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1.0

Introduction

The Town of Kirkland Lake (Town) has identified the importance of encouraging industrial
development in the community. The Town’s recently adopted Community Improvement Plan (CIP)
provides a number of incentives for industrial development, and the Town would like to further
promote this by identifying candidate development sites. The Town has retained the services of
J.L. Richards & Associates Limited (JLR) to assist in selecting suitable sites for industrial
development and to provide a pre-feasibility analysis and opinion of probable cost for two (2)
sites.
A “typical” light to medium use industrial site has been envisioned for this exercise. There is a
great deal of variability in terms of the lot size, site plan use and building that would be created,
therefore it is necessary to make a series of assumptions for this pre-feasibility analysis. Based
on our experience elsewhere in Northern Ontario, new industrial sites of roughly 0.8-ha (2 acres)
are relatively common. An average building footprint of 2,700 m2 (30,000 sq. ft.) will be assumed
for sewer and water demand calculations, and an average electricity demand for 400A/600V.
The site selection process assessed candidate sites to determine which of these represented the
greatest development opportunities and the least amount of development challenges. That
exercise, which is further described in Section 2.0, resulted in the selection of the following two
(2) sites that are characterized as follows:
1. HWY 66 – SITE D
o
Legal Description: PCL 5000 SEC CST and PCL 3685 SEC TIM, Except Part 6 of
54R4277
o
Frontage: 420m
o
Area: 97 Hectares (240 acres)
o
Road Access: Yes – Archer Drive
o
Municipal Water Available: Yes – Archer Drive
o
Municipal Sewer Available: Yes – Archer Drive
o
Official Plan Designation: Industrial
o
Zoning: ‘Heavy Industrial (M2) Zone’
o
Current Use: Vacant
2. GOODFISH – SITE F
o
Legal Description: PCL 12300 SEC CST
o
Frontage: None
o
Area: 52 Hectares (128 acres)
o
Road Access: An access road needs to be extended across Site G
o
Municipal Water Available: Yes – Goodfish Road
o
Municipal Sewer Available: Yes – Goodfish Road
o
Official Plan Designation: Rural
o
Zoning: ‘Mining Industrial (MM) Zone’ and ‘Mineral Extraction and Disposal (MED)
Zone’
o
Current Use: Vacant
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The overall purpose of this report is to provide the Town with information on the feasibility and
preliminary infrastructure and approval costs for the establishment of one industrial lot on the
above-noted sites. This report intends to form the basis of any future detailed design efforts. The
overall scope of work of the pre-feasibility study included the gathering and review of pertinent
information, evaluation of the planning requirements, natural environment, access and servicing
availability, and site requirements of candidate development areas. A review of the above-noted
criteria was undertaken for the two (2) selected sites, along with preparation of a Class D Opinion
of Probable Cost (OPC). The OPC presented herein will provide a general understanding of
anticipated costs for the development of an industrial lot on each of Hwy 66-Site D and GoodfishSite F.

2.0

Site Selection Process

JLR examined three (3) general development areas identified by the Town, and are otherwise
referred to as: Archer, Goodfish and Hwy 66.
Refer to Drawing SKC-1 in Appendix A for sketches showing the locations of the sites.
Each of these three (3) areas consist of multiple parcels, which were assessed within the context
of anticipated development requirements. Specifically, a high level review of the following factors
was carried out for each of the parcels within those three (3) areas:








Existing planning framework.
Specialized/technical studies and/or permit requirements.
Municipal Class Environmental Assessment (MCEA) requirements.
Land acquisition implications, for sites not currently owned by the Town.
Site layout requirements and restrictions (e.g. topography, environmental, and easements).
Servicing availability and extension of municipal infrastructure.
Social implications (e.g. proximity to residential development).

To arrive upon selection of the two (2) study sites, limiting factors were identified and those sites
with more difficult development challenges were dismissed from consideration. The findings were
discussed with the Town on July 8, 2019 and it was agreed that Hwy 66-Site D and GoodfishSite F had greater development opportunities and therefore these sites warranted the prefeasibility assessment and cost review.

3.0

Subject Sites and Existing Conditions

3.1

Hwy. 66 – Site D

The subject site is located on the south side of Archer Drive, within an industrial area. The parcel
is approximately 97 ha in size with 420 m of frontage on Archer Drive. The subject site is currently
vacant and is predominately forested. A cleared area is present in the northwestern extent of the
property.
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Based on the as-built and GIS-based information provided by the Town, services are provided on
Archer Drive, including hydroelectric (7.2/12.5 kV) and a 250 mm (10 in) municipal watermain.
Sanitary sewer service is available via a 250 mm (10 in) sewer to the east or west of Site D, and
high pressure gas (7000 kPa) and hydroelectric (44 kV transmission line) are located in an
easement north of Archer Drive, which cross Archer to the west.
The topography of the site is generally favourable. The site has a creek that runs from east to
southwest across the South portion of the parcel, but the northern portion of the parcel is situated
at an elevation of roughly 332 m above sea level, which is amenable for development.
This analysis is based on development of a 0.8 hectare (2 acre) lot at the northern extent of the
property, immediately fronting on Archer Drive. For additional details refer to Drawing SKC-2 in
Appendix ‘A’.
3.2

Goodfish – Site F

The subject site is located to the north of the downtown core and the Nipissing Central Railway.
The site is located to the west of Goodfish Road but has no direct road frontage. Any access
would need to be established through Site G. The site F parcel is approximately 52 ha in size and
is bound to the south by the rail line, which is used for freight and operated by Nipissing Central
Railway.
Based on the as-built and GIS-based information provided by the Town, services are provided on
Goodfish Drive, including hydroelectric (7.2/12.5 kV) and natural gas (50 mm diam. – 420 kPa).
The Town’s existing 200-mm (8-in) watermain and 300-mm (12-in) sanitary sewer are available
further south on Goodfish, across the tracks.
The topography of the site is varied – there is a rolling elevated area to the south (adjacent the
tracks) and a low-lying area to the north. The southern area is moderately forested, except for a
cleared area in the eastern portion of the property. Based on available information the cleared
area consists of a few accessory structures including several shipping containers. The site is
situated just east of a watershed.
This report is based on development of a 0.8 hectare (2 acre) lot at the south-east part of the
property in the location of the existing gravel road. For additional details refer to Drawing SKC-3
in Appendix ‘A’.

4.0

Planning Consideration and Approval Requirements

The subject sites have been reviewed within the context of the Town’s Official Plan and Zoning
By-Law, lands acquisition, and other applicable development requirements. Only items that affect
these sites are discussed below. We have also accounted for some of the relevant planning and
approval costs in the OPC Tables in Appendix ‘B’.
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4.1

Hwy. 66 – Site D
4.1.1 Town of Kirkland Lake Official Plan and Zoning By-Law
The subject site is located within the settlement area and is designated ‘Industrial’
in the Town’s Official Plan (OP), which permits light to heavy industrial uses and
energy related projects.
The Town’s Zoning By-law identifies the entirety of the site within the ‘Heavy
Industrial (M2) Zone’. A relatively inclusive range of industrial uses are permitted
and include the following:















Asphalt and asphalt products processing.
Blast furnaces.
Explosive manufacturing, storage and distribution.
Gas, bottle manufacturing and storage.
Machining.
Metal products factory.
Paint and varnish, bulk storage, warehouse.
Pulp and paper manufacturing.
Saw mill and lumber mill.
Salvage yard.
Septic tanks, servicing, cleaning, equipment yard.
Wood processing industries, manufacturing, preserving, treatment.
Other industries such as manufacturing, repair workshops and bulk storage
of goods
Accessory office, retail establishment, restaurants and cafeterias, and
recreational facilities, wholesale outlets and showrooms.

According to the regulatory requirements of the Zoning By-law, development or
redevelopment of lands zoned ‘M2’ must have a minimum lot area of 1,400 m2 (0.3
acres), not exceed a lot coverage of 50%, with buildings setback a minimum 15 m
from any lot line.
Provided a proposed industrial use falls within the identified permitted uses and
construction meets the requirements noted above, the site is not anticipated to
require either an Official Plan Amendment or Zoning By-Law Amendment.
4.1.2 Creation of Lots
Should the Town consider the creation of multiple lots on the subject site, parcels
can be created through Plan of Subdivision, Consent, or Reference Plan (R-Plan).
Given that this is a municipally-initiated development, the lots can be created
through the preparation of an R-Plan. In order to prepare the R-Plan the Town will
need to engage a Licensed Ontario Land Surveyor to complete the survey plan,
which will subsequently be deposited with the land registry office. At this stage the
Town will also need to coordinate with the Town solicitor regarding purchase and
sale agreements.
J.L. Richards & Associates Limited
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The Town will need to follow its process for the disposal of municipal land, as
identified in the Procedural By-Law and the related Provincial Acts, and may be
able to use such tools as the Town’s CIP for the sale of municipal lands.
4.1.3 Land Acquisition
The Town of Kirkland Lake owns the property, therefore no land acquisition cost is
provided.
The Town’s recently adopted CIP provides grants and loans to encourage
investment in targeted areas of the municipality. Specifically the CIP targets the
Town’s commercial and industrial sectors. The subject site, being zoned ‘M2’, is
identified as lands that qualify for those grants forming part of the CIP. Moreover,
given that the lands are municipally owned, a prospective purchaser of the lands
could take advantage of a reduction in sale price (up to 90% less than the listed
value established by Council).
4.1.4 Extension of Municipal Infrastructure
Municipal Class Environmental Assessment (MCEA)
Prior to proceeding with any development, water and sanitary sewer services
would need to be extended to the subject site in addition to hydro and natural gas.
The construction of new infrastructure will require the Town to complete the
Municipal Class Environmental Assessment (MCEA) process in all situations
where new infrastructure is proposed. Based on information provided to JLR, and
under the assumption that services will be extended in an existing municipal road
allowance, the proposed project would be classified as a ‘Schedule A+’. A
‘Schedule A+’ project is considered a pre-approved activity; however, it requires
public notification prior to project implementation. Projects which fall under a
‘Schedule A+’ cannot be appealed by the public through a Part II Order.
As the MCEA for a Schedule A+ is pre-approved, the time required to complete
this task is contingent on providing notice and completing detailed designs. Based
on JLR’s experience, once the detailed designs are complete this would typically
take +/- one (1) month to complete. We have included an allowance in the estimate
to assist with this task.
Environmental Compliance Approval (ECA)
Once the detailed design of the infrastructure has been completed, the Town will
need to submit an application for Environmental Compliance Approval (ECA) for
any new ‘mains’ that are to be built in a municipal roadway. This approval is
required for the creation of any new municipal infrastructure, such as water, sewer,
and storm sewer. New service connections to individual sites are excepted.
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4.2

Goodfish – Site F
4.2.1 Town of Kirkland Lake Official Plan and Zoning By-Law
The subject site is located outside the settlement area and is designated ‘Rural’ in
the Town’s Official Plan (OP). Industrial uses are permitted, however there is a
preference that such uses be directed to the settlement area on full municipal
services.
Policies of the OP do not preclude the Town to extend municipal services to the
rural area. Section 2.9.3.3 of the OP does, however, state that new development
will only be considered where there is no undue pressure put on existing
infrastructure or municipal services, including the extension of road networks.
Review of proposed extensions would be undertaken during the MCEA or rezoning
process.
Based on our review an Official Plan Amendment should not be necessary.
The subject site is currently zoned ‘Mining Industrial (MM) Zone’ and ‘Mineral
Extraction and Disposal (MED) Zone’. Permitted uses are limited in scope and
include uses related directly to mining or uses accessory to the mining industry.
Any proposed use not listed in the ‘MM Zone’ or ‘MED Zone’ will require a rezoning.
Moreover, any development that does not meet zone provisions, such as the
minimum 100 metre yard setbacks, would likewise require a rezoning.
4.2.2 Creation of Lots
As with Hwy 66-Site D, lot creation can be undertaken through a Plan of
Subdivision, Consent, or R-Plan. Steps involved would be the same as indicated
in Section 4.1.2 of this report, except that additional requirements would be
necessary due to the need to extend a road to the subject site. The road would
cross over lands owned by others (refer to Section 4.2.3), therefore an easement
or acquisition of land would need to occur. Following which the Town would be
required to undertake the construction of the road and then pass the required
Municipal Act By-Laws to dedicate and open the road as a Public Highway.
4.2.3 Land Acquisition
According to GeoWarehouse, the subject site was last purchased in 2017 for a
sale price of $58,000.
Note that this assigned land acquisition value in the OPC tables does not take into
consideration the current demand and market availability in the Town. The current
conditions within local industries such as the mining and forestry sectors have a
significant effect upon land values, which can fluctuate with the price of the
resource and local resource developments. Lastly, the Owners’ price expectation
and willingness to sell the property is difficult to anticipate.
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The OPC value also does not take into consideration the cost associated
easement/maintenance fees to the owner for the long-term use of the easement.
4.2.4 Extension of Municipal Infrastructure
Municipal Class Environmental Assessment (MCEA)
Prior to proceeding with any development, a road allowance will need to be
established across Lot G in the location of the existing road. Sewer and water
infrastructure will need to be extended up Goodfish Road. The sewer and water
infrastructure will also be extended across Lot G along with hydro and natural gas
to service the new development.
As with the Hwy 66-site the establishment of new infrastructure will require the
Town to complete the MCEA process. Due to the establishment of a new municipal
roadway for services to be extended within, the MCEA process for this project
would be classified as a Schedule “B”. Under this classification category the
operative assumption is that there are some potential adverse environmental
impacts. As a result, the Town is required to proceed through a screening and
consultation process, which generally includes the following:







Provide a Notice of Commencement.
Identify the problem or opportunity (i.e. how to service these lands) and
alternative solutions.
Inventory the natural, social, economic environment through a desktop study
and identify potential impacts to such features created by the project.
Consult with review agencies, stakeholders, and the public to review above
information.
Select a preferred solution and provide a Notice of Project Completion.
Indigenous consultation will also be required.

This process will identify the need for any additional studies to support the
development. There is always the potential requirement for an archaeological
study and/or environmental study to determine if there are any additional natural
heritage features. Further, pending comments from the railway authority, a
noise/vibration study may be necessary.
In our experience, a project of this nature may take up to four (4) months to
complete the MCEA process, notwithstanding significant interest from public,
stakeholders, or the Province. There is also always the possibility for an appeal
(Part II Order) of the MCEA process which will extend the required schedule.
Environmental Compliance Approval (ECA)
Once the detailed design of the infrastructure has been completed, the Town will
need to submit an application for Environmental Compliance Approval (ECA) for
any new ‘mains’ that are to be built in a municipal roadway. This approval is
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required for the creation of any new municipal infrastructure, such as water, sewer,
and storm sewer. New service connections to individual sites are excepted.
4.2.5 Other Requirements
Environmental Site Assessment (ESA)
As noted in Section 3.2, the cleared area at the Goodfish Site includes accessory
structures and shipping containers. For this reason it is recommended that the
Town complete a Phase 1 Environmental Site Assessment (ESA) prior to the
purchase of the land to provide assurance that there are no historical activities that
would encumber the site. The Phase 1 ESA is undertaken when purchasing a
commercial/industrial property in order to minimize liability risks as a result of
contamination.
The requirement for an ESA can come from the purchaser as a means of
discretion, the financial institution that finances the purchase, or the local
municipality. The scope of work is not absolutely defined in the Standard but there
are four principles involved in the Phase 1 ESA process:





A records review in order to collect data on past activities on the site and
neighboring properties, including mandatory documents and related
documents.
A site visit to identify any visual evidence of actual or potential contamination
(for example, an underground oil tank, or asbestos pipe insulation).
Interviews with site personnel, government officials and third parties.
Evaluation of the information and reporting of the findings and conclusions.

Rail Line
The subject site may require additional approval from the rail authority having
jurisdiction over the tracks which is located immediately to the south of this parcel.
Permit and/or study requirements should be confirmed with the Nipissing Central
Railway. Based on our experience safety mitigation measures will likely be
required.
4.3

Comparison of the Study Sites

The foregoing was a high-level examination of planning and development requirements for the
establishment of industrial sites on each of Hwy 66 - Site D and Goodfish – Site F. Based on our
review, it is our opinion that the Hwy 66-Site represents the least amount of constraints or
challenges to development. The following will serve to highlight the rationale behind that
conclusion:


Although an Official Plan Amendment should not be required for either of the study sites, a
rezoning of the Goodfish site will be necessary in order to allow for greater development
opportunities. The list of permitted uses for the current zoning of the Goodfish site are
relativity limiting and setbacks to lot lines (i.e. 100 m) may cause development constraints.
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Based on the provisions of the Town’s Official Plan, industrial uses on full services and
extension of municipal services is preferred within the settlement area. As previously noted
only the Hwy 66-site is located within the settlement area.



There is a level of unpredictability and additional costs to the Town for the acquisition of
lands not currently owned by the Town at the Goodfish site. Moreover, the Hwy 66-site
provides financial incentives to potential inbound tenants through the Town’s CIP grant
program.



In both cases municipal infrastructure would need to be extended. The Hwy 66 and
Goodfish sites fall under a Schedule A+ and Schedule B of the MCEA, respectively. Due to
the greater requirements associated with a Schedule B project, the Hwy 66 site is favoured
in this respect. As noted above, a Schedule B would also require additional technical
studies, which would extend the process and add additional costs to the project.

5.0

Conceptual Review of Site Development

We have completed a conceptual review of the opportunities and restrictions for development of
the two subject sites in terms of servicing (water, sewer), utilities (hydro, natural gas), access and
other applicable development requirements. Only items that affect these sites are discussed
below. Cost estimates have been developed for these items and are presented in the OPC Tables
in Appendix ‘B’.
Stormwater management facilities will likely be required on any site developed to limit postdevelopment peak runoff rates to pre-development levels. Stormwater quality objectives will
generally need to meet the MECP’s criteria for removal of total suspended solids (TSS) prior to
discharge to an existing drainage system. Typically a block of land within the parcel would need
to be dedicated to construct a stormwater management facility, complete with quality and quantity
control prior to downstream discharge. These items would need to be reviewed in further detail
pending site-specific design objectives and restrictions.
5.1

Hwy. 66 – Site D
5.1.1 Access
As noted in Section 3.1, our analysis is based on development of a 0.8-ha parcel
on Archer Drive, as illustrated on Drawing SKC-2 in Appendix A. Because the
parcel fronts on Archer, creation of a new municipal roadway right-of-way
extending into the parcel is not necessary for development of this parcel.
5.1.2 Municipal Watermains
An existing 250-mm diameter watermain is available on Archer Drive, and a service
to the proposed lot (assumed 25 mm diameter) would be extended from that main
to the lot line.

J.L. Richards & Associates Limited
JLR No.: 28211-001

-9-

October 24, 2019
Revision: REV_01

Industrial Development: Pre-Feasibility Study and Opinion of
Probable Cost
The Town of Kirkland Lake
Operating Pressure
The availability of municipal water service in the existing system is generally based
on the available pressure (MECP guidelines recommend a target minimum of 350
kPa, however the pressure can be as low as 275 kPa during normal operating
conditions) and flow in the system. In order to understand the performance of the
existing system, the Town provided a copy of the Town of Kirkland Lake Water
Distribution Hydraulic Model report prepared by Stantec.
The Stantec report indicates that the minimum pressure modeled in the system is
102 kPa, which is well below the minimum recommended by the MECP. However,
Stantec comments that lower pressures occur in the northern and eastern areas of
the community, which means that the operating pressure in the Archer Drive area
may be sufficient to meet MECP recommendations.
Fire Flow
We have completed a preliminary calculation on the minimum required fire flow for
a potential new industrial building at this site based on the Fire Underwriter’s
Survey (FUS) and the assumptions listed in Section 1.0. The actual required fire
flow would only be known at the time of a building permit application. Depending
upon factors such as the type of construction, contents and sprinklers the minimum
required fire flow could range from 100 L/s to 183 L/s.
Based on the Stantec report, it is understood that available fire flow within the
system range from 33 L/s to 250 L/s. Further, Stantec notes that:
“…areas with greater available fire flow are located in close proximity to the larger
diameter watermains that provide looping between the Kirkland Lake WTP and the
Chaput Hughes Standpipe.”
The main on Archer Drive is one of the mains referred to above as it provides the
loop noted, accordingly it is reasonable that the available fire flow in the main is at
the higher end of the range noted previously. However, if the development of this
site is favoured, we would recommend a hydrant test to confirm the operating
pressure and available fire flow for design purposes.
5.1.3 Sanitary Sewers
An existing 250-mm diameter PVC sanitary sewer exists on Archer Drive west of
Site D, and another sanitary sewer (assumed to be 250 mm) to the east, which
conveys flow to the Town’s wastewater plant. Service to Site D would be provided
by extending the main from the east to a point in front of the parcel, then a 100mm service to the lot line and test maintenance hole.
We have completed a preliminary calculation on the peak sanitary sewer flow from
this site based on the assumptions listed in Section 1.0 and the MECP Guidelines
(average flow of 35 m3/ha/day for ‘light’ industrial) with a peaking factor. Based on
this rationale, the peak flow from this site is approximately 2.0 L/s.
J.L. Richards & Associates Limited
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We have not been provided with any information from the Town regarding the
capacity of the sanitary sewer system downstream of this point, nor the capacity of
the plant to accommodate additional flow.
5.1.4 Hydro and Telecommunications
Hydroelectric service to Site D can be extended from the existing overhead 3 phase
7.2/12.5 KV hydro line on Archer Drive. However, we understand from Hydro One
Networks Inc. that the distribution station transformer would need to be upgraded
at this location.
As illustrated on Drawing SKC-2, a high capacity 44 kV transmission line is present
in the lands north of Archer Drive. Hydro One has indicated they would be able to
accommodate the full development load by connecting to this line. Service could
be provided to the 44 kV line by either obtaining an easement across these lands,
or extending service from the point to the west where the transmission line crosses
Archer Drive.
In determining the electrical costs, it has been assumed that the average
connection load will be a 400A, 600VAC service for each of the lots. There are the
following considerations for provision of electrical power:




A transmission load connection is not required.
During the next design phase, Hydro One should be contacted, the
connections should be negotiated, and the distances confirmed.
Underground conduit will be used for the electrical services to the developed
lot on either site.

It is understood that telecommunications services are present in the area, and
would be extended to the site as part of the servicing exercise by Hydro One
Networks Inc.
5.1.5 Natural Gas
A 7000 kPa maximum operating pressure gas line is present in the lands north of
Archer Drive (there does not appear to be any service along Archer Drive in front
of Site D). Natural gas can be provided to the site by extending a service along
Archer Drive from the point to the west where the high pressure line crosses Archer
Drive, then extending a private service to Site D.
In determining the costs for natural gas, it was assumed that the utility would not
charge for extending the natural gas infrastructure, there would be required costs
for upgrading the existing main and the only costs would be related to rock
trenching.
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5.2

Goodfish – Site F
5.2.1 Access
Our analysis is based on development of a 0.8-ha parcel on Site F of the Goodfish
parcel, as illustrated on Drawing SKC-3 in Appendix A. This site does not front on
Goodfish Drive, accordingly a road right-of-way will need to be established across
Site G at the location of the existing gravel road. The gravel road will need to be
upgraded with ditching and two lanes for truck traffic.
5.2.2 Municipal Watermains
An existing 200-mm watermain is available on Goodfish Road, which terminates
on the south side of the rail line. This main would need to be extended across the
tracks (likely via directional drilling) to the new roadway at Site G and along the
new roadway. A private service (assumed 25 mm diameter) would then be
extended from that main to Site G.
Operating Pressure
As discussed in Section 5.1.2, minimum operating pressures should be 275 kPa
according to MECP guidelines. Stantec has indicated that lower pressures occur
in the northern and eastern areas of the community, and that the minimum
pressure obtained from their model is 102 kPa. Accordingly, the actual operating
pressure of the water system in this area may be a concern.
Fire Flow
As noted in Section 5.1.2, Stantec has estimated that available fire flow within the
network ranges from 33 L/s to 250 L/s. Given this area is to the north of the
downtown core and not in close proximity to the loop referred to, it is possible the
available fire flow is at the lower end of the range provided by Stantec.
For both of the items noted above, if the development of this site is favoured, we
would recommend a hydrant test to confirm the operating pressure and available
fire flow for design purposes.
5.2.3 Sanitary Sewers
There is no sanitary sewer service provided north of the tracks on Goodfish Drive.
Based on the GIS data provided by the Town, the sanitary sewer immediately south
of the tracks is a 300-mm diameter AC sewer that extends southerly towards
Duncan Avenue North. Service to Site F would be provided by extending a sanitary
sewer north and across the tracks (likely via directional drilling) to the new roadway
at Site G and along the roadway. A private service (assumed 100 mm diameter)
would then be extended to the Site F lot line and test maintenance hole.
As noted in Section 5.1.3, we have completed a preliminary calculation on the peak
sanitary sewer flow from this site. The peak flow is approximately 2.0 L/s.

J.L. Richards & Associates Limited
JLR No.: 28211-001

-12-

October 24, 2019
Revision: REV_01

Industrial Development: Pre-Feasibility Study and Opinion of
Probable Cost
The Town of Kirkland Lake
We have not been provided with any information from the Town regarding the
capacity of the sanitary sewer system downstream of this point, nor the capacity of
the plant to accommodate additional flow.
5.2.4 Hydro and Telecommunications
Hydroelectric service to Site F can be extended across Site G from the existing
overhead 3 phase 7.2/12.5 KV hydro line on Goodfish Road. Should the Town
decide to pursue additional development on Site F in the future, or should
additional power be necessary for a tenant/landowner, power would need to be
extended to the site from a higher capacity line elsewhere in the community.
In determining the electrical costs, it has been assumed that the average
connection load will be a 400A, 600VAC service for each of the lots. There are the
following considerations for provision of electrical power:





A transmission load connection is not required.
During the next design phase, Hydro One should be contacted, the
connections should be negotiated, and the distances confirmed.
Overhead pole lines will be used to bring power to Site F. The pole line
routing will follow the gravel access road.
Underground conduit will be used for the electrical services to the developed
lot on either site.

It is understood that telecommunications services are present in the area, and
would be extended to the site as part of the servicing exercise by Hydro One
Networks Inc.
5.2.5 Natural Gas
The Goodfish area does not have a high pressure line nearby. Most of what is
available are steel or plastic lines with a maximum operating pressure of 420kpa.
Our understanding from Enbridge Gas Inc. is that these lines are typically are not
ideal to run in an industrial park as they may not have a sufficient capacity for that
type of use.
A 50-mm diameter steel 420 kPa maximum operating pressure gas line is present
along Goodfish Road, which terminates near the proposed entrance through Site
G. Natural gas could be provided to the site by extending the main along Goodfish
Road from the current termination point and along the new roadway through Site
G, then extending a private service to Site F.
In determining the costs for natural gas, it was assumed that the utility would not
charge for extending the natural gas infrastructure, there would be required costs
for upgrading the existing main and the only costs would be related to rock
trenching.
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6.0

Opinion of Probable Cost (OPC)

This review summarizes OPCs for development of two industrial uses/sites on each study site,
including servicing, access, clearing and preliminary site grading, land costs, together with
planning and approval requirements and anticipated associated costs. The OPCs provided herein
are Level D, and are provided to offer a general understanding of the magnitude of anticipated
construction and approvals costs for comparative purposes. We have included a 30%
contingency given the level of precision of the study.
JLR has attempted to include all costs associated with each site based on the information
available and provided by the Town. A more refined OPC with supporting sketches, etc. can be
provided under a separate scope of services following completion of the site selection process.
Note that the OPCs exclude such items as:



Fees (legal, approval, permits).
Specialized and/or additional studies which have not been specifically identified, including
but not limited to environmental field review, species at risk studies, archaeological studies,
or traffic studies.

The OPCs for each study sites are summarized as follows:
Hwy. 66 – Site D
Goodfish – Site F

$ 1,166,000
$ 1,633,000

Please refer to the OPC Tables in Appendix ‘B’ for further detail.

7.0

Alternative or Additional Development Options

We have prepared some preliminary comments related to alternative or additional development
opportunities of the study sites. Please note that the following items have not been provided any
anticipated associated costs.
HWY 66-Site D
There is further opportunity within most of the Hwy 66 site to establish an expanded Industrial
Subdivision (or “Park”). Many of the parcels in this area are amenable to development, although
additional approvals would be required (e.g. re-zoning) and services would need to be extended.
Multiple parcels could be combined (e.g. parcels E, D, C, B) wherein a new industrial roadway
could loop off of Archer Drive to the east and intersect again with Archer Drive to west along an
existing access easement on Site B. Municipal services (sewer, water), hydro, natural gas and
telecommunications utilities could be extended along this new roadway, allowing for individual
services to lots within the subdivision. We note that the establishment of a new road would deem
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the project to be a Schedule B of the MCEA. See section 4.2.4 of this report for requirements
associated with the project type.
The creation of an industrial park at this location would provide the Town with the opportunity to
split the lands into a number of lots to lease or sell lots to inbound investors looking to locate and
operate their business in Kirkland Lake. In determining the form of land ownership, the Town
should assess the probability of each of these forms, taking into account their own criteria and
objectives for business and land development, as well as reflecting on those of potential inbound
inventors, which may impact their decision to locate there.
This potential for future expansion does not exist to the same extent at the Goodfish site given
challenges associated with development of many of the parcels.
This report has been prepared for the exclusive use of the Town of Kirkland Lake, for the stated
purpose, for the named facility. Its discussions and conclusions are summary in nature and cannot
be properly used, interpreted or extended to other purposes without a detailed understanding and
discussions with the client as to its mandated purpose, scope and limitations. This report was
prepared for the sole benefit and use of the Town of Kirkland Lake and may not be used or relied
on by any other party without the express written consent of J.L. Richards & Associates Limited.
This report is copyright protected and may not be reproduced or used, other than by the Town of
Kirkland Lake for the stated purpose, without the express written consent of J.L. Richards &
Associates Limited.
J.L. RICHARDS & ASSOCIATES LIMITED
Prepared by:

Reviewed by:

Anne Dorion, M.A.
Planner

Robert Langlois, P.Eng., FEC, PMP
Senior Civil Engineer
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OPC Tables

JOB No.
PROJECT

CLASS 'D' OPINION OF PROBABLE COSTS
Highway 66 SITE D

28211-001
Kirkland Lake Development Feasibility Study
Land Development Costs (2 Potential Sites)

PREPARED
DATE
October 24, 2019
CHECKED

Site Area: 97 Hectares
Frontage:420 m

ITEM DESCRIPTION

QTY

UNIT

Land acquisition and permitting costs
Land Cost
Zoning by-law amendment (fee)
Municipal class environmental assessment (Schedule A+)
Environmental compliance approval
Detailed Civil Design (assume 10% of construction)
Ontario Land Surveyor (OLS) - allowance
Geotechnical Investigation - allowance

0
0
1
1
1
1
1

s.s.
s.s.
s.s.
s.s.
s.s.
s.s.
s.s.

2.01
2.02
2.03
2.04

Sewer and water
Watermain
Watermain - hydrant
Watermain - valve
Watermain - service to lot - assume 25mm
Watermain - curb stop (valve at property line)

1
2
1
1

2.05
2.06
2.07
2.08

Sanitary
Sanitary - 250mm (gravity sewer)
Sanitary - maintenance hole (100m max spacing)
Sanitary - service to lot
Test maintenance hole

3
3.01

Fire protection
Fire protection - (Existing tanker trucks)

4
4.01
4.02

Rock Excavation
Natural Gas Trench (allowance)
Sewer and Water Trench (allowance)

5
5.01
5.02
5.03
5.04

Electrical
Overhead Poles to site
Transformer
Lot Service (m) 1x30m
Mob/demob

6
6.01
6.02

Site preparation and preliminary lot grading
Clearing and grubbing (treed lot)
Subgrade grading

1
1.01
1.02
1.03
1.04
1.05
1.06
1.07

2

500
6
1
1

UNIT RATE

$58,000.00
$4,000.00
$5,000.00
$6,000.00
$80,000.00
$20,000.00
$15,000.00
Sub-Total

$0.00
$0.00
$5,000.00
$6,000.00
$80,000.00
$20,000.00
$15,000.00
$126,000.00

ea
$7,500.00
ea
$5,500.00
ea
$3,000.00
ea
$3,000.00
Sub-Total (Watermain)

$7,500.00
$11,000.00
$3,000.00
$3,000.00
$24,500.00

m
$250.00
ea
$8,500.00
ea
$4,000.00
ea
$5,000.00
Sub-Total (Sanitary)
Sub-Total

$125,000.00
$51,000.00
$4,000.00
$5,000.00
$185,000.00
$209,500.00

1

s.s.

$0.00
Sub-Total

$0.00
$0.00

1500
750

cu.m.
cu.m.

$160.00
$160.00
Sub-Total

$240,000.00
$120,000.00
$360,000.00

11
1
30
1

ea
s.s.
m
s.s.

$8,000.00
$30,000.00
$400.00
$20,000.00
Sub-Total

$88,000.00
$30,000.00
$12,000.00
$20,000.00
$150,000.00

8000
800

sq.m.
sq.m.

$6.00
$4.00
Sub-Total

$48,000.00
$3,200.00
$51,200.00

SUB-TOTAL COST - Rounded
CONTINGENCY - 30% Rounded
TOTAL CONSTRUCTION COST (Excludes HST)

* Please note that in providing opinions of probable construction cost, one should understand that
J.L. Richards & Associates Limited has no control over the cost or availability of labour, equipment
or materials, or over market conditions or the Contractor’s method of pricing, and that our opinions
of probable construction costs are made on the basis of the our professional judgment and experience.
We make no warranty, express or implied, that the bids or the negotiated cost of the Work will not
vary from our opinion of probable construction cost.
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TOTAL

$896,700.00
$269,100.00
$1,165,800.00

LEGEND
s.s.
ea
m
2
m
3
m

Stipulated Sum
Each
Metre
Square Metres
Cubic Metres

JOB No.
PROJECT

CLASS 'D' OPINION OF PROBABLE COSTS
GOODFISH SITE F

28211-001
Kirkland Lake Development Feasibility Study
Land Development Costs (2 Potential Sites)

PREPARED
DATE
October 24, 2019
CHECKED

Site Area: 52 Hectares
Frontage: No Road Frontage

ITEM DESCRIPTION

QTY

UNIT

UNIT RATE

TOTAL

1
1
1
1
1
1
1
1

s.s.
s.s.
s.s.
s.s.
s.s.
s.s.
s.s.
s.s.

$58,000.00
$5,000.00
$4,000.00
$35,000.00
$6,000.00
$100,000.00
$20,000.00
$15,000.00
Sub-Total

$58,000.00
$5,000.00
$4,000.00
$35,000.00
$6,000.00
$100,000.00
$20,000.00
$15,000.00
$243,000.00

1
1.01
1.02
1.03
1.04
1.05
1.06
1.07
1.08

Land Acquisition, Permitting and Design Costs
Land Cost
Environmental Site Assessment (Phase 1 only)
Zoning by-law amendment (fee)
Municipal class environmental assessment (Schedule B)
Environmental compliance approval
Detailed Civil Design (assume 10% of construction)
Ontario Land Surveyor (OLS) - allowance
Geotechnical Investigation - allowance

2
2.01
2.02
2.03
2.04
2.05
2.06
2.07

Roads Access Across Lot 'g'
Clearing and Grubbing
Granular 'A' (150mm)
Granular 'B' (450mm)
Subgrade Fill (allowance)
Granular Shoulders-150mm Granular 'A' (2.00m wide)
Roadside ditch (hydroseed)
Entrance Culvert (450mm diameter HDPE)

500
900
500
1
390
180
1

sq.m.
sq.m.
sq.m.
s.s.
sq.m.
m
ea

$5.00
$13.00
$35.00
$10,000.00
$13.00
$20.00
$3,500.00
Sub-Total

$2,500.00
$11,700.00
$17,500.00
$10,000.00
$5,070.00
$3,600.00
$3,500.00
$53,870.00

3.01
3.02
3.03
3.04
3.05
3.06
3.07

Sewer and water
Watermain
Watermain - extension of existing 200mm WM (in roadway) c/w restoration
Watermain - casing under railway (directional drilling)
Watermain - hydrant
Watermain - valve
Watermain - service to lot - assume 25mm
Watermain - curb stop (valve at property line)
Connect to existing

320
20
2
2
1
1
1

m
$500.00
m
$6,000.00
ea
$7,500.00
ea
$5,500.00
ea
$3,000.00
ea
$3,000.00
ea
$5,000.00
Sub-Total (Watermain)

$160,000.00
$120,000.00
$15,000.00
$11,000.00
$3,000.00
$3,000.00
$5,000.00
$317,000.00

3.07
3.08
3.09
3.10
3.11

Sanitary
Sanitary - 300mm (gravity sewer)
Sanitary - casing under railway (directional drilling)
Sanitary - maintenance hole (100m max spacing)
Sanitary - service to lot
Test maintenance hole

450
20
5
1
1

m
$225.00
m
$6,000.00
ea
$8,500.00
ea
$4,000.00
ea
$5,000.00
Sub-Total (Sanitary)
Sub-Total

$101,250.00
$120,000.00
$42,500.00
$4,000.00
$5,000.00
$272,750.00
$589,750.00

4
4.01

Fire protection
Fire protection - (Existing tanker trucks)

5
5.01
5.02

Rock Excavation
Natural Gas Trench
Sewer and Water Trench

6
6.01
6.02
6.03
6.04

Electrical
Overhead Poles to site
Transformers
Lot Service (m) 1x30m
Mob/demob

7
7.01
7.02

Site preparation and preliminary lot grading
Clearing and grubbing (treed lot)
Subgrade grading

3

1

s.s.

$0.00
Sub-Total

$0.00
$0.00

250
1200

cu.m.
cu.m.

$160.00
$160.00
Sub-Total

$40,000.00
$192,000.00
$232,000.00

3
1
30
1

ea
s.s.
m
s.s.

$8,000.00
$30,000.00
$400.00
$20,000.00
Sub-Total

$24,000.00
$30,000.00
$12,000.00
$20,000.00
$86,000.00

8000
800

sq.m.
sq.m.

$6.00
$4.00
Sub-Total

$48,000.00
$3,200.00
$51,200.00

SUB-TOTAL COST - Rounded
CONTINGENCY - 30% Rounded
TOTAL CONSTRUCTION COST (Excludes HST)

*

Please note that in providing opinions of probable construction cost, one should understand that
J.L. Richards & Associates Limited has no control over the cost or availability of labour, equipment
or materials, or over market conditions or the Contractor’s method of pricing, and that our opinions
of probable construction costs are made on the basis of the our professional judgment and experience.
We make no warranty, express or implied, that the bids or the negotiated cost of the Work will not
vary from our opinion of probable construction cost.
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$1,255,820.00
$376,800.00
$1,632,620.00
LEGEND
s.s.
ea
m
m2
m3

Stipulated Sum
Each
Metre
Square Metres
Cubic Metres
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