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MUNICIPALITY OF WHITESTONE — COUNCIL
Report Nigel Black, CAO/Clerk and Owner William Rootham-
Prepared Paula Macri, Planning Name: Roberts
For: Assistant
Report Jamie Robinson, MCIP, RPP | Applicant Planscape Inc. c/o
Prepared and Patrick Townes, BA, BEd, | Name: Stefan Szczerbak
By: MHBC Planning Limited
Location: 9087 Bolger Lake Application: | Zoning By-law

Amendment

Legal Part Lot 24, Concession 6 Report Date: | March 17, 2026
Description:

A. RECOMMENDATION

THAT Council receives the Planning Report dated March 17, 2026, respecting the Zoning
By-law Amendment for the property located at 9087 Bolger Lake; and,

THAT Council approves in-part the Zoning By-law Amendment application for 9087 Bolger
Lake Road (Rootham-Roberts) and enact the Zoning By-law Amendment attached to this
report that permits a marina, vehicle and trailer parking and boat storage as a principal
use.

B. PROPOSAL/BACKGROUND

A Zoning By-law Amendment application has been submitted by the agent, Planscape Inc.
(c/o Stefan Szczerbak) on behalf of the property owner, William Rootham-Roberts. The
subject property is a located at 9087 Bolger Lake Road and the property is accessed via
Semikoka Trail East. The subject property is located on the shoreline of Bolger Lake.

The purpose and effect of the proposed Zoning By-law Amendment application is to rezone
the subject property from the Waterfront Residential 1 — Limited Services (WF1-LS) Zone
to the Tourist Commercial Exception No. 4 (C2-4) Zone to permit a new private marina as
well as other site-specific uses. The proposed uses include the following:

Primary Uses:

Marina

Resort

Vehicle and trailer parking
Boat storage

Outside storage

Tourist establishment
Rental cottages



Accessory Uses:

e Dwelling
e Accessory uses

The owner also owns the adjacent property to the south, which was rezoned in March of
2023 to the Tourist Commercial Exception 4 (C2-4). The uses that are proposed for the
current application are the same as the proposed uses in the 2023 application, as the
owner is planning to expand the existing use.

The owner is currently operating a private marina on the adjacent property that contains a
parking area, a boat storage area and docking facilities. The agent has provided a drone
photo of the subject property and the adjacent property, showing the existing features on
the adjacent property and the proposed truck and trailer parking area on the subject
property. The drone photo is included in Figure 1.

Figure 1: Existing/Proposed Development

Proposed Truck &
Trailer Parking




Based on the site plan drawing submitted by the agent, the only uses that are proposed
on the subject property at present time include a proposed truck and trailer parking area
to supplement the existing marina use on the adjacent property.

The Statutory Public Meeting was held on December 16, 2025. The Information Planning
Report that was prepared for Councl is included as Attachment #1 in this Report. The
Information Planning Report provides additional background information on the proposed
application and outlines items that Planning Staff requested from the owner and agent prior
to making a recommendation to Council on the Zoning By-law Amendment, including
additional information to demonstrate conforimity to Section 13.06.3 of the Official Plan
and a Fish Habitat Assessment due to the identified fish habitat area within adjacent lands
to the subject property (within 120 metres). In response to the information contained within
the Information Planning Report, the agent provided a response letter dated January 21,
2026 to address the comments. The agent’s response letter is included as Attachment #2
in this Report.

C. REVIEW OF AGENT’S RESPONSE LETTER

A Planning Justification Report was submitted with the Zoning By-law Amendment
application, however no site plan drawing was submitted showing the extent of what is
proposed on the subject property and no analysis was included to demonstrate conformity
to Section 13.06.3 of the Official Plan:

“Rather than prohibit new commercial uses along the waterfront, the municipality
will require a number of studies to ensure that a proposed development is
appropriate in terms of need, impacts and any mitigative measures. A zoning by-
law amendment would also be required.”

Additional information was requested to further consider the following matters:

¢ ftraffic and road implications;

e summarize the existing number of water access lots on the lake(s);

¢ quantify the amount of boat traffic expected both from the proposed development
and the cumulative impact of commercial activity planned on the neighboring lot;
including details on the existing marina space and/or boat parking spaces that are

available;

¢ whether the phasing of the build out of marina/waterfront landing properties should
be required;

e whether there should be a maximum number of boat slips permitted on subject
property;

e a conceptual site plan detailing dock location, vehicle parking locations and
emergency access considerations;

e stormwater management; and,

e the proximity of fish habitat and potential impacts of fish habitat in relation of the
scale and location of development proposed.

The intent of the agent’s response letter included in Attachment #2 is to address these
items and to demonstrate conformity to Section 13.06.3 of the Official Plan. An analysis
of this information is included in the Official Plan section of this Report.



D. COMMENTS RECEIVED

Comments were received from Marsha Murphy (8851 Bolger Lake) who had concerns that
the proposed application would not benefit the cottagers and that the expansion would
result in more boats and congestion at all times of the day.

Comments were received from Susan Jennings and Randy Johnson (Owners fronting on
Bolger Creek and Portage Bay, Kashegaba Lake and residing in Dunchurch) who were in
support of the application. A summary of the comments is included below:

o There is currently limited parking at both the public landing and marina and it only
makes sense to plan ahead for what we see as an inevitable shortage of space as
families continue to grow.

o Additional marina space is beneficial as others have been denied land use leases
for the purposes of storing docks.

¢ No impacts to fish habitat.

e Support for local marina businesses.

During the Statutory Public Meeting, there were comments provided by Council regarding
whether or not a site visit was conducted. While it was intended that a site visit would be
undertaken, due to the winter conditions and schedules of the owner and Planning Staff,
a site visit has not been able to be undertaken to date. The owner and the agent have
provided drone photos of the subject property and adjacent property to the Municipality for
review. Generally, the site visits are more valuable during the non-snow seasons, however
in this case Planning Staff do not require a site visit to be undertaken in order to provide a
recommendation to Council, based on the following:

e nature of the application and limited uses that are proposed at present time;

o the previously approved and established land use on the adjacent property; and,

e the additional information that has been provided by the owner and agent despite
the attempts to visit the property.

E. POLICY AND REGULATORY CONSIDERATIONS

The following is a review of the relevant policy and regulatory considerations that pertain
to the proposed Zoning By-law Amendment application.

Provincial Planning Statement (2024)

The Provincial Planning Statement (PPS) came into effect on October 20, 2024. The PPS
is the statement of the government’s policies on land use planning and is intended to
provide policy direction on land use matters which are in the Provincial interest. All land
use planning decisions are required to be consistent with the PPS.

In the context of the PPS, the subject property is located on Rural Lands. Resource-based
recreational uses and other rural land uses are permitted on Rural Lands. Tourist
commercial uses, including marinas, are permitted on the subject property in the context
of the PPS.

Section 1.1.5.3 of the PPS states that recreational, tourism and other economic
opportunities should be promoted. The proposed application would result in an expansion
to the existing and established marina on the adjacent property.



Section 3.6.4 of the 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 impacts.

Based on the current proposal, there are no buildings and structures being proposed. The
only uses that are proposed on the subject property at present time include a proposed
truck and trailer parking area to supplement the existing marina use on the adjacent
property. The permitted uses within the requested C2-4 Zone include a number of uses
that would be more intense than a truck and parking area, including a resort, tourist
establishment or rental cottages. In order to evaluate the potential for these types of uses
to occur, additional information would be required to demonstrate that such uses can be
adequately serviced from a well and septic system perspective. Technical studies of this
nature have not been submitted, which is reasonable based on the proposed uses shown
on Figure 1 which has been submitted by the agent. As such, it is recommended that the
proposed uses of a resort, tourist establishment and rental cottages not be included in the
proposed Zoning By-law Amendment at present time.

Section 3.6.8 of the PPS includes policies regarding stormwater management. Similar to
the response above, if uses such as a resort, tourist establishment or rental cottages are
contemplated, additional information from a stormwater management perspective would
be required.

Section 4.1 of the PPS contains policies related to natural heritage. Section 4.1.8 of the
PPS contains policies regarding development adjacent to natural heritage features and
areas. There is a wetland identified to the west of the subject property. The wetland is
located approximately 75 metres from the subject property. The wetland is not classified
as a Provincially Significant Wetland and therefore the adjacent lands policies of the
Official Plan do not apply. There is no Environmental Impact Assessment required based
on the policies of the PPS and the Official Plan. There are no other natural heritage
features identified on the subject property or on applicable adjacent lands.

Section 4.1.6 of the PPS contains policies regarding fish habitat. Development and site
alteration shall not be permitted in fish habitat except in accordance with Provincial and
Federal requirements. There is fish habitat mapped and located to the south of the subject
property and is approximately 50 metres from the closest point from the subject property.
The shoreline of the subject property does not contain any mapped fish habitat. The area
mapped as fish habitat is separated by the property to the south which is the property that
has the zoning permissions for the marina and other uses (currently located within the C2-
4 Zone). Section 4.1.8 of the PPS and Section 12.0.5 of the Municipality’s Official Plan
include policies regarding adjacent lands. Where development is proposed on lands
adjacent to fish habitat, development and site alteration is not permitted 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 (fish habitat) or on their
ecological functions.

A Fish Habitat Assessment was required, however a Fish Habitat Assessment has not
been completed. The agent has provided a response noting that the subject property does
not contain any fish habitat. This is correct however the adjacent lands must be considered
in accordance with the policies of the PPS and the Official Plan.



The owner is not proposing any in-water structures such as a dock at present time. The
only uses that are proposed on the subject property at present time include a proposed
truck and parking area to supplement the existing marina use on the adjacent property.
Based on the current development proposal, it does not appear that there would be an
impact to the adjacent fish habitat area, due to the nature of the proposed development
and the retention of vegetation along the shoreline area.

However, Section 4.1.8 of the PPS and Section 12.0.5 of the Municipality’s Official Plan is
difficult to satisfy especially if in-water structures were to be proposed. The subject
property is within adjacent lands and as a result any in-water structures should be subject
to a Fish Habitat Assessment prior to construction.

Typically, Site Plan Control could be used as a land use planning tool to require technical
studies in the future, such as a Fish Habitat Assessment, to evaluate new development on
a property. The Municipality’s Site Plan Control By-law does not apply to the subject
property. In the absence of the ability for the owner to enter into a Site Plan Control
agreement with the Municipality, it is recommended that a holding symbol be included in
the Zoning By-law Amendment, to require a Fish Habitat Assessment to be completed prior
to the installation of any in-water structures in the future.

Section 5 of the PPS contains policies related to protecting public health and safety. In
accordance with Section 5.2 of the PPS, the subject property is located outside of
hazardous lands and hazardous sites.

Following a review of the application, drawings and information that has been provided,
Planning Staff are satisfied that the proposed application is consistent with the PPS,
subject to the following:

e The proposed uses of a resort, tourist establishment and rental cottages are not
included in the implementing Zoning By-law Amendment; and,

e A Holding Symbol is included in the implementing Zoning By-law Amendment to
require a Fish Habitat Assessment prior to the construction of any in-water
structures.

Municipality of Whitestone Official Plan

The Municipality’s Official Plan provides policy direction on growth and development within
Whitestone. The policies in the Official Plan address the environment, cultural and built
heritage, natural resources and servicing and transportation.

The subject property is designated as Waterfront in the Official Plan and there are no
natural heritage features identified on the subject property. There is a wetland identified
to the west that is located approximately 75 metres from the subject property and there is
identified fish habitat mapped that is located approximately 50 metres from the subject
property.

Section 12 of the Official Plan includes natural heritage policies. There is a wetland
identified to the west of the subject property. The wetland is located approximately 75
metres from the subject property. The wetland is not classified as a Provincially Significant
Wetland and therefore the adjacent lands policies of the Official Plan do not apply. There
is no Environmental Impact Assessment required based on the policies of the PPS and the



Official Plan. There are no other natural heritage features identified on the subject property
or on applicable adjacent lands.

There is fish habitat mapped and located to the south of the subject property and is
approximately 50 metres from the closest point from the subject property. The shoreline
of the subject property does not contain any fish habitat. The area mapped as fish habitat
is where the existing public landing is located which is separated by the owner’s adjacent
property to the south which is already zoned C2-4. Section 12.01 of the Official Plan
includes policies regarding fish habitat, including Section 12.01.1.5 which states that “Any
new structures along shoreline identified as Type 1 fish Habitat will not be permitted unless
it can be demonstrated that there will be no adverse impacts.” Further, Section 12.0.5 of
the Official Plan includes policies for adjacent lands. Lands within 120 metres of fish
habitat require a site assessment to determine if those features are present and to
determine if further study is required to prevent negative impacts on the feature or its
ecological function.

Section 12.05.5 of the Official Plan is applicable to this application, because the subject
property is located 50 metres from the mapped fish habitat. A Fish Habitat Assessment
was required, however a Fish Habitat Assessment has not been completed. The agent
has provided a response noting that the subject property does not contain any fish habitat.
This is correct however the adjacent lands must be considered in accordance with the
policies of the PPS and the Official Plan.

The owner is not proposing any in-water structures such as a dock at present time. The
only uses that are proposed on the subject property at present time include a proposed
truck and parking area to supplement the existing marina use on the adjacent property.
Based on the current development proposal, it does not appear that there would be an
impact to the adjacent fish habitat area, due to the nature of the proposed development
and the retention of vegetation along the shoreline area.

Previously, the ability to apply Site Plan Control on the subject property was referenced as
an appropriate land use planning tool to require additional information to monitor what is
proposed on the subject property and to require additional information if required. Under
the Municipality’s current Site Plan Control By-law, the subject property is not eligible for
Site Plan Control and therefore the zoning on the subject property is the only land use
planning tool to regulate uses on the subject property. The owner’s adjacent property that
is zoned C2-4 and is operating as a marina, is not subject to the Site Plan Control
Agreement.

Tourist Commercial and access facilities are listed as permitted uses in Section 13.02.1 as
of the Official Plan within the Waterfront designation. One of the principles of this area
within the Municipality is to preserve the character of the waterfront communities. Section
13.05.2 of the Official Plan states that marinas and boat access facilities are important
elements in a waterfront community. The agent has provided information to confirm that
the existing marina use on the adjacent property and the proposed use has reduced the
amount of public parking/boat storage on the public access and is required to support the
water access only lots located on Bolger Lake and Kashegaba Lake where all but four lots
are water access only.

Section 13.06 of the Official Plan includes the general policies for new commercial
development in the Waterfront designation:

13.06 New Waterfront Commercial Development



13.06.1

13.06.2

13.06.3

This Plan recognizes that there are a variety but limited number of
commercial land uses along the shores of recreational waterbodies.
These include marinas, cottage rentals, campgrounds and isolated
historical businesses.

Given the fact that most shoreline areas on the municipality’s
recreational waterbodies have been developed as low density
residential or cottage area, any new commercial development
proposed in these areas will have a potential to be incompatible with
these existing uses.

Rather than prohibit new commercial uses along the waterfront, the
municipality will require a number of studies to ensure that a
proposed development is appropriate in terms of need, impacts and
any mitigative measures. A zoning by-law amendment would also
be required.

The Planning Justification Report submitted with the application did not provide an analysis
to evaluate conformity to Section 13.06.3 of the Official Plan. In addition to a site plan
drawing showing what uses were proposed on the subject property, it was requested that
the following matters be considered in order to provide an opinion on whether the proposed
application conforms to Section 13.06.3 of the Official Plan. The agent provided responses
to these items in the letter included as Attachment #2. Planning Staff have included
responses to each of the items, in bolded italics below.

traffic a

@)

summa

O

nd road implications;

The agent confirmed that the main users/clients are those who already
exist on the lake and those who have previously relied on the public
landing.

Previous Planning Staff also noted “The remoteness of this landing
attracts a special kind of adventurer and the business will not likely
create any perceptible heavy additional traffic loads”

The comments that have been provided reflect the remoteness of the
subject property and the limitations of the use based on access and
historic use by residents.

It is recognized that the rezoning of the owner’s adjacent property to
the south has resulted in use permissions for a resort, tourist
establishment and rental cottages, however based on the limitations
of access these uses on the subject property do not appear to be
appropriate at present time.

rize the existing number of water access lots on the lake(s);

The agent clarified that there are a total of 77 water access only lots
on Bolger Lake and Kashegaba Lake. All but 4 Ilots on the lakes are
water access only. Marinas and boat access are important to provide
access to these property owners.

quantify the amount of boat traffic expected both from the proposed development
and the cumulative impact of commercial activity planned on the neighboring lot;



including details on the existing marina space and/or boat parking spaces that are
available;

o The agent stated that the amount of boat traffic is not expected to
increase as a result of the application.

o Based on this response, it is concluded that the uses of the docking
facilities in this area will continue to use the subject property, the
owner’s adjacent property and the public landing for boat, truck and
trailer storage and associated docking.

o The impacts of potential uses such as a resort, tourist establishment
and rental cottages are not referenced and unknown at present time.

whether the phasing of the build out of marina/waterfront landing properties should
be required;

o Based on the site plan drawing that was submitted, and the proposed
use on the subject property for only a parking area at present time to
support the existing marina use on the owner’s adjacent property, it
is recommended that such uses as a resort, tourist establishment and
rental cottages not be permitted on the subject property as present
time.

o If the proposed development changes in the future on the subject
property, those uses could be evaluated at a future time. Or
potentially at a time where they are first established on the owner’s
adjacent property where they are already permitted as of right.

whether there should be a maximum number of boat slips permitted on subject
property;

o As noted by the agent, the Municipality’s Zoning By-law does include
regulations in Section 3.19 of the Zoning By-law for docks. The
following size restrictions apply for docks:

= Shall not occupy more than 35% of the lot frontage;

= Shall not occupy more than 1% of the total lot area or 100
square meftres, whichever is less;

= Shall not exceed 20 metres in length; and

* Includes minimum setbacks from side lot lines.

o These regulations assist in controlling the size and scale of docking
facilities on shoreline properties.

o Other than requiring a Fish Habitat Assessment prior to the
installation of in-water structures (which are not currently proposed),
there are no concerns with maximum docking, considering the
regulations in the Zoning By-law.

a conceptual site plan detailing dock location, vehicle parking locations and
emergency access considerations;

o The owner provided a site plan drawing and this is included in
Attachment #2. The existing development is shown on the owner’s
adjacent property as well as the subject property.



O

The site plan drawing shows that the only proposed uses on the
subject property is a proposed truck and trailer parking area, at
present time.

o stormwater management; and,

O

O

O

It is agreed that there is no stormwater management plan required
because there are no buildings and structures proposed.

The proposed parking area is setback from the shoreline and it
appears that vegetation along the shoreline will be maintained.

If buildings and structures were being proposed, additional
information from a stormwater management perspective would have
been required to support the application, which included uses such
as a resort, tourist establishment and rental cottages.

o the proximity of fish habitat and potential impacts of fish habitat in relation of the
scale and location of development proposed.

@)

The agent confirmed that there is no fish habitat located on the subject
property. This is correct, however there is fish habitat located on
adjacent lands.

A Holding Symbol is recommended to included in the implementing
Zoning By-law Amendment to require a Fish Habitat Assessment prior
to the construction of any in-water structures, in order to demonstrate
conformity to the fish habitat policies included in the PPS and
Municipality’s Official Plan.

Section 14 of the Official Plan includes policies regarding commercial and industrial
development in the Municipality:

14.01

14.02

The Council of the Municipality of Whitestone supports the
establishment of new businesses in all areas to improve
employment opportunities and to provide an increased commercial
assessment base.

As it is difficult to predict where new industrial and commercial
development may wish to locate, the designations of commercial
and industrial have not yet been applied to any particular areas.
Proposed businesses may locate in any designation subject to the
following conditions in accordance with M.O.E.C.C.’s D-Series and
Noise Guidelines:

14.02.1 submission of a report by the applicant describing the use
and what measures, if any, that are proposed to mitigate
against any impacts: financial; environmental; social; or

physical;
14.02.2 an amendment to the zoning by-law;
14.02.3 the filing and approval of a site plan; and
14.02.4 consultation with any relevant agency.
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The owner is proposing a new tourist commercial use, a marina and other related uses on
the subject property. The adjacent property that is also owned by the owner received
approval of the same application and proposed uses in 2023.

Following a review of the proposed site plan drawing and the comments provided by the
agent, it is acknowledged that the proposed uses on the subject property at present time
are limited and the use is meant to support the existing marina on the owner’s adjacent
property. It is recommended that the proposed uses in the implementing Zoning By-law
Amendment not include a resort, tourist establishment and rental cottages at present time
because supporting information and justification has not been provided for these uses.
The size of the lot and existing provisions in the zoning By-law sufficiently limit the scale
of docking or future marina that could be established on the lot.

Similar to the conclusions provided in the PPS section of this Report, Planning Staff are
satisfied that the proposed application conforms with the Municipality’s Official Plan,
subject to the following:

o The proposed uses of a resort, tourist establishment and rental cottages are not
included in the implementing Zoning By-law Amendment; and,

¢ A Holding Symbol is included in the implementing Zoning By-law Amendment to
require a Fish Habitat Assessment prior to the construction of any in-water
structures.

Municipality of Whitestone Zoning By-law

The subject property is located within the Waterfront Residential 1 — Limited Services
(WF1-LS) Zone. The Limited Services "LS" symbol attached to any WF zoned lands
means that the lands do not have direct frontage or access to a publicly maintained, year-
round road. The "LS" zoning symbol indicates that the provision of full municipal road
services and access to the affected property by emergency vehicles may not be available.
The subject property is accessed via Semikoka Trail East. The existing zoning on the
subject property reflects that this area has limited access.

The subject property is proposed to be rezoned to the Tourist Commercial (C2) Zone,
specifically to the C2-4 Zone which is the same zoning on the owner’s adjacent property
that was approved in 2023. The minimum lot area in the C2 Zone is 0.4 hectares, and the
minimum lot frontage is 60 metres. The subject property meets the lot requirements in the
Tourist Commercial (C2) Zone.

As part of the owner’s application in 2023, the following uses were permitted on the
adjacent property is which currently zoned C2-4:

Principle Uses

Marina

Resort

Vehicle and trailer parking
Boat storage

Outside storage

Tourist establishment
Rental cottages
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Ancillary Uses

e Dwelling
e Accessory uses

The agent has provided a site plan drawing showing the proposed uses on the subject
property and has provided responses that we concur demonstrate conformity to the Official
Plan for the scoped Zoning By-law Amendment that is attached to this report. Based on a
review of the proposed site plan and the responses that have been provided, the proposed
uses on the subject property are limited currently to a proposed truck and trailer parking
area. The justification that has been provided reflects this proposed use, however, does
not provide enough detail to support the other uses that would be permitted as of right, if
the subject property was also rezoned to the C2-4 Zone. These uses include a resort,
tourist establishment and rental cottages. These are uses that would require further
investigation and studies prior to including in the implementing Zoning By-law. Without the
ability to apply Site Plan Control on the subject property, zoning is the appropriate
mechanism to control the permitted uses and to evaluate future in-water structures in this
case.

At present time, it is recommended that the subject property be rezoned to the Tourist
Commercial Exception 5 (C2-5) Zone to permit the following:

Principle Uses

e Marina
e Vehicle and trailer parking
e Boat storage

Ancillary Uses

e Dwelling
e Accessory uses

Outside storage was also removed as a permitted use. Outside storage is not defined in
the Zoning By-law and is not permitted within the C2 Zone. Outdoor storage is only
permitted in the Rural Industrial (RUI) Zone and is considered an industrial type use.

It is further recommended that the subject property also be subject to a Holding Symbol to
require a Fish Habitat Assessment be completed prior to the construction of any in-water
structures in the future.

A draft Zoning By-law Amendment has been prepared and is attached to this Report.

F. SUMMARY

This Report has been prepared to provide a recommendation on the proposed Zoning By-
law Amendment. Following the Statutory Public Meeting, additional information was
requested to show what development was proposed on the subject property and to
demonstrate conformity to the Official Plan.

The agent provided a subsequent submission which is included as Attachment #2 to this
Report. Following a review of the additional material, the proposed uses on the subject
property at present time are limited to a truck and trailer parking area to support the existing
established use on the owner’s adjacent property. The drawing and the justification
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provided is satisfactory to support the proposed use that is shown in Attachment #2,
however justification to demonstrate that other uses that were previously permitted on the
owner’s adjacent property have not been provided. These uses include a resort, tourist
establishment and rental cottages. It is recommended that these uses not be permitted on
the subject property, primarily based on the following:

That the primary use of the subject property (and owner’s adjacent property) is for
a marina to provide access to the water access lots on the lake and to take pressure
off of the public dock facilities.

That the existing road condition and the comments indicating that the road is only
going to be used for residents on the lake to access their water access only lots;
That there is the potential for new road users if a resort, tourist establishment or
rental cottages were permitted;

That there will be no increase to boat traffic as a result of the application;

That a stormwater management plan is not required because there are no buildings
and structures being proposed; and,

That a dock will have to be evaluated in the future and there is no ability to apply
Site Plan Control to the subject property.

It is recommended that the implementing Draft Zoning By-law Amendment, included as
Attachment #3 be passed by Council.

Attachments:

Attachment #1 — Information Planning Report, December 15, 2026

Attachment #2 — Planscape Inc. (Agent) Response Letter, January 21, 2026

Attachment #3 — Draft Zoning By-law Amendment
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Attachment #1

MUNICIPALITY OF WHITESTONE — COUNCIL
Report Nigel Black, CAO/Clerk and Owner William Rootham-
Prepared Paula Macri, Planning Name: Roberts
For: Assistant
Report Jamie Robinson, MCIP, RPP | Applicant Planscape Inc. c/o
Prepared and Patrick Townes, BA, BEd, | Name: Stefan Szczerbak
By: MHBC Planning Limited
Location: 9087 Bolger Lake Application: | Zoning By-law

Amendment

Legal Part Lot 24, Concession 6 Report Date: | December 16, 2025
Description:

A. RECOMMENDATION

THAT Council receives the Planning Report dated December 16, 2025, respecting the
Zoning By-law Amendment for the property located at 9087 Bolger Lake for information
purposes; and,

THAT Council directs staff to prepare a Recommendation Report, considering any new
information, comments and feedback received at the December 16, 2025 Statutory Public
Meeting, for presentation at a subsequent Council meeting.

B. PROPOSAL/BACKGROUND

A Zoning By-law Amendment application has been submitted by Planscape Inc. (c/o Stefan
Szczerbak) on behalf of the property owner, William Rootham-Roberts. The subject
property is a located at 9087 Bolger Lake Road and the property is accessed via Semikoka
Trail East. The subject property is located on the shoreline of Bolger Lake.

The purpose and effect of the proposed Zoning By-law Amendment application is to rezone
the subject property from the Waterfront Residential 1 — Limited Services (WF1-LS) Zone
to the Tourist Commercial Exception No. 4 (C2-4) Zone to permit a new private marina as
well as other site-specific uses. The proposed uses include the following:

Primary Uses:

Marina

Resort

Vehicle and trailer parking
Boat storage

Outside storage

Tourist establishment
Rental cottages



Accessory Uses:

e Dwelling
e Accessory uses

The owner also owns the adjacent property to the south, which was rezoned in March of
2023 to the Tourist Commercial Exception No. 4 (C2-4). The uses that are proposed for
the current application are the same as the proposed uses in the 2023 aplication, as the

owner is planning to expand the existing use in the future.

The previous application was approved by Council, however the property subject to the

previous application has not been developed.

It is our understanding that there were

objections to the previous application during the public meeting prior to Council passing
the Zoning By-law Amendment. Concerns were raised generally regarding the following:

Questions regarding the need of the proposed use;
Potential for increased traffic;

Environmental impacts;

Land use compatibility conflicts;

Conformority to the Official Plan; and,

Location adjacent to Conservation Reserve.

The general location of the subject property is shown in Figure 1 and an aerial of the

subject property is shown in Figure 2.

Figure 1: Location of Subject Property

3

e
Y

. Subject Proparty
-
L L

v




Figure 2: Aerial of Subject Property

The subject property is designated as Waterfront in the Official Plan. According to
Schedule B of the Official Plan, there are no natural heritage features on the subject
property. The subject property is located within the Waterfront Residential 1 — Limited
Services (WF1-LS) Zone.

The surrounding land uses include other shoreline residential properties to the north and
Crown Land/Conservation Reserve to the west. The property directly to the south has
zoning permissions for the marina and accessory uses. These are the only lots on Bolger
Lake that have road access.

The subject property is currently vacant and has a lot area of approximately 0.56 hectares
(1.4 acres) and a lot frontage of approximately 112 metres on the shoreline.

It is understood that the majority of the properties located on Bolger and Kashegaba Lake
are water accees only. It is also noted that the subject property is located adjacent to the
Wahwashkesh-Naiscoot Conservation Reserve.

The purpose of this Report is to provide a general overview of the application. There is no
recommendation at present time. Comments are to be collected at the Statutory Public
Meeting and are to be considered when a Recommendation Report is prepared for Council
at a subsequent meeting of Council.

COMMENTS RECEIVED

No comments have been received prior to the preparation of this Report.



C. POLICY AND REGULATORY CONSIDERATIONS

The following is a review of the relevant policy and regulatory considerations that pertain
to the proposed Zoning By-law Amendment application.

Provincial Planning Statement (2024)

The Provincial Planning Statement (PPS) came into effect on October 20, 2024. The PPS
is the statement of the government’s policies on land use planning and is intended to
provide policy direction on land use matters which are in the Provincial interest. All land
use planning decisions are required to be consistent with the PPS.

In the context of the PPS, the subject property is located on Rural Lands. Resource-based
recreational uses and other rural land uses are permitted on Rural Lands. Tourist
commercial uses are permitted in the context of the PPS.

Section 1.1.5.3 of the PPS states that recreational, tourism and other economic
opportunities should be promoted.

Section 3.6.4 of the 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 impacts.

Section 4.1 of the PPS contains policies related to natural heritage. Section 4.1.8 of the
PPS contains policies regarding development adjacent to natural heritage features and
areas. There is a wetland identified to the west of the subject property. The wetland is
located approximately 75 metres from the subject property. The wetland is not classified
as a Provincially Significant Wetland and therefore the adjacent lands policies of the
Official Plan do not apply. There is no Environmental Impact Assessment required based
on the policies of the PPS and the Official Plan. There are no other natural heritage
features identified on the subject property or on applicable adjacent lands.

Section 4.1.6 of the PPS contains policies regarding fish habitat. Development and site
alteration shall not be permitted in fish habitat except in accordance with Provincial and
Federal requirements. There is fish habitat mapped and located to the south of the subject
property and is approximately 50 metres from the closest point from the subject property.
The shoreline of the subject property does not contain any mapped fish habitat. The area
mapped as fish habitat is separated by the property to the south which is the property that
has the zoning permissions for the marina and other uses. Section 4.1.8 of the PPS
includes policies regarding adjacent lands. Where development is proposed on lands
adjacent to fish habitat, development and site alteration is not permitted 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 (fish habitat) or on their
ecological functions.

Section 5 of the PPS contains policies related to protecting public health and safety. In
accordance with Section 5.2 of the PPS, the subject property is located outside of
hazardous lands and hazardous sites.



Municipality of Whitestone Official Plan

The Municipality’s Official Plan provides policy direction on growth and development within
Whitestone. The policies in the Official Plan address the environment, cultural and built
heritage, natural resources and servicing and transportation.

The subject property is designated as Waterfront in the Official Plan and there are no
natural heritage features identified on the subject property.

Section 12 of the Official Plan includes natural heritage policies. There is a wetland
identified to the west of the subject property. The wetland is located approximately 75
metres from the subject property. The wetland is not classified as a Provincially Significant
Wetland and therefore the adjacent lands policies of the Official Plan do not apply. There
is no Environmental Impact Assessment required based on the policies of the PPS and the
Official Plan. There are no other natural heritage features identified on the subject property
or on applicable adjacent lands.

There is fish habitat mapped and located to the south of the subject property and is
approximately 50 metres from the closest point from the subject property. The shoreline
of the subject property does not contain any mapped fish habitat. The area mapped as
fish habitat is separated by the property to the south which is the property that has the
zoning permissions for the marina and other uses. Section 12.01 of the Official Plan
includes policies regarding fish habitat, including Section 12.01.1.5 which states that “Any
new structures along shoreline identified as Type 1 fish Habitat will not be permitted unless
it can be demonstrated that there will be no adverse impacts.” Further, Section 12.0.5 of
the Official Plan includes policies for adjacent lands. Lands within 120 metres of fish
habitat require a site assessment to determine if those features are present and to
determine if further study is required to prevent negative impacts on the feature or its
ecological function.

The property will be subject to site plan control prior to development. During this process
the Municipality can request the appropriate environmental assessment to determine if the
development is appropriate and implement any mitigation measures that are identified.

Tourist Commercial and access facilities are listed as permitted uses in Section 13.02.1 as
of the Official Plan within the Waterfront designation. One of the principles of this area
within the Municipality is to preserve the character of the waterfront communities. Section
13.05.2 of the Official Plan states that marinas and boat access facilities are important
elements in a waterfront community.

Section 13.06 of the Official Plan includes the general policies for new commercial
development in the Waterfront designation:

13.06 New Waterfront Commercial Development

13.06.1 This Plan recognizes that there are a variety but limited number of
commercial land uses along the shores of recreational waterbodies.
These include marinas, cottage rentals, campgrounds and isolated
historical businesses.

13.06.2 Given the fact that most shoreline areas on the municipality’s
recreational waterbodies have been developed as low density
residential or cottage area, any new commercial development
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proposed in these areas will have a potential to be incompatible with
these existing uses.

13.06.3 Rather than prohibit new commercial uses along the waterfront, the
municipality will require a number of studies to ensure that a
proposed development is appropriate in terms of need, impacts and
any mitigative measures. A zoning by-law amendment would also
be required.

A Planning Justification Report has been submitted with the application that provides a
review and summary of relevant land use planning policies. The Planning Justification
Report provides no analysis of conformity with Section 13.06.3. It is recommended that
further justification be provided to demonstrate how the proposed rezoning conforms to
Section 13.06.3 of the Official Plan, and specifically how the need, impacts and mitigation
measures associated with the proposed development have been considered in the
supporting studies. No development or site plan has been submitted with the application.

In the absence of such information, planning staff are unable to evaluate the application
for conformity with the policy tests established in Section 13 06.3 of the Official Plan, which
is required before a Recommendation Report can be prepared.

Such further study shall consider:

¢ ftraffic and road implications;

¢ summarize the existing number of water access lots on the lake(s);

¢ quantify the amount of boat traffic expected both from the proposed development
and the cumulative impact of commercial activity planned on the neighboring lot;
including details on the existing marina space and/or boat parking spaces that are

available;

¢ whether the phasing of the build out of marina/waterfront landing properties should
be required;

e whether there should be a maximum number of boat slips permitted on subject
property;

e a conceptual site plan detailing dock location, vehicle parking locations and
emergency access considerations;

e stormwater management; and,

e the proximity of fish habitat and potential impacts of fish habitat in relation of the
scale and location of development proposed.

Section 14 of the Official Plan includes policies regarding commercial and industrial
development in the Municipality:

14.01 The Council of the Municipality of Whitestone supports the
establishment of new businesses in all areas to improve
employment opportunities and to provide an increased commercial
assessment base.

14.02 As it is difficult to predict where new industrial and commercial
development may wish to locate, the designations of commercial
and industrial have not yet been applied to any particular areas.
Proposed businesses may locate in any designation subject to the
following conditions in accordance with M.O.E.C.C.’s D-Series and
Noise Guidelines:
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14.02.1 submission of a report by the applicant describing the use
and what measures, if any, that are proposed to mitigate
against any impacts: financial; environmental; social; or

physical;
14.02.2 an amendment to the zoning by-law;
14.02.3 the filing and approval of a site plan; and
14.02.4 consultation with any relevant agency.

The owner is proposing a new tourist commercial use, a marina and other related uses on
the subject property. The adjacent property that is also owned by the owner received
approval of the same application and proposed uses in 2023.

A Planning Justification Report has been submitted with the application. It is
acknowledged that a Site Plan Control agreement will be required in the future prior to
development on the subject property.

Municipality of Whitestone Zoning By-law

The subject property is located within the Waterfront Residential 1 — Limited Services
(WF1-LS) Zone. The Limited Services "LS" symbol attached to any WF zoned lands
means that the lands do not have direct frontage or access to a publicly maintained, year
round road. The "LS" zoning symbol indicates that the provision of full municipal road
services and access to the affected property by emergency vehicles may not be available.
The subject property is accessed via Semikoka Trail East.

The subject property is proposed to be rezoned to the Tourist Commercial (C2) Zone. The
minimum lot area in the C2 Zone is 0.4 hectares and the minimum lot frontage is 60 metres.
The subject property meets the lot requirements in the Tourist Commercial (C2) Zone.

Similar to the previous application and Council approval in 2023, the proposed uses on the
subject property include the following which are to be included in the Tourist Commercial
Exception 4 (C2-4) Zone on the subject property:

Principle Uses

Marina

Resort

Vehicle and trailer parking
Boat storage

Outside storage

Tourist establishment
Rental cottages

Ancillary Uses

e Dwelling
e Accessory uses

A draft Zoning By-law Amendment has been prepared and is attached to this Report.

D. SUMMARY



This Report has been prepared to provide Council and members of the public with an
overview of the Zoning By-law Amendment application and the general details. The
application is proposing the same uses on the subject property that were previously
approved by Council on the adjacent property to the south, which is also owned by the
owner. Planning Staff have not provided a recommendation for the Statutory Public
meeting in order to consider comments from members of the public and Council.

In summary, it is recommended that:

1) Comments be received and reviewed following the Statutory Public Meeting, prior
to staff making a recommendation to Council on the application at a subsequent
Council meeting.

2) The applicant complete the necessary studies, in consultation with staff, to
demonstrate conformity with Section 13.06.3 of the Official Plan which shall include
consideration of:

¢ ftraffic and road implications;

e summarize the existing number of water access lots on the lake(s);

e quantify the amount of boat traffic expected both from the proposed
development and the cumulative impact of commercial activity planned
on the neighboring lot; including details on the existing marina space
and/or boat parking spaces that are available;

e whether the phasing of the build out of marina/waterfront landing
properties should be required;

o whether there should be a maximum number of boat slips permitted on
subject property;

e a conceptual site plan detailing dock location, vehicle parking locations
and emergency access considerations;

e stormwater management; and,

¢ the proximity of fish habitat and potential impacts of fish habitat in relation
of the scale and location of development proposed.

3) A Fish Habitat Assessment be submitted for review.



THE CORPORATION OF THE MUNICIPALITY OF WHITESTONE
By-law No. ___ -2025

Being a By-law to amend By-law No. 07-2018 (the Zoning By-law) for the property
located on Part of Lot 24, Concession 7, geographic Township of Burton, and
municipally known as 9087 Bolger Lake (Rootham-Roberts)

WHEREAS the Council of the Municipality of Whitestone has the authority to enact Zoning
By-laws under Section 34 of the Planning Act, R.S.0. 1990;

AND WHEREAS the Council of the Municipality of Whitestone deem it appropriate and
necessary to rezone the subject lands;

AND WHEREAS the Council of the Municipality of Whitestone has determined that no
further notice is required in accordance with Section 34(17 he Planning Act, R.S.0. 1990;

NOW THEREFORE the Council of the Municipality of¥hi e hereby enacts as follows:

further amended by rezoning Part of Ls
Burton, and municipally known as 9087
1 — Limited Services (WF1-LS)
4) Zone, as shown on Schedul

ake, from the Waterfront Residential
rist Commercial Exception No. 4 (C2-
is By-law.

[}

. ;

e Vehicle and trailer parking
e Boat storage

e Outside storage

e Tourist establishment

¢ Rental cottages

Ancillary Uses

o Dwelling
e Accessory uses

3. This By-law shall take effect and come into force in accordance with Section 34 of
the Planning Act.

By-law __-2025 Page 1 of 3



4. THAT By-law No. __ -2025 being a By-law to amend By-law No. 07-2018 (the
Zoning By-law) is hereby passed this day of December, 2025.

Deputy Mayor Joe Lamb

CAO/Clerk Nigel Black

By-law __-2025 Page 2 of 3
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Attachment #2
PLANSGCAPE
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January 21, 2026

Nigel Black, CAO, Clerk & Paula Macri, Planning Assistant
Municipality of Whitestone

21 Church Street

Dunchurch, ON POA 1G0

Via Email: nigel.black@whitestone.ca & paula.macri@whitestone.ca

To Mr. Black & Ms. Macri:

REFERENCE:  Zoning Amendment Application, 9087 Bolger Lake
Part Lot 24, Con. 6 (Burton), Municipality of Whitestone

Further to the statutory public meeting held on December 16, 2025, please accept the following
in response to the comments included in the staff report and those expressed by Council.

To summarize the application, the owners have successfully opened and are operating a private
marina operation on the adjoining lands. The business has been a complete success and the
owner is now looking to expand his operations onto the abutting lands. Figure 1. is a recent
(2025) drone photo of the subject lands that shows the current location of winterized boat
storage, approximate property lines and the red shaded area where the owner would like to
expand the marina use that would be mainly used for truck and trailer parking. No other
development is proposed at this time.

In response to the questions contained in the MHBC Planning Report, we offer the following.

e Trdffic and road implications. Within the previous planning report for the neighbouring
property, planning staff noted the following: “The remoteness of this landing attracts a
special kind of adventurer and the business will not likely create any perceptible heavy
additional traffic loads".

In my opinion and in discussion with the owner, the main users/clients are those who
already exist on the lake and have previously relied on the MNRF/Township landing
located at the end of Bolger Road.

e Number of existing or water access lots on the lake(s). There are only about 77 (37+40)

parcels of land on the two lakes, Bolger and Kashegaba Lakes, with all but four lots being
water access.

104 Kimberley Ave., Bracebridge, ON P1L 1Z8 T 705.645.1556 F 705.645.4500 E info@planscape.ca www. planscape.ca
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e Amount of boat traffic expected both from the proposed development and the cumulative
impact of commercial activity planned on the neighboring lot, including details on the
existing marina space and/or boat parking spaces that are available. Boat traffic will not
be expected to increase. In fact the previous application has significantly reduced the
amount of public parking/boat storage and use of the MNRF/Township public access
point. This was recently acknowledged by the Cottage Association meeting in the
summer of 2025, where the Association supported the subject expansion.

e Potential phasing of the marina/waterfront landing properties. Phasing is not required. If
additional docks are needed, they will be added to the subject lot, comply with the
Municipal requirements and be included on the required site plan agreement process.

e Maximum number of boat slips permitted on subject property. The applicant is not
contemplating boat slips at this time. However, current zoning provisions provide
specific and limited regulations for docks. The applicant has no current plans to exceed
these limitations.

e Conceptual site plan. Figure 1. shows a draft plan for the two lots.

e Stormwater management. A stormwater management plan is not necessary as no new
buildings are contemplated and the new parking areas will be gravel. This is similar to
what exists on the neighbouring lot. Very little vegetation removal is necessary to
establish the proposed parking area.

e Proximity of fish habitat and potential impacts of fish habitat. There is no sensitive fish
habitat on the subject lands, according to the information available through the
Township. This was noted on the previous property and this protected area is mainly
found in front of the public landing. The current dock on the abutting property was
specifically located well outside of this protected area and followed the current zoning
provisions.

Finally, our client fully acknowledges and will submit the required site plan agreement
application, and he is fully aware of any additional permissions/requirements.

With respect to the noted Official Plan policies included in the planning report, there are several
supportive economic development policies that should be considered, as noted in the Planning

Justification Report submitted with this zoning application.

In summary, it remains my professional planning opinion that the application clearly conforms
to the direction of the Whitestone Official Plan and it represents good planning, as did the

previous application for the same use.
PLANSCAPE
' BUILDING COMMUNITY THROUGH PLANNING
cn
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Figure 1. General Area of Proposed Parking
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Municipality of Whitestone
9087 Bolger Lake - Zoning Amendment
January 21, 2026 Page 4

Please contact me if you have any questions or require any additional information.

Yours truly,

PLANSCAPE INC.

Stefan Szczerbak, M.Sc, MCIP, RPP
Principal

PLANSCAPE
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i |



Attachment #3

THE CORPORATION OF THE MUNICIPALITY OF WHITESTONE
By-law No. __ -2026

Being a By-law to amend By-law No. 07-2018 (the Zoning By-law) for the property
located on Part of Lot 24, Concession 7, geographic Township of Burton, and
municipally known as 9087 Bolger Lake (Rootham-Roberts)

WHEREAS the Council of the Municipality of Whitestone has the authority to enact Zoning
By-laws under Section 34 of the Planning Act, R.S.0. 1990;

AND WHEREAS the Council of the Municipality of Whitestone deem it appropriate and
necessary to rezone the subject lands;

AND WHEREAS the Council of the Municipality of White
further notice is required in accordance with Section 34(17

e has determined that no
lanning Act, R.S.0. 1990;

NOW THEREFORE the Council of the Municipality hitestone y enacts as follows:
1. That Schedule ‘A’, Sheet No. 3 of 22, o
Burton, and municipally known as 9087 B e, from the Waterfront Residential

ist Commercial Exception 5 (C2-5)

2. That Section 9.04.5 Tourist Com on 5 Holding (C2-5(H)), be added in
accordance with the follewing:

e Dwelling
e Accessory uses

b) The Holding ‘H’ suffix and the provisions relating to the restrictions attributed to
the symbol will be removed upon: (i) the completion of a Fish Habitat Assessment
to the satisfaction of the Municipality prior to the construction of any in-water
structures on the shoreline.

3. This By-law shall take effect and come into force in accordance with Section 34 of
the Planning Act.

By-law __-2026 Page 1 of 3



4. THAT By-law No. _ -2026 being a By-law to amend By-law No. 07-2018 (the
Zoning By-law) is hereby passed this 17th day of March, 2026.

Mayor George Comrie

CAO/Clerk Nigel Black

By-law __-2026 Page 2 of 3



Schedule A to By-law ___-2026
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Lands to be rezoned to the Tourist Comm Exc n 5 Holding (C2-5(H)) Zone
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5.2

PARRY SOUND AREA PLANNING BOARD

1 Mall Drive, Unit 2, Parry Sound, Ontario P2A 3A9

CONSENT APPLICATION NO. B05/2026(W)

PART OF LOT 4, CONCESSION 2
GEOGRAPHIC Township OF HAGERMAN
PART 4, 42R-21217

ROLL # 493904000102309

1250WA Gooseneck Lake

Applicant: Scott Nash

March 5, 2026

BACKGROUND / PURPOSE

Scott Nash owns a parcel on the north side of Hagarty’s Point in Gooseneck Lake.
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PREVIOUS CONSENTS

The Nash family have completed other severances on this point of land in the past. The
history of these consent is show below.
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The initial application for the creation of three lots was determined to be in conformity with
the access policies of the official plan using the Gooseneck public access.

An E-mail chain from MNR staff, supporting the use of the public boat launch and a land
use permit is attached.
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The second application was determined to require an alternative water access
arrangement using private property in contrast to the public landing.

The third consent was approved with access from the public boat launch.
This public access point is proposed to be used for the new lot subject to this application.

The applicant has had planning reports done in support of these consents. These
documents are not attached to this report but are available upon request.

PROPOSED CONSENT

The proposed consent is to create one (1) new water access lot as shown on the sketch
below.

ORIGINAL SHORE SKETCH SHOWING
ROAD ALLOWANCE
IN FRONT THEREOF THE PROPOSED SEVERANCE OF
s Yo PART 4, PLAN 42R-21217
J MUNICIPALITY OF WHITESTONE
"o DISTRICT OF PARRY SOUND
%
2
| RETAINED LOT [
‘ |:52:g:s:72 H’-F:T 5 1‘{8’ HOLDING JONES VANDERVEEN INC.
! ! 3.204 ACRES % +~ ONTARID LAND SURVEYORS
R e
| %
4’0 ! 8  SEVERED LOT §
T, ‘ <on T
| 3380 ACRES
CAUTION
LEGAL DESCRIPTION
ORIGINAL SHORE
ROAD ALLOWANCE
IN FRONT__WEREOF
B oo DATE: MARCH 3, 2026
R:_]R‘\ HOLDING JONES VANDERVEEN INC.
ONTARIO LAND SURVEYORS
GOOSENECK LAKE 1700 LANGSIAT ROMD ST 1002
Frontage (m) Depth(m) Area(ha)
Retain 182 +120 1.3
Sever 1 145 +96 1.2
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EXISTING LOT CONDITIONS

The subject lands (Part 4, plan 42R-21217) is a vacant water access lot on Gooseneck
Lake. The lot is well forested. There is a low area in the centre of the shoreline that is
identified as “flooded land” on the survey plan. There is an existing (permitted) dock on

the proposed severed lot.
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OFFICIAL PLAN

The subject lands are designated Waterfront in the Municipality’s Official Plan.

SUBJECT

pih yoinE (0B Y

The owner has had Species at Risk and Fish Habitat assessments undertaken in support
of the previous consents. The scope of these studies included the subject lands. These
studies are not attached to this report, but are available upon request.

A key statement from the Beacon Environmental — Scoped Environmental Assessment
June 2016 states:

“The act of severing the lots would not give rise to any impacts. Mitigation
associated with potential future development includes the avoidance of the
species and microhabitat features and by timing any future construction

activities outside of the active period for particular species as described in
Appendix A.”

The report sets out methods and timing for development to avoid impacts on any
endangered or threatened species that may be present on the lands.
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The Beacon Environmental Assessment Report — June 2016 also recommended septic
system design and phosphorus mitigation measures for any future development.

The same septic system design criteria used in previous consents will be applied as a
condition of approval.

PROVINCIAL PLANNING STATEMENT (P.P.S) 2024

The subject lands are considered Rural in the P.P.S. and are subject to following policies:

2.5 Rural Areas in Municipalities

1.

2.

3.

Healthy, integrated and viable rural areas should be supported by:

a)
b)
c)

d)
e)
f)
g9)
h)

building upon rural character, and leveraging rural amenities and assets;
promoting regeneration, including the redevelopment of brownfield sites;
accommodating an appropriate range and mix of housing in rural settlement
areas;

using rural infrastructure and public service facilities efficiently;

promoting diversification of the economic base and employment
opportunities through goods and services, including value-added products
and the sustainable management or use of resources;

providing opportunities for sustainable and diversified tourism, including
leveraging historical, cultural, and natural assets;

conserving biodiversity and considering the ecological benefits provided by
nature; and

providing opportunities for economic activities in prime agricultural areas, in
accordance with policy 4.3.

In rural areas, rural settlement areas shall be the focus of growth and
development and their vitality and regeneration shall be promoted.

When directing development in rural settlement areas in accordance with policy

2.3,

planning authorities shall give consideration to locally appropriate rural

characteristics, the scale of development and the provision of appropriate service
levels.

Growth and development may be directed to rural lands in accordance with
policy 2.6, including where a municipality does not have a settlement area.
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2.6 Rural Lands in Municipalities

1. On rural lands located in municipalities, permitted uses are:

a) the management or use of resources;

b) resource-based recreational uses (including recreational dwellings not
intended as permanent residences);

c) residential development, including lot creation, where site conditions are
suitable for the provision of appropriate sewage and water services;

d) agricultural uses, agriculture-related uses, on-farm diversified uses and
normal farm practices, in accordance with provincial standards;

e) home occupations and home industries;

f) cemeteries; and

g) other rural land uses.

2. Development that can be sustained by rural service levels should be promoted.

3. Development shall be appropriate to the infrastructure, which is planned or
available, and avoid the need for the uneconomical expansion of this
infrastructure.

4. Planning authorities should support a diversified rural economy by protecting
agricultural and other resource-related uses and directing non-related

development to areas where it will minimize constraints on these uses.

5. New land uses, including the creation of lots, and new or expanding livestock
facilities, shall comply with the minimum distance separation formulae.

There are no inconsistencies with these policies.
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ZONING BY-LAW
The subject lands are zoned Waterfront Residential 1 — Limited Services (WF1-LS)
The shoreline is entirely zoned Environmentally Protected (EP) is the zoning by-law

mapping. However, on-site fish habitat assessment found numerous pockets of shoreline
free of Type 1 fish habitat.
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Figure 3 from the Beacon Environmental Fish Habitat Assessment (below) has had the
proposed severance lines added.

The retained lot has much of its northern shoreline free of Type 1 habitat. The proposed
severed lot has had its northerly lot line placed to include the required 15 metres of clear
shoreline at the point to meet the zoning by-law requirement. There is also an existing,
permitted dock that was placed in the middle of the proposed severed shoreline after the
aerial photograph was taken.
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RECOMMENDATION

That the proposed consent to allow the creation of one (1) new water access lot on
Gooseneck Lake in Part of Lot 4, Concession 2, Geographic Township of Hagerman as
applied for by Scott Nash in Application No. B05/2026(W) be approved subject to the
following conditions:

1. Payment of a Parkland dedication fee in accordance with the Municipality’s fee By-
Law;

2. Entering into a 51(26) Consent Agreement wit the Municipality of Whitestone to be
registered on title by the applicants to implement the septic design criteria set out in
the Official Plan;

3. That the newly created lot receive 911 addressing from the Municipality of
Whitestone upon request of the applicant;

Respectfully,

XA

Patrick Christie, C.P.T.
Secretary-Treasurer
Parry Sound Area Planning Board
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Subject: RE: Gooseneck Lake Boat Launch Use --

From: Timson, Dean (MNRF) (dean.timson@ontario.ca)

oo

Date: Tuesday, May 10, 2016 1:06 PM

Correct!!

Dean

From: SCOTT NASH [mailto Jj |

Sent: May-10-16 1:05 PM
To: Timson, Dean (MNRF)
Subject: Re: Gooseneck Lake Boat Launch Use --

Dean,

No issues we understand that you are busy and thank you for the email of today.

Based on the email response we understand that Ministry of Natural Resources & Forestry has no
issues or objections with the use of the Boat Launch and associated land "Access Point at Gooseneck
Lake (Municipality of Whitestone)" as an access point for future additional lots that may be

created within "South Part Con 2 Lot 4, 42R-20453 Parts 1 thru 8" as the Ministry of Natural
Resources & Forestry has no intentions of restricting it’s use or closing the site in the future

Can you please confirm that we understand correct.

Regards

Scott Nash

https://ca-mg5.mail.yahoo.com/neo/launch?.partner=rogers-acs&.rand=2ig9qjr61g6ko
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From: "Timson, Dean (MNRF)" <dean.timson@ontario.ca>
To: SCOTT NASH

Sent: Tuesday, May 10, 2016 11:26 AM

Subject: RE: Gooseneck Lake Boat Launch Use --

Hello Scott;
Sorry for the delay.

Please be advised that the Ministry of Natural Resources & Forestry acknowledges that the access point at
Gooseneck Lake (Municipality of Whitestone) is on Crown land and although we do not maintain the site we
have no intentions of restricting it’s use or closing the site in the future.

Dean

Dean Timson

Lands& Waters Technical Specialist
Parry Sound Distric/ MNR& F
(705)773-4206

From: SCOTT NASH [mailio S

Sent: April-25-16 4:03 PM
To: Timson, Dean (MNRF)
Subject: Gooseneck Lake Boat Launch Use --

Dean,

Thank you for talking the time to call me today and discuss the Public Boat Launch located on
Gooseneck Lake, located just off HWY 520 within the Municipality of Whitestone. Attached for
reference is a GIS Map showing the location of the Property that we own along with the location of
the Public Boat Launch.

As per our conversation we own a Property on Gooseneck Lake (South Part Con 2 Lot 4, 42R-20453
Parts 1 thru 8) consisting of + 45 Acres and are considering applying to the Parry Sound Planning
Board / Municipality of Whitestone to creating several new lots. The new lots would be +_ 5-7 Acres
with 90+ meters of Shore line each. Prior to submitting the application we wanted to follow up with
the MNR regarding access to the additional lots from the current Boat Launch off HWY 520 and
confirm that the MNR would not have any issues with access to the Lots from the Boat Launch.

In doing some research we understand that the Boat Launch is located on MNR Property and the
Municipality of Whitestone completes some general maintenance to the Boat Launch / Boat Launch
Road on a yearly basis. This maintenance may consist of applying a load or 2 of gravel and some
minor grading of the road etc. on a yearly basis, as over the years the MNR has divested interests

in Boat Launch in many areas and the maintenance has fallen back to the Municipalities or Public.

Based on our conversation we understand that the Boat Launch is open for Public access to all of
Gooseneck Lake, and is open for public access to several properties on Gooseneck Lake which are
water access properties, and understand that the MNR does not intend on closing the Boat Launch in
the future.

https://ca-mg5.... https://ca-mg5.mail.yahoo.com/neo/launch?.partner=rogers-acs&.rand=2ig9qjr61g6ko
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Can you please confirm to us that the MNR would not have any issues or objection with the Public
Boat Launch on Gooseneck Lake being used to access several additional water access lots that would
be created on (South Part Con 2 Lot 4, 42R-20453 Parts 1 thru 8) within the Municipality of
Whitestone.

Should you have any Issues please feel free to contact me at ||| il and we look forward to
your confirmation.

Regards
Scott Nash

https://ca-mg5.... https://ca-mg5.mail.yahoo.com/neo/launch?.partner=rogers-acs&.rand=2ig9qjr61g6ko
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