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Background
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The following Planning Justification Report (PJR) is being submitted in support of an 

application for an Official Plan Amendment (OPA) affecting the subject lands legally known 

as 147 Eighth Line of Douro in the Township of Douro-Dummer (Figure 1 – Site Location). The 

property owners are looking to sever two (2) residential lots from the subject property. 
However, as the property is partially designated Extractive Industrial, a redesignation is 

required to move forward with the severances.  

1.1 Description of Subject Property and 
Surrounding Lands 

The subject property is located at Part of Lot 2, Concession 8, geographic Township of Douro, 

and is known municipally as 147 Eighth Line. The property is located between Division Road 

and County Road 4, approximately 4 kilometres west of the City of Peterborough. The 

irregularly-shaped lot is approximately 31 hectares (76 acres) with approximately 245.5 

metres (805 feet) of frontage on Douro Eighth Line.  

The subject property contains a single detached dwelling with private well and septic in the 
northwest corner. The majority of the balance of the lands is used for the growing of crops. 

There are three (3) primary crop fields that are separated by forested areas that are oriented 

in a northeast-southwest direction along the eastern flank of a drumlin that is located within 

the centre of the property. The area along the frontage of the property is not farmed and is 

largely comprised of early successional forest vegetation.  

. The property contains two driveway lanes that connect immediately east of a single access 
off Douro Eighth Line: the northern lane provides access to the western farm field, while the 

southern line provided access to the former pit and the eastern fields. 

The surrounding lands are comprised of: 

• Environmental lands to the north,  

• Agricultural lands to the east 

• Agricultural lands and residential lands to the south and,  

• Eighth Line to the West. 
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1.2 Description of Proposal and Reasons for the 
Amendment 

The landowners are proposing to sever two (2) rural residential lots from subject lands, as 

shown on Figure 2 – Consent Sketch. The two lots will be located along the Eighth Line 

frontage in the northwest corner of the subject property. Each lot (proposed Lot 1 and Lot 2) 

will be 4,032 square metres with 45 metres of frontage on Eighth Line. The retained lands will 

be 30.2 hectares with 62 metres of frontage on Eighth Line.  

Lot 1 will contain the existing single detached dwelling (with septic and well) that was recently 

constructed on the subject lands. Lot 2 will accommodate a future single detached dwelling 

on private services. 

The subject property is designated the Rural and the Extractive Industrial designation, 

according to Schedule “A4-1” to the County of Peterborough Official Plan (CPOP). The 

majority of the property, including the proposed severed parcels, are located within the 

Extractive Industrial designation which identifies potential aggregate resources. Residential 
development, including lot creation, is not permitted within this designation in order to 

protect the resource for future extraction.  

Potential aggregate resource areas are derived from mapping provided by the province’s 

Aggregate Resource Inventory Paper (ARIP) mapping. It was determined ,through consultation 

with the County and Township, that the Extractive Industrial designation within this portion 

of the Township does not accurately reflect the updated ARIP mapping provided by the 
province. In fact, it has been determined that there is no mapped aggregate resource on the 

subject lands. Therefore, It is proposed that the lands be redesignated, by way of an Official 

Plan amendment (OPA), to the Rural designation in order to permit the proposed severances 

and to permit the continued agricultural use on the balance of the retained lands.  

It should be noted that these lands have been redesignated as Rural in the newly adopted 

County of Peterborough Official Plan (2025 CPOP), which is not yet in full force and effect. 
Given the uncertainty of when the adopted CPOP will be approved by the province, the 

applicant has elected to move forward with an amendment to the current CPOP which will 

reflect the current and future land use on the site.  
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1.3 Pre-Consultation  

Pre-consultation with County and Township staff occurred on July 25, 2025. At that time it 

was noted that the Official Plan amendment would be required in order for the severances 

to occur. In addition to this Report, the following is also being submitted in support of the 
applications:  

• Stage 1 Archaeological Assessment  

• Severance Sketch. 
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Land use policies and regulations at the provincial level that affect the subject lands include 

the 2024 Provincial Planning Statement (PPS). At the municipal level, the County of 

Peterborough Official Plan including the local component applicable to the Township of 

Douro-Dummer and the Township of Douro-Dummer Zoning By-law affect the subject lands. 
In this section of the report, the proposed OPA will be reviewed in the context of the policies 

and provisions contained in these documents. 

2.1 Provincial Policy Statement (2024) 

The 2024 Provincial Policy Statement (PPS) provides a policy framework for land use within 

the Province of Ontario. It is the responsibility of the local planning authority – in this case, 

the County of Peterborough and Township of Douro-Dummer – to uphold the policies of the 
PPS pertaining to land use planning and development. In particular, the planning authority 

must ensure that their decisions are consistent with key provincial interests including 

policies related to settlement areas in urban communities, the wise use and management of 

resources, and public health and safety. 

2.1.1 RURAL AREAS IN MUNICIPALITIES  

The property is not located within a settlement area and therefore subject to Section 2.5 of 

the PPS. It is stated in Section 2.5.1(a) that “[h]ealthy, integrated and viable rural areas should 

be supported by…building upon rural character and leveraging rural amenities and assets” It 

is further stated in Section 2.5.3 that “growth and development may be directed to rural lands 

in accordance with policy 2.6…”  

The proposed severed lots will build upon the rural character and will be of a similar size and 

shape to nearby existing rural residential development. 

2.1.2 RURAL LANDS IN MUNICIPALITIES  

Section 2.6 of the PPS speaks to rural lands in municipalities. It is stated in Section 2.6.1 that 

permitted uses within rural lands shall include:  

a) The management or use of resources; 

b) Resource-based recreational uses (including recreational dwellings not intended as 

permanent residences); 
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c) Residential development, including lot creation, where site conditions are suitable for 

the provision of appropriate sewage and water services; 

d) Agricultural uses, agriculture-related uses, on-farm diversified uses and normal farm 

practices, in accordance with provincial standards;  

e) Home occupations and home industries; 

f) Cemeteries; and, 

g) Other rural land uses.  

As noted in subsection c) residential lot creation is permitted in the rural area as long as 

adequate servicing can be provided. The proposed severed lots have been sized to 

accommodate a suitable building enveloped for single detached dwelling with private septic 
and well. Further, the severed lots will be keeping with the rural character of the area.  

Section 2.6.2 states that “development that can be sustained by rural service levels should 

be promoted.” Additionally, Section 2.6.3 states that “development shall be appropriate to 

the infrastructure which is planned or available, and avoid the need for the uneconomical 

expansion of this infrastructure.”  

As mentioned, the proposed severed lot will be serviced with private individual septic and 
water servicing therefore not requiring any uneconomical expansion of existing 

infrastructure. The proposed development is also not expected to place any additional strain 

on rural services levels.  

Therefore, the proposed OPA is consistent with the rural lands policies of the PPS. 

2.1.3 SEWAGE, WATER AND STORMWATER  

According to Section 3.6.4  

Where municipal sewage services and municipal water services or private communal 

sewage services and private communal water services are not available, planned or 

feasible, individual onsite sewage services and individual on-site water services may 
be used provided that site conditions are suitable for the long-term provision of such 

services with no negative impacts.  
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There are no municipal services available on the subject property. Both the proposed severed 

lots will be serviced by private individual well and septic. 

2.1.4 NATURAL HERITAGE 

Section 4.1 of the PPS requires that all natural features and areas be protected for the long 

term. According to the available mapping, the subject lands contain a small unevaluated 

wetland and a woodland feature. The proposed severed lots are approximately 250 metres 

from the unevaluated wetland and woodland on the property. Additionally, the proposed lots 
are approximately 245 metres from the pond locate on the retained lands. As such, the 

proposed severances will not interfere with these lands, and they will remain fully on the 

retained lands.  

2.1.5 MINERAL AGGREGATE RESOURCES  

Section 4.5.1 states that “mineral aggregate resources shall be protected for long-term use 

and, where provincial information is available, deposits of mineral aggregate resources shall 

be identified”  

As discussed during pre-consultation, the property was previously identified has having 

aggregate resources. Through updates and refinements to provincial mapping, the property 
is no longer identified to have any resources. As such, the proposed OPA will be consistent 

with Section 4.5.1 as it will not interfere with the protection of known mineral aggregate 

resources.  

2.1.6 CULTURAL HERITAGE AND ARCHAEOLOGY  

Section 4.6.2 states that planning authorities “shall not permit development or site alteration 

on lands containing archaeological resources or areas of archaeological potential unless the 

significant archaeological resources have been conserved”.  As noted in a letter prepared by 

Past Recovery Archaeological Services Inc., the property has low to no archaeological 

potential, and does not merit further archaeological assessment.  

Therefore, it is our opinion that the proposed OPA is consistent with the 2024 PPS.  
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2.2 Local Planning Documents  

In addition to demonstrating consistency with Provincial planning documents, it is necessary 

that the proposal conform to the policies and provisions of the upper and lower-tier 

municipal planning documents. The County of Peterborough Official Plan including the lower-
tier component and the Douro-Dummer Zoning By-law are applicable.  

2.2.1 COUNTY OF PETERBOROUGH OFFICIAL PLAN  

The upper tier sections of the County of Peterborough Official Plan (CPOP) do not contain 
land use designations. Instead, Section 4 of the CPOP identifies “Rural and Cultural 

Landscape”, “Shoreland Areas and the Waterfront”, and “Settlement Areas”. The subject lands 

are located within the Rural and Cultural Landscape on Schedule ‘A’ to the CPOP.  

2.2.1.1 RURAL AND CULTURAL LANDSCAPE   

According to Section 4.3.3.1, “the County, recognizing the need for growth on a limited basis, 

will permit non-agricultural related uses in the rural community outside prime agricultural 

areas and other agricultural areas designated in local plans in accordance with Section 

4.3.3.2…”.  

As proposed through the OPA, the subject lands would remain in the Rural and Cultural 

Landscape designation and continue to allow agricultural and residential activities on the 

property.  

Further to this, Section 4.1.3.3 of the CPOP speaks to mineral aggregate and non-aggregate 

mineral resources. Specifically, it states that “mineral aggregate and non-aggregate 

resources shall be recognized d managed by local Official Plans as limited and non-
renewable natural resources to be protected for the long-term use.”  

As discussed throughout this report, the provincial mapping has been updated and identified 

there are no resources available on the subject property.  

2.2.2 LOCAL COMPONENT – DOURO-DUMMER 

The subject lands are designated Rural and Extractive Industrial on Schedule A4-1 (Figure 3). 

As discussed during pre-consultation, an Official Plan Amendment (OPA) is required to 

remove the Extractive Industrial designation as it is no longer applicable. The predominant 
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use of land within the Extractive Industrial designation “shall be sand, gravel and quarry 

operations”.  Based on refined mapping provided from the province, there is no resource 

located on the subject lands and the Extractive Industrial designation is no longer required. 

As previously discussed, the property has been used for farming and is not known to have an 
aggregate resource. It is proposed these lands will be redesignated to the Rural designation, 

which the adjacent and underlying designation.  

2.2.2.1 RURAL DESIGNATION  

Permitted uses in the Rural designation includes all agricultural uses, and conservation uses. 

In addition, the Rural designation permits “low density residential development as defined by 

the Policies of Section 6.2.2.3, home occupations and home industries shall be permitted”.    

As such, it is our opinion that the Rural designation is appropriate for the subject lands, given 
the existing uses and the area in which the lands are located. 
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Figure 3 - Township of Douro-Dummer Official Plan
Schedule 'A4-1'
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2.2.2.2 CRITERIA FOR OFFICIAL PLAN AMENDMENTS  

Section 7.9 of the CPOP outlines criteria specific to Official Plan Amendments. Applicable 

policies to this proposal are outlined below:  

7.9.1 The need for the proposed use.  

The proposed OPA would remove the Extractive Industrial designation from the lands and 
add them to the Rural designation. The Rural designation will allow for the continuation of 

agricultural uses or the proposed severances for residential purposes. Based on updated 

provincial mapping, there is no need to apply the Extractive Industrial designation to the 

subject lands. 

7.9.2 The extent to which the existing designated areas in the proposed categories 

are developed, and the nature and adequacy of such existing development.  

The area of the subject lands currently in the Extractive Industrial designation is currently 

farmed. By redesignating to Rural, agricultural uses can continue on the subject lands without 

restriction.  

7.9.3  The physical suitability of the land for such proposed use, and in the case of 

lands exhibiting a potential hazard (i.e. Environmental Areas), consideration shall be 

given to:  

 a) the existing environmental and/or physical hazards and opportunities;  

 b) the potential impacts of these hazards; and,  

c) the proposed methods by which impacts deemed to be significant may be 

overcome in a manner consistent with accepted engineering techniques and 

resource management practices in consultation with the Conservation 

Authority, where appropriate;  

 d) the anticipated impacts of the proposed use on the natural environment.   

The subject lands appear to contain a small unevaluated wetland and woodland features 

according to the available mapping. However, the proposed OPA does not seek to permit any 

development within the vicinity of these areas.  
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7.9.5  The compatibility of the proposed use with uses in adjoining areas.  

The surrounding lands are rural and agricultural in nature. A large portion of the lots to the 

west and south of the subject lands also contain the Extractive Industrial designation in the 

current Official Plan, which will be changed to Rural designation in the new 2025 CPOP to 
reflect the updated provincial ARIP mapping. Therefore, proposed OPA will be keeping with 

the existing character and future uses within the immediate area.  

7.9.7 The potential effect of the proposed use on the financial position of the 

Township.  

We do not believe that there will be any effect on the financial position of the Township from 

this OPA application. However, the removal of the Extractive Industrial designation will allow 
for future severed lots that will add to the municipal tax base.  

2.2.2.3 CRITERIA FOR ASSESSING CONSENT APPLICATIONS 

Section 7.12 of the CPOP outlines policies for consent applications. Applicable policies are 

outlined below.  

7.12.1  Except for the enlargement of an existing lot, creation of a right-of-way or easement 

and the validation/correction of title, or as otherwise stated in this plan including the 

policies of 2.6.3.1, a consent shall only be granted where the proposed lot fronts upon 
an improved public street or road, which is maintained year-round, and which is of a 

reasonable standard of construction. 

The proposed severed lots will front onto Eighth Line, a municipally maintained road.  

7.12.4 All residential consents shall conform to the appropriate regulations for residential uses 

established in the implementing Zoning By-law. 

Conformity with the applicable zoning provisions are discussed below in Section 2.2.3 of this 
report. 

7.12.13 A sketch plan of the proposed development shall be submitted in support of the 

application for consent… 

Please see Figure 2 for the consent sketch.  
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7.12.17 The Township shall have regard for high potential aggregate resource areas and 

existing aggregate operations and the compatibility of the proposed development 

with these areas in accordance with Section 6.2.13 of this Plan. 

As discussed throughout this report, there is no longer an identified aggregate resource on 
the property.  

2.2.3 TOWNSHIP OF DOURO DUMMER ZONING BY-LAW  

The subject lands are zoned Rural (RU) Zone in the Township of Douro Dummer Zoning By-
law (DDZB). The RU Zone permits a range of agricultural and residential uses on the subject 

lands. Further, the RU Zone requires a minimum of 20 hectares lot area for agricultural uses. 

It is understood that should a future consent application be approved, the retained lands will 

be undersized for an agricultural lot. It is anticipated that the retained lands will be rezoned 

to a site-specific Rural zone to capture the deficient lot area.  

According to Section 9.2.4 of the Zoning By-law, the severed lots require a minimum lot area 
of 0.4 hectare. As proposed both Lot 1 and Lot 2 will meet this requirement. According to the 

letter from JBF Surveyors to the Don Hellman (February 27, 2024) the dwelling constructed 

meets the setback requirements of the Rural zone for single detached dwellings.  As such it 

is not anticipated that the severed lots will require a rezoning.  
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Figure 4 - Township of Douro-Dummer Zoning Bylaw
Map 'Online'

Project Number:

Horiz. Scale:

Date:

416 Chambers Street
Peterborough, ON K9H 3V1
T 705.876.8340   |   F 705.742.8343
www.ecovueconsulting.com

Leahy Aggregate OPA
Evan Leahy
147 Douro Eighth Line
Part of  Lot 02
Concession 08
Geog. Twp. of Douro
Township of Douro-Dummer
County of Peterborough

25-2885

1:10,000

September 11, 2025

SUBJECT PROPERTY
AREA =±201563.56m2

(±20.16ha)

Legends:



 

 

 

 

 

 

 

 

 

 

 

3.0  
Summary 

  



 

 
Official Plan Amendment  

147 Eighth Line // 19 

This planning report describes the proposed Official Plan Amendment and provides an 

analysis of the application in the context of the Provincial Policy Statement, the County of 

Peterborough Official Plan and the Douro-Dummer Zoning By-law.  

Based on the foregoing, it is the opinion of the author that: 

• The proposed application is consistent with the applicable policies of the Provincial 

Planning Statement, 2024 

• An amendment to the County of Peterborough Official Plan Local Component will be 

required. This Planning Report sets out the details of the proposed amendment.  

• The proposed Official Plan Amendment complies with the Township’s Zoning By-law.  

• The proposed development represents good planning and is in the public interest. 

• The application for Official Plan Amendment should be approved. 

Respectfully submitted, 

ECOVUE CONSULTING SERVICES INC.  

 
J. Kent Randall B.E.S., MCIP, RPP 

Principal Planner 

  
Ashlyn Kennedy, B.E.S., MCIP, RPP   
Intermediate Planner   
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