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1. INTRODUCTION 
 
The purpose of this Planning Report is to address all provincial and municipal land use policies governing 
the proposed development of a thirteen (13) lot plan of residential subdivision, Part of Lot 8, Concession 
B, Geographic Township of Springer in the Municipality of West Nipissing.  The Development is being 
proposed by Goodridge, Goulet Planning & Surveying Ltd., (Paul Goodridge, OLS) on behalf of PRJ Electric 
Ltd. (owner: Gilles Clement). 
  
2. SITE AND BACKGROUND INFORMATION 
 
The subject property is located on the south side of Lalande Road at the corner of Lalande and Fort Roads, 
Township of Springer in the Municipality of West Nipissing. The Subdivision lands are comprised of 
approximately 15 hectares with each of the proposed lots being in excess of 1.0 hectares in size.  The lands 
are bounded on the north by chemin Lalande Road, chemin du Fort Road  on the West and chemin 
Concorde Road on to the south.   
 
The property has been the subject of a previous subdivision application for eight (8) residential lots and 
several severances along chemin Concorde.  The owner has carried out extensive ditching and drainage 
work on the property and the proposed new road is already in existence as shown on the attached aerial 
imagery.  The road will be upgraded in accordance with the engineering plans which have been prepared 
by the owner’s consultants which have been approved by the Municipality’s Manager of Public Works. 
 
3. DEVELOPMENT PROPOSAL 
 
The current proposal is for thirteen (13) new residential building lots on a cul-de-sac to be accessed from 
Lalande Road.  The lots are proposed to be serviced by on-site water (wells) and waste water systems 
(septic beds). 
 
4. POLICY CONTEXT 
 
Land use policies and regulations affecting the subject lands include the Growth Plan for Northern Ontario, 
the Planning Act, R.S.O., 1990 and the 2020 Provincial Policy Statement at the Provincial Level.  At the 
municipal level, the West Nipissing Official Plan, the Municipality of West Nipissing Zoning By-law 2014-
45 and Site Plan Control By-Law No. 2015-63 affect the subject lands. 
 
4.1 Provincial Policy Statement 
 
The Provincial Policy Statement 2014 (PPS) provides a policy framework for land use within the Province 
of Ontario. It is the responsibility of the local planning authority(s), in this case the Municipality of West 
Nipissing, to uphold the policies of the PPS, pertaining to land use planning and development. In particular, 
the planning authorities must ensure that their decisions are consistent with key provincial interests. 
 
Section 1.1.5 – Rural Areas in Municipalities 
The subject lands are not located within a settlement area and are therefore subject to Section 1.1.4 and 
1.1.5 of the PPS. Specifically, Section 1.1.5.2 states that “on rural lands located in municipalities, permitted 
uses are: (a) the management or use of resources; (b) resource-based recreational uses (including 
recreational dwellings); (c) limited residential development; (d) home occupations and home industries; 
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(e) cemeteries and; (f) other rural land uses”. These uses (including agricultural uses) are considered to be 
the only uses permitted within rural areas. 
 
Resource-based recreational uses, including recreational dwellings are uses that are related to a natural 
recreational resource such as a lake, river, or ski hill. In this case the development of lots for recreational 
dwellings adjacent to the waterfront would be consistent with Section 1.1.5 of the PPS. The proposed 
development is consistent with the guidelines published in “An Introduction to the Provincial Policy 
Statement, 2014: Rural Ontario”, released by the Province in August 2016. 
 
Section 1.6.6 – Sewage, Water and Storm Water 
Section 1.6.6.4 of the 2014 PPS requires that where municipal sewage services and municipal water 
services or private communal sewage services and private communal water services are not provided, 
individual on-site sewage services and individual on-site water services may be used, provided that site 
conditions are suitable for the long-term provision of such services with no negative impacts.  
 
As the property is located within the Sturgeon River Flood Plain, the owner has carried out a 
hydrogeological analysis of the lands to determine the suitability of installation of on-site sanitary and 
water services, which report’s conclusions will be further detailed in this report.  
Conditions of Subdivision will include the requirement for a Drainage Plan to demonstrate how the 
individual lots will drain in order to mitigate negative effects which may be caused by site alteration for 
development.  The individual lots will be subject to lot grading.  No rear yard drainage easements will be 
accepted by the municipality and it is recommended tha thte l 
 
Section 2.1 - Natural Heritage: 
As evidenced in the Natural Heritage Map attached, there is a small portion of Provincially Significant 
Wetland located at the south west corner of the proposed subdivision.  In 2013 a Preliminary Ecological 
Site Assessment was undertaken by the developer. The results and recommendations arising from the 
PESA will be further discussed below. 

5. LOCAL POLICY DOCUMENTS 
Local policy documents include the West Nipissing Official Plan, Zoning By-law and Site Plan Control By-
Law. 
 
5.1 Official Plan  
The Municipality of West Nipissing is guided by the West Nipissing Official Plan which was adopted by 
Council on April 15, 2008 and approved by the Ministry of Municipal Affairs and Housing on December 7, 
2011. The policies of the Rural District are included for the Committee’s consideration.  The following 
provides a summary of the existing Official Plan policies and relevant considerations for the site: 
 
3.06.3 Rural Area 

Lands which are not located within a designated urban or real settlement area shall be considered to be 
part of the Rural Area.  This area is characterized by its wide-open spaces or country-side setting where the 
make-up of development consists of farms, cross road settlement, scattered residential uses, pits and 
quarries and a variety of other rural type uses. 

 
Limited opportunities will be provided for residential development in the Rural Area land use designation. 
This will take the form of residential infilling within existing clusters of development, cross road settlements 
or shoreline areas. Scattered development will be discouraged. Subdivisions shall not generally be 
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permitted in the Rural District except for areas along the shoreline of waterbodies or in association with a 
recreational commercial development. 

 
Table 3.1 – Permitted Land Uses  

Table 3.1 - Permitted Land Uses in Designated Urban and Rural Settlement Areas and the Rural Area 

Land Use Category1 Urban Settlement Area Rural Settlement Area 
Rural Area 

Waterfront District Rural District 

Scope of Permitted 
Residential Uses in 
District (see also 
Sections 3.06.5.1, 
3.06.2, 3.06.8.2, 
3.06.8.9,  3.06.10) 

Residential District: 

• full range of low, medium 
and high density housing 
types 

• specialized housing 
types: group homes, 
crisis care, social assisted 

 

Residential Uses: 

• full range of low and 
medium density 
housing types 

• specialized housing 
types: group homes, 
crisis care, social 
assisted (excluding 
high density) 

 

Residential Uses: 

• seasonal and 
• permanent 

residential uses  
 

Rural District: 

• limited low density 
(single and two unit 
housing) 

• specialized housing 
types: group homes, 
crisis care, social 
assisted (excluding 
high density) 

 
5.2 Zoning By-Law 
The property is zoned Rural and the permitted uses and lot standards in the Rural Zone can be found in 
Tables 9.1m 9.2 and 9.3 of the West Nipissing Zoning By-Law 2014-45.   
 
If approved, it is recommended that the subdivision lands be re-zoned to a Rural Residential Exception 
Zone which zone will include provisions for any recommended set-backs or other recommendations 
arising from the Environmental Assessment Report. 
 
5.3 Site Plan Control By-Law 
The West Nipissing Site Plan Control By-Law No. 2015-63 was enacted as a tool to establish areas of Site 
Plan Control in order for the municipality to ensure that development in specifically designated zones will 
proceed in accordance with certain standards.  In the Municipality of West Nipissing areas within the 
Industrial zones as well as properties which are the subject of planning approvals are designated within 
the Site Plan Control Area.   
 
A Site Plan is required to address, among other things, dimensions of the land, location of proposed 
buildings, the relationship of proposed structures and buildings to adjacent publicly and privately-owned 
properties, elevations and cross sections to determine surface drainage patterns and the general location 
of all services to the property; 
 

6.0 SITE SPECIFIC STUDIES 
6.1 Preliminary Ecological Site Assessment 
In 2013 it was identified that a small portion of the property is overlapped by the Provincially Significant 
Wetland which is largely located on the west side of Fort Road.  It was determined that the applicant 
would carry out a Preliminary Ecological Site Assessment (PESA) in accordance with the provisions of the 
Natural Heritage Reference Manual.  The report recommendation with regard to the PSW is that further 
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investigation be carried out prior to development to ensure that the proposed development will not have 
any adverse impact on the PSW.   
 
In 2015 the Ministry of Natural Resources and Forestry advised the Municipality of West Nipissing that 
they would be carrying out an evaluation of the Cache Bay Wetland areas in West Nipissing in order to 
provide a boundary refinement which will identify the areas within the PSW which are no longer 
functioning as wetland.  That study has not yet been completed however recent discussions with MNRF 
staff have indicated that it remains a priority at the provincial level. 
 
It is recommended that the Applicant shall obtain an evaluation of the portion of the property which is 
designated as PSW and/or an updated PESA to address the findings of the 2013 study and to evaluate the 
potential impacts of the proposed development and to make recommendations in particular with regard 
to the PSW, which may or may not be functioning wetland.  All recommendations forthcoming from the 
study shall form part of the Special Provisions of the Subdivision Agreement and shall, as required, be 
included in the Zoning Amendment and/or Site Plan Control Agreement to be entered into. 
 
6.2 Hydro-Geological Analysis 
The property is located within the Sturgeon River Floodplain, with all lots having an elevation of slightly 
below the regulatory flood level of 197.25m.  As a result, the Owner was required to obtain a hydro-
geological analysis of the terrain in order to determine suitability for the installation of private water and 
sanitary services and to provide recommendations for the.  The report’s conclusions indicate that there is 
sufficient surcharge of raw potable water to supply all of the proposed lots.  Further, the report 
recommends that all of the lots shall be serviced with raised septic systems.  
 
6.3 Stormwater Management 
The owner has commissioned a Stormwater Management report for the proposed development in order 
to address the proposed drainage of the site post-development.  The conclusions of the report indicate 
that although that the lands are located within the flood plain and have relatively flat land conditions, the 
proposed low-density development will not have any adverse effect on the receiving body of water 
(Sturgeon River).   
 
7. CORRESPONDENCE/INFORMATION ATTACHED 
Notice of this application was circulated to all properties located within 120m of the property as required 
by the Planning Act.  Notice was also circulated to all public bodies and agencies, whose comments are 
attached. 

See Appendix 1 

8. SUMMARY AND RECOMMENDATIONS  
The proposed subdivision application by PRJ Electric Ltd. to divide the property described as Part of Lot 8, 
Concession B, Township of Springer, Municipality of West Nipissing, into thirteen (13) residential lots is in 
general conformity with the West Nipissing Official Plan as it relates to limited residential development in 
the Rural Area. 
 
In accordance with the provisions of the Planning Act, the undersigned has reviewed the proposal having 
regard to matters of provincial interest and for consistency with the Provincial Policy Statement 2014.    
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If an approval is forthcoming by the West Nipissing Planning Advisory Committee, it is recommended that 
the following Special Conditions be imposed on the Owner in addition to the Conditions of Draft Approval 
included in Schedule “A” hereto: 
 
1. That an updated Environmental Impact Study/and or evaluation of the area of the property noted 

as PSW be carried out and that the recommendations of the study/report be included as special 
provisions to the Subdivision Agreement to be entered into with the Applicant including, 
buffering, setbacks from wetlands, endangered species, etc.; 

 
2. That the Owner provide a detailed Site Plan of the property, taking into consideration the 

recommendations of the Environmental assessment.  The property shall be placed under Site Plan 
Control, as authorized by By-Law 2015-63 and the Owner shall enter into a Site Plan Control 
Agreement with the Municipality to ensure that development on the lands shall occur in 
accordance with the recommendations herein.  The Site Plan Control Agreement shall be 
registered on title to each lot immediately following the Subdivision Agreement and any required 
municipal easements; 

 
Respectfully Submitted, 
 

 
_______________________________________ 
Melanie Ducharme, Municipal Clerk/Planner 
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Figure 1 – Aerial Imagery 
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Figure 2 – Proposed Draft Plan of Subdivision 
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Figure 3 – West Nipissing Official Plan – Land Use Schedule 
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Figure 4 – Natural Heritage Mapping 
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Figure 5 – West Nipissing Zoning By-law No. 2014-45 
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Appendix 1 - Comments 
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