
April 16th, 2024 

 

Senior Planner 

County of Lanark  

99 Christie Lake 

Perth, ON, K7H 3C6 

 

To The attention of Ms Koran Lam 

 

Re; Draft Plan of Subdivision: Menzie Enclaves 

County of Lanark Fileno# 09-T-23006 

 

I am hereby responding to your letter of February 12, 2024. 

1. I note that per your letter, the draft plan application as was submitted to the County of 

Lanark on March 13, 2023 was deemed to be complete on March 22, 2023. 

 

2. The subject property which included 28 blocks and five lots has been modified to include 

high density townhouse units as per the density requirements and has been accepted by 

Melanie Knight. Plan attached in Annex I.  Internal roads as per original submitted plan. 

Units on Adelaide now facing Adelaide s demanded by the Municipality of Msssippi Mills. 

 

3. In regards to your requirement for extension of Adelaide Street, this shall be the decision 

of the county and the municipality. 

 

RESPONSE TO AGENCY COMMENTS 

1. Comments related to the draft plan of subdivision and density targets conforming to 

Official Plan policies received Feb 11, 2024 from Melanie Knight, Director of 

Development Services and Engineering of Municipality of Mississippi Mills. 

 

Attached : 

 

ANNEX  I : Modified Plan as now accepted by Melanie Knight indicating subdivision 

modified per density targets and other requirements namely the façade of units on 

Adelaide street to face the street. Full scale plan to be expedited under separate cover 

via mail. 

 

ANNEX  II: Response to consolidated comments from the Second Review of the 

application – File 09—T-23005 – Menzie Enclaves from Melanie Knight. 

 



2. Comments related to revisions to the Storm Water Management Report: Storm Water 

Management Detention Basin dated December 20, 2023 from Jane Cho, Water 

resources Engineer Intern. 

ANNEX   III covers the response from engineer Mongi Mabourak.  

3. Comments related to the presence of Species at Risk at the subject property from Jamie 

Rose Wedgewood, Management Biologist, Permissions Section Species at Risk Branch 

at the Ministry of Environment, Conservation and Parks. 

The branch had received updated information  from Gemtec Consulting Engineers on 

the Menzie Enclaves project and reviewed the information gathering form from. There 

were some species concern. Mr Drew Pauluse of Gemtec  in the discussions that 

followed  has provided the solution which shall be submitted to the ministry. 

ANNEX  IV:  Letter from Gemtec indicating the blending turtle compensation and 

creation or enhancement of habitat in line with the description of Category 2 and 3 

habitat for the species. 

4. Re; Enbridge dated November 17, 2023 

General comments related to conditions of easements. Per comments from Willie 

Cornello, senior Analyst Municipal Planning Engineering, Enbridge Gas does not have 

changes to the previously identified conditions for the revised application. 

 

5.  Re; Bell from WSP dated November 20, 2023. Re; Bell from Juan Corvalan, Senior 

Manager dated November 20, 2023 indicates that the owner( 13165647 Canada Inc) 

has agreed to convey any easements as deemed necessary by Bell Canada to service 

this new development at no cost to Bell Canada. And the owner shall be responsible 

where any current or valid easements exist. Pls note: No such easements exist. 

13165647 Canada Inc shall provide a plan following draft plan approval. 

 

6.  Re Hydro One dated December 1, 2023. As noted by Gabriel Arabia of LAND USE 

Planning CO Op at Hydro One Networks Inc, they do not have any concerns at this time 

and their preliminary review considers issues affecting Hydro One’s high voltage 

Facilities and Corridor Lands. We shall contact the local distribution supplier following 

the draft plan approval of the subdivision. 

 

7. Re: Public comments received April 6- 20, 2023. No further public comments were 

received in the 2nd submission and the original comments per our response dealt with 

the park that is not part or parcel of our project.  

 

Finally in regards to the infrastructure cost sharing between 13165647 Canada Inc and 

Cavanagh Developments, the draft of  Memorandum of Agreement is attached on the basic 

principles of cost sharing as ANNEX  V.  



I hope the above and the attached documents shall suffice for advancement of our application 

to draft plan approval. 

Thank you 

Ash Sharma 

For 

13165647 Canada Inc 

514-817-9265 

 

Cc:   Melanie Knight, Municipality of Mississippi Mills 

 Megan Culen, Municipality of Mississippi Mills 

 Ken Kelly, Muncipality of Mississippi Mills 

 Jasmin Ralph, Lanark County 

 Kurt Graeves, Lanark County 

  

 

 



ANNEX I 

 

• Modified Plan with higher density conforming to 
Official Plan policies as received Feb 11,2024 from 
Melanie Knight, Director of Development Services 
and Engineering of Municipality of Mississippi Mills  
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ANNEX II 
14 Bridge Street, PO Box 400  

Almonte, ON K0A 1A0  
Phone: 613-256-2064 | Fax: 613-256-4887  

www.mississippimills.ca  

February 11, 2024  

Koren Lam, Senior Planner  
Lanark County  

Sent via email to: [klam@lanarkcounty.ca]  

Re: Second Submission Comment Letter – Subdivision Application 
Menzie’s Enclave  
09-T-23005 (County File Number)  

Please find below the consolidated comments from the Second Review of the above  
noted application in response to the issues and comments by Melanie Knight, 
Director of Development Services and Engineering Municipality of Mississippi Mills 

MUNICIPALITY OF MISSISSIPPI MILLS 

Planning Department  

Proposed Alternative Plan 

1. Based on the alternative plan submitted, the proposed density is 19.7 units per 
gross hectare (29 units per net hectare) and a split of 67% low density residential 
and 33% medium density residential; however, it is noted that the resolution of 
the plans makes the plans difficult to read. Assuming the foregoing is correct, it 
appears the lot configuration meets the intent of the Official Plan policies as it 
relates to residential development.  

AE: We will keep the alternative option since it complies better with the Official Plan. 

 
2. Based on the site plans for the townhomes, it appears that the design of the rear yards 

fronting onto Adelaide is a typical rear yard with no pedestrian connections to Adelaide 

Street. Consider flipping the orientation of the townhouses so that units front onto 

Adelaide Street and the rear of the units back onto Street B.   

AE: There is a pedestrian connection for the townhouses to Adelaide St. We will 
make the principal elevation the one facing Adelaide and the driveway and 
services will be accessible from Street B. 

 
 

3. Please provide a PDF copy of the revised alternative plan which is of a higher  resolution 

so that setbacks and lot areas can be reviewed in greater detail.   



AE: Noted.  

Buffer to Municipal Drain 

4. Please provide details of the 15-metre buffer proposed from the municipal drain. 
Is it the intention that this buffer be conveyed to the Municipality or privately 
owned? Please be advised that it is the preference of the Municipality that the 
15- metre buffer be conveyed to the Municipality to ensure that it remains in its  
natural state.  

AE: Developer will discuss this matter with the Municipality. 

Page 1 of 3  

Engineering Department  

5. The system capacity check form needs to be completed and submitted to the 
Municipality for review (see attached).  

AE: We will provide the need and model for the new layout for review. 

6. The Servicing Report needs to be updated to reflect new calculations for design 
flows and demands.  

AE: Noted. 

7. The general arrangement of offsite infrastructure or details of connections to  
municipal infrastructure are required. Specifically:   

a. The application has relied on drawings prepared by a separate developer 

who has not submitted any updated plans and studies. If plans are to be 

relied upon by a separate developer, at a minimum the associated plans 

and studies must be submitted and up to date by the separate developer 

which remains outstanding.   

AE: Developer will discuss this matter with the other developer to make sure that our 
design corespondent to their design. 

 

b. In addition, a letter from the separate developer must be submitted 

acknowledging that a cost sharing agreement for the infrastructure has 

been agreed upon prior to the registration of the subdivision.   

AE: Developer will discuss this matter with the other developer. 

 

Municipal Drain Superintendent   

8. The resubmission has been provided to the Drainage Superintendent for review 
and comment. Once comments have been received, the Municipality will forward 
these directly to the applicant and County.   

AE: Noted. 
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• File Number: PMMSB-33  

• To: Mercedes Liedtke, Environmental Planner  

• T e c h n i c a l R e v i e w M e m o r a n d u mDecember 

20, 2023  

Prepared by: Jane Cho, Water Resources Engineer Intern (EIT)  

Re: Draft Plan of Subdivision – 09-T-23006 – Menzie Enclaves Subdivision, Municipality of 
Mississippi Mills  

Mississippi Valley Conservation Authority (MVCA) has been circulated the following comment  

response letter in support of a Plan of Subdivision application for Menzie Enclaves Subdivision 

Development at the southwest intersection of Adelaide Street (unopened) and Menzie Street 

(unopened):  

• First Submission Comments Response, prepared by 13165647 Canada Inc., dated  

November 8, 2023  

MVCA provides the following comments for your consideration:   

1. It is understood that post-development flows will be discharged through an outlet control 

structure and outfall into the existing watercourse. However, it is not clear from the report 

how post-development flows from the proposed SWM detention basin will be controlled 

by an inlet control device to pre-development rates prior to releasing to the existing 

watercourse. Please provide preliminary calculations how the proposed SWM design will 

achieve the quantity control requirement. Detailed calculations can be provided during 

detailed design.   

AE: The inlet control device will be designed to make sure that pre-development 
discharge levels match the post-development discharge levels for 2, 5 and 100 
year storm. This is done using orifices and weirs. 

2. It is understood that the theoretical pond stages are provided in Appendix C. However, it is 

not clear whether required stormwater storage will be available on site. A preliminary 

analysis of the proposed detention basin should be included. Please confirm adequate 

storage will be available on site.   

AE:  Detailed calculation of the required stormwater storage will be provided in the 
next submission. 



ANNEX IV   - Species at Risk 
 

From:drew.paulusse@gemtec.ca 

To :Ash Sharma, Luca Fiorindi 

Wed, Apr 10 at 1:27 p.m. 

 
Ash, 
  
GEMTECs experience with Blanding’s turtle compensation involves pursuing an Overall Benefit 
Permit (OBP).  
 
As mentioned in previous discussion, this involves establishing enforceable and measurable 
actions that lead to a net benefit for the species. With respect to the Blanding’s turtle, this would 
entail the creation or enhancement of habitat in line with the description of Category 2 and 3 
habitats for the species. GEMTEC has had success with proposed deep pool and shallow pan 
designs that are tailored to reflect the habitat requirements described above (i.e., Category 2/3).  
 
It is not anticipated that the MECP will ask for a 1:1 habitat compensation scenario as 
compensation can be targeted at habitat function as opposed to area alone. However, it is not 
currently known what the MECP will expect with respect to area compensation ratios for this 
project.  We will confirm that in future meetings with the MECP. 
  
Based on GEMTECs previous experience with OBPs for Blanding’s and the potential 
compensation property, the construction of a single aquatic habitat feature within the existing 
on-site wetland community and additional areas of native plantings should be able to satisfy 
MECP expectations for area and function compensation.  
 
The aquatic feature would incorporate both pool and pan habitats to satisfy enhancement of 
basking, foraging, and overwintering options. The feature would ideally be placed at the edge of 
the existing habitat as to contribute to novel habitat area and minimize disturbance required for 
construction. Previously used metrics for a project of similar scale and design are as follows; 
  

• 325-350 m2 aquatic feature 

o 300 m2 of the area constructed as a shallow pan 

▪ Dug to between 30-45 cm below the main channel depth 

o 25-50 m2 of the area constructed as an in-line pond 

▪ Dug to a max depth of 2.1 m and an average depth of 1 m 
▪ One third of the deep pool graded to maintain 2 m average water depth 

while remaining portions transitions to 1 m 

• 325-350 m2 aquatic feature vegetated with aquatic seed mix 
• 2500 m2 of the surrounding terrestrial riparian area to be planted with native species 
• 10-20 points of additional hard substrates placed within and around the compensation 

habitat (woody debris, grubbed stump, logs, flat rocks, rock piles) 

  



I would caution that the areas (m2, etc.) above are likely a bit smaller than what the final design 
will include but it does provide some context. Once we have your ‘okay’ on the use of the 
9th Line property to host the compensation habitat, we’ll set up another meeting with the Ministry 
to flush out the details on the compensation habitat. 
  
Thanks, 
 
Drew 
  
  
  

 

Drew Paulusse, B.Sc., QPRA 
Branch Manager | Senior Scientist 
Ottawa, ON 
tel: 613.836.1422 x260  /  toll-free: 1.877.243.6832 
mobile: 613.222.2592 /  fax: 613.836.9731 
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Memorandum of Agreement between 13165647 
Canada Inc and Cavanagh Developments for cost 
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 M E M O R A N D U M  O F  

A G R E E M E N T  

 

DATE: APRIL 5, 2024     

TO: PIERRE DUFRESNE (CAVANAGH DEVELOPMENTS), ASH SHARMA (13165647 
CANADA INC) 

FROM: SUSAN GORDON, ALEX MCAULEY (NOVATECH) 

RE: COST SHARING PRINCIPLES – HANNON HILLS AND MENZIE ENCLAVE 
 NOVATECH PROJECT NO.: 118201 
 

CC: ERIN O’CONNOR (CAVANAGH DEVELOPMENTS), MONGI 
MABROUK (ADVANCE ENGINEERING) 

 

This Memorandum of Agreement, Principles of Cost Sharing (Table 1) and the Cost Sharing Figure 

(118201 Figure 1) are the proposed cost sharing items and principles for the proposed Hannon Hills 

and Menzie Enclave subdivisions. It is intended that this memo will be signed by both parties and will 

form a letter of intent which will be utilized as the basis of a formal cost sharing agreement. 

The following are a list of items which will need to be covered in the agreement: 

1. These cost sharing agreement principles are based on Cavanagh Developments and 

13165647 Canada Inc lands being registered and developed concurrently. 

2. Individual owners to achieve required Official Plan density. 

3. No objection by either party to planning applications. 

4. Drawings, specifications, and tenders for cost shared items to be provided to non-initiating 

owners for review and approval, prior to Municipal submission.  

5. Working easements and grading easements to be provided as required. 

6. Permission will be granted for construction of temporary turnarounds, including provision of 

easements as require by the Municipality. 

7. Work together to match roadways and intersections on opposing sides of Adelaide Street. 

8. Hard costs to be shared as incurred in accordance with the cost sharing principles set forth. 

9. As there is different ownership on opposing sides of Adelaide Street, the cost to construct 

Adelaide Street will be shared as follows:  
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- All roadway costs including, but not necessarily limited to, pavement, curbs, 

sidewalks, pathways, streetlights, boulevard grading and appurtenances will be 

shared as described elsewhere in this agreement. 

- Any watermain in the roadway will be shared as described elsewhere in this 

agreement. 

- Any sanitary sewer in this roadway will be shared as described elsewhere in this 

agreement. 

- Any storm sewer in this roadway will be shared as described elsewhere in this 

agreement.  

10. Soft costs (professional fees, agency fees, letters of credit, etc.) to be shared on an area 

basis.  

11. As the associated construction contracts are being sole sourced to Thomas Cavanagh 

Construction Limited, tendered contracts shall be assessed by Novatech to confirm that they 

are fair and equitable to all parties. A recommendation by Novatech shall be provided to both 

landowners accordingly. 

12. Front-ending of works benefitting non-participating parties and allocation of any recovery to 

be on a pro-rata basis between participating parties. 

13. Timing for the non-initiating party to pay the initiating party: 

- All works to be paid by non-initiating party at the time of the non-initiating party’s 

registration or their commencement of servicing, which ever comes first. 

14. Payments shall be due upon invoicing plus 30 days. Interest on any outstanding payments:  

- No interest before payments due;  

- Prime + 6% after payment due. Prime lending rate of TD Bank (or such other bank 

as the participating parties shall approve).  

15. Requirement for a letter of good standing from the non-initiating party to the initiating party to 

be provided upon payment for their allocation of the Shared Costs.  

16. Arbitration clause for any unresolvable dispute. 

17. Any items not accounted for, or any changes to plans and/or servicing, to be dealt with in 

accordance with industry standard cost sharing principles. 

 

  



 
 

M:\2018\118201\DATA\CORRESPONDENCE\COST SHARING\20240405-COSTSHARINGMEMO.DOCX 

PAGE 3 OF 4 
 
 
 

Suite 200, 240 Michael Cowpland Drive, Ottawa ON  K2M 1P6   Tel: 613.254.9643   www.novatech-eng.com 

 

 

These cost sharing principles are hereby agreed to and will form the basis of a formal cost sharing 

agreement between the parties. 

 

Date:  Landowner: 

 

 

  Pierre Dufresne  

  1384341 Ontario Ltd. (Cavanagh Developments) 

 

 

  Ash Sharma  

  13165647 Canada Inc. 
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TABLE 1: PRINCIPLES OF COST SHARING - HANNON HILLS AND MENZIE ENCLAVE 

Location (Refer to Figure 1) Item Principle of Cost Sharing 

  to        Pathway, Culvert 
Crossing, Watermain 

Area basis. 

  to        Roadway, Watermain, 
Utilities 

Area basis. 

  to        Sanitary Sewer Flow basis. 

  to        Storm Sewer • Adelaide Street ROW shared on Area basis, 

• Oversizing as required to accommodate Hannon Hills 
contributing area (100% Cavanagh Developments) 

          
              

 Stormwater Management 
Facility 

• Hannon Hills (100% Cavanagh Developments), 

• Oversizing shared to accommodate Adelaide Street ROW 
and any other offsite drainage areas on Area basis.  

           to             Roadway, Watermain, 
Sanitary Sewer, Storm 
Sewer, Utilities 

100% Cavanagh 

           to Watermain including 
reinstatement 

Area basis. 

           to Sanitary Sewer including 
reinstatement 

Flow basis. 

1 2 

2 5 

5 4

2 5 

3 

5 6 

5 7

2 5 
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