THE CORPORATION OF THE TOWNSHIP OF CARLING
BY-LAW NO. C538-2021

Being a By-law to amend By-law No. C500-2011, being Part of Lot
1 Plan 42M-674 (Moorsom North Inc.)

WHEREAS Section 34 of The Planning Act authorizes municipalities to enact zoning by-laws;

AND WHEREAS the owner of Lot 1, Plan 42M-674, PIN No. 521011090 applied to the Parry
Sound Area Planning Board for consent to create one new Rural Residential lot (File No.
B07/2021(C));

AND WHEREAS one of the conditions of Consent approval was that the proposed severed lot
be rezoned from the Waterfront Residential 1 (WF1) zone to the Rural Residential (RR) zone
to recognize its backlot nature.

AND WHEREAS the purpose of this By-law is to implement the conditions of Consent
approval for Consent Application No. B07/2021(C)

NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWNSHIP OF
CARLING ENACTS AS A BY-LAW OF THE CORPORATION AS FOLLOWS:

1. Schedule 4 and 4B of Zoning By-law C500-2011 as amended are hereby further
amended by rezoning Part of Lot 1, Plan 42M-674 (PIN No. 520980641) from the
Waterfront Residential 1 (WF1) zone to the Rural Residential (RR) as shown on a copy
of part of Schedule 4 and 4A attached hereto as Schedule “1” and Schedule “2” and
more particularly on a copy of a part of Plan 42M-674, attached hereto as Schedule “3”.

2. This By-law shall come into force upon passage by Council, subject to the provisions of
Section 34 of the Planning Act, R.S.0. 1990, as amended.

READ and FINALLY PASSED in OPEN COUNCIL this 8" day of June, 2021.

Mike Konoval, Mayor Kevin McLlwain, CAO/Clerk
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Township of Carling
FORMAL REPORT

Report to: Council Meeting Date of Meeting: June 8, 2021

Department: Planning Author: Ryan Snowball, Planner

Status: OPEN Subject: ZBL Amendment
Z/2021/03

Disclaimer: this report was prepared based on the information available at the time of writing.
Recommendation is subject to change based on additional information that becomes available.

RECOMMENDATION:

That Council approve Zoning By-law Amendment Application Z/2021/03 as applied for by Moorsom North
Inc. for the property described as Part of Lot 1, Plan 42M-674 being the proposed severed lot as approved
by the Parry Sound Area Planning Board in Consent Application B07/2021(C).

BACKGROUND:

Moorsom North Inc. is the owner of 8 Beacon Point Road (Lot 1 Plan 42M-674). The subject land is located
within the Carling Cove Estates Plan of Subdivision located on Carling Bay (Smith Bay) of Georgian Bay.

Earlier in 2021 the owner filed an application for Consent with the Parry Sound Area Planning Board
(‘PSAPB’) to sever the subject land and create an additional rural residential backlot while retaining a
waterfront parcel. Given the existing zoning of the subject land is Waterfront Residential 1 (WF1), the
PSAPB approved the application on a conditional basis. One of the conditions of approval was that the
proposed severed lot be rezoned from the Waterfront Residential 1 (WF1) zone to the Rural Residential
(RR) zone to recognize its backlot nature.

The applicants have filed the current application for a Zoning By-law Amendment to rezone the proposed
severed lot from the WF1 to the RR Zone to recognize its backlot nature and to satisfy the condition of
Consent approval.

KEY POINTS:

Property Description

The subject land can functionally be described as Part of Lot 1, Plan 42M-674 (being part of the original
Carling Cove Estates Plan of Subdivision). The entirety of Lot 1, Plan 42M-674 is 2.283 hectares (5.64 acres)
in size. The proposed severed lot, which is the subject of this application, is approximately 1.14 hectares
(2.82 acres) in size. A formal Reference Plan of the proposed severed lot has not been completed at this
time, but will be required prior to satisfaction of all conditions of Consent approval.
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The proposed severed lot includes approximately 101 metres (331 feet) of direct frontage on Beacon Point
Road (municipally owned and maintained road). The proposed retained lot, not a part of this application,
will include approximately 107 metres (351 feet) of shoreline frontage on Carling Bay. Both lots will share
a single driveway entrance off Beacon Point Road (established through legal easement approved by the
PSAPB).

The subject land is currently vacant, but is bordered in all directions by existing residential development
(including the Carling Cove Estates Plan of Subdivision to the immediate north and west and the historic
Beacon Point Plan of Subdivision to the immediate east). Beacon Point Road abuts the southern property
boundary of the subject land.

Figure 1 attached to this report is a Key Map highlighting the general location of the subject land relative
to the larger surrounding area. Figure 2 attached to this report identifies the lands to be rezoned from
WF1 to RR in greater detail, as shown on a copy of Plan 42M-674.

Official Plan

The subject land proposed to be rezoned is designated both “Rural” and “Waterfront” in the Township’s
Official Plan. Where development applications, like the proposed Zoning By-law Amendment, are
proposed on lands with a split land use designation, it is important that those proposals/applications be
assessed based on the intended future use of the lands and the designation that would most accurately
reflect those intended uses.

Given the proposed severed lot is intended to be used in the future for backlot rural residential land uses,
the “Rural” designation and its accompanying policy framework should be considered in the context of
this application.

Section 27 of the Township’s Official Plan sets out the policy framework for the “Rural” designation.

Section 27.02.2 of the Official plan provides the list of permitted uses within this designation. Among a
larger list of permitted uses is “residential” land uses. Given the anticipated use of the proposed severed
lot is residential, and the RR zoning category will implement this intended use, it would appear the
proposed Zoning By-law Amendment conforms to Section 27.02.2 of the Township’s Official Plan.

Section 27.02.7 d) of the Official Plan sets out that where applications for Consent are proposed within
the “Rural” designation, new lots are generally required to be greater than 1.6 hectares (3.95 acres) in
size with frontages exceeding 150 metres. However, as was described at the time the original Consent
application was being considered by the PSAPB, despite the proposed severed lot falling short of these
required standards, the new lot satisfies the minimum standards prescribed in the Township’s Zoning By-
law for the RR zone category. The Township’s Zoning By-law is deemed to conform to the Township’s
Zoning By-law, as outlined in Section 24(4) of the Planning Act.

It should also be noted that the language used in Section 27.02.7 d) of the Official Plan does offer some
flexibility in terms of the minimum standards. As was the case with the assessment of the original
application for Consent, staff agrees with the comments provided by the applicant’s Planning Consultant,
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MHBC Planning Ltd. that the proposed frontage and area for the proposed severed lot will continue to
maintain the established rural character of the surrounding neighbourhood and are large enough to
accommodate individual on-site services (to be confirmed as part of the conditions of Consent approval).

Section 13.02.2 of the Official Plan sets out that new lot creation must front upon a year-round,
municipally maintained road. Although this application is not considering the actual division of land, but
rather the rezoning of a new backlot already conditionally approved by the land division authority, it
should be pointed out that the proposed severed lot’s entire frontage is on Beacon Point Road, a year-
round, municipally maintained road.

The application conforms to the Township’s Official Plan.

Zoning By-law

The subject land is currently zoned Waterfront Residential 1 (WF1) in the Township’s Zoning By-law. This
application is proposing to rezone the severed lot, as conditionally approved in Consent Application
B07/2021(C) from the WF1 zone to the Rural Residential (RR) Zone. Table 1 below highlights the minimum
performance standards for new lots in the RR zone as well as the proposed lot area, frontage and depth
for the proposed severed lot:

Table 1: Minimum Standards in Rural Residential (RR) Zone vs. Proposed Lot Standards

Lot Frontage Lot Area Lot Depth

Minimum RR Zone 70 metres (230 feet) 0.4 hectares (0.99 acres) | 60 metres (196 feet)
Requirements
Proposed Severed Lot | 101 metres (331 feet) 1.14 hectares (2.82 acres) | 140 metres (460 feet)

As is provided in the above Table 1, the proposed severed lot, the subject of this application, will comply
with all required standards of the RR zone.

It should also be noted that the retained lot (the waterfront lot) will also continue to satisfy all minimum
requirements for the WF1 zone which it will still be subject to.

Provincial Policy Statement (PPS)

Section 1.1.4.1 a) of the PPS provides that “healthy, integrated and viable rural areas should be supported
by building upon rural character, and leveraging rural amenities and assets”. The proposed Zoning By-law
Amendment intends to rezone a conditionally approved backlot from its existing waterfront zoning to the
Rural Residential zoning. This zoning will build upon the established rural character of the immediately
surrounding neighbourhood.

Section 1.1.5.2 b) and c) of the PPS set out that in Rural lands, resource-based recreational uses and
residential development, including lot creation that is locally appropriate, are both permitted uses. The
creation of the proposed severed lot and its subsequent rezoning to implement its backlot nature, would
appear consistent with Section 1.1.5.2 of the PPS.
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It is anticipated that the proposed severed lot, the subject of this application, will be serviced using
individual on-site services (i.e. septic and well). In accordance with Section 1.6.6.4 of the PPS, individual
on-site services are a permitted form of servicing where municipal sewage services or private communal
services are not available, planned or feasible. For the creation of a single rural residential lot, individual
servicing is most appropriate form of servicing. The proposal is consistent with Section 1.6.6.4 of the PPS.

Section 2.1 of the PPS speaks to the protection of significant natural heritage features. As part of the
approval process for the original Plan of Subdivision, of which the subject land was a part of, a significant
Environmental Site Evaluation was prepared. Lot 1, Plan 42M-674 was free of any significant natural
heritage features. The proposed Zoning By-law Amendment is unlikely to have any negative impacts on
significant natural heritage features or their functioning.

The application is consistent with the PPS.

Impacts on Neighbouring Land Uses

The intent of the proposed Zoning By-law Amendment is to rezone a single lot, as conditionally approved
by the PSAPB (Consent Application B07/2021(C)) from the Waterfront Residential 1 (WF1) to the Rural
Residential (RR) zone. The effect of this amendment is to recognize the backlot nature of the lot.

The subject land is located within an area composed of a mix of rural/rural residential and waterfront
residential land uses. The proposed severed lot is of a similar size to many of the surrounding rural
residential lots. The intended residential land use of the subject land will be consistent with surrounding
land uses and will maintain existing rural character.

There are no anticipated negative impacts on surrounding land uses as a result of this proposal.
Public Notice

Notice of Complete Application and Public Meeting was mailed to all property owners within 120 metres
of the boundary of the subject land on May 4, 2021. Additionally, notice was posted on the property,
posted at the Township office, and posted on the Township website on the same date. The statutory
public meeting was held on May 25, 2021. At that time, no comments were received by the public or by
any agencies.

FINANCIAL IMPLICATIONS:

No major financial implications as a result of this minor variance.

OTHERS CONSULTED:
> N/A

ATTACHMENTS:

» Key Map, Zoning Sketch, Aerial Photography, Planning Justification Report (MHBC Planning Ltd.),
Application

Zoning By-law Amendment Application Z/2021/03 4|Page



Regards,

A

Ryan Snowball, MCIP, RPP, M.PI
Planner
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Figure 2: Zoning Sketch
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,‘ O INTRODUCTION

This Planning Report has been prepared in support of a Zoning By-law Amendment Application
submitted by MacNaughton Hermsen Britton Clarkson Planning Limited ("MHBC”) on behalf of the
property owner Rod Moorsom, of Moorsom North Inc. (the “Owner”) for the subject property
legally described as Lot 1, Plan 42M674 in the Township of Carling. The subject property is
municipally known as 8 Beacon Point Drive. Please refer to Figure 1 for the location map.

The purpose and effect of the proposed Zoning By-law Amendment application is to fulfill a
condition imposed by the Parry Sound Area Planning Board for the granting of provisional consent
for File No. B07/2021(C). The effect of the proposed Zoning By-law Amendment is to rezone the
severed lands from the Waterfront Residential 1 (WF1) zone to the Rural Residential (RR) zone.

The subject property is accessed via Beacon Point Drive (Township Road), has direct frontage onto
Carling Bay of Georgian Bay, and is presently vacant.

The subject property is designated “Waterfront” and “Rural” in accordance with Schedule A-2 in
the Township’s Official Plan. Please refer to Figure 2 for the land use schedule. The subject
property is zoned “Waterfront (WF1)" in accordance with Schedule 4 of the Township's Zoning By-
law C500-2011, as amended (See Figure 3).

The Parry Sound Area Planning Board provisionally approved the Consent Application on March
22,2021, A Consent Application was submitted to create one new rural residential lot fronting
onto Beacon Point Drive to facilitate future residential use. The retained lot is to be host a future
shoreline residential use. There are no buildings or structures proposed on the retained lot at this
time. Provisional Consent approval was granted subject to six (6) conditions including a condition
requiring the rezoning of the severed lot to the Rural Residential Zone to appropriately regulate
the future development and use of the lot.
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2 O SITE DESCRIPTION
AND SURROUNDING
LAND USES

The subject property is Located in Carling Township. The lot area of the subject property is
approximately 2.2 hectares (5.5 acres) and has approximately 107.1 metres of lot frontage on
Carling Bay and approximately 89.5 metres of frontage on Beacon Point Drive (Township Road).

The subject property is currently vacant and is surrounded by existing shoreline residential lots to
the north and south and rural lots to the west and northwest. Surrounding uses in the general area
are described as follows:

NORTH: Existing developed shoreline residential lots fronting onto Carling Bay and Carling
Bay Marina
EAST: Carling Bay
SOUTH: Beacon Point Drive and Dent Bay
WEST: Existing developed rural lots fronting onto Beacon Point Drive and Bayview Drive.
2
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3 O DESCRIPTION OF
PROPOSAL

The purpose and effect of the proposed Zoning By-law Amendment application is to fulfill the
conditions that the Parry Sound Area Planning Board for the granting of provisional consent for
File No. B07/2021 (Q). The effect of the proposed Zoning By-law Amendment is to rezone the
severed lot to the Rural Residential (RR) Zone reflect that it has lot frontage on Beacon Point Drive
and does not have lot frontage on Carling Bay. The proposed Zoning By-law Amendment does
not apply to the Retained Lot and it is to remain zoned Waterfront (WF1).

The provisionally approved consent application seeks to create one new lot that would result in
the retained lot being used for a future residential use and the severed lot be used to host a future
waterfront residential use. The severed lot has a lot area of 1.1 hectares with a lot frontage of 89.5
metres; and the retained lot has a lot area of 1.1 hectares with a lot frontage of 107 metres. The
severance sketch provisionally approved by the Planning Board and the proposed lot
configuration is included in Figure 4.

The proposed severed lot has lot frontage on Beacon Point Drive and the proposed retained lot
has lot frontage on Carling Bay. Both the severed and retained lots are to be accessed via a shared
driveway entrance from Beacon Point Drive. An easement has been provisionally approved by the
Planning Board to facilitate the shared driveway.
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40 PLANNING
ANALYSIS

The following is a review of the land use policy framework related to the subject property.

4.1 Planning Act

As noted previously, a Consent Application was submitted and a decision has been rendered by
the Parry Sound Area Planning Board in accordance with the provisions of the Planning Act.

The proposed Zoning By-law Amendment Application is a condition of Consent approval and is
being submitted in accordance with the provisions of Section 34 of the Planning Act.

4.2 Provincial Policy Statement (2020)

The Provincial Policy Statement (PPS) is a document that provides policy direction on matters of
Provincial interest concerning land use planning. Ontario has a policy led planning system and the
PPS sets the foundation for regulating the development and use of land in the Province. Policies
are set out to provide for appropriate development while also protecting resources of provincial
interest, public health and safety, and the quality of the natural and built environment. When
making land use planning decisions, Planning Authorities must ensure that decisions are
consistent with the PPS.

The subject property is considered to be Rural Lands by the PPS. The PPS, specifically Section
1.1.5.2 (b) and (c), recognizes resource-based recreational uses, including recreational dwellings,
and lot creation, that is locally appropriate, as permitted uses. The severed lot is considered rural
lot creation that is locally appropriate in the context of the PPS.

Section 1.6.6.4 provides policies that apply to development on individual well and septic. It states
that “individual on-site 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”. In addition, Section 1.6.6.6 indicates that planning authorities may allow for lot
creation, based on confirmation that adequate servicing can be accommodated. The provisionally
approved severed and retained lots are proposed to be serviced by individual sewage and water
services. Individual on-site sewage services are typical in the area and the proposed lots are of
sufficient size to accommodate on-site services.

Section 2 of the PPS focuses on the wise use and management of resources. Section 2.1 of the
PPS states that natural heritage features shall be protected for the long term. Upon review of the
Township's Official Plan, the subject property does not contain any mapped natural heritage
features. There is a mapped area of “Environmentally Sensitive Area” to the west of the subject
property, however no development is proposed within or directly adjacent to this area and

4
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Beacon Point Road bisects the area from the subject property. The subject property does not
contain Areas of Natural or Scientific Interest (ANSI), and there are no Provincially Significant
Wetlands on or adjacent (within 120 metres) of the subject property.

Section 3.0 of the PPS contains policies related to directing development away from natural or
human made hazards. In accordance with Section 3.1, the provisional consent approval is located
outside of hazardous lands and hazardous sites and are not affected by a dynamic beach hazard,
flooding hazard or erosion hazard. The provisionally approved severed and retained lots would not
be developed on, abutting or adjacent to lands affected by mine hazards; oil, gas and salt hazards;
or former mineral mining operations, mineral aggregate operations or petroleum resource
operations or contamination, all in accordance with Section 3.2 of the PPS.

The Zoning By-law Amendment is submitted to implement the Parry Sound Area Planning Board's
decision relating to the provisionally approved Consent application. The proposed zoning
amendment will rezone the severed lot to Rural Residential and will regulate and facilitate future
residential development. The proposed Zoning By-law Amendment is consistent with the PPS.

4.3 Township of Carling Official Plan

The subject property is designated 'Waterfront” and ‘Rural’ in accordance with the Schedule A-2 of
the Township's Official Plan, as shown in Figure 2. The majority of severed lot is designated ‘Rural’
the proposal will be considered in this context.

Section 27.0 includes land use policies. Subsection 27.02 contains the land use policy application
for the Rural designation. Residential uses are permitted in the Rural designation. Section 27.02.7
includes policies for consents in the Rural designation and states that:

Consents for new lots in the Rural designation are permitted subject to the following:

a) frontage on a year-round public road;

b) a proposed driveway entrance for severed and retained lands meet the appropriate site lines
and be satisfactory to the Township road superintendent;

c) there will be no extensions required to municipal services;

d) lotsizes are generally greater than 1.6 hectares and have frontages in excess of 150 metres.

In accordance with the consent policies, the severed lot has frontage on a municipal year-round
maintained road, has an entrance with appropriate site lines and there is no requirement for the
extension of services.

With respect to item d), the severed lot has a lot area that is 1.14 hectares and a lot frontage of 89.5
metres on Beacon Point Drive. Although the lot area and lot frontage values are less than the
general requirements outlined in Section 27.02.7 d), the intent of this policy is met for the
following reasons:

1. The values in Section 27.02.7 d) do not require strict adherence. The purpose of
subsection d) is to ensure that residential lot creation in the Rural designation results in lot
frontages and lot areas that enable the preservation of the rural character of rural areas
while ensuring there is sufficient area to provide servicing for the lot.
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2. The subject land is located in an area characterized by shoreline and second-tier
development that is similar in lot size and lot frontage to the proposed severed lot and as
such the proposed severed lot conforms to the character of the area.

3. The severed lot is a sufficient size to accommodate individual on-site services.

For these reasons, the proposed lot frontage and lot area of the severed lot conforms to the intent
of Section 27.02.7 d) of the Official Plan.

The proposed Zoning By-law Amendment will implement the Parry Sound Area Planning Board’s
decision on Consent application B07-2021. The severed and retained lots exceed the minimum lot
frontage and the minimum lot area requirements of the Rural Residential (RR) Zone and the
Waterfront (WF1) Zone, respectively.

Based on the above, it is concluded that the proposed Zoning By-law Amendment will maintain
the rural and shoreline residential character of the area and ensure the protection of waterfront
area. The proposal conforms to the policies of the Township of Carling’s Official Plan

4.4 Township of Carling Zoning By-law

The subject property is currently zoned “Waterfront” (WF1) as shown in Figure 3 to this Report.
The permitted uses in the Waterfront (WF1) Zone include single detached dwellings as detailed in
Section 9.01 of the Zoning By-law C500-2011, as amended.

The proposed retained lot complies with the minimum lot area requirement for the Waterfront
(WF1) Zone. The severed lot is to be rezoned to the Rural Residential (RR) Zone. The severed lot
would exceed the minimum lot area requirement of 0.4 hectares and exceed the minimum lot
frontage requirement of 70 metres of the Rural Residential (RR) Zone.

The severed lot is intended to be used for a future rural residential use. In accordance with Section
7.01 (b) of the Township's Zoning By-law, the Rural Residential (RR) Zone recognizes a single
detached dwelling as a permitted use.

The proposed Zoning By-law Amendment implements the conditions of provisional consent as
set out in the Parry Sound Area Planning Board's dated March 22, 2021 for Consent Application
B07/2021(C). The proposed Zoning By-law Amendment would be in keeping with the general
purpose and intent of the Township of Carling’s Zoning By-law.
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5 O CONCLUSION

The Zoning By-law Amendment recognizes that the severed lot is a rural residential lot. The area
surrounding the subject lands is comprised of a mix of shoreline and rural lots and that are
characteristic of the size of other lots in the area and the newly created lots.

Based on a detailed review of all applicable Provincial and local planning policy, as well as
considering the context and surrounding land uses, it is our opinion that:

1. The proposed Zoning By-law Amendment application is consistent with the policies of
the Provincial Policy Statement.

2. The proposed Zoning By-law Amendment conforms to the policies of the Township of
Carling Official Plan;

3. The proposed Zoning By-law Amendment represents good planning and proper and
orderly development.

Respectfully submitted,
MHBC PLANNING

a .

Jonathan Pauk, HBASc, MSc, MCIP, RPP Jamie Robinson, BES, MCIP, RPP
Planner Partner
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