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             M  I  T  C  H  I  N  S  O  N 

                                        PLANNING & DEVELOPMENT CONSULTANTS INC. 

 
 

1.0 INTRODUCTION AND BACKGROUND 
 
Mitchinson Planning & Development Consultants Inc. has been retained by 2115441 Ontario Inc. to 

submit concurrent planning applications for the property located at 3600 Narrows Road in the Township 

of Severn.  

 
The subject lands are legally described as Part of Lot 19, Concession 14 (Geographic Township of Tay), 

Township of Severn, County of Simcoe. The property is vacant, wooded and approximately 20.18 ha 

(50 acres) in size. The site is located east of Port Severn and is bounded by Narrows Road to the south 

and Russell Drive to the west. It is situated on a peninsula along the Severn River shorelines of 

Gloucester Pool, The Narrows and the Back Bay.   Refer to Figure 1: Location Plan.  

 

In May 2011 an Official Plan Amendment (OPA) application for the site was filed by Morgan Planning & 

Development Inc. The OPA proposes to redesignate the lands from “Rural”, “Shoreline Residential 

Area” and “Environmental Protection Area” to “Shoreline Residential Area” and “Environmental 

Protection Area” to establish the principle of development for a 23 lot resource-based recreational 

subdivision.  

 

On September 1, 2011 the OPA application was deemed to be complete by the Township of Severn. 

Concurrent applications for an implementing draft plan of subdivision, plan of condominium and zoning 

by-law amendment were not filed. 

 

Several pre-consultation meetings were convened with County and Township staff to discuss the 

resource-based recreational nature of the proposed development prior to submission of the 2011 

application. Following submission, discussions continued for two years while the approval authority 

reviewed the application’s consistency with the 2005 Provincial Policy Statement (PPS) and its 

conformity with the Growth Plan for the Greater Golden Horseshoe (Growth Plan - 2006/2013 

Consolidation).  

 

In 2013 Mitchinson Planning assumed carriage of the Narrows Road project. Meetings resumed with 

County and Township staff in the spring of 2014, following release of the new 2014 Provincial Policy 



3600 Narrows Road

Part of Lot 19, Concession 14
(In the Geographic Township of Tay)
Township of Severn
County of Simcoe

FIGURE 1
LOCATION PLAN

Little Lake

SUBJECT PROPERTY
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Statement (PPS). The provisions of the 2014 PPS provide improved clarity / direction regarding 

resource-based recreational uses in the rural area by specifically including reference to “recreational 

dwellings”. The 2014 clarification aligns with Growth Plan provisions which also permit resource-based 

recreational activities in rural areas. As such, County and Township planning staff were satisfied that the 

principle of the proposed shoreline recreational development is permitted by the 2014 PPS and the 

Growth Plan, subject to satisfying all other applicable requirements. 

 

Once the matter of provincial policy interpretation was resolved, the consulting team focused on 

technical comments received on the 23 lot concept plan. This included February 22, 2012 comments 

from RiverStone Environmental Solutions Inc. (RiverStone). RiverStone was retained by the Township 

to peer review Azimuth Environmental Consulting Inc.’s March 2011 Environmental Impact Study (EIS). 

RiverStone raised issues related to the environmental sensitivity of the site including Species at Risk 

(SAR), significant wildlife habitat and fish habitat. County and Township staff were also concerned with 

potential impacts to significant natural heritage features and functions, as well as with the creation of 

several “back lots” (i.e. lots not directly located on the shoreline). 

 

On January 20, 2015 Azimuth responded to RiverStone’s peer review comments. The January 2015 

submission included a substantially revised development plan reflective of the environmental conditions 

of the site. In particular, the submission addressed new Species at Risk which were formally listed after 

submission of the 2011 OPA application (i.e. Blanding’s Turtle and bat species). Overall, the number of 

lots was reduced from 23 to 14 and the significant natural heritage features and functions of the site 

were more clearly defined and evaluated. Given the presence of SAR, the County requested input from 

the Ministry of Natural Resources and Forestry (MNRF). 

 

Between February 2015 and November 2015 working group meetings were convened with, and 

comments exchanged between, County, Township, RiverStone and MNRF representatives. Ministry 

representatives provided additional direction to Azimuth regarding SAR survey protocols for Blanding’s 

Turtle and bat habitat. In response, Azimuth undertook additional turtle nesting surveys in June 2015, 

snag density surveys for maternal bat habitat in May 2015, and detailed mapping of snag/cavity trees in 

December 2015 and January 2016. The results of the analysis are provided in Azimuth’s 2016 Revised 

EIS. 

 

On September 29, 2015 the property owner filed an appeal of its May 2011 OPA to the Ontario 

Municipal Board (OMB) on the basis of a non-decision. Notwithstanding this appeal, it is the applicant’s 
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intention and preference to work with all parties in a continued effort to address any outstanding issues. 

These efforts include proposed revisions to the May 2011 OPA to reflect the 14 lot subdivision and to 

establish site specific special policy requirements to protect the site’s natural heritage features and 

functions. In addition, it was determined that subdivision / condominium and rezoning applications for 

the site should be also filed to enable a comprehensive and concurrent evaluation of all related planning 

applications. 

 

On November 2, 2015 a pre-consultation meeting was held with County and Township staff regarding 

concurrent application requirements for a draft plan of subdivision, plan of common element 

condominium and implementing zoning by-law amendment. 

 

Given the project background described, the purpose of this Report is to present the planning 

justification for the following matters: 

 
 proposed modifications to the in-process 2011 OPA to permit a 14 lot (rather than a 23 lot) 
 resource-based recreational subdivision in accordance with the conclusions/recommendations of 
 the 2016 environmental analysis 
 
 an application to the County of Simcoe for a 14 lot resource-based (shoreline recreational) draft 
 plan of subdivision  

 
 an application to the County of Simcoe for a draft plan of common element condominium to 
 implement the common element road and amenity area proposed by the subdivision 
 
 an application to the Township of Severn for a site specific zoning by-law amendment to 
 implement the 2016 revised OPA and proposed subdivision. 

 
In accordance with the County and Township’s November 2015 pre-consultation direction, the 2016 

submission is supported by five technical reports:  

 
 Revised Environmental Impact Study, 3600 Narrows Road -  Azimuth Environmental 
 Consulting Inc., February 2016 
 
 Hydrogeological Impact Study, 3600 Narrows Road -  Azimuth Environmental Consulting Inc.,  
 February 2016 
 
 Functional Servicing and Preliminary Stormwater Management Report, 3600 Narrows Road 
 C.C. Tatham & Associates Ltd., February 2016 
 
 Traffic Review Update, 3600 Narrows Road -  C.C. Tatham & Associates Ltd., January 29, 2016 
 
 Stage 1-2 Archaeological Assessment, 3600 Narrows Road -  AMICK Consultants Limited,   
 December 18, 2015. 
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Based on the results of the technical analysis and a review of Provincial, County and Township planning 

policies applicable to the subject lands, the February 2016 applications: 

 
 satisfy the requirements of the Planning Act, R.S.O 1990, Chapter P.13, as amended  
 are consistent with the 2014 Provincial Policy Statement 
 conform to the Growth Plan for the Greater Golden Horseshoe (2006/2013 Consolidation) 
 conform to the County of Simcoe Official Plan 
 conform to the Township of Severn Official Plan (subject to the proposed 2016 OPA)  
 comply with the general purpose and intent of Severn’s Comprehensive Zoning By-law No. 2010-

65 (subject to site specific special exceptions proposed by the implementing zoning by-law 
amendment) 

 do not negatively impact significant natural heritage features or functions and are consistent with 
the regulations set out in the Endangered Species Act, Species At Risk Act and Fisheries Act 

 do not negatively impact ground water or surface water quality or quantity 
 do not impact significant cultural heritage / significant archaeological resources 
 do not require extensions or up-grades to existing municipal services or road infrastructure  
 can be serviced with individual on-site water services and individual on-site sewage services  
 represent an appropriate, logical and compatible infill development in an existing shoreline 

recreational area  
 represent good planning. 

 
Details regarding the 2016 revised OPA and the associated subdivision, common element condominium 

and zoning amendment applications are provided in the following sections of this Report. 

 
 
2.0 SITE DESCRIPTION 
 
The 3600 Narrows Road property is located in the northern portion of Simcoe County. The District of 

Muskoka municipal boundary is located just to the north and east of the site.  The Port Severn 

community is located west of the site and Highway 400 is located further to the south. 

 

The property is approximately 20.18 ha (50 acres). It is situated on a peninsula with approximately 

700m (2,300 ft.) along the Severn River shorelines of Gloucester Pool, The Narrows and the Back Bay. 

Refer to Figure 2: Site Characteristics. 

 

The site is bounded by two municipal roads: Narrows Road along the south (approximately 354 m 

frontage) and Russell Drive along the west (approx. 468 m frontage) and the north (approx. 400 m 

frontage).  A hydro line running east/west in un-registered easement transects the northeast portion of 

the property. 

 



The Narrows

Rockcliffe
 Court

Gloucester Pool

Back Bay

Little Lake

FIGURE 2
3600 NARROWS ROAD

SITE CHARACTERISTICS
SUBJECT LANDS: 3600 NARROWS ROAD
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The site is vacant and wooded. It is generally undulating with rocky ridges and there are several granite 

outcrops and areas of fractured rock. Soil conditions are shallow and there is a high ground water table.  

The site has two primary wetland areas as well as wetland features along portions of the shoreline 

including the Back Bay which is shallow and weedy. The eastern shoreline along The Narrows is a 

steep rock face. Detailed site conditions are provided in Azimuth’s 2016 EIS and its 2016 

Hydrogeological Impact Study (HIS). 

 
The surrounding land uses are primarily shoreline residential with a predominance of seasonal 

residential / recreational dwellings (i.e. second residences). According to the May 2011 OPA application, 

approximately 78% of the residences along the shoreline from Port Severn to the islands at The 

Narrows are secondary residences.  The proportion of non-permanent residents on the nearby islands, 

the eastern shoreline of Gloucester Pool and around MacLean Lake is even higher. 

 
North - The lands are designated “Shoreline Residential”, are zoned Shoreline Residential Two    
   (SR2), and comprise an existing 24 lot subdivision along Russell Drive, formerly Woodland   
   Drive (Registered Plan 1543). The site’s northern shoreline abuts Gloucester Pool. 

South - Narrows Road abuts the property to the south. The lands south of Narrows Road are vacant, 
   predominantly designated and zoned Rural with some “Environmental Protection Area” lands  
   zoned EP. 

East -  The site’s eastern shoreline abuts The Narrows and the Back Bay. The adjoining lands to the  
   east are designated “Shoreline Residential”, are zoned Shoreline Residential Two (SR2) and  
   include the  Rockcliffe Court subdivision (Plan 51M-342). A marina and communal docking   
   facility are located east of Rockcliffe Court.  

West - Russell Drive abuts the property to the west. Lands on the west side of Russell Drive are   
   designated  “Shoreline Residential”, are zoned Shoreline Residential Two (SR2) and Open   
   Space (OS), and comprise an existing subdivision (Plan 51M-855). The eastern tip of Port   
   Severn is located just west of the existing subdivision. 

 

Given the site’s location and configuration, and the surrounding shoreline subdivisions to the north, east 

and west, the proposed subdivision represents an “infill” development and is considered compatible with 

existing shoreline recreational development. 

 

2.1 EXISTING PLANNING POLICIES 

The following planning policies are currently applicable to the Narrows Road property: 
 

  County of Simcoe Official Plan: The site is designated “Rural & Agricultural” by Schedule 5.1 
to the County’s 2007 Official Plan.  
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The site is proposed to be designated “Rural” by Schedule 5.1 to the County’s new Official Plan 
which is currently before the OMB (Nov 2008 / Dec 2012 / OMB approvals as of Feb 4, 2016). 
An amendment to the County’s Official Plan is not required to permit the proposed development. 
 

  Township of Severn Official Plan:  The majority of the site is designated “Rural” by Schedule A 
North Land Use to the Township’s Official Plan. A portion of the shoreline on Gloucester Pool is 
designated “Shoreline Residential Area”. The intermittent watercourse located in the southern 
portion of the site is designated “Environmental Protection Area”. An amendment to the 
Township’s Official Plan is required to permit the proposed development. 
 

  Township of Severn Comprehensive Zoning By-law 2010-65:  The majority of the site is 
zoned Rural (RU) and the intermittent watercourse is zoned Environmental Protection (EP) by 
Schedule B-1 to the Zoning By-law. A zoning by-law amendment is required to permit the 
proposed subdivision. 

 
A detailed planning policy analysis is provided in Section 4.0 of this Report. 
 
 
3.0 FEBRUARY 2016 PLANING APPLICATIONS 
 
3.1 DRAFT PLAN OF SUBDIVISION and COMMON ELEMENT CONDOMINIUM 
 
The 14 lot shoreline recreational draft plan of subdivision is provided in Figure 3. The plan of common 

element condominium is provided in Figure 4.  The land use statistics are summarized in Table 1. 

 
Table 1: Draft Plan of Subdivision and Common Element Condominium 

LAND USE (SUBDIVISION PLAN) LOTS / 
BLOCKS AREA (ha.) DENSITY 

Shoreline Residential (SR2) 14 (Lots 1-14) 19.47 0.72 u/ha 
Common Element Condominium Road 1 (Block 15) 0.41  
Common Element Condominium 
Amenity Area 1 (Block 16) 0.30  

Total 
14 lots /           
2 Blocks 20.18 

0.69 u/gha 
0.72 u/ha (SR2 only) 
1.62 u/ha (EP lands 

excluded) 
 

 
 

LAND USE (CONDOMINIUM PLAN) LOTS / 
BLOCKS AREA (ha.) DENSITY 

Shoreline Residential (Lots 1-14) (14 Lots / 
POTLS in 

Subdivision) 
N/A 

 

Common Element Condominium Road 1 (Block 15) 0.41 - 
Common Element Condominium 
Amenity Area 1 (Block 16) 0.30 - 

Total  2 Blocks 0.71 ha  N/A 
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As shown on the draft plan, 14 lots are proposed around the property’s shoreline. Lots 14 and 13 have 

direct access from Narrows Road and Lots 12 to 8 have direct access from Russell Drive. A common 

element condominium road (Block 15) provides access to Lots 1 - 7 and to a common element amenity 

area (Block 16). The amenity area is for the use of all 14 lots and will accommodate uses such as picnic 

areas, swimming, communal docking facility, boat storage and parking.  

 

All of the lots meet, and in most instances exceed, the minimum shoreline lot frontage (60m) and 

minimum lot area (0.4 ha) requirements of the Township’s Shoreline Residential Two (SR2) Zone. The 

shoreline lot frontages range from 60m to 98m. The lot sizes range from 0.43 ha to 5.13 ha. The 

majority of the lots are larger than the existing SR2 lots in the area and eight of the proposed lots are 

over 0.7 ha. 

 

The proposed subdivision is supported by the technical findings and recommendations of Azimuth’s 

2016 Revised Environmental Impact Study (EIS) and 2016 Hyrdogeological Impact Study (HIS), and by 

C.C. Tatham’s 2016 Functional Servicing and Preliminary Stormwater Management Report (FSR / SWM 

Report) and its 2016 Traffic Review Update.  

 

The studies were prepared to address the environmental conditions of the site (including natural 

heritage features and functions, hydrogeology, hydrology) and its suitability to accommodate the 

development in terms of potable water supply, sewage disposal, stormwater management, traffic and 

utilities. For ease of reference, the key conclusions and recommendations of each study are detailed in 

Section 3.2 of this Report. The general study findings are summarized in the following: 

 

i)   Natural Heritage Features and Functions:  The results and recommendations of Azimuth’s 
 EIS conclude that the proposed development will not negatively impact the significant natural 
 heritage features or functions of the site and is consistent with the natural heritage policies of the 
 2014 PPS and with the regulations set out in the Endangered Species Act (ESA), Species at Risk 
 Act (SARA) and the Fisheries Act.  
 
 In accordance with the EIS, the following matters are addressed in the development 
 applications: 
 

  The number of lots in the subdivision has been reduced from 23 to 14 to reflect the site’s 
environmental conditions and to mitigate potential impacts on significant natural heritage 
features / functions such as SAR. The overall design approach is to increase the lot size, 
protect the environmentally sensitive features from development and site alteration, and 
provide development envelopes on each lot outside of the environmentally protected areas. 
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  The site’s upland and shoreline wetland features provide important habitat functions (i.e. 
potential habitat for Blanding’s Turtle - SAR, and significant wildlife habitat such as 
amphibian breeding areas). The Back Bay is protected under the Federal Wetland Policy. 
In accordance with federal legislation, the Back Bay wetland is to remain unaltered (i.e. no 
vegetation removal, construction, filling, dredging, etc.).  
 
Gloucester Pool and the Back Bay area provide direct warm water fish habitat. As such, no 
development can occur within 30m of the aquatic habitat. 

 
Given these significant features, a 30m buffer has been applied to all wetlands, the 
shoreline and the watercourse. Since the 30m buffer encompasses the entire shoreline, 
including Gloucester Pool and the marshy Back Bay, it also serves to protect fish habit, 
significant wildlife habitat associated with waterfowl stop-over and staging areas, turtle 
wintering areas and significant habitat for species of special concern. 
 

  The site contains several rock barrens which present potential habitat for a number of 
species that may occur on the property or on the adjacent lands (i.e. Blanding’s Turtle – 
SAR). A 30m buffer has also been applied to the majority of the rock barrens. Azimuth’s 
EIS provides the rationale for reduced buffers on certain rock barrens due to their 
features/functions.  
 

  The features and buffers will be designated “Environmental Protection Special Policy Area” 
and zoned Environmental Protection Exception to apply site specific policies applicable to 
the property. The special policies prohibit development and site alteration in the 
environmental protection areas (i.e. no vegetation removal, construction, site alteration, 
grading, filling, dredging). Certain infrastructure uses are permitted subject to approval of 
the applicable authorities (i.e. the common element condominium road, utilities).  
 
The proposed site specific planning policies, as well as the Draft Approval Conditions, 
require municipal review and approval of a site plan for each lot prior to vegetation removal, 
site alteration and issuance of a building permit. In accordance with SAR legislation, the lot 
owner will be required to provide confirmation that SAR has been addressed. The Draft 
Approval Conditions will require specific Subdivision Agreement provisions including notice 
provisions in all Purchase and Sale Agreements. 
 
It is noted that the County’s pre-consultation comments suggest that the EP areas also 
comprise part of the common element condominium. While the County’s opinion is 
respected, a common element EP block has not been provided given the protections 
proposed by the site specific OPA, zoning amendment and Draft Approval Conditions 
 

  The EIS indicates that the woodland areas of the site provide potential habitat for 
Blanding’s Turtle, potential nesting and overwintering habitat for Hog-nosed Snake and 
Milksnake and potential bat maternity roosting habitat. Certain bat species are listed as 
SAR (Little Brown Myotis and Northern Myotis). A detailed analysis of and 
recommendations for bat habitat is provided in Azimuth’s EIS. The woodland areas also 
provide potential migratory breeding bird habitat and habitat for certain species of special 
concern. As such, development envelopes are proposed on each lot to minimize tree 
removal. In addition, the Draft Approval Conditions will impose restrictions on tree removal 
during migratory breeding bird and bat nesting seasons (April 1 to August 30), as well as 
requirements to retain cavity trees wherever possible. 
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According to the EIS calculations, the proposed environmental protection (EP) areas will 
protect over 11 ha of the 20 ha property. Of the remaining 9 ha, vegetation clearing would 
only be permitted in approximately 2.5 ha, which is approximately 12% of the 20 ha site. 
 

  Figure 5: Proposed Environmental Protection Areas and Figure 6: Proposed     
Development Envelopes are based on Aziumuth’s EIS and HIS figures. They illustrate the 
proposed environmental protection areas which include the wetlands, shoreline, 
watercourse, rock barrens and buffers. The figures demonstrate that a development 
envelope (dwelling, well, sewage disposal system, driveway) can be situated on each lot 
outside of the EP areas.  

 
  The common element condominium road (Block 15) crosses an important wetland area 

linking Gloucester Pool to the Back Bay which is potential habitat for Blanding’s Turtle. The 
proposed road location crosses the narrowest portion of the wetland feature. The site 
specific planning policies and Draft Approval Conditions require special construction 
techniques to ensure wildlife movement continues under the road and to minimize 
instances of road mortality. 
 

  The common element condominium amenity area (Block 16) is provided for the use of all 
14 lots and is proposed to include a common dock. The amenity area location was selected 
for a number of reasons: it’s removed from the environmentally sensitive portions of the 
Back Bay and Gloucester Pool; the shoreline is more accessible and not as 
environmentally sensitive; and there is space to locate docks outside of The Narrows’ 
navigation channel. The development of a common dock in this location is considered to 
have less environmental impact than the construction of private docks on each lot. The 
proposed planning policies and Draft Approval Conditions prohibit private dock 
construction. 

 
It is important to note that the subject property is located in an area under the jurisdiction of 
Parks Canada – Trent Severn Waterway and therefore the type, design, location and 
construction of the common docking facility requires consultation with and approval by 
Parks Canada. 

 
  The remaining EIS recommendations will be implemented through Draft Approval 

Conditions including requirements for: education materials for home owners regarding 
SAR; construction worker training for SAR; re-vegetation of areas with native plant species 
and restrictions on fertilizer and pesticide use; a detailed sedimentation and erosion control 
plan; and environmentally conscious construction practices. 

 
ii)  Hydrogeology and Hydrology: Azimuth’s HIS concludes that the development can be serviced 

 by individual on-site water wells and individual on-site sewage disposal systems with no negative 
 impacts to ground water or surface water quality or quantity.  

 
  The lot sizes can accommodate private services. The development envelopes shown in Figure 6 
  include proposed well and sewage system locations for each lot (a raised filter bed size of 480 to  
  500 sq.m has been used). The services have been situated in accordance with OBC requirements 
  and are located outside of the EP areas.  
 
  The HIS provides recommendations that will be included as Draft Approval Conditions such as the 
  requirements for: drilled wells a minimum depth of 30m in to the bedrock aquifer; all wells located  
  up-gradient of sewage disposal systems; the use of filter beds/raised leaching beds (individual   
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  tertiary treatment systems may also be used); detailed lot design approvals at the building    
  permit stage to confirm OBC sewage system design and setback requirements are met based on  
  the specific conditions of each lot.   
 

iii)  Water Supply:  Azimuth’s HIS concludes that sufficient water quantity and quality exists to 
 service the subdivision. Potable water supply will be provided by individual on-site wells. This 
 method of servicing is consistent with surrounding development and is the preferred method as 
 there are no municipal water systems or private communal water systems in the area.  
 

iv)  Sewage Disposal Systems:  As outlined in item ii), Azimuth’s HIS concludes that the lots are 
 sufficiently sized to meet OBC sewage disposal design criteria and setbacks. 
 
 Municipal sewage systems and private communal systems are not available in the area. The use 
 of communal sewage systems were not considered to be appropriate for the site given the limited 
 size of the development, bedrock outcrops, high groundwater table and the extent of grading and 
 vegetation removal required to construct a communal system. 
 

v)  Drainage and Stormwater Management:  Tatham’s FSR and Preliminary SWM Report 
 confirm the engineering / servicing feasibility of the development based on Provincial, County, 
 and Township engineering guidelines and best management practices. The SWM analysis 
 determined that: 
 

  Post-development quantity control to pre-development levels is not required as the site 
discharges directly to the Severn River. 
 

  Post-development runoff rates are expected to increase only minimally from pre-
development rates, due to the high runoff coefficient associated with the existing ground 
cover which is a mixture of exposed bedrock and thin soils. 

 
  Specific water quality controls are not required for the proposed lots as the development 

consists of single family houses with gravel driveway. Runoff from rooftops is considered 
clean, and does not require quality control. The gravel driveways are not impervious and 
also do not require water quality control. 

 
  Enhanced level water quality control will be provided for the proposed roadway (Block 15), 

as it will be paved. 
 
  Siltation and erosion controls will be implemented for all construction activities, including 

topsoil stripping, material stockpiling, road construction and grading operations.  A detailed 
erosion and sediment control plan for the site will be prepared as part of the detailed 
engineering design. 

 
The Draft Approval Conditions will require the preparation and approval of a detailed SWM 
Report, lot grading and drainage plan, and erosion / sedimentation plan as part of the detailed 
engineering design. 
 

vi)  Transportation:  Tatham’s Traffic Review concludes that the condominium road access is 
 appropriate and will be designed with a controlled stop, a specific alignment and daylighting 
 triangles to maintain sight lines. The Draft Approval Conditions will require these matters be 
 addressed during detailed engineering design. 
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 Traffic volumes generated by the 14 lot subdivision are considered to be low. Narrows Road and 
 Russell Road have excess reserve capacity and the existing roadway and intersection 
 configurations / sight lines can accommodate the development (i.e. no local road or intersection 
 improvements are required). 
 

vii)  Utilities:  Tatham’s FSR confirmed that Russell Drive is currently serviced with hydro (overhead 
 pole line) and telephone. An overhead hydro line is also located on the subject site. There is no 
 hydro line on Narrows Road east of Russell Drive and the service will need to be extended to Lots 
 13 and 14. There is currently no gas or cable TV.   
 
 Tatham’s conclude that the existing infrastructure can accommodate the 14 lot development. The 
 Draft Approval Conditions will require preparation and approval of a utility plan as part of the 
 detailed engineering design. 

 
  

In summary, the proposed plan of subdivision and common element condominium has been designed to 

address Federal, Provincial, County and Township requirements regarding natural heritage, ground 

water and surface water quality and quantity, SWM and servicing infrastructure (water, sewage, roads, 

utilities). The revised OPA and associated zoning by-law amendment establish site specific special 

policies to implement the subdivision. The Draft Approval Conditions will also implement requirements 

specific to the development. 

 
 
3.2 SUPPORTING TECHNICAL REPORTS  
 
As previously outlined, five technical reports comprise the February 2016 submission. The reports 

constitute the technical justification for the 14 lot subdivision and their recommendations form the policy 

framework proposed for the 2016 revised OPA.  

 

The detailed findings and recommendations of the technical studies are summarized in the following 

sections. 

 

3.2.1 Revised Environmental Impact Study - Azimuth Environmental Consulting, February 2016 
 
Azimuth’s revised February 2016 EIS provides a comprehensive analysis of the natural heritage 

features and functions on and adjacent to the 3600 Narrows Road property. The EIS addresses the 

reduction in lots from 23 to 14. It delineates the site’s significant natural heritage features / functions, 

including several areas which are proposed for protection from site alteration and development.  

 

Key excerpts from Azimuth’s 2016 EIS are provided in the following and Azimuth’s Figures 2, 3, 4 and 5 

are provided in Appendix “A”. 
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“  3.0 Study Approach 
Azimuth completed the following activities in order to complete this study:  

 Obtained background information related to natural heritage features and wildlife species 
 identified in the area of proposed development; 
 Completed a vegetation community inventory using protocols of the Ecological Land Classification 
 for Southern Ontario (Lee et al. 1998. Ecological land classification for southern Ontario: first 
 approximation and its applications); 

o The ELC has been revised to use protocols of the Ecosites of Ontario Operational Draft 
(Banton et al. 2009); 

 Conducted reconnaissance plant surveys of the subject property on November 26, 2009, June 2, 
 2010, August 4, 2010 and October 13, 2010.   

o Site visits were also carried out in 2015 to confirm vegetation communities and searching 
the subject property for presence of Butternut (Endangered) and other plant species of 
conservation concern; 

 Completed a habitat assessment for SAR including those listed under Ontario’s ESA and the 
 Federal SARA; 
 Completed a Bat habitat assessment based on unpublished protocol requested by MNRF in 2015 
 including: 

o Identification of OELC polygons where Bat Maternity Roost Habitat may occur. 
o Snag Density Calculations were completed based on field data collected in May 5, 2015. 
o Detailed mapping of Snag/Cavity Trees undertaken in December 2015 and January 

2016. 
 Conducted two dawn breeding bird surveys based on a combined point count (5 minute duration) 
 and roving survey method (June 4 and June 18, 2010); 
 Attended the site for three evenings (May and June of 2012) to conduct nocturnal breeding bird 
 surveys;  
 Conducted spring calling amphibian surveys on April 30, May 19 and June 24, 2010 following the 
 sampling protocol of the Ontario Marsh Monitoring Program (OBBA 2008); 
 Completed turtle nesting surveys on June 5, 10 and 24, 2015 to determine where nesting was 
 occurring on and adjacent to the subject property and what species were present; 
 Conducted a fish habitat assessment on November 2009 and June 2010; 
 Recorded wildlife observations and assess wildlife habitat functions of the subject property and 
 adjacent lands according to provincial criteria (i.e., Significant Wildlife Habitat technical guide 
 (OMNR 2000), SWH Ecoregion 5E Criterion Schedule (MNRF 2015) and Natural Heritage 
 Reference Manual (OMNR 2010); 
 Identified environmental constraints to development which informed the design of the draft plan of 
 subdivision proposed for the subject property; 
 Assessed the potential impacts of the proposed development on sensitive or significant 
 environmental features and functions identified as KNHFs; 
 Evaluated conformity of the proposed 14 lot development with environmental policy (i.e., PPS 
 2014, County and Township OPs) and regulations (Ontario’s ESA, Fisheries Act, etc.); and,  
 Developed an avoidance/mitigation/restoration strategy to address any potential negative 
 environmental impacts. 
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5.5 Species at Risk  [Blanding’s Turtle and Rock Barren excerpts only, as other SAR are addressed  
        in the Section 8.0 excerpts of the EIS] 
 
Species at Risk and their preferred habitat were screened to determine whether there is potentially 
suitable habitat on the subject property for these species (Table 5), in accordance with the list presented 
in Section 4.4.  Given our understanding of the habitat requirements of the above noted species as per 
Provincial Recovery Strategies and species specific Habitat Regulations under the ESA (Ontario 
Regulation 242/08) and other sources, our onsite habitat assessments conducted in 2015 focused on 
the following species: 
 

 Mammals: Little Brown Myotis, and Northern Myotis; 
 Reptiles and Amphibians: Blanding’s Turtle, Common Five-lined Skink, Eastern Hog-nosed 
 Snake, Eastern Milksnake, Eastern Musk Turtle, Eastern Ribbonsnake, Massasauga, Milksnake, 
 Northern Map Turtle, and Snapping Turtle; 
 Birds: Canada Warbler, Common Nighthawk, Eastern Wood-pewee, Golden-winged Warbler, 
 Red-headed Woodpecker; and Wood Thrush, 

 
Habitat requirements associated with these species are outlined in Table 5 and are considered in 
recommendations below.  Whip-poor-will surveys, Bat Habitat Surveys and Turtle Nesting were the only 
species-specific surveys which were deemed to be required through discussions with the MNRF for the 
purpose of this study and the nature of the works anticipated.   
 
5.5.1 Blanding’s Turtle 

Evidence of reptile SAR on the subject property was limited to a single Blanding’s Turtle shell observed 
on the site during an August 4th, 2010 site visit.  As outlined in Section 4.3.4, the MNRF requested that 
Azimuth undertake additional nesting surveys to provide additional information related to turtle species 
use of the subject property and adjacent lands.  During the nesting surveys the following species were 
identified: 
 

 Three turtles including two Painted Turtles and a Northern Map Turtle were spotted nesting in a 
 driveway on lands adjacent to the subject property south of the cul-de-sac on Russell Road; 
 A single Midland Painted Turtle was identified nesting at the northwest corner of the intersection of 
 Russell Road and Narrows Road; 
 A single Painted Turtle was identified crossing the road at the intersection of Russell Road and 
 Narrows Road; and, 
 A single Painted Turtle was identified crossing the road where Narrows Road turns south at the 
 east subject property boundary. 
 

No Blanding’s Turtles were identified during the Turtle nesting surveys and no live Blanding’s Turtle 
have been observed on or adjacent to the subject property during frequent site visits to the subject 
property. 
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5.5.2 Rock Barrens 

Rock barren features present potential habitat for a number of species that may occur on the subject 
property or adjacent lands.  The proposed lots and development envelopes have been designed to 
ensure that the rock barren features are retained on the landscape as well as protected by applicable 
buffers.  The following assessment is related to the recommendation of a 30 meter protective buffer 
proposed by the MNRF in their September 11, 2015 letter.  As outlined in the MNRF letter, a 30 meter 
buffer is recommended to ensure that the microclimate and thermodynamic properties of the rock barren 
habitat are maintained.  What this means is that the MNRF is concerned about the feature’s ability to 
continue to provide potential habitat for nesting and thermoregulation for turtles and snakes which may 
occur in the area.   
 
In general terms, thermoregulation is facilitated by the availability of large rocks or deep crevasses in 
the rock barrens which allow snakes to move in and out of the sun to maintain their body temperature 
during their active months.  Nesting is facilitated by the availability of deep vegetation in hummocks on 
the rock barrens, or crevasses filled with decomposing organic material (leaves, mosses, etc.) and/or 
gravel.  The following sections discuss each of the rock barren features present on the subject property 
and their respective ability to provide such habitat.  Representative photos are available for all of the 
rock barren units Appendix D.  Text below relates directly to rock barren features as outlined and 
lettered on Figure 3. 

Rock Barren A 
Rock Barren A covers approximately 2000 m2 and trees present in adjacent woodland communities 
were on average 7 meters in height.  Juniper cover was restricted to the southeast half of the unit.  
Deep pockets of decomposing materials and rocks available for thermoregulation were in abundance 
along the north slope of the unit.  Based on proximity to a semi-sheltered bay, and availability of habitat 
features, Rock Barren A is among the better units with potential to provide nesting habitat for turtles 
and/or basking/gestation habitat for snakes on the subject property.  As such, a 30 meters protective 
buffer is recommended as shown on Figure 3.  

Rock Barren B 
Rock Barren B covers approximately 4200 m2 and trees present in adjacent woodland communities 
were on average 7 meters in height.  The feature slopes steeply to the east down into the Narrows.  
Juniper cover within this unit was sparse and patchy, with the remaining area covered in a thin lichen 
mat or bare rock.  Deep pockets of decomposing materials and rocks were all but absent from the unit 
with the only large rock present centrally in the widest section of the rock barren almost 15 meters from 
the nearest shading forest cover.  Access to this feature is somewhat limited by the topography, and 
based on the limited availability of habitat features Rock Barren B is not expected to provide ideal 
habitat for turtles and/or snakes.  A 10 meter buffer has been included on Figure 3 for this feature to 
ensure that any of the low trees that are providing cover for the unit are maintained and protected in the 
perimeter. 

Rock Barren C 
Rock Barren C was the largest of the barren units present on the subject property at 4900 m2 and is in 
the best location to allow use by turtles and/or snakes.  The feature is present in an ideal location 
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between the Back Bay, and another large sheltered bay located off subject property.  Further, there is a 
wetland unit that runs adjacent to the feature to the east which could facilitate access by turtles.  Most of 
the habitat features present within Rock Barren C are low shrubs or deposits of decomposing materials 
within large cracks.  Table rocks are almost entirely absent from the feature.  Tree cover present to the 
south and west of the feature are approximately 10 to 15 meters tall on average and the oak community 
is densely vegetated with a closed canopy.  To the northeast of the feature the landscape drops 
approximately 5 meters into a wetland corridor with tall trees.  Generally the most important buffer to the 
east will be the one associated with the wetland unit in order to maintain connectivity.  This is already 
maintained within the setback associated with the wetland unit which has been included at 30 meters to 
account for general direction available from the MNRF related to protection for Blanding’s Turtle habitat.  
Based on the height of the adjacent forest cover, a buffer of 15 meters to the southwest would be 
sufficient to maintain he microclimate and thermodynamic properties of the habitat. 

Rock Barren D 
The grouping of rock barrens constituting Rock Barren D on Figure 3 covers approximately 3700 m2.  
Trees present in adjacent forest were mature and averaged between 15 and 20 meters in height.  
Juniper cover within this unit was limited, however several deep pockets of decomposing material and 
mosses with hummocky vegetation growth were present in the units on the west edge of the 
northernmost barren in the group.  Outside of the few deep pockets, the majority of the moss and lichen 
growth was limited with only 2-3cm of depth at the best and table rocks/deep fissures in the bedrock 
were all but absent in the unit.  Based on the height of the adjacent forest cover and the majority of the 
important features present in the unit being in proximity to the wetland located to the north of the 
feature, and thus protected by that buffer, a buffer of 15 meters to the southwest would be sufficient to 
maintain he microclimate and thermodynamic properties of the habitat. 

Rock Barren E 
This feature covers approximately 400 m2 and provides very little in the way of thermoregulation cover 
or nesting material.  Tree growth within the unit has closed the unit in significantly since the 2010 field 
season and no table rocks were present.  Litter in cracks was 4 cm in the deepest area investigated.  
Two rocks were present in the unit as demonstrated within the appended photos, which provide only 
limited protection for species at risk.  Based on the lack of features it is reasonable in our opinion to 
allow development directly adjacent to the feature with no expectation of damage to habitat of 
threatened or endangered species. 
 
8.0 Impact Assessment 
8.1 Significant Habitat for Threatened Species  
Impacts with regards to the ESA and habitat of Threatened or Endangered Species are covered under 
Section 9 and 10 of the ESA.  Section 9 deals directly with killing, harming, or harassing living members 
of a species while Section 10 covers destruction or damage to habitat of threatened or endangered 
species.  As indicated in the prior sections of this report, potential habitat for species listed as 
Threatened or Endangered has been identified on the subject property.   
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8.1.1 Blanding’s Turtle 

In general, the lot configuration and illustrative development envelopes on the 2015 Draft Plan have 
been configured to ensure that development is almost entirely outside of Category 1 and 2 habitat for 
Blanding’s Turtle to ensure that these features are retained on the landscape.   
 
The only exceptions to this are the common element condominium access road for Lots 2 through 7 
which crosses a wetland area and the common amenity block which has been created to avoid 
individual shoreline impacts across 14 lots.  Photos of the road crossing location are included in 
Appendix D.  The location was selected because it is the narrow point for the wetland.  Based on our 
assessment of the subject property, the main issue associated with the proposed road crossing is the 
maintenance of connectivity through the wetland feature.  Thus, if the movement of turtles can continue 
through the inferred corridor, there is no expectation that damage to the habitat function would occur.  
To this end, a preliminary road construction plan (Appendix F) was acquired from contractors who work 
in the area to develop an access road which would ensure the following: 
 

 No new artificial nesting substrate is proposed for the access road to help address the potential for 
 incidence of mortality associated with road kill or predation of nests;  
 The connectivity function of the wetland feature is maintained on the subject property.  The road 
 would include wildlife passage culverts and a retaining wall to ensure that most turtles and snakes 
 would be unable to go over the road, but could continue to move beneath it. 

 
As previously outlined, the MNRF has expressed concern that the remaining woodlands outside of the 
protected areas of the subject property could constitute aestivation habitat for Blanding’s Turtle.  Based 
on the General Habitat Description guidance document this area is considered Category 3 habitat which 
has the highest tolerance to alteration.  The proposed development will protect over 11 ha of a 20.18 ha 
property.  Of the remaining 9 ha, roughly 2.5 ha (approx. 12%) is identified as an area where vegetation 
clearing would be permitted.  Provided the recommended mitigation measures are followed, there is no 
expectation that the development of 14 cottage lots on an area which accounts for less than 12% of the 
total property area, and which is focused outside of the high constraint areas and their recommended 
buffers, would constitute damage or destruction to the habitat.   
 
8.1.2 Hog-nosed Snake  

While potential exists for the subject property to provide general habitat for the Eastern Hog-nosed 
Snake, the majority of the potential resides within areas protected through the adoption of 
Environmental Protection (EP) zones which include the appropriate buffers.  No impact is expected to 
potential nesting or basking sites which will be protected within the rock barren/ buffer EP zones.  As 
outlined by the MNRF, the remaining forested areas of the subject property could potentially provide 
overwintering habitat for the species.  Unfortunately, because this species is among those identified as 
a cryptic species (as explained in Section 4.4 of this report), it is difficult to demonstrate use.  As such, 
mitigation strategies have been proposed, including the protection of key habitat areas wherever 
possible and limitations to the size of the development.  The removal of approximately 12 % of the 
natural area associated with a property that is 20 ha will not reduce the potential that the subject 
property could provide potential overwintering habitat for the species.  Mitigation is proposed to avoid 
potential future impacts to the species as a result of persecution.  Potential for impacts to Hog-nosed 
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Snake or their habitat as a result of the occupancy of the proposed development are expected to be 
minimal and mitigable.   
 
8.1.3 Massasauga Rattlesnake  

While potential habitat exists on the subject property for the Massasauga, the majority of the habitat 
features are located within areas proposed to be protected through the placement of Environmental 
Protection zones, including the buffer areas.  No impact is expected to potential overwintering or 
gestation sites for Massasauga.  The removal of approximately 12 % of the natural area associated with 
a property that is 20 ha is not expected to result in damage to foraging habitat for the species which is 
common in the overall planning area.  Mitigation is proposed to avoid potential future impacts to the 
species as a result of persecution.  Potential for impacts to Massasauga or their habitat as a result of 
the occupancy of the proposed development are expected to be minimal and mitigable.  
 
8.1.4 Endangered Bat Species 

Ontario’s ESA affords Little Brown Myotis and Northern Myotis individual and habitat protection as 
Endangered species.  If present locally, these species would only utilize habitat of the subject property 
outside of the winter season (i.e., the cavity trees do not provide winter denning habitat and bats are 
inactive during winter).  As illustrated on Figure 4, snag and cavity trees in all stages of decay are 
abundant and well dispersed on the subject property.  Of the 751 ‘snag’ trees identified on the subject 
property, approximately 64 are proposed for removal.  A breakdown of the numbers follows: 
 

 Of the trees meeting the criteria for inclusion as Category 1; a total of 255 were identified on the 
 subject property, 55 of which had appropriate habitat features above 10 meters.   

o A total of 20 Category 1 trees are proposed for removal, 11 of which had appropriate 
features above 10 meters. 

  Of the trees meeting the criteria for inclusion as Category 2; a total of 204 were identified on the  
 property, 78 of which had appropriate habitat features above 10 meters.   

o A total of 20 Category 2 trees are proposed for removal, 8 of which had appropriate 
features above 10 meters. 

 Of the trees meeting the criteria for inclusion as Category 3; a total of 85 were identified on the 
 subject property, 30 of which had appropriate habitat features above 10 meters.   

o A total of 2 Category 3 trees are proposed for removal, 1 of which had appropriate 
features above 10 meters. 

 Of the trees meeting the criteria for inclusion as Category 4; a total of 63 were identified on the 
 subject property, 15 of which had appropriate habitat features above 10 meters.  

o A total of 3 Category 4 trees are proposed for removal, 1 of which had appropriate 
features above 10 meters. 

 Of the trees meeting the criteria for inclusion as Category 5; a total of 66 were identified on the 
 subject property, 14 of which had appropriate habitat features above 10 meters.   

o A total of 3 Category 5 trees are proposed for removal, 2 of which had appropriate 
features above 10 meters. 
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 Of the trees meeting the criteria for inclusion as Category 6; a total of 17 were identified on the 
 subject property, 6 of which had appropriate habitat features above 10 meters.  

o A total of 2 Category 6 trees are proposed for removal none of which had appropriate 
features above 10 meters. 

 Of the trees which were included on the basis of providing appropriate habitat even though they 
 did not fit within the categories for ‘snag’ trees; a total of 61 were identified on the subject 
 property, 21 of which had appropriate habitat features above 10 meters.   

o Of these trees a total of 14 are proposed for removal, 3 of which had appropriate features 
above 10 meters. 

 
In summary, only 64 ‘snag’ trees are proposed for removal, and only 26 of those trees had features 
based on the MNRF background information to be considered ideal.  None of these removals occur 
within obvious groupings of ideal ‘snag’ trees.  The proposed removal would not result in damage to the 
potential of the subject property to function as maternity roost habitat. 
 
Bats do not show fidelity to a particular cavity tree during the maternity season or among years.  Within 
a maternity season, bats frequently move pups among cavity trees.  Between seasons, cavity trees – as 
large/old and decrepit individuals (hence the cavities) -are subject to natural tree fall and hence at the 
outset of each maternity season, bats must select among standing trees that persist from one year to 
the next (i.e., a given cavity tree is not consistently or predictably “habitat” from one year to the next).  
Therefore, as long as cavity trees on the subject property are cut outside the maternity season (i.e., late 
May through mid to late August), there will be no harm to individual bats or bat habitat consistent with 
Section 2.1.7 of the 2014 PPS and Ontario’s ESA.  Following this strategy, no ESA permitting is 
required to allow the development to proceed.  Regardless, we recommend retaining those cavity trees 
on-site that don’t pose a falling hazard to future dwellings as a way of maintaining “wildlife cavity trees” 
in general as benefit to local wildlife. 
 
8.2 Candidate Significant Wildlife Habitat 
As noted in the prior sections of this report, development and site alteration is not permitted within 
Significant Wildlife Habitat and adjacent lands unless the ecological function of the features has been 
evaluated and it has been demonstrated that there will be no negative impacts on the natural features or 
on their ecological functions.  No negative impact is defined as “degradation that threatens the health 
and integrity of the natural features or ecological functions for which the area is identified due to single, 
multiple or successive development or site alteration activities”.  The Natural Heritage Reference 
Manual (MNR 2010) defines ecological integrity as “the condition of an ecosystem in which (a) the 
structure, composition and function are unimpaired by stresses from human activity, (b) natural 
ecological processes are intact and self-sustaining, and (c) ecosystem evolution is occurring naturally 
and that ecological integrity includes hydrological integrity.  The SWH features of the site are addressed 
in the following sections.  
 
8.2.1 Waterfowl Stopover and Staging Areas (Aquatic) 

Waterfowl stopover and staging areas are expected to exist within Gloucester Pool and the Back Bay.  
A 30 meter EP buffer is proposed for all wetlands and shorelines (except common area Block 16) which 
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should ensure that development within these areas is restricted.  As such there will be no impact to 
candidate Aquatic waterfowl stopover and staging areas.  
 
8.2.2 Turtle Wintering Areas 

Turtle wintering areas are expected to exist within Gloucester Pool and the Back Bay with some minor 
potential existing within the other terrestrial wetlands.  A 30 meter EP buffer is proposed for all wetlands 
and shorelines (Block 16 excepted) which should ensure that development within these areas is 
restricted.  As such there will be no impact to candidate turtle wintering areas.  
 
8.2.3 Amphibian Breeding Habitat (Wetland) 

Wetland amphibian breeding areas are expected to exist within the Back Bay with some minor potential 
existing within the other terrestrial wetlands.  A 30 meter EP buffer is proposed for all wetlands and 
shorelines (Block 16 excepted) which should ensure that development within these areas is restricted.  
As such there will be no impact to candidate wetland amphibian breeding habitat areas. 
 
8.2.4 Significant Habitat for Species of Special Concern 

During the field assessments, the presence of Eastern Wood-pewee and Red-headed Woodpecker 
were identified, and suitable habitat for Canada Warbler, Common Five-lined Skink, Common 
Nighthawk, Eastern Milksnake, Eastern Musk Turtle, Eastern Ribbonsnake, Eastern Wood-pewee, 
Golden-winged Warbler, Northern Map Turtle, Red-headed Woodpecker, Snapping Turtle and Wood 
Thrush was identified within the subject property limits. 
 
Canada Warbler – occurrence possible on subject property, but not identified during avian surveys.  
Considered Threatened under SARA.  It would be present in association with wetland units not 
expected to be impacted due to EP/buffer zones, thus habitat would be protected. 
 
Common Five-lined Skink – occurrence probable on subject property.  If present, it would be associated 
with Rock Barren units which are protected from impact through EP/buffer zones and thus habitat would 
be protected.  
 
Common Nighthawk – occurrence possible on subject property, but not identified during 2012 Nocturnal 
Bird Surveys.  If present, nesting habitat would be associated with Rock Barren units which will not be 
impacted, thus habitat would be protected. 
 
Eastern Milksnake – likely to occur on subject property.  If present, it could be associated with any units 
present on the subject property as the species is a habitat generalist.  There is no expectation that 
critical habitat would be impacted.   
 
Eastern Musk Turtle – likely to occur on subject property.  If present, this species would be would be 
associated with wetland and shoreline areas.  These features are all protected through EP/buffer zones, 
thus habitat would be protected on the subject property.  
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Eastern Ribbonsnake – occurrence possible on subject property.  If present, it would be present 
associated with wetland units protected through EP/buffer zones, thus habitat would be protected. 
 
Eastern Wood-Pewee – occurrence confirmed on subject property during breeding bird surveys.  Critical 
habitat would be associated with nests and all vegetation clearing will be required to be completed 
outside of the breeding season. 
 
Golden-winged Warbler – occurrence possible on subject property.  This species was not identified 
during avian surveys.  It is considered threatened under Federal SARA.  Habitat typically associated 
with this species includes successional scrubland surrounded by mature forests which are not 
associated with the subject property.  If present, it would be associated with wetland units not expected 
to be impacted, thus habitat would be protected. 
 
Northern Map Turtle – occurrence possible on subject property.  If present, it would be associated with 
areas identified as Blanding’s Turtle Habitat which are protected on the subject property.  
 
Red-Headed Woodpecker - occurrence of single calling male confirmed on the subject property during 
avian surveys.  This species is considered threatened under Federal SARA.  Critical habitat would be 
associated with nests and therefore all vegetation clearing will be required to be completed outside of 
the breeding season. 
 
Snapping Turtle – likely to occur on subject property.  If present, it would be associated with areas 
identified as Blanding’s Turtle Habitat which are protected on the property. 
 
Wood Thrush – occurrence possible on subject property.  This species was not identified during avian 
surveys.  This species is considered threatened under Federal SARA.  Critical habitat would be 
associated with nests and therefore all vegetation clearing will be required to be completed outside of 
the breeding season. 
 
While these species do not receive protection under the ESA, care is recommended while working in 
areas where these species occur.  Where possible, impacts to these species should be avoided.  
Features with potential to be considered critical habitat for these species are generally protected in the 
constraint areas of the subject property (i.e. rock barren and buffers to be zoned EP and wetland / 
shoreline areas and buffers to be zoned EP), or through mitigation associated with vegetation clearing 
timing windows.  If identified during on-site work, a report should be submitted to the MNRF Midhurst 
District (Phone ((705) 725-7500)) to document the sighting.  
 
Suitable habitats for these species are well-represented in the vicinity of the subject property, and are 
abundant on a regional level.  Loss of these habitat units within the limits of the subject property will not 
negatively impact the local availability of habitat for any of these species.  Proposed works are expected 
to have no negative effect upon Special Concern species or the ability for these species to carry out 
their life processes, provided that conformance is required with the environmental considerations and 
mitigation measures described in Section 9 of this report.  
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8.3 Fish Habitat 
Gloucester Pool and the marshy Back Bay area provide direct warm water fish habitat. As such, no 
development can occur in or within 30m of the aquatic habitat.   
 
Azimuth’s field visit confirmed that the Back Bay provides spawning and nursery habitat for warm water 
fish species.  The aquatic vegetation found within this area provides seasonally flooded areas that are 
utilized during the early spring for Northern Pike, Largemouth Bass and other fish species for spawning 
and rearing.  Within this area, the proposed 30m natural buffer setback will protect any potential 
spawning habitat and allow it to continue to function.  Flooded aquatic vegetation in these areas will be 
protected with the implementation of the proposed 30m buffer setback. 
 
Other species of fish and their respective preferred habitat for their various life stages found within 
Gloucester Pool will not be negatively impacted under the proposed development plans and will be 
protected within a 30m buffer setback to the water’s edge.  
 
Of the proposed 14 lots, all of the lots will be “waterfront” and will include a minimum 30m natural buffer 
(not intended to be landscaped or disturbed) to the water’s edge. Given the presence of fish habitat, 
private docks for each lot will be restricted. As such, the proposed Draft Plan includes a “Common 
Element Condominium Amenity Area” (Block 16) for use by the residents of Lots 1 to 14.  The common 
area is located adjacent to the water’s edge.  A communal small-craft dock for recreational use is 
proposed.  The dock size, design, location and construction requires consultation and approval by Parks 
Canada.   
 
The development concept for the subject property (Figure 5) shows that the intermittent drainage 
feature that traverses the central portion of the subject property will not be modified to accommodate the 
proposed residential development.  The 30m buffer from the shoreline wetland and protection of the 
intermittent drainage feature will protect aquatic and fisheries resources, which will remain undisturbed 
as shown on Figure 5.   
 
There are no rare aquatic species records on or in the vicinity of the subject property (NHIC, 2009), and 
no provincially rare aquatic species were encountered during Azimuth’s field investigations. 
 
9.0 Environmental Considerations and Mitigation 
9.1 Species at Risk 
It should be noted that the absence of a protected species on the subject property does not indicate that 
they will never occur within the area.  Given the dynamic character of the natural environment, there is a 
constant variation in habitat use.  Care should be taken in the interpretation of presence of species of 
concern including those listed under the ESA and SARA.  Changes to policy, or the natural 
environment, could result in shifts, removal, or addition of new areas to the list of areas currently 
considered to be KNHF [Key Natural Heritage Features]. This report is intended as a point in time 
assessment of the potential to impact SAR; not to provide long term ‘clearance’ for SAR.  While there is 
no expectation that the assessment should change significantly, it is the responsibility of the proponent 
to ensure that they are not in contravention of the ESA at the time that site works are undertaken.  A 
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review of the assessment provided in this report by a qualified person should be sufficient to provide 
appropriate advice at the time of the onset of future site works. 
 
9.1.1 General 
Work within the outlined constraint areas (Figure 3) should be restricted with the exception of work 
associated with the common element condominium road (Block 15) and the common amenity area.  
Based on the proposed 14 lot Draft Plan of Subdivision there is no expectation that movement should 
be required through the constraint areas.  The common element condominium road should be 
constructed to provide access to Lots 2-7 before work on those lots begins. 
 
This EIS is directed towards work associated with identified development areas including: the proposed 
development envelopes, access driveways, the common element condominium road and the common 
amenity area.  This was done with the intent of reducing impacts to the KNHF present on and adjacent 
to the subject property.  The removal of vegetation should be limited to the areas outlined to retain the 
natural vegetative structure of the property.  Work taking place outside of these areas should be subject 
to review and considered in the context of the recommendations outlined in this report to ensure that the 
proposed activities are consistent with the policies and legislation at the time of the proposed work. 
 
An information package should be supplied to landowners on the properties outlining the potential 
presence of SAR on their properties.  This package would include information including species 
identification and why the species are protected under the ESA.  
 
9.1.2 Worker Training 
Worker training would be beneficial to assist the on-site workers in the identification of the SAR with 
potential to occur in the area.  Workers should be instructed to stop work immediately and contact the 
local MNRF office immediately if any SAR are encountered within the work area.  Individuals working on 
site should ensure that SAR are not harmed during construction or killed by heavy machinery, vehicles 
or other equipment. 
 
The contractor should seek to ensure that all personnel are educated to ensure that, if identified, the 
SAR is not injured or killed, and to ensure that damage to features which could constitute habitat is 
avoided.  Information conveyed through this education should include: 
 

 Species habitat and identification; 
 Requirements under the ESA including avoidance of harm to the species and damage to relevant 
 habitat; 
 Appropriate action to take if the species is encountered; 
 How to record sightings and encounters; and 
 That care should be taken when undertaking construction activities in order to avoid harming the 
 species or damaging/destroying habitat. 

 
The expert should be a qualified biologist with knowledge of SAR in Ontario. 
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9.1.3 Road Construction  
The proposed road should be designed in a manner which encourages connection of the swamp habitat 
in the vicinity of the new road through the construction of wildlife crossings.  When combined with 
appropriate alternatives for gravel shoulders similar to those outlined in the Bertram road details 
(Appendix F), these should function to reduce potential impacts to snakes and turtles using the 
surrounding natural areas further reducing road mortality and minimizing habitat fragmentation.  Other 
alternatives to the Bertram proposal could be considered assuming the following points are considered 
in the alternative: 
 

 The inclusion of gravel shoulders which can be used by turtles for nesting should be avoided in 
 the design. 
 Wildlife movement should be allowed to continue through the wetland feature with minimal 
 impediment. 
 Fencing, walls, or some other alternative should be implemented to ensure that snakes and turtles 
 are excluded from the road surface where possible. 

 
9.1.4 Road Signage 

To help reduce the potential for road mortality, the condominium access road should have a posted 
speed limit of 20 km/h and signs alerting residents to the presence of turtles.   
 
9.1.5 Endangered Bat Species 
To protect bat species, vegetation removal should be restricted so that it generally aligns with 
restrictions / timing windows associated with vegetation removal for Migratory Breeding Birds.  
Construction activities involving the removal of vegetation should be restricted from occurring between 
the beginning of April to the end of August.  This will ensure that no bats actively roosting in trees will be 
killed or harmed as a result of clearing activities.  Regardless, where possible, we recommend retaining 
those cavity trees on-site that don’t pose a falling hazard to future dwellings as a way of maintaining 
“wildlife cavity trees” in general as benefit to local wildlife. 

9.2 Migratory Breeding Birds 
Future construction activities involving the removal of vegetation should be restricted from occurring 
during the breeding season.  Migratory birds, nests, and eggs are protected by the Migratory Birds 
Convention Act, and the Fish and Wildlife Conservation Act.  Environment Canada outlines dates when 
activities in any region have potential to impact nests at the Environment Canada Website 
(http://www.ec.gc.ca/paom-itmb/default.asp?lang=En&n=4F39A78F-1#_03).  In Zones C2 and C3 
vegetation clearing should be avoided between April 1st through August 30th of any given year.  If work 
requires that vegetation clearing is required between these dates, screening by an ecologist with 
knowledge of bird species present in the area could be undertaken to ensure that the vegetation has 
been confirmed to be free of nests prior to clearing.  This is important to ensure that the proposed work 
will not result in a contravention of the SARA. 
 

http://www.ec.gc.ca/paom-itmb/default.asp?lang=En&n=4F39A78F-1#_03
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9.3 Landscaping 
Landscaping associated with the proposed shoreline residential development should use native plants 
for any re-vegetation necessary post development.  Invasive species like Periwinkle (Littorina sp.) which 
have a tendency to spread out of gardens into nearby natural areas should be especially avoided. 
 
Construction of a communal dock within Block 16 has been proposed to ensure that residents have 
access to waterfront without allowing for individual waterfront alterations on each of the lots in areas 
protected through the EP designation.  This is an important recommended mitigation measure due to 
the fact that many of the protected species with potential to occur in the area rely on wetlands and 
waterbodies.  The proposed location of Block 16 was selected based on reduced potential for impact to 
habitat of species expected to be present in the area.   
 
9.4 Aquatic Habitat and Fisheries 
Azimuth recommends the following general mitigation measures to prevent the serious harm of fish: 

 A 30 meter vegetated buffer should be retained around the shoreline and connecting 
 watercourses on the subject property; 
 The construction of a communal dock on Block 16, in accordance with Parks Canada dock 
 policies, and a restriction on the construction of private docks on each lot; 
 Future construction activities should be planned in order to maximize the potential to be 
 completed in dry conditions; 
 Development and implementation of a detailed sediment and erosion control plan.  All 
 waterbodies are to be protected at all times from any excavated and erodible soils from entering 
 the waterbody through the use of properly placed, installed and maintained sediment controls 
 (sediment barriers, flow checks (straw or rock), envirobags, etc.); 
 Sediment controls should be available onsite during development, such that if for any reason 
 sediment enters the watercourse, control measures will be installed immediately to prevent 
 sediment from continuing downstream while allowing the creek to continue to flow normally.   
 Store, service and refuel all equipment more than 30 m away from any waterbody; and, 
 Any stock piled fill material is kept a minimum of 30 m away from any waterbody. 

 
10.0 Policy and Regulation Conformity 
10.1 Provincial Policy Statement, 2014 

Policy 2.1 – The proposed development results in no negative direct or indirect impacts to significant 
natural heritage features or functions (i.e., wetlands, woodlands, valleylands, ANSIs, wildlife habitat 
functions) (Policy 2.1.4, 2.1.5, 2.1.6 & 2.1.8), including potential animal movement corridors/habitat 
linkages (Policy 2.1.2). 

 Policy 2.1.4 – significant wetlands –No designated significant wetlands are associated with the 
 Subject Property – Conforms.  
 Policy 2.1.4 – significant coastal wetlands –No designated significant coastal wetlands are 
 associated with the Subject Property – Conforms.  
 Policy 2.1.5 – significant wetlands in the Canadian Shield north of Ecoregions 5E, 6E, and 7E – 
 Not applicable Property is located in Ecoregion 5E. 
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 Policy 2.1.5 – significant woodlands in Ecoregions 6E, and 7E – Not applicable Property is 
 located in Ecoregion 5E. 
 Policy 2.1.5 – significant valleylands in Ecoregions 6E, and 7E – Not applicable Property is 
 located in Ecoregion 5E. 
 Policy 2.1.5 – significant wildlife habitat 

o Waterfowl Stopover and Staging Areas (Aquatic) – no negative impacts – Conforms. 
o Turtle Wintering Areas – no negative impacts – Conforms.   
o Amphibian Breeding Habitat Wetland – no negative impacts – Conforms.   
o Significant Habitat for Species of Special Concern – no negative impacts - Conforms.    

 Policy 2.1.5 – significant areas of natural or scientific interest – No designated ANSIs are 
 associated with the Subject Property – Conforms. 
 Policy 2.1.6 – fish habitat – As per Section 10.4 and 10.5. [below] 
 Policy 2.1.7 – habitat of Endangered and Threatened Species – As per Section 10.2. [below] 

 
Ontario’s Endangered Species Act, 2007 
The proposed development can be constructed with minimal and mitigable potential for impact to 
individuals or habitat of EN or TH species of Ontario – Conforms.  
 
Species at Risk Act, 2002 
The proposed development can be constructed with no impact to individuals or habitat of Endangered or 
Threatened species as listed in Schedule 1 of the SARA – Conforms. 
 
Federal Fisheries Act, 1985 
The proposed development will not result in serious harm to fish or fish habitat and does not require 
DFO review, hence no authorization under the Fisheries Act are expected to be required – Conforms. 
 
Parks Canada – Trent Severn Waterway 
Parks Canada will be reviewing the proposed development applications to ensure compliance with 
Federal requirements.  
 
County of Simcoe 
The subject property is currently designated ‘Rural and Agricultural’. In accordance with County of 
Simcoe Official Plan policies, this EIS addresses the natural heritage requirements of the 2014 PPS and 
applicable federal legislation which is required as part of the technical justification for the proposed 
planning applications.   
 
Township of Severn 
All areas on the subject property currently designated ‘Environmental Protection Area’, as well as 
additional areas, are situated within an EP zone on the proposed Development. In accordance with 
Township of Severn Official Plan policies, this EIS addresses the natural heritage requirements of the 
2014 PPS and applicable federal legislation which is required as part of the technical justification for the 
proposed planning applications. 
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MNRF Comments  
On September 11, 2015 the MNRF submitted a response letter to the County outlining the MNRF’s 
recommendations moving forward.  The MNRF has expressed concern related to the following: 

 Rock Barrens – The MNRF recommends a 30m protective buffer. 
o Addressed – appropriate buffers with rationale are outlined in Section 5.5.2. 

 Wetlands and shorelines – The MNRF recommends a 30m protective buffer 
o Addressed – with the exception of the access road crossing and the common area, 

all wetland and shoreline areas are given a 30m buffer.  Additional rationale is 
included in Section 9.1.3 for the Road Crossing and 9.3 for the Common Area.  

 Woodlands – Snag cavity trees within the woodland may provide potential maternity roost habitat 
 for Endangered Myotis species which are expected to occur in the area. 

o Addressed – Detailed mapping included in Figure 4, and rationale provided in 
Section 8.1.4. 

 Woodlands – The woodland may provide nesting and overwintering habitat for Eastern Hog-nosed 
 Snake and Milksnake in addition to aestivation habitat for Blanding’s Turtle. 

o Addressed in appropriate Sections of the Impact Assessment. 
 Woodlands – Nesting habitat for Special Concern Bird Species may be found in the woodlands. 

o Addressed in Section 8.2.4. 
 
Riverstone Comments 
On March 3, 2015, Riverstone submitted a second peer review letter identifying outstanding issues 
which included: 

 Water access on Back Bay Lots 
o Addressed – Wetlands and waterbodies are protected in EP overlay (including 

restrictions on individual docks), and Section 9.1 speaks to requirements for work 
outside of identified development areas.  

 Impacts of a road constructed through identified Blanding’s Turtle habitat with a recommendation 
 for additional consultation with the Ministry of Natural Resources & Forestry (MNRF). 

o Addressed – Section 8.1.1 and Section 9.0 Recommended Mitigation. 
 Identification of the locations of building and septic servicing envelopes within individual lots. 

o Addressed - Included in Figure 2. 
 Lack of a protective buffer on Rock Barrens or rationale as to why this is not necessary. 

o Addressed - Section 5.5.2. 
 
11.0 Conclusions 
It is acknowledged that a large number of potential constraints exist for the subject property.  However, 
the results of this EIS, including the recommended mitigation measures, demonstrate that the proposed 
development will not negatively impact KNHFs [Key Natural Heritage Features] or ecological functions 
present on or adjacent to the subject property – including habitat of Endangered and Threatened 
species.  Based on the information and the site specific conditions for the subject property related to 
potential habitat for the species, it is the position of Azimuth staff that the draft plan design as proposed 
will result in a development which is consistent with the policies set out within the Provincial Policy 
Statement, 2014, and the regulations set out within Ontario’s ESA, the Fisheries Act and SARA. 
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Ultimately, considering the site conditions and the draft plan design, the potential impacts to KNHF 
including SAR associated with this project are minimal and mitigable.  Provided the mitigation measures 
recommended in this report are undertaken, the proposed development will not impact any identified 
features negatively.  In the event, however, any of the species identified with potential to occur in the 
area are observed at the time of construction, then the proponent must ensure that appropriate actions 
are taken to protect the species and related habitat.  It is recommended that the MNRF be contacted to 
determine the appropriate actions to protect the species in accordance with the ESA at that time.  ” 
 
In summary, Azimuth’s 2016 EIS concludes that the 14 lot development will not negatively impact  

significant natural heritage features/functions on or adjacent to the site – including the habitat of 

Endangered and Threatened Specifies – and is consistent with the natural heritage provisions of the  

2014 PPS and the regulations set out in the ESA, SARA and Fisheries Act. The findings and 

recommendations of the EIS informed the design of the 14 lot draft plan and provide the basis for the 

revised OPA and the implementing zoning amendment proposed for the subject lands. 

 

3.2.2 Hydrogeological Impact Study - Azimuth Environmental Consulting, February 2016 
 
Azimuth’s 2016 Hydrogeological Impact Study (HIS) assessed the ability of the site to accommodate 14 

individual on-site water services and individual on-site sewage services. It also assessed potential 

impacts on ground water and surface water quality and quantity and the maintenance of base flows in 

adjacent watercourses. 

 
In accordance with Source Water Protection requirements, the South Georgian Bay Lake Simcoe 

Source Water Protection Plan was evaluated and Azimuth determined that the subject development is 

not located within a Wellhead Protection Area (WHPA), an Issue Contributing Area (ICA) or an Intake 

Protection Zone (IPZ). 

Azimuth reviewed well records of neighbouring lots to quantify the type of existing wells, their use and 

supply zones.  A pump test was completed on an existing nearby well  (Locke) which produced a 

minimum sustainable pumping rate of 20 L/min (4.4 IGPM).  Azimuth calculated a peak supply rate of 10 

L/min (2.1 IGPM) will be needed based on a population of 4 people per lot.  Water quality from two 

nearby wells (Locke and Russell) was tested in accordance with the Ontario Drinking Water Quality 

Standards and found to meet the criteria except for slightly elevated sodium and PH levels, which are of 

little concern from a health perspective. 
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The key conclusions and recommendations of the HIS are provided in the following: 

“  Section 8.0 Conclusions 

Based on our interpretation of the available data as outlined in this report, it is concluded that the 
hydrogeologic and surface water conditions of the subject site can accommodate the proposed 14 lot 
draft plan subject to the findings and recommendations summarized in the following sections:  

Septic System Design: 

1. The results of the Ontario Building Code sizing calculations show that a standard leaching bed can 
be utilized to service each lot, assuming that all OBC spacing requirements are met as part of the 
detailed lot design requirements undertaken in accordance with building permit application 
requirements.  

2. Given the configuration of each property a filter bed is recommended over a conventional bed 
since it is smaller and can be accommodated with the flat areas of the property.   

The use of tertiary treatment systems discharging to a pressure trench system is a viable 
alternative for lots that are constrained by bedrock, size or setbacks.   

3. Given the low permeability of the native soils on site and shallow bedrock conditions, a raised 
leaching bed is required to meet the minimum separation distance (0.9m) between the underlying 
less permeable soils (and/ or bedrock) and the tile piping.   

4. A raised bed requires the construction of a mantle on the downgradient side of the bed and will 
need to meet a loading rate of 6L/m2/day (400m2).  Additional area may be required to 
accommodate side slopes (up to 500m2).  

5. Select imported fill material used in the construction of the leaching beds should be comprised of 
clean sand and gravel with a percolation rate of between 6- 8min/cm.  The material should contain 
no more than 5% fines such as silt and clay (i.e., particles 0.075mm or smaller). Testing and 
Inspection of the imported fill material is recommended to confirm percolation rates. 

6. The lot sizes as they are currently shown are sufficient to meet the requirements of the OBC for 
setbacks related to septic systems.   

7. There will be no wells located downgradient of any septic systems thus no significant net 
degradation to the overburden ground water quality downgradient of the site would be anticipated.  

8. As a result of the distance from the leaching bed to the site’s hydrologic features, the attenuation 
capacity of the overburden soils and the length of the flow path will minimize any quantifiable 
impact on the water quality of the downgradient surface water features. 

9. Surface water impacts as a result of the 14 lot development are expected to be minimal in nature.  
Based on assimilative capacity calculations for the Back Bay, potential impacts are low and are 
appropriately addressed through the proposed site design.  The tile fields for the nine lots [which 
drain to the Back Bay] are more than 50m to as much 140m from the Back Bay. 
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10. Individual tertiary treatment systems could be considered to improve the efficiency of sewage 
treatment if required, particularly where raised leaching beds are needed.  This would reduce the 
constituent loading that enters the ground water regime and ultimately the downgradient surface 
water receptors. 

Water Quality and Quantity:  

1.  Based on the well survey information and the MOECC water well database, sufficient ground   
  water supply exists within the local bedrock aquifer.   

2.  The location, depth, water supply and water quality for each well will be addressed as part of the  
  detailed lot design requirements submitted with a building permit application. The well driller will  
  complete testing as per the requirements of the MOECC well log submission. 

3.  It is recommended that individual potable water wells on each of the proposed lots be drilled into 
the bedrock aquifer (>30m bgs) with extended well casing and properly sealed to prevent shallow 
overburden waters from leaking into these aquifers.    

 In a fractured bedrock aquifer, there may be a small amount of cumulative impact between wells, 
so the deeper bedrock aquifer should be designated as the target unit for all future water wells 
drilled at the site (i.e., due to sufficient yield and water quality).  This will ensure that there is 
sufficient water column in each well to make these potential impacts negligible.  Furthermore, will 
ensure that the surficial unit receiving septic effluent is hydraulically separated from the unit that 
supplies potable water to the development, and that the water source is not under the influence of 
surface water.   

4.  The quality of water obtained from the potable water wells upon neighbouring properties (Locke 
and Russell) meets the criteria of the Ontario Drinking Water Quality Standards (MOE, 2006).  
Throughout the surrounding area, ground water is widely used for domestic purposes.  Slightly 
elevated sodium and pH levels found in the samples taken from the neighbouring properties are of 
little concern from a human health perspective.  

 As part of the detailed lot design associated with a building permit application, a well water quality 
analysis should be completed for a suite of metals, inorganics, general chemistry, and 
microbiological parameters (E. coli, Heterotrophic Plate Counts) to determine if treatment is 
required and if so, the type of treatment necessary.  

5.  Well siting upon each building lot should be upgradient of the associated leaching bed, and must 
comply with the spacing requirements of the OBC. 

6.  In the construction of all potable water wells upon the site, strict adherence to the requirements 
specified under O.Reg. 903 (as amended to O.Reg. 327/07) of the Ontario Water Resources Act 
(R.R.O. 1990) is required.  ” 

 

In summary, the Hydrogeological Impact Study concludes that the 14 lots can be serviced by individual 

wells and sewage disposal systems and will not negatively impact ground water or surface water quality 

or quantity. The HIS recommendations will be included as Draft Plan Conditions including specific well 
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and sewage disposal provisions for the Subdivision Agreement and notices in Purchase and Sale 

Agreements.  

 
3.2.3 Functional Servicing and Preliminary Stormwater Management Report - C.C. Tatham &   
  Associates Ltd., February 2016 
 
C.C. Tatham’s Functional Servicing (FSR) and Preliminary Stormwater Management (SWM) Report 

builds on the conclusions from Azimuth’s HIS as well as C.C. Tatham’s 2016 Traffic Review Update. 

The Report was prepared recognizing provincial guidelines on water resources and the environment, 

including the following: 

 
  Ministry of Environment (MOE) Stormwater Management Practices Planning and Design Manual 

(2003) 
  Ministry of Natural Resources (MNR) Natural Hazards Training Manual: Provincial Policy 

Statement, Public Health and Safety Policies 3.1(1997) 
  MOE and MNR Best Management Practices Manual (1991) 
  South Georgian Bay Lake Simcoe Source Protection Region, Approved South Georgian Bay Lake 

Simcoe Source Protection Plan (January, 2015) 
 

The key conclusions and recommendations of the FSR and preliminary SWM Report are provided in the 

following: 

 
“   4.1  Design Criteria 

Issues to be addressed and criteria to be met regarding the development of the site are summarized as 
follows: 

 The site will be developed in accordance with Township of Severn Standards.  

 Post development quantity control to pre-development levels is not required as the site discharges 
directly to the Severn River.  Further, post-development runoff rates are expected to increase only 
minimally from pre-development rates, due to the high runoff coefficient associated with the existing 
ground cover which is a mixture of exposed bedrock and thin soils.  

 Specific water quality controls are not required for the proposed lots as the development consists of 
single family houses with gravel driveways and 190 m of paved roadway.  Runoff from rooftops is 
considered clean, and does not require quality control.  The gravel driveways are not impervious and 
also do not require water quality control. 

Enhanced level water quality control will be provided for the proposed condominium roadway (Block 15), 
as it will be paved. 
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4.2 Proposed Development 

The site will be developed with the intent of maintaining existing trees and vegetation as much as 
possible. As noted above, the minimal imperviousness of the proposed development combined with the 
high runoff rates associated with the exposed bedrock and thin soils that currently exist across the site 
will result in water quality and quantity being generally maintained in the post-development scenario. 

Existing drainage patterns will generally be maintained. Minor grading on the lots will be performed to 
allow for the construction of the houses and driveways.  

Enhanced roadside swales will be used to provide Enhanced level water quality control for the proposed 
road drainage.  Enhanced swales are vegetated with a wide bottom and low longitudinal slope, and are 
designed to reduce flow velocity and promote filtration of pollutants.  Rock check dams will be installed 
to provide an infiltration volume that exceeds 5.3 m3, which is the required water quality storage based 
on an impervious area of 0.13 ha.   
 
6.0 Conclusions and Recommendations 

The proposed development will consist of 14 shoreline residential lots fronting on existing Township 
roads (Narrows Road and Russell Drive), as well as a new common element condominium road which 
extends easterly into the site from Russell Drive.  The new condominium road will be constructed to a 
modified version of the Township standard for rural roadways.  This will include roadside features for the 
protection of identified species at risk.  Where the private common element condominium road 
intersects Russell Drive, a new stop controlled ‘T’-intersection will be created. 

Existing drainage patterns will be largely maintained, with storm flows draining overland to existing 
outlets.  Specific water quantity control is not required as the quantity of runoff will not change 
significantly and runoff is conveyed directly to the Severn River.  Further, the proposed development 
includes minimal impervious area and will result in minimal increase in runoff as the existing soil 
conditions consist of significant exposed bedrock and thin soils with a high runoff coefficient. 

Specific water quality controls are also not required as the proposed development consists of single 
family dwellings on large lots with gravel driveways.  The majority of the lot area will remain undisturbed.  
These surfaces do not require water quality treatment.  Enhanced level water quality control will be 
provided for the proposed condominium road (Block 15) by means of enhanced swales and rock check 
dams.  These controls will minimize potential contaminants to surface and ground water from the 
proposed road. 

The proposed development will be serviced with private individual wells and filter bed septic systems, 
sized and constructed outside of the identified setbacks. 

Siltation and erosion control will be provided with the proper construction mitigation efforts.  Long-term 
erosion control will be enhanced with an effective revegetation strategy. 

Detailed design of these systems will be provided at the final design stage but the work completed to 
date confirms the Draft Plan has made appropriate accommodation for site servicing and stormwater 
management.  ” 
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In summary, the Report concludes that the proposed development can be supported from a functional 

servicing and preliminary stormwater management perspective. 

 
3.2.4 Traffic Review Update - C.C. Tatham & Associates Ltd., January 29, 2016 
 
C.C. Tatham’s 2016 Traffic Review Update evaluated the proposed development in relation to traffic 

volumes generated by the development, site access, sight lines, and potential impacts to the adjacent 

road system (i.e. Russell Drive, Narrows Road and St. Amant Road). It is noted that Tatham’s 2011 

traffic review determined that the 23 lot development would not cause impacts and could be supported 

from a traffic perspective. 

 

Tatham’s 2016 Traffic Update considered weekday PM and Saturday peak hours. To be conservative, 

the calculations utilized traffic volumes for 14 single family detached dwellings (rather than lesser 

volumes generated by 14 recreational dwellings) and also applied a 2% growth factor to the 2010 traffic 

counts.  

 

The key conclusions and recommendations of the traffic analysis are provided in the following:  

“  Summary 

Given the limited traffic volumes generated by the site and the available excess reserve capacity on 
Russell Drive and Narrows Road, the increase in traffic volumes associated with the proposed 
development will not have any appreciable impacts on the adjacent road system. 
 
With respect to vehicular access to the development property and individual shoreline residential 
homes, the proposed private condominium road and direct driveway access to Russell Drive and 
Narrows Road is considered appropriate.  
 
Sight lines were reviewed at the intersections of Narrows Road with Russell Drive and St. Amant Road, 
to ensure vehicles can complete their turns in a safe and efficient manner.  In all instances, the available 
sight distances will exceed the minimum stopping sight distance requirement for a 70 km/h design 
speed (20 km/h over the posted speed) on Narrows Road and a 100 km/h design speed on St. Amant 
Road and thus are considered appropriate.   
 
While the sight lines along Russell Drive at the proposed intersection with the private condominium road 
are limited by the horizontal alignment of Russell Drive, this is not considered problematic given the low 
volumes and low speed nature of both Russell Drive and the proposed condominium road. Nonetheless, 
it is recommended that the new intersection be configured so as to maximize the available sight lines 
along Russell Drive (i.e. condominium road to intersect Russell Drive at a 90° angle at the apex of the 
curve and appropriate daylighting be provided).  ” 
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In summary, the Traffic Review concludes that the proposed development can be supported from a 

traffic perspective. 

 
3.2.5 Stage 1-2 Archaeological Assessment - AMICK Consultants Limited,  December 18, 2015 
 
AMICK Consultants completed a Stage 1 - 2 Archaeological Assessment on the subject lands in 

December 2015. The Assessment confirmed there are no significant cultural heritage / significant 

archaeological resources on the Narrows Road site. The Assessment was entered in to the Ontario 

Public Register of Archaeological Reports by the Ministry of Tourism, Culture and Sport on January 8, 

2016. 

 

3.3 2016 REVISED OFFICIAL PLAN AMENDMENT 
 
Section C7 Shoreline Residential Area of Severn’s Official Plan provides the policy framework for 

resource-based recreational development. The 2011 OPA application proposes to redesignate the site 

from “Rural”, “Shoreline Residential Area” and “Environmental Protection Area” to “Shoreline Residential 

Area” and “Environmental Protection Area” to establish the principle of development for a 23 lot 

shoreline recreational subdivision. The OPA also proposes to amend Schedule F Environmentally 

Sensitive Lands by designating the wetland features on the site as “Local Wetland”. A copy of the 2011 

OPA is provided in Appendix C. 

 

The justification for the resource-based recreational subdivision provided in the 2011 OPA is still 

applicable to the 2016 applications. As outlined in 2011, the site’s location and attributes are considered 

suitable for a shoreline recreational subdivision for the following reasons: 

 
  The site is situated in an area dominated by recreational dwellings and related businesses. 
  The proposed subdivision is compatible with surrounding shoreline residential uses. 
  The site is oriented toward the water in terms of views and shared water access.  
  The property is located in close proximity to a commercial marina and a seasonal convenience 

store, as well as to the OFSC Snowmobile Trail System, fishing, cross-country skiing, snowshoeing 
and hiking. 

  The site’s close proximity to Highway 400 provides good access for cottagers. 
  The distance of the property from the GTA places it outside of the GTA commuter-shed. 
  The distance of the property from primary urban areas (Barrie, Midland, Orillia), and the presence 

of many intervening opportunities for locating a permanent home, will minimize the attractiveness 
of this site for permanent residences.  

  The significant natural heritage features and functions of the site have been identified and will be 
protected. 
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Section C7.3.4 of Severn’s Official Plan states: “Any Amendment to this Plan that has the effect of 

permitting additional residential development adjacent to the Shoreline designation will only be 

considered as part of a review of the appropriateness of the extent and limits of the entire Shoreline 

designation that is carried out as part of an Official Plan review.”   

 

Notwithstanding this policy, the site specific OPA is considered to be appropriate given the following: 

 
  A detailed review was undertaken of existing lands in the Township that might be considered 

appropriate for new shoreline residential development. It found that most of the shoreline with 
direct access from a municipal road has already been developed and that many of the existing lots 
are too small to support the creation of additional dwellings. The subject property is one of very few 
accessible sites in the Township along the Trent-Severn Waterway that can accommodate a 
shoreline recreational subdivision. 

 
  A portion of the property is already designated “Shoreline Residential Area”. The extension of this 

designation to the balance of the site represents an appropriate, logical and compatible infill 
development given that lands to the north, east and west are currently designated and developed 
for shoreline residential purposes.  

 
  The comprehensive analysis undertaken for the site has considered broader municipal implications 

(i.e. the availability of suitable shoreline residential site in the Township; the protection of significant 
natural heritage features/functions in the area; extensions or upgrades to existing municipal 
services and local roads are not required to support the proposed subdivision). 

 
  Given the importance of recreational development and tourism to Severn’s economy, and the 

limited supply of lands available for shoreline recreational development, appropriate development 
applications should be considered provided they satisfy other policy requirements related to such 
matters as natural heritage, services and transportation. 

 
In light of the preceding, the 2016 revised OPA refines the 2011 OPA by “notwithstanding” the 

provisions of Section C7.3.4. It also revises the proposed designations and policies in response to 

review comments and in order to implement the conclusions and recommendations of the 2016 

technical reports, particularly the 2016 EIS. The revised OPA proposes two special policy area 

designations for the site: a “Shoreline Residential Special Policy Area” and an “Environmental Protection 

Special Policy Area”.  
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i)   “Shoreline Residential Special Policy Area” Designation -  The policies of the designation are 
 summarized in the following: 
 

a)  The maximum number of lots permitted is 14. 
 

b)  Private, individual docks are not permitted. 
 

c)  A private, communal recreational amenity area is permitted, including common docking 
 facilities. 
  

d)  Development of the lots shall be subject to municipal approval of a site plan which 
 addresses such matters as dwelling and driveway locations, well and sewage disposal 
 services, vegetation removal, grading, and stormwater management and erosion control as 
 applicable. 
 

e)  The recommendations of the 2016 EIS, HIS, FSR and SWM Report, and the Traffic Review, 
 and any updates thereto or additional reports, will be implemented through the site specific 
 zoning by-law amendment and/or the Draft Approval Conditions as applicable.  
 

ii)  “Environmental Protection Special Policy Area” Designation -  The policies of the designation 
 are summarized in the following: 
 

a)  The permitted uses are restricted to: conservation or wildlife area; private condominium   
 road; public use/public utilities. 
 

b)  Development, vegetation removal, site alteration (such as grading, filling, dredging) are not 
 permitted, except in approved locations to enable construction of the permitted uses.  
 

c)  The recommendations of the 2016 EIS, HIS, FSR and SWM Report, and any updates 
 thereto or additional reports, will be implemented through the site specific zoning by-law 
 amendment and/or the Draft Approval Conditions as applicable. 
 

d)  The boundaries of the EP Special Policy Area are approximate and minor adjustments to 
 the boundaries will not require an Amendment to the Official Plan provided the intent of the 
 policies is maintained. 
 
 

In addition to the Special Policy Area designations, the 2016 OPA continues to amend Schedule “F” by 

designating the wetland features on the site as “Local Wetland”.  

 

In summary, the 2016 revised OPA establishes two special policy area designations applicable to the 

subject site. The special policies are implemented by the design of the subdivision / common element 

condominium, the site specific zoning by-law amendment and the Draft Approval Conditions. 
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Proposed Schedule “A” to the 2016 OPA is provided in Figure 7. Proposed Schedule “B” to the 2016 

OPA is provided in Figure 8.  A copy of the entire 2016 revised OPA is provided in Appendix “B”. 

 

3.4 PROPOSED ZONING BY-LAW AMENDMENT 

As previously outlined, the majority of the Narrows Road site is zoned Rural (RU) and the intermittent 

watercourse is zoned Environmental Protection (EP) by Schedule B-1 to Severn’s Comprehensive 

Zoning By-law 2010-65. A zoning amendment is therefore required to implement the 14 lot subdivision 

and the special policy provisions required by the 2016 revised OPA. 

 

The following site specific zoning provisions are proposed for the development: 

i)   Shoreline Residential Two Exception Holding Zone (SR2-xx-Hxx):  The SR2 zone is the
 applicable zone for shoreline development on private services. To implement the site specific 
 policies of the OPA, the following special provisions apply to the SR2-xx-Hxx Zone: 
 

a) The maximum number of permitted lots is 14. 
 

b) The following uses shall not be permitted: docks or docking facilities, boathouse, boatport, 
launch ramp, marine railway; a public park. 
 

c) A shoreline buffer of 30m is required from the high water mark. All buildings and structures 
shall setback 30m from the high water mark, with the exception of certain infrastructure uses 
such as utilities and pumping stations. Vegetation removal and site alteration including 
grading, filling, dredging is not permitted in the shoreline buffer except in approved locations 
to enable construction of the permitted infrastructure uses. 
 

d) Notwithstanding Section 3.33.2 b), the setback to an EP Zone for buildings and structures 
shall be 0.0m    [Note – an additional 10m buffer per Section 3.33.2.b) is not required based 
on the site specific EIS conclusions/recommendations/buffers applied to property]. 

 
e) Prior to the removal of vegetation and site alteration and issuance of a building permit, the 

SR2-xx lands require municipal approval of a site plan which shall show the location of all 
buildings and structures, private well, private sewage disposal system, driveway, and the 
location and extent of all vegetation removal and site alteration including stormwater 
management facilities and erosion control if applicable. 

 
f)  The Holding (Hxx) provision will be removed once a Subdivision Agreement has been 

approved to the satisfaction of the Township of Severn. 
 

ii)  Open Space Exception Holding Zone (OS-yy-Hxx):  The OS-yy-Hxx Zone applies to the 
 common element amenity area. To implement the site specific OPA, the OS-yy-Hxx Zone includes 
 the following special provisions: 
 

a) The permitted uses are restricted to: a private park; passive outdoor recreation; shoreline 
structures such as communal docks, boathouse, boatport, boat lift, launch ramp, marine 
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railway, marine storage facility, pumphouse, deck, gazebo, sauna and hot tub; conservation 
or wildlife area; public use / public utilities. 
 

b) The Holding (Hxx) provision will be removed once a Subdivision Agreement has been 
approved to the satisfaction of the Township of Severn. 

 
iii)  Environmental Exception Holding Zone (EP-zz-Hxx):  The EP-zz-Hxx Zone applies to the 

 wetlands, shoreline, watercourse, rock barrens and associated buffer areas. To implement the site 
 specific OPA, the EP-zz-Hxx Zone includes the following special provisions: 
 

a) The permitted uses are restricted to: conservation or wildlife area; private condominium   
road; public use/public utilities. 
 

b) The following uses shall not be permitted: vegetation removal or site alteration including 
grading, filling and dredging, except in approved locations to enable construction of the 
permitted uses. 

 
c) The Holding (Hxx) provision will be removed once a Subdivision Agreement has been 

approved to the satisfaction of the Township of Severn. 
 

A draft Zoning By-law Amendment Schedule “A” is provided in Figure 9. 

 
 
4.0 PLANNING POLICY FRAMEWORK 

4.1 2014 PROVINCIAL POLICY STATEMENT  

The new 2014 Provincial Policy Statement came into effect on April 30, 2014 and replaces the 2005 

PPS. In accordance with Section 3 of the Planning Act, all decisions affecting a planning matter “shall 

be consistent with” the PPS. In accordance with Section 4.4 of the PPS, the PPS shall be read in its 

entirety and all relevant policies are to be applied to each situation.  

 

The PPS provides policy direction on matters of provincial interest and establishes the policy foundation 

for regulating development and land use in Ontario. The PPS addresses three key areas: building 

strong healthy communities, wise use and management of resources, and protecting public health and 

safety. The fundamental principle of the PPS is that all land use must be well managed, now and in the 

future. 

 

The policies of the PPS focus growth and development within fully serviced urban and rural settlement 

areas. It promotes a range of land uses and housing forms, a compact / efficient built form and the 

effective use of infrastructure. The policies also support the viability of rural areas, the wise use of 

resources, and the protection and enhancement of the province’s natural heritage and water resources. 
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The policies recognize and support the diverse geographies, natural resources, physical characteristics 

and economies that comprise Ontario’s rural areas. 

 

The 2011 OPA is based on the former 2005 PPS. The 2016 revised OPA, plan of subdivision / common 

element condominium and implementing zoning amendment are consistent with the 2014 PPS as 

summarized in the following. 

 

Section 1.0  Building Strong Healthy Communities 
  Section 1.1.5 Rural Lands in Municipalities  - In accordance with Sections 1.1.5.2 b), 1.1.5.3, 

1.1.5.4 and 1.1.5.5, the Narrows Road development: is located on rural lands; is comprised of 
resource-based (shoreline) recreational lots; is a logical infill development which is compatible with 
surrounding shoreline recreational development in the rural area; can be sustained by rural service 
levels (i.e. existing local roads; individual on-site sewage and water services); is appropriate for the 
available infrastructure and does not require infrastructure expansions (i.e. development of a 
private condominium road; improvements to the existing rural roads are not required; municipal 
services and private communal services are not available; the site can accommodate private wells 
/ sewage systems with no negative impacts to ground water or surface water quality / quantity). 

  
  Section 1.6.6 Sewage, Water and Stormwater - In accordance with the servicing hierarchy in 

Section 1.6.6.4 and 1.6.6.6 and the SWM policies of 1.6.6.7, the 2016 Hydrogeological Study and 
2016 FSR / Preliminary SWM Report conclude that the Narrows Road development: can be 
serviced with individual on-site sewage and water services since municipal services and private 
communal services are not available; can be privately serviced with no negative impacts to ground 
water or surface water quality or quantity; can address stormwater quantity, quality and erosion 
control in accordance with Provincial, County and Township SWM design requirements and best 
management practices. 

 
Section 2.0  Wise Use and Management of Resources 
  Section 2.1 Natural Heritage - In accordance with Sections 2.1.1, 2.1.2, 2.1.4, 2.1.5, 2.1.6, 2.1.7 

and 2.1.8, the 2016 EIS prepared for the Narrows Road applications: addresses significant natural 
heritage features and functions applicable on and adjacent to the subject site; provides 
development and mitigation recommendations; concludes that the applications are consistent with 
the PPS natural heritage policies and with the regulations set out within the ESA, the SARA and 
the Fisheries Act. 
 

  Section 2.2 Water -  In accordance with Section 2.2.1, the 2016 HIS concludes that the 
subdivision will have no negative impacts on ground water or surface water quality or quantity.  
 

  Section 2.6 Cultural Heritage and Archaeology -  In accordance with Section 2.6, a Stage 1-2 
Archaeological Assessment was completed in 2015 and confirms there are no significant cultural / 
significant archaeological resources on the Narrows Road site. 
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In summary, the 2016 revised OPA and the draft plan of subdivision, common element condominium 

and implementing zoning by-law amendment are consistent with the 2014 PPS. 

 

4.2 GROWTH PLAN FOR THE GREATER GOLDEN HORSESHOE (2006/2013 Consolidation) 

The Growth Plan for the Greater Golden Horseshoe (Growth Plan) came into effect on June 16, 2006. 

Amendment No. 1 to the Growth Plan, which is applicable to the Simcoe Sub-area including the 

Township of Severn, came into effect on January 19, 2012. All planning applications filed after the 

effective dates must conform to the policies of the Growth Plan as amended. 

 

The Growth Plan builds upon the policy foundation set by the PPS and includes many of the same 

requirements. Both the 2014 PPS and the Growth Plan strive to protect and conserve natural heritage 

features and functions and direct the majority of growth to fully serviced urban settlement areas. Like the 

PPS, the Growth Plan promotes the development of compact, healthy, sustainable and complete 

communities characterized by a range of land uses, efficient and effective optimization of infrastructure, 

and a strong and diversified economy. 

 

In addition to the Growth Plan’s primary growth management direction, the policies of the Plan also 

recognize and support the unique characteristics of the economy, including rural economies and the 

tourism / recreation sector. This is particularly relevant for rural municipalities with resource-based 

recreational resources which are located outside of settlement areas, such ski hills and shorelines. The 

recreation based economy associated with the extensive and attractive shorelines of Severn Township 

is an important economic generator for the municipality.  

 

The Narrows Road applications conform to the following Growth Plan policies which permit resource-

based recreational activities in rural areas. 

 

Section 2.0  Where and How to Grow 
  Section 2.2.2.1 i)  Managing Growth  -  population and employment growth will be 

accommodated by:  “directing development to settlement areas, except where necessary for 
development related to the management or use of resources, resource-based recreational 
activities, and rural land uses that cannot be located in settlement areas.”  

 
  Section 2.2.9.2  Rural Areas  -  “Development outside of settlement areas may be permitted in 

rural areas in accordance with Policy 2.2.2.1 (i).” 
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Section 6.0  Simcoe Sub-Area 
  Section 6.2.1 Growth Forecasts - it is noted that the distribution of population and employment 

forecasts contained in Schedule 7 of the Growth Plan is not applicable to resource-based 
recreational development. 
 

In summary, the 2016 revised OPA and the draft plan of subdivision, common element condominium 

and implementing zoning by-law amendment conform to the applicable policies of the Growth Plan. 

 
4.3 COUNTY OF SIMCOE OFFICIAL PLAN 

The Narrows Road site is currently designated “Rural and Agricultural” by Land Use Schedule 5.1 to the 

County of Simcoe Official Plan (2007 Consolidation). The County Plan permits limited residential 

development in the rural area. A County OPA is not required. 

 

The site is proposed to be designated “Rural” by Land Use Schedule 5.1 of the County’s new Official 

Plan currently before the OMB (OP adopted November 2008 / revised December 2012 / partial OMB 

approvals as of Feb 4, 2016). The County’s new Official Plan permits limited development in the rural 

area, including resource-based recreational development. A County OPA is not required. 

 

The owner of the subject site is an appellant to certain policies of the County’s new Official Plan 

currently before the Board. Their appeal does not include Land Use Schedule 5.1. As previously 

described, it is the applicants’ intention and preference to continue to work with all parties in an effort to 

address, and if possible settle, the outstanding appeals. 

 

In accordance with the 2014 PPS and the Growth Plan, the County’s Official Plan directs the majority of 

growth and development to fully-serviced urban and rural settlement areas, promotes the effective and 

efficient use of land and infrastructure, and protects the County’s natural heritage system, natural 

resources and prime agricultural areas. The Plan recognizes there is a diversity of natural heritage 

features, resources, development types and economies across the County.  

 

The proposed Narrows Road applications conform to the following policies of the new County of Simcoe 

Official Plan (2008/2012/Feb 4, 2016): 

 

Part 3 – Growth Management Strategy  
  Section 3.1 Strategy  -  In accordance with Sections 3.1, 3.1.2, 3.13 and 3.14 the subject 

applications propose a resource-based recreational development (shoreline recreational 



 

________________________________________________________________________________________________ 

MITCHINSON Planning & Development Consultants Inc., 19 Baycrest Drive, Barrie, ON  L4M 7C7 

705.739.7175  nicola.mitchinson@sympatico.ca 

                            

Planning Report:  Revised Official Plan Amendment and Proposed Plan of Subdivision / Common Element Condominium and         

                          Zoning By-law Amendment, 3600 Narrows Road, Township of Severn          February 2016 

                                                                                                                                                              

 

41 

dwellings) in the rural area and have assessed the water resources and natural heritage features 
and functions on and adjacent to the site. The HIS concludes there are no negative impacts to 
ground water or surface water quality or quantity. The EIS concludes there are no negative 
impacts to significant natural heritage features/functions and that the development is consistent 
with the natural heritage provisions of the 2014 PPS and the regulations set out in the ESA, 
SARA and Fisheries Act.  
 

   Section 3.2 Growth Management Framework -  Section 3.2.5 recognizes that certain forms of 
 development will occur outside of settlement areas. 
 

   Section 3.3 General Development Policies -   In accordance with the general development 
 requirements of Sections 3.3.2, 3.3.4, 3.3.7, 3.3.9 and 3.3.18 the subject applications: propose 
 development by plan of subdivision and common element condominium as permitted by the 
 Shoreline Residential designation; have direct access to and frontage on a public highway; are not 
 expected to limit the efficient expansion of the Port Severn settlement area; will be subject to 
 development agreements to satisfy the requirements of the applicable authorities; address 
 stormwater quantity/quality and erosion/sedimentation control. 

 
   [Section 3.3.15 Natural Heritage – notwithstanding outstanding appeals to Section 3.3.15, the 

 EIS for the subject development concludes there are no negative impacts to significant natural 
 heritage  features/functions and that the development is consistent with the natural heritage 
 provisions of the 2014 PPS and the regulations set out in the ESA, SARA and Fisheries Act.] 

 
   Section 3.7 Rural -   In accordance with the policies of Section 3.7.4 c), 3.7.10 and 3.7.12 the 

 subject applications: propose resource-based recreational activities (shoreline recreational 
 dwellings); propose a subdivision/common element condominium designed to minimize any 
 negative impacts to significant natural heritage features/areas. Agricultural and cultural features 
 are not applicable to the applications. The shoreline policies of Section 3.7.12 recognize the 
 importance of the County’s shorelines and that the County will be further studying the shoreline 
 areas. In the interim, “local municipalities may continue to consider applications and plan for 
 shoreline development or restrictions thereto in accordance with the other policies of this Plan.” 

 
Part 4 – Policy Statements 

   Section 4.5 Resource Conservation -  In accordance with the Water policies of Section 4.5.2 
 and 4.5.6  the 2016 HIS concludes that the proposed development is not located within a 
 Wellhead Protection Area (WHPA), an Issue Contributing Area (ICA) or an Intake Protection Zone 
 (IPZ). The HIS also concludes that the development will not negatively impact ground water or 
 surface water quality or quantity. 

 
   Section 4.5 Resource Conservation -  In accordance with the Watercourse, Shorelines and 

 Lake Management Plan policies of Sections 4.5.24, 4.5.29, 4.5.30, and 4.5.32 the proposed 
 development: is supported by an EIS and HIS which undertook a detailed assessment of site 
 conditions (including soil type, vegetation, topography and drainage patterns, natural heritage 
 features/functions, fish habitat and erosion), which recommended appropriate setbacks, and 
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 which conclude the subdivision will not have a negative impact; is supported by a preliminary 
 SWM Report; includes lots which are sized to accommodate private, individual water and 
 sewage disposal services in a sustainable manner with no negative impact; is situated in an area 
 without sub-watershed Plan. 

 
   Section 4.5 Resource Conservation - In accordance with the Fish Habitat policy of Section 

 4.5.34, the EIS for the applications concludes that the development will not have a negative 
 impact on fish  habitat and complies with the regulations set out in the Fisheries Act.  

 
   Section 4.6 Cultural Heritage Conservation -  In accordance with the heritage conservation 

 policies of Sections 4.6.5, 4.6.8 and 4.6.9 a Stage 1-2 Archaeological Assessment was completed 
 for the site in December 2015. No significant cultural heritage / significant archaeological 
 resources were identified. The Ministry filed the Assessment on the Ontario Public Registrar for 
 Archaeological Reports on January 8, 2016.  

 
   Section 4.7 Infrastructure: Sewage and Water Services -  In accordance with the servicing 

 hierarchy of Sections 4.7.4 to 4.7.7, 4.7.9, 4.7.10, 4.7.18 and 4.7.21 the proposed development is 
 supported by a Functional Servicing Report and a Hydrogeological Impact Study which conclude  
 that: neither municipal or private communal water or sewage services are available for the 
 development; the lots are sized to accommodate private, individual services with no negative 
 environmental impacts and in accordance with all regulatory requirements (i.e. provincial 
 standards for drinking water and effluent quality); existing municipal services do not need to be 
 up-graded or extended to service the development. 

 
   Section 4.11 Implementation -  In accordance with the complete application requirements of 

 Section 4.11.18  and in accordance with the County’s November 30, 2015 Pre-consultation letter, 
 the following reports comprise the 2016 application submission: 

 
i.  Planning Report: Revised Official Plan Amendment and Proposed Draft Plan of 

Subdivision, Plan of Common Element Condominium and Zoning By-law Amendment 
Mitchinson Planning & Development Consultants Inc., February 2016 

 
ii.  Revised Environmental Impact Study - Azimuth Environmental Consultants Inc., 

February 2016 (includes SAR assessment) 
 

iii.  Hydrogeological Impact Study - Azimuth Environmental Consultants Inc., February 2016 
(includes hydrogeological and hydrologic assessments) 

 
iv.  Functional Servicing and Preliminary Stormwater Management Report - C.C. Tatham 

& Associated Ltd., February 2016 
 

v.  Traffic Review Update - C.C. Tatham & Associated Ltd., January 29, 2016  [Note – A TIS 
was not required, but has been submitted] 

 
vi.  Stage 1-2 Archaeological Assessment - AMICK Consultants Limited, December 18, 2015 
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In summary, the 2016 revised OPA and the draft plan of subdivision, common element condominium 

and zoning by-law amendment conform to the applicable policies of the Simcoe County Official Plan 

(2007 Consolidation and Nov 2008 / Dec 2012 / OMB Approval Orders as of February 4, 2016). 

 

4.4 TOWNSHIP OF SEVERN OFFICIAL PLAN 

The Township of Severn Official Plan protects the municipality’s significant natural heritage resources 

and prime agricultural lands by directing growth to appropriate locations such as its fully-serviced 

settlement areas. The Plan recognizes the importance of the Township’s rural areas and natural 

heritage system to the recreational and tourism uses that rely on these attributes. The Plan permits 

existing Shoreline Residential development and new shoreline development subject to an Official Plan 

Amendment. 

 

As previously described, the majority of the Narrows Road property is currently designated “Rural” by 

Schedule A to the Township of Severn Official Plan. A small portion is designated “Shoreline Residential 

Area” and “Environmental Protection Area”. According to Official Plan Schedule F Environmentally 

Sensitive Areas, there are no environmentally sensitive areas designated on the subject site. 

 

In May 2011 and OPA was filed to redesignate the site to “Shoreline Residential Area” and 

“Environmental Protection Area” to permit a 23 lot resource-based recreational subdivision. The 

Township deemed the application to be complete in September 2011. In September 2015 the owner 

appealed its Amendment to the OMB on the basis of a non-decision. An OMB Pre-hearing Conference 

is scheduled for March 16, 2016. Notwithstanding, it continues to be the applicants’ intention and 

preference to continue to work with all parties to address any outstanding issues, and if possible, to 

settle the appeal. 

 

As outlined in Section 3.3 of this Report, a revised OPA has been prepared for the proposed 

development in response to agency review comments and the results of the 2016 technical reports. The 

revised OPA and the implementing plan of subdivision, plan of common element condominium and 

zoning by-law amendment conform to the following policies of the Township of Severn Official Plan. 

 
Part B – General Development Policies 

   Section B.1 General Policies -  In accordance with Sections B1.4 and B1.8 the subject 
 applications: are supported by technical reports demonstrating that the site and the proposed lots 
 can accommodate the proper siting of buildings, individual/private water and sewage disposal 
 services, stormwater management/erosion control, utilities, will not create a traffic hazard, front 



 

________________________________________________________________________________________________ 

MITCHINSON Planning & Development Consultants Inc., 19 Baycrest Drive, Barrie, ON  L4M 7C7 

705.739.7175  nicola.mitchinson@sympatico.ca 

                            

Planning Report:  Revised Official Plan Amendment and Proposed Plan of Subdivision / Common Element Condominium and         

                          Zoning By-law Amendment, 3600 Narrows Road, Township of Severn          February 2016 

                                                                                                                                                              

 

44 

 on an improved public road (also includes a new condo road), are compatible with surrounding 
 shoreline residential development, will not negatively impact significant natural heritage 
 features/functions or cultural resources;  provide an opportunity for sustainable tourism 
 development. 
 

   Section B7.4.1 Archaeological Assessment Requirements -  In accordance with Section 
 B7.4.1 a Stage 1-2 Archaeological Assessment was completed for the site in December 2015. No 
 significant cultural heritage / significant archaeological resources were identified. The Ministry filed 
 the Assessment on the Ontario Public Registrar for Archaeological Reports on January 8, 2016.  
 

   Section B8 Subdivision of Land -  In accordance with the policies of Section B8.1 and B8.3 the 
 proposed subdivision application: is not premature and is in the public interest; provides 
 appropriate services and private recreational amenities for the development; establishes a density 
 which is appropriate for the area (0.69 u/gha or 1.62 u/ha when EP lands are excluded) and is 
 lower than the 2.5 u/net ha maximum permitted by the Official Plan; is an infill development which 
 is compatible with, and can be easily integrated with, surrounding development; conforms with the 
 environmental protection and management policies of the Official Plan; conforms to Section 
 51(24) of the Planning Act, as amended.  

 
   Section B10 Supporting Studies -   In accordance with the policies of Section B10.1 and as 

 previously described in this report, the requisite technical studies comprise the subject application. 
 

Part C – Land Use Designations 

   Section C1 Natural Heritage System Policies -  In accordance with the policies of Sections 
 C1.1, C1.2, C1.4, C1.6 and C1.7 and as previously detailed in this Report, the proposed 
 applications are supported by an EIS and HIS which conclude that the development will not 
 negatively impact significant natural heritage features/functions and is consistent with the natural 
 heritage provisions of the 2014 PPS and with the legislation set out in the ESA, SARA and 
 Fisheries Act. The study recommendations are implemented by two new designations and 
 implementing zone categories established to protect the significant natural heritage 
 features/functions on and adjacent to the subject site (“Environmental Protection Special Policy 
 Area” and “Shoreline Residential Special Policy Area”). 
 

   Section C7 Shoreline Residential Area -   In accordance with the Shoreline Residential Policies 
 of Section C7.1, C7.2, C7.3.1 to C.7.3.4 and C7.3.8 the subject applications: propose an OPA 
 which is desirable and appropriate for the site and area; maintain the low density character of the 
 surrounding area; protect the natural features and ecologic functions of the shoreline and 
 shoreline area; can be appropriately serviced with water and sanitary services; have frontage on 
 a public road (as well as a new condo road); will be placed in the applicable zone categories to 
 recognize private services and the special site specific provisions for the development; maintain 
 the integrity of the shoreline through a 30m zoning setback from the high water mark. 
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Part F – Transportation and Servicing 

   Section F2.2 Sewage Treatment Servicing -  In accordance with the sewage treatment 
 hierarchy of Section F2.2.1 d) and F2.2.4 the FSR and HIS confirm that: municipal or private 
 communal sewage services are not available for the subdivision; the subdivision can be 
 appropriately serviced with private individual sewage disposal services in accordance with EPA, 
 OBC and Township requirements. 
 

   Section F2.3 Water Servicing -  In accordance with the water servicing hierarchy of Section 
 F2.3.1 d) and F2.3.4 the FSR and HIS confirm that: municipal or private communal water services 
 are not available for the subdivision; the subdivision can be appropriately serviced with private 
 individual wells in accordance with Provincial and Township requirements. 

 
   Section F3 Stormwater Management -  In accordance with the stormwater management policies 

 of Section F3.1 the HIS and the Preliminary SWM Report confirm that ground water and surface 
 water quantity and quality will not be negatively impacted by the subdivision and that the 
 development can accommodate SWM requirements in accordance with Provincial, County and 
 Township requirements and best management engineering practices. 

 
In summary, the 2016 revised OPA and the draft plan of subdivision, common element condominium 

and zoning by-law amendment conform to the applicable policies of the Township of Severn Official 

Plan. 

 
4.5 PARKS CANADA: TRENT - SEVERN WATERWAY 

The subject lands are under the jurisdiction of Parks Canada, Trent-Severn Waterway. Pre-consultation 

communications occurred with Parks Canada in November 2015. In accordance with Parks Canada 

requirements, all proposed in-water and shoreline works must adhere to Parks Canada’s Policy for In-

Water and Shoreline Works and Related Activities and require a work permit. Parks Canada will be 

reviewing the applications and associated EIS to determine if a Basic Impact Assessment (BIA) is also 

required and if so, at what stage in the planning review or construction process. If the applications are 

approved, Parks Canada will be involved in the review and permit approval process for the type, size, 

location and construction of the communal dock facility. 

 
 
5.0 SUMMARY AND CONCLUSIONS 
 
The Narrows Road property is located in the northern portion of Severn Township along the Severn 

River shorelines of Gloucester Pool, The Narrows and the Back Bay. The site is approximately 20 ha, is 

vacant, wooded, undulating with ridges and granite outcrops, and contains upland and shoreline 
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wetland areas. The site has significant natural heritage features/functions including fish habitat, 

significant wildlife habitat and potential habitat for Species at Risk.  

 

The site is also surrounded by existing shoreline residential development to the north, east and west 

and is bounded by 2 municipal roads. An Official Plan Amendment (OPA) was filed in 2011 to 

redesignate the site to “Shoreline Residential Area” and “Environmental Protection Area” to establish the 

principle of development for a 23 lot resource-based recreational subdivision (shoreline recreational 

dwellings).  

 

In response to review comments and to the conclusions and recommendations of an up-dated 

environmental analysis, the 2011 proposal has been revised and the number of lots has been reduced 

to 14. As such, a revised OPA has been prepared. The 2016 OPA proposes two new Special Policy 

Area designations – a “Shoreline Residential Special Policy Area” and an “Environmental Special Policy 

Area”. The policies permit development, but also protect the site’s significant natural heritage features 

and functions.  

 

In addition to the revised OPA, concurrent applications for a draft plan of subdivision, plan of common 

element condominium and zoning by-law amendment are being filed. The OPA special policies are 

implemented by site specific zoning provisions, by the subdivision/common element condominium 

design and by Draft Approval Conditions.   

 
The development is proposed to be serviced by private, individual wells and sewage disposal systems. 

Direct access is provided by Narrows Road and Russell Drive, as well as by a common element 

condominium road which also provides access to a condominium recreational amenity area. The 

amenity area includes communal docking facilities for use by the 14 lots.  

 

Based on a review of Provincial, County of Simcoe and Township of Severn planning policies, as well as 

the results of the technical reports, the 2016 revised OPA and the proposed plan of subdivision, plan of 

common element condominium and implementing zoning by-law amendment comply with the 

requirements of the Planning Act, are consistent with the 2014 Provincial Policy Statement, conform to 

the Growth Plan and conform to the applicable policies of the County of Simcoe and Township of 

Severn Official Plans as summarized in the following: 
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1.  In accordance with the permitted uses of the 2014 PPS, the Growth Plan and the County of Simcoe 
Official Plan, a resource-based recreational subdivision (14 shoreline recreational lots) is proposed 
on the Narrows Road site.  
 

2.  In accordance with the Shoreline Residential Area policies of the Township’s Official Plan, an OPA 
is required to permit new shoreline residential development. The policies of the 2016 revised OPA 
provide the justification for a site specific Amendment. 

 
3.  In accordance with the 2014 PPS and the County and Township Official Plans, the 2016 Revised 

Environmental Impact Study evaluated the significant natural heritage features/functions on and 
adjacent to the subject site, including potential habitat for Species at Risk. The EIS provides a 
number of recommendations and concludes the development will not negatively impact Significant 
Wetlands, Significant Coastal Wetlands, Significant Woodlands, Significant Valleylands, Significant 
Wildlife Habitat, or Areas of Natural and Scientific Interest (ANSI) and that it is consistent with the 
natural heritage provisions of the 2014 PPS and the regulations set out in the Endangered Species 
Act, Species At Risk Act and Fisheries Act. The EIS recommendations are implemented by the OPA 
Special Policy Areas, the site specific zoning by-law amendment, the design of the 
subdivision/common element condominium, and the Draft Approval Conditions. 

 
4.  The subject lands are under the jurisdiction of Parks Canada, Trent-Severn Waterway. In 

accordance with Parks Canada requirements, all proposed in-water and shoreline works must 
adhere to Parks Canada’s Policy for In-Water and Shoreline Works and Related Activities and 
require a work permit. Parks Canada will be reviewing the applications and 2016 EIS to determine if 
a federal Basic Impact Assessment (BIA) is required and if so, at what stage in the planning review 
or construction process. If the applications are approved, Parks Canada will be involved in the 
review and permit approval process for the type, size, location and construction of the communal 
dock facility. 
 

5.  In accordance with the 2014 PPS and the County and Township Official Plans, the 2016 
Hyrdogeological Impact Study concludes that the development can be serviced with individual on-
site water services and individual on-site sewage services and that the development will not 
negatively impact ground water or surface water quality or quantity. The HIS recommendations are 
implemented by the OPA Special Policy Areas, the site specific zoning by-law amendment, the 
design of the subdivision/common element condominium, and the Draft Approval Conditions. 
 

6.  In accordance with the 2014 PPS and the County and Township Official Plans, the 2016 Functional 
Servicing and Preliminary Stormwater Management Report confirms that: the site can be serviced 
with private wells and sewage disposal services in accordance with OBC design standards and 
setback requirements; stormwater management and erosion/sedimentation control can be designed 
in accordance with MOE and municipal requirements for best management engineering 
standards/practices; and that hydro and Bell services can be extended to the development. The 
recommendations of the FS/SWM Report are implemented by the OPA Special Policy Areas, the 
site specific zoning by-law amendment, the design of the subdivision/common element 
condominium and the Draft Approval Conditions.  
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REVISED ENVIRONMENTAL IMPACT STUDY 

AZIMUTH ENVIRONMENTAL CONSULTING INC. 
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REVISED FEBRUARY 2016 OFFICIAL PLAN AMENDENT 
D R A F T 

 
AMENDMENT NO. _____ 

TO THE  
OFFICIAL PLAN  

OF  
THE TOWNSHIP OF SEVERN 

 
 
 

INTRODUCTION 
 
 
PART A - THE PREAMBLE  
The preamble does not constitute part of this Amendment. 
 
 
PART B - THE AMENDMENT  
 
The Amendment consists of the following text and schedules and constitutes Amendment  
No. ______ to the Official Plan of the Township of Severn. 
 
 
PART C - APPENDICES 
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PART A – THE PREAMBLE 
 
Purpose 
The purpose of this Official Plan Amendment is to amend the designations applicable to the 
subject lands by establishing two new site specific Special Policy Area designations: a 
“Shoreline Residential Special Policy Area” and an “Environmental Protection Special Policy 
Area”. The Special Policy Areas work in conjunction to protect the natural heritage features and 
functions of the site and also allow portions of the subject lands to be developed for a shoreline 
residential subdivision. 
 
To implement the new Special Policy Area designations, this Official Plan Amendment also 
amends Schedule “A North Land Use” and Schedule “F Environmentally Sensitive Areas” of the 
Official Plan of the Township of Severn. 
 
Location 
The lands subject to this amendment are legally described as Part of Lot 19, Concession 14, 
(Geographic Township of Tay), Township of Severn, County of Simcoe. The subject lands are 
known municipally as 3600 Narrows Road and are approximately 20 hectares (50 acres) in size. 
 
Basis 
The majority of subject site is currently designated “Rural” and smaller portions are designated 
“Shoreline Residential Area” and “Environmental Protection Area” by Schedule A North Land 
Use to the Township of Severn Official Plan.  
 
The purpose of the proposed Official Plan Amendment (OPA) is to establish the principle of 
development for a 14 lot resource-based recreational subdivision (shoreline recreational 
dwellings) on the subject lands. The proposed lot sizes meet and exceed the Township’s zoning 
provisions and are larger than the majority of the existing lots in the surrounding area. The net 
density of the proposed subdivision is less than the maximum permitted by the Official Plan. The 
subdivision is to be serviced by private individual water and sewage disposal services. Direct 
access to the development is provided by Narrows Road and Russell Drive, as well as by a 
proposed common element condominium road. A common element condominium recreational 
amenity area is also proposed and will include common docking facilities for the 14 lots. 
 
Site Description:  The property is approximately 20.18 ha (50 acres). It is situated on a 
peninsula with approximately 700m along the Severn River shorelines of Gloucester Pool, The 
Narrows and the Back Bay. The site is bounded by two municipal roads: Narrows Road along 
the south and Russell Drive along the west and north. 
 
The site is vacant and wooded. It is generally undulating with rocky ridges, granite outcrops, 
shallow soils and a high ground water table.  The site has two primary wetland areas as well as 
wetland features along portions of the shoreline including the Back Bay shoreline which is 
shallow and weedy. The eastern shoreline along The Narrows is a steep rock face.  
 
The site is surrounded by developed shoreline subdivisions to the north, east and west on lands 
which are designated “Shoreline Residential Area” and zoned Shoreline Residential Two (SR2). 
Lands on the south side of the Narrows Road are vacant and designated “Rural” and 
“Environmental Protection Area”. 
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Given the site’s location and configuration, and the surrounding shoreline subdivisions to the 
north, east and west, the proposed subdivision represents an “infill” development and is 
considered compatible with existing shoreline recreational development. 
 
Supporting Technical Reports:  The proposed development is supported by five technical 
reports: Revised Environmental Impact Study (Feb 2016); Hydrogeological Impact Study (Feb 
2016); Functional Servicing and Preliminary Stormwater Management Report (Feb 2016); 
Traffic Review Update (Jan 2016); Stage 1-2 Archaeological Assessment (Dec 2015).  
 
The Environmental Impact Study found that there is fish habitat, significant wildlife habitat and 
potential habitat for certain Species at Risk on and adjacent to the subject site. As such, the 
design of the subdivision is based on the conclusions and recommendations of the Study. An 
“Environmental Protection Special Policy Area” designation and a site specific exception zone 
are also proposed to implement the Study recommendations. 
 
Analysis:  Overall, the findings and recommendations of the technical reports conclude that the 
proposed subdivision: will not negatively impact significant natural heritage features/functions on 
or adjacent to the site and it is consistent with the natural heritage provisions of the 2014 PPS 
and with the regulations set out in the Endangered Species Act, Species At Risk Act and 
Fisheries Act; contains lots which are adequately sized to accommodate private services and 
the services will not negatively impact ground water or surface water quality or quantity; can 
address stormwater management and erosion/sedimentation control in accordance with 
Provincial, County and Township requirements; will not cause a traffic hazard, can be 
accommodated by the existing municipal road system, and road/intersection improvements are 
not required; will not impact significant cultural/archaeological resources. 
 
The 2014 PPS, the Growth Plan for the Greater Golden Horseshoe and the County of Simcoe 
Official Plan permit resource-based recreational uses (shoreline recreational dwellings) in rural 
areas.  
 
The Township’s Official Plan permits new shoreline development in consideration of a municipal 
OPA. Notwithstanding, a site specific OPA to permit shoreline development on the subject lands 
is considered appropriate for the following reasons: 
 
 Most of the shoreline with direct access from a municipal road has already been developed 

and many of the existing lots are too small to support the creation of additional dwellings. 
The subject property is one of very few accessible sites in the Township along the Trent-
Severn Waterway which can accommodate lots for shoreline recreational dwellings.  
 

 A portion of the property is already designated “Shoreline Residential Area”. The extension 
of this designation to the balance of the site represents an appropriate and logical infill 
development given that lands to the north, east and west are currently designated and 
developed for shoreline residential purposes.  

 
 The comprehensive analysis undertaken for the site has considered broader municipal 

implications (i.e. the availability of lands in the Township for shoreline residential 
development; protection of significant natural heritage features/functions in the area; 
extensions or upgrades to existing municipal services and local roads are not required to 
support the proposed subdivision). 
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 Given the importance of recreational development and tourism to Severn’s economy, and 
the limited supply of lands available for shoreline recreational development, appropriate 
development applications should be considered provided they satisfy other policy 
requirements related to such matters as natural heritage, compatibility with existing 
development, servicing and transportation. 
 

 The site is situated in an area dominated by recreational dwellings and related businesses. 
  

 The design and size of the proposed subdivision is compatible with the surrounding 
shoreline residential uses. 

 
 The site is oriented toward the water in terms of views and shared water access.  

 
 The property is located in close proximity to a commercial marina and a seasonal 

convenience store, as well as to the OFSC Snowmobile Trail System, fishing, cross-
country skiing, snowshoeing and hiking. 

 
 The site’s close proximity to Highway 400 provides good access for cottagers. 

 
 The distance of the property from the GTA places it outside of the GTA commuter-shed. 

 
 The distance of the property from primary urban areas (Barrie, Midland, Orillia) and the 

presence of many intervening opportunities for locating a permanent home will minimize 
the attractiveness of this site for permanent residences.  

 
 The significant natural heritage features and functions of the site have been identified and 

will be protected in several ways including: the establishment of an “Environmental 
Protection Special Policy Area” designation and site specific zone which prohibit and 
restrict uses; the establishment of a “Shoreline Residential Special Policy Area” 
designation, site specific zoning and Draft Approval Conditions which contain requirements 
and restrictions applicable to the proposed development. 

 
Given the preceding, the subject OPA is considered appropriate for approval. 
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PART B – THE AMENDMENT 
 
1.0 Introduction 
 
All of this part of document, entitled Part B -The Amendment consisting of the following text and 
Schedules ‘A’ and ‘B’ attached hereto constitutes Amendment No. ___ to the Official Plan for 
the Township of Severn. 
 
 
2.0 Details of the Amendment 
 
The Official Plan for the Township of Severn is amended as follows: 
 

1. Section C Land Use Designations of the Official Plan for the Township of Severn is hereby 
amended by including a new Section C13 Site Specific Special Policy Areas as follows: 
 
“  Section C13 SITE SPECIFIC SPECIAL POLICY AREAS 
The Special Policy Area designation applies special policies to specific lands as outlined in 
the following. 
 
1.  Part of Lot 19, Concession 14 (Geographic Township of Tay), Township of 

Severn (3600 Narrows Road) 
 
The following Special Policy Area designations apply:  
 
i) Shoreline Residential Special Policy Area:  Notwithstanding Section C7.3.4 
 “Limits of Shoreline Development”, portions of the lands described as Part of Lot 
 19, Con 14 (Geographic Township of Tay), Township of Severn, are designated 
 as “Shoreline Residential Special Policy Area” and may be developed as a 
 Shoreline Residential subdivision subject to the following policies: 

 
a)  The maximum number of permitted lots is 14. 
b)  Private, individual docks are not permitted. 
c)  A private, communal recreational amenity area is permitted, including 

 common docking facilities.  
d)  Development of the lots shall be subject to municipal approval of a site 

 plan which addresses such matters as dwelling and driveway 
 locations, well and sewage disposal  services, vegetation removal, 
 grading, and stormwater management and erosion control as 
 applicable. 

e)  The recommendations of the 2016 Environmental Impact Study, 
 Hydrogeological Impact Study, Functional Servicing and Preliminary 
 Stormwater Management Report, and Traffic Review, and any 
 updates thereto or additional reports, will be implemented through the 
 site specific zoning by-law amendment and/or the Draft Approval 
 Conditions as applicable.  

 
i) Environmental Protection Special Policy Area: Portions of the lands 
 described as Part of Lot 19, Con 14 (Geographic Township of Tay), Township of 
 Severn, are designated as “Environmental Protection Special Policy Area” in 
 recognition of the significant natural heritage features and functions on and 
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 adjacent to the site including fish habitat, significant wildlife habitat and potential 
 habitat for certain Species at Risk. The following special policies apply: 

 
a)  The permitted uses are restricted to: conservation or wildlife area; private 

 condominium road; public use/public utilities. 
b)  Development, vegetation removal, site alteration (such as grading, filling, 

 dredging) are not permitted, except in approved locations to enable 
 construction of the permitted uses.  

c)  The recommendations of the 2016 Environmental Impact Study, 
 Hydrogeological Impact Study, Functional Servicing and Preliminary 
 Stormwater Management Report, and Traffic Review, and any 
 updates thereto or additional technical reports, will be implemented 
 through the site specific zoning by-law amendment and/or the Draft 
 Approval Conditions as applicable. 

d)  The boundaries of the Environmental Protection Special Policy Area 
 designation are approximate and minor adjustments to the boundaries will 
 not require an  Amendment to the Official Plan provided the intent of the 
 policies is maintained. 
 

 
2. Schedule A - North Land Use of the Official Plan for the Township of Severn, is hereby 

amended by re-designating the lands shown on the attached Schedule ‘A’ to this 
Amendment, from the “Rural”, “Shoreline Residential Area” and “Environmental Protection 
Area” designations to the “Shoreline Residential Special Policy Area” and the 
“Environmental Protection Special Policy Area” designations. 

 
3. Schedule F - Environmentally Sensitive Areas of the Official Plan for the Township of 

Severn, is hereby amended by designating the lands shown on the attached Schedule ‘B’ 
to this Amendment as “Local Wetland”. 

 
All other policies of the Official Plan of the Township of Severn shall apply. 
 
 
3.0 Implementation 
 
The provisions of the Official Plan for the Township of Severn regarding the implementation of 
that Plan shall also apply to this Amendment. Upon approval of this Amendment, Council shall 
consider an implementing Zoning By-law Amendment. 
 
 
4.0 Interpretation 

 
The provisions of the Official Plan for the Township of Severn, as amended from time to time, 
shall apply to this Amendment. 
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AMENDMENT NO. XX 
TO THE  

OFFICIAL PLAN  
OF  

THE TOWNSHIP OF SEVERN 
 
 
 

INTRODUCTION 
 
 
PART A - THE PREAMBLE  

 
The preamble does not constitute part of this amendment. 

 

 

PART B - THE AMENDMENT  

 
Consisting of the following text and schedules, constituting Amendment 
No. XX  to the Official Plan of the Township of Severn. 

 
 
PART C - APPENDICES 
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PART A – THE PREAMBLE 

 
Purpose 
The purpose of this Official Plan Amendment is to amend Schedule “A North 
Land Use” and Schedule “F Environmentally Sensitive Areas” of the Official Plan 
of the Township of Severn to permit the creation of a Shoreline Residential 
Subdivision. 
 
Location 
The lands subject to this amendment are located in the Township of Severn, Part 
of Lot 19, Concession 14, in the geographic township of Tay, known municipally 
as 3275 to 3441 Russell Road and 3596 to 3666 Narrows Road. The lands are 
approximately 20 hectares (50 acres) in size. 
 
Basis 

 
The predominant designation of the subject property in the Township of Severn 
Official Plan is currently “Rural”.  A number of areas identified as “Environmental 
Constraint” are spread along the shoreline and a narrow band associated with a 
small valley feature is designated Environmental Protection.   An area in the 
northwest corner, abutting the road stub off of Russell Road is designated 
“Shoreline Residential”.  It is proposed to extend the existing Shoreline 
Residential designation across the developable portions of the site and to refine 
the areas designated Environmental Protection and Environmental Constraint to 
reflect the more detailed mapping of environmental attributes generated through 
the EIS which has been completed in conjunction with the proposal. 
 
The purpose of the proposed re-designation is to enable the creation of a 
seasonal residential development oriented towards the waterfront.  Consideration 
of the Official Plan Amendment (OPA) was been initiated prior to the submission 
of applications for subdivision and rezoning to establish the principle of 
development and the related parameters first.   
 
It is proposed that some 23 lots will be created through a plan of subdivision to 
accommodate cottages on individual services sharing amenities, including 
docking.  The anticipated lay-out reflects the frontage and area requirements in 
the Township’s new Comprehensive Zoning By-law.  The proposed lots would 
have frontage along the existing municipal roads and the creation of an internal 
cul-de-sac entering from Russell Road.  This extension would be developed as a 
municipal street with a rural cross-section. The building sites are generally be 
oriented towards the easterly shoreline of the property on Gloucester Pool.  
Portions of the shoreline and the interior of the site would be used for shared 
amenity space. Subject to the approval process, co-operative ownership of the 
shared elements is proposed.     
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A Functional Servicing Report, Environmental Impact Study, Hydro-geological 
Review, Traffic Review and a Planning Justification Report were been prepared 
and submitted in support of the proposed development.  The delineation of the 
designations which are the subject of this amendment are based on the findings 
of the EIS and the proposed development concept reflects the findings of the 
submitted studies. 

Under the current planning policy environment, a typical estate or rural residential 
subdivision is not seen as an appropriate approach from an approval perspective. 
Furthermore, such an approach would not to take advantage of the attributes of 
the site - its waterfront location and distance from urban centres.  Considering its 
location, its site characteristics and its surroundings, a continuation of the 
adjacent shoreline residential development seems logical from a both planning 
and development perspective.  Any proposal must have regard for recent policy 
changes related to residential uses outside of urban areas, the protection of 
environmental features, and growth management.  
 

The 2005 Provincial Policy Statement (PPS), the County of Simcoe Official Plan, 
the proposed County of Simcoe Official Plan, the Township of Severn Official 
Plan provide for the creation of “resource based” development and related 
servicing. Simcoe County and Severn Township in particular are already home to 
a substantial amount of residential development which is oriented towards 
recreational use (i.e. “second homes”, cottages), which is considered to be part 
of the “resource based” development provided for by current planning policies at 
the Provincial level and the related municipal policies. 
 
Resource based developments in southern Ontario are located to take advantage 
of certain features (shorelines, ski hills, etc.) and in the Simcoe area these 
features are concentrated in the northern half of the County.  Therefore, Severn 
Township with its extensive shoreline along Lake Couchiching and the Severn 
River can be expected to have a significant share of its dwellings being this type 
of development at present and in the future.  This is reflected in the ownership 
patterns of dwellings in the area around the subject lands - a substantial majority 
are held by owners, whose principle residence is outside of the municipality, 
 
As most of the easily accessible shoreline has been developed and many of the 
existing lots are too small to support the creation of additional dwellings, the level 
of supply compared to the demand can be expected to tighten over time.  The 
subject property is one of the few readily accessible sites in the Township along 
the Trent Severn Waterway which can accommodate the creation of this number 
of lots for water-oriented cottages.   
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The site is felt to be well located for resource based recreational use, for the 
following reasons: 
 

- It is located in an area dominated by seasonal residences and the 
proposed use and lay-out is compatible with the site’s neighbours. 

- The area is served by a number of businesses related to seasonal uses, 
including a commercial marina and a seasonal convenience store nearby. 

- The site is oriented towards the water in terms of views and the potential 
for shared access to the waterfront. 

- Proximity to the OFSC Snowmobile Trail System, fishing, cross-country 
skiing, snowshoeing and hiking.  

- Proximity to Highway 400, providing good access for cottagers. 
- Its distance from the GTA places it outside of the GTA commuter-shed. 
- Its distance from urban areas (Midland, Barrie, Orillia) and their services 

and the presence of intervening opportunities for locating a permanent 
home in a lakefront or rural setting will minimize the attractiveness of 
homes on the site as primary residences.  

 
Therefore, it is considered appropriate that future development of the subject 
lands be focused on the recreational aspects of the site, particularly its waterfront 
location. 
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PART B – THE AMENDMENT 

 

1.0 Introduction 
 
All of this part of the part of the document entitled Part B _ The Amendment  
consisting of the following text and Schedules “A” and “B” constitutes 
Amendment No. ___ to the Official Plan for the Township of Severn. 
 
2.0 Details of the Amendment 
 
 
The Official Plan for the Township of Severn is amended as follows: 
 
Schedule A North, of the Official Plan for the Township of Severn is hereby 
amended by re-designating the areas, as shown on the attached Schedule ‘A’ to 
this Amendment, from the “Rural”, “Shoreline Residential” and “Environmental 
Protection Area” designations to the “Shoreline Residential” and “Environmental 
Protection Area” designations. 
 
Schedule F Environmentally Sensitive Areas, of the Official Plan for the Township 
of Severn is hereby amended by re-designating the areas, as shown on the 
attached Schedule ‘B’ and associated detail as “Local Wetland”. 
 
All other policies of the Official Plan of the Township of Severn shall apply. 
 
 
3.0 Implementation 
 
The provisions of the Official Plan for the Township of Severn regarding the 
implementation of that Plan shall also apply to this Amendment. Upon approval of 
this Amendment, Council shall consider an implementing Zoning By-law. 
 
4.0 Interpretation 
The provisions of the Official Plan for the Township of Severn, as amended from 
time to time, shall apply to the Amendment. 
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