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Introduction  
 
Auburn Developments Inc, as an agent for 1319776 ONTARIO INC., has submitted an 
application for rezoning to the Municipality of Thames Centre, as well as an application 
to the County of Middlesex for approval of a Plan of Subdivision. 
 
The purpose of the following Planning Justification Report is to evaluate the proposed 
Zoning By-Law Amendment and Plan of Subdivision within the context of existing land 
use policies and regulations and provide a planning rationale for the proposed change in 
land use. 
 
Subject Lands 
 
The subject lands are located directly in the south of Marion St and Richmond St. 
intersection.  
 

 
Figure 1 Subject Lands (outlined in yellow) 

 
The subject lands have an area of approximately 439.92 ha (108.53 ac), a total frontage 
of approximately 1,005 m (3,298 ft) (three sections being 305m, 604m and 96m each) on 
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Marion St. The overall depth of the subject lands is approximately 387m (1,270ft), 395m 
(1,298ft), and 404m (1,325ft) north to south. 
 
 

 
Figure 2 Subject Lands Looking from Richmond St and Marion St Intersection (Southwest) 

 
 
Figure 3 Subject Lands Looking from Richmond St and Marion St Intersection (Southeast) 
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On Parcel A, area of the land facing Marion St, and Richmond St are cultivated fields, 
and the remaining part remain vacant. For Parcel B, the vast majority of the subject lands 
are cultivated fields, with a small portion in the middle of 1598 Richmond St with vacant 
farm structure and road access. Parcel C remains vacant.  

Land uses abutting the subject lands fronting on to Marion St. consist of single detached 
dwellings, vacant land, and a cremation service facility. Lands to the east of the property 
consist of single detached dwellings, and land to the west are vacant. Lands to the south 
is a railway. There are residential houses and commercial houses abutting said railway 
to the south as well as some vacant lands.  

 
Figure 5 Aerial View with Abutting Properties 

Figure 4 Aerial View of Subject Lands 
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Proposed Development 
 
Auburn Development proposed to develop the subject lands primarily for residential uses 
which is in conformity with the Municipality of Thames Centre Official Plan Land Use 
designation “Residential”. There is also a small portion of land designated as 
“Neighborhood Commercial” which has also been identified and incorporated into the 
application in more of a “mixed use” form through combined zoning for the site.  
  

 
Figure 6: Conceptual Development Plan 

 
Proposed development is aligned with the Official Plan Designation. Generally, built form 
would be limited to single detached dwellings, semi-detached dwellings, and townhouses. 
 
The development proposes road access for the property located along Richmond St, 
Marion St., and extensions of Linwood Drive, Ida, and Eva Street. Direct access from the 
Blocks to adjacent streets is also anticipated.  
 
Sanitary servicing for the subject lands may be accomplished through installation of a 
pumping station on the south portion of the site (Block 39) as per approved Environmental 
Assessment. As for the SWM Facility, the proponent is proposing 2 SWM facilities for this 
site.  
 
The SWM blocks and facilities on site are sized and conceptually designed to provide 
the required quantity and quality controls under the proposed conditions. The following 
SWM block sizes and volumes are listed below and presented in the SWM preliminary 
grading plan: 
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• SWM dry facility (north) 
SWM block size = 0.66 ha 
25 mm storm event volume = 206 m3 and 250 Years storm event volume = 1,395 m3 
 
• SWM wet facility (south) 
SWM block size = 3.64 ha 
25 mm storm event volume = 2,505 m3 and 250 Years storm event volume = 11,890 m3 

 
The two proposed SWM facilities east of Richmond Street can provide adequate quantity 
control to match existing flow rates for the entire property and it is possible that no quantity 
control will be required west of Richmond Street, however, quality controls will be required 
for all future development west of Richmond St. 
 
Proposed Zoning By-Law Amendment 
 
The subject lands are currently zoned as Future Development (FD) and small part is 
zoned as Environmental Protect (EP) Zone.  The proposed development is requiring a 
Zoning By-Law amendment from the current zoning to “Residential First Density” R1 (*), 
“Residential Third Density” R3(*), and “Open Space” OS.  This amendment will 
complement the current Land Use Designation of the subject lands.  
 

 
Figure 7: Zoning Map of Subject Lands and Abutting Properties
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It is important to note that the proposed zoning for the development of subject land is 
aligned with those around the property. Properties to the north of the subject lands are 
zoned “Residential First Density” (R1). To the east, it is still currently zoned as “Future 
Development” (FD) as these lands are still vacant. South side of the property is zoned as 
R2 and Open Space (OS). To the west, it is zoned as “Residential First Density” (R1). 
 
The proposed zoning schedule represents an opportunity for the County of Middlesex 
and the Municipality of Thames Centre to create significant housing unit yield.  
 
Planning Policy Analysis 
 
The Provincial Policy Statement (PPS), issued under the authority of Section 3 of the 
Planning Act “provides policy direction on matters of provincial interest related to land use 
planning” in order to ensure efficient development and the protection of resources. All 
planning applications are required to be consistent with these policies. 
 
In this analysis section, relevant policies are bordered and in italics, with discussion on how the 
proposed application is consistent with that policy immediately after. 

 
The proposed residential development is an illustration of efficient use of land for 
development, especially given that the lands are within the “Settlement Area”. While 
specific forms of housing have not yet been proposed, it is anticipated that a range of low 
and medium density housing types, such as single detached dwellings and townhouses, 
could be developed in order to help meet long-term housing needs.  
 

Section 1.1.1  
 
Healthy, liveable, and safe communities are sustained by:  

a. promoting efficient development and land use patterns which 
sustain the financial well-being of the Province and municipalities 
over the long term.  
 
b. accommodating an appropriate range and mix of residential 
(including second units, affordable housing and housing for older 
persons), employment (including industrial and commercial), 
institutional (including places of worship, cemeteries and long-term 
care homes), recreation, park and open space, and other uses to 
meet long-term needs.  
 

e. promoting cost effective development patterns and standards to 
minimize land consumption and servicing costs. 



 
 

PLANNING JUSTIFICATION  
REPORT 

 
9 

 

The subject lands are located within the Dorchester’s “Settlement Area” and are 
surrounded by lands currently used as residential. Development of the lands residential 
uses would represent cost effective development and minimize land consumption and 
servicing costs. Furthermore, development of the subject lands would result in significant 
development charge (DC) revenue for the Municipality and the County, in addition to 
additional tax revenue. 

 

The subject lands are currently designated as “Residential” with the intention of 
accommodate residential uses. It is appropriate to consider rezoning them from Future 
Development to Residential to give way for the proposed development. The proposed 
residential uses are great solution to the high demand for housing and the need for 
housing affordability. As the subject are already within the UGB, they may be considered 
for urban land uses, such as low and medium density residential uses, without the need 
for a municipal comprehensive review. As demonstrated later in this report, residential 
uses are the most appropriate urban land use for the subject lands. 

 
The subject lands are within a settlement area and are specifically identified as being 
within the Dorchester Settlement Area. The subject lands are an appropriate and logical 
location for proposed development. 
 
 
 
 

Section 1.1.2  
 
Sufficient land shall be made available to accommodate an appropriate 
range and mix of land uses to meet projected needs for a time horizon of up 
to 20 years. However, where an alternate time period has been established 
for specific areas of the Province as a result of a provincial planning exercise 
of a provincial plan, that time frame may be used for municipalities within the 
area.  
 
Within settlement areas, sufficient land shall be made available through 
intensification and redevelopment and, if necessary, designated growth 
areas.  
 
Nothing in policy 1.1.2 limits the planning for infrastructure and public service 
facilities beyond a 20-year time horizon 

Section 1.1.3.1  
 
Settlement areas shall be the focus of growth and development, and their 
vitality and regeneration shall be promoted. 
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The proposed re-zoning of the subject lands to permit residential development is 
consistent with the PPS intent to provide an appropriate mix of land uses and densities. 
The subject lands may be developed for a wide range of appropriate densities under the 
permitted uses of the proposed zoning (R1 and R3). Re-zoning to permit a range of 
residential densities will make efficient use of land and infrastructure. Given the 
Municipality’s guidelines on active transportation, new road networks and subdivision 
design will support active transportation. 

 
Development of the subject lands would implement existing OPA standards to facilitate 
an appropriate form of development, including a compact form. There are no anticipated 
risks to public health and safety as part of the proposed ZBA and Plan of Subdivision. 

 
The subject lands are located adjacent to existing subdivisions. The draft plan prepared 
for the subject lands denotes connections to roads in these subdivisions, logically 
extending into the subject lands in a similar road network and supporting connectivity of 

Section 1.1.3.2  
 
Land use patterns within settlement areas shall be based on:  

a. densities and a mix of land uses which:  

1. efficiently use land and resources;  

2. are appropriate for, and efficiently use, the infrastructure 
and public service facilities which are planned or available, 
and avoid the need for their unjustified and/or uneconomical 
expansion;  

4. support active transportation  
 

Section 1.1.3.4  
 
Appropriate development standards should be promoted which facilitate 
intensification, redevelopment, and compact form, while avoiding risks to 
public health and safety. 

Section 1.1.3.6  
 
New development taking place in designated growth areas should occur 
adjacent to the existing built-up area and shall have a compact form, mix of 
uses and densities that allow for the efficient use of land, infrastructure, and 
public service facilities. 
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the area. The proposed subdivision proposed a varied range of housing types to make 
efficient use of land, infrastructure, and public service facilities. 

Re-zoning of the subject lands would expand the Municipality’s and the County’s ability 
to accommodate residential growth in a manner that responds to the demand for range 
and mix of housing types. 
 
The subject lands serve as an opportunity to generate additional inventory residential 
without the need to expand the settlement area limits as defined by the “Settlement 
Boundary”. It is noted that the policies of Section 1.4.1 above prescribe minimum time 
frames for supply, and, importantly, do not provide a maximum time frame. In this regard, 
zoning of the subject lands for residential uses may be considered even if the Municipality, 
and the County has sufficient supply over the 10-year horizon. It is important to note that 
these lands have the potential to generate the largest housing unit yield compared to any 
other vacant parcel on the north side of the Thames River. 

 

Section 1.4.1  
 
To provide for an appropriate range and mix of housing types and densities 
required to meet projected requirements of current and future residents of 
the regional market area, planning authorities shall:  

 
a) maintain at all times the ability to accommodate residential growth 
for a minimum of 10 years through residential intensification and 
redevelopment and, if necessary, lands which are designated and 
available for residential development; and  

 
b) maintain at all times where new development is to occur, land with 
servicing capacity sufficient to provide at least a three-year supply of 
residential units available through lands suitably zoned to facilitate 
residential intensification and redevelopment, and land in draft 
approved and registered plans.  

 

Section 1.4.3  
Planning authorities shall provide for an appropriate range and mix of 
housing types and densities to meet projected requirements of current and 
future residents of the regional market area by:  

c) directing the development of new housing towards locations where 
appropriate levels of infrastructure and public service facilities are or 
will be available to support current and projected needs;  

d) promoting densities for new housing which efficiently use land, 
resources, infrastructure and public service facilities, and support the 
use of active transportation and transit in areas where it exists or is to 
be developed;  
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As demonstrated in the attached Hunter Subdivision Servicing Feasibility Study (prepared 
by Stantec) water servicing is generally available as is access to the boundary road 
network. The absence of sanitary servicing and stormwater management infrastructure 
in the vicinity of development will require the implementation of the proposed strategy as 
detailed on the said study to service the development. Re-zoning of the subject lands 
would permit an appropriate range of housing to meet projected demand which would 
efficiently use land and infrastructure. 

 
Development of the subject lands will promote opportunities for economic development 
in the form of additional housing construction, and the long-term expansion of housing 
supply. Auburn Developments is committed to investing in the development of these 
lands, subject to appropriate municipal approvals. 
 
Development of the lands will also optimize the long-term availability and use of the land 
for a high-demand use, being various forms of low and medium density uses.  
 

Section 1.6.6.1  
 
Long-term economic prosperity should be supported by:  

a) promoting opportunities for economic development and community 
investment-readiness;  

b) optimizing the long-term availability and use of land, resources, 
infrastructure, electricity generation facilities and transmission and 
distribution systems, and public service facilities;  
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2004 Municipality of Thames Centre Official Plan 
 
The subject lands are located within the Dorchester Settlement Area and are designated mostly 
“Residential”. Small part is currently designated as “Neighborhood Commercial” and “Protection 
Area”. 
 

 

 

The Municipality of Thames Centre Official Plan:  
4.1.2 GOALS-Settlement Area 
 
(3) To establish a land use pattern that ensures that services and utilities are 
efficiently utilized. 
 
(5) To encourage new development on municipal water and sewage 
disposal systems. 
 
(7) To ensure that Dorchester and Thorndale are strengthened as the 
primary focal points of community life and commerce. 
 
(8) To ensure that new development and redevelopment are compatible with 
existing or planned neighbouring land uses. 
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Given that the proposed development supports the following goals that are applied to all 
Settlement Areas in the Municipality, it is logical to consider the proponents application 
for rezoning and plan of subdivision. It also satisfies the policies for all settlement area 
designation under vacant residentially designated areas. This policy specifies that in 
vacant areas designated for residential purposes, a suitable mix of housing types should 
be provided while ensuring that the overall density restrictions are not exceeded and that 
conflicts do not occur between housing types. It also stipulates that internal road networks 
should be designed to ensure good access to the major road network while discouraging 
through traffic. 
 
The proposed development made provisions for a range of housing types, sizes, price 
and tenure arrangements in order to provide accommodation for households of differing 
socio-economic characteristics. It also considered the road network design so that 
continuous secondary, interior access roads will result between adjacent subdivisions. 
The Cul-de sac present on Linwood Drive extension was designed due to having no 
existing viable through-street connection. As seen on the figure above, there is an existing 
stream on the subject lands which are proposed to be left as an open space, thus, no 
street connections can be designed in that area.  
 
Under Dorchester Settlement Area, the subject lands are designated as “Residential”, 
“Neighborhood Commercial”, and “Protection Area”. The proposed development supports 
the goal of the residential area as it aims to provide for the housing needs of existing and 
future residents mainly within the Settlement Areas of Dorchester. As for the “Protection 
Area”, it is proposed to be left as an open space. The Environmental Impact Study made 
by MTE Consultants demonstrates that there will be no negative impacts on the natural 
features on this area.  
 
Overall, the proposed development is aligned with its current Official Plan Designation; 
thus, no amendment is required. Given that the subject lands are within the Dorchester 
Settlement Area, are vastly designated as residential, and are located abutting lands that 
are currently being used as residential, it is appropriate for the Municipality and the County 
to consider the Zoning By-Law Amendment application and the Plan of Subdivision 
application made for the said proposed development.  
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Municipality of Thames Centre Zoning By-Law 
 
The subject lands are zoned “Future Development” (FD), and “Environmental Protect” 
(EP). The FD zone applied to the majority of the property while the EP zone applies to a 
small part in the northeast portion of the property.  
 

 
 
The existing zone requires that no person shall within any Future Development (FD) 
Zone, use any lot or erect, alter or use any building or structure for any purpose except 
for its existing use. This clearly negates the current designation of the subject lands in the 
Municipality of Thames Centre Official Plan. It is currently designated as residential; thus, 
it would be beneficial for the Municipality and the County to consider the application to 
have the said lands rezoned as well. The proposed development is requiring a Zoning 
By-Law amendment from the current FD zone to “Residential First Density” R1 (*), 
“Residential Third Density” R3(*).  The proposed R1 zone will allow development of low-
density residential dwellings such as single detached, and the R3 zone will allow 
development of medium-density dwellings such as townhouses. The proposed zoning 
schedule represents an opportunity for the County of Middlesex and the Municipality of 
Thames Centre to create significant housing unit yield.  
 
As for the EP zone, it is stated that no person shall within any Environmental Protection 
(EP) Zone, use any lot or erect, alter or use any building or structure for any purpose 
except for one or more of the following EP Zone uses, namely:  

(1) boat dock or ramp;  
(2) conservation use;  
(3) existing agricultural use;  
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(4) wildlife preserve;  
(5) works of a conservation authority. 

 
The development is proposing Zoning By-Law amendment from the current EP zone to 
“Open Space” OS.  Under OS Zone, it is indicated that No person shall within any Open 
Space (OS) Zone, use any lot or erect, alter or use any building or structure for any 
purpose except for one or more of the following OS Zone uses, namely:  

(1) conservation use;  
(2) forestry use;  
(3) open space;  
(4) park, public;  
(5) wildlife preserve;  
(6) works of a conservation authority. 

 

 
Figure 8: Proposed Zoning Schedule 

 
It is noted that the zoning schedule plan is subject to change as refinement of the 
subdivision progresses. However, the zones discussed above provide a reasonably 
accurate and achievable zoning framework for the appropriate development of the subject 
lands. 
 
Other Considerations 
 
Servicing 
 
As per the attached Preliminary Servicing Feasibility Study from Stantec, the subject 
lands can be appropriately and viably serviced through installation of a pumping station 
on the south portion of the site (Block 39). As for the SWM, it is proposed to create two 
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stormwater management facilities (SWMF) on the north and south property limits on 
Parcel #2. The north SWMF will ultimately discharge into Sandusky Drain. The south 
SWMF will outlet to an open channel parallel to CN Railway and run west under Richmond 
Street via a proposed culvert and discharge into Sandusky Drain. Parcel #1 (West of 
Richmond Street) will not have a SWM facility and instead will require on-site measures 
to provide quality control. Quantity control can be provided by over-controlling runoff in 
SWM facilities east of Richmond Street. 
 
For the sanitary servicing, in order for the subject lands to develop, the site would require 
the sanitary sewer system to be constructed in accordance with the Municipality of 
Thames Centre Water and Wastewater Master Plan (2019) preferred strategy for sanitary 
servicing of the North Dorchester area, much of the contemplated capital works would be 
within its boundary. The preferred strategy would establish a new North Dorchester 
Sanitary Pump Station (SPS) which would provide the necessary sanitary outlet for the 
proposed gravity sewers and forcemain from surrounding developments including subject 
site. The subject site is therefore instrumental and likely the first development trigger 
required to move forward with the preferred strategy for servicing North Dorchester. 
 
Environmental 
 
The Municipality of Thames Centre requires natural heritage studies to be completed 
where development or site alteration is proposed entirely or partially within the distances 
adjacent to Natural Heritage System components set out in Policy 3.2.3.1 in the 
Municipality of Thames Centre Official Plan (Consolidated 2020). Since the proposed 
development within 50 m of a Group B Feature, is within 120 m of Unevaluated Wetlands 
(UTRCA), and because of UTRCA Flood Hazard Regulations, an Environmental Impact 
Study was completed for the proposed development.  
 
The proposed development will retain wetland Communities 2 and 3 and associated 
Significant Wildlife Habitat through establishment of a buffer. The Significant Woodland 
in the northeast corner of the Subject Lands will also be retained within the buffer from 
Community 3. The setback area should be naturalized to establish an enhanced buffer 
between the proposed development and the adjacent significant natural heritage features 
and functions. The development proposes the removal of Community 5 (not significant) 
and the removal of portions (edges) of Community 8. Compensation will be achieved 
through the creation of wetland in Community 9, directly adjacent retained portions of 
Community 8. A buffer from the created and current wetland will be established at detailed 
design. 
 
Recommendations are specified to protect the significant natural heritage features from 
indirect impact. Provided these are met, as per MTE’s expert opinion, the proposed 
development can proceed. 
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Conclusion 
 
The proposed ZBA and Plan of Subdivision presents an opportunity to the Municipality 
and to the County to address the housing issue currently present in Dorchester. The 
subject lands are appropriately located to accommodate residential uses. The proposed 
ZBA to permit low-density and medium-density residential development is consistent with 
the intent and the policies of the Provincial Policy Statement. Re-zoning and the Plan of 
Subdivision application of the subject lands for residential uses is desirable and 
appropriate and is in keeping with the purpose and intent of the Municipality of Thames 
Centre Official Plan. 
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1 INTRODUCTION 

1.1 PURPOSE OF REPORT 

This report has been prepared for the information of Auburn Developments Inc. to provide background 
information and servicing strategy on the development of the property located at 1598 Richmond Street in 
the Town of Dorchester in accordance with the Draft Plan of Subdivision, included in Appendix ‘A’. This 
report provides general background information regarding the property, its preliminary servicing 
information including discussions of storm servicing and the provision of stormwater management, 
sanitary servicing and connection to existing downstream sewers, and connection to the Town of 
Dorchester’s municipal water supply system. 

1.2 LOCATION 

The lands are municipally addressed as Mun No. 1598 Richmond Street in the Town of Dorchester. The 
area of the subject site is approximately 44 hectares (108.6 acres), and the site is situated directly north 
of the CN railway tracks, directly south of Marion Street, east of Linwood Drive, and west of Clara Street.  
The site is located within the Dorchester Settlement Area of the Municipality of Thames Centre Official 
Plan. 

2 LIMITATION OF REPORT 

The information presented in this report is based on the review of the following information: 

• As-constructed drawings on file with the Municipality of Thames Centre; 

• Municipality of Thames Centre Engineering Design Standards and Specifications; 

• The Hunter Property Draft Plan of Subdivision as prepared by Stantec Consulting Ltd.; 

• Preliminary Geotechnical Investigation as prepared by EXP Services Inc., dated June 2021; 

• Hydrogeological Assessment (Preliminary Report) as prepared by EXP Services Inc., dated 
January 19, 2022; 

• Municipality of Thames Centre 2021 Development Charges Background Study: and, 

• Municipality of Thames Centre Water and Wastewater Master Plan Update – Master Plan Report, 
prepared by GM BluePlan, dated August 2019. 
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3 Site Characteristics 

3.1 Existing Land Use and Topography 

The site is undeveloped at the present time, with the exception of the existing farm buildings located east 
of Richmond Street.  There are five buildings located on the site, which appear to be a dwelling unit and 
accessory structures, based on aerial photos.  The remaining property has been used for agricultural 
purposes, primarily crop production up to the present time.  

Site elevations range from approximately 273 metres in the northeast corner to approximately 255 metres 
along the southern property line.  The site topography generally slopes downwards towards the CN 
Railway tracks, but there is a significant ridge that is oriented in the east-west direction.  While the 
average site slope is approximately 2%, there are portions of the ridge with slopes approaching 13%.   

An initial analysis of the existing grades indicates that the existing topography does not preclude 
development on any portion of the property.  However, substantial earthworks will likely be required in 
localized areas to flatten the east-west ridge.  

3.2 Site Access  

The northern property line borders Marion Street, with approximately 1050 m of frontage.  Richmond 
Street crosses the property and provides approximately 400 m of frontage to both west and east lands.  
Additionally, the Middlesex County mapping shows unopened road allowances that extend westward into 
the subject site from Ida Street, Eva Street, and Minnie Street, which could provide access to the property 
from Clara Street.   
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4 Sanitary Servicing 

4.1 Existing Sanitary Services 

There is currently no sanitary sewer servicing for the subject site, and no existing local sanitary sewers 
crossing of the Thames River. 

The existing Dorchester wastewater treatment plant (WWTP) is located on the south side of the Thames 
River near the Dorchester Fairgrounds.  

4.2 Proposed Sanitary Servicing 

The most recently completed sanitary servicing study that includes the subject lands is the Municipality of 
Thames Centre Water and Wastewater Master Plan Update – Master Plan Report, prepared by GM 
BluePlan and dated August 2019.   

In order for the subject lands to develop, the site would require the sanitary sewer system to be 
constructed in accordance with the Municipality of Thames Centre Water and Wastewater Master Plan 
(2019) preferred strategy for sanitary servicing of the North Dorchester area, much of the contemplated 
capital works would be within its boundary. The preferred strategy would establish a new North 
Dorchester Sanitary Pump Station (SPS) which would provide the necessary sanitary outlet for the 
proposed gravity sewers and forcemain from surrounding developments including subject site (illustrated 
in Figure 1 & Figure 2 below). The subject site is therefore instrumental and likely the first development 
trigger required to move forward with the preferred strategy for servicing North Dorchester. 

Refer to Appendix ‘A’ for the subject site proposed preliminary sewer routing details, including depth and 
how the intended lands which include lands external to the proposed development can ultimately flow by 
way of a gravity sewer to the proposed North Dorchester Sanitary Pump Station.  
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Figure 1. North Dorchester Preferred Sanitary Servicing Strategy as per Updated Master Plan 
(2019) 
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Figure 2. North Dorchester Preferred Sanitary Servicing Strategy Capital Works as per Updated 
Master Plan (2019) 

 

The following is a list of anticipated capital works required to service the entirety of the subject site as 
identified in the Updated Master Plan along with accompanying estimated costs (2021 Estimate) and 
timing as per The Municipality of Thames Centre 2021 Development Charges Background Study: 

• North Dorchester New Development Sanitary Pump Station (WW-D-SPS-01B) - $5,400,000 – 
Timing 2030 

• North Dorchester New Development Forcemain (WW-D-FM-01) - New 300mm forcemain needed 
to support new development SPS for development blocks North of CN rail in North Dorchester – 
$1,418,500 – Timing 2030 

• Dorchester Road Forcemain extension (WW-D-FM-02) – New 300mm forcemain from Dorchester 
Road bridge forcemain (Jane St) to Dorchester Road gravity sewers needed to support new 
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development SPS for development blocks North of CN rail in North Dorchester - $415,100 – 
Timing 2026 

• Dorchester Road Forcemain extension (WW-D-FM-03) – New 300mm forcemain from Dorchester 
Road bridge forcemain (Jane Street) to Byron Ave 600mm diameter trunk sewers needed to 
support new development SPS for development blocks North of CN rail in North Dorchester – 
1,013,700 – Timing 2026 

• Richmond Street Sewer (WW-D-SS-16) - New 200mm diameter sanitary sewer to accommodate 
growth Northeast of new North Dorchester SPS - $587,300 – Timing 2037 

• New Development SPS West Sewers (WW-D-SS-01B) New 300mm diameter sanitary sewer 
required for development blocks going to new Development SPS in North Dorchester - $558,800 
– Timing 2026 

• New Development SPS East Sewers (WW-D-SS-02) new 250mm diameter sanitary sewer 
required for development blocks going to new Development SPS in North Dorchester. - $811,900 
– Timing 2030 

The capital works listed above total estimated cost is $10,205,300. 

The wastewater capital program (partially listed herein) will work as a foundation for the Municipality of 
Thames Centre’s Capital Budget. The capital program provides a list and timing of new assets that the 
Municipality will have to operate and maintain; and therefore, it is the starting point for the planning of 
operation and maintenance costs and resources allocation for new wastewater infrastructure.   

The funding source and timing was explicitly stated in the Municipality of Thames Centre 2021 
Development Charges Background Study, however the timing for works can be suggested to coincide 
with the new development and based on the projected population and employment growth within the 
Municipality of Thames Centre. The funding (including availability) and timing of the infrastructure 
required for the Hunter Subdivision to proceed would have to be confirmed in discussion with the 
Municipality of Thames Centre. 

 

4.3 Wastewater Treatment Plant Capacity 

The existing Dorchester WWTP is located on the south side of the Thames River and uses a sequencing 
batch reactor secondary treatment process.  The existing plant capacity is approximately 900 m3/d and 
expected to achieve 1,200 m3/d in 2022 with planned expansion. In 2017 only 56% of 520 m3/d rated 
capacity at the time was utilized leaving substantial room for growth contribution.    

The expansion to 1200 m3/d is a part of the long-term plan to expand the WWTP to an ultimate capacity 
of 6,000 m3/d, as indicated in the original Certificate of Approval (CofA) issued in June 1999, which was 
later amended in November 2000 for approval for the 2002 capacity expansion to 520 m3/d. 



Hunter Subdivision Servicing Feasibility Study 

 Project Number: 161414095  
 

4.4 Proposed Sewage Flow 

We have assumed a design flow of 350 L/capita/day in calculating the anticipated subdivision sewage 
flow, which is consistent with current Municipality of Thames Centre standards. For the purpose of 
calculating the sewage flows, the Municipality’s standard population densities for various land types were 
used.  These densities are summarized as follows: 

Table 1. Land Use Densities (Municipality of Thames Centre) 

Land Use Projected Density 

Low Density Residential 30 units/ha @ 3 people/unit 

Medium Density Residential 75 units/ha @ 2.4 people/unit 

The estimated peak design flow for the full-build out of the Hunter Subdivision, using the above densities 
and the current Draft Plan of Subdivision, are detailed in the following table.   

Table 2. Proposed Sanitary Flow (Municipality of Thames Centre) 

Land Use Area 

(ha) 

Number of 
Units 

Population 

Low Density Residential 15.977 479 1437 

Medium Density Residential 10.799 810 1944 

Non-contributing Blocks and 
Rights-of-way 

16.936 - - 

Total 43.712  3381 

Total Peak Flow 45.32 L/s 

As identified in the above table, the proposed site is approximately 44 ha which includes 479 single-family 
lots and 810 multi-family units for a total population of approximately 3381 persons. Based on an average 
daily flow of 350 L/capita/day, a total peak discharge of approximately 45.32 L/s is estimated for the entire 
development including infiltration allowance, and Harmon peaking factor.  
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5 Stormwater Management 

5.1 Existing Site Drainage 

The existing condition of the site is currently agricultural land. Various municipal drains cross through the 
site including Sandusky Drain, Hunter Branch, Porter Subdivision Drain and Hunt Drain, as shown in 
Figure 3.  

 

Figure 3. Site Existing Condition 

The subject site generally drains from east to west, splitting into six catchment areas with the majority 
draining towards Sandusky Drain.  The Hunt McMillian Drain flows through a culvert in the CN railroad 
embankment, then through approximately 600 m of open channel before discharging into the Thames 
River.  The future stormwater collection system must be designed to accommodate the flows from the 
existing municipal drains.  Incorporation of these drains into the storm sewer system for the subdivision 
will require the completion of a drainage report.   
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5.2 Proposed Stormwater Management Strategy 

The preferred alternative for stormwater management would be to create two stormwater management 
facilities (SWMF) on the north and south property limits on Parcel #2. The north SWMF will ultimately 
discharge into Sandusky Drain. The south SWMF will outlet to an open channel parallel to CN Railway 
and run west under Richmond Street via a proposed culvert and discharge into Sandusky Drain.  

Parcel #1 (West of Richmond Street) will not have a SWM facility and instead will require on-site 
measures to provide quality control. Quantity control can be provided by over-controlling runoff in SWM 
facilities east of Richmond Street. The stormwater management strategy and preliminary design is 
available in the Appendix ‘B’ as detailed in the Conceptual SWM Strategy Memo prepared by Stantec 
Consulting Ltd., dated May 16, 2022.  

6 Municipal Water Servicing 

6.1 Existing Water Services 

A municipal water tower is located southwest of the Marion Street/Clara Street intersection.  There is an 
existing 250 mm diameter PVC watermain located on Marion Street, along the northern property.   

Additionally, an existing 150mm diameter watermain on Linwood Drive within the neighboring 
Maplewoods Estates subdivision to the west is available for connection as well as an existing 150mm 
diameter watermain on Richmond Street just south of the CN Railway. 

Lastly, a 250 mm diameter existing watermain is located along Clara Street, which feeds 150 mm 
diameter watermains on Ida Street, Eva Street, and Minnie Street. Watermain on Ida and Eva Street are 
expected to be extended into the subject site during capital infrastructure projects.  

The Thames Centre as-built plan and profile information illustrating watermain location as detailed herein 
is included in Appendix ‘A’. 

6.2 Existing System Supply 

According to the 2019 Water and Wastewater Master Plan Update (WWMP), the municipality is 
conducting well exploration for additional groundwater sources needed for the proposed build-out of 
Dorchester. In the event no suitable groundwater is found, a connection can be made to Lake Huron and 
Elgin Area Primary Supply Systems to provide needed capacity. In the meantime, upgrades to the pump 
and well at Dorchester Water Treatment Facility (WTF) are expected to provide sufficient capacity and 
pressure to attain peak hour and fire flow conditions to the subject site. Expected timeline for pump and 
well upgrades is 2023. 

Dorchester is currently a single pressure zone supplied by 8 production wells that are pumped and 
treated at Dorchester WTF. Dorchester operates one elevated tank to provide system head pressure, and 
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two underground 2500 m³ reservoirs for storage and chlorine contact time used in the disinfection of 
groundwater.  

Maximum annual permitted withdrawal volume is 2,681,086 m³ as per the Permit to Take Water (PTTW) 
issued by the Ministry of Environment, Conservation and Parks (MECP).  The current PTTW is slated to 
expire in May 2021, but changes to permitted water use is not expected to change. Percentage of actual 
annual withdrawal under present conditions is 453,380 m³, which is 17% of total the allocated capacity. 

If the assumed Average Day Demand (ADD) is taken to be 225L/cap/day (Table 2.1, Master Plan) with a 
maximum projected subdivision population of 3000 people, gives 675,000L/day (675 m³/day) or 246,375 
m³/year. This conservative figure brings water utilization to 26.1% of the theoretical maximum capacity.  

6.3 Proposed Water Servicing 

It is understood per Municipality of Thames Centre Design Standards (2021) Water distribution systems 
ought to be designed so that no more than fifty (50) units with individual water services and meters are 
serviced from a single source of supply. Therefore, given the projected number of units for the proposed 
subdivision it is expected that secondary connection will be required for looping and supply redundancy. 

It is anticipated available connections for new water service to the development will be at connection 
points as listed below. Ultimate watermain connection locations and sizes will be confirmed during 
detailed design and based on pressure and flow requirements of the proposed development. 

• Water service connection for servicing proposed Linwood Drive from existing 150mm diameter 
watermain in Maplewoods Estates Subdivision 

• Water service connection at Street A from existing 250mm diameter watermain on Marion Street 

• Watermain extension of existing 150mm diameter watermain on Richmond Street north or 
alternatively extension from Marion Street 250mm watermain to service medium density block on 
Richmond Street and to provide secondary connection at Street B  

• Watermain extension of existing 150mm diameter watermain on Ida Street 

• Medium Density Blocks fronting Marion Street to be serviced off existing 250mm diameter 
watermain on Marion Street  

 

                 



Hunter Subdivision Servicing Feasibility Study 
7 Summary and Recommendations 

 Project Number: 161414095  
 

7 Summary and Recommendations  

Water servicing is generally available as is access to the boundary road network. The absence 
of sanitary servicing and stormwater management infrastructure in the vicinity of development 
will require the implementation of the proposed strategy as detailed herein to service the 
development.  
 
This report concludes that a sanitary outlet can be obtained through a funding formula with the 
Municipality, however, the agreement of the municipality and a significant up-front cost is 
required to develop due to external work required and benefit to growth in North Dorchester 
Area. 

If you have any questions or concerns regarding the enclosed information, we would be pleased 
to meet or discuss with you further. 
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