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Staff Report 
Infrastructure & Public Works 

Report To: Committee of the Whole 
Meeting Date: May 14, 2018 
Report Number: CSPW.18.039 
Subject: Elma and Alice Streets Reconstruction Project – Discussion with 

Residents 
Prepared by: Michael Campbell Construction Coordinator 

A. Recommendations 

THAT Council receive Staff Report CSPW.18.039 entitled “Elma and Alice Streets Reconstruction 
Project – Discussion with Residents”; 

AND THAT Council direct Staff to adopt the Staff design approach recommendations in Report 
CSPW.18.039 to complete the Preliminary Design Report for Elma Street and Alice Street 
Reconstruction. 

B. Overview 

The purpose of this Staff Report is to provide Council with a summary of the April 4, 2018 
meeting between Town Staff and a delegation of residents from Elma Street and Alice Street, 
and to obtain direction to complete the Preliminary Design Report for the Elma and Alice 
Streets Reconstruction Project.  

C. Background 

The Town has initiated the preliminary design of the reconstruction of Elma and Alice Streets in 
Thornbury (the "Project"). This is the first project resulting from the Thornbury Road 
Infrastructure Project (TRIP) Study which prioritized the reconstruction of the older areas of 
Thornbury. The Town has retained WSP Canada Inc. (WSP) to prepare the preliminary design.  

When considering the reconstruction standards to which Elma and Alice Streets would be 
reconstructed, Council directed Staff to undertake a Level of Service (LOS) Review for the wider 
community using the Project as a case study. The findings of the LOS Review will be touched 
upon in this Staff Report however the primary discussion in this Report relates to the Project. A 
separate Staff Report (CSPW.18.019) has been prepared regarding the wider LOS Review. 

A Public Information Centre (PIC) held for the Elma & Alice Project was the first opportunity for 
residents in the area to raise any concerns or provide input to the level of service discussions 
for their streets to date. This PIC was conducted on December 13, 2017 and approximately 17 
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residents participated. Feedback was received directly at the PIC and through the submission of 
comment sheets.  

A group of interested residents also met with Town Staff on January 25, 2018 to discuss the 
project and understand it better. On February 12, 2018, this group of residents attended 
Council to voice their opinion on the infrastructure they feel is appropriate for their 
neighbourhood. A copy of their deputation materials is provided as Attachment #1. At this 
meeting Council directed Staff to meet with the residents once again and report on the 
discussion especially where Staff didn’t support the preferences of the residents. This second 
meeting took place on April 4, 2018 and this Report responses to Council’s direction.  

D. Analysis 

The resident group understands that the bulk of the infrastructure will be replaced as required 
to service the land uses and is buried. Their comments and concerns were focused on the 
surface elements such as the roads and sidewalks, boulevard landscape and street lighting. A 
local concern for the residents of Elma Street is the grade change south of Louisa Street. Each of 
the topics will be outlined below along with the position of the residents group and Staff’s 
recommendation. 

Road Width 

The LOS Review considered the road width and proposed a 7.5m width of asphalt with barrier 
curb and gutters. This road width was recommended to promote traffic calming. The barrier 
curb is recommended to reduce the possibility of vehicles jumping the curb to enhance 
pedestrian safety, to reduce the clearance zone behind the curb to obstructions (i.e. street 
trees) and to reduce snow plow damage to boulevards. 

The resident group’s request is for a wider road than 7.5m and mountable curbs along with 
painted fog lines and center lines. An 8.0 to 8.5m wide road and mountable curbs was 
suggested for parking and enabling cyclist to move off the road if squeezed by vehicular traffic. 
The painted lines are suggested to promote traffic calming. Staff have utilized this road lining 
technique with some success on Beaver Street between Alice and Alfred Streets. A picture is 
provided as Attachment #2. It should be noted that the road was constructed with mountable 
curbs. 

For reasons outlined in more detail in Staff Report CSPW.18.019, Staff recommend that the 
road width remain at 8.5m with barrier curb and fog lines. The primary justifications for the 
recommendation are: i) enabling on-street parking; ii) pedestrian safety; and, iii) traffic calming 
respectively.   

The costs for the road width will remain the same, the cost differential for barrier curb 
construction is negligible however the annual cost of fog lines is $250/km/line. 
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Sidewalks 
 
Sidewalks on one side of the road is the current Town standard for urban local roads. This 
presumes residents can reasonably and safely cross the street to the sidewalk as traffic volumes 
are low on local residential roads. On busier streets such as a collector or arterial roads, 
sidewalks on both sides of the street are common. The direction that came out of the workshop 
process was a 1.8m wide sidewalk on one side of the road for local roads in conjunction with 
narrower roads.  
 
The existing sidewalks on Elma and Alice are typically on one side of the street with a portion of 
Elma between Alice and Louisa having 2 sidewalks. The resident group’s request is for 
sidewalks on both sides of these streets and suggest that as the older sections of Thornbury are 
reconstructed, sidewalks on both sides of the street be the norm. This suggestion stems from 
the numerous destinations and the wish to increase the walkability of the Town. A package 
prepared by the resident group is provided as Attachment #3. This increased level of service will 
provide better movement for pedestrians and ease of access to the sidewalks for all residents 
and small children because it reduces crossing the street mid-block. They are also asking that 
the Town consider some type of road treatment or marking where sidewalk routes cross roads. 
 
While Staff recognize that more sidewalks offer more flexibility for pedestrians, Staff feel the 
installation of two sidewalks on local roads or enhanced cross walk markings are not warranted. 
The roads in the area of the Project that have or will have double sided sidewalk are Bruce 
Street, Arthur Street, Victoria Street and Alfred Street which will act as the collector road 
system for all traffic – pedestrians, vehicles and vehicles. Some larger municipalities require 
double sided sidewalks in their downtown areas but those roads have higher residential 
densities that lead to higher pedestrian loadings than the single family residential properties 
along and in the area surrounding Elma and Alice Streets. Transportation systems are typically 
designed to the 85th percentile. That is, the worst day conditions are not the deciding factor. 
Over a year a transportation system, including sidewalks, is expected to reach or exceed 
capacity 55 times. To construct at a higher level of service than required the majority of time is 
generally considered over-built and excessive. Staff recommend that the Project be 
reconstructed with single sided sidewalk on the west and north sides of Elma and Alice Streets 
respectively to facilitate movement to and from the community centre and the commercial 
development along Arthur Street. This is also the current location of the majority of the existing 
sidewalk. Staff also recommend that the sidewalk width be set at 1.5m instead of increasing it 
to 1.8m to enable the wider asphalt width and street tree placement. It may be possible to 
have a 1.8m wide sidewalk but may limit street tree placement. In the event that enhanced 
cross walk markings become warranted, the Town can install the markings later within an 
annual line painting program. 
 
Construction of sidewalks on both sides of local streets would add a proportional cost to 
construction. The Town’s benchmark pricing suggests a 1.8m concrete sidewalk would be in the 
order of $120,000/km or approximately $110,000 for the Project alone. The ongoing 
maintenance costs are $3,125/km annually.  
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The option exists for residents who are willing to fund the installation of additional or wider 
sidewalks to petition the Town to undertake a local improvement project at their cost.  

Street Trees 

Municipally owned street trees constitute a portion of the greater urban canopy. The benefits 
of street trees include: 

• Cleaner air; 
• Augments storm water management; 
• Extends life of roads by shading and reducing temperature of surface; 
• Creates a pleasant environment for road users; 
• Provides traffic calming; and, 
• Typically, increased property values. 

 
The existing street trees in Town have generally receive little or no maintenance through their 
life. Discussions with arbourists suggest that many older trees would have benefitted from 
pruning maintenance throughout their lives to produce a healthier and longer lasting tree. The 
selection of tree species and construction methodology are also quite important to the success 
of a tree. The urban environment is a very stressful situation for many tree species. Sugar 
maple trees for example can expect to have a 300 year lifespan in their natural environment, 
but in an urban setting this can be reduced to 60 to 80 years provided they survive the first few 
years to get established. The reduced life reflects the lack of maintenance but as well that sugar 
maple trees are not well suited to an urban environment. The Town asked for a 
recommendation on tree species for street trees during the design of the Windfall 
Development. Three trees species were recommended, namely Autumn Blaze Maple, Valley 
Forge Elm and Red Oak from a long list of tree options. Various municipalities have extensive 
lists of suitable street tree species that will be considered when finalizing the final design of the 
Project in consultation with and arborist and the area residents. 
 
The resident group’s request is for street trees planted at 8m centers. This density of street 
trees will result in approximately 200 trees planted throughout the Project. While this 
placement of trees will create a dense street tree canopy, its impracticable to achieve this 
density due to other conflicts such as driveways, hydro poles, fire hydrants, utility 
pedestals/vaults, hydro transformers etc. Each of these conflict points require a set clearance 
to obstructions.  
 
Staff recommend street trees be planted to achieve an average density of 1 tree per standard 
lot or approximately one per 15m to 18m. This is not to say a tree will be placed in front of each 
lot but is a density goal. An arborist will be make recommendations on the tree species and 
locations to maximize the likelihood of success.  
 
The adoption of an extensive best-practices street tree planting program will have significant 
budget implications for both the tree installation and ongoing maintenance. The cost of 
installing a 2.5m to 3.0m tall tree is $200 while a 3.5m to 5.0m tall tree increases to $1000. 
Human and financial resourcing has to be made available for management, maintenance, 
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removal and replacement of the existing urban forest and new trees. An estimate of the cost of 
maintaining an urban forest to best-practice standards is not readily available however 
estimates of $80 - $100 annually per street tree have been suggested. Further research is 
required, with input from similar sized municipalities and consideration of the desired level of 
service, before Town Staff can estimate the ongoing costs of a proactive street tree 
management program. 
 
Street Lights 

The purpose of street lighting is for public safety of all road users including pedestrians, cyclists 
and drivers. Lighting enables drivers to see pedestrians and cyclists and to provide confidence 
to pedestrians regarding their personal safety. WSP reports that the Town’s current lighting 
standards does not meet the IESNA RP-8 (Illuminating Engineering Society) standard which is 
the most common municipal roadway lighting performance standard. The standards 
recommend the performance levels for illumination levels, uniformity, etc. The outcome of the 
LOS Review was that the lighting levels remain the same as currently outlined in the Town 
Engineering Standards with emphasis on dark-sky lighting and that project specific decisions for 
lighting levels be considered with input from residents. 

WSP reports that the existing streetlights on Elma and Alice just meet the Town’s current 
standard for illumination. The problem with the existing system is the inconsistent level of 
illumination which makes it difficult for driver’s eyes to see in the dark spots. WSP 
recommended that additional lighting fixtures be added to existing utility poles within the 
Project area to reduce dark spots in the street illumination. 

The resident group’s request is that the current streetlights are adequate even though they 
recognize the inconsistent illumination and presence of dark spots. They also cite their concerns 
with street lighting in general such as: 

• Light pollution 
• Glare on and into homes 
• Harsh lighting 

 
The residents also suggest street lights have a colour temperature no greater than 3000 Kelvin 
which is much like warm incandescent or candle light. The installed street lighting has a 
correlated colour temperature (CCT) of 4000 Kelvin which is between warm and natural neutral 
white and widely used for street lighting. The intention of street lighting is to focus light on the 
road and sidewalks and to avoid lighting private property and homes. 
 
Staff recommend that the existing street lighting on the Project be augmented by adding dark-
sky compliant street lights on the existing available utility poles. Any existing streetlights that 
are identified during final design as casting too much light onto private property will be 
realigned or modified to reduce the amount light spillage.  
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Elma Street Hill 

The grade of Elma Street immediately south of Louisa Street has a number of constraints that 
will challenge the design engineers. The existing grade at 8.3% is slightly steeper than the 
Town’s standard maximum of 8% for local urban roads. Elma Street is considered the through 
road at the Louisa Street intersection. The grade through the intersection is significantly 
steeper than the Town standard of 3.5% for through streets at intersections. Discussions with 
WSP during the preliminary engineering work included lowering the top of the hill on Elma 
Street to improve the intersection geometry at Louisa Street. 

Lowering the elevation of the top of the hill and reducing the grade of Elma through the Louisa 
intersection will likely require retaining walls along Elma. The location of the sidewalk along 
Elma is also an issue. Currently the sidewalk deviates to the back of the curb due to the side 
slope in the boulevard. The third constraint is Lorne Street that intersects with Elma Street. 

The residents did not provide any preferred requests with respect to the hill except noting that 
the area needs to be improved for pedestrian safety. They did ask to review the elevations and 
cross sections. It is Staff’s intention and practice to well engage affected property owners and 
residents during a reconstruction project. The Elma and Alice Street residents will be shown the 
concept plans for the Elma Street hill early during the final design phase of the Project.  

Summary 

The chart below is a summary of the infrastructure concerns raised by the resident group and 
Staff’s recommendation to carry forward to complete the preliminary design of the Project. 

Infrastructure Resident Group’s Request Staff’s Design  
Recommendation 

Road Width 8.0/8.5m 8.5m 

Curb Type Mountable/Barrier Curb & 
Gutter 

Barrier Curb & Gutter 

Sidewalk Both Sides of Road One Side of Road 

Street Trees 8m on Center 15m to 18m on Centre 

Street Lights No Change Add Lights to Existing Poles 

 

In order to advance the preliminary design of the Project, Staff recommend that Council direct 
Staff to adopt Staff’ design approach recommendations in Report CSPW.18.039 to complete the 
Preliminary Design Report for Elma Street and Alice Street Reconstruction. There will be 
opportunities during the final design phase to address and fine tune any outstanding concerns 
or react to any outcomes from the LOS Review discussed in Staff Report CSPW.18.019. 
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E. The Blue Mountains Strategic Plan

Goal #5: Ensure Our Infrastructure is Sustainable 

F. Environmental Impacts

The ongoing projects facilitate the long term sustainability of the community. 

G. Financial Impact

The implications of the various level of service decisions made for the Project will have capital 
and ongoing operation and maintenance financial implications as outlined above. The 
preliminary design assignment by WSP is fully funded.  

H. In consultation with

Jim McCannell, Manager of Roads of Drainage  

Sam Dinsmore, Manager of Accounting and Budgets 

I. Attached

1. Resident Group Deputation Presentation – Feb 12, 2018
2. Picture of fog lines on Beaver Street
3. Resident Group Sidewalk Location Package

Respectfully submitted, 

___Mike Campbell______________ 
Mike Campbell, C.E.T.  
Construction Coordinator  

__Reg Russwurm_________________ 
Reg Russwurm, MBA, P.Eng 
Director of Infrastructure and Public 
Works 
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For more information, please contact: 
Mike Campbell, C.E.T 
cc@thebluemountains.ca 
519-599-3131 extension 275 
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THORNBURY

ELMA & ALICE STREET

RECONSTRUCTION

PROJECT



PRESENTATION FOR THE 

CONSIDERATION OF

ROAD WIDTH, CURBS,

CENTRE LINES, FOG LINES, 

SIDEWALKS, STREETLIGHTS AND 

THE ADDITION OF TREES FOR

TRAFFIC CALMING 



EXAMPLE OF STREET SCAPE CROSS SECTION



ROAD WIDTH & CURBS



Elma Street looking south from Arthur Street 
CURRENT -  inconsistent road width, no road lines with a variety of curb styles or has no curbs at all

FUTURE - 8m road width plus the addition of centre line, fog lines & curbs to help with traffic calming



Alice Street looking west from Bruce

FUTURE - 8m road width plus the addition of centre line, fog lines & curbs to help with traffic calming

CURRENT -  inconsistent road width, no road lines with a variety of curb styles or has no curbs at all



Alice Street looking east form Victoria 

FUTURE - 8m road width plus the addition of centre line, fog lines & curbs to help with traffic calming

CURRENT -  inconsistent road width, no road lines with a variety of curb styles or has no curbs at all



SIDEWALKS



Elma Street looking south from Arthur Street 
CURRENT -  inconsistent sidewalks, on one side, opposite side and on both sides

FUTURE - sidewalks on both sides close to property line with boulevard for snow dispersing



Alice Street looking west from Bruce

FUTURE - sidewalks on both sides close to property line with boulevard for snow dispersing

CURRENT -  inconsistent sidewalks, on one side and on both sides in some areas



Alice Street looking east form Victoria 
CURRENT -  inconsistent sidewalks, on one side and on both sides in some areas

FUTURE - sidewalks on both sides close to property line with boulevard for snow dispersing



TREES



Elma Street looking south from Arthur Street 

FUTURE - consistent trees at 8m apart centred on boulevard on both sides of street 

CURRENT - lack of consistent trees and many existing trees are aging and
may be damaged and/or removed during reconstruction



Alice Street looking east form Victoria Street 
CURRENT - lack of consistent trees and many existing trees are aging and

may be damaged and/or removed during reconstruction

FUTURE - consistent trees at 8m apart centred on boulevard on both sides of street 



Other examples of consistent tree planting



STREETLIGHTS



Alice & Elma Street Lighting 
CURRENT - lack of consistency in regards to placement, height and brightness

leaving dark spots and light spots and spectrum of light should be taken into consideration



The American Medical Association (AMA) has just adopted an official policy statement about street lighting: cool it and dim it.
The statement, adopted unanimously at the AMA's annual meeting in Chicago on June 14, comes in response to the rise of 
new LED street lighting sweeping the country. An AMA committee issued guidelines on how communities can choose LED 
streetlights to "minimize potential harmful human health and environmental effects." 

Municipalities are replacing existing streetlights with efficient and long-lasting LEDs to save money on energy and 
maintenance. Although the streetlights are delivering these benefits, the AMA's stance reflects how important proper design of 
new technologies is and the close connection between light and human health. 

The AMA's statement recommends that outdoor lighting at night, particularly street lighting, should have a color temperature 
of no greater than 3000 Kelvin (K). Color temperature (CT) is a measure of the spectral content of light from a source; how 
much blue, green, yellow and red there is in it. A higher CT rating generally means greater blue content, and the whiter the 
light appears. 

Lighting review and options 



Lighting review and options continued

recommendation of no greater
than 3000K



Lighting review and options continued
the consideration of distance apart and height of streetlights and it's affects



ELMA STREET HILL



Elma Street hill reconstruction
HILL ON ELMA STREET AT LOUISA LOOKING SOUTH

would like to see an elevation and cross section of the proposed concept
for restructuring and reshaping of this part of Elma Street including sidewalks and 

retaining wall as required for this construction.



Beaver Street  
Fog and Centreline Painting 

 

 
 

 



 



Downtown core map showing important amenities  

Library

Public School 

Park



Current  sidewalks in area of general amenities - not consistent or unified single sidewalks double sidewalks Georgian Trail

general amenities



Double sidewalks for current reconstruction of Elma street single sidewalks double sidewalks Georgian Trail

general amenities



Downtown core with double sidewalks in area of general amenities - unified and connected
(not including double sidewalks on southern Victoria Street as feeder street)

single sidewalks double sidewalks Georgian Trail

general amenities



Downtown core with double sidewalks in area of general amenities - unified and connected
(including double sidewalks on southern Victoria Street as feeder street)

single sidewalks double sidewalks Georgian Trail

general amenities



painted crosswalks for traffic calming

street example with hard curbs and double sidewalks, boulevard with trees 



Optional sidewalk reconfiguring where homes at corners are closer to road than other homes 
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