THE CORPORATION OF THE UNITED COUNTIES

OF STORMONT, DUNDAS AND GLENGARRY

BY-LAW NO. 5367

A BY-LAW to adopt Official Plan Amendment No. 11 to the Official Plan of the United
Counties of Stormont, Dundas and Glengarry.

WHEREAS the Official Plan of the United Counties of Storment, Dundas and Glengarry
was adopted by Council on July 17, 2017, and approved by the Minister of Municipal
Affairs and Housing on February 4, 2018.

AND WHEREAS Section 17 (22) of the Planning Act, R.S.0., 1990 provides for the
adoption of an official plan (or amendment) by a municipal council.

AND WHEREAS Official Plan Amendment No. 11 is a site-specific amendment which
permits the creation of one (1) new lot on a private road in the Rural District
designation on the East Part of Lot 24, Concession 1, municipally known as 18645
Prevost Point Road, in the Township of South Glengarry.

NOW THEREFORE the Council of the Corporation of the United Counties of Stormont,
Dundas and Glengarry enacts as follows:

1. That Official Plan Amendment No. 11 to the Official Plan of the Corporation of the
United Counties of Stormont, Dundas and Glengarry, attached hereto as Schedule
‘A" fo this By-law, is hereby adopted.

2. That this By-law come into force and effect on the final passing thereof.

READ and passed in Open Council, signed and sealed this 22™ day of August, 2022.

Kl

~ CLERK

WARDEN

By-law 5367
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SCHEDULE “A” TO BY-LAW No. 5367

AMENDMENT NO. 11 TO THE
OFFICIAL PLAN FOR THE
UNITED COUNTIES OF STORMONT,
DUNDAS AND GLENGARRY

Owner: William Knight & Donna Knight

Official Plan Amendment
Special Land Use District to permit a consent on a private road.

Township of South Glengarry

theCounties
SDG

STORMONT » DUNBDAS « GLENGARRY
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UNITED COUNTIES OF STORMONT
DUNDAS AND GLENGARRY

CERTIFICATION OF COMPLIANCE WITH PUBLIC INVOLVEMENT AND NOTICE
REQUIREMENTS

|, Kimberley Casselman, Clerk, hereby certify that the requirements for the giving of notice
and the holding of at least one (1) public meeting as set out in Subsection 17(15) of the
Planning Act, R.S.0. 1290, and the giving of notice as set out in Subsection 17(23) of the
Planning Act, R.5.0. 1990, have been complied with.

Signed o[(/(z?# —

Kimberley Casselman, Clerk
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STATEMENT OF COMPONENTS

PART A - PREAMBLE
Introduces the actual Amendment but does not constitute part of Amendment No. 11 to the Official
Plan for the United Counties of Stormont, Dundas and Glengarry.

PART B - THE AMENDMENT
Consists of the following text, which constitutes Amendment No. 11 to the Official Plan for the
United Counties of Stormont, Dundas and Glengarry.

PART C - THE APPENDICES
Do not form part of Amendment No. 11 but are provided to clarify the intent and to supply
background information related to the Amendment.
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PART A - PREAMBLE

Purpose

The purpose of Amendment No. 11 to the Official Plan for the United Counties of Stormont,
Dundas and Glengarry, being an amendment initiated by an individual pursuant to Section 22 of
the Planning Act, resulting in a Special Land Use District, in the Township of South Glengarry to
permit the creation of a lot that has frontage on a private road. This special land use district will
be reflected on Schedule A6 of the SDG OP.

Location

The subject property is described as being part of East Part of Lot 24, Concession 1 Front, in the
former Township of Charlottenburgh, now the Township of South Glengarry, located at 18645
Prevost Point in the Rural District. The property is located at the southernmost point of the privaie
Prevost Point Road. The subject property has an area of approximately 1.5 hectares, with
approximately 253 metres of frontage on the St. Lawrence River, and approximately 51.5 metres
of frontage on Prevost Point Road.

Basis

In the Official Plan for the United Counties of Stormont, Dundas and Glengarry, the property is
presently designated as “Rural District”. This designation permits a variety of land uses, such as
farms, forests, small industries, golf courses, and in many places, small clusters of residential and
commercial development. The site is currently developed with a dwelling containing a primary
residential unit with an attached garage, and an additional residential unit, a detached garage, a
pool, and a dock.

The existing land uses in the immediate area are primarily residential. Some open space,
commercial, and institutional uses such as restaurants, schools, fire stations, and parks are
located west of the subject area near and within the Glen Walter Settlement Area. It is noted that
all uses in the immediate area are zoned appropriately.

The proposed site-specific land use district would permit the applicant to sever the site for the
purpose of creating one new lot for residential purposes on a private road. The proposed lot will
meet the zoning requirements for the lot size, however a zoning by-law amendment is required to
permit the resulting frontage for the severed and retained lands. The proposed development
application would represent minor infill development within a Rural District within an existing
cluster of residential development on the St. Lawrence River.
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PART B - THE AMENDMENT

The Introductory Statement

All this part of the document entitied, Part B - The Amendment, consisting of the following text
and Schedule “A”, constitutes Amendment No. 11 to the Official Plan for the United Counties of
Stormont, Dundas, and Glengarry.

Details of the Amendment

The Official Plan of the United Counties of Stormont, Dundas and Glengarry is amended as
follows:

Section 4.3.6.4.1 Notwithstanding the requirements of Section 4.3.6.4, the creation of one (1) new
lot on a private road is permitted on the property municipally known as 18645 Prevost Point Road.

Implementation

1. The existing policies of the Stormont, Dundas and Glengarry Official Plan respecting the
Rural District and other general policies are still applicable to the subject lands.

2. The Amendment shall be implemented through an amendment to the Township of South
Glengarry's Zoning By-law.
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Schedule “A”
OPA 11
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PART C - THE APPENDICES

APPENDIX A: NOTICE OF PUBLIC MEETING
APPENDIX B: RECORD OF PROCEEDING

APPENDIX C: PLANNING RATIONALE
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Appendix A: Notice of Public Meeting

SOUTH ‘G
GLENGARRY

NOTICE OF APPLICATIONS AND NOTICE OF A PUBLIC MEETING
CONCERNING A PROPOSED GFFICIAL PLAN AMENDMENT AND ZONING BY-LAW
ANENDMENT
TOWNSEHIP OF SOUTH GLENGARRY
SDG FILE -OPA 11
ZBLW-06-2022

TAKE MOTICE that the Counait of the Comaration of the Township of Sauth Glengarry givas
public notice of the receipl of an applicafion for an Official Plan Amendmsnt to consider a
proposed Official Plan Amendment & e United Gounlies of Stomont, Bundas and Glengaery
Official Plan in accordanee with Subsections 17(15) and 22 of the Mening Act R.5.0,1860, as
amended and receipt of a complete applization for a Zaning By-Law Amendment to congider o
proposed zoning smendrment to the Tewnship of South Glengarny's Zoning By-law 38-02 undar
Saction 34 of the Planning Acf, R.8.0. 1980, as amendsd,

LANDS AFPFECTED: The subject properly is legally descrbed as East Part of Lot 24,
Goncession 1 Prord, I the geographle Tawnship of Charlottenburgh, now in the Tewnship of
Saouth Glengarry, County of Glengamy, alsa knover as 18545 Pravost Point Road,

FURTHER TAKE NOTIZE that the Council of the Township of South Glengamy will hold &
public meeting on Monday June 20, 2022 at 6:00p.m. to consider he proposed Official Plan
Amandment and Zoning By-Law Amendment, to be hald in the Council Chambers looated at
tie Tartar Hall, Char Lan Rewraation Centre, 18740 Jubn Streat, Willamstown.

Proposed Official Plan Amentiment:

The purpase of the Official Flan amendment is t peimit the sreation of 5 regidential kot fronting
on 2 private road.

Proposad Zoning Amendment:
The purpese of the zening amendment (s to rezone the subject properly from Limited Services
Residential, Excaption Four {LER-4) which parmits an exigling single detachad dweliing wilh

an gpadment Unitlo Limited Service s Residential, Exceplion Four (L5R-4} to permit an existing
dotached dwelling with an aparbmant unit and a minimum (ot frontage of 24 meters,

Key Map
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SOUTH ‘&~
GLENGARRY

ANY FERSOM may aitend the public meeting andior make written ar vatbal represgntatien
either in suppor of or in opposition to the proposed Official Plan Amendment andior the
proposed Zaning By-Law Armendment,

B a parson or public body does not make oral submissions at o public mesting or make wiritten
submissions in respact of the proposed Official Plan Amendment to the United Counties of
Stermond, Dundas and Glengary befora tha prepesed Official Plan Amendment is approved
or vefusad, the pergon or public body is not entitted to appeal the dacision of the United Countizs
of Stormont, Dundasz and Glengarry to the Ontarle Land Tribunal (OLT) and may not be added
as 8 party to a heating of an appeal beloes the OLT wnless, In the opinish of the OLT, thers are
reasonable grotids i do so,

I you wish 1o be notified of the decizion of the United Countizs of Stormont, Dundas and
Glengarry in respect of the proposed Official Plan Amendment, you miust make & written tacjusast
Lo the United Counties of Starmont, Dundas and Glengarry, 26 Pitt Streat, Cornwall, Ontario,
K& 3P2, Atentior: Megan Benait, Planning Techmician or &t mbenoit@sdncomties. o

If & parson o publc bady does not make oral submigsions at a public meetlng of make wiltten
submigsions in respect fo the propased zoning by-law amendrment to the Township of South
Glengarry befora the 2oming by-law amendment (s approved or refiisad, tha peraan or publle
body is not enfited to appeal the decision to the Ontario Land Tribunal {OLT) and may not ke
added as a parly to a hearing of an appeal before the QLT unless, in the opinion of the OLT,
thers are reasonable grounds to do s0.

i¥ you wish to ba notifed of the dacision of the Tawnship of South Glengarry in respsct of the
proposed zoning amendment you must make & writlen reguest to the Township of South
Glengarry, P.C. Box 220, 8 Dak Street, Lancaster, Ontario, KOC 1 Nﬂ Attantlon Joanne Haley
50- Planning, Bullding and Enforoement or at fhaley@southslon

IF A PROPERTY CONTAINS SEVEN OR MORE RESIDENTIAL UNITS, the cwner is raguirad
to post this notice at a Iocation that is visible to all of the residenis.

ADDITIONAL INFORMATION ralating to tha proposed Official Plan and the Proposed Zaring
By-Law Amendment is avallable between 8:30 am, and 400 pan. Manday to Friday by
comacting the Township office.

DATED AT THE TOWNSHIF OF SOUTH GLENGARRY
THIS 30th DAY OF MAY, 2022
Joanne Haley- General Manager: Planning, Building and Erforcement
Township of Soulh Glangarry
5 Oak Street, P.Cr. Box 220
Lancastar, O, KOG 1NG
£13-347-1155 ext. 2201
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Appendix B: Record of Proceedings

SOUTH &/
GLENGARRY

£

CORPORATION OF THE TOWNSHIP OF SOUTH GLENGARRY

MOVED BY Martin Lang RESOLUTION NO 238-2022

SECONDED BY Sam McDonell DATE July 18, 2022

BE IT RESOLVED THAT Staff Report 114-2022 be received and that Coungil of the
Township of Scuth Glengarry recommend to the United Counties of Stormont, Dundas
and Glengarry o approve the proposed Official Plan amendment for the property legally
described a5 East Part of Lot 24, Concesslon 1 Front, in the geographic Township of
Charlottenburgh, now In the Township of South Glengarry, County of Glengarry, elso
kniown as 18645 Prevost Polnt Road to permit the approval of a consent application
urder the Ontario Planning Act fo create a new building lot fronting onto a private road
known a8 Prevost Point Road.

X CARRIED [) DEFEATED 0 POSTPONED

Lgestit =1, &NIEM&?}EI
Il_g!w \m ' ]

\FELT cOmOr Adoda Rrpdre,

Mayor Lyle Warden

Recordad Vols: Yes No

Wlayor Warden
Deputy Jaworskl
Councillor Lang
Counciiior McDonsil
Counclilor Luck

HERN

CERTIFIED A TRUE CopY
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Appendix C: Planning Rationale

18645 Prevost Point Road

Demonsiration Report
Oificial Plan Amendmernt and Zoning By-faw Amendment
Mlarch 23, 2022
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Prepared for Wikam and Derna Kright

Frepaed by Folenn Planning + Deslgn
The Waalen M

4 Catamgue Steet, Sulte 315
Kingshan, ON K7K 1EF

B13.542.5252

Mamh 2022
& Folenn
‘TheInformatian sandalned tn this document produeed by Folenn |s salefy Tor e

uge af the Glard idaniled above for the purpase for which B has baen prepated

and Falennundarzkes na oty tooraccapls any responslbify o sy ihird party
whic may rely upon this document.
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1.0
Introduction

1.1 Execulive Summany

The applicant is pursuing apglications far Official Plan amendment (OPA}and zaning by-law amendment (284} to support
a severance of the properiyfocated at 18645 Prevost Point in he Township of South Slengary. An OPA to the United
GCounties of Stormont, Dundas and Glengany {SDG) Cffcial Plan {OF)} is mecessary to permit the development of a new
residential ot om & private read. A ZBA s also required to address peformance standards for both the severed. and retsined
Ints. # is propased that both the retained and severed Iots will maintain permission for the developmeant of an additional
residential unit, as currently permitted in the site-spesific LSR-4 2ore.

P

Figure 1: Proposed Severed and Retained Lots {Source: William and Donna Knight)

M technical studiss sre required to suppart the propassd severance, as sulficient lands can be provived on the severed
lot i sccommadate an appropriate develaprmeant sk an acceptable distance from the Reodplain and nearby Provinsially

Significant Wetland {P5W) boundaries.

The purpose of this report is to assess the appropristeness of the propased developmerntin the context of the surrounding
area and the pofioy and regulalory framework applicable to the subject site. ftis our opinion thai the proposed
development is consistent with the land use policies snd strategic direction for 80G and ihat it represents an appropriate
farm of rural residential development.

March 2iE 16438 Pravosl Poind, Gouth Glergany
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2 Iminoduction

Fotenn Flanning + Design has been retained by Wiliam and Donna Knight to prepare this Flanning Repart in support of
applications for an OPA, a ZBA, and consant fo sever [ands on the propery known a5 18846 Prevast Paint {fhe “site"jin
the Township of South Glengsmy inthe United Counties of Stormoni, Dundas, and Glengary {S0G). The purposeaf these
applications s to faciiiate the severance ofthe site to create cne |1} new lotintended for residential development on
privakte road willk reducesd ot froniages on the severed and retained lands.

A pre-application mesfing was held with Township of Glengarmy and SDG staffwhich idemtified that a planning repert and
8 concept plan demeastrating sufficienilamds by support e severances are required Io support the spplication. As such,
these documents are being submitted with the application forms and applicaticn fees.

The purpase af this report is fo assess the appropristensss of the propessd severanos snd the requestsd GPA and ZBA 0
the coniext of the surrcunding community as wel as the conformily with the policy and regulstary framework applicakis
o the site.

1.3 Devalopmant applicaiionis)

The sita is designaied Rural District on Land Use Schedule ABof the SN OF and b 2oned Limited Sendces Pesidential Zone
Exception 4 (LSR-4] in the Township of Sowth Glenganry Zonimg By-law 38-08.

The applicant is seeking io sever the siie for the putpose of creating ane | 1) mew ot for residential use. A siiz-specific OPA
is necessary to peemit lot oreation on g private road. The propesed ot will mestifke zoning requiremnenys for kot sie,
howewver 8 ZBA iz reguired o permit the resulting ot frontage for the severed and retained lands. itis the intent ofthis
application b continue to apply the permissions of the LS R-4 zone which allow for the development of an sdditicnal
residentiat uait to both the refsined and severed ilots.

March 2022 1ES4E Prevost Point Rodgd, Sowih Glengamy
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2.0
Site Context and Surrounding Area

21 Site Contest and Surraunding Area

The praperty is Icestad stthe southemmost peint of the private Prevost Poini Road. The siie has anarea of approximately
1.5 heckares, with sppregimately 253 metres of frontage on the St. Lawremce River, and approximately 51.5 metres of
frontage cn Pravest Point Read. The site i= currently developed with a dwelling containing a primany residential unit with
an attsched garsge, and an addiffional residential unit, & detached garage, a pool, and a dock.

Figure Z: immedizic Ceut ['Enmfe: Gn-gﬂ& Maps)

The lands surrsunding the st ane primarily residenial uses. Some open space, commencial, and instivtional uses such as
resiguranis, schools, fire siaticns, and parks are located westof the site near and withinthe Glen Walter Setfement Area.
The sita is located on the St Lawrence River, s are most residential uses direclly surrounding the site.

Marph 2822 16465 Dravost Polrl, South Glengamy
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Figure 3: Sumounding Conbext (Souree: Goopgle Maps}

sareh 2022 1B845 Prennst Poit Road, SmieEh Glengany
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3.0
Policy and Regulatory Review

3 Plamming Act

In oonsidering an application for land severance, ihe approving body must evaluate the merits af the proposal against
Bection 53 ofthe Planning Act, which further requires & revisw of Seotion 51 (24) of the Plamnimg Act. The criteria relating
to the propesed severances are befow in italics.

53 (1) An owner of iand or e owner'’s agent duly authorized in wiitivg may Bpply for 8 consent ae delined in
subsestion &) 1) ard the councll or o Minizter, acfhe cace may be, may, subjectio e seclion, give = conzend
if sefisfed st a plan of subdivizicn of the iand iz nof mecessary forthe praper and crderly deveiopment offhe
municipslity.
The severance application seeks Io creste one ot for residentiat use, The propesed new lotwill reprecent residential infil
within a built-up area, will result in the eficient uee of land and resources, and Is of an appropriate size to accommod ate
individua] private services. As such, 2 consent is the mone sppropriate land division application for this develapment, as
compared to a plan of subdivision. To permitlcs cresticn on & private read, a site-pecific OPA s requirad. However, the
inient af the application meste fhe overall palicy guidance ofthe 530G GP. The propesed severed anitl refained kis wil alsa
requine relisf from the zoning by-law topermit reduced frontage. Howewer, the resulting iot fabrio of the severed and
retained lands will generally adhere to the applicable zone provisions and maintain the intent of the 2ening by-law.

53 [42) A councit or e Minizfer in determining whether a provisions! conzoniis to be given shall have regard io
the malfers vndersubsection 51 {24) and has the came powers a5 the spproval authomly iias urtder sullsection 51
{25) with respectip the approvafof a plan of subdivision and subseclions 51 (26) and {27) and seclion 51, 1 apply
with necessary modificafions fo the granting of 3 provisiona! consent.

Detailed crteria from section 51{24} is provided befow.

51 (24) I eorsidedng a draff plan of subdivision, rgard ghall be had, among other malizrs, fo the hoailh, sefely,
convenience, seceesibilly for persons with disabilfize and welars ofthe present and future Inhebianis of e
menicipaiy o
&) the eFect of developrment of e proposed subdivizion on rmalfers of provinofal inferest as refered io
in secfion Z;
& is anticipated that the proposed cansent will not nepatively impact natural, agricuttural or calturs! heritage rescurcas.
The Int will acoommadste sufficient fands outside of the St Lawrence River finodplain, and will contribule to housing
options im South Glengarry in 8 safe, efficient, and appropriately-scaled mannar.

B) whather the proposed subdivizion fs premature or in the public interest;
The proposed consant is not premature as it represents [mited rural residental development that is compatible with the
surrsunding neightourhood charaster.

) whether the pian conformse to the ofiicial plan and adjacent plans of subdivision, i any;
Ar OPA s being sought lo permil the consent on & private read. However, the application sonferms with the goals and
broader poliey framework of fke SDG OF. The proposal repressnts scaled infill devalopment and the rounding out of an
exisiing buili-up area fhat is not anticipated tohave detrimenial effests on the naturak enviranmant er public healhor
safely.

d) Hhe suitabilify of the land for e purposes for which it is fo ke subdivided;
The propesed consent is suitable for the Rural District designated kands. The mew lot will be of an sppropriate size and
configuration to ascommadate residential development an private services.

&) the number, width, focation and proposed grades snd elevalions of highways, and the adequacy of

them, ard fhe highwsys linking the kighways in the prapased subdivision with the esfzbiished highway
syatem fn the viginidy and (he adeguaey of them;

Mareh 2022 18455 Pravasl Poind, South Glengamy
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&

The sta has frontage on Prevast Point Road, whichis 2 private read. Lot sreation is prohibited on private rosds, hence the
application to amend the OP policy for the siie. An sasement will provide alternate shared ascess to the retained and
seyered lots. itis anticipated that the impact of development on the resd and surrounding properties will be minimal.

7) the dimensione and shapee of the proposed lobs;
The severed and retained parcels will have lot sizes that comply with the Tawnship's 2oning Ey-law. There will be an
easement established to provide shared aceess tothe severed lot, which requires s jog in the froniage on the seversd
land=s. Aside frem this feature, the proposed [otis of an approprizie size and configuration to sesommodate residental
development on private services eonsistent with the surreunding area.

g} the rectricfion s or proposed rezinieions, Fany, on the land proposed fo be subdivided orfhe buifdings

znd sfruciures proposed fo be erscled on if and the resinizlions, ¥ any, on adiaining land;
Allbuikimgs and struciures on the severed and redalined parcels will be subject 1o the perdorrance siandards of the zoning
by-law. There are ne known resiniciions on adjaining lends.

#1) conservalion of malural resources and Rood contral;
MNoimipacts to natural features are anficipaied as & resufiofthe proposed consent. The proposed new I willindlude jands
zoned Fioodplain, hawsewer, & 30-metre seiback frem thewalercourse will be mainigined onthe lands, The proposed lat
is approximaisly 85 metres from the mortherly PBW, hewever, the [ands betweemn the fot and the weilard boundary are
aiready developed with multiple residenial dweallings. Itis not ankicipaied that fubare rural residentisl uses on the severed
Iot wilk have an impact on the nearby FSW, as development will be sethack frem the foodplsin and wetland bowundary.

i} the addequsny of iNlies and munizipal services;
The severed parce] will be senviced by private on-site water anvd seplic services, inkeeping with the neture of serviding on
fais i the surrounding area. The new lot will be of an appropriats size and configuration to accammodate privaie services.

Jj} the sdequany of achoof sifes;
The addition of one new lot is not anticipated ta have an impact on the capareity of [ocal schinole.

k] fhe 2rea of fland. if any, within $he propozed subdivizion thaf excfueive of Righwaye, iz fo be conveyved
or dedicated for public purpozes;
In aceordance with the Planning Act, it is anticipated that Township stafif will require & candition for cash-n-ieu of
parkland.

) the exfentio which fhe plar’s design oplimizes the svaladle supely, means of supply, effvient uzs and
conservaiion of enengy; sno,
The proposed canseniwill create one new kot from an existimg overstzed parcel, making eficlent use of underdevalnped
lands znd existing infrastructure in & Rural District of the Township.

m} fhe interrefationship between the design of the praposed pian of subdivision and site plan control
matters ralsding to any developmend on the isnd, Fihe [and is alzo focsfed within 5 aite plan confrol srea
designed under subssction 41 (E) of fhie Act or subsectian 714 (2 ofthe Gy of Tarcts Act, 2006. 1854,
c. 23, 2. 30; 2001, ¢. 32 5. 31 {2); 2006, 0. 23, 5. 22 (3, 4).
Perthe maning by-+aw., all uses inthe Township are subject to the Township's Site Plam Cantro! By-law. As no development
is immediataly proposed on the seversd property, & site plsn applicstion will not be submitted aiihis time. The future
development of the Ist may be subjest to the site plan coniral process.,

The preposed eonsent has. proper regard for the criteria found in Section 51 {24) of the Planming Act.
3.2 Provineial Policy Statement
The 2020 Provincial Policy Siatement [PPS) cameinte effecton May 1, 2020, The PPS provides high-level policy dirsction

wn matters of Provimcial Interest as they relate to fand use planning and developmesnt in Ontario munisipaliies. Dedsions
afmunicipal coungils must be concistent with the PPE, Generally, the PPS provides direstiom for issues such-as the eficient

Maroh HiRe 18545 Finzueest Polmt Rioad, Souih Glengamy
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use of land and infeastruchare, the protection of natural and cuttural herksge resourees, mainiaining a housing sieck that
approprately addresses the demographic and esonomic diversity of households, supporiing long-term ecanomic
grosperity, and preserving natural resourses far future yees. PPS palicies thatare directly relevant to the proposed
development are discussed below, with the paolicy cited in iafies:

Section 1 of the PPS resognizes that Oniaric's long-i=rm prosperity, emviranmental health and social well-being depend
am wise change management

1.9.4 Healthy, iveable and safe communities are susfained by
al promoting efiicient developrerd and lang woe pafiemns which susian e francial wel-belng oftha Province
and muricipalitizs aver the fong ferm;
Theproposed develapment provides an efficient land use patiern which optimizes [ands designeted for residential use.
The site is sHuated alang the 51 Lawrence River 2nd is located adjacent to existing residential uses.

bl accommodaiing an appropriste sffardable ard market-based range ard mix af residential types finelding
single-detsched, additionsl residential unite, muli-unit kousing, sffordsble housing and hovsing for older
persons), employment fincluding Jndustisl and commerciall, inzfiufonal including places of worehip,
cemeferies and kong-term pare homes), recreation, park and cpen space, and other uzes io meet org-ferm
neesds;
Ths erestion ofthe new residentis] lot contributes to the Township's housing opliens, s dpes the intent for this rezoning
0 maintain the exisiing permissions for an additivnal restdentis) unit on the subject site.

&) avoiding developwnent 2nd land use padierns which may ceuse emdronmental or public health and safsly
COMNCETE;
It i5 not anticipated that the propossd severance will create amy environmertal or public heslth ard safety eonoems. Fuiure
development an the site will kave 1o be set back & safe distance from the foodplain loeated on the eastemn poriion cfthe
sife. Neo impacts ane anticipaied to the nearby PSIWY, as the lands between the subject site and ke PEW boundsry ans
developed, and development on the severed lot will be set back sufficiently from the welland.

dl  avoiding developrment and fand wse patierns et wowld prevenf e eficient exparnsion of seifement areas
in thoge aress which are adiacent or oloze o selilement areas;
The subject lands are designated Fural District. The propesed sevaranoe will not imipact fve fuiure expansion of nearby
sefflemnent areas.

&) premoting the infegration of fand use planning, growth management, transii-supportive deveiopment,
infensification and fnfrastruciure planning o ackisve cozf-effactive development psiterns, opfimization of
transif invesiments, and standards fo minimize land consurmpdion and senvcing costs;

Theprapased redevelopment represents efficiant use of an cversized property in the RuralDisirict. Though the sits is net
ipcated in & setflement ares, the naturs of development proposed for this sibe will not result in cost inefficlencies ar
boundary expansione of this rural neighbourhood. The proposed consend represents compatible intensification of
residential lands and minimizes insfficient land sensumptisn.

f}  inproving acoessbifly forpersonz with dizabiities and elder perzons by addrezsing land uze bamiers wihich
resfrict their full parfictpation in socfety;
The proposed severance is not anticipated fo create any barriers o sccessibilily io residents of the Township.
gl ensuring thafnecessary infrasfructure ard public 2ervice faciifies are or will e availabiedn meet curmert and
projected needs;
The proposed development will uiilize private rosd infrastructure and will be serviced by individial private water and
sSEWage Systems.

h) promoting devsiopment and land vee patterns fal consenve bindiversily, and
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The preposed lot will abut the St. Lawrence River and wilk provide Suture property owners with access to this natural
amenity. The seversd ot will be of a sufficient size to ensure sppropriate development seibzcks from the shoeeling 5o nock
to regalively impact the biodiversity of the surmounding srea.

i preparing for the regionaf and forzal impacés of & changing effmate.
The praposal will have the result of develoging and intensifiying undenutifimed lamds in 8 Fural Districd of the Township that
uiilizes existing infrastructure and services.

The subject site is located outside of the Township setfiement areas, however, i designated Rumt District. A= such, the
Rural Ares policies ofthe PPS apply. Saction 1.1.4 ofthe PPS provides policy direction For rural areas, which vary in size,
population. resourees, and econamies. The PPS siresses the need for balance bebween rural assets and amenities with
preteetion af natural rural environments. Section 1.1.4. 1 states that hezithy, infegrafed and viable rirg! saregs shall be
spparied by

3} buildirg upon wral characfer, and leveraging ruraf amenifies and aszels;

B] promoting regeneration, inoliding the redevelopment of brownlTeld siles;

g} sscommodaling an agproprisie renge and mix of howsing in rurafl seffiement areas;

) encouraging the conservalion and redevelopment of exizting el howvsing stock on rural fands;

2} using rursl infrasiucivre and pullic sandce faclifies efficiendy;

f] promniing diversificalion of the econoaiic beze and employment spportunities Birough goods and sendees,

fricivding valie-added produsts and the sustainable manragement or vze of resouroes;

gl providing opporfurities for eusfaimable and diversifed founsm, including leversging historical, culfural, ard

natural aesets;

h] concserving biodiversity and considering the ecological beneffle provided by nature; ard

i} providing oppodunities for econamic aotivities im prime agriculiirs] areas, fn accordance with paficy 2.3.
The propased development seeks to build wpon nural eharacter through the erestion of a new residential ot in the rural
arez. The proposed severance will ulilize rural infrastructure and public senvice facilifes avaitable, as wellas the private
fransportation infrastruciure evaitable cn Frevost Point Road. The crealion of this kot from an oversized rural lof on fhe
5t. Lawrence River [everages the naiural amenity in & low-impack, charader-refleethoe manner.

Sections 1.1.4.2 and 1.1.4.3 emphacsize the setlernent anea-rural area hierarchy, snd state that Fdevelopment is praposed
ir: #he rural sreq, available resources and services and appropriate soale must be considared. Saction 1.1.4.4 siales ihat
growvth: and development may be dinecied te rural areas in the event thet & municipality does nak have any defined
sefilamenti areas. The site is notlocaled in & defined sedlement area, however, is in 3 well-establishad rural residential
neighbeurhood that has & kistory of similar small-seale development The properiies inthe sumounding area sre socesserd
by an existing private read, which is characheristic af many of the rural residential pockets existimg out=ide of defined
sekilement areas in the Township. Upon development, the proposed property will be senviced with private well and septic
systems andwill b= appropristely scaled o blend with neighbouring lots. The character of e rural sreawil be maintained
through the oreafiom of this lot.

Section 1 4 ofthe PPS includes poiicies desling with the provision and supply of housing. Sestion 1.4.1 and 1.4.2 seck ic
ersure ary adeguabe supply of housing is provided. This policy is regularly reviewed and assessed betwean the lowearand
upsper tier municipalities. Secticn 1.4.3 deals with the nature of kousitg to be provided, and states:

1.4.3 Planming suthovities shafl provide for an sppropriate range and mix ofoveig cplfone and densifes fo meef
Projecied markef-based and sfordsbie housig nesds ofcurrent and futurs regidents afthe reglonsf marfef arss
by:

B} permitting and facitiating:

1. all housing cpions required to neef the social, health, sconomie snd wellbbeing requiaments of
surrent and fulire reaidentz, facluding specisl nesds requirements and needs adzing from
demographic changes and employment epparfunilies; and

2. aNiypes of residentizlintensifesfon, insluding addenal residentisl units, and redeveloprrent
in aspordanee with pofioy 1.1.3.3;
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c] directing e development of new housing fowards jocslions where sppropriate fevels of infresfruchre
and public service facilifies are or will ke avallable o support current and projected needs;

4} promofing densifies for new housing which efffciently use land, rescurces, infrasirusiure and public
sernvice faciilfies, end support the use of schive ranspordation ard trenseitin areas where it exizle orie fo
be developed;

&l esiablishing development standards for residential infensificalion, redevelopment ard now residertial
development which minimize the cost of housing and faciiafe sompast form, while maintaining
spprogriate levels of pubtic health and safaty.

The proposs! represents appmopriate development of an exicting overcized property within 2n established rurs] residiential
neighbeurhood. The creation of the lot will facilitate the development of new residential uses within the TowrnshipsCounty
in an appropriate [ooation. Prevost Paint Road and its surmeunding infrastructure ean suffisiently suppart ihe creation of
this praposed lat. This rural intensification is a dasired use of the oversized lot and will sustain a8 healthy and safe
apportunity for housing.

Seclion 1.6.6.4 states thati { Wkere municipal sewage senices and muriapal waler senices orprivale commemnal
sewage seniees and private cormmunal water services arenat avelable, plarned or feasilve, individual or-site
sewage services snd indivdual an-site water zervices may be used providled ihat site condifans are suifaiie for
e long-tenn provisicn of sUch senvices with no regative impacis. In seifement aress, nofvidual cn-cite sowage
senvices and individual on-site wafer services may be used for infitfing arnd minar rounading oul of existing
develapment.

The subjest site is in the Rural District. The properiies surrounding the site ulfize individual cn-site sanitany and water
senvices, and the same is proposed forthe seversd lat. Though motwithin & defined seitlement area, the proposef has the
effzcl of infilling the sxisting rural residential neighibourtyood on & |ot #hat is of an appropriate size and configuration to
accommadate individual sensces.

Seclion 1.8.6.7 highlights the imporance of stormwater management. Given the rural and natural charseter of the site,
stormwater management is nol of concem. Stormwater will be managed on the site and no adverse impacts are
anficipated.

Section 1.7.1 provides policy direction for supporting lang-term eecnomic prosperity by providing a range of housing
opticrz, opiimizing the long-tersn avaiabifty of land and resowrzes, and encoursging a sense of place and conseTving
features that help define character. The cresticn of a new lot in the existing rural resikdlentis] neighbourhond contribites
to the provision of a range of hausing options in an area with s similsr and lang-estsblished characier, white making better
use of lands that have been parialy developed {thoupgh underutilized) for some time.

Segtion 3 ofthe PPS gives consideration to the wise use and management of resources, such as significant naturs! beriage
features and areas, watersheds, prime agricultural areas, mineral petroleumn resources, antd significani builk and cultursl
heritage resaurces, Thete is a PSVY in proximizy to the site. however, the distance between the site and the PSW and the
awverall zesle of the proposal is not anticipated to impact the PSYW. Thus, there are nonaivral resourees or fasturesin the
araa that would be afected by, or could effect, the proposal.

Section 3 of the PPS sacks iz ensure the protection of public heakh and safely. The polisias in this section direct
development away from natural hazsrd lands such as fleodplains and erosion-prone areas. This section also seeks to
protect developrnent from human-made hiazaeds, Pani of ihe site is within the 5t. Lawrence River foodplain, however,
development on the severed kot will be appropriataly setback frov the feodplain. Mo Biumsan made hazards are present
om the site.

Itis sur professional planning opinizn that the proposed developmant is consistent with the 2020 Provineial Policy
Staternent.

3.3 United Counties of Stormont, Dundas and Glengarmy Official Flan

TheSDG OP describes goals, policies and objectivesintended to guide the City's development oyer the planning horizon
identifiedin the plan. The OF was adopted on July 17, 2047 and was subsequently spproved by the Ministry of Munisipal
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Afiairs and Howsing on Februarny 4, 201 E. The Jure 2021 consolidation of the OF isthe mest neadily svailable version oo
SDG's website.

The following sections of the OF are reviewed below:

’
¢
!
'l

K

Section 3: Community Srowth and Settlemeant;
Sedtion 4: Public Bervices and Infrastruciure Policies;
Eesction §: Resource Managemeni;

Section §: Public Health and Safely; and

Section 8: Implementation.

Section 3: Community Growth and Setilement

Section 3 of the OP establishes and describes ke land use designations regulating the chamcter and intervded fanction of
lands within the municipality. The ciée s deciynated Rural District by Schedule ASofthe GP. The 2088 OF and its schedules
werz under appeal uniil February 2082, Schedule 64 was recenily updated o reflect the approved amendmeants.

Stoneheuse Point

I Provinclzlly Signifleant Walland 30

Urban Ssittarnent Area
Rural £siricd

Prevost Pomt :

Section 3.3 describes Rural Lands as being those that are not within & seiflement area and are not considered Prime
Agricutural Lands, According i Section 3.3, fmited opporiuniies witf be provided for residential devafepment and ififing
inthe Rurs! Dislricf designation within exizting cluefers of developrment, croze-road zeflfemsnie or shoreline areas fzee
policies farnetural hazands and natural heritage feafures and ereas). Seaftered development wif! be discoursged. The
proposed severance represents a miwer infill devalopment wikhin a Rural District within an exising cluster of residential
development on the 5t Lawrence River. The creation of this ot does not result in scatbered development.
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Seotion 3.4.6 Rural Area states that Within the mvraf area, Lard Use Desigrations inslude e Rural Digirict, Emplayment
Disdrict, Alrport Dislriet, Bafvage Yard Disirict as well sz Resaurces Lands. Withinthe nyal area the Planning Principfes of
Seckion 3.5. 1 shefl be used in the design and development of he permitted fand uses fistedin Teble 3.5{sse Secton 3.4.7-
Rural Estafe Subdivsions).

Zectan 2.4.6 explains ive Rural District designation.

The Rural Disfrist coniaite 2 variedy of iand uses, such 3z farmms, Bresis, emalnousines, goff cowses, snd im many

Plazag, smallslusters of rasifentis! and commercial developmerd. The infent of iz decignsfion i ip sccommodats
& varely of fand uses thaf are appropriste for 2 rural foestion and s Emited smount of residentis! development
where such development will nof preciude continued agricwlural and non-regidential vees.

The following uzes are generally permitfed in the Rural Dishicf in apcordanse with fee | ceal Munisipa! Zoring By-
faw:

1. Agriculfural uses, foreslny and conzenvation, and natural rezource management sciivilies;

£ Fesidenfial uzes on exisfing fote ofrecond arid on newfals cresfed by severance as provided for by Site
Pisr;

3. Animai boarding, breeding, and training faeilifies, induding stables;

4. Bed and breakfzs! establizhments;

5. Cpen spaca;

&, Cemeleries.

Table 3.5 speciiies that low density housing is the only type of residential use in the Rural District that is explicitly
permitted. The propossd develspment mesks e inteni of the Rural District designaticn as a low density, small-scale
residential e suited for the rural landseape and character of the surmounding ares.

Sagiiar 3.5.1 oulfinas the Plznning Principles which spply to all planning deveiopment applicaiions. The proposed
development is analyzed with respect to these primaiples below:

Section 3.6.1.1. addresses adegquste |ot size. The OF siates thatlots of existing, new, and potential uses shall mest
gll requirements for setbachks (including setbacks flood plalns, infrasiructure, and sefe access and sgress). 3.5.1.1. states
that the spproval authority shall require studiss fo support the proposed lot size and ensure that there will be no negstive
impacks on groundwalier quality and guantity and that development will be directed away from natursl hazsrds. As
Frapocsed, the lot size and cenfiguration of the severed and retained lois will sccommodate approgriate setbacks from
lamds within the St. L swrence River loedplain, neighbeuring resideniial uses, ard from the Frevost Point Road righi-of-
way.

Section 3.5.1.2 specifies that senvicing capacity shall be availsbie and adequste to supportexisting and proposed uess a5
sl gutin Section 4 of this Plan for both public service uses and infrastructure. The exisiing Iot currently ulilizes private
individual en-site sanitary and water servines, and the severed lol is also proposed io utilize priviate servicing. Thesite is
on a private road, and the proposed severance will net impact public infastnecture or servige provisien such as for scheol
capacity.

Beotion 3.5. 1.3 requires all uses to hawve frostage on, and direet aseess to, an open and maintained public road. Exceptions
may be made for existing lots of record an private roads., condominium develspment, islands (water anoess), for
infrasirugiure uses and uiiliies, and for resouree lands where daemed appropriste. This applicstion seeks o permit the
creation of one {1} new ot on an existing private road. An extension ofthe existing private road is notrequired to support
the severance. Section 3.5.1.2 furher states that the proposad sceess should rict negatively impast ihe safety and
efficizncy of ny type of public ar private road. The proposed essement on the site will msintain safe and efficiont aeness
to beth the retained and severed ot from the private Prevost Point Road.

Seclion 3.5.1 .4 autlines measures for landscaping, buFfering, sereening 2nd [and use compatibility. The proposed lot
intended for low density residential development s compatikle with the surrounding rura! residentisl land uses that front
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antoe Prevest Peint Road. The proposed severed lot will be a similar size to those lote surmounding it, smd will provide
enough buildabie area ta ensure abdsquate setbacks are maintained and necessary landseaping, buffiering, and scresning
can be socommadated. The future development of the site has not been considerad throwgh this process. As such, site
plamnimg is not currently anticipated.

Section 3.5.1.5 states that municipaliies shall have regard for the recomrrended 2eparsfion disfances andior influence
areas =z setoutby the Minigfy of the Envirorvment and Climate Change (MOECT) for Glagz I, I and Il indusiries, waste
management sitas [Seclion 4.3.5), mineral sggregafe rezerves (Section §.4), sewage realment planta’wasts slabiization
pondz or land uses gerersting significant roize orvibrafion [e.g. sfalionsry and ransporialion sources, see MOEGE
guidefime NFG-300], as they apply befween such fand uzes and any senstive fand uses or non-compatible land wses
freciprocally), or waier body. The subject sibe is nokin proximity 1o any of the idenlified uses thal requine separation
distanoes, except for the nearby St. Lawrence River. The OF spesifies that such sepaaiion disfances shallbes incorporated
irfo sny implementing zoning By-faw {see reference dosurents &f the and of Szefion 3). Developmerdt rmay be permitied
within any infiuence srea where & Muricipatty iz safisfied by a tectnics! study or equivaient evidence that adverse effecs
can ba salisfactorily alienuated, mitigated, oreliminated. The proposed ot fabric willinclude lands that are within the
finodplain of ihe 5L Lawnence River, hawever, no development is preposed within the fieodplsin and edequate rocmis
provided by the severed ot to develap & residential use culside of fhie fleadplain sethacks as required by the Towrship of
South Glemgarmy's zening by-law. Section 3.5.1.5 also notes that reference should be madeto Section 5.5.2 AdjacaniLands
forinfluence areas relaied to netwural heritage features and areas. This application will be evalusted sgainst this Section
later im this report

Section 3.56.7.5.1 spaaks to the requirements for new developments or expansions of existing developments to nxest the
Minimum Distance Separation (MDS) formulae set out by the Ontario binistry of Agriculture, Food, and Rural Affsirs.
Through pre-cansultation with the Tewnship of South Glengarry, itwas determined thaithe propossed applicatien would
not be subject to MDS paleulations.

Secticn 3.5.2 provides Planming Guidelines for lower-tier mumisipsliies within the United Countizs of Stormant, Dumndas
and Glengarry to review development applications against.

Seciion 3.5.2.1 maintains thatihat in erderto promake organized commanity structuse, facal muriciesiiies shoah mod
appreve development {e.g., consenis or subdivisions} on the finge of sefffement areaz fo svaid premsfure sxtansion of
piped services or the need to adjust eetflement area boundaries. The Community Struciume guideline also states:
L ocal Muricipalifies will encourage compact development by direciing developmert onla vacand lands within existing
settlement areas. Development which iz configuous fo exfsiing built-up sress within these zeftiemend areas shall ba
priorifized over fragmznted, ramole or imserviced developmen et could alzonegafively mpact ratursl herdage sysfems.
The proposed devalopment is motfoested within 8 defined setflement area, however it is well-integratad in an existing
nural residential neighbourhood in the Rurat District. The establishment of 3 new ot on the site willnot impact setifement
area boundaries nor the boundares of the community in question, and instead will intensify suitably sized larids Witk
serdcing and develapment capaciky that will be sufficiently setback fram the natural heritage systam.

Seciian 3.5.2.6 highlights the impoertance of infill and intensification in the Counties. The OP permits. infillimg and
redevelopment on vacank lots of recard or brownfislds', underutlized sites {e.g., suplus munigipal propartias, raillway
praperties, church sites, schasl or ather instituticnal sites), ar by expanding orcomserting axisting bulldings. Crestion of
new residential units will be encruraged i built-up areas with suficieniexisting or planned infrastructura. The OP also
states that the Counfy will work with: looa] Municipalities to ashieve & target of 15% resideniial intensification and
redevelopment in buift-up areas. The severance of e sitewill result in appropriate infill within & bullt-up area that can
coniribute 1o the County's and municipalitys goat of achieving higher rates of residendial intensificatiamn.

Bection 3.5.2.0 guides Shoreline Development and Lake Development. The OF states that in onder to protest acalagical
funciion of sharelines and preserve arimprove water quality, sl site aleralian and development shall be generally sstback
a miniraum of 30 metres from the nomal high-water mark of any water boady, Seciion 3.5.2.8 atsp states:

For mew lof creation, the minimum sefbsck shal be the greater of. #ie development imils esfablished by the
ragiiatory Feod fine, fhe development limis o= estabiished by & geotectinival study, or 30 melres from fhe nommal
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high-water mark of any waler booy. ReducHions io any sctback shall not require an smendment fo this plan and
msy ke considered in conswitafion wifh the facsl Conservation Authorty, Standards for vegetation alearing fo
provide for shoreline access and views shal! be estahiished in implementing zoning by-laws.
The creation of the praposed lot will resultin an area large enough to accommicdate the required sethacks from the
sharzline and negulztory foodplain onee development an the site is proposed.

Section 3.5.4.1 refers to the responsibility that the lower-fier municipalities in DG have forensuring & sufficient supply,
range, and density of housimg are provided. Ensuting the provision of & range of denstties and tenuras in new residenial
develbpments is encouraged, as is the farilitation of the development of additional residential units wheme appropriate.
The ste-specific =oning an the site ocumently permits an additions! residentiat unit Seclionm 3.5.4.3 descrbes the
permissions. far additicnal residentizl wses in 505 and the berefit they pose for provkling socess b a range of housing
typec and temures in bath urban and rural communities. It is proposed that this permissioncantinue to apply to bath the
severed and retained iofs to ensure attainable howsing opfions ean still be achieved on the lands a5 inffially irdended. The
creation of this lai for residential use will contribute to the Township's housing supply and range of housing types on
sufficiently sized and sppropriately lccated lands.

The proposed development and OPA conferm to the policies of Sectien 3 of the SDG OP.

Section 4: Public Services and Infrastructure
Section 4 of the OF provides poficy direndion asseciated with servicing capaciy, with the sim of providing cost-affective
and efiicient delivery of publie services amd infrastructure.

Seclion4.3.2 discusses Watar Supply and Sewage Dispesal Systerns. Seetfon 3.3 Rural Lands statss that development wihin
the Fural Lands areas i bypically servoed by individual on-sitewetar supply and sewsge dispozal systems. The subject site
is notwithin an urban settlement area, nor is it within servieing limits. Thus, private indiidual on-site water and sewage
services are praposed. Seciion 3.3 also states that individual on-site servicing must comply with the policies of Section
4.3.3. lt is the policy of Section 4.3.3 to parmit devalopment cn ndividual on-site walsr and sewage systiemsin arsas
autside of senvice limits where additional development is propesed for infilling amd minor rounding cut. The lot size
proposed can ascommaodate the required space and setbacks for private senioes.

Bection 4.3.4 addresses the importance of stormwaker mansgement and implementing best managemant practices to
oantrel water unalf guarkiy and quality. Subsection 1 states that stormwsier management shall be required as part of
development approvwal processes. tis nok anticipated that the proposed severance willimpast siomawster runoff guality
ar quantity. It is anticipated that development of ihe new lof will address starmwater management through the
praparaiior: of & grading snd drainage plam in support of a building permit application.

Section 4.3.6 of the OF provides policy guidance on fransportation in SDG. &5 Prevost Poing Road is a private read, the
policies of Secticn 4.3.6.4 must be considersd. Secficn 4.3.6.4 states:

No new lo# creafion wif be permilted on & privale road offier tham for 2 condorminium develspment or mabite
fiome park. Local Muriclpalities or schoal bpards sre not obliged {0 provide senvices (8. g. emengency senices,
garbage coltasiion, school buzsing] on prvate roads which sre fmpazsable or sub-siandard feee Sections 2.5.1.3
and 8.12.13).
It is the intent afthis application o amend the OF to permit the develepment of 5 mew ot for residential use om & private
read. The ereation of the proposed lot will riet require furiher extensions or eonsiruction of the existing private read, and
it fs mod anticipated that the propased develaprient will mpsct emergensy services, garbage collacian, scheal bussing, or
any ather public service provision, as mumicipaliies and school boards are not abliged o provide ssnices to development
an private roads. The proposed Iotcrestion will be condusted via consent and will have sooess tothe existing private road.
The waterfront arsas of the Township of South Glengarry are developed in s similar marner to whal is proposed, and this
application would result in consistent and context-appropriate development.

The proposed development wieets the intent ofthe policies ofthe SDG Offivial Plan, and sseks to amand policy 4.3.64
fe permit the proposed context-appropriate development.
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Section 5: Resource Management

A partion of the site is located within the Boodplain, adjacent tofhe St Lawrence River and i proximity o a PSW. As such,
the development is proposed with consideration i the polieiss of Section 5.5 — Natural Heritage Features and Areas. The
P states that afl fish habital {e.g.. [skes. rivers, streams and wetlands) shiould be considered as potential areas for fish
habitat.

Seciion 5.5.2 Adjacent lands includes lands within 120 metres from a boundary of 8 PSW. The OF suggests thatno
developmert or site alteration should be permitted on adjacent lands unless an Environmental Impact Study has
demnomstrabed that ne negative impacts ere anticipated as a result of the deveiopment. The distance betwesn the site ard
the PSW boundary located north ofthe sile is approximately 65 metres, and the lands Between the subject site and the
PSW boundary are develaped with simitar nural resideniisl wses to thase proposed. Given the sufficlent distancs and
exisling develcpment in closer prax