $442,321 $398,089

County of Lanark $354,442 $318,998

UC of Leeds and Grenville $328,179 $295,361

County of Lennox and Addington $530,868 $477,781

County of Northumberland $467,041 $420,337

City of Ottawa $505,475 $454,928

City of Peterborough $466,234 $419,611

UC of Prescott and Russell $321,233 $289,110

County of Renfrew $283,704 $255,334

Southwestern $450,063 $405,057

City of Brantford $467,335 $420,602

County of Bruce $395,990 $356,391

Municipality of Chatham-Kent $273,301 $245,971

County of Dufferin $644,591 $580,132

County of Grey $453,301 $407,971

County of Huron $378,776 $340,898

County of Lambton $359,297 $323,367

City of London $437,418 $393,676

County of Norfolk $425,928 $383,335

County of Oxford $429,726 $386,753

City of St. Thomas $357,189 $321,470

City of Stratford $437,622 $393,860

Regional Municipality of Waterloo $541,819 $487,637

County of Wellington $599,487 $539,538

City of Windsor $339,447 $305,502

Northeastern $284,438 $255,994

Algoma DSSAB $200,245 $180,221

Cochrane DSSAB $215,989 $194,390

City of Greater Sudbury $323,412 $291,071

Manitoulin-Sudbury DSSAB $235,704 $212,134

Nipissing DSSAB $302,138 $271,924

Parry Sound DSSAB $445,841 $401,257

Sault Ste. Marie DSSAB $260,170 $234,153

Timiskaming DSSAB $217,377 $195,639

Northwestern $276,090 $248,481

Kenora DSSAB $289,212 $260,291

Rainy River DSSAB $219,153 $197,238

Thunder Bay DSSAB $277,081 $249,373

Source: Real Property Solutions House Price Index

Notes:

1. The average resale price may be influenced, particularly in smaller areas, by the number and type of house resales.



Table 3: Renter Household Incomes and Affordable Rents, 2020

Regional Market Area

10th Income 

Percentile

10th Percentile 

Affordable 

Rent

20th Income 

Percentile

20th Percentile 

Affordable 

Rent

30th Income 

Percentile

30th Percentile 

Affordable 

Rent

40th Income 

Percentile

40th Percentile 

Affordable 

Rent

50th Income 

Percentile

50th Percentile 

Affordable 

Rent

60th Income 

Percentile

60th Percentile 

Affordable 

Rent

70th Income 

Percentile

70th Percentile 

Affordable 

Rent

80th Income 

Percentile

80th Percentile 

Affordable 

Rent

90th Income 

Percentile

90th Percentile 

Affordable 

Rent

Ontario $14,500 $360 $20,900 $520 $28,100 $700 $36,300 $910 $45,300 $1,130 $55,600 $1,390 $68,200 $1,710 $85,000 $2,130 $113,200 $2,830

City of Toronto $13,000 $330 $20,500 $510 $29,600 $740 $39,000 $980 $49,300 $1,230 $60,900 $1,520 $74,900 $1,870 $93,600 $2,340 $125,300 $3,130

Central $15,200 $380 $22,400 $560 $30,100 $750 $38,200 $960 $47,000 $1,180 $57,500 $1,440 $70,100 $1,750 $87,100 $2,180 $115,800 $2,900

Regional Municipality of Durham $16,200 $410 $23,000 $580 $30,300 $760 $38,100 $950 $46,800 $1,170 $57,000 $1,430 $69,000 $1,730 $86,000 $2,150 $112,500 $2,810

Regional Municipality of Halton $19,200 $480 $27,200 $680 $37,700 $940 $47,800 $1,200 $59,200 $1,480 $71,800 $1,800 $87,100 $2,180 $108,000 $2,700 $144,500 $3,610

City of Hamilton $14,500 $360 $19,800 $500 $25,600 $640 $32,400 $810 $40,000 $1,000 $48,300 $1,210 $58,800 $1,470 $73,200 $1,830 $96,600 $2,420

District Municipality of Muskoka $15,200 $380 $21,000 $530 $25,300 $630 $32,000 $800 $40,800 $1,020 $48,600 $1,220 $60,500 $1,510 $77,100 $1,930 $98,800 $2,470

Regional Municipality of Niagara $14,800 $370 $19,800 $500 $24,900 $620 $31,100 $780 $37,900 $950 $45,500 $1,140 $54,700 $1,370 $68,100 $1,700 $89,200 $2,230

Regional Municipality of Peel $15,800 $400 $24,600 $620 $34,300 $860 $43,500 $1,090 $53,400 $1,340 $63,900 $1,600 $77,100 $1,930 $94,500 $2,360 $122,800 $3,070

County of Simcoe $16,100 $400 $22,900 $570 $30,000 $750 $38,200 $960 $46,300 $1,160 $55,900 $1,400 $68,000 $1,700 $83,600 $2,090 $108,400 $2,710

Regional Municipality of York $14,700 $370 $22,700 $570 $31,400 $790 $40,500 $1,010 $51,100 $1,280 $63,000 $1,580 $77,800 $1,950 $98,500 $2,460 $134,100 $3,350

Eastern $14,900 $370 $20,900 $520 $27,700 $690 $35,400 $890 $44,100 $1,100 $54,100 $1,350 $66,400 $1,660 $82,000 $2,050 $107,800 $2,700

City of Cornwall $15,000 $380 $19,400 $490 $23,400 $590 $28,900 $720 $34,600 $870 $41,500 $1,040 $50,700 $1,270 $62,700 $1,570 $82,900 $2,070

County of Hastings $15,100 $380 $20,900 $520 $26,000 $650 $31,600 $790 $38,400 $960 $46,300 $1,160 $56,100 $1,400 $68,100 $1,700 $87,100 $2,180

Kawartha Lakes Division $13,300 $330 $19,200 $480 $23,300 $580 $29,600 $740 $36,300 $910 $43,200 $1,080 $53,700 $1,340 $69,800 $1,750 $92,700 $2,320

Haliburton County $12,100 $300 $17,500 $440 $21,500 $540 $25,800 $650 $31,700 $790 $37,600 $940 $46,900 $1,170 $56,800 $1,420 $83,600 $2,090

City of Kawartha Lakes + Haliburton $13,300 $330 $18,800 $470 $23,100 $580 $29,100 $730 $35,600 $890 $41,900 $1,050 $53,000 $1,330 $68,400 $1,710 $91,500 $2,290

City of Kingston $14,700 $370 $21,000 $530 $27,300 $680 $34,200 $860 $42,300 $1,060 $51,200 $1,280 $62,100 $1,550 $76,400 $1,910 $99,600 $2,490

County of Lanark $15,000 $380 $20,200 $510 $25,200 $630 $31,300 $780 $38,000 $950 $46,300 $1,160 $56,800 $1,420 $69,200 $1,730 $90,500 $2,260

UC of Leeds and Grenville $15,100 $380 $20,200 $510 $24,900 $620 $30,500 $760 $37,900 $950 $45,500 $1,140 $54,600 $1,370 $69,200 $1,730 $89,600 $2,240

County of Lennox and Addington $15,100 $380 $20,900 $520 $25,300 $630 $31,400 $790 $37,600 $940 $45,300 $1,130 $56,100 $1,400 $69,800 $1,750 $88,100 $2,200

Prince Edward Division $15,000 $380 $21,100 $530 $26,200 $660 $33,800 $850 $38,000 $950 $46,100 $1,150 $56,400 $1,410 $72,200 $1,810 $92,500 $2,310

County of Lennox & Addington + Prince Edward Division $15,100 $380 $21,000 $530 $25,900 $650 $32,100 $800 $37,700 $940 $45,700 $1,140 $56,200 $1,410 $70,800 $1,770 $89,200 $2,230

County of Northumberland $15,100 $380 $20,700 $520 $25,700 $640 $32,200 $810 $39,700 $990 $47,000 $1,180 $58,200 $1,460 $71,200 $1,780 $95,800 $2,400

City of Ottawa $14,300 $360 $21,800 $550 $31,300 $780 $40,800 $1,020 $50,700 $1,270 $61,900 $1,550 $74,800 $1,870 $91,900 $2,300 $119,700 $2,990

City of Peterborough $14,500 $360 $19,800 $500 $24,300 $610 $30,200 $760 $36,700 $920 $43,700 $1,090 $53,300 $1,330 $67,400 $1,690 $89,000 $2,230

UC of Prescott and Russell $16,200 $410 $21,300 $530 $26,700 $670 $32,900 $820 $39,600 $990 $47,300 $1,180 $57,700 $1,440 $72,500 $1,810 $95,800 $2,400

County of Renfrew $15,100 $380 $20,700 $520 $26,200 $660 $33,100 $830 $43,500 $1,090 $54,600 $1,370 $67,900 $1,700 $81,600 $2,040 $105,500 $2,640

Southwestern $14,400 $360 $20,300 $510 $26,300 $660 $33,500 $840 $41,100 $1,030 $50,000 $1,250 $60,400 $1,510 $74,800 $1,870 $97,900 $2,450

City of Brantford $15,700 $390 $21,700 $540 $27,000 $680 $33,500 $840 $40,500 $1,010 $48,300 $1,210 $58,400 $1,460 $71,000 $1,780 $93,800 $2,350

County of Bruce $14,900 $370 $20,500 $510 $24,700 $620 $31,500 $790 $39,000 $980 $47,500 $1,190 $60,800 $1,520 $75,700 $1,890 $101,600 $2,540

Municipality of Chatham-Kent $14,500 $360 $18,700 $470 $23,100 $580 $28,500 $710 $35,300 $880 $42,000 $1,050 $50,600 $1,270 $61,300 $1,530 $81,000 $2,030

County of Dufferin $16,200 $410 $22,700 $570 $28,500 $710 $37,000 $930 $47,500 $1,190 $58,600 $1,470 $71,400 $1,790 $84,900 $2,120 $111,500 $2,790

County of Grey $15,000 $380 $19,600 $490 $23,800 $600 $29,500 $740 $35,800 $900 $42,900 $1,070 $53,400 $1,340 $65,300 $1,630 $87,900 $2,200

County of Huron $15,100 $380 $21,400 $540 $26,000 $650 $32,100 $800 $39,900 $1,000 $48,800 $1,220 $59,200 $1,480 $74,000 $1,850 $96,500 $2,410

County of Lambton $14,100 $350 $19,300 $480 $24,500 $610 $30,700 $770 $37,600 $940 $46,400 $1,160 $57,300 $1,430 $71,200 $1,780 $98,500 $2,460

City of London $12,600 $320 $19,300 $480 $25,300 $630 $32,100 $800 $39,600 $990 $47,900 $1,200 $58,000 $1,450 $71,600 $1,790 $93,800 $2,350

County of Norfolk $15,200 $380 $20,400 $510 $25,800 $650 $33,200 $830 $40,400 $1,010 $48,900 $1,220 $59,700 $1,490 $74,200 $1,860 $96,400 $2,410

County of Oxford $16,000 $400 $22,300 $560 $28,700 $720 $36,500 $910 $44,400 $1,110 $52,800 $1,320 $63,400 $1,590 $78,500 $1,960 $103,100 $2,580

City of St. Thomas $15,000 $380 $20,200 $510 $25,100 $630 $31,100 $780 $37,000 $930 $45,100 $1,130 $54,300 $1,360 $67,900 $1,700 $89,900 $2,250

City of Stratford $15,200 $380 $22,200 $560 $29,600 $740 $37,500 $940 $45,700 $1,140 $54,600 $1,370 $64,400 $1,610 $77,000 $1,930 $100,200 $2,510

Regional Municipality of Waterloo $15,200 $380 $23,000 $580 $30,900 $770 $39,000 $980 $47,600 $1,190 $56,900 $1,420 $68,300 $1,710 $83,300 $2,080 $106,200 $2,660

County of Wellington $15,100 $380 $22,900 $570 $30,200 $760 $39,300 $980 $48,500 $1,210 $57,700 $1,440 $69,200 $1,730 $84,400 $2,110 $108,700 $2,720

City of Windsor $11,800 $300 $17,700 $440 $22,600 $570 $29,200 $730 $35,600 $890 $43,700 $1,090 $53,200 $1,330 $66,400 $1,660 $87,700 $2,190

Northeastern $14,700 $370 $19,400 $490 $23,800 $600 $29,700 $740 $36,600 $920 $45,000 $1,130 $55,300 $1,380 $69,800 $1,750 $94,300 $2,360

Algoma District $13,600 $340 $18,200 $460 $22,500 $560 $26,700 $670 $32,100 $800 $39,000 $980 $47,800 $1,200 $59,600 $1,490 $80,100 $2,000

Algoma DSSAB $14,800 $370 $18,800 $470 $23,000 $580 $26,300 $660 $31,900 $800 $37,800 $950 $47,200 $1,180 $57,100 $1,430 $77,500 $1,940

Cochrane DSSAB $15,300 $380 $20,600 $520 $24,500 $610 $31,100 $780 $38,500 $960 $47,600 $1,190 $60,200 $1,510 $77,100 $1,930 $104,100 $2,600

City of Greater Sudbury $14,300 $360 $19,700 $490 $25,600 $640 $32,700 $820 $40,600 $1,020 $49,500 $1,240 $60,300 $1,510 $75,000 $1,880 $100,900 $2,520

Manitoulin District $11,300 $280 $16,600 $420 $20,500 $510 $24,900 $620 $33,000 $830 $42,200 $1,060 $48,900 $1,220 $65,600 $1,640 $90,200 $2,260

Sudbury District $14,000 $350 $19,200 $480 $22,200 $560 $29,100 $730 $36,100 $900 $47,900 $1,200 $58,100 $1,450 $72,300 $1,810 $97,500 $2,440

Manitoulin - Sudbury DSSAB $14,400 $360 $19,300 $480 $22,200 $560 $29,100 $730 $37,100 $930 $46,600 $1,170 $58,000 $1,450 $73,000 $1,830 $94,300 $2,360

Nipissing DSSAB $15,000 $380 $19,200 $480 $23,300 $580 $29,100 $730 $35,500 $890 $43,300 $1,080 $52,900 $1,320 $66,400 $1,660 $86,400 $2,160

Parry Sound DSSAB $15,200 $380 $20,100 $500 $23,300 $580 $29,700 $740 $35,200 $880 $43,100 $1,080 $53,100 $1,330 $67,300 $1,680 $89,300 $2,230

City of Sault Ste. Marie $13,200 $330 $18,000 $450 $22,300 $560 $26,700 $670 $32,100 $800 $39,100 $980 $47,700 $1,190 $60,300 $1,510 $80,500 $2,010

Timiskaming DSSAB $14,700 $370 $18,600 $470 $21,800 $550 $26,500 $660 $33,200 $830 $41,300 $1,030 $50,500 $1,260 $66,100 $1,650 $92,400 $2,310

Northwestern $13,900 $350 $19,500 $490 $24,100 $600 $30,200 $760 $37,900 $950 $46,200 $1,160 $58,000 $1,450 $73,100 $1,830 $101,400 $2,540

Kenora DSSAB $16,100 $400 $21,500 $540 $27,100 $680 $35,200 $880 $44,500 $1,110 $55,800 $1,400 $69,000 $1,730 $89,100 $2,230 $122,800 $3,070

Rainy River DSSAB $14,000 $350 $19,100 $480 $22,900 $570 $27,000 $680 $33,300 $830 $40,300 $1,010 $51,000 $1,280 $65,500 $1,640 $85,300 $2,130

Thunder Bay DSSAB $13,300 $330 $19,000 $480 $23,500 $590 $29,200 $730 $36,700 $920 $45,000 $1,130 $55,700 $1,390 $70,800 $1,770 $96,500 $2,410

Notes:

1. Monthly rent = 30% of monthly income. Affordable rent calculations are based on renter household incomes

3. 2020 household incomes estimated based on Consumer Price Index (Ontario) and 2015 reported incomes from Statistics Canada Census of Population, 2016

Contact: Marci Pernica * Housing Division * Housing.Research@ontario.ca

Provincial Policy Statement – Housing Table

2.  In the PPS, a regional market area refers to an area, generally broader than a lower tier municipality, that has a high degree of social and economic interaction. In southern Ontario, the upper or single tier municipality will normally serve as the regional market area. Where a regional market area extends significantly beyond upper or single tier boundaries, it may include a combination 

of upper, single and/or lower-tier municipalities.



Provincial Policy Statement – Housing Table

Table 4. Average Rent by Bedroom Count

Regional Market Area

Bachelor 

Rent

1 Bedroom 

Rent

2 Bedroom 

Rent

3 Bedroom 

Rent

4+ Bedroom 

Rent

Total 

Bedroom 

Rent

Ontario $1,080 $1,241 $1,408 $1,664 $2,303 $1,340

City of Toronto $1,211 $1,430 $1,661 $1,887 $2,655 $1,538

Central $1,197 $1,409 $1,610 $1,826 $2,327 $1,515

Regional Municipality of Durham $936 $1,177 $1,350 $1,489 ** $1,312

Regional Municipality of Halton $1,166 $1,435 $1,634 $1,839 ** $1,582

City of Hamilton $866 $1,033 $1,184 $1,384 ** $1,113

District Municipality of Muskoka $693 $925 $1,164 $1,230 ** $1,091

Regional Municipality of Niagara $778 $958 $1,136 $1,261 ** $1,073

Regional Municipality of Peel $1,037 $1,376 $1,546 $1,650 $1,671 $1,484

County of Simcoe $865 $1,064 $1,257 $1,562 ** $1,189

Regional Municipality of York $995 $1,369 $1,537 $1,740 ** $1,465

Eastern $962 $1,178 $1,349 $1,563 $2,824 $1,269

City of Cornwall $684 $744 $889 $895 ** $839

County of Hastings $835 $1,036 $1,161 $1,337 ** $1,126

City of Kawartha Lakes $629 $979 $1,244 $1,358 ** $1,121

Haliburton County ** ** ** ** ** **

City of Kawartha Lakes + Haliburton County ** ** ** ** ** **

City of Kingston $871 $1,148 $1,329 $1,507 $2,648 $1,284

County of Lanark ** $823 $1,010 ** ** $915

UC of Leeds and Grenville $752 $872 $980 $961 ** $945

County of Lennox and Addington $674 $792 $938 $1,211 ** $891

Prince Edward Division ** $799 $978 ** ** $914

County of Lennox & Addington + Prince Edward Division $635 $795 $953 $1,211 ** $899

County of Northumberland $982 $1,106 $1,237 $1,483 ** $1,212

City of Ottawa $1,000 $1,244 $1,524 $1,752 ** $1,359

City of Peterborough $819 $990 $1,191 $1,427 $1,429 $1,124

UC of Prescott and Russell ** $637 $930 $742 ** $848

County of Renfrew $601 $718 $915 $913 ** $854

Southwestern $793 $1,002 $1,191 $1,295 ** $1,110

City of Brantford $763 $1,050 $1,102 $1,170 ** $1,088

County of Bruce ** $784 $1,110 $1,195 ** $1,014

Municipality of Chatham-Kent $613 $767 $886 $846 ** $833

County of Dufferin ** $1,117 $1,468 ** ** $1,274

County of Grey $676 $818 $981 $1,082 ** $920

County of Huron ** $710 $911 ** ** $798

County of Lambton $786 $946 $1,146 $1,341 ** $1,056

City of London $783 $1,011 $1,221 $1,405 ** $1,131

County of Norfolk $582 $759 $778 ** ** $774

County of Oxford $683 $1,062 $1,280 $1,123 ** $1,190

City of St. Thomas $643 $799 $986 ** ** $911

City of Stratford $716 $889 $1,034 $1,182 ** $981

Regional Municipality of Waterloo $863 $1,076 $1,295 $1,359 ** $1,221

County of Wellington $870 $1,189 $1,333 $1,369 $1,728 $1,273

City of Windsor $714 $896 $1,038 $1,214 ** $947

Northeastern $657 $860 $1,041 $1,148 ** $973

Algoma District $590 $757 $880 $974 ** $840

Algoma DSSAB ** ** ** ** ** **

Cochrane DSSAB $619 $899 $1,041 $1,204 ** $981

City of Greater Sudbury $699 $921 $1,134 $1,267 ** $1,053

Manitoulin District ** ** ** ** ** **

Sudbury District ** ** ** ** ** **

Manitoulin - Sudbury DSSAB ** ** ** ** ** **

Nipissing DSSAB $623 $814 $1,007 $1,157 ** $930

Parry Sound DSSAB ** ** ** ** ** **

City of Sault Ste. Marie ** ** ** ** ** **

Timiskaming DSSAB ** ** ** ** ** **

Northwestern $749 $873 $1,085 $1,246 ** $1,000

Kenora DSSAB ** $775 $956 ** ** $886

Rainy River DSSAB ** ** ** ** ** **

Thunder Bay DSSAB $732 $880 $1,092 $1,250 ** $1,007

Source: CMHC, Rental Market Survey, October 2020

** Data suppressed to protect confidentiality, not statistically reliable or not available

Contact: Marci Pernica * Housing Division * Housing.Research@ontario.ca

Average Apartment Rents, Ontario, 2020
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