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1 Purpose and Approach 

This report has been prepared to provide planning justification for an application for Draft Plan of Subdivision 
Approval and a Zoning By-law Amendment for Phase 3 of the Braeburn Estates Subdivision on behalf of KDSA 
Development Corp. The project, known as Braeburn Estates Subdivision, is located at Part Lot 16 and 17, 
Concession 2 Geographic Township of McNab Now in the Township of McNab/Braeside County of Renfrew. The 
Site Location Plan is included as Figure 1.  The subject property is 7.72 hectares in area and is comprised of 5.42 
hectares of land from the Armishaw parcel and 2 hectares of land from the Braeburn Estates Phase 1 & 2 lands. 
The proposed development includes a total of 16 lots for single detached dwellings. A reduced size copy of the 
Draft Plan of Subdivision is included in as Figure 2 which illustrates the proposed lot and block layout.  

This Planning Study includes a review of the land use planning merits of the proposed development in relation 
to its regional setting, site attributes, and compatibility with surrounding land uses. The proposed development 
is also reviewed in accordance with the applicable policies and provisions of the Provincial Policy Statement, 
2020 (PPS), the County of Renfrew Official Plan (2020), and the Township of McNab/Braeside Zoning By-law No. 
2010-49. 

The following studies have been prepared in support of the application and are found under separate cover:  

 Environmental Impact Study (EIS) prepared by Jp2g Consultants Inc and Muncaster Environmental 
Planning, dated October 21, 2022;   

 Geotechnical Investigation, prepared by Paterson Group Consulting Engineers dated June 20, 2023;   

 Stage 1 and 2 Archaeological Assessments, prepared by Past Recovery Archaeological Services Inc. 
dated October 12, 2023;   

 Hydrogeological Assessment and Terrain Analysis, prepared by Paterson Group Consulting Engineers 
dated November 27, 2023; and 

 Phase 3 Stormwater Management Brief, prepared by Jp2g Consultants Inc. dated November 22, 
2023, and Phase 3 Lot Development Plans December 22, 2023 

Descriptions of the studies and their associated recommendations have been included in the corresponding 
policy discussions throughout this report.  

1.1 Pre-Submission Consultation 

Prior to the purchase of the property from Rick and Nancy Armishaw, the applicant Susan Anglin KDSA 
Development Corporation made enquiries with the County of Renfrew and the Township of 
McNab/Braeside.  The County of Renfrew filed a Planning Report dated January 16, 2021 and emails 
were exchanged to clarify the Plan of Subdivision Application requirements with Anne McVean, County 
Planner throughout the process and on October 25, 2023. 

A Peer Review Pre-Consultation meeting reviewing the proposed Hydrogeological Study methodology 
was held with Cambium Inc. and Paterson Group on June 8, 2023. 

Consultation was also held with the County Roads Department, and the Township Public Works and 
Building Departments. 

An Application for Subdivision was filed by KDSA Development Corp. in March 2024 and was deemed 
incomplete.  This revised Planning Justification Report (PJR) addresses some of the County comments 
dated April 5, 2024. 

Copies of correspondence is provided in Appendix 1. 
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2 Location 

2.1 Regional Setting 

The Township of McNab/Braeside has a 2021 census population of 7591 within an area of 255.28 km2.  The 
Township has shoreline along the Ottawa River, is bisected by the Madawaska River and has lake shore 
development on White Lake.  There are a total of 3235 private dwellings (2021 Census).  Many of the residents 
enjoy waterfront homes and cottages, as the Township is an easy commuting distance to Arnprior, Renfrew and 
Ottawa. 

The proposed rural subdivision development is located within Part of Lot 16 and 17, Concession 2, in the 
geographic Township of McNab as shown on Figure 3. 

The proposed development is located along Shady Maple Road, a municipally maintained road, off of Building 
Supply Road, near the junction of Calabogie Road (County Road 508) and Burnstown Road (County Road 52).  
The property has approximately 965 metres of road frontage on Shady Maple Road. 

Waterfront development along the southern shore of the Madawaska River upstream of the Burnstown bridge 
to Calabogie Lake is limited as access is only provided by Lower/Upper Spruce Hedge Road via the Springtown 
Bridge Road.  Downstream of the subject lands to the Stewartville Dam waterfront development is accessed 
from McLeod Road, Lorlei Drive, Deerfield Drive and numerous private roads. 

Waterfront development along the northern shore upstream of the Burnstown bridge is extensive given access 
from Calabogie Road, downstream to Stewartville Road access to the shoreline is limited. 

2.2 Site & Surrounding Land Use 

The location of the proposed development in relation to the adjacent land use and road network is shown on 
the Location Plan and Draft Plan of Subdivision as Figures 1 and 2. The site has thin topsoil, with areas of sandy 
and gravel overburden underlain by bedrock. The topography on the subject lands is relatively flat to hilly, with 
up to 13 m in elevation difference over the subject lands.  

The surrounding land uses are as follows: 

 North: Shady Maple Road and twenty-five (25) existing waterfront residential lots within Phase 1 & 
2 of the Braeburn Estates Subdivision along the Madawaska River. 

 South: Vacant Woodlands, an esiting residential lot and the McLeod Building Centre which front 
Building Supply Road. 

 East: Vacant Woodlands 

 West: Building Supply Road, Burnstown Road (County Road 52) and vacant woodlands.  

The property is designated Rural on Schedule “A” Township of McNab/Braeside Enlargement to the County of 
Renfrew Official Plan, similar to adjacent lands as illustrated in Appendix 2.  Further detail is provided in Section 
5.0 of this report. 

The property is zoned Rural (RU) and Open Space (OS) on Schedule “A” Map 1 – West Half to the Zoning By-law 
2010-49 as illustrated in Appendix 3.  Further detail is provided in Section 6.0 of this report. 

The subject lands have several attributes which makes it suitable for residential development. These attributes 
are summarized as follows: 

Item 1: The proposed subdivision abuts Shady Maple Road and makes efficient use of Township 
infrastructure. 

Item 2:             The proposed subdivision is located in close proximity to Highway 17. 
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Item 3: The site is located within the influence of the Burnstown residential and tourist 
commercial development area. 

Item 4: The proposed subdivision is a logical addition to the existing residential development 
along the Madawaska River. 

Item 5: The proposed subdivision is in close proximity to open space within the Braeburn Estates 
Phase 1 & 2 subdivision and the proposed lots in Phase 3 will have waterfront access as 
members of the Braeburn Estates Community Association. 

3 Proposed Development 

3.1  Proposal Overview  

The proposal includes 16 lots that are allocated for residential use on a thin (average 80 m) parcel extending 
approximately 965 m along Shady Maple Lane. The configuration of the lots and their dimensions are shown on 
the Draft Plan of Subdivision, attached as Figure 2. 

The Draft Plan has been prepared in accordance with the prescribed requirements for a Plan of Subdivision under 
Section 51(17) of the Planning Act.  

3.2 Vehicular Access 

The proposed residential development will front on the existing municipal road known as Shady Maple Road 
which extends approximately 1150 m from Building Supply Road (a municipally maintained road). No new roads 
are proposed to service the proposed lots.  

As part of the pre-submission consultation, email correspondence was received from the County Roads 
Department and Township.  Copies are included in Appendix 1. 

3.3 Parkland 

The Ontario Planning Act, R.S.O. 1990, c. P.13, allows a municipality to require up to 5% of the residential lands 
within the subdivision for parkland. Alternatively, the Township may accept cash-in-lieu of the land that would 
otherwise be required for parkland. The cash amount is determined based on the value of the land that would 
otherwise be required to be conveyed to the municipality, as of the date before the date of draft plan approval.   

It is understood that the Township’s historical practice for calculating cash-in-lieu of parkland is based upon a 
quote from a realtor or appraiser (email L. Parkes April 14/15) or in the case of Phase 1 & 2 of the Braeburn 
Estates Subdivision, the cash-in-lieu of parkland was based on the purchase price of the property. 

Other than Block 17 Plan 49M-105 in Phase 1 of the Braeburn Subdivision which consists of developed parkland, 
there are no other public parks in the immediate vicinity of the subject lands. This recreational area is owned by 
the Braeburn Estates Community Association which will include the owners of the Phase 3 lots, which will be 
able to utilize this recreational area as well.  

It is proposed that the parkland dedication requirements for Phase 3, be satisfied using cash-in-lieu. 

3.4 Servicing 

Sewage and water servicing options have been considered as required under the PPS 2020, a Servicing Options 
Statement is included in Section 7.0 of this report. A detailed Hydrogeological Assessment and Terrain Analysis 
is found under separate cover.  Based on the nitrate impact assessment the subject lands “ the proposed 
residential subdivision can adequately support the proposed single detached dwellings without having an 
adverse impact on the underlying bedrock aquifer.” The Draft Plan of Subdivision proposing up to 16 single 
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detached dwellings, and the report recommend that tertiary systems are used to minimize the bed areas. The 
report will be reviewed by the County of Renfrew, and the Township of McNab/Braeside is to consider the 
recommendations of the study to ensure the groundwater and surface water resources are protected. 

Surface water drainage will be controlled and directed to the existing roadside ditches to an existing outlet (in 
Phase 1 /2 of the Braeburn Subdivision) which flows to the river.  A Phase 3 Stormwater Management Brief is 
found under separate cover. 

3.5 Land Use Compatibility 

Land use compatibility requirements for the proposed subdivision may include addressing the impact of adjacent 
land uses on the subject lands, the impact of the proposed subdivision on adjacent lands, and the internal land 
use compatibility of the subdivision. The proposed subdivision has been designed taking into consideration the 
adjacent land uses and their compatibility. A MDS 1 assessment has been completed which addresses land use 
compatibility between the proposed subdivision and adjacent agricultural uses.  A copy is found in Appendix 4 
and is discussed further in Section 5.1.1 of this report. 

The subdivision has also been designed to address land use compatibility within the subdivision. Land use 
considerations incorporated within the design of the proposed Braeburn Estates Subdivision include the 
following: 

 All lots for single detached residential dwellings meet or exceed the Rural Residential zoning provisions 
requiring a minimum 45m road frontage and minimum lot area of 4047m2.  

3.6 Residential  

Residential land use within the proposed subdivision includes 16 lots for single detached residential dwellings. 
It is estimated that the proposed development will accommodate a future population of approximately 39 
persons, assuming 2.4 persons per dwelling. 

 

4 Provincial Policy Statement (PPS) 2020  

The PPS provides policy direction on matters of provincial interest related to land use planning and development. 
As a key part of Ontario’s policy-led planning system, the PPS sets the policy foundation for regulating the 
development and use of land. 

A decision of council regarding the draft plan of subdivision and corresponding zoning by-law amendment must 
be consistent with the Provincial Policy Statement. This Section describes the relevant provisions of the 
Provincial Policy Statement that apply to the lands affected by the proposed development. 

4.1 Healthy, Liveable and Safe Communities (Section 1.1.1) 

Section 1.1.1 of the PPS includes policies for promoting healthy, liveable and safe communities. The proposed 
development is designed in accordance with Section 1.1.1 of the PPS as follows: 

a. No adverse impacts on the financial well-being of the Province or the Township of McNab/Braeside are 
expected over the long-term as a result of the approval of the proposed development (1.1.1 a).  

b. No environmental or public health and safety concerns are expected as a result of the proposed 
development and land use pattern (1.1.1 c). 

c. Suitable infrastructure such as roads and electrical distribution systems as well as public servicing 
facilities such as firefighting, libraries, recreation and schools are available to service the proposed 
development (1.1.1 g).  
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4.2 Rural Areas (Section 1.1.4) 

The subject lands are located within a “Rural Area” which is defined by the PPS as a system of lands within 
municipalities that may include rural settlement areas, rural lands, prime agricultural areas, natural heritage 
features and areas, and resource areas. The PPS further explains that Ontario’s rural areas have diverse 
population levels, natural resources, geographies and physical characteristics, and economies. 

PPS policy 1.1.4.1 provides the criteria to support healthy, integrated and viable rural areas. The proposed 
development is designed in accordance with the applicable policies in Section 1.1.4.1 as follows:   

a. The development builds upon rural character, and leveraging rural amenities and assets (1.1.4.1 a). 
b. The development will use rural infrastructure and public service facilities efficiently (1.1.4.1 e). 
c. The development will conserve biodiversity and consider the ecological benefits provided by nature 

(1.1.4.1 h). 

Section 1.1.4.4 further states that growth and development may be directed to rural lands in accordance with 
policy 1.1.5 which is described in the following section. 

4.3 Rural Lands in Municipalities (Section 1.1.5) 

The proposed development is designed in accordance with the applicable policies in Section 1.1.5 as follows: 

a. The development will comply with the relevant policies of Section 1: Building Strong Healthy 
Communities, as well as the policies of Section 2: Wise Use and Management of Resources and Section 
3: Protecting Public Health and Safety (1.1.5.1) 

b. The creation of lots and limited residential development is a permitted use on rural lands (1.1.5.2) 
c. The development is compatible with the rural landscape and can be sustained by rural service levels 

(1.1.5.4) 
d. The development will be appropriate to the infrastructure which is planned or available, and avoids the 

need for the unjustified and/or uneconomical expansion of this infrastructure (1.1.5.5) 
e. The development will comply with the minimum distance separation formulae (1.1.5.8) 

4.4 Sewage, Water and Stormwater (Section 1.6.6) 

Planning for sewage and water services must accommodate growth in a way that promotes the efficient use of 
existing municipal sewage and water services. The PPS states that full municipal sewage and water services are 
the preferred form of servicing for Settlement Areas to support protection of the environment and minimize 
potential risks to human health and safety (Section 1.6.6.2). Where municipal sewage and water services are not 
available, planned or feasible, private communal sewage services and water services are the preferred form of 
servicing for multi-unit/lot development (Section 1.6.6.3).   

Section 1.6.4.4 of the Provincial Policy Statement (PPS) states that where municipal sewage services and 
municipal water services or private communal sewage services and private communal water services are not 
available, planned or feasible, 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 
impact. 

As detailed in Section 7.0 of this report.  In this case, there are no municipal water and sewage services available 
in proximity to the subject lands. The nearest municipal water  and sewage services are located in the Renfrew 
urban service area which is located approximately 11.5 kilometers northwest of the subject lands. Given the 
distance to existing municipal service infrastructure, it is proposed that the development be serviced by private 
water and private septic systems because it is neither practical nor feasible to consider the construction of 
municipal piped water and sewage services.  As Phase 1 and 2 of Braeburn Estates is serviced on individual on-
site it is not feasible to service the additional 16 lots on communal services.   
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A Hydrogeological Assessment and Terrain Analysis has been prepared by Paterson Group Consulting Engineers, 
dated November 27, 2023. The Hydrogeological report confirms that the subject site can support the proposed 
residential subdivision with respect to water quality, quantity, and sewage system placement.”. 

Section 1.6.6.7 of the PPS states that planning for stormwater management shall minimize, or prevent increases 
in contaminant loads, minimize changes in water balance and erosion, maintain or decrease risks to human 
health and safety and property damage, maximize the extent and function of vegetative and pervious surfaces, 
and promote stormwater management best practices including stormwater attenuation and re-use, and Low 
Impact Development (LID).  

The sewage and water servicing arrangement for the proposed development is consistent with the preferred 
form of servicing for rural areas.  A Servicing Options Statement and Hydrogeological Assessment and Terrain 
Analysis Report supports individual on-site sewage and water services. 

A Phase 3 Stormwater Management Brief was prepared by Jp2g Consultants Inc., dated November 22, 2023 
which utilizes the existing roadside ditches, rock check dams and the outlet on the Phase 1/2 lands to provide 
quality and quantity control.  

4.5 Natural Heritage (Section 2.1) 

Section 2.1.1 of the PPS states that natural features and areas shall be protected for the long term. The subject 
property is located within Ecoregion 5E in the PPS. Site development and alteration shall not be permitted in 
significant wildlife habitat unless it has been determined that there will be no negative impacts on the natural 
features or their ecological functions (2.1.5 d). Development and site alteration also shall not be permitted in 
fish habitat or in the habitat of endangered and threatened species, except in accordance with provincial and 
federal requirements (2.1.6 and 2.1.7). Development and site alteration shall not be permitted on adjacent lands 
(120 metres) to fish habitat or significant wildlife habitat unless the ecological function of the adjacent lands has 
been evaluated and it has been demonstrated that there will be no negative impacts on the natural features or 
on their ecological functions (2.1.8).  

An EIS has been prepared by Jp2g Consultants Inc. and Muncaster Environmental Planning, dated October 21, 
2022 with the following scope: 

(1) To evaluate natural environment conditions and ecological significance within the subject property, 
(2) To identify potential impacts of residential development on the apparent and potential natural 

environment values within and/or adjacent to the subject property, and  
(3) To identify ecologically appropriate mitigation opportunities.  

The EIS evaluated the potential impacts of the proposed development on the unevaluated wetlands, significant 
wildlife habitat, fish habitat, and habitat of endangered species and threatened species on/adjacent to the 
proposed lots and includes recommendations for mitigation measures that should be implemented to protect 
these natural heritage features. 

Significant Wildlife Habitat and Significant Habitat of Endangered and Threatened Species Mitigation 

While some endangered and threatened species habitat was found on the site, specifically black ash and 
butternut, and potential habitat for bats and snakes, no adverse impacts are anticipated, provided the mitigation 
measures recommended in the EIS are properly implemented. 

Two Butternut Health Assessment Reports, dated October 20, 2022 and July 10, 2023 were prepared for the 
subject lands (for the Armishaw lands and an updated BHA was prepared for Block 28 in Phase 1, which is now 
part of the Phase 3 lands). The Butternut Reports were filed with MECP on November 21, 2022 and July 13, 2023 
respectively.  As all butternut trees are Category 1 trees (unhealthy), no further action is needed. See Appendix 
5. 
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There is also potential significant wildlife habitat for bat maternal colonies, reptile hibernaculum, deer yarding 
area, woodland raptor nesting habitat, amphibian breeding habitat, habitat for species of conservation concern 
and animal movement corridors.  

It is recommended that any works take place between October 16th and April 1st to be outside the active season 
for amphibians, turtles, and bird species, and that the subject lands be maintained in a natural state as much as 
possible. Other recommended mitigation measures are included in the EIS. 

Wetland Mitigation 

As part of the EIS, Jp2g Consultants Inc. and Muncaster Environmental Planning defined the boundary of two 
small unmapped wetlands on the subject lands. The EIS recommends a 15-metre building setback from the 
wetland boundary be maintained in a natural vegetated state, or alternatively, if these wetlands and associated 
intermittent watercourses pose an issue for development, they can be removed/relocated provided that the 
recommendations in the report are properly implemented and any required agency approvals are obtained.  

Fish Habitat Mitigation  

Given the site conditions, fish habitat is limited or not present in the intermittent watercourses and associated 
low areas and wetlands on the subject lands.  The EIS provides recommendations for obtaining approvals for any 
driveway crossings through the wetlands, low area or intermittent watercourses or the removal/relocation of 
these features. The EIS also contains recommendations for a 15 m wide vegetated buffer area from these 
features or measures for filling in these features (if required), sediment and erosion control measures as well as 
for installing culverts within the watercourses on the subject lands.  

Summary 

Provided the recommendations and mitigation measures recommended in the EIS are properly implemented, 
no adverse impacts are anticipated on the site’s natural heritage. 

4.6 Cultural Heritage and Archaeology (Section 2.6) 

Section 2.6.1 of the PPS states that significant built heritage resources and significant cultural heritage 
landscapes shall be conserved. Development and site alteration shall not be permitted on lands containing 
archaeological resources unless significant archaeological resources have been conserved (2.6.2). Development 
and site alteration on adjacent lands to protected heritage property shall not be permitted except where the 
proposed development and site alteration has been evaluated, and where it has been demonstrated that the 
heritage attributes of the protected heritage property will be conserved (2.6.3).  

A Stage 1 and 2 Archaeological Study was completed for the proposed subdivision by Past Recovery 
Archaeological Services Inc. (October 12, 2023). The report concluded that no further archaeological assessment 
is required for the proposed subdivision.  

4.7 Summary  

The proposed development is located on rural lands within the Township of McNab/Braeside and will be serviced 
by private water and sewage services and utilize the existing drainage works.  The proposal has been determined 
to be consistent with the PPS, including the Servicing, Natural Heritage and Cultural Heritage policies, provided 
the recommendations from the reports are properly implemented as summarized in Section 8 of this report. 

5 County of Renfrew Official Plan 

The following sections describe the relevant policies of the County of Renfrew Official Plan that apply to the 
lands which are affected by the proposed subdivision.  Copies of sections of the Official Plan are provided in 
Appendix 2. 
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5.1 General Development Policies (Section 2.0) 

The general development policies of the Official Plan have been established so that future development of the 
County is controlled in an orderly and systematic fashion. The proposal has been assessed against the following 
relevant general policy areas.  

5.1.1 Minimum Distance Separations Relating to Agriculture (Section 2.2(2)) 

The Minimum Distance Separation (MDS) policies state that all non-farm development needs to comply with 
MDS 1 requirements.  

A letter dated February 5, 2024 has been prepared by Jp2g Consultants Inc., which address the MDS 1 
requirements for the Phase 3 lands (see Appendix 4). As there are 4 or more intervening land uses of the same 
or greater land use sensitivity between the livestock facilities and the Phase 3 lands, an MDS calculation was not 
required to be completed as per implementation guideline #12.  

5.1.2 Cultural Heritage and Archaeological Resources (Section 2.2 (6))  

The Cultural Heritage and Archaeological Resources policies of the Plan state that significant built heritage 
resources and cultural landscapes will be conserved. Where new development is proposed within an area which 
has been identified as containing known archaeological resources, a proponent shall undertake an archeological 
impact assessment. Any significant archaeological resource identified may be preserved on site, to ensure that 
the integrity of the resource is maintained or may be systematically removed. Section 2.2(6) policy (5) a. states 
that for applications adjacent (within 300 metres) to navigable waterbodies the policies of Section 2.2(6)(1) shall 
apply. 

Accordingly, a Stage 1 and 2 Archaeological Assessments has been completed for the Phase 3 lands by Past 
Recovery Archaeological Services Inc. (October 12, 2023). As discussed in Section 4.6, the report recommended 
that no further archaeology assessment is necessary. 

5.1.3 Natural Heritage (Section 2.2(8)) 

Section 2.2(8) of the Plan includes policies regarding natural heritage features and areas and development in 
areas of natural heritage. Schedule B – Map 4 – Natural Heritage Features attached to the County Official Plan 
does not identify any significant woodlands, significant valleylands, significant wildlife habitat, provincially 
significant wetlands, or areas of natural and scientific interest (ANSI) that affect the subject lands. In order to 
address the policies in this section, an EIS has been prepared in accordance with the policies set out in Section 
2.2(23). The Study assessed the property for any significant natural features, including significant wildlife habitat, 
fish habitat, and habitat for endangered or threatened species and completed species-at-risk (SAR) surveys. As 
noted above in Section 4.5, provided the recommendations and mitigation measures set out in the EIS are 
properly implemented, no adverse impacts are anticipated on the site’s natural heritage. 

5.1.4 Hazards – Wildland Fire (Section 2.2(9)(d)) 

Section 2.2(9) of the Plan includes policies regarding Wildland Fire Hazard. Schedule B – Map 1 attached to the 
County Official Plan identifies the subject lands as having a pine forest that needs evaluation. A Wildland Fire 
Risk and Hazard Assessment Form was completed as part of the EIS which indicates that the risk of wildland fire 
is low on the subject lands and therefore, no measures are required to mitigate the risk of Wildland Fire on the 
subject lands.  

5.1.5 Servicing Policies (Section 2.2(12)) 

Section 2.2(12) of the Official Plan outlines the preferred servicing hierarchy in the County of Renfrew. Section 
2.2(12)(a)(iii) states that development may be serviced by individual on-site systems where the use of communal 
systems is not feasible and where site conditions are suitable over the long term with no negative impacts.  
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As discussed in Section 4.4, given the distance to existing municipal service infrastructure, it is proposed that the 
development be serviced by private water and private septic systems because it is neither practical nor feasible 
to consider the construction of municipal water and septic services, or communal services, for the proposed 
development. 

A Hydrogeological Assessment and Terrain Analysis, including a nitrate impact assessment has been completed 
for the proposed development which examines groundwater quality, quantity and suitability of the site for septic 
systems and contains recommendations for mitigation measures. The conclusions from the Hydrogeological 
Assessment and Terrain Analysis report prepared by Paterson Group, dated November 27, 2023 include the 
following: 

1. The water supply aquifer intercepted by the onsite test wells is considered to be adequate to support 
the water quantity demands for the proposed subdivision. 

2. The preferred water supply intercepted by the onsite test wells contains a water supply that is potable 
and contains only elevated concentrations of hardness, iron, and manganese. The noted parameters can 
be treated with current readily available water conditioning equipment. 

3. The results of the water supply assessment have provided satisfactory evidence that the water supply 
aquifer underlying the subject site can support the proposed subdivision development from both a 
quality and quantity perspective. 

4. There are minimal potential impacts from surrounding land uses within 500 m of the site, based on 
available information. Moreover, offsite impacts from the proposed density of residential development 
are considered to be negligible. 

5. The probable well yields determined on the basis of this investigation are representative of the yields 
which residents of the proposed subdivision are likely to obtain from their wells in the long term. 

6. The subject property is located on a significantly sloping setting on the south shore of the Madawaska 
River, with all areas exhibiting good characteristics in pre-development condition. 

7. Sampling of dwellings currently in use shows that the water supply aquifer is capable of supporting the 
proposed development from a water quality perspective. 

8. As a precautionary measure, a residential Ultra-Violet (UV) treatment system is recommended at the 
point of entry from all potable supply wells due to the hydrogeological sensitivity. 

9. The construction of an on-site sewage system should not affect the performance or water quality 
associated with a drilled well, contingent upon the on-site sewage system being designed in accordance 
with the Ontario Building Code (i.e., properly sized sewage system and conforming to all separation 
distances) 

10. A tertiary treatment system could be used to provide higher quality effluent and a reduced site footprint. 
A tertiary treatment system would require an annual maintenance contract to be reported to the local 
regulator. 

11. Secondary dwellings are not considered feasible for this development. 

12. The results of the Hydrogeological Report and Terrain Analysis have provided satisfactory evidence that 
the subject site can support the proposed residential subdivision with respect to water quality, quantity 
and sewage system placement. 

5.1.6 Parkland Dedication (Section 2.2(29)) 

Section 2.2(29)(b) of the Plan states that: “for residential plans of subdivision…, local municipalities may, by by-
law, require, as a condition of approval, 5% of the land proposed for development, be conveyed to the 
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Municipality for park or other public recreational purposes.” In accordance with Section 2.2(29)(f) of the Plan, 
which allows for cash-in-lieu as an alternative to conveying parkland, as noted in Section 3.3, parkland dedication 
requirements for Phase 3 are proposed to be satisfied using cash-in-lieu. 

5.1.7 Stormwater Management (Section 2.2(30)) 

Section 2.2(30) of the Plan requires the use of stormwater management facilities in new developments to 
mitigate the impacts from development. A Phase 3 Stormwater Management Brief has been prepared in support 
of this application. Stormwater runoff from the residential lots within the subject property will be collected by 
the roadside ditches and check dam system and will use the outlet channels that were constructed for Phase 1 
/ 2. Water quality control criteria is based on the normal to enhanced treatment level (70-80% total suspended 
solids removal). Water quantity control is based on controlling flows. The report states that: “the post 
development flows within the slope stability zone is lower than pre-development” and that “the outfall channels 
will be engineered and constructed to accommodate the increased concentrated flow at these outlets.”   

5.2 Rural Designation (Section 5.0) 

The development lands are designated in the current County of Renfrew Official Plan as Rural. The Rural 
designation contains objectives that are intended to reserve the open space, rural character, topography and 
landscape of the Rural area; promote rural living in a manner sensitive to the ecological balance, sensitive to the 
farming and forestry communities and sensitive to the protection of groundwater and surface water quantity 
and quality; and to maintain economic and social stability in the County by considering factors such as municipal 
servicing limitations, environmental factors, compatibility of land uses, and land capability when reviewing 
development proposals. 

5.2.1 Policy 5.3(1) 

Low density residential uses are a permitted use in the Rural designation. 

5.2.2 Policy 5.3(2)  

Policy 5.3(2) states that: “Residential development permitted in the Rural designation shall be in accordance 
with the following policies: 

(a) where a plan of subdivision is not considered necessary in accordance with section 14.2 (1) of this Plan, 
a consent for a new lot which satisfies the Land Division Policies of this Plan may be considered; 

(b) residential development should not be located on lands which would involve major public expense in 
opening up and/or maintaining access routes, providing drainage or providing other public services and 
facilities, unless such major public services, access, or facilities are provided at the developer’s expense; 

(c)  lots should be relatively large being not less than 4000 square metres (approximately 1.0 acre) and 
adequate for the installation of private services; and 

(d) mobile homes may be regulated in local implementing zoning bylaws. 
(e) the policies of Section 2.2(12) and 14.3(11) shall apply with regards to development on private services.” 

In this case, a plan of subdivision is being proposed for the Phase 3 lands, which are located on lands that do not 
involve a major public expense as the lots will be privately serviced and will be accessed by an existing 
municipally maintained road. The lots will be greater than 4047 square metres in area which the hydrogeology 
report confirms are large enough for the installation of private services. Servicing is further discussed in Sections 
4.4 and 5.1.5 of this report. No mobile homes are proposed, only low density residential uses.  

5.2.3 Policy 5.3(3) 

Policy 5.3(3) outlines conditions to be met to determine the size, location and suitability of a proposed residential 
plan of subdivision which are addressed below: 

a. Not applicable (see below). 
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b. Not applicable as the development is not associated with resource based recreational uses. 

c. The subdivision has been designed to have at least 4000 square metre lots which accommodate the 

topography, vegetated nature and soil and drainage characteristics on the subject lands. 

d. The Hydrogeological Assessment and Terrain Analysis report indicates that the average lot size is 0.60 

ha and the predicted nitrate concentration in consideration of Phase 1, 2 and 3 is <10 mg/L at the 

property boundary.  

e. The development will have direct access to a year-round maintained public road (Shady Maple Road) 

that was constructed to municipal standards.  

f. The development will maintain the rural character of the landscape as the lots have natural amenities 

(varied topography, mature tree cover) and the mitigation measures proposed in the EIS (i.e limited tree 

removal etc.) will ensure that the development will blend in with the natural landscape.  

g. The development is not located within 1km of a settlement area serviced with municipal infrastructure.  

h. Mature tree cover will be retained on each lot, where possible.  

i. The development can occur in accordance with the servicing policies of the Official Plan as previously 

discussed.  

5.2.4 Policy 5.3(4) 

Policy 5.3(4) outlines additional policies to be met for new residential waterfront development (within 300 m of 
a waterbody) which are addressed below: 

a. Block 17 Plan 49M-105 is reserved for public recreational open space and is maintained by the Braeburn 
Estates Community Association.  

b. Sufficient public access to water will be available for the second tier of development proposed by this 
subdivision application.  

c. The Block 17 Plan 49M-105 has various amenities rather than providing 6.0m of waterfrontage for each 
backlot. 

d. Not applicable as the lots do not front on the water. However, the proposed lots will be greater than 
4000 square metres and will have more than 45 metres of road frontage. 

e. Development will not negatively impact significant natural heritage features, through activities such as 
dredging or filling, the removal of shoreline vegetation or the construction of buildings and structures.  

f. Not applicable as the proposed lots are not located on the River.   
g. As recommended in the EIS, any approvals/permits required from NDMNRF will be obtained.  
h. Not applicable as there are no water access only lots within the subdivision.  
i. Not applicable as there are no islands within the subdivision.  

Furthermore, as noted in this report, the site conditions are suitable for private services and the servicing policies 
of Section 2.2(12) will be met. The development will not negatively impact the financial resources of the 
municipality and the development is compatible with the existing character of the area. 

5.3 Plan of Subdivision Review Criteria (Section 14.4) 

The proposed development has been reviewed in accordance with the subdivision criteria to be considered in 
Section 14.4 of the Official Plan. Compliance with these criteria is as follows: 

(1) A review of the Objectives and Policies of the County of Renfrew Official Plan has been undertaken 
to ensure the proposed development complies with the Plan. 

(2) There have been no identified areas of national, provincial, or local cultural heritage value found in 
the proposed development area. 

(3) The proposed subdivision has been designed with consideration to active transportation linkages 
(the site is within walking distance of the water access Blocks within the Phase 1 & 2 lands). 
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(4) The boundary of the wetlands have been defined and a setback from the boundary has been 
recommended. These areas can however, be filled in provided the mitigation measures in the EIS 
are properly implemented. Hazards, including wildland fire, have been considered during the design. 

(5) The proposed development is supported by the studies set out in Section 1.0 above.  
(6) No new roads are required to service the new subdivision. All lots will have frontage and access to 

Shady Maple Road (a municipally maintained road).  
(7) The proposed Draft Plan of Subdivision has public road frontage on Shady Maple Road. 
(8) The development of the property will not result in any landlocked parcels. 
(9) A subdivision agreement will be entered into as a condition of draft approval. 
(10) Not applicable as the subdivision does not abut a provincial highway or County Road.  
(11) The proposed subdivision is not near Highway 17. 
(12) The proposed development is not within a designated growth area. 
(13) Only single detached dwellings are proposed within the Draft Plan of Subdivision which will be 

developed on private services. 
(14) The proposed development completes the development potential of the property and represents 

an efficient use of existing municipal infrastructure (i.e having frontage on a municipally maintained 
road). The proposed lots will be serviced by private services.  

(15) The proposed development is not located near a settlement area.  

5.4 Other Supporting Studies 

As noted in Section 14.4 (5) above in the Official Plan outlines a number of reports that may be required to be 
submitted for review by the County and or other agencies. A geotechnical study was identified as a requirement 
and was prepared by Paterson Group. The geotechnical study was intended to, among other objectives: establish 
the subsurface soil and groundwater conditions at six test pit locations; make recommendations regarding site 
grading and preparation, fill placement, foundation design, and pavement structure for driveways.  

5.5 Summary 

The proposed subdivision complies with all applicable policies of the County of Renfrew Official Plan. Study 
recommendations and mitigation measures will be implemented through a zoning by-law amendment, a 
subdivision agreement and/or other conditions of approval.  

6 Township of McNab/Braeside Zoning By-law No. 2010-49 

The subject lands are currently zoned Rural (RU) and Open Space (OS) under the Township of McNab/Braeside 
Zoning By-law No. 2010-49. Copies of relevant sections of the zoning by-law are included in Appendix 3 for 
reference. Notwithstanding the existing zoning on the subject lands, an application for a Zoning By-law 
Amendment will be a condition of the draft plan approval of the subdivision.  

The purpose of the Application for Zoning By-law Amendment is to rezone the subject lands in order to permit 
construction of residential dwellings on individual lots in consideration of the Rural Residential (RR) zone 
provisions. 

The effect of the rezoning is to rezone Lots 1 -16 from Rural (RU) and Open Space (OS) to Rural Residential (RR-
X) to permit only single detached dwellings with a minimum lot frontage of 45m and minimum lot area of 4047 
square metres. 

7 Servicing Options Statement 

As required by MOE Procedure D-5-3 dated March 1995 this section has demonstrated that there is no potential 
for servicing the development on full municipal services and consideration of communal sewage and water 
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services for the residential lots is deemed uneconomical and unnecessary.  The findings and recommendations 
presented should be endorsed by the municipality in support of the application for plan of subdivision. 

7.1 Proximity of Existing Municipal and Communal Services 

There are no municipal services in the Township of McNab/Braeside.  There are no communal services located 
in close proximity to the site, and the municipality is not involved in any servicing agreements for developments 
on communal services (email L. Parkes April 14/15). 

7.2 Development Potential of the Whole Area 

The Township Official Plan recognizes that new rural development will be serviced on individual on-site sewage 
and water systems.  Residents in the Burnstown area are serviced with on-site sewage disposal systems.  Water 
supply is obtained from wells or possibly the Madawaska River.  This property represents a major landholding 
near the southern shore of the river in the area which is readily accessible by existing municipal roads.  A 
description of the local development is provided in Section 2.0 of this report.  

7.3 Environmental Suitability and Evaluation 

7.3.1 Environmental Constraints 

The design of sub-surface sewage disposal and water supply systems are governed by provincial regulation and 
guidelines.  There are minimum setback distance requirements and/or capacity limitations for sewage and water 
systems in relation to the proximity and potential effect on surface and groundwater resources.  Paterson Group 
Consulting Engineers has examined the feasibility for installation of subsurface sewage disposal system and use 
of groundwater as a potable water supply. 

Sewage Disposal – The density of individual on-site sewage systems for any given plan of subdivision is 
determined using MOE Procedure D-5-4.  The proposed 16 septic systems will not generate nitrate loading above 
10 mg/L at the site boundary. 

Water Supply – An assessment of test wells has determined that there is adequate water quantity and quality 
for potable water serving the proposed 16 lots in accordance with MOE Procedure D-5-5. 

7.3.2 Suitability of the Terrain 

Paterson conducted a test pit program to assess the suitability of septic system locations and installation.  The 
Hydrogeological Assessment and Terrain Analysis Report includes a Lot Development Plan illustrating proposed 
locations of dwellings, septic systems and wells for all 16 lots. 

7.3.3 Performance of Services in Similar Developments 

Phase 1 and 2 has been serviced with individual septic system and wells and is located in a similar terrain and 
hydrogeological setting.  No problems have been reported (email Tom Webster January 18, 2024) a copy found 
in Appendix 1. 

7.4 Suitability of Development 

7.4.1 Municipal 

Extending Municipal services available from the Town or Renfrew through the Township to the proposed 
development is not viable.   

7.4.2 Communal Servicing 

For communal servicing to work properly, the development requires a compact layout with high occupancy 
rates, which is not proposed. 
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7.4.3 Private Servicing 

The proposed development is suitable for private individual on-site services for each dwelling unit on the 16 lots. 

7.5 The Decision Making Process 

The preferred servicing option for the proposed 16 lot residential development is on private individual on-site 
sewage and water system for the following reasons: 

 Municipal services are not an option. 

 A communal system is not practical or recommended. 

 Due to the size of the development, individual on site private sewage and water service for each dwelling 
unit is supported. 

8 Conclusions and Recommendations 

The proposed Draft Plan of Subdivision has been reviewed against the policies contained in the PPS and the 
County of Renfrew Official Plan. Consideration has also been given to the standards in the Township of 
McNab/Braeside Zoning By-law with respect to the design of the blocks/lots and the proposed built form. It is 
concluded that the proposed subdivision is consistent with the PPS and conforms to the Official Plan for the 
County of Renfrew. The proposal would result in development that is compatible with the surrounding 
neighbourhood. It is concluded that the Draft Plan of Subdivision is consistent with Section 51(24) of the Planning 
Act. 

The development is considered to be good planning for the following reasons: 

 Mitigation measures will be implemented through the Zoning By-law Amendment and the Subdivision 
Agreement to ensure that the proposed subdivision will be compatible with surrounding land uses,  

 The proposed subdivision is designed on a neighbourhood scale and will have access to the Braeburn 
Subdivision Community Recreation Area presently used by Phase 1 & 2 residents.  

 No adverse servicing, infrastructure or financial impacts on the Township of McNab/Braeside are 
expected as a result of the approval of the proposed development, 

 No adverse impacts on Agricultural, Natural Heritage, Cultural or Archaeological Heritage resources have 
been identified. 

It is our opinion that the proposed draft plan of subdivision and zoning by-law amendment represent good 
planning, conforms with the policies of the County of Renfrew Official Plan and is consistent with the 2020 
Provincial Policy Statement. 

It is recommended that this Planning Justification Report and supporting documentation be filed in support of 
the application for Draft Plan of Subdivision with the County of Renfrew in consideration of the following 
Conditions of Draft Approval: 

Servicing – Hydrogeology 

1. That the Hydrogeological Assessment and Terrain Analysis prepared by Paterson Group dated November 
27, 2023 will be made available to lot purchasers as a guide to development. 
 

2. Future wells should be constructed in accordance with O.Reg. 903 and be installed similarly to the well 
construction of the on-site test wells.  Due to the hydrogeological sensitivity of the region, future wells 
should be installed with a minimum casing length pf 12m bgs (double the standard length) and have a 
minimum of 30m separation distance between any drilled potable supply well and the closest 
distribution pipe or septic tank of a sewage system. 
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3. The drilling of the casing hole, the installation of casing, and the grouting of the annular space should be 
inspected by a qualified individual, as per O.Reg. 903.  All well construction must be carried out by a 
licensed well technician. 

 
4. Future wells must be completed such that the top of the well casing is a minimum of 400mm above the 

finished grade and the aera surrounding the well is graded to shed water. 
 

5. Well owners should ensure that the wellhead and surrounding area are maintained in accordance with 
the requirements of O.Reg. 903.  Future well owners should refer to the MECP Water Supply Wells 
Requirements and Best Management Practices, for additional details. 

 
6. Additional treatment to address hardness, iron, and manganese may be used as desired.  Water 

treatment methods may include a water softener, reverse osmosis, coagulation/flocculation processes, 
biological filtration, and/or granulated activated charcoal filtration. 

 
7. Existing wells which are not to be utilized for water supply wells, or retained for sentinel well purposes, 

should be decommissioned in accordance with O.Reg. 903. 
 

8. Wells should be developed to a sand free state in order to ensure that the residual turbidity created by 
the well drilling activities is completely purged from the well.  Additional well development, prior to 
placing the well into use, is strongly recommended in order to provide the adequate development of 
the formation and remove extraneous rock debris from the aquifer pathways.  It is likely that future 
wells at this site will require additional well development.  The additional well development should take 
place during well construction, or alternatively, take place during the mandatory pumping test required 
by O.Reg. 903. 

 
9. Individual future well owners should carry out semi annual verification of potability of the raw water 

supply, specifically bacteriological analyses (E.coli and total coliforms).  Moreover, the well owner should 
ensure that they maintain the wellhead and immediate area in accordance with the requirements of 
O.Reg. 903. 

 
10. The on-site sewage disposal needs can be accommodated with standard Class 4 sewage systems 

consisting of a septic tank and in-ground, partially or fully raised leaching beds, as per Part 8 of the 
Ontario Building Code. 

 
 

Lot Development 

1. That the Lot Development Plans prepared by Jp2g Consultants Inc. dated December 22, 2023 as 
approved by the Township of McNab/Braeside be provided to potential lot purchasers as a guide for the 
development of the lot. 
 

2. That potential lot purchasers be provided a copy of the Geotechnical Investigation prepared by Paterson 
Group dated June 20, 2023. 
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Environmental Impact Study 

1. That the Environmental Impact Study prepared by Jp2g Consultants Inc. dated October 21, 2022 will be 
available to lot purchasers as a guide to development. 
 

2. To protect bats, no tree or shrub removal should occur between April 1st and October 1st, unless an 
evening June bat survey is completed by a qualified professional within five days of the woody 
vegetation removal identifies no bat activity in the vicinity of the work area. 

 
3. Nests and eggs of many bird species are protected under federal and/or provincial legislation such as 

the Migratory Birds Convention Act and the Fish and Wildlife Conservation Act. In order to protect 
breeding birds, no tree or shrub removal should occur between April 15tht and August 15th, unless a 
breeding bird survey is completed by a qualified professional within five days of the woody vegetation 
removal which identifies no nesting activity in the vicinity of the work area. 

 
4. The Butternut Health Assessment prepared by Jp2g Consultants Inc. will need to be submitted to the 

MECP prior to any site disturbances. Following the 30 day review period by the Ministry, the Category 1 
butternuts can be removed provided any other applicable mitigation measures for tree removal are 
adhered to. 

 
5. If any other Butternut trees are noted in or adjacent to the proposed work areas, a Butternut Health 

Assessment will need to be completed during the leaf-on period for those trees to identify if they are 
healthy.  Healthy butternuts are not to be removed or harmed until an overall benefit for the species 
has been provided following MECP protocols. Depending on the Category of butternut tree and how 
many there are, registration or authorization under the Endangered Species Act may be required. 

 
6. Although not anticipated and out of an abundance of caution, the following mitigation measures are 

recommended in order to mitigate the potential impacts on turtle species from the proposed works. 
The following mitigation measures will also mitigate any impacts on snake species that may be utilizing 
the subject lands: 

 
a. Specific site preparation work requiring clearing of vegetation and construction activities 

should be undertaken between October 16th and April 15th, which is outside of the more 
active season for turtles. 
 

b. If the proposed works will occur between April 16st  and October 15th , in order to prevent 
potential movement of turtle and snake species into the proposed work area, a properly 
installed and maintained temporary exclusion barrier (for example silt fencing) should be 
erected as per the Species at Risk Branch Best Practices Technical Note Reptile and 
Amphibian Exclusion Fencing Version 1.1 July 2013 around any areas where the proposed 
works will occur prior to all site preparation and construction activities. 

 
c. Once the work areas are surrounded by properly dug in fencing and prior to further site 

alterations, the work areas are to be searched for turtles and snakes. Any turtles and snakes 
observed during the construction phase are to be relocated outside of the work area as 
required to ensure they are not endangered by the construction activities.  
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7. If a driveway is proposed though the small wetlands, low areas or intermittent watercourses on the 
subject lands, or if any of these features are to be removed/relocated on the subject lands, the following 
recommendations will apply: 

 
a. Any permits and/or approvals required from the Ministry of Northern Development, Mines, 

Natural Resources and Forestry (NDMNRF) are to also be obtained prior to any works 
involving any driveway crossings through the wetlands, low areas or intermittent 
watercourses or the removal/relocation of these features. 

 
b. If the small wetlands, low areas or the intermittent watercourses will be 

removed/relocated: 
 

i. at the time that they will be filled in, if there is standing or flowing water present, 
defishing, if applicable will need to occur prior to filling it in.  A sampling permit will 
be required from NDMNRF for the defishing. 
 

ii. the filling activities should start in the southeastern portion of the wetland, low area 
or intermittent watercourse and proceed in a northwesterly direction on the subject 
lands in order to encourage any wildlife utilizing these features on the subject lands 
to re-locate to the northwest towards the Madawaska River.  

 
c. If culverts are required in the intermittent watercourses on the subject lands, the following 

mitigation measures shall be implemented: 
 

i. Timing of the in-water work for the installation of a culvert is favoured for the 
summer period (between July 15 and September 30) due to generally reduced flow, 
decreased potential for sediment input and the greater growing season afforded for 
re-vegetation of disturbed areas. The re-vegetation of the disturbed areas shall be 
done with native species to the area.  If in-water occurs between September 30 and 
March 15, depending on the length of construction period and how the re-
vegetation germinates, it may be necessary to have any exposed areas along the 
banks covered with erosion control blankets to keep the soil in place and prevent 
erosion from occurring during the spring freshet period. The sediment and erosion 
control measures shall remain in place until the area has completely stabilized.  No 
in-water work is to occur between March 15 and July 15 if water is present in the 
vicinity of the work area; 
 

ii. The channel bed and banks shall be stabilized with clean shot rock one metre 
upstream and downstream of the new culvert after installation. Smaller rounded 
material will be placed over the larger rock protection to provide more habitat 
utilization potential; 

 
iii. All material to be placed in the watercourse is to be clean and free of fines; 

 
iv. All access to the work areas shall be within the road allowance to avoid tree removal 

and other potential disturbances in portions of the watercourse corridor that will 
not be disturbed; 
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v. It is important to ensure the banks are stabilized as soon as possible after the 

installation is completed and exposed soil is kept to a minimum at all times; 

 
vi. Erosion and sediment control measures are a critical component of the construction 

work. Effective sediment and erosion control measures are to be maintained until 
complete re-vegetation of disturbed areas is achieved with native species to the 
area.  Prior to any in-water work a rock flow check dam, with a sediment trap 
immediately upstream of the flow check, is recommended downstream of the work 
area.  Silt fencing is to be installed along the edges of the work areas and along both 
banks of the watercourse where the fencing will not conflict with work within and 
under the watercourse.  It is important that fencing is properly dug-in to treat any 
surface water flow and is maintained as required, including removal of accumulated 
sediment until the area has completely stabilized;  

 
vii. Additional mitigation measures to minimize the potential for inputs of sediments 

and other contaminants into the watercourse and the environment in general 
include proper maintenance on construction equipment with respect to refuelling, 
washing and fluid changes, and proper disposal of fluids, filters and other waste 
materials.  None of this work shall take place within 30 metres of any surface water 
features;  

 
viii. It is important that monitoring be completed at all times and any water quality 

issues such as elevated turbidity levels be addressed immediately with cessation of 
work until proper sediment and erosion controls are in place. 

 
8. To ensure that no adverse impacts occur on the small wetlands, the low areas, or the intermittent 

watercourses and the potential fish habitat within these features as well as the potential significant 
wildlife habitat located on and adjacent to the subject lands, the following recommendations should be 
implemented: 

 
d. A 15 metre wide buffer area from the edge of the small wetlands on the subject shall be 

maintained in a natural vegetated state. The low areas and intermittent watercourses as 
well as the adjacent lands should also remain in a natural state where possible. However, 
the removal/relocation of these features is also permitted, if needed, provided the other 
applicable mitigation measures in this report are properly implemented.  
 

e. Vegetation on the subject lands should also remain in a natural state as much possible, 
except for the clearing portions of the property to allow for the construction of structures 
and associated access requirements. 
 

f. The extent of exposed soils is to be kept to a minimum at all times. Re-vegetation with native 
trees and shrubs of exposed, non-developed areas is to be achieved as soon as possible.  
 

g. Erosion and sediment control measures are a critical component of the construction work. 
Effective sediment and erosion control measures are to be maintained until complete re-
vegetation of disturbed areas is achieved. Silt fencing is to be installed along the edges of 
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the work areas. It is important that fencing is properly dug-in to treat any surface water flow 
and is maintained as required, including removal of accumulated sediment.  
 

h. Additional mitigation measures to minimize the potential for inputs of sediments and other 
contaminants into the wetlands, watercourses and the environment in general include 
proper maintenance on construction equipment with respect to refuelling, washing and 
fluid changes, and proper disposal of fluids, filters and other waste materials.  None of this 
work should take place within 30 metres of any surface water features.  

 
12. If applicable, municipal by-laws and provincial regulations for noise will be followed and utilities 

will be located as required in the vicinity of the site prior to construction. 

 
13. Construction staff should receive training by a qualified professional to know how to identify 

species at risk on site and to know what to do if one is found on site (alive, injured, nesting etc.). 
If any SAR (alive or injured) are observed or if a nest is observed during construction, activity in 
the area is to stop and the Ministry of Environment, Conservation and Parks (MECP) and a 
biological consultant contacted immediately.  
 

14. Any occurrences of species at risk found on site should be submitted to the Natural Heritage 
Information Centre as soon as possible. 
 

15. If any SAR are discovered throughout the course of the work and/or should any SAR or their 
habitat be potentially impacted by on site activities, MECP should be contacted, and operations 
be modified to avoid any negative impacts to SAR or their habitat until further direction is 
provided by MECP.  

 

 

 

End of report. 
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¯
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c:  Lindsey Lee, CAO/Clerk, Township of McNab/Braeside

Development & Property Department

PLANNING RESPONSE

Date: January 26, 2021 Lot: Part Lot 16 Conc: 2 

Name of 
Applicant
(owner or agent):

Rick & Nancy Armishaw
504 McLeod Road
White Lake, ON K0A 3L0
Agent: Susan Anglin
228 Bradford Street
Ottawa, ON K2B 5Z6

Geographic 
Township: McNab

Telephone: Rick 613-890-0872
Susan 613-795-2227 Municipality: McNab/Braeside

E-mail: Susananglin16@gmail.com Address / 
Access: 504 McLeod Road

Proposal (copy attached):
Ms. Anglin proposes to sever 5.42 hectares of vacant land from the abutting 50 hectare property to add to 
the abutting lands containing Braeburn Subdivision. The purpose is to allow for additional subdivision lot 
development on the south side of Shady Maple Road.  The resulting retained property would be 
approximately 44.5 hectares in area with 765 metres of road frontage on McLeod Road containing the 
existing dwelling and outbuildings. 

Official Plan Designation:
(see attached map excerpt) Rural  

Applicable Official Plan Policies:

Sections:
5.3(1) – uses permitted in the Rural designation
5.3(3) – requirements for considering lands for subdivision development in the Rural designation
2.2(6)(5) – archaeological resources
2.2(9)(d)- wildland fire risk
2.2(12)(a)(iii) – private servicing
2.2(23) – Environmental Impact Study (EIS)
2.2(29) – parkland dedication
2.2(3) – stormwater management
13.3(2) – County road requirements
13.3(3) – local  municipal road requirements
14.3(12) – consents for boundary adjustments
14.4 – plans of subdivision

Zoning:
(see attached map excerpt)

Rural (RU)
Open Space (OS)

Applicable Zoning Provisions (copies attached):
Sections:
17.1 and 17.2 – permitted uses and lot development requirements in the  RU Zone
21.1 and 21.2 – permitted uses and lot development requirements in the OS Zone
3.23(b) – County road requirements
3.23(c) – local road requirements

Severance History:  B-8/87; B-18/09; B-13/16 (lot addition); B-14/16 (lot addition)
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Planning Issues which may affect the proposal:  
Archaeology Natural Gas Pipeline
Area of Natural and Significant Interest (ANSI) Provincially Significant Wetland (PSW)
At-Capacity Lake / Near Capacity Lake Quarry
Contaminated Site / Change of Use Recreation Trail
County Roads Sand, Gravel or Bedrock Resource
Crown Lands Septic Effluent  >4500 L/day  
Environmental Impact Study Septic Effluent  >10,000 L/day  
Environmental Site Assessment/Record of Site 
Condition Significant Wildlife habitat  

Fish Habitat Significant Woodlands  
Flood Plain Significant Valleylands  
Gravel or Sand Pit Site Plan  
Karst Topography Slip Clays  
Livestock Barn within 750 metres (Type A) Stormwater Management  
Livestock Barn within 1500 metres (Type B) Waste Disposal Site (active or inactive)
Lot Grading / Drainage Wildland Fire Hazard  
Ministry of Transportation Other:  

Comments/Summary/Recommended Contact:
The following response has been prepared based on a review of the above-noted Official Plan policies, 
which can be viewed on the County of Renfrew website at: 
https://www.countyofrenfrew.on.ca/en/business-and-development/resources/Documents/OfficialPlan.pdf  
and municipal zoning provisions, copies of which are attached.

Lot Addition

The consent policies of the Official Plan allow for boundary adjustments which are to be evaluated on 
the merit of the application. In this case, the additional lands for development on the south side of the 
new subdivision road would represent cost-effective and efficient use of municipal infrastructure.

Part of the severed lands abut Block 20, Plan 49M-105 and the rest abut the remaining Phase 2 lands 
to the east of Plan 49M-105.  The subdivision lands have already gone through the “absolute title” 
process which may prevent the proposed severed lands from legally merging.  As a condition of 
approval of the lot addition the severed lands are required to merge with the subdivision lands.  This 
may require an “absolute title” process for the severed lands.

An application for lot addition and applicable fee can be submitted to the Township of McNab/Braeside 
for processing.  

Subdivision Requirements

New lots created on the south side of Shady Maple Road, would include lands within Block 20, Plan 
49M-105 and a portion of the above-noted lot addition lands.  This would require a new plan of 
subdivision to be laid down over those lands and fronting on Shady Maple Road. An application for the 
subdivision and applicable fees would need to be submitted to the County of Renfrew for processing.  
The application for subdivision must be supported by the following studies/reports, prepared by 
qualified professionals:

1. A planning justification report that demonstrates how the proposed development conforms to 
Provincial policy, the policies of the County of Renfrew Official Plan, and that the use constitutes 
good land use planning. [14.4(5)]

2. Site servicing options report [2.2(4)(g)]

3. Hydrogeological Study with nitrate impact assessment demonstrating long-term site suitability for 
private services with no long-term negative impacts and an adequate, potable water supply 
[2.2(12)(a)(iii) and 14.4(5)] 
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The hydrogeological study will be peer reviewed in relation to the Ministry of Environment
Guidelines D-5-4 and D-5-5.  You may wish to pre-consult with the peer review consultant 
regarding a terms of reference for the study.  The County will also peer review the Environmental 
Impact Study.  You can contact Bruce Howarth at the County of Renfrew to set up a meeting with 
the County’s peer review consultant.

4. Preliminary stormwater management report [2.2(30)] 

This report must consider the impact of the additional development on stormwater and the 
stormwater management facilities within Phase 1 of the subdivision on the south north side of 
Shady Maple Street.

5. Archaeological assessment [2.2(6)(5)]

6. Environmental Impact Study (EIS) demonstrating no negative impact on habitat of endangered and 
threatened species [2.2(8)(a); 2.2(23)]

7. Geotechnical study [14.4(5)]

These lands fall within an area of pine which poses a wildland fire risk, as identified on Schedule B-Map 
1–Hazards, to the County of Renfrew Official Plan.  Under Section 2.2(9)(d) development should take 
place outside of these risk areas, but may be permitted in them provided the risk is mitigated in 
accordance with Ministry of Natural Resource and Forestry (MNRF) assessment and standards.  

Building sites on the proposed lots must incorporate MNRF standards for mitigating wildfire risk in 
accordance with the Provincial Wildland Fire Risk Assessment and Mitigation Reference Manual and will 
need to be addressed through the subdivision approval process (in the EIS and Planning justification 
studies).  You should review this manual which explains fire risks and provides practical mitigation 
measures (i.e. Section 7.5.1.1).  Another manual which may provide additional assistance is the 
Canada FireSmart Begins at Home Manual. The links to both manuals are provided below (hit Ctrl and 
select link):

https://files.ontario.ca/wildland_fire_risk_assessment_and_mitigation_reference_manual_2017.pdf

https://firesmartcanada.ca/wp-content/uploads/2019/10/FS_Generic-HomeOwnersManual_Booklet-November-
2018-Web.pdf

A plan of subdivision/condominium requires an application, draft plan prepared by an Ontario Land 
Surveyor and fee submitted to the County of Renfrew. The subdivision application form is available on 
the County of Renfrew website at:  https://www.countyofrenfrew.on.ca/en/business-and-
development/subdivision-and-condo-approvals.aspx.  The process requires that you provide detailed 
plans to the municipality including, but not limited to lot grading and drainage plans, proposed road 
drawings, etc. and that you enter into an agreement with the municipality to develop the subdivision in 
accordance with approved plans and municipal requirements.

Both the Official Plan and Township Zoning By-law require development to meet County road and local 
municipal road requirements.  It is recommended that you pre-consult with Nathan Kuiack, Engineering 
Technician, with the County of Renfrew Public Works and Engineering Department at 
nkuiack@countyofrenfrew.on.ca  or 613-732-4353 and Ryan Frew, Director of Public Works, with the 
Township of McNab/Braeside at rfrew@mcnabbraeside.com  or 613-623-5756.

X:\Planning\Data\MUNICIPAL\McNab-Braeside\Inquiries\2020\Rick & Nancy Armishaw-Susan Anglin\6 Rick & Nancy Armishaw.docx



From: Susan Anglin
To: Kevin Mooder
Subject: Fwd: PH4748 - Phase 3 Braeburn Estates - Hydrogeological Pre-consultation
Date: Tuesday, May 7, 2024 11:42:55 AM
Attachments: image001.png

PH4748-1-Site Plan.pdf

**EXTERNAL EMAIL** Please use caution.

fyi

---------- Forwarded message ---------
From: Erik Ardley <EArdley@patersongroup.ca>
Date: Wed, Jun 7, 2023 at 2:30 PM
Subject: PH4748 - Phase 3 Braeburn Estates - Hydrogeological Pre-consultation
To: Susan Anglin <susananglin16@gmail.com>
Cc: Michael Killam <MKillam@patersongroup.ca>, Kevin Pickard
<KPickard@patersongroup.ca>

Good afternoon Susan,

 As per our phone call, please find the revised Site Plan drawing attached and an email below
which we plan on sending to the Hydrogeological Reviewer once you have reviewed it. We
are phrasing the email in a manner that allows us to include the Park conversion, the new lots
(Phase 3), and the previous phases of the subdivision all together in our assessment. Please let
me know if you have any questions, or if we are good to send the email to Anne McVean.

---------------------

Good afternoon Anne,

Sorry for the late reply! Further to our discussion, we are proposing the following program for
the Hydrogeological Assessment and Terrain Analysis in support of the proposed Lot
Severance of Phase 3 Braeburn Estates in Burnstown, Ontario. We are proposing this approach
due to the undeveloped nature of the previous phases, the low lot density of the subdivision,
and the fact that the previous test wells are extremely close to the new phase (directly across
the street). It should be noted that the majority of the previous phases (80%) lots have been
sold, however only a few have been developed.

D-5-5



Assessment of groundwater quality via the following:
Approach the homeowners who are using the Test Wells in Phase 1 and Phase 2
as their potable supply wells to ask if we can collect a raw groundwater sample.
We would incentivise the homeowner by providing them with the groundwater
geochemistry results free of charge, as an attempt to encourage their participation.
The raw groundwater samples would be submitted to an analytical laboratory for
comprehensive analysis of bacteriological and chemical parameters consistent
with a Subdivision Package.
We propose collecting 2 groundwater samples from actively used potable supply
wells, distributed across the site as evenly as feasible, starting with requests from
the homeowners who are currently using the test wells from the previous
Hydrogeological Reports. Should it not be possible to collect two samples from
actively used potable supply wells, then the hydrogeological data collected in
support of the previous Hydrogeological Assessments will be used to support
Phase 3.
A survey will be completed with the homeowners to collect anecdotal information
regarding their experience with their groundwater quality.
A Letter Report addressing the groundwater sampling and related geochemical
analysis will be completed. A comparison of the current groundwater
geochemistry and the historical groundwater geochemistry collected as part of the
previous phases Hydrogeological Assessments will be included in the Letter
report.

Assessment of Groundwater Quantity via the following:
The available water quantity will be addressed via a Desktop Study using the data
collected from the previous Hydrogeological Assessments supporting the previous
phases. We are proposing this approach due to the extremely close proximity of
Phase 3 to the existing test wells.
A survey will be completed with the homeowners who are approached for
groundwater sampling to collect anecdotal information regarding their experience
with the groundwater quantity accessed by their wells.
A Letter Report addressing the available groundwater quantity will be competed.

D-5-4

Assessment will be based on geotechnical test pits to be distributed in an even manner,
taking into consideration site features, across the proposed Phase 3.
Where surficial groundwater samples can be collected from the test pits, they will be
collected and submitted to an accredited analytical laboratory for testing of the nitrate
family suite of parameters.
Where surficial groundwater samples cannot be collected, the nitrate concentrations
from the groundwater geochemistry samples collected from the drilled potable supply
test wells will be used to support the Hydrogeological Assessment.
The Nitrate Impact Assessment will be updated.
A Letter Report will be completed addressing the subdivisions ability to support private
sewage servicing, sewage system design recommendations, and will include a proposed
Lot Development Plan.



Thanks,

Erik

NEW OFFICE OPEN IN THE GREATER TORONTO AREA WITH OUR EXPANSIVE LIST OF
SERVICES NOW AVAILABLE!

--



P
G 9 AURIGA DRIVE

OTTAWA, ON
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Subject: Fwd: PH4748 - Phase 3 Braeburn Estates - Hydrogeological Pre-consultation
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Date: Wed, Jun 7, 2023 at 2:30 PM
Subject: PH4748 - Phase 3 Braeburn Estates - Hydrogeological Pre-consultation
To: Susan Anglin <susananglin16@gmail.com>
Cc: Michael Killam <MKillam@patersongroup.ca>, Kevin Pickard
<KPickard@patersongroup.ca>

Good afternoon Susan,

 As per our phone call, please find the revised Site Plan drawing attached and an email below
which we plan on sending to the Hydrogeological Reviewer once you have reviewed it. We
are phrasing the email in a manner that allows us to include the Park conversion, the new lots
(Phase 3), and the previous phases of the subdivision all together in our assessment. Please let
me know if you have any questions, or if we are good to send the email to Anne McVean.

---------------------

Good afternoon Anne,

Sorry for the late reply! Further to our discussion, we are proposing the following program for
the Hydrogeological Assessment and Terrain Analysis in support of the proposed Lot
Severance of Phase 3 Braeburn Estates in Burnstown, Ontario. We are proposing this approach
due to the undeveloped nature of the previous phases, the low lot density of the subdivision,
and the fact that the previous test wells are extremely close to the new phase (directly across
the street). It should be noted that the majority of the previous phases (80%) lots have been
sold, however only a few have been developed.

D-5-5



Assessment of groundwater quality via the following:
Approach the homeowners who are using the Test Wells in Phase 1 and Phase 2
as their potable supply wells to ask if we can collect a raw groundwater sample.
We would incentivise the homeowner by providing them with the groundwater
geochemistry results free of charge, as an attempt to encourage their participation.
The raw groundwater samples would be submitted to an analytical laboratory for
comprehensive analysis of bacteriological and chemical parameters consistent
with a Subdivision Package.
We propose collecting 2 groundwater samples from actively used potable supply
wells, distributed across the site as evenly as feasible, starting with requests from
the homeowners who are currently using the test wells from the previous
Hydrogeological Reports. Should it not be possible to collect two samples from
actively used potable supply wells, then the hydrogeological data collected in
support of the previous Hydrogeological Assessments will be used to support
Phase 3.
A survey will be completed with the homeowners to collect anecdotal information
regarding their experience with their groundwater quality.
A Letter Report addressing the groundwater sampling and related geochemical
analysis will be completed. A comparison of the current groundwater
geochemistry and the historical groundwater geochemistry collected as part of the
previous phases Hydrogeological Assessments will be included in the Letter
report.

Assessment of Groundwater Quantity via the following:
The available water quantity will be addressed via a Desktop Study using the data
collected from the previous Hydrogeological Assessments supporting the previous
phases. We are proposing this approach due to the extremely close proximity of
Phase 3 to the existing test wells.
A survey will be completed with the homeowners who are approached for
groundwater sampling to collect anecdotal information regarding their experience
with the groundwater quantity accessed by their wells.
A Letter Report addressing the available groundwater quantity will be competed.

D-5-4

Assessment will be based on geotechnical test pits to be distributed in an even manner,
taking into consideration site features, across the proposed Phase 3.
Where surficial groundwater samples can be collected from the test pits, they will be
collected and submitted to an accredited analytical laboratory for testing of the nitrate
family suite of parameters.
Where surficial groundwater samples cannot be collected, the nitrate concentrations
from the groundwater geochemistry samples collected from the drilled potable supply
test wells will be used to support the Hydrogeological Assessment.
The Nitrate Impact Assessment will be updated.
A Letter Report will be completed addressing the subdivisions ability to support private
sewage servicing, sewage system design recommendations, and will include a proposed
Lot Development Plan.



Thanks,

Erik

NEW OFFICE OPEN IN THE GREATER TORONTO AREA WITH OUR EXPANSIVE LIST OF
SERVICES NOW AVAILABLE!

--



Director of Public Works

This E-mail may contain privileged and confidential information intended only for the individual or entity named in the message.  If the reader of this message is
not the intended recipient, or the agent responsible to deliver it to the intended recipient, you are hereby notified that any review, dissemination, distribution or
copying of this communication is prohibited.  If this communication was received in error, please notify us by reply E-mail and delete the original message.





Hi Susan,

The County of Renfrew Public Works and Engineering Department has no concerns with the proposal.

Regards,

Nathan Kuiack, C.E.T.

Infrastructure Technician

Public Works Department

p 613-732-4353  f 613-732-0087



From: Susan Anglin < >
Sent: July 4, 2023 3:44 PM
To: Nathan Kuiack < >
Subject: Fwd: Phase 3 - Road Comments - Plan of Subdivision





From: Susan Anglin
To: Kevin Mooder
Subject: Fwd: Braeburn p3
Date: Tuesday, May 7, 2024 11:37:44 AM

**EXTERNAL EMAIL** Please use caution.

fyi

---------- Forwarded message ---------
From: Susan Anglin <susananglin16@gmail.com>
Date: Wed, Oct 25, 2023 at 2:23 PM
Subject: Braeburn p3
To: Anne McVean <amcvean@countyofrenfrew.on.ca>

Hi Anne,

If you are open to it, I would like to have a call to discuss the process for applying for
subdivision approval for Braeburn P3. There is no additional road construction as the lots are
on the south side of the newly constructed subdivision road.

All the studies are done and there are no roadblocks, as expected.

What's still to do is finalize the draft lot plan, the stormwater plan, and entrances.  Absolute
title is well underway.

What I was wondering is whether we could collapse the Draft and Final approval into one.

The subdivision agreement will similar or simplified. There will be around 15 lots so it's
small.

Let me know what you think.

Susan

Susan Anglin
(613)795-2227

--







Building Inspector

This E-mail may contain privileged and confidential information intended only for the individual or entity named in the message.  If the reader of this message is not the intended
recipient, or the agent responsible to deliver it to the intended recipient, you are hereby notified that any review, dissemination, distribution or copying of this communication is
prohibited.  If this communication was received in error, please notify us by reply E-mail and delete the original message.
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SECTION 6.0 - REQUIREMENTS FOR RURAL RESIDENTIAL (RR) ZONE 
 
6.1 PERMITTED USES 
 

No person shall use land or erect or use a building or structure in any RR Zone except for: 
 

(a) Residential Uses 
 

-   single detached dwelling 
- semi-detached dwelling 
- duplex dwelling 
-   group home 

 
6.2 ZONE PROVISIONS 
 

No person shall use any lot or erect, alter or use any building or structure in any RR Zone 
except in accordance with the following provisions: 

 
(a) Lot Area (minimum):     

 
- single detached dwelling, group home, 

duplex dwelling, semi-detached dwelling 4047 sq. metres 
- semi-detached dwelling (each unit on 

a separate lot)     2024 sq. metres 
 

(b) Lot Frontage (minimum) 
 

- single detached dwelling, group home 
- duplex dwelling, semi-detached dwelling 45 metres 
- semi-detached dwelling 

(each unit on a separate lot)   23 metres 
 

(c) Water Frontage (minimum)    45 metres 
 

(d) Front Yard Depth (minimum)    7.5 metres 
 

(e) Exterior Side Yard Width (minimum)  7.5 metres 
 

(f) Interior Side Yard Width (minimum) 
 

- single detached dwelling/group home  3 metres 
- duplex dwelling    3 metres 
- semi-detached dwelling   3 metres 
- semi-detached dwelling    Requires Interior or Exterior 

(each unit on a separate lot)   Side Yard on One Side Only 
          

(g) Rear Yard Depth (minimum)    7.5 metres 



TOWNSHIP OF MCNAB/BRAESIDE ZONING BY-LAW       6.  RURAL RESIDENTIAL (RR) ZONE  
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(h) Dwelling Unit Area (minimum) 

- single detached dwelling/group home  75 sq. metres 
- duplex dwelling (per unit)   65 sq. metres 
- semi-detached dwelling unit   65 sq. metres 

 
(i) Lot Coverage (maximum)    35% 

 
(j) Building Height (maximum)    10.5 metres 
 
(k) Open Storage:  In accordance with the provisions for Open Storage in Section 3 - 

General Provisions of this By-law. 
 

(l) Parking and Loading:  In accordance with the provisions for Parking and Loading in 
Section 3 - General Provisions of this By-law. 

 
(m) Separation Distance:  In accordance with the provisions for Separation Distance in 

Section 3 - General Provisions of this By-law. 
 

(n) Setbacks:  In accordance with the provisions for Setbacks in Section 3 - General 
Provisions of this By-law. 

 
(o) Accessory Uses, Buildings and Structures:  Notwithstanding any Zone Provisions of 

this zone to the contrary, uses, buildings and structures that are accessory to the 
permitted uses of this zone shall be permitted in accordance with the requirements 
for Accessory Uses, Buildings and Structures in Section 3.0 General Provisions of 
this By-law. 

 
6.3 EXCEPTION ZONES 
 

(Mountainview Rd) 
(a) Rural Residential - Exception One (RR-E1) Zone 

 
Notwithstanding any provisions of the Rural Residential (RR) zone to the contrary, 
for those lands described as part of Lot 2, Concession 8, in the geographic Township 
of McNab and delineated as Rural Residential - Exception One (RR-E1) on Schedule 
“A” (Map 2) to this By-law the following provisions shall apply: 

 
(i) Lot Area (minimum) - as shown on a registered plan of subdivision 

(ii) Lot Frontage (minimum) - as shown on a registered plan of subdivision 

(iii) Dwelling Unit Area -  100 square metres 

 

 

(b) Rural Residential – Exception Two (RR-E2) Zone 
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