
 
 
 
 
Public Meeting Agenda

 
Date: Monday, May 5, 2025, 6:00 p.m.
Location: Lansdowne Council Chambers

Public meetings are called in accordance with the Planning Act, the Municipal Act, and all other

Acts that may pertain. All Public meetings shall be open to the public. Notice will be posted on the

Township’s website.

 

To register in advance for this webinar, click here. After registering, you will receive a confirmation

email containing information about joining the webinar. Accessible formats and communication

supports are available upon request.

Pages

1. Call to Order

Time: PM

2. Declaration of Pecuniary Interest and the General Nature Thereof

3. Purpose of Meeting

3.1 D14-2025-003 - 934 Burma Lane 2

3.2 D14-2025-002 - 91 Shipman's Lane 29

3.3 D14-2024-012 - 911 Country Lane 95

3.4 D14-2025-004 - 61-77 Shipman's Lane 120

4. Adjournment 

4.1 Motion to Adjourn
Recommendation:

THAT the Public meeting adjourn.

Time: PM

https://us02web.zoom.us/webinar/register/WN_0EunH4HqRk-BwdthnxJ7EA
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1233 Prince Street, P.O. Box 280 
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Email: planningtechnician@townshipleeds.on.ca 
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Notice of a Complete Application and Public Meeting 
Zoning By-Law Amendment 
(Section 34 of the Planning Act) 

 
Meeting Date:      Monday, May 5, 2025 
Meeting Time:      6:00 pm 
Meeting Location: 1233 Prince Street, Lansdowne, ON. 

Options for attending the meeting will be in person in the 
Council Chambers and virtually online/by phone through 
Zoom. Details on how to participate are included below. 

 
 

File Number:    D14-2025-003 
  
Location:  934 Burma Lane  
Owner:  Michael Tierney 
Agent:   Clayton Gray 
Roll Number:  08-12-816-015-12403-0000 
Related Application(s): Consent Application B-130-24 
 

  

Key Map: Portion of property in black outline and red fill is severed land which is the 
subject of the application for Zoning By-Law Amendment. The portion of property shown 
in blue outline and blue fill is not included in the subject application.  
 
Purpose and Effect of Proposed Zoning By-Law Amendment 
 

This application is related to a provisionally approved consent application (File Number B-
130-24). Through the consent application, a 1.9 hectare (4.6 acre) parcel was severed 
from the subject property municipally known as 934 Burma Lane. Condition number 4 of 

Retained lands 
not subject of 
application 

Charleston Lake 

Severed lands 
subject of 
application 
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the decision for provisionally approved consent application B-130-24 states: “That the 
severed lands are rezoned to a Tourist Commercial ‘CT’ zone to facilitate consistent zoning 
for the portion of the resulting lot that is outside of the Floodplain ‘FP’ zone.” The purpose 
of the application is to satisfy this condition. The consent application and subject 
application to amend Township Zoning By-Law Number 07-079 are to facilitate the 
construction of a new septic system to support the existing tourist lodging establishment 
located at 931 Burma Lane. The approval authority for the new septic system is the 
Ministry of Environment, Conservation and Parks. 
 
To view the supporting documents with respect to this application, please visit: 
https://www.leeds1000islands.ca/en/growing/active-applications.aspx  
 
How to Participate: 
 

All comments received will become part of the public record. Comments can be provided 
in writing, email or verbally in person/virtually. Staff are unable to accept verbal 
comments over the phone or in person outside of the meeting. 
 

Anyone attending in person in the Council Chambers or virtually online/by phone through 
Zoom will be provided the opportunity to comment on an application. The ways to 
comment on an application are: 
 

1. Written Comments – By Email:  planningtechnician@townshipleeds.on.ca   
                                 By Mail:  Township of Leeds and the Thousand Islands 
                                               Attn: Amanda Werner-Mackeler, Planning        

Technician 
                                               1233 Prince Street P.O. Box 280 

   Lansdowne, ON K0E 1L0 
 

2. In Person Attendance – In person attendance will be in the Council Chambers at the 
Township Office at 1233 Prince Street, Lansdowne, ON.   
 

3. Virtual/Phone Attendance – If you wish to attend virtually/by phone, you are required 
to register to be an attendee prior to the meeting. Once registered, you will receive a 
follow up email from the Clerk with the details to attend the meeting by computer or 
by phone. To register to participate for this meeting option, please visit the Township’s 
website at https://www.leeds1000islands.ca/en/governing/council-and-committee-
calendar.aspx. Under Upcoming Meetings, select the meeting you are interested in 
attending. On the meeting agenda, there is a link to register in advance to attend the 
meeting online or by phone. 

 
If you have any issues registering online, please call 613-659-2415 x 203 before May 2, 
2025 and indicate your name, phone number, email address and application you wish to 
speak to. Staff will register you for the meeting using your email address and you will 
receive a follow up email from the Clerk with the details on how to attend the meeting by 
computer or by phone.  
 
Make Your Views Known 
 

The purpose of the Public Meeting is to present planning applications in a public forum as 
required by the Planning Act and to inform the public of the purpose of the application and 
the effect of the proposed amending Zoning By-Law. At the public meeting, members of 
the public are provided the opportunity to provide comments and questions regarding the 
application. No decisions are made at public meetings concerning applications; the public 
meeting is held to gather public opinion. 
 

This notice has been mailed to you, as required by the Planning Act, to ensure that as an 
interested party you may make your views known on the above application. You may 
express your support or opposition to the proposed amendment by either attending the 
above public hearing or sending a letter by mail, email, fax or hand-delivery prior to the 
hearing date. Any correspondence received will become part of the public record. Please 
note that written comments may be submitted anytime between the municipality’s receipt 
of a complete application from the applicant and the decision of Council. 
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No specified person, public body or registered owner to which the by-law would apply shall 
be added as a party to the hearing of the appeal unless, before the by-law was passed, 
the specified person, public body or registered owner of any land to which the by-law 
applies made oral submissions at a statutory public meeting or written submissions to the 
Committee of Adjustment prior to the decision or, in the opinion of the Tribunal, there are 
reasonable grounds to add the specified person or public body as a party. 
 
“Public body” and “specified person” are defined under Section 1(1) of the Planning Act.  
 
Collection of Personal Information:  
 
Personal information is collected in order to gather feedback and communicate with 
interested parties regarding this development proposal. This information is collected under 
the authority of the Planning Act and in accordance with the Municipal Freedom of 
Information and Protection of Privacy Act. With the exception of e-mail addresses and 
telephone numbers, all information and comments will become part of the public record 
and will appear on the Township’s website. Council and committee meetings are broadcast 
live over the internet on Facebook. If you speak at the meeting your voice will be heard 
in the broadcast. Broadcasts are archived and continue to be publicly available.  
 
Potential Appeal Limitations 
 

If a person or public body would otherwise have an ability to appeal the decision of the 
Council for the Township of Leeds and the Thousand Islands to the Ontario Land Tribunal 
(OLT) but the person or public body does not make oral submissions at a public meeting 
or make written submissions to the Township of Leeds and the Thousand Islands before 
the by-law is passed, the person or public body is not entitled to appeal the decision. 
 

If a person or public body does not make oral submissions at a public meeting, or make 
written submissions to the Township of Leeds and the Thousand Islands before the by-law 
is passed, the person or public body may not be added as a party to the hearing of an 
appeal before the Tribunal unless, in the opinion of the Tribunal, there are reasonable 
grounds to do so.  
 

Further Information 
 

Additional information regarding the proposal may be obtained by contacting the Planning 
and Development Department at 613-659-2415 x 226 or by e-mail at 
seniorplanner@townshipleeds.on.ca. 
 

Office Location: 
1233 Prince Street, Lansdowne, ON  
 

Mailing Address:  
Township of Leeds and the Thousand Islands 
1233 Prince Street, P.O. Box 280 
Lansdowne, ON K0E 1L0 
 
Township Active Application Website: 
https://www.leeds1000islands.ca/en/growing/active-applications.aspx  
 

Township Council Public Meeting Website: 
https://www.leeds1000islands.ca/en/governing/council-and-committee-calendar.aspx  
 

Additional information and materials will be available to the public for electronic viewing 
at the Township Office. Additional information and materials will be available by email and 
on the Township website. 
 
Receive a Copy of the Council’s Decision 
 

If you wish to be notified of the decision of the Council of the Township of Leeds and the 
Thousand Islands on the proposed zoning by-law amendment, you must make a written 
request to Amanda Werner-Mackeler, Planning Technician at: 
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Township of Leeds and the Thousand Islands 
Attn: Amanda Werner-Mackeler, Planning Technician 
1233 Prince St, PO Box 280 
Lansdowne, ON  K0E 1L0 
 

Email: planningtechnician@townshipleeds.on.ca  
 

Accessibility Information 
 

If you are a person with a disability and need Township of Leeds and the Thousand Islands 
information provided in another format, please contact our Clerk’s office at 613-659-2415 
x 231 or clerk@townshipleeds.on.ca. 
 

Multi-Residential Unit Notification 
 

If you have received this notice and you are the owner of land that contains seven or more 
residential units, please post this notice in a location that is visible to all of the residents. 
 

DATED at the Township of Leeds and the Thousand Islands on April 9, 2025. 
 

Marnie Venditti 
Director of Planning and Development 
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Application:

DEVELOPMENT APPLICATION
Section 22 (Official Plan Amendment), Section 34
(Zoning Amendment), Section 36 (Holding Zone
Removal), Section 41 (Site Plan Approval) of the

Planning Act

Date Received:

Roll Number: Deemed Complete:

Application Fee: D Cheque D Cash D Interac D N/A

Posting of Sign By: Owner Agent D Staff ($50 Fee) D Other
Posting of Sign Fee: D Cheque D Cash Interac DN/A

1. APPLICATION TYPE (Check all that apply)

B Zoning By-Law Amendment

D Site Plan Agreement

D Official Plan Amendment

2. PRE-CONSULTATION (Attach supporting documentation)
a TLTI - Staff

CRCA
D Other:

a ; Leeds, Grenville & Lanark Health Unit

St. Lawrence Parks Commission

3. COMPLETE APPLICATION REQUIREMENTS
D Complete Application Form

D Authorization of Applicant (if applicable)

D Affidavit signed by a Commissioner of Oaths, Notary, etc. (Available at Office)

CI Township and other Agency (if applicable) Applications and Fees

D Cover Letter and/or report

Survey Plan (if available)
D Deed

C-l Scaled Sketch with setbacks identified (1 hard copy (11x17 paper or less) and 1
digital copy)

1-1 Minimum Distance Separation Calculation Form (if applicable)

D All Supporting Information identified through Pre-Consultation including DRT

4. SUBJECT LAND

Assessment Roll Number: ^// C '5 / ^7c 5
Civic Address: (f^l ?:u-(^ Ar^./•

Legal Description (Concession, Lot, Part, Reference Plan numbers):
^^ ^ ^R'fZ^s',

Date subject land acquired by current owner: 2o2'-)

Page 1 of 17

 D14-2025-003       March 28, 2025
816-015-12403

$1500               x

x
x

April 4, 2025
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION

5. REGISTERED OWNER(S)
All owners must be included. If company, identify principals. A separate page may be
submitted, if needed.
Name(s): /i.'Kc ^c.^^.v

Company Name (if applicable):
Mailing Addr

Phone (home):_ Phone CcelU: ^'6-
Email Ad d ress: r/i

6. APPLICANT INFORMATION
If an applicant is NOT the owner of the subject lands, written authorization from all
registered owner(s) must be obtained stating that the agent is authorized to make
the application (Section 14)

6.1 Is the applicant the same as the owner?
Yes (same information as above)

No (please fill out below and complete Section 14 - Agreement, Authorization
and Declaration)

6.2 Name(s): /^v/-4^ /<^

Company Name
Mailing Address:

t

(if applicable): '00-ill£j ^^ r}^.) hUC ififrt'A C^\'D .'",»-•> f'fi". r\):hr:'.

,_J '

Phone (home): _ Phone (cell): ^!3- 

Phone (work): _ Email Address: r^

7. SUBJECT LAND CHARACTERISTICS

7.1 Please list and describe any existing easements/ right-of-ways or restrictive

covenants that apply to the subject property (required to be shown on sketch)
';.? - / , 4 V'S
pOf^ifi <,>p" " '^ .{ i't."-1'1 r 't' cji

l^o r ^^, . . .': ^ ^ ° ;' '? - 0." ' 'Byr?-,c. .IA>. .'

7.2 Site Description: (briefly describe factors that may impact the proposed

development, such as soil type and depth, lot configuration, steep slopes or low-lying

areas, natural feature, etc.) K^I^.J .^.^.-^, .'".. J.....,-.^,,... •lf—

...'.•..•: . .-•'^:.^..'',•-' . .>^. ^ .,;....,'.!. ^|n^./'-, . ^d.;J ^A.ir-^,Jr-'^. /6<^.^"'.=
\ '

} *>'•'--<> ' • C'T" .' ' . ! ' f /> <1

^r.-. .-".i.../ /'^'.'f • . .\.'. •-'' / ' .^.•\..:.^ ^ ,^ .•^.•>^"''-, . i.i 'ac' ^ ','.''.'..;.<''• ''^.

^~\ . 4'}>.". I i;'".^. ^ '-^^^-•,..'_J . ^.-: ,..^.-' '-•
'\ ' "" ' ~ r
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION
7.3 Dimensions of Subject Land

Total Lot Area: l^°t -<&c-/^

Lot Depth: {'§0.%

Lot Width (frontage): Q. ^ 0 <metres_^>

acres

feet
feet

7.4 Road Access (include name)

Provincial Highway:

D County Road:

D Municipal Road:

Private Right-of-Way:

Water Only:
^ ^

7.5 If access to the subject land is by water only, provide details of parking and

docking facilities to be used and the approximate distance of these from the subject

land and the nearest public road:

7.6 Servicing - Water

Municipal Piped Water System

Privately Owned and Operated Well

Dug
D Drilled

Communal

Lake or Other Water Body:

Other:

Existing Proposed Not Applicable

D D

D D Q
D D B
D a B

7.7 Servicing - Sewage

Municipal

Privately-Owned

D Individual Sanitary Sewage System

d Communal Sanitary Sewage System

a Composting/Self-Contained Toilet

D Privy

D Outhouse

Other: (Specify)

Existing

D

D
D
D
D

D

Proposed Not Applicable

D
D

D
7.8 Servicing ~ Storm Drainage

Sewers

Ditches

Swales

Other (Specify):

Existing Proposed Not Applicable

D a 0
D D E
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION

8. OFFICIAL PLAN, ZONING BY-LAW AND LAND USE INFORMATION

8.1 Official Plan Designation: '^,^^\ ^-,j_ "f^. ./^^ ^^

L '- :, d ,', • ii\ i , L— -•,.',1^'' . .•'. ,..'ri^"7.. t i/^ /r"(-.-/ -'( ,' .^'•/'y;'^ /.;•.•;

8.2 Special Policy Area: D 1000 Islands B Highly Sensitive Lake Trout Lake -^^o

8.3 Zoning: ^^,-<,J. ?, /^ • S ;'Y

8.4 Is this a designated heritage property: D Yes |SI No

8.5 Existing Use(s): (indicate uses and length of time uses have continued)

l^ec >,-',, f'&n^'

8.6 Proposed Use(s):

"TV>e ^ro^o,":>f^l O".," )& -ki >^5><&H. <3. ^C^4i^ 4A^r^-l Co^C>/i'OflC<-,

^0 f(-i£- /^.n/i>^y oT' CnuK-oonc-irf ^cA boc K'-.,

8.7 Existing Use on Adjacent Lands:

North: ^cL-n-^i /L.^o.,.( 1.^ . south: ^c^-t l^o

East: Co^fv^f^^ ^pr.^o.^/.J 9^r&h(?&t'n«> ^el] West: f/^.^ J ^ .,„ ^

8.8 Previous Use(s): indicate all prb^ious land uses on the subject land or adjacent
lands including any industrial or commercial use, or if there is suspected

contamination. Note: When a property is being proposed for a more sensitive land

than its current or most recent use, then a Record of Site Condition (RSC) per the

Environmental Protection Act (EPA) is required prior to land use change. Please refer

to Ontario Regulation 153/04 for list of uses that may require RSC.)

r>'l& f^^( c^r \ <^\ ^&r,.o tUCL^ ^r^L.'1'Oi'L (',' :-^'fc <<'* I " '^ ^. 6'^ L/-IC <• c 'i -i !"oA>
^

\+ L^^\) (^ tr..c (->ci-,,.i Ji {^y Aj^cit.'i<n lli it'^t.!' Ou.-x'i^ f r*(^(^ Cfti.'i.^r^t ^ u;'i'/^

h^ (^"•'t.^r'k.- AV(''i ^.,fc'); t;; 4i'^."i
f

8.9 Indicate any current or previous application under the Planning Act affecting the
subject land:
Application Type File Number File Status
Minor Variance

Site Plan Agreement

Zoning By-Law Amendment

Official Plan Amendment

Consent ^^ l^!w 1^00"^, (^,<n.k^
Subdivision
Other:

There have been no previous Planning Act applications affecting the subject lands
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION

8.10 Potential Land Use Constraints:

Agricultural Operation including Livestock Facility or
Stockyard (If Yes, MDS info must be submitted)
Waste Management Site or Landfill

Sewage Treatment Plant or Waste Stabilization

Provincially Significant Wetland (PSW)

Locally Significant Wetland (LSW)

Area of Natural and Scientific Interest (ANSI)

Flood Plain

Wellhead Protection (Village of Lansdowne)

James W. King Intake Protection Zone - St. Lawrence
River - South of Gananoque (OP Schedule A6)

Licensed Mine, Pit or Quarry or an area designated
for Aggregate Extraction

Rehabilitated Mine/Pit/Quarry Site?

Industrial or Commercial Use, or Wrecking Yard
Specify Use:

Active Railway Line

Municipal or Federal Airport

Provincial Highway 401

Utility Corridor(s) i.e. Power Lines, Hydro Easement

i.e. Natural Gas or Oil Pipeline, etc.

Gas Station - Currently or at Any Time

Lands suspected to be contaminated

Has grading of the subject land been changed by
adding earth or other material(s)?
Designated Heritage Buitding/Site

On Subject On Adjacent

Lands Lands Within

D D 1000m

D
D
a
D
a

D

D

D
D

D
D

D
D

a

500m

D 500m
D 120m
D 50m
n 50m

N/A
N/A
N/A

D 1000m

500m

D

D 500m
D 500m
D 250m

500m

500m

d Adjacent

a 500m
N/A

500m

No

I > I

E

0

8.11 Additional information that may be relevant to the review of the application:

^ft t^fop V^^.e 0-^, ^ '^'£",(-4 ^ ^'C (• f\{ -to {-^ 0(J

O^^ic'o '.•^' l^,'^ t^.v'^eo-f 4o ^•chi'r'-)e-.. -//-ic /1.C-)i

^e..

Oft 11/
/

f.tlj:^'.'"'-1^ <'

.-p.lv>
.-( L.f^- ^^'^rry 4 QCM£. O^frn.^i^ lOr^'i r?rf •'.•»/••, i,-'.?^ -^

C>ur €'(.<rr^-' ?-.i;?J,l(1^ "''••ok^, 1^ili» c-^refu'"^^^'? }'",, OiJ'y fa(/?«an.

^ Uvi. €f,\^tf)(^e -] ^ ^/V^"ia '•{,'r !,;-":-!U ^l'-^ ^. ^^-^rf.1-c"

^A /.^

^y>/do^ s o <yr^^c f oo/~

D Provided on a Separate Sheet

OAI t'rf} ./ s.T°'l(> ^ ••..'—
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Township of Leeds and the Thousand Islands APPLICATION

9.1 A detailed sketch in metric has been attached with the required 0Yes D No
information as noted in Section 9.2.

All required site plan drawings, elevations, cross-sections, 0Yes D No
grading, drainage, etc. along with the required information as
noted in Section 9.3.

9.2 Requirements
For zoning and official plan amendment applications, a detailed sketch is required.
The sketch must include:
(a) The boundaries and dimensions of the subject land.
(b) The location, size and type of all existing and proposed buildings and structures

on the subject land, indicating their distance from the front lot line, rear lot line
and side lot line.

(c) The approximate location of all natural and artificial features (for example,
buildings, railways, roads, watercourses, flood plains drainage, banks of rivers
or streams, wetlands, wooded areas, wells and septic tanks) that:

(i) Are located on the subject land and on land that is adjacent to it, and
(ii) In the applicant's opinion, may affect the application.

(d) The current uses of land that is adjacent to the subject land.
(e) The location, width and name of any roads within or abutting the subject land,

indicating whether it is an unopened road allowance, a public travelled road, a
private road or a right of way.

(f) If access to the subject land will be by water only, the location of the parking
and docking facilities to be used; and

(g) The location and nature of any easement affecting the subject land.

9.3 Plan Requirements
In addition to Section 9.2, for site plan applications, drawings showing plan,
elevation and cross-section views for each building to be erected, except a building
to be used for residential purposes containing fewer than 25 dwelling units which
drawings are sufficient to display,
(a) The massing and conceptual design of the proposed building;
(b) The relationship of the proposed building to adjacent buildings, streets and

exterior areas to which members of the public have access;
(c) The provision of interior walkways, stairs, elevators and escalators to which

members of the public have access from streets, open spaces and interior
walkways in adjacent buildings;

(d) Matters relating to exterior design, including without limitation the character,
scale, appearance and design features of buildings, and their sustainable design,
but only to the extent that it is a matter of exterior design

(d.l) Matters relating to exterior access to each building that will contain affordable
housing units or to any part of such building, but only to the extent that it is
a matter of exterior design;

(e) the sustainable design elements on any adjoining highway under a municipality's
jurisdiction, including without limitation trees, shrubs, hedges, plantings or other
ground cover, permeable paving materials, street furniture, curb ramps, waste
and recycling containers and bicycle parking facilities; and

(f) facilities designed to have regard for accessibility for persons with disabilities.
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION

9.3 SANPLE SKETCH - Measurements, setbacks for all structures must be transcribed onto Sections 10
and 11.

Covered!. I E
Porch U ^

Commercial/Residential
Property

Property Line width 76m

Well

0

Residential
Property

Existing
House

txistina

Sewage
Systern

9.1m
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION
10. EXISTING STRUCTURES & SETBACKS ON SUBJECT LAND (Indicate any to be demolished)

10.1 Existing Structures in metres. Include all structures on subject land, including marine facilities and
structures under 10 square metres.

Type of
Structure

Ground
Floor Area

Gross Floor
Area

Number of
Stories

Dimensions

Length Width Height
Year
Built

^':. ,L..-^- .

...-' /,^

10.2 Setbacks of Existing Structures to property boundaries, shoreline, etc. in metres

Type of
Structure

Front Side Side Rear Water
Flood
Plain

Public Road
(center)

Right of
Way (edge)

Other

10.3 Existing Parking & Loading Spaces

Existing Number of Standard Parking Spaces:

Existing Number of Loading Spaces:

Existing Number of Barrier Free Parking Spaces:
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION
11. PROPOSED STRUCTURES & SETBACKS ON SUBJECT LAND (Indicate any to be demolished)

11.1 Proposed Development (if any) in square metres, metres

Type of
Structure

Ground
Floor Area

Gross Floor
Area

Number of
Stories

Dimensions

Length Width Height
Year
Built

i;-

11.2 Setbacks of Proposed Structures to property boundaries, shoreline, etc. in metres

Type of
Structure

Front Side Side Rear Water
Flood
Plain

Public Road
(center)

Right of
Way (edge)

Other

11.3 Proposed Parking & Loading Spaces

Proposed Number of Standard Parking Spaces:

Proposed Number of Barrier Free Parking Spaces:

Proposed Number of Loading Spaces:
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Township of Leeds and the Thousand Islands

12.

12.1 Proposed Zoning: (" "T

12.2 Description of Proposal: (describe nature and extent of the rezoning request,

reasons for rezoning) ^^ .?( ^, 4^ ^^n n^o^r s,r^.c ^

t.AJhi.^i^CTK-,,;, 'T:.,)i'ric'& C644<t<\&S. //)'h,'A4i-v (^i^> cf)Ui ranM cD.| hrt5 i^Tocne.^ (,<>&

"ihprl &, ''"'^(-Utet $>Cp-l<'&. (.A^OoM nci'l be "(p &iley<f d on ou<- Cu^''-<.ft^

\
"ptcxpc'f "(y . Otjt" Only Opl-'on UJe»u I d be. -lo fprucl»',tg C'.i^&i4i oh» I lo.f'.et

v ~' / i /' ^ ~ ~~ ~ ~ ~'"" ~ " 'v\

(/y i"M a /Ar^^f 5c4 bo^k -'f'rsn (£..^o-rJ('5-!o("t i.&'f/t-. 7nc TC'»..S©F» S£» -io

Jfli'h fl.r't i^ifti't^f*^ <">i cnu it1 can /-^ s-'ft1? ("6rta /11-1 tii£_^___o_S£v_Q^tlU^

12,3 Is the requested amendment consistent with the Provincial Policy El Yes D No

Statement (PPS)?

Explain how the requested amendment is consistent with the PPS.

f ft ri i-i i rifi <^a r- -i ^ ^ cv (D (f^ r o o c • i ,--1 -" e. S^ eCi'A "t"rit-t ~^a f "I h c.. & ^3 ^i r o p c • )' ,'-1 -'' C. ^ e^'

v^<3 "^•cTlnf.. *S k tf. rny; ( n!,!-\ ff\ 'I h./'//^ hw i-'f'n'".., 300^ s»-"t btx.c^-'

Mf-l Ct ^ ft iTr <•}•• ««) Lft ^•c >

12.4 Is the requested amendment consistent with the County Official 0 Yes D No

Plan?

Explain how the requested amendment conforms with the County Official Plan.

The County Orl(l,'rrA/ ^•?,!.t^ '.^•^•^,.;,<-j-., |/-lp^ OU tM ^ A 'I an A-yc..U('^&/il^'.-/;><-i<

^/ <?H<S.©Ureid,C cJ^i-.-/t5/pH^; r1'! i 1% f- C € !• <-'^''/c-y'f $ ; -If S el'n4 ^p('^';;/;"'''!<'"'

/ >J.,,.... . ... f - ../ .... y::'l . / ^../., .1 !,-. ''
v} f\et^i.^^l "r^'^-.iW'1? /I '" ^^C.h n *, CB..N*,< i-?'?./(s/i .'.A 1^ -

12.5 Is the requested amendment consistent with the Township 0 Yes D No

Official Plan?

Explain how the requested amendment conforms with the Township Official Plan.

1i^ ^10\«.^</ ^^^•l<t'%, A.VC C)o4- Ui-eUtS CAjrik'A dfti/
^ \J ^ " /

lHrvt ve(.'N»f t c/\' <u?<'t^ ^Af ••ft.-^l<t.i fe bot..ndA,(^l-i,

s^ '4 ..3

12.6 Does the proposal require an amendment to the Township Official D Yes 0 No

Plan?

If yes, list the application number:
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Township of Leeds and the Thousand Islands _

12.7 Is the application within an area where the Municipality has pre- D Yes K] No

determined the minimum and maximum density requirements, or

the minimum and maximum height requirements

If yes, provide a statement of these requirements:

12.8 Does the zoning amendment alter the boundaries of an existing D Yes C3 No

area of settlement or require a new area of settlement to be

implemented?

If the answer to 12.8 is yes, provide the current Official Plan policies if any dealing

with the alteration or establishment of an area of settlement:

12.9 Does the zoning amendment remove land from an area of D Yes 53 No

employment?

If the answer to section 12.9 is yes, provide the current Official Plan policies, if any,

dealing with the removal of land from an area of employment:

12.10 Are the lands subject to zoning with conditions? D Yes H No

If the answer to Section 12.10 is yes, provide an explanation of how the proposed

amendment complies with the Official Plan policy relating to the zoning with conditions:
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Township of Leeds and the Thousand Islands _DEVELOPMENT APPLICATION
12.11 Would this request permit development on a privately owned Q Yes El No

and operated individual or communal septic system more than

4500 litres of effluent per day?

If yes to Section 12.11 The following studies are required: Submitted

(a) A servicing options report D Yes D No

(b) a hydrogeological report D Yes D No

12.12 Name(s) and address(es) of the holders of any mortgages, charges, and other

encumbrances of the property.

D There are no mortgages, charges/ or other encumbrances on the property.

12.13 What is your proposed strategy for consulting with the public?

OL-..^., . ^:1' ^ ^•.•J .^c ../A. •-;,L. .:-.'«•.... ^ ^ .^ ._ ^^ . . ^
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Township of Leeds and the Thousand Islands APPLICATION

13.0

13.1 Is the Application:
Site Specific D Applicable to a larger area or the entire Municipality

13.2 Does the application propose to change/ replace, or a policy in D Yes D No

the Official Plan?
Is yes, what is the policy to be changed, replaced or deleted?

13.3 Does the application propose to add a policy to the Official Plan Q Yes El No
13.4 What is the purpose of the requested amendment?

13.5 What is the designation of the subject lands according to the Official Plan of the

United Counties of Leeds and Grenville and explain how the proposed amendment

conforms with it:

13.6 What is the current designation of the subject land in the Township Official Plan

and what land uses does the designation authorize?

^<. I .

13.7 Does the requested amendment propose to change or replace a D Yes D No

designation of a parcel of land in the Official Plan?

If yes, what is the proposed designation?
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Township of Leeds and the Thousand Islands

13.8 What are the land uses that the requested official plan amendment would

authorize?

13.9 Would this request permit development on a privately owned DYes D No

and operated individual or communal septic system more than

4500 litres of affluent per day?
If yes to Section 13.9 The following studies are required: Submitted

(a) A servicing options report DYes D No
(b) a hydrogeologicat report DYes D No

13.10 Please indicate whether this land, or land within 120 metres of it, is the

subject of an application by the applicant under the act for:

Subject Lands Adjacent Lands
Other Applications Yes No File No. Yes No File No.

Minor Variance j D ; D D , D
Consent ; D , D D D

Amendment to Official Plan D D D ; D
Amendment to Zoning By-Law D D D D

Minster's Zoning Order D | D ; D D
Plan of Subdivision D F] D D
Site Plan D | D D i D
Other Applications: D D D

If yes has been answered one or more times, please specify the following on a

separate page:
1) the lands affected 2) the name of the approval authority considering it

3) The purpose of the application 4) the status of the application
5) effect of the application
Is the separate page attached? D Yes D No D Not Applicable
13.11 If a policy in the official plan is being changed, replaced or deleted or if a

policy is being added, indicate the proposed text of the requested amendment or

attach a draft of the amendment.
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Township of Leeds and the Thousand Islands

13.12 If the requested amendment changes or replaces a schedule in the official

plan, indicate the requested schedule and text that accompanies it: ^//^-

13.13 If the requested amendment alters all or any part of the boundary of an area

of settlement or establishes a new area of settlement, indicate the current official plan

policies, dealing with the alteration or establishment of an area of settlement: A^/^4

13.14 If the requested amendment removes the subject land from an area of

employment, indicate the current official plan policies dealing with the removal of land

from an area of employment:

13.15 Is the requested amendment consistent with the Provincial °SYes D No

Policy Statement (PPS)?
If yes/ explain how the requested amendment is consistent with the PPS:
t"> 3
&E.I \»}

13.16 What is the proposed strategy for consulting with the public?

!Aj€: t"1o-^>«£- "to h{i» t-*'<- A Hi'A/'-'A^ in^ct.e'1 On ^i'xi iiub^c'i' ^)roy>eci1.^'

Tn;' Ut:;^. . oP -pu1; ^.nj 't^oulc^ t>£-. •C4c?r &fp"'s'i?' lh&^&. HA-? '60 '

W e.ha.h*,(f. S O'r C^ye/o(^f""ieri-4 t^cwi'ci l-i ly-'^'p r n i"tl& Ct.yoceli

Cein C. <' ( f^<a •
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Township of Leeds and the Thousand Islands

14. & TO

All Registered OwnerQs} must complete the following to authorize the applicant/agent
to make the application on their behalf (if Owner NOT the applicant) and/or to permit
Council, Committees of Council, Township Staff or authorized agents to enter the subject
property to conduct site inspections related to this application. If multiple owners, an
authorization letter from each owner is required.

I/We ^///f^/^J^ / /e^A/^^
(name(s) of oy^ner(s) or company)

being the registered owner(s) of the subject property of this application:

Hereby authorize the following person(s) to act as our agent to prepare, submit the
application and pay any associated fees on my/our behalf (if applicable):

/^-v^ L--71/.-\\/

f /(NameofApplicant(s)/AuthorizedAgent(s)

authorize Council, Committees of Council, and Township Staff or authorized
agents to enter the subject property without notice to conduct site inspections
related to this application.

to ensure that any driveway/lanes are accessible during the circulation period
of the application so that Committee members. Township staff and other agencies
do not have any barriers blocking access to the subject land. Island properties will
require a boat ride, which is to be provided by the owner/agent. If applicable,
Township Staff will make arrangements for the most suitable date and time.

Agree to post any required signage on site, which is prepared by Township Staff,
with respect to this application in the requested timeframe of the Planning Act and
upon notification by Township Staff. I/We also agree to provide photographic
evidence of the posted sign at the request of Township Staff.

Agree to stake the area of any proposed construction a minimum of 15 days prior

to the meeting date of your application.

lave included the written approval of all surveyors, designers, etc. that designed
any documents, plot plans etc. to allow the Township to use their plan(s) in the
nptice or hearing and other documents which are viewable by the public.

Hereby acknowledge and provide my consent, in accordance with the provisions of
the Municipal Freedom of Information and Protection of Privacy Act, that the
information on this application and any supporting documentation provided by
myself, my agents, consults nt$L3pd solicitors, will be part of the public record and
will also be available tQ^e'^Q^^Public.

Signature(s):

Date: _H^ ^ . A25 •
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION

15. AGREEMENT TO INDEMNIFY & STATUTORY DECLARATION

I/We, .. . . .

(name of owner, applicant or authorized agent)

Of the _ . _ _ : , ,

(name of Municipality)

In the ^ •., .^ ., ^ -; , .,- ,,

(name of County)

Hereby agree to indemnify and save harmless The Corporation of the Township of Leeds
and Thousand Islands (the "Municipality") from all costs and expenses that the
Municipality may incur in connection with the processing of the applicant's application
for approval under the Planning Act.

Without limiting the foregoing, such costs and expenses will include all legal,
engineering, planning, advertising and consulting fees and charges incurred or payable
by the Municipality to process the application together with all costs and expenses
arising from or incurred in connection with the Municipality being required, or requested
by the applicant, to appear at the hearing of any appeal to the Local Planning Appeal
Tribunal from any decision of the Council approving the applicant's application.

I/We acknowledge and agree that if any amount owing to the Municipality in respect of
the application is not paid when due, the Municipality will not be required to process or
to continue processing the application, or to appear before the Local Planning Appeal
Tribunal in support of a decision approving the application until the amount has been
paid in full.

I/We further acknowledge and agree that any amount owing by the applicant to the
Municipality is, when due, a debt of the applicant and the Municipality may, in addition
to any other remedies available to it at law, recover the amount owing together with
interest from the applicant by action.

I/We solemnly declare that all of the above statements contained herein and all exhibits
transmitted herewith including this application and any required document attached
hereto are true, and I/We make this solemn declaration conscientiously believing it to
be true and knowing that it is of the same force and effect as if made under oath and
by virtue of the Canada Evidence Act.

Signature(s): •

Declared before me at the: - f^,r\s\\\^ r.± L ?, r. a^i +1, 'T1^,i"^r^ ls^/-^5
(name of municipality)

in the ;u\ '^-d Cc^i\An;-s c.1 L/";^ /-///'/y i^/^/'iJf?
(name of County)

This 2f day of M^/CJ- _, 20 ^< . AMANDA ZORA WERNER-MACKELER,
a Commissioner, etc., Province of Ontario,

the Corporation of the Township of Leeds
and the Thousand Islands.

^i^-^ \U^i^- •^^1^-—^ Exp-resAugust 18, 2025.

Signature of Commissioner of^baths, etc. (Official Stamp of Commissioner of Oaths)
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Planning and Development Department 
1233 Prince Street, P.O. Box 280 
Lansdowne, ON  K0E 1L0 
Phone: 613-659-2415; 866-220-2327 
Fax: 613-659-3619 
Email: planningtechnician@townshipleeds.on.ca 
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www.leeds1000islands.ca 

 

Notice of a Complete Application and Public Meeting 
Zoning By-Law Amendment 
(Section 34 of the Planning Act) 

 
Meeting Date:      Monday, May 5, 2025 
Meeting Time:      6:00 pm 
Meeting Location: 1233 Prince Street, Lansdowne, ON. 

Options for attending the meeting will be in person in the 
Council Chambers and virtually online/by phone through 
Zoom. Details on how to participate are included below. 

 
 

File Number:    D14-2025-002 
  
Location:  91 Shipman’s Lane  
Owner:  Michael Tippin and Anne Tippin 
Agent:   EFI Engineering (Niju Mathew) 
Roll Number:  08-12-812-025-11800-0000 
Related Application(s): Minor Variance Applications A31-13, A34-13 and A08-15 
 Site Plan Application SP01-14 
 

  

Key Map: The property subject to the application for Zoning By-Law Amendment shown 
in blue outline and blue fill.  
 
Purpose and Effect of Proposed Zoning By-Law Amendment 
 

The subject application is proposing to change the portion of the property zoned Shoreline 
Residential ‘RS’ zone to a Special Exception ‘RS-X’ zone. The proposed zone change would 
facilitate the expansion of an existing detached garage to include habitable space/sleeping 
cabin within the structure and to recognize an additional accessory structure that serves 
as a gatehouse for the property.  The property also contains an existing single detached 

Subject 
Property 
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 Page 2 of 4 
www.leeds1000islands.ca 

 

dwelling and a marine facility. Should the proposed zoning by-law amendment be 
approved, an application would be required to amend the existing site plan control 
agreement registered on title of the property. 
 
To view the supporting documents with respect to this application, please visit: 
https://www.leeds1000islands.ca/en/growing/active-applications.aspx  
 
How to Participate: 
 

All comments received will become part of the public record. Comments can be provided 
in writing, email or verbally in person/virtually. Staff are unable to accept verbal 
comments over the phone or in person outside of the meeting. 
 

Anyone attending in person in the Council Chambers or virtually online/by phone through 
Zoom will be provided the opportunity to comment on an application. The ways to 
comment on an application are: 
 

1. Written Comments – By Email:  planningtechnician@townshipleeds.on.ca   
                                 By Mail:  Township of Leeds and the Thousand Islands 
                                               Attn: Amanda Werner-Mackeler, Planning        

Technician 
                                               1233 Prince Street P.O. Box 280 

   Lansdowne, ON K0E 1L0 
 

2. In Person Attendance – In person attendance will be in the Council Chambers at the 
Township Office at 1233 Prince Street, Lansdowne, ON.   
 

3. Virtual/Phone Attendance – If you wish to attend virtually/by phone, you are required 
to register to be an attendee prior to the meeting. Once registered, you will receive a 
follow up email from the Clerk with the details to attend the meeting by computer or 
by phone. To register to participate for this meeting option, please visit the Township’s 
website at https://www.leeds1000islands.ca/en/governing/council-and-committee-
calendar.aspx. Under Upcoming Meetings, select the meeting you are interested in 
attending. On the meeting agenda, there is a link to register in advance to attend the 
meeting online or by phone. 

 
If you have any issues registering online, please call 613-659-2415 x 203 before May 2, 
2025 and indicate your name, phone number, email address and application you wish to 
speak to. Staff will register you for the meeting using your email address and you will 
receive a follow up email from the Clerk with the details on how to attend the meeting by 
computer or by phone.  
 
Make Your Views Known 
 

The purpose of the Public Meeting is to present planning applications in a public forum as 
required by the Planning Act and to inform the public of the purpose of the application and 
the effect of the proposed amending Zoning By-Law. At the public meeting, members of 
the public are provided the opportunity to provide comments and questions regarding the 
application. No decisions are made at public meetings concerning applications; the public 
meeting is held to gather public opinion. 
 

This notice has been mailed to you, as required by the Planning Act, to ensure that as an 
interested party you may make your views known on the above application. You may 
express your support or opposition to the proposed amendment by either attending the 
above public hearing or sending a letter by mail, email, fax or hand-delivery prior to the 
hearing date. Any correspondence received will become part of the public record. Please 
note that written comments may be submitted anytime between the municipality’s receipt 
of a complete application from the applicant and the decision of Council. 
 
No specified person, public body or registered owner to which the by-law would apply shall 
be added as a party to the hearing of the appeal unless, before the by-law was passed, 
the specified person, public body or registered owner of any land to which the by-law 
applies made oral submissions at a statutory public meeting or written submissions to the 

Page 30 of 168

https://www.leeds1000islands.ca/en/growing/active-applications.aspx
mailto:planningtechnician@townshipleeds.on.ca
https://www.leeds1000islands.ca/en/governing/council-and-committee-calendar.aspx
https://www.leeds1000islands.ca/en/governing/council-and-committee-calendar.aspx


 Page 3 of 4 
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Committee of Adjustment prior to the decision or, in the opinion of the Tribunal, there are 
reasonable grounds to add the specified person or public body as a party. 
 
“Public body” and “specified person” are defined under Section 1(1) of the Planning Act.  
 
Collection of Personal Information:  
 

Personal information is collected in order to gather feedback and communicate with 
interested parties regarding this development proposal. This information is collected under 
the authority of the Planning Act and in accordance with the Municipal Freedom of 
Information and Protection of Privacy Act. With the exception of e-mail addresses and 
telephone numbers, all information and comments will become part of the public record 
and will appear on the Township’s website. Council and committee meetings are broadcast 
live over the internet on Facebook. If you speak at the meeting your voice will be heard 
in the broadcast. Broadcasts are archived and continue to be publicly available.  
 
Potential Appeal Limitations 
 

If a person or public body would otherwise have an ability to appeal the decision of the 
Council for the Township of Leeds and the Thousand Islands to the Ontario Land Tribunal 
(OLT) but the person or public body does not make oral submissions at a public meeting 
or make written submissions to the Township of Leeds and the Thousand Islands before 
the by-law is passed, the person or public body is not entitled to appeal the decision. 
 

If a person or public body does not make oral submissions at a public meeting, or make 
written submissions to the Township of Leeds and the Thousand Islands before the by-law 
is passed, the person or public body may not be added as a party to the hearing of an 
appeal before the Tribunal unless, in the opinion of the Tribunal, there are reasonable 
grounds to do so.  
 

Further Information 
 

Additional information regarding the proposal may be obtained by contacting the Planning 
and Development Department at 613-659-2415 x 226 or by e-mail at 
seniorplanner@townshipleeds.on.ca. 
 

Office Location: 
1233 Prince Street, Lansdowne, ON  
 

Mailing Address:  
Township of Leeds and the Thousand Islands 
1233 Prince Street, P.O. Box 280 
Lansdowne, ON K0E 1L0 
 
Township Active Application Website: 
https://www.leeds1000islands.ca/en/growing/active-applications.aspx  
 

Township Council Public Meeting Website: 
https://www.leeds1000islands.ca/en/governing/council-and-committee-calendar.aspx  
 

Additional information and materials will be available to the public for electronic viewing 
at the Township Office. Additional information and materials will be available by email and 
on the Township website. 
 
Receive a Copy of the Council’s Decision 
 

If you wish to be notified of the decision of the Council of the Township of Leeds and the 
Thousand Islands on the proposed zoning by-law amendment, you must make a written 
request to Amanda Werner-Mackeler, Planning Technician at: 
 

Township of Leeds and the Thousand Islands 
Attn: Amanda Werner-Mackeler, Planning Technician 
1233 Prince St, PO Box 280 
Lansdowne, ON  K0E 1L0 
 

Page 31 of 168

https://www.leeds1000islands.ca/en/growing/active-applications.aspx
https://www.leeds1000islands.ca/en/governing/council-and-committee-calendar.aspx


 Page 4 of 4 
www.leeds1000islands.ca 

 

Email: planningtechnician@townshipleeds.on.ca  
 

Accessibility Information 
 

If you are a person with a disability and need Township of Leeds and the Thousand Islands 
information provided in another format, please contact our Clerk’s office at 613-659-2415 
x 231 or clerk@townshipleeds.on.ca. 
 

Multi-Residential Unit Notification 
 

If you have received this notice and you are the owner of land that contains seven or more 
residential units, please post this notice in a location that is visible to all of the residents. 
 

DATED at the Township of Leeds and the Thousand Islands on April 10, 2025. 
 

Marnie Venditti 
Director of Planning and Development 
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Planning & Development Department

Township of Leeds and the Thousand Islands

1233 Prince St, P.O. Box 280

Lansdowne, Ontario KOE 1LO

Re: Submission of Zoning By-law Amendment Application for 91 Shipman's Lane

To whom it may concern:

On behalf of Michael and Anne Tippin/ EFI Engineering is pleased to submit the enclosed Zoning

By-law Amendment (ZBLA) application for 91 Shipman's Lane, within the Township of Leeds and

the Thousand Islands.

The purpose of this application is to request site-specific amendments to Zoning By-law No. 07-

79 to permit modifications that will enhance the property s functionality, usability, and

regulatory compliance, while ensuring alignment with provincial/ municipal/ and conservation

authority policies. The proposed amendments seek to:

• Expand the detached garage to include limited habitable space (home office/ gym/

washroom).

• Increase the maximum permitted height of the garage from 7.0 metres to 9.9 metres.

• Formally recognize a gatehouse (4.46 sq. m.) as an accessory structure for refuse and

parcel storage.

• Construct a pedestrian bridge (27.4 metres in length/1.2 metres in width) to provide

controlled access to a privately owned island,

The subject property is designated Rural Lands and Provincially Significant Wetland (PSW) under

the United Counties of Leeds and Grenville Official Plan (UCLG OP) and is also designated Rural

and Provincially Significant Wetland (PSW) under the Township of Leeds and the Thousand

PE^.I
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Islands (TLTI) Official Plan (OP). It is zoned Shoreline Residential (RS) under Zoning By-law No.

07-79.

The application has been informed by pre-consultation discussions with the Township of Leeds

and the Thousand Islands and the Cataraqui Region Conservation Authority (CRCA). The

originally proposed carport has been removed following CRCA and Township feedback, ensuring

full compliance with floodpfain/ erosion hazard, and wetland setback regulations.

The enclosed application includes all required supporting documents;

• Completed ZBLA Application Form

• Planning Justification Report (Prepared by EFI Engineering)

• Site Plan and Proposed Development Layout

• Conceptual Architectural Renderings

• Garage Expansion - Floor Plans and Elevations

• Garage Expansion - Structural and Section Details

• Plan of Survey

• Applicable Fees (Township and CRCA)

We appreciate your time and consideration of this application and look forward to working with

your team throughout the review process. Thank you for your time and consideration of this

application.

Sincerely/

\t^-e^ .,?<4-»-u*<?*z'

Christine Stinson

Project Manager - Planning

EFI Engineering

Tel: 

Email: 

/t^^'}^a:€^u^-

Niju Mathew. MSc (Planning)

Junior Planner

EFI Engineering

Tel: 

Email: 

Pg.2
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DEVELOPMENT APPLICATION 
Section 22 (Official Plan Amendment), Section 34 
(Zoning Amendment), Section 36 (Holding Zone 
Removal), Section 41 (Site Plan Approval) of the 

Planning Act 

OFFICE USE ONLY 

Application: Date Received: 

Roll Number: Deemed Complete: 

Application Fee:  Cheque  Cash  Interac  N/A 

Posting of Sign By:  Owner  Agent  Staff ($50 Fee)  Other 

Posting of Sign Fee:  Cheque  Cash  Interac  N/A 

1. APPLICATION TYPE (Check all that apply)

Zoning By-Law Amendment Official Plan Amendment 

Site Plan Agreement 

2. PRE-CONSULTATION (Attach supporting documentation)

TLTI – Staff Leeds, Grenville & Lanark Health Unit 

CRCA St. Lawrence Parks Commission 

Other: 

3. COMPLETE APPLICATION REQUIREMENTS

Complete Application Form 

Authorization of Applicant (if applicable) 

Affidavit signed by a Commissioner of Oaths, Notary, etc. (Available at Office) 

Township and other Agency (if applicable) Applications and Fees 

Cover Letter and/or report 

Survey Plan (if available) 

Deed 

Scaled Sketch with setbacks identified (1 hard copy (11x17 paper or less) and 1 
digital copy) 

Minimum Distance Separation Calculation Form (if applicable) 

All Supporting Information identified through Pre-Consultation including DRT 

4. SUBJECT LAND

Assessment Roll Number: ___ 

Civic Address: ___ 

Legal Description (Concession, Lot, Part, Reference Plan numbers): ___

___

Date subject land acquired by current owner: ___ 

08128120251180000000
91 Shipmans Lane, Lansdowne, ON K0E 1L0 PT LT 14 CON 1 

LANSDOWNE 
LANSDOWNE AS IN LR167372; TW LR167372 EXCEPT THE EASEMENT THEREIN RE: PT 3 28R11890 & PT LT 14 CON 1 E OF PT 3 28R1
1890; LEEDSTHOUSAND ISLANDS; TOGETHER WITH AN EASEMENT OVER REGISTRY LANDS BEING PTS 7 & 9 28R13775 AS IN LR390
234

2024/04/30

D14-2025-002      March 7, 2025

812-025-11800      April 9, 2025
$1500 Application
$215 Sewage Review

x                     x

x

x
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5. REGISTERED OWNER(S)
All owners must be included. If company, identify principals. A separate page may be
submitted, if needed.

Name(s): ___ 

___ 

___ 

Company Name (if applicable): ___ 

Mailing Address: ___ 

___ 

Phone (home): Phone (cell): __ 

Email Address: ___ 

6. APPLICANT INFORMATION
If an applicant is NOT the owner of the subject lands, written authorization from all
registered owner(s) must be obtained stating that the agent is authorized to make
the application (Section 14)

6.1  Is the applicant the same as the owner?

Yes (same information as above) 

No (please fill out below and complete Section 14 – Agreement, Authorization 
and Declaration) 

6.2 Name(s): ____ 

Company Name (if applicable): 

Mailing Address: 

Phone (home): Phone (cell): _ 

Phone (work): Email Address: _ 

7. SUBJECT LAND CHARACTERISTICS

7.1 Please list and describe any existing easements, right-of-ways or restrictive 

covenants that apply to the subject property (required to be shown on sketch) 

7.2 Site Description: (briefly describe factors that may impact the proposed 

development, such as soil type and depth, lot configuration, steep slopes or low-lying 

areas, natural feature, etc.) 

The subject property has no known easements, right-of-ways, or restrictive 
covenants that impact the proposed development.

Michael David Tippin and Anne Marie Tippin

The property at 91 Shipman’s Lane is a waterfront residential lot located along the St. Lawrence River within the Thousand 
Islands Special Policy Area. It measures approximately 0.6274 hectares and contains a one-story detached dwelling, a two-
story detached garage, a dock, and a boat shelter. The site is partially within a Provincially Significant Wetland (PSW) and a 
regulated floodplain, requiring adherence to floodplain management and environmental protection policies. It features rock 
outcrops, stone retaining walls, and sloped terrain towards the waterfront, with the highest elevation at approximately 81m 
GSC and floodplain elevation at 76.1m GSC. The Ivy Lea Complex PSW requires a 30-metre setback for new development, which 
has been incorporated into the proposal. Despite these constraints, the proposed garage expansion and gatehouse have been 
designed to minimize environmental impact and comply with municipal zoning and conservation authority regulations.
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7.3 Dimensions of Subject Land 

Total Lot Area: hectares acres 

Lot Depth: metres feet 

Lot Width (frontage): metres feet 

7.4 Road Access (include name) 

Provincial Highway: 

County Road: 

Municipal Road: 

Private Right-of-Way: 

Water Only: 

7.5 If access to the subject land is by water only, provide details of parking and 

docking facilities to be used and the approximate distance of these from the subject 

land and the nearest public road: 

7.6 Servicing – Water Existing Proposed Not Applicable 

Municipal Piped Water System 

Privately Owned and Operated Well

Dug 

Drilled 

Communal 

Lake or Other Water Body: 

Other: 

7.7  Servicing – Sewage Existing Proposed Not Applicable 

Municipal 

Privately-Owned 

Individual Sanitary Sewage System 

Communal Sanitary Sewage System 

Composting/Self-Contained Toilet 

Privy 

Outhouse 

Other: (Specify) 

7.8 Servicing – Storm Drainage Existing Proposed Not Applicable 

Sewers 

Ditches 

Swales 

Other (Specify): _

0.6274 1.55

Shipman’s Lane

77.2 253.3
298 977.69
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8. OFFICIAL PLAN, ZONING BY-LAW AND LAND USE INFORMATION

8.1 Official Plan Designation:

8.2 Special Policy Area:  1000 Islands  Highly Sensitive Lake Trout Lake  No 

8.3 Zoning: 

8.4 Is this a designated heritage property:  Yes  No 

8.5 Existing Use(s): (indicate uses and length of time uses have continued)

8.6 Proposed Use(s): 

8.7 Existing Use on Adjacent Lands: 

North: South: 

East: West: 

8.8 Previous Use(s): (indicate all previous land uses on the subject land or adjacent 
lands including any industrial or commercial use, or if there is suspected 

contamination. Note: When a property is being proposed for a more sensitive land 

than its current or most recent use, then a Record of Site Condition (RSC) per the 

Environmental Protection Act (EPA) is required prior to land use change. Please refer 

to Ontario Regulation 153/04 for list of uses that may require RSC.) 

8.9 Indicate any current or previous application under the Planning Act affecting the 

subject land: 

Application Type File Number File Status 

Minor Variance 

Site Plan Agreement 

Zoning By-Law Amendment 

Official Plan Amendment 

Consent 

Subdivision 

Other: 

There have been no previous Planning Act applications affecting the subject lands 

Rural Lands & Environmental Protection Area (as per 
the Township of Leeds and the Thousand Islands 
Official Plan)

Shoreline Residential (RS) – Site-Specific Amendment Requested

The property has been used as a residential waterfront lot for over 20 years, 
featuring a single detached dwelling, a detached garage, a dock, and a boat shelter.

Low-density residential waterfront properties & Ivy 
Lea Complex PSW

Lawrence River & privately owned Island 69D 
(owned by the applicant)

Additional low-density residential properties and 
natural shoreline

Shipman’s Point marina & The Ivy Lea Club 
(recreational waterfront area)

The property has historically been used for residential purposes with no 
known industrial or commercial use. There is no suspected contamination 
requiring a Record of Site Condition (RSC).

The proposed use remains residential with modifications to existing structures, including: 
Expansion of the detached garage to include habitable space (home office, gym, and 
washroom). Increase in maximum garage height from 7.0 metres to 9.9 metres. Recognition of 
a gatehouse for waste and parcel storage.
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8.10 Potential Land Use Constraints: On Subject On Adjacent No 

Lands Lands Within 

Agricultural Operation including Livestock Facility or 
Stockyard (If Yes, MDS info must be submitted)  

1000m 

Waste Management Site or Landfill 500m 

Sewage Treatment Plant or Waste Stabilization 500m 

Provincially Significant Wetland (PSW) 120m 

Locally Significant Wetland (LSW) 50m 

Area of Natural and Scientific Interest (ANSI) 50m 

Flood Plain N/A 

Wellhead Protection (Village of Lansdowne) N/A 

James W. King Intake Protection Zone     -    St. Lawrence 
River - South of Gananoque (OP Schedule A6) 

N/A 

Licensed Mine, Pit or Quarry or an area designated 
for Aggregate Extraction 

1000m 

Rehabilitated Mine/Pit/Quarry Site? 500m 

Industrial or Commercial Use, or Wrecking Yard 

Specify Use: _______________________________ 

Active Railway Line 500m 

Municipal or Federal Airport 500m 

Provincial Highway 401 250m 

Utility Corridor(s)  i.e. Power Lines, Hydro Easement 500m 

i.e. Natural Gas or Oil Pipeline, etc. 500m 

Gas Station – Currently or at Any Time Adjacent 

Lands suspected to be contaminated 500m 

Has grading of the subject land been changed by 
adding earth or other material(s)? 

N/A 

Designated Heritage Building/Site 500m 

8.11 Additional information that may be relevant to the review of the application: 

 Provided on a Separate Sheet 
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9. REQUIRED PLANS

9.1 A detailed sketch in metric has been attached with the required 
information as noted in Section 9.2. 

Yes  No 

All required site plan drawings, elevations, cross-sections, 
grading, drainage, etc. along with the required information as 
noted in Section 9.3. 

Yes  No 

9.2 Sketch Requirements 
For zoning and official plan amendment applications, a detailed sketch is required. 
The sketch must include: 
(a) The boundaries and dimensions of the subject land.
(b) The location, size and type of all existing and proposed buildings and structures

on the subject land, indicating their distance from the front lot line, rear lot line
and side lot line.

(c) The approximate location of all natural and artificial features (for example,
buildings, railways, roads, watercourses, flood plains drainage, banks of rivers
or streams, wetlands, wooded areas, wells and septic tanks) that:

(i) Are located on the subject land and on land that is adjacent to it, and
(ii) In the applicant’s opinion, may affect the application.

(d) The current uses of land that is adjacent to the subject land.
(e) The location, width and name of any roads within or abutting the subject land,

indicating whether it is an unopened road allowance, a public travelled road, a
private road or a right of way.

(f) If access to the subject land will be by water only, the location of the parking
and docking facilities to be used; and

(g) The location and nature of any easement affecting the subject land.

9.3 Site Plan Requirements 
In addition to Section 9.2, for site plan applications, drawings showing plan, 
elevation and cross-section views for each building to be erected, except a building 
to be used for residential purposes containing fewer than 25 dwelling units which 
drawings are sufficient to display, 
(a) The massing and conceptual design of the proposed building;
(b) The relationship of the proposed building to adjacent buildings, streets and

exterior areas to which members of the public have access;
(c) The provision of interior walkways, stairs, elevators and escalators to which

members of the public have access from streets, open spaces and interior
walkways in adjacent buildings;

(d) Matters relating to exterior design, including without limitation the character,
scale, appearance and design features of buildings, and their sustainable design,
but only to the extent that it is a matter of exterior design

(d.1) Matters relating to exterior access to each building that will contain affordable 
housing units or to any part of such building, but only to the extent that it is 
a matter of exterior design; 

(e) the sustainable design elements on any adjoining highway under a municipality’s
jurisdiction, including without limitation trees, shrubs, hedges, plantings or other
ground cover, permeable paving materials, street furniture, curb ramps, waste
and recycling containers and bicycle parking facilities; and

(f) facilities designed to have regard for accessibility for persons with disabilities.
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9.3 SAMPLE SKETCH – Measurements, setbacks for all structures must be transcribed onto Sections 10 
 and 11. 

Existing 
House 

Deck 

Dock 

Dock 

Proposed 
Addition 

Name of Waterbody 

Name of Road 

Shed 

Shed 
D

ri
v
e
w

a
y
 

Existing 
House 

Existing Business and  
House 

3
0
.4

m
 

Well 

Well 

Well 

2
3
m

 

2
8
.1

m
 

26m 

30m 
10m 

1
0
m

 

5m 

10m 

1
0
m

 

1
2
.4

m
 

2
.4

m
 2.4m 

Covered 
Porch 

3m 

3
m

 

5m 4
m

 

5m 

6
m

Parking 
Area 

2m 

4
m

 

Trees 

9.1m 

Trees 

2
7
m

 
Property Line width  76m 

Residential 
Property 

Commercial/Residential 
Property 

Flood Plain 
Line 

High Water Mark 

2
5
m

 

Existing 
Sewage 
System 

23m 

Existing 

Sewage 

System

Existing 

Sewage 

System
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10. EXISTING STRUCTURES & SETBACKS ON SUBJECT LAND (Indicate any to be demolished)

10.1 Existing Structures in metres. Include all structures on subject land, including marine facilities and 
structures under 10 square metres. 

Type of 
Structure 

Ground 
Floor Area 

Gross Floor 
Area 

Number of 
Stories 

Dimensions Year 
Built Length Width Height 

   

  

  

   

10.2 Setbacks of Existing Structures to property boundaries, shoreline, etc. in metres 

Type of 
Structure 

Front Side Side Rear Water 
Flood 
Plain 

Public Road 
(center) 

Right of 
Way (edge) 

Other 

_______ 

10.3 Existing Parking & Loading Spaces 

Existing Number of Standard Parking Spaces: Existing Number of Barrier Free Parking Spaces: 

Existing Number of Loading Spaces: 

Exist. dwelling
Exist. garage
Exist. open decks

Exist. cov. decks

1
2
1

1

289 +/-

32.41 +/-

94.6 +/-
289 +/-

32.41 +/-

66.65 +/-
132.8 +/-

66.65 +/-

38.9m 10.1m 8.0m +/- 2015

15.1m 8.07m 9.17m +/- 2015
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11. PROPOSED STRUCTURES & SETBACKS ON SUBJECT LAND (Indicate any to be demolished)

11.1 Proposed Development (if any) in square metres, metres 

Type of 
Structure 

Ground 
Floor Area 

Gross Floor 
Area 

Number of 
Stories 

Dimensions Year 
Built Length Width Height 

11.2 Setbacks of Proposed Structures to property boundaries, shoreline, etc. in metres 

Type of 
Structure 

Front Side Side Rear Water 
Flood 
Plain 

Public Road 
(center) 

Right of 
Way (edge) 

Other 

_______ 

11.3 Proposed Parking & Loading Spaces 

Proposed Number of Standard Parking Spaces: 

Proposed Number of Barrier Free Parking Spaces: 

Proposed Number of Loading Spaces: 
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12. ZONING BY-LAW INFORMATION

12.1 Proposed Zoning: 

12.2 Description of Proposal: (describe nature and extent of the rezoning request, 

reasons for rezoning) 

12.3 Is the requested amendment consistent with the Provincial Policy  Yes  No 

Statement (PPS)? 

Explain how the requested amendment is consistent with the PPS. 

12.4 Is the requested amendment consistent with the County Official  Yes  No 

Plan? 

Explain how the requested amendment conforms with the County Official Plan. 

12.5 Is the requested amendment consistent with the Township  Yes  No 

Official Plan? 

Explain how the requested amendment conforms with the Township Official Plan. 

12.6 Does the proposal require an amendment to the Township Official  Yes  No 

Plan? 

If yes, list the application number: 

Shoreline Residential (RS) – Site-Specific Amendment

The property is designated Rural Lands and partially within a Provincially Significant Wetland 
(PSW) under the United Counties of Leeds and Grenville Official Plan (UCLG OP). The 
amendment conforms to the County Official Plan by: Supporting low-density residential use 
while preserving natural features. Ensuring no encroachment into the PSW and adhering to 
floodplain and erosion hazard mitigation policies. Complying with setback and conservation 
requirements to protect water quality and wetland function. The amendment maintains the 
rural and environmental integrity of the County’s planning vision.

The property is designated Rural and partially within an Environmental Protection Area in the Township 
of Leeds and the Thousand Islands Official Plan (TLTI OP). The proposal conforms to the Township 
Official Plan by: Respecting natural heritage protection policies through a 30-metre setback from the 
PSW. Aligning with floodplain and erosion hazard regulations under the Cataraqui Region Conservation 
Authority (CRCA). Maintaining compatibility with surrounding residential and recreational waterfront 
uses. The amendment ensures that the proposed modifications adhere to municipal planning goals 
while enhancing the property’s functionality.

The requested Zoning By-law Amendment (ZBLA) seeks site-specific relief to permit 
modifications to the property, including: Expansion of the detached garage to include 
habitable space (home office, gym, and washroom). Increase in the maximum permitted 
height of the garage from 7.0 metres to 9.9 metres. Formal recognition of a gatehouse as an 
accessory structure for refuse and parcel storage. The amendment ensures compliance with 
zoning regulations while enhancing the property’s functionality and environmental 
compatibility.

The amendment is consistent with the PPS, 2024, as it: Protects natural heritage by maintaining a 30-metre 
setback from the Provincially Significant Wetland (PSW) and ensuring no negative ecological impact. Mitigates 
flood risks in accordance with PPS Section 5.2 (Natural Hazards) by ensuring development does not encroach upon 
the regulatory floodplain and complies with CRCA regulations. Supports efficient land use by utilizing existing 
private water and septic services, reducing infrastructure demands (PPS Section 3.1). Maintains land-use 
compatibility by preserving the residential character while introducing functional improvements that align with 
surrounding properties. The proposal adheres to PPS policies on natural heritage, hazard mitigation, and 
sustainable development, ensuring responsible property enhancement.
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12.7 Is the application within an area where the Municipality has pre-  Yes  No 

determined the minimum and maximum density requirements, or 

the minimum and maximum height requirements 

If yes, provide a statement of these requirements: 

12.8 Does the zoning amendment alter the boundaries of an existing  Yes  No 

area of settlement or require a new area of settlement to be 

implemented? 

If the answer to 12.8 is yes, provide the current Official Plan policies if any dealing 

with the alteration or establishment of an area of settlement: 

12.9 Does the zoning amendment remove land from an area of  Yes  No 

employment? 

If the answer to section 12.9 is yes, provide the current Official Plan policies, if any, 

dealing with the removal of land from an area of employment: 

12.10 Are the lands subject to zoning with conditions?  Yes  No 

If the answer to Section 12.10 is yes, provide an explanation of how the proposed 

amendment complies with the Official Plan policy relating to the zoning   with   conditions: 

The Shoreline Residential (RS) Zone under Zoning By-law No. 07-79 sets a maximum height 
of 7.0 metres for accessory structures. The requested amendment seeks relief to increase 
the garage height to 9.9 metres to accommodate habitable space for a home office, gym, 
and washroom while maintaining compatibility with the surrounding built form.

(The amendment does not affect settlement area boundaries; it applies only to site-specific 
zoning relief.)

(The property is designated for residential use, and the amendment does not involve 
removing land from an employment area.)

(There are no existing zoning conditions that impact the proposed amendment.)
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12.11 Would this request permit development on a privately owned  Yes  No 

and operated individual or communal septic system more than 

4500 litres of effluent per day? 

If yes to Section 12.11 The following studies are required: Submitted 

(a) A servicing options report  Yes  No 

(b) a hydrogeological report  Yes  No 

12.12  Name(s) and address(es) of the holders of any mortgages, charges, and other 

encumbrances of the property. 

12.13 What is your proposed strategy for consulting with the public? 

The public consultation strategy will follow the Township’s statutory 
requirements to ensure transparency and compliance. The Township will 
provide public notice of the application and schedule a formal public meeting 
where residents and stakeholders can submit comments. The applicant has 
pre-consulted with the Township of Leeds and the Thousand Islands and the 
Cataraqui Region Conservation Authority (CRCA) to ensure that the proposal 
aligns with municipal and environmental regulations. If needed, residents and 
stakeholders will have the opportunity to provide input during the public 
meeting, and any concerns raised will be addressed in accordance with 
municipal policies.
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13.0 OFFICIAL PLAN INFORMATION  

13.1 Is the Application: 

 Site Specific  Applicable to a larger area or the entire Municipality 

13.2 Does the application propose to change, replace, or a policy in  Yes  No 

the Official Plan? 

Is yes, what is the policy to be changed, replaced or deleted? 

13.3 Does the application propose to add a policy to the Official Plan  Yes  No 

13.4 What is the purpose of the requested amendment? 

13.5 What is the designation of the subject lands according to the Official Plan of the 

United Counties of Leeds and Grenville and explain how the proposed amendment 

conforms with it: 

13.6 What is the current designation of the subject land in the Township Official Plan 

and what land uses does the designation authorize? 

13.7 Does the requested amendment propose to change or replace a  Yes  No 

designation of a parcel of land in the Official Plan? 

If yes, what is the proposed designation? 

The property is designated Rural and partially within an Environmental Protection Area in the 
Township of Leeds and the Thousand Islands Official Plan. The Rural designation permits: Residential 
uses, Home-based businesses, Resource-based recreational uses. The Environmental Protection Area 
applies to the Ivy Lea Complex PSW, requiring a 30-metre setback for new development. The proposed 
ZBLA ensures compliance with these environmental policies.

The property is designated Rural Lands and partially within a Provincially Significant Wetland (PSW) 
under the United Counties of Leeds and Grenville Official Plan. The proposed amendment conforms with 
the Official Plan by: Respecting natural heritage protection policies through maintaining a 30-metre 
buffer from the PSW. Complying with hazard mitigation guidelines by modifying development to align 
with floodplain and erosion hazard regulations. Ensuring land use compatibility with existing 
residential and recreational waterfront uses.

N/A

N/A

The proposed Zoning By-law Amendment (ZBLA) seeks site-specific relief to permit modifications to 
existing structures and introduce new site elements, including: Expansion of the detached garage to 
include habitable space for a home office, gym, and washroom. Increase in the maximum permitted 
height of the garage from 7.0 metres to 9.9 metres. Formal recognition of a gatehouse (refuse 
storage shed) as an accessory structure. The amendment ensures compliance with zoning and 
conservation authority regulations while enhancing the property’s functionality.
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13.8 What are the land uses that the requested official plan amendment would 

authorize? 

13.9 Would this request permit development on a privately owned Yes  No 

and operated individual or communal septic system more than 

4500 litres of effluent per day? 

If yes to Section 13.9 The following studies are required: Submitted 

(a) A servicing options report Yes  No 

(b) a hydrogeological report Yes  No 

13.10 Please indicate whether this land, or land within 120 metres of it, is the

subject of an application by the applicant under the act for: 

Subject Lands Adjacent Lands 

Other Applications Yes No File No. Yes No File No. 

Minor Variance 

Consent 

Amendment to Official Plan 

Amendment to Zoning By-Law 

Minster’s Zoning Order 

Plan of Subdivision 

Site Plan 

Other Applications: 
 

If yes has been answered one or more times, please specify the following on a 
 

separate page:

1) the lands affected 2) the name of the approval authority considering it

3) The purpose of the application 4) the status of the application

5) effect of the application

Is the separate page attached?  Yes  No  Not Applicable 

13.11 If a policy in the official plan is being changed, replaced or deleted or if a 

policy is being added, indicate the proposed text of the requested amendment or 

attach a draft of the amendment. 

N/A

The requested Zoning By-law Amendment (ZBLA) does not propose any changes to the Official Plan 
but instead seeks site-specific relief to accommodate modifications to the property. The amendment 
includes the expansion of the detached garage to incorporate habitable space for a home office, gym, 
and washroom, as well as an increase in the maximum accessory building height from 7.0 metres to 
9.9 metres. Additionally, it aims to formally recognize a gatehouse as an accessory structure for 
refuse and parcel storage. A draft of the requested amendment is attached for review.
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13.12 If the requested amendment changes or replaces a schedule in the official 

plan, indicate the requested schedule and text that accompanies it: 

13.13 If the requested amendment alters all or any part of the boundary of an area 

of settlement or establishes a new area of settlement, indicate the current official plan 

policies, dealing with the alteration or establishment of an area of settlement: 

13.14 If the requested amendment removes the subject land from an area of 

employment, indicate the current official plan policies dealing with the removal of land 

from an area of employment: 

13.15 Is the requested amendment consistent with the Provincial Yes  No 

Policy Statement (PPS)? 

If yes, explain how the requested amendment is consistent with the PPS: 

13.16 What is the proposed strategy for consulting with the public? 

The requested amendment does not alter the boundary of an existing 
settlement area, nor does it propose to establish a new area of settlement. 
The property remains designated as Rural Lands and Environmental 
Protection Area, with site-specific zoning relief requested for residential 
improvements.

The proposed amendment does not remove land from an area of 
employment. The subject property is designated for residential and 
recreational uses, and the requested site-specific amendment maintains 
compatibility with existing land use policies.

The requested amendment is consistent with the Provincial Policy Statement (PPS), 2024, as it 
protects natural heritage by maintaining a 30-metre setback from the Provincially Significant Wetland 
(PSW) and ensuring no negative ecological impact. It mitigates flood risks in accordance with PPS 
Section 5.2 (Natural Hazards) by ensuring development does not encroach upon the regulatory 
floodplain and complies with CRCA regulations. The amendment promotes efficient land use by utilizing 
existing private water and septic services, reducing infrastructure demands (PPS Section 3.1), while 
maintaining land use compatibility by preserving the residential character and ensuring improvements 
align with surrounding properties.

The public consultation strategy will follow the Township of Leeds and the Thousand 
Islands’ requirements, including public notice and a formal public meeting. The Township 
will notify residents and stakeholders, providing an opportunity for feedback. The applicant 
has engaged in pre-consultation with the Township and the Cataraqui Region Conservation 
Authority (CRCA) to ensure compliance with planning and environmental regulations. Any 
concerns raised during the public consultation process will be addressed in alignment with 
municipal policies.

The requested amendment does not propose to change or replace any schedule in the 
Official Plan. The application seeks site-specific relief under the existing land use 
designation to allow modifications to the detached garage and formal recognition of a 
gatehouse.
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14. AUTHORIZATION & PERMISSION TO ENTER

All Registered Owner(s} must complete the following to authorize the applicant/agent
to make the application on their behalf (if Owner NOT the applicant) and/or to permit
Council/ Committees of Council/Township Staff or authorized agents to enter the subject
property to conduct site inspections related to this application. If multiple owners/ an
authorization letter from each owner is required.

I/We 'l i^f^-^^i 'I ^}t»' ^-^^ y-^-^r^ ^•p^^ _,
/ (name(s) ofowner(s) dr company)

being the registered owner(s) of the subject property of this application:

Hereby authorize the following person(s) to act as our agenfc to prepare/ submit the
application and pay any associated fees on my/our behalf (if applicable):

A. ^ /L7//^.^ ^ ^/ /''^^-..//'^^ ^"^-r-

J (Name ofApp|icantCs)/Authonzed A^enfc(s)

Q Hereby authorize Council, Committees of Council/ and Township Staff or authorized
agents to enter the subject property without notice to conduct site inspections
related to this application.

Agree to ensure that any driveway/lanes are accessible during the circulation period
of the application so that Committee members/ Township staff and other agencies
do not have any barriers blocking access to the subject land. Island properties will
require a boat ride/ which is to be provided by the owner/agent. If applicable/
Township Staff will make arrangements for the most suitable date and time.

EZ Agree to post any required signage on site/ which is prepared by Township Staff/
with respect to this application in the requested timeframe of the Planning Act and
upon notification by Township Staff. I/We also agree to provide photographic
evidence of the posted sign at the request of Township Staff.

Agree to stake the area of any proposed construction a minimum of 15 days prior

to the meeting date of your application.

Have included the written approval of all surveyors/ designers, etc, that designed
any documents/ plot plans etc. to allow the Township to use their plan(s) in the
notice or hearing and other documents which are viewable by the public.

Hereby acknowledge and provide my consent/ in accordance with the provisions of
the Municipal Freedom of Information and Protection of Privacy Act/ that the
information on this application and any supporting documentation provided by
myself/ my agents/ consultants and solicitors^wijl be part of the public record and
will also be available to the general public. ,^y

^s):

< .

/^ /.,

nv^-z"V

L_. ^ -'

-^A-

.' . -/ ^-:

?
(

iDate:

Page 16 of 17

Page 50 of 168



Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION

15. AGREEMENT TO INDEMNIFY & STATUTORY DECLARATION

I/We/ A/^ /tgt^C
-7 (name of owner, applicant or authorized agent)

Of the /L"L\.^-/^/-/'-/ L^^_^-,-^ L.-v^^ /^//^<:^v^-^> />\/L^w^_

(name of Municipality)

.C<'''\^^JL^\ ^••'\ z-v:€f^ c ^^y _L'"L'^-v\\i'iLi.<

(name of County)

Hereby agree to indemnify and save harmless The Corporation of the Township of Leeds
and Thousand Islands (the "Municipality") from all costs and expenses that the
Municipality may incur in connection with the processing of the applicant's application
for approval under the Planning Act.

Without limiting the foregoing/ such costs and expenses will include all legal/
engineering/ planning/ advertising and consulting fees and charges incurred or payable
by the Municipality to process the application together with all costs and expenses
arising from or incurred in connection with the Municipality being required/ or requested
by the applicant/ to appear at the hearing of any appeal to the Local Planning Appeal
Tribunal from any decision of the Council approving the applicant's application.

I/We acknowledge and agree that if any amount owing to the Municipality in respect of
the application is not paid when due/ the Municipality will not be required to process or
to continue processing the application/ or to appear before the Local Planning Appeal
Tribunal in support of a decision approving the application until the amount has been
paid in full.

I/We further acknowledge and agree that any amount owing by the applicant to the
Municipality is/ when due/ a debt of the applicant and the Municipality may/ in addition
to any other remedies available to it at law/ recover the amount owing together with
interest from the applicant by action,

I/We solemnly declare that all of the above statements contained herein and all exhibits
transmitted herewith including this application and any required document attached
hereto are true/ and I/We make this solemn declaration conscientiously believing it to
be true and knowing that it is of the same force and effect as if made under oath and
by virtue of the Canada Evidence Act.

Signature(s): .L^/^U^

Declared before me at the: Tc^nS^.in c( i^A^ ^ -K^ ^OC'O /5^n^'
(name of municipality)

in the Cnl^<d C<_n,-\^,i-^ c+ ^'^& ^ (n.i-ep^.i.1^

(name of County)
^•:-\ . , ,v/n 1 -_ - \- Michelle K. Hannah,

This -i day of I'1 j^'d^ _/ 20 c^^ . a Commissioner for Taking Oaths,
•f ' / Clerk, The Corporation of the Township

-, // / of Leeds and the Thousand Islands,
- / / -^^7^/>y L ,' , Section 1 (2) (1). R.S.0.1990 C.C17.

/ i . >-- c^<--' k-.

Signature of Commissioner of Oaths/ etc. (official stamp of commissioner of oaths)
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EXECUTIVE SUMMARY 

EFI Engineering, on behalf of Michael and Anne Tippin, the property owners of 91 Shipman’s 

Lane, has prepared this Planning Justification Report to support a Zoning By-law Amendment 

(ZBLA) application within the Township of Leeds and the Thousand Islands. The intent of the 

amendment is to facilitate improvements to the property, enhancing its functionality, usability, 

and compliance with modern residential needs while ensuring environmental protection and 

regulatory alignment. 

The subject property is a waterfront residential lot along the St. Lawrence River, partially 

located within a Provincially Significant Wetland (PSW) and a regulated floodplain. Due to these 

natural heritage constraints, the proposal underwent municipal and conservation authority 

review and was modified to address environmental concerns and hazard mitigation measures. 

The original application proposed a carport addition adjacent to the existing garage. However, 

during the pre-consultation process, the Cataraqui Region Conservation Authority (CRCA) 

determined that the proposed carport was not supportable as it was located within the 

regulatory floodplain, erosion hazard area, and within 30 metres of the Ivy Lea Complex PSW. 

The proponent has removed the carport from the proposal to align with floodplain regulations 

and environmental policies, ensuring compliance with zoning and conservation authority 

requirements. 

The ZBLA seeks site-specific amendments to Zoning By-law No. 07-79 to allow: 

• Expansion of the detached garage to include habitable space (home office, gym, 

washroom), requiring zoning relief for the use of an accessory structure for habitation. 

• An increase in the maximum permitted height of the garage from 7.0 metres to 9.9 

metres. 

• Formal recognition of a gatehouse as an accessory structure for waste and parcel 

storage. 

The property owners have engaged in pre-consultation discussions with the Township of Leeds 

and the Thousand Islands and the Cataraqui Region Conservation Authority (CRCA). Feedback 

from these agencies has shaped the final proposal, leading to key design adjustments to comply 

with floodplain regulations, environmental setback requirements, and municipal zoning policies. 

The Planning Act, R.S.O. 1990, serves as a guide to navigating land use planning in Ontario, 

specifically how land uses may be controlled and who may control them. Under this Act, the 

Ministry of Municipal Affairs and Housing has issued a Provincial Policy Statement that provides 

policy direction related to growth and development, the use and management of resources, 

protection of the environment, and public health and safety. This report will analyze how the 
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proposed ZBLA aligns with provincial, upper-tier, and lower-tier municipal policies as they relate 

to protecting ecological systems, mitigating environmental risks, and ensuring the orderly 

development of safe and healthy communities. 
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1.0  INTRODUCTION 

This Planning Justification Report evaluates the Zoning By-law Amendment (ZBLA) application 

for the property at 91 Shipman’s Lane, within the Township of Leeds and the Thousand Islands. 

The proposed ZBLA is required to permit modifications to existing structures and introduce new 

site elements that enhance the property's functionality and usability, while ensuring compliance 

with applicable provincial, municipal, and conservation authority policies and regulations. 

Specifically, the ZBLA seeks the following site-specific amendments to Zoning By-law No. 07-79 

(Consolidated 2023): 

• Expansion of the existing detached garage to include habitable space for a home office, 

gym, and washroom, requiring relief from zoning provisions restricting accessory 

structures from containing habitable space. 

• Increase in the maximum permitted height of the accessory garage structure from 7.0 

metres to 9.9 metres to accommodate the proposed expansion. 

• Formal recognition of a gatehouse (refuse shed) as an accessory structure, providing 

regulatory clarity for its function as a waste and parcel storage facility. 

The subject property is a waterfront residential lot located along the St. Lawrence River within 

the Thousand Islands Special Policy Area. The site is partially within a Provincially Significant 

Wetland (PSW) and a regulated floodplain, necessitating careful design considerations to ensure 

compliance with municipal, regional, and provincial planning policies. Any future development 

must carefully navigate natural hazard constraints, wetland conservation policies, and floodplain 

regulations. Consequently, the proposed amendments are designed to balance property 

improvements with environmental protection, ensuring all modifications align with sound land 

use planning principles and regulatory requirements. 

 

2.0  SITE CONTEXT AND SURROUNDING AREA 

2.1  Site Location and Characteristics 

The subject property, 91 Shipman’s Lane, is a waterfront residential lot measuring 

approximately 0.62 ha. It is legally non-conforming regarding the minimum lot area requirement 

of 1.0 hectares and lies within the Thousand Islands Special Policy Area, a region recognized for 

its unique environmental and scenic attributes. The property is integrated with key natural 

heritage features, including the Ivy Lea Complex Provincially Significant Wetland (PSW), and is 

located within a regulated floodplain, making it subject to specific environmental and hazard 
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protection policies (see Figure 1). These characteristics not only define the site's development 

potential but also shape the regulatory framework guiding its use.  

 

Figure 1: The highlighted areas indicate the extent of the Ivy Lea Complex Provincially Significant 

Wetland (PSW), demonstrating its ecological sensitivity. 

 

2.2  Existing Conditions and Development Constraints 

The property features a one-story detached dwelling built in 2015, a two-story detached garage, 

and multiple open and covered decks. The garage measures approximately 132.8 square metres 

in gross floor area and has a height of 9.17 metres. The dwelling measures approximately 289 

square metres in floor area, with a height of 8.0 metres. Additional site features include 

multiple decks, retaining walls, and natural rock outcrops. 

The subject property has a total lot area of 0.6274 hectares (1.55 acres), with a lot depth of 77.2 

metres (253.3 feet) and a frontage of 298 metres (977.69 feet) along Shipman’s Lane. The 
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property is accessed via Shipman’s Lane, a private right-of-way, rather than a municipal or 

provincial road. 

The property is serviced by a privately owned and operated drilled well, with no municipal 

water service available. Sewage servicing is provided by a privately owned individual sanitary 

sewage system (septic), with no municipal sewage connection. Stormwater is managed through 

swales, with no municipal storm sewer or ditch system. 

The site is predominantly flat, with areas sloping towards the waterfront. The highest recorded 

elevation appears to be around 81 metres GSC, with some areas sloping downward towards the 

regulated floodplain (see Figure 2). The flood elevation is recorded at 76.1 metres GSC, and the 

erosion hazard setback extends 13 metres from the toe of the slope (Appendices 5). Portions of 

the property fall within the regulatory floodplain, requiring floodproofing measures and 

adherence to Cataraqui Region Conservation Authority (CRCA) guidelines. 

 

Figure 2: The image is a topographic map from the Ontario Ministry of Natural Resources, 

showing the location of 91 Shipman’s Lane, Lansdowne, ON (K0E 1L0) 

Page 64 of 168



7 | P a g e  
 

The Ivy Lea Complex PSW, a provincially significant wetland, partially covers the site, 

necessitating a 30-metre development setback. The existing structures, including the garage, 

decks, and dwelling, are positioned with setbacks from property boundaries and natural 

features, as detailed in the Development Application Table 10.2. The existing garage is set back 

1.8 metres from the floodplain and 21.26 metres from the water, with a rear setback of 27.2 

metres. The dwelling is set back 8.4 metres from the water and 8.12 metres from the floodplain, 

while decks extend within 10.6 metres of the shoreline. 

Given the site’s location within a floodplain, erosion hazard area, and PSW, all proposed 

modifications will be subject to regulatory review, ensuring compliance with setback 

requirements and environmental protection policies. 

 

2.3  Surrounding Land Uses and Context 

The subject property is located within a predominantly residential and recreational waterfront 

community along the St. Lawrence River and shares similar distinctive shoreline features with 

adjacent properties. The surrounding land uses include low-density residential development, 

natural heritage features, and marina-related activities, all of which define the area’s unique 

blend of environmental sensitivity and recreational appeal. 

The land use context surrounding the property is as follows: 

• North: The area to the north consists of low-density residential waterfront properties 

interspersed with significant natural heritage features associated with the Ivy Lea 

Complex Provincially Significant Wetland (PSW). 

• South: The St. Lawrence River forms the property's southern boundary, providing direct 

waterfront access. Island 69D, which is privately owned by the applicant, is located 

southeast, offshore from the main residence. Champagne Island, a notable natural 

feature within the river, lies further south. 

• East: The eastern boundary is defined by a continuation of low-density residential 

properties and natural shoreline, maintaining the area's established character. 

Development in this direction remains consistent with the Township’s vision for 

sustainable shoreline communities. 

• West: Shipman’s Point, located to the west of the property, features a small marina and 

The Ivy Lea Club, which together provide various waterfront recreational facilities. 
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Figure 3: Aerial Context Map of 91 Shipman’s Lane and Island 69D 

 

2.4 Proposed Development  

The site plan below identifies the location of the main building structure, the garage expansion 

area, and other proposed site modifications (see Figure 4 below). The detailed changes are as 

follows: 

• Expansion of the existing detached garage by 71.29 square metres to accommodate a 

home office, gym, and washroom, requiring relief from zoning provisions that restrict 

habitable space within accessory structures. 

• Increase in the maximum permitted height of the garage from 7.0 metres to 9.9 metres, 

necessitating a Zoning By-law Amendment to allow the additional height. 

Page 66 of 168



9 | P a g e  
 

• Addition of a covered exterior stair (14.72 square metres), 6 feet wide, located on the 

east side of the garage, improving accessibility while maintaining compliance with 

setback regulations. 

• Formal recognition of a gatehouse (refuse shed) measuring 4.46 square metres, 

positioned at the existing gates. The structure is open-bottomed and open-topped to 

comply with floodplain regulations, ensuring no obstruction to drainage patterns. 

 

Figure 4: Site Plan and Proposed Development Layout for 91 Shipman’s Lane 

 

3.0  REGULATORY POLICY FRAMEWORK 

3.1  Provincial Policy Statement (PPS) 2024 

The Provincial Policy Statement (PPS), 2024, issued under the Planning Act, provides policy 

direction on matters of provincial interest related to land use planning and development. It 

establishes the policy framework to ensure that growth and development across Ontario 

support long-term sustainability, environmental protection, economic prosperity, and public 
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health and safety. Section 3 of the Planning Act requires that all land use planning decisions 

must be consistent with the PPS. 

The proposed Zoning By-law Amendment (ZBLA) for 91 Shipman’s Lane has been evaluated 

against the PPS 2024 and is found to be in alignment with key policy objectives, particularly 

concerning: 

• The wise use and management of resources (natural heritage, water, and agriculture); 

• Infrastructure and public service facilities; 

• Land use compatibility; and 

• Public health and safety. 

The proposal has been designed to minimize environmental impacts, ensure efficient use of 

infrastructure, and mitigate risks associated with natural hazards, conforming with the PPS’s 

policy objectives outlined below. 

3.1.1 Natural Heritage (Section 4.1) 

Section 4.1.1 of the PPS prioritizes the long-term protection of natural features and areas, 

including significant wetlands, woodlands, valley lands, wildlife habitats, and areas of natural 

and scientific interest. The subject property is partially covered by a Provincially Significant 

Wetland (PSW) and is within a regulated floodplain. Accordingly, the proposal has been 

designed to ensure that all modifications align with PPS environmental protection objectives by 

maintaining a 30-metre buffer from the PSW, ensuring building setbacks adhere to conservation 

authority requirements, and implementing erosion control measures to protect adjacent natural 

heritage features. No development or site alteration is proposed within the wetland boundary, 

and all structures are designed to minimize impact on the floodplain and surrounding ecological 

functions. 

Section 4.1.4 strictly prohibits development and site alteration within significant wetlands in 

Ecoregions 5E, 6E, and 7E, which includes the subject property. The proposed expansion of the 

garage and the formal recognition of the gatehouse as an accessory structure are situated 

outside the Provincially Significant Wetland, ensuring no direct impacts occur. 

Section 4.1.8 requires that development on lands adjacent to significant natural heritage 

features demonstrate no negative impacts on their ecological function. The proposed structures 

have been strategically positioned to maintain natural buffers, ensuring minimal disturbance to 

sensitive ecological areas. 
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3.1.2 Water Resources (Section 4.2) 

Protecting water quality and quantity is a priority in the PPS, particularly in waterfront and 

wetland-adjacent developments. Section 4.2.1 states that “planning authorities shall protect, 

improve or restore the quality and quantity of water by using the watershed as the ecologically 

meaningful scale for integrated and long-term planning.” 

The subject property is serviced by a privately owned and operated drilled well, with no 

connection to a municipal water supply. Stormwater on-site is managed through swales, as 

there are no municipal storm sewer connections or engineered stormwater infrastructure. 

While a Stormwater Management Report and Erosion and Sediment Control Plan were not 

required for this proposal, any future development or site alterations that increase impervious 

surfaces or modify drainage patterns may require additional stormwater management 

measures. All such changes will be subject to Cataraqui Conservation’s permit requirements 

under Ontario Regulation 41/24. The mapping provided by Cataraqui Conservation (Figure 5) 

outlines the regulated extent of Ontario Regulation 41/24, demonstrating the areas subject to 

permitting and environmental protection considerations. 

Figure 5: The map shows the screening extent of Ontario Regulation 41/24– Regulatory Extent 

Screening Map, as provided by Cataraqui Conservation. 

Section 4.2.2 restricts development in or near sensitive surface water and groundwater features 

and requires mitigative measures to prevent contamination and disruption of hydrologic 
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systems. The proposed modifications will be reviewed to ensure they do not contribute to 

surface water contamination, erosion, or hydrologic disruption. 

3.1.3 Efficient Use of Infrastructure and Services (Section 3.1) 

The Provincial Policy Statement (PPS) 2024 promotes the efficient use of existing infrastructure 

to support growth while minimizing costs to municipalities and environmental impacts. The 

following section highlights policies that specifically apply to the proposed modifications of the 

subject property. 

Section 3.1.1 states that: 

"Infrastructure and public service facilities shall be provided in an efficient manner while 

accommodating projected needs. Planning for infrastructure and public service facilities shall be 

coordinated and integrated with land use planning and growth management so that they: (a) 

are financially viable over their life cycle, which may be demonstrated through asset 

management planning; (b) leverage the capacity of development proponents, where 

appropriate; and (c) are available to meet current and projected needs." 

The proposed modifications align with this policy by utilizing the existing private servicing 

infrastructure on-site, without requiring municipal water or sewer extensions. The property is 

serviced by a privately owned and operated drilled well for potable water and an individual 

sanitary sewage system (septic) for wastewater disposal. Stormwater is managed through 

swales, as there is no connection to a municipal storm sewer system. 

Section 3.1.2 further states that: 

"Planning for infrastructure and public service facilities shall ensure that these facilities are 

financially viable over their life cycle." 

The garage expansion introduces habitable space for a home office, gym, and washroom, 

enhancing the property's functionality without necessitating additional municipal services. The 

existing private servicing infrastructure can accommodate these modifications, ensuring no 

additional strain on public utilities. 

Formally recognizing the gatehouse as an accessory structure provides regulatory clarity and 

brings the site’s existing legal non-conforming status into conformity with current zoning 

regulations while maintaining its intended function for waste and parcel storage. This ensures 

the site remains compliant with municipal zoning policies and continues efficiently serving its 

functional purpose while minimizing infrastructure demands. 

3.1.4 Land Use Compatibility (Section 3.5) 
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Section 3.5.1 mandates that new development be compatible with surrounding land uses to 

minimize conflicts. The Shoreline Residential (RS) Zone supports low-density residential 

development, and the proposed modifications are in keeping with the area's existing built form. 

The increase in accessory structure height (garage) remains compatible with the architectural 

character of the property and surrounding area, ensuring visual and spatial continuity. The 

gatehouse is designed to integrate seamlessly into the natural landscape, ensuring no adverse 

impacts on surrounding properties or public viewsheds. 

3.1.5 Natural Hazards (Section 5.2) 

The PPS requires that development be directed away from natural hazard areas, including 

floodplains and erosion-prone lands. The subject property is within a regulated floodplain, 

requiring careful design considerations to mitigate flood risk. 

Section 5.2.3 prohibits development within areas subject to flooding hazards unless safe access 

and flood mitigation measures are demonstrated. The proposed modifications adhere to CRCA 

floodplain regulations, ensuring all structures are elevated or designed to withstand flood 

conditions. 

Section 5.2.8 requires that development within hazardous areas ensure safe evacuation routes 

and flood protection measures. The proposal maintains existing emergency access and ensures 

all habitable spaces are above potential flood levels, complying with provincial floodproofing 

standards. 

Based on the above policies from the PPS, the proposed zoning by-law amendment aligns with 

the PPS by: 

• Protecting natural heritage and water resources by ensuring no negative ecological 

impacts on the Provincially Significant Wetland and adjacent shoreline ecosystems. 

• Promoting efficient land use and infrastructure by utilizing existing private services, 

reducing environmental impact, and ensuring long-term financial sustainability. 

• Ensuring public health and safety by mitigating flood risks and adhering to CRCA 

floodplain management regulations. 

• Maintaining compatibility with the surrounding area, ensuring that the proposed 

modifications enhance site functionality while preserving the character of the shoreline 

residential community. 
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3.2  United Counties of Leeds and Grenville Official Plan Policies 

The United Counties of Leeds and Grenville (UCLG) Official Plan (OP) provides high-level policy 

direction for development across its ten lower-tier municipalities, including the Township of 

Leeds and the Thousand Islands (TLTI). As an upper-tier planning document, the UCLG OP 

establishes a framework for rural land use, environmental protection, natural hazard mitigation, 

and infrastructure development, all of which must be considered in the Zoning By-law 

Amendment (ZBLA) for 91 Shipman’s Lane. 

The UCLG OP was adopted by Counties Council on July 23, 2015, through By-Law No. 15-37, 

with modifications approved by the Minister of Municipal Affairs and Housing on February 19, 

2016. The OP’s strategic direction is to focus population and employment growth in settlement 

areas, while preserving the rural character, protecting prime agricultural lands, and maintaining 

natural heritage features. Growth in rural areas is to be limited to low-impact uses that align 

with existing service levels and conform with local Official Plans. 

Under the UCLG OP, the subject property is designated as Rural Lands and Provincially 

Significant Wetland (PSW) (Figure 6). The Rural Lands designation, as per Section 3.3.1, is 

intended to protect the natural amenities and rural character of the area while allowing for 

limited residential development, home occupations, resource-based recreational uses, and 

tourism-related activities.  
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Figure 6: Schedule A - Community Structure and Land Use 

The UCLG OP emphasizes that rural development must be sustained by rural service levels, 

including on-site sewage disposal and private well water services, as stated in Section 3.3.1(e). 

The subject property is serviced by private well and septic systems, ensuring compliance with 

this policy. Section 3.3.1(f) supports redevelopment of existing rural housing stock, which is 
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relevant to the proposed demolition and reconstruction of the second floor of the garage to 

create habitable space. The proposal aligns with Section 3.3.1(i), which seeks to protect natural 

heritage features and their ecological functions—a key consideration given the property’s 

proximity to the Ivy Lea Complex PSW. 

The Rural Lands policies also defer to the TLTI Official Plan for detailed land use management 

under Section 3.3.2(iii). However, the UCLG OP provides overarching guidance, stating that new 

or expanding uses must be compatible with the rural landscape and supported by existing rural 

service levels (Section 3.3.3(d)). The proposal respects these policies through design 

modifications that ensure compatibility with surrounding built form, the removal of the carport 

from the regulatory floodplain, and incorporation of hazard mitigation measures 

The Provincially Significant Wetland (PSW) designation requires adherence to stringent 

environmental protection policies to maintain ecological integrity. The UCLG OP prohibits 

development and site alteration within PSWs unless it has been demonstrated through an 

Environmental Impact Study (EIS) that there will be no negative impact on wetland function. 

The proposal complies with this requirement by maintaining a 30-metre buffer from the PSW, 

ensuring that no direct encroachment occurs. 

Policy 4.2.11 requires that development adjacent to waterbodies must incorporate appropriate 

setbacks and mitigation measures to protect water quality, fish habitat, and shoreline stability. 

The proposed garage expansion and gatehouse structure maintain appropriate setbacks and 

have been reviewed to ensure they do not pose adverse effects on aquatic features or riparian 

vegetation. 

As shown in Figure 7 - Natural Heritage Features and Areas, the subject property is within a 

regulated floodplain, adjacent to a PSW, and subject to erosion hazard constraints. The UCLG OP 

identifies these as critical factors that require compliance with Section 5.2.2 - Natural Hazard 

Policies. This section states that: “The Counties shall regulate development in hazardous lands, 

including areas prone to flooding, erosion, and unstable slopes. Appropriate setbacks, 

floodproofing measures, and engineering studies may be required to mitigate risks." 
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Figure 7: Schedule C - Natural Heritage Features and Areas with the subject property identified. 
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The St. Lawrence River floodplain elevation at this location is 76.1 metres GSC, with the erosion 

hazard extending 13 metres from the toe of the slope. The proposed garage expansion and 

associated works have been designed to avoid site alterations that could exacerbate erosion 

risks, aligning with CRCA’s hazard mitigation recommendations. 

The proposed carport was not supported by the CRCA due to its location within the regulatory 

floodplain, erosion hazard area, and within 30 metres of the PSW. The CRCA has requested that 

the carport be relocated at least 6 metres from both the floodplain and erosion hazard zones. 

Given that the Township and CRCA have not approved the carport, the current ZBLA does not 

include this structure, ensuring compliance with floodplain development restrictions.  

The property is subject to a Site Plan Control Agreement, which ensures that detailed site 

planning and regulatory compliance measures are followed. The proposed development falls 

within Cataraqui Conservation’s regulatory boundary, meaning that any site alterations, 

excavation, grading, or placement of fill require a permit under Ontario Regulation 41/24. The 

gatehouse, at 4.46 sq. m., is exempt from this regulation, but all other proposed modifications 

must be reviewed and permitted by CRCA. 

3.3  Township of Leeds and the Thousand Islands Official Plan 

The Township of Leeds and the Thousand Islands (TLTI) is a lower-tier municipality within the 

United Counties of Leeds and Grenville (UCLG). As such, the TLTI has its own Official Plan (OP), 

which provides policy direction for growth, land use, and environmental protection within the 

Township. The Official Plan was adopted by Township Council on September 10, 2018, and 

subsequently approved by the United Counties of Leeds and Grenville on November 22, 2018. 

This OP replaces the previous version approved in March 2006. The OP establishes policies for 

land use compatibility, environmental protection, hazard mitigation, and waterfront 

development.  

The subject property is designated as Rural and Provincially Significant Wetland (PSW) and is 

affected by floodplain and erosion hazard constraints (Figure 8). The Rural designation is 

intended to accommodate limited residential development, and a range of land uses that 

support the rural economy, including agriculture, low-impact commercial and industrial 

activities, and recreational uses. Development is directed towards existing clusters to prevent 

scattered growth and preserve natural heritage features. The policies emphasize maintaining 

land use compatibility, protecting environmental resources, and ensuring that new 

development does not compromise the sustainability of the rural landscape. 
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The PSW designation applies to ecologically significant wetlands that require strict protection 

due to their role in maintaining biodiversity, water quality, and flood mitigation. Development 

and site alteration within a PSW are prohibited, while any development within 120 meters must 

demonstrate, through an Environmental Impact Study (EIS), that there will be no negative 

impact on wetland function. The policies prioritize the preservation of natural hydrology, 

wildlife habitats, and ecosystem connectivity, ensuring that wetlands continue to perform their 

essential environmental functions. 

 Figure 8: TLTI Schedule A1 - Land Use Designations with subject property identified 

Section 4.6 provides policies to consider compatibility and built form and encourages 

introducing new development in existing areas, in particular through intensification, requires a 

sensitive approach and consideration of the area’s established uses and character. The proposal 

includes demolition of the existing second floor of the detached garage and its replacement 

with an expanded second floor covering the entire footprint, accommodating a home office, an 

exercise room, and a bathroom. The increase in garage height from 7.0 metres to 9.9 metres has 

been designed to remain consistent with the built form of surrounding properties, ensuring that 
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setbacks, massing, and height transitions are appropriately managed to limit visual impacts on 

adjacent landowners. 

The site contains portions of the Ivy Lea Complex PSW, and development in this area must 

minimize ecological impacts (see Figure 9 below). 

Figure 9: TLTI Schedule A2 - Natural Heritage System and Hazards with the subject property 

identified.  

The presence of natural hazards, including flooding, steep slopes, and erosion hazards, requires 

adherence to Section 5.3.1 - Natural Hazards, which states that "environmental conditions, 

whether naturally occurring or human-made, can result in hazards to human life or health, and 

damage or loss of value to property". The floodplain elevation of the St. Lawrence River at this 

location is 76.1 metres GSC, and the erosion hazard extends 13 metres from the toe of the 

slope. The garage expansion and covered exterior stair have been designed to avoid grading or 

filling activities, ensuring compliance with erosion hazard and slope stability requirements. 
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Section 5.3.1.1 - Erosion Hazards and Steep Slopes requires that "no buildings or structures shall 

be constructed or enlarged, and no site alteration such as filling, grading, and excavating shall 

occur without the written permission of the CRCA". The CRCA has reviewed the proposed 

development and determined that the garage expansion and fencing are supportable, provided 

that site alterations remain minimal and do not exacerbate erosion risks. Section 5.3.1.2 - Flood 

Plain states that "development and site alteration in the regulatory flood plain is prohibited, 

except for those uses that by their nature must be located within the regulatory flood plain". 

The removal of the carport from the floodplain and erosion hazard area aligns with this policy, 

ensuring that flood risk to property and surrounding lands is mitigated. 

The proximity of the development to the Ivy Lea Complex PSW requires compliance with Section 

5.5.2 - Adjacent Lands, which states that "development or site alteration shall not be permitted 

on adjacent lands unless the ecological function of the adjacent lands has been evaluated and it 

has been demonstrated, through an Environmental Impact Study (EIS), that there will be no 

negative impact on the natural features or their ecological functions". The proposed 

development has undergone environmental review, and the adjustments made to the design, 

including setbacks and removal of non-compliant elements, ensure that there are no negative 

ecological impacts. 

The wetland policies under Section 5.5.5 - Wetlands state that "development and site alteration 

shall not be permitted within Provincially Significant Wetlands". The proposal ensures no direct 

encroachment into the PSW to maintain natural hydrological flows and avoid disruptions to 

wetland function. Any site alterations will require permits under Ontario Regulation 41/24, 

ensuring that wetland integrity is maintained. 

The residential nature of the property requires compliance with Section 5.7 - Residential Uses in 

the Rural Area, which states that "lands in the Rural designation are intended to support limited 

residential development that respects rural character and natural heritage features". The garage 

expansion remains an accessory structure to the main dwelling, does not introduce an 

additional residential unit, and maintains the low-density character of the area. The increase in 

garage height has been reviewed within the context of surrounding structures and remains in 

scale with the built form of the community. 

The property is also located within the Thousand Islands Special Policy Area, which is subject to 

Section 5.9.2 – Thousand Islands Area. This policy states that “development within this area 

must be sensitive to its natural and scenic character.” The proposed site modifications have 

been designed to ensure that the natural shoreline remains largely intact and that new 

structures visually integrate with the existing built form, avoiding significant alterations to the 

landscape. 
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Section 6.1.3 - Stormwater Management states that "the Township shall promote the use of 

low-impact development (LID) approaches and technologies, such as the use of green 

infrastructure to manage stormwater runoff". While a formal Stormwater Management Report 

was not required, the development integrates LID principles by maintaining natural drainage 

patterns, minimizing impervious surfaces, and incorporating erosion control measures to 

prevent sedimentation and protect water quality. 

3.4  Township of Leeds and the Thousand Islands Zoning By-law No. 07-79 

The subject property at 91 Shipman’s Lane is designated Shoreline Residential (RS) under Zoning 

By-law No. 07-79 (Consolidated January 4, 2023) (see Figure 10 below). The Zoning By-law 

establishes permitted uses, lot requirements, building height limitations, and restrictions on 

accessory structures, all of which must be considered in evaluating the proposed Zoning By-law 

Amendment (ZBLA).  

The subject property is zoned Shoreline Residential (RS), which permits the following uses: 

• Single detached dwellings 

• Sleeping cabins 

• Group homes 

• Marine facilities 
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Figure 10: Zoning Schedule "B" (Ward 1 Shoreline), TLTI Zoning By-law No. 07-79, showing how 

the property is within the Shoreline Residential (RS) zone 

The proposed modifications to the property align with these permitted uses, as the garage 

remains an accessory structure to the primary residence. 

3.4.1 Lot and Setback Requirements 

The table below summarizes key zoning provisions and the existing/proposed conditions for the 

subject property: 
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Table 1: Zoning Compliance Summary 

Zoning Provision Required (RS Zone) Existing Proposed 

Lot Area 1.0 ha (min.) 0.6274 ha 0.6274 ha 

Lot Frontage 60.0 m (min.) 298.0 m 298.0 m 

Front Yard Setback 30.0 m (min.) 41.6 m 41.6 m 

Exterior Side Yard Setback 15.0 m (min.) 29.1 m 29.1 m 

Interior Side Yard Setback 3.0 m (min.) 49.0 m 49.0 m 

Rear Yard Setback 1.5 m (min.) 21.26 m 21.26 m 

Building Height (Principal) 12.0 m (max.) 8.0 m 8.0 m 

Building Height (Accessory) 7.0 m (max.) 9.17 m 9.9 m 

Lot Coverage 10% (max.) 7.13% 7.43% 

Dwellings per Lot 1 (max.) 1 1 

 

The minimum lot area requirement in the Shoreline Residential (RS) zone is 1.0 hectares, 

whereas the subject property measures 0.6274 hectares, making it legally non-conforming 

regarding lot size. Despite this, the existing residential use remains appropriate within the RS 

designation. 

The maximum permitted building height for accessory buildings in the RS zone is 7.0 metres, 

whereas the proposed garage expansion seeks an increase to 9.9 metres. The ZBLA is required 

to permit this additional height to accommodate a new second-floor home office, gym, and 

bathroom, which will replace the existing partial second floor with a full second floor over the 

garage footprint. 

Section 3.1 of the Zoning By-law establishes provisions for accessory buildings and structures, 

which include garages, sleeping cabins, and other secondary structures that support the 

primary residential use. 

• Subsection (a)(iii) states that accessory buildings shall not exceed 7.0 metres in height. 

The proposed garage expansion seeks relief from this provision to allow a 9.9-metre 

height. 

• Subsection (a)(v) states that an accessory building shall not be used for human 

habitation. The proposed second-floor modifications will introduce habitable space, 

including a home office, gym, and washroom, necessitating an amendment to recognize 

limited habitable use within the accessory structure. 

• Subsection (a)(iv) of the Zoning By-law limits accessory structures to 4% of the total lot 

area. Given that the subject property measures 0.67 hectares (6,700 sqm), the 
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maximum allowable accessory structure coverage is 268 sqm. The total proposed 

accessory structure coverage, including the garage addition, covered exterior stair, and 

gatehouse, amounts to 123.37 (1.97%) sqm, which remains well within the permitted 

limit. As a result, no additional zoning relief is required for accessory structure lot 

coverage. 

The gatehouse, proposed as a 4.46 sq. m. refuse and parcel storage structure, qualifies as an 

accessory structure under the By-law. The ZBLA is required to formally recognize it as an 

accessory building, ensuring compliance with setback and lot coverage provisions. 

The Zoning By-law defines a habitable room as “a room commonly used for living purposes, 

including a bedroom, bathroom, and a kitchen, but not including any space in a dwelling used as 

a lobby, hallway, closet, or any room having floor space of less than 4.65 square metres.” The 

proposed home office, gym, and washroom meet this definition and require recognition within 

the accessory structure through the proposed ZBLA. 

The original application proposed a carport addition adjacent to the existing garage. However, 

during the pre-consultation process, the Cataraqui Region Conservation Authority (CRCA) 

determined that the proposed carport was not supportable as it was located within the 

regulatory floodplain, erosion hazard area, and within 30 metres of the Ivy Lea Complex PSW. 

The proponent has removed the carport from the proposal to align with floodplain regulations 

and environmental policies, ensuring compliance with zoning and conservation authority 

requirements. 

 

4.0  POLICY ANALYSIS & JUSTIFICATION 

The proposed Zoning By-law Amendment (ZBLA) for 91 Shipman’s Lane has been carefully 

designed to align with the applicable land use planning policies and regulatory framework, 

ensuring environmental protection, hazard mitigation, and compatibility with the rural and 

shoreline landscape. The property is designated Rural Lands and Provincially Significant Wetland 

(PSW) under the United Counties of Leeds and Grenville Official Plan (UCLG OP) and is 

designated Rural and Provincially Significant Wetland (PSW) under the Township of Leeds and 

the Thousand Islands (TLTI) Official Plan (OP). It is also zoned Shoreline Residential (RS) under 

Zoning By-law No. 07-79. Given that the property is partially within a regulated floodplain and 

erosion hazard area, all development must adhere to provincial, county, and municipal policies 

while incorporating flood mitigation measures in compliance with the Cataraqui Region 

Conservation Authority (CRCA) regulations. 

The proposed modifications include the demolition of the existing second-floor space over the 

detached garage (which currently occupies approximately one-quarter of the footprint) and the 

Page 83 of 168



26 | P a g e  
 

construction of a full second floor living space across the entire garage footprint for use as a 

home office, exercise room, and bathroom. This expansion requires an amendment to the 

zoning by-law to permit an increase in the height of an accessory structure from 7.0 metres to 

9.9 metres and to recognize limited habitable space within the garage. Additionally, a new 6' 

wide covered exterior stair is proposed on the east side of the garage, enhancing accessibility 

without expanding the footprint or impacting adjacent lands. 

A small gatehouse (4.46 sq.m.) is proposed near the property’s entrance, designed as an open-

bottom and open-top refuse storage structure to facilitate waste and parcel deliveries. Given its 

location within a regulated floodplain, the structure has been designed to allow free water 

movement in the event of flooding, ensuring compliance with Ontario Regulation 41/24. 

The originally proposed carport has been removed from the application following feedback 

from the Township and Cataraqui Region Conservation Authority (CRCA) due to its location 

within the floodplain, erosion hazard area, and within 30 metres of the PSW. 

The Rural Lands designation under the United Counties of Leeds and Grenville Official Plan 

(UCLG OP) supports low-density residential uses while prioritizing the protection of natural 

amenities and rural character. Similarly, the Rural designation under the TLTI OP ensures that 

new development respects the rural landscape, limits encroachment into environmentally 

sensitive areas, and maintains compatibility with surrounding land uses. The garage expansion 

remains an accessory structure, consistent with the intent of the Shoreline Residential (RS) Zone 

under Zoning By-law No. 07-79. The habitable space does not introduce an additional dwelling 

unit, and its intended use as a home office and gym aligns with modern residential trends while 

preserving the low-intensity character of the area. The proposed height increase from 7.0 

metres to 9.9 metres, while requiring relief, remains compatible with surrounding built form 

and does not introduce excessive massing or obstruct views. 

The following measures have been taken to ensure compliance with mitigating flood plain risk 

and preserving the environmental integrity of the Provincially Significant Wetland (PSW):  

1. The proposed modifications ensure that no encroachment into the wetland occurs, with 

all structures maintaining a minimum 30-metre buffer from the PSW boundary.  

2. No grading, excavation, or impervious surface expansion is proposed beyond previously 

disturbed areas, preventing any potential hydrological disruption.  

3. The proposed garage expansion remains within the existing footprint, ensuring that 

flood storage capacity is not reduced, and the new covered stair is set back significantly 

from all hazard zones.  

4. The gatehouse, located near the property’s entrance, remains a minor structure and is 

designed to allow unrestricted floodwater movement, ensuring that it does not obstruct 

drainage or increase flood risk.  
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5. The removal of the carport from the application further demonstrates a commitment to 

regulatory compliance, as it eliminates development within the floodplain and erosion-

prone areas, ensuring that the proposal fully aligns with the CRCA’s hazard mitigation 

recommendations. 

The following Zoning Analysis and Justification Table outlines the specific zoning provisions 

applicable to each proposed structure, detailing compliance and required relief where 

applicable: 

Table 2: Zoning Compliance and Justification for Proposed Structures 

Proposed 

Structure 

Relevant 

Zoning 

Provision 

Requirement Proposed Relief 

Required? 

Justification 

Garage 

Expansion 

(Accessory 

Structure 

with 

Habitable 

Space) 

Max. Height 

for 

Accessory 

Structures 

(Sec. 3.1, 

(a)(iii)) 

7.0 m 9.9 m Yes (2.9 m 

relief 

required) 

• The increased height 

remains compatible 

with existing built 

form. 

• The expansion does 

not introduce 

excessive massing 

and remains 

functionally 

integrated with the 

residence. 

• The requested height 

increase is consistent 

with precedent and 

maintains 

neighborhood 

character.  
Use of an 

Accessory 

Structure 

for 

Habitation 

(Sec. 3.1 (a) 

(v)) 

Not permitted Home 

Office, 

Gym, 

Washroom 

Yes • The habitable space is 

not a separate 

dwelling unit but is 

ancillary to the 

residence. 

• Supports modern 

residential needs 
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(work-from-home 

trends). 

• Remains subordinate 

to the principal 

dwelling.  
Max. 

Sleeping 

Cabin Size 

(Sec. 

3.34(a)) 

30.0 sq.m. Exceeds 

30.0 sq.m. 

Yes • While habitable space 

exceeds the sleeping 

cabin threshold, it is 

not a separate 

sleeping unit but an 

extension of existing 

living space. 

• The use remains 

secondary to the 

primary residence. 

Covered 

Exterior Stair 

Min. Interior 

Side Yard 

Setback 

(Sec. 5.5) 

3.0 m 22.1 m No Relief 

Required 

• Significant setback 

provided exceeds 

zoning minimums. 

• Enhances accessibility 

and safety while 

maintaining 

compliance. 

Gatehouse 

(Refuse Shed) 

– Formal 

Recognition 

as an 

Accessory 

Structure 

Max. Height 

for 

Accessory 

Structures 

(Sec. 3.1, 

(a)(iii)) 

7.0 m 2.43 m No Relief 

Required 

• Structure is open-

bottomed and open-

topped, ensuring 

compliance with 

floodplain 

regulations. 

• The gatehouse 

remains within 

allowable lot 

coverage, ensuring no 

overdevelopment.  
Max. Lot 

Coverage for 

Accessory 

Structures 

4% of lot area Below 

limit 

No Relief 

Required 

• Total accessory 

structure coverage: 

123.37 sqm (1.97%), 

below the 4% limit. 
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(Sec. 3.1, 

(a)(iv)) 

• Remains subordinate 

to the primary use 

and serves a 

functional purpose 

for waste and parcel 

storage. 

• Ensures regulatory 

clarity by bringing an 

existing structure into 

compliance.  
Setback 

from Lot 

Line (Sec. 

3.1, (a)(ii)) 

Min. 1.0 m 4.7 m No Relief 

Required 

• The gatehouse does 

not encroach on 

adjacent properties 

or impact site 

functionality. 

 Formal 

Recognition 

as an 

Accessory 

Structure 

 Refuse & 

Parcel 

Storage 

Gatehouse 

Yes (ZBLA 

required for 

recognition) 

• Requires formal 

acknowledgment 

under zoning for 

regulatory clarity. 

The proposed Zoning By-law Amendment (ZBLA) ensures that the development at 91 Shipman’s 

Lane aligns with land use planning principles, avoids encroachment into sensitive environmental 

features, and mitigates natural hazard risks. 

 

5.0  CONCLUSION 

The proposed Zoning By-law Amendment (ZBLA) for 91 Shipman’s Lane represents a balanced 

approach to property enhancement while ensuring alignment with municipal, regional, and 

provincial planning policies. The application supports responsible development by integrating 

functional improvements, environmental protection, and land-use compatibility within the 

Township of Leeds and the Thousand Islands. 

The ZBLA is consistent with the Provincial Policy Statement (PPS), 2024, particularly in relation 

to natural heritage protection, water resource management, efficient land use, and public 

health and safety. The proposed modifications maintain appropriate setbacks from the 

Provincially Significant Wetland (PSW), incorporate best practices for shoreline resilience and 

stormwater mitigation, and ensure that the development leverages existing private services 

without additional strain on municipal infrastructure. Furthermore, the proposal adheres to 
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floodplain and erosion hazard policies set by the Cataraqui Region Conservation Authority 

(CRCA) to minimize risk and maintain environmental stability. 

At the upper-tier municipal level, the proposal aligns with the United Counties of Leeds and 

Grenville Official Plan (UCLG OP) by supporting low-intensity residential development while 

ensuring environmental protection and hazard mitigation. The development respects the 

character of the waterfront community through appropriate siting and design and responds to 

site-specific constraints by complying with floodplain and wetland policies through adherence 

to Ontario Regulation 41/24. 

The proposal also conforms to the Township of Leeds and the Thousand Islands Official Plan 

(TLTI OP), including policies related to environmental protection, natural hazards, and shoreline 

development. The garage expansion and formal recognition of the gatehouse remain 

compatible with surrounding land uses, supporting accessory structures that complement the 

primary residential function of the property. 

Given the property’s location within a regulated floodplain and wetland area, the proposed 

design clearly demonstrates that environmental risk, protection, and mitigation have been 

central to the proposal. The development ensures no direct encroachment into PSW areas while 

maintaining the required 30-metre buffer to protect ecological function. All structures comply 

with floodplain management guidelines and have been reviewed in consultation with the CRCA. 

The requested Zoning By-law Amendment (ZBLA) is appropriate and represents good planning 

as it aligns with the Township’s vision for sustainable shoreline development while upholding 

key land-use principles. The modifications enhance site functionality while preserving the 

environmental character of the waterfront community. The garage expansion meets modern 

residential needs without introducing additional density or land-use conflicts. The formal 

recognition of the gatehouse eliminates non-conforming ambiguities and ensures regulatory 

compliance. 

 

_____________________________ 

Christine Stinson 

Project Manager - Planning & Environment 

 

 

_____________________________ 

Farah Ibrahim MES (Pl.), MCIP, RPP 

Senior Planner 

_____________________________ 

Niju Mathew, MSc (Planning), RPP Candidate 

Junior Planner 
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6.0  APPENDICES LIST 

6.1  Appendix 1: Site Plan and Proposed Development Layout for 91 Shipman’s Lane 
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6.2  Appendix 2: Conceptual Architectural Renderings for Proposed Development 
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6.3  Appendix 3: Proposed Garage Expansion – Floor Plans and Elevations 
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6.4  Appendix 4: Proposed Garage Expansion – Structural and Section Details 
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6.5 Appendix 5: Plan of Survey 
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Notice of a Complete Application and Public Meeting 
Zoning By-Law Amendment 
(Section 34 of the Planning Act) 

 
Meeting Date:      Monday, May 5, 2025 
Meeting Time:      6:00 pm 
Meeting Location: 1233 Prince Street, Lansdowne, ON. 

Options for attending the meeting will be in person in the 
Council Chambers and virtually online/by phone through 
Zoom. Details on how to participate are included below. 

 
 

File Number:    D14-2024-012 
  
Location:  911 Country Lane  
Owner:  George Tackaberry Inc. 
Agent:   Mark Snider 
Roll Number:  08-12-816-025-20800-0000 
Related Application(s): Consent Application B-139-24 (Lot Addition) 
 

  

Key Map: Portion of property subject to application for Zoning By-Law Amendment shown 
in blue outline and blue fill. Portion of property in black outline and red fill is severed land 
which is not the subject of the application. 
 
Purpose and Effect of Proposed Zoning By-Law Amendment 
 

This application is related to a provisionally approved consent application (File Number B-
139-24). Through the consent application, a 3.6-hectare (8.9 acre) parcel is being severed 
from the subject property at 911 Country Lane and added to an adjacent property at 517 
Slack Road. Condition number 4 of the provisional consent approval states, “That the 
retained lands are rezoned to recognize the non-compliant minimum lot area and 
minimum lot frontage.” The purpose of the subject application is to satisfy this condition 
by amending the existing zoning of the retained lands to recognize the resulting non-
complying minimum lot area and minimum lot frontage. The existing zoning of the 
retained lands in Township Zoning By-Law Number 07-079 is Shoreline Residential (RS) 

Retained 
lands subject 
to application 

Severed lands 
not subject to 

application 
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zone and the proposed zone is Shoreline Residential Special Exception (RS-X) zone. The 
minimum lot area and minimum lot frontage of the RS zone are 1 hectare and 60 metres 
respectively and the proposed minimum lot area and frontage for the proposed RS-X zone 
are 0.63 hectares and 32 metres, respectively. Existing development on the retained lands 
consists of a single detached dwelling, a sleep cabin, an accessory structure (storage shed) 
and marine facilities (floating boat port). 
 
To view the supporting documents with respect to this application, please visit: 
https://www.leeds1000islands.ca/en/growing/active-applications.aspx  
 
How to Participate: 
 

All comments received will become part of the public record. Comments can be provided 
in writing, email or verbally in person/virtually. Staff are unable to accept verbal 
comments over the phone or in person outside of the meeting. 
 

Anyone attending in person in the Council Chambers or virtually online/by phone through 
Zoom will be provided the opportunity to comment on an application. The ways to 
comment on an application are: 
 

1. Written Comments – By Email:  planningtechnician@townshipleeds.on.ca   
                                 By Mail:  Township of Leeds and the Thousand Islands 
                                               Attn: Amanda Werner-Mackeler, Planning        

Technician 
                                               1233 Prince Street P.O. Box 280 

   Lansdowne, ON K0E 1L0 
 

2. In Person Attendance – In person attendance will be in the Council Chambers at the 
Township Office at 1233 Prince Street, Lansdowne, ON.   
 

3. Virtual/Phone Attendance – If you wish to attend virtually/by phone, you are required 
to register to be an attendee prior to the meeting. Once registered, you will receive a 
follow up email from the Clerk with the details to attend the meeting by computer or 
by phone. To register to participate for this meeting option, please visit the Township’s 
website at https://www.leeds1000islands.ca/en/governing/council-and-committee-
calendar.aspx. Under Upcoming Meetings, select the meeting you are interested in 
attending. On the meeting agenda, there is a link to register in advance to attend the 
meeting online or by phone. 

 
If you have any issues registering online, please call 613-659-2415 x 203 before May 2, 
2025 and indicate your name, phone number, email address and application you wish to 
speak to. Staff will register you for the meeting using your email address and you will 
receive a follow up email from the Clerk with the details on how to attend the meeting by 
computer or by phone.  
 
Make Your Views Known 
 

The purpose of the Public Meeting is to present planning applications in a public forum as 
required by the Planning Act and to inform the public of the purpose of the application and 
the effect of the proposed amending Zoning By-Law. At the public meeting, members of 
the public are provided the opportunity to provide comments and questions regarding the 
application. No decisions are made at public meetings concerning applications; the public 
meeting is held to gather public opinion. 
 

This notice has been mailed to you, as required by the Planning Act, to ensure that as an 
interested party you may make your views known on the above application. You may 
express your support or opposition to the proposed amendment by either attending the 
above public hearing or sending a letter by mail, email, fax or hand-delivery prior to the 
hearing date. Any correspondence received will become part of the public record. Please 
note that written comments may be submitted anytime between the municipality’s receipt 
of a complete application from the applicant and the decision of Council. 
 
No specified person, public body or registered owner to which the by-law would apply shall 
be added as a party to the hearing of the appeal unless, before the by-law was passed, 
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the specified person, public body or registered owner of any land to which the by-law 
applies made oral submissions at a statutory public meeting or written submissions to the 
Committee of Adjustment prior to the decision or, in the opinion of the Tribunal, there are 
reasonable grounds to add the specified person or public body as a party. 
 
“Public body” and “specified person” are defined under Section 1(1) of the Planning Act.  
 
Collection of Personal Information:  
 
Personal information is collected in order to gather feedback and communicate with 
interested parties regarding this development proposal. This information is collected under 
the authority of the Planning Act and in accordance with the Municipal Freedom of 
Information and Protection of Privacy Act. With the exception of e-mail addresses and 
telephone numbers, all information and comments will become part of the public record 
and will appear on the Township’s website. Council and committee meetings are broadcast 
live over the internet on Facebook. If you speak at the meeting your voice will be heard 
in the broadcast. Broadcasts are archived and continue to be publicly available.  
 
Potential Appeal Limitations 
 

If a person or public body would otherwise have an ability to appeal the decision of the 
Council for the Township of Leeds and the Thousand Islands to the Ontario Land Tribunal 
(OLT) but the person or public body does not make oral submissions at a public meeting 
or make written submissions to the Township of Leeds and the Thousand Islands before 
the by-law is passed, the person or public body is not entitled to appeal the decision. 
 

If a person or public body does not make oral submissions at a public meeting, or make 
written submissions to the Township of Leeds and the Thousand Islands before the by-law 
is passed, the person or public body may not be added as a party to the hearing of an 
appeal before the Tribunal unless, in the opinion of the Tribunal, there are reasonable 
grounds to do so.  
 

Further Information 
 

Additional information regarding the proposal may be obtained by contacting the Planning 
and Development Department at 613-659-2415 x 205 or by e-mail at 
planner@townshipleeds.on.ca. 
 

Office Location: 
1233 Prince Street, Lansdowne, ON  
 

Mailing Address:  
Township of Leeds and the Thousand Islands 
1233 Prince Street, P.O. Box 280 
Lansdowne, ON K0E 1L0 
 
Township Active Application Website: 
https://www.leeds1000islands.ca/en/growing/active-applications.aspx  
 

Township Council Public Meeting Website: 
https://www.leeds1000islands.ca/en/governing/council-and-committee-calendar.aspx  
 

Additional information and materials will be available to the public for electronic viewing 
at the Township Office. Additional information and materials will be available by email and 
on the Township website. 
 
Receive a Copy of the Council’s Decision 
 

If you wish to be notified of the decision of the Council of the Township of Leeds and the 
Thousand Islands on the proposed zoning by-law amendment, you must make a written 
request to Amanda Werner-Mackeler, Planning Technician at: 
 

Township of Leeds and the Thousand Islands 
Attn: Amanda Werner-Mackeler, Planning Technician 
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1233 Prince St, PO Box 280 
Lansdowne, ON  K0E 1L0 
 

Email: planningtechnician@townshipleeds.on.ca  
 

Accessibility Information 
 

If you are a person with a disability and need Township of Leeds and the Thousand Islands 
information provided in another format, please contact our Clerk’s office at 613-659-2415 
x 231 or clerk@townshipleeds.on.ca. 
 

Multi-Residential Unit Notification 
 

If you have received this notice and you are the owner of land that contains seven or more 
residential units, please post this notice in a location that is visible to all of the residents. 
 

DATED at the Township of Leeds and the Thousand Islands on April 10, 2025. 
 

Marnie Venditti 
Director of Planning and Development 
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Tuwits-hfp of

Leeds iim) nic

Tliousand Islands

DEVELOPMENT APPLICATION
Section 22 (Official Plan Amendment), Section 34
(Zoning Amendment)/ Section 36 (Holding Zone
Removal)/ Section 41 (Site Plan Approval) of the

Planning Act

OFFICE USE ONLY

Application: Date Received:

Roll Number: Deemed Complete:

Application Fee: Cheque D Cash D Interac D N/A

Posting of Sign By: Owner [__\ Agent Staff ($50 Fee) Other

Posting of Sign Fee: D Cheque Cash Interac N/A

1. APPLICATION TYPE (Check all that apply)
3 Zoning By-Law Amendment

D Site Plan Agreement

D Official Plan Amendment

2. PRE-CONSULTATION (Attach supporting documentation)

TLTI - Staff

CRCA
D Other:

; Leeds/ Grenville & Lanark Health Unit

D : St. Lawrence Parks Commission

3. COMPLETE APPLICATION REQUIREMENTS
Complete Application Form

B Authorization of Applicant (if applicable)

13 Affidavit signed by a Commissioner of Oaths/ Notary, etc. (Available at Office)

Township and other Agency (if applicable) Applications and Fees

B Cover Letter and/or report

B Survey Plan (if available)

E3 Deed

E^. Scaled Sketch with setbacks identified (1 hard copy (11x17 paper or less) and 1
digital copy)

D Minimum Distance Separation Calculation Form (if applicable)

Ail Supporting Information identified through Pre-Consultation including DRT

4-SUBJECT LAND

Assessment Roll Number:

Civic Address:

ofj-f^ - S(^-o^ z^fi^o

Legal Description (Concession/ l,ot/ Part/ Reference Plan numbers): C^^^^fQ^ i I,,
PT. ^-OTS 2.2L ^-2-3 (U^SO^UC) '2^f^49:^ e^r^ /1 ^ fr^p/mr/o

Date subject land acquired by current owner: JO^Y /9, -2^^Y

Page 1 of 17

D14-2024-012         October 18, 2024
816-025-20800

$1500              x

x                     x
x

April 10, 2025
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION

5- REGISTERED OWNER(S)
All owners must be included. If company, identify principals. A separate page may be
submitted, if needed.

Name(s): (^^o^^ ^A-C.KAS^^^Y /A/C- c/^ <^r//V 'TW^'AGQQRV

Company Name (if applicable): Q^6^E ^-6/^A^GWy/^iC. _
Mailing Addr

Phone (home): _ Phone (ce\\}: (o
Email Addres

6. APPLICANT INFORMATION
If an applicant is NOT the owner of the subject lands, written authorization from all
registered owner(s) must be obtained stating that the agent is authorized to make
the application (Section 14)

6.1 Is the applicant the same as the owner?

[_] Yes (same information as above)
No (please fill out below and complete Section 14 - Agreement/ Authorization
and Declaration)

6.2 Name(s): M^R.K ^NiDW.

Company Name (if applicable):
Mailing Addr

^ /

Phone (home): _ Phone (cell): 3'f
Phone (work): _ Email Address: kV)cu-k

7- SUBJECT LAND CHARACTERISTICS

7.1 Please list and describe any existing easements/ right-of-ways or restrictive

covenants that apply to the subject property (required to be shown on sketch)

counr^y i-we CA n:<tVA7€ /^w^r-^A/) C^oss^ 77-tE ^WQ^r^

7.2 Site Description: (briefly describe factors that may impact the proposed

development, such as soil type and depth, lot configuration/ steep slopes or low-lying

areas/ natural feature/ etc.)

./^O f^y-S/C^L CHM^QC^ T^ '^fc P^owry A^ Pftor^er^.

Page 2 of 17
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION
7.3 Dimensions of Subject Land CS^^J^CT TO W/^COW^T Wi^'WT' AP^)

Total Lot Area: 0,63 hectares /, ^-^ acres

Lot Depth: ^ /5S metres 5^f f feet

Lot Width (frontage): -± 5 (2- (^WA-KP) metres / o 5 feet

7.4 Road Access (include name)

D Provincial Highway:

D County Road:

[-1 Municipal Road:

S Private Right-of-Way;

Water Only:

co^^r^y ^WE

7.5 If access to the subject land is by water only/ provide details of parking and

docking facilities to be used and the approximate distance of these from the subject

land and the nearest public road:

7-6 Servicing - Water

Municipal Piped Water System

Privately Owned and Operated Well

D Dug
D Drilled

D Communal

Lake or Other Water Body:

Other:

Existing

D

D
D
D
:B
D

Proposed

D

D
D
D
D
a

Not Applicable

D
D

a
D

7-7 Servicing - Sewage

Municipal

Privately-Owned

Individual Sanitary Sewage System

D Communal Sanitary Sewage System

D Composting/Self-Contained Toilet

Privy
D Outhouse

Other: (Specify)

Existing

D

&
D
D
D
D
D

Proposed

D

D
D
D
D

D

Not Applicable
'a

D
D
D

D
D

7.8 Servicing

Sewers

Ditches

Swales

Other (Specify):

Storm Drainage Existing Proposed Not Applicable

D
D
a
D

D

D
D D

Page 3 of 17
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION

9. REQUIRED PLANS

(c)

9.1 A detailed sketch in metric has been attached with the required HYes D No
information as noted in Section 9.2.
All required site plan drawings, elevations/ cross-sections, BYes D No
grading/ drainage/ etc. along with the required information as
noted En Section 9.3.

9.2 Sketch Requirements
For zoning and official plan amendment applications/ a detailed sketch is required.
The sketch must include:
(a) The boundaries and dimensions of the subject land.
(b) The location/ size and type of all existing and proposed buildings and structures

on the subject land/ indicating their distance from the front lot line/ rear lot line
and side lot line.
The approximate location of all natural and artificial features (for example,
buildings, railways/ roads/ watercourses/ flood plains drainage/ banks of rivers
or streams/ wetlands/ wooded areas, wells and septic tanks) that:

(i) Are located on the subject land and on land that is adjacent to it/ and
(ii) In the applicant's opinion/ may affect the application.

The current uses of land that is adjacent to the subject land.
The location/ width and name of any roads within or abutting the subject land/
indicating whether it is an unopened road allowance/ a public travelled road/ a
private road or a right of way.
If access to the subject land will be by water only/ the location of the parking
and docking facilities to be used; and
The location and nature of any easement affecting the subject land.

Site Plan Requirements
In addition to Section 9.2, for site plan applications/ drawings showing plan,
elevation and cross-section views for each building to be erected/ except a building
to be used for residential purposes containing fewer than 25 dwelling units which
drawings are sufficient to display/
(a) The massing and conceptual design of the proposed building;

The relationship of the proposed building to adjacent buildings, streets and
exterior areas to which members of the public have access;
The provision of interior walkways/ stairs/ elevators and escalators to which
members of the public have access from streets/ open spaces and interior
walkways in adjacent buildings;
Matters relating to exterior design/ including without limitation the character/
scale/ appearance and design features of buildings/ and their sustainable design/
but only to the extent that it is a matter of exterior design

Matters relating to exterior access to each building that wili contain affordable
housing units or to any part of such building/ but only to the extent that it is
a matter of exterior design;

the sustainable design elements on any adjoining highway under a municipality's
jurisdiction/ including without limitation trees/ shrubs/ hedges/ plantings or other
ground cover/ permeabie paving materials/ street furniture/ curb ramps/ waste
and recycling containers and bicycle parking facilities; and
facilities designed to have regard for accessibility for persons with disabilities.

(d)
(e)

(f)

(g)
9-3

(b)

(c)

(d)

(d.1)

(e)

m
Page 6 of 17
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION

9.3 SAMPLE SKETCH - Measurements, setbacks for all structures must be transcribed onto Sections 10
and 11.

Name of Waterbody

High Water Mark

Residential
Weil Property

0Existing
Sewage
System

Exi sting Business and
House

Existing
Sewage
System

Proposed
Addition U

Covered I_I E
Porch )=s ^

Existing
Sewage
System

Commercial/Residentis!
Property

Property Line width 76m

Name of Road

Page 7 of I"/
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION
10- EXISTING STRUCTURES & SETBACKS ON SUBJECT LAND (Indicate

10.1 Existing Structures in metres. Include
structures under 10 square metres.

Type of
Structure

coTr^^-_

_CA_&j^
3/-teZ)

Ground
Floor Area

s^ ^
2^.^,^

9.3^,'
f^-

Gross Floor
Area

55^
Z2..5^

?. 3 .„ "

any to be demolished)

ill structures on subject land/ including marine facilities and

Number of
Stories

ON ^
^AJ£

d^e

Dimensions

Length

_'7J? w

< / w\

_3___^

10-2 Setbacks of Existing Structures to property boundaries, shoreline/ etc.

Type of
Structure

C^rrM^.

_<^fe/A^

Front Side

4la_

_2._1.^

T^

Side

)S.^

'?fB^

- :<^>v^\.

Rear

->

7^M.'
•>

>\w^,
> /z5~^:

Water

^.A^
Zi2^.
>2J^

Width

1.5_^
S.7^n

^ ^

in metres

Flood
Plain

/A.^
.-^/^-_

n6^.

Public Road
(center)

.\A/^-

<^_.

Height

~t^3^
± 

:̂> ^\

^2$^_

Year
Built

T̂
?
7

Right of
Way (edge)

^t-T

,1 t^4

t ^.
yy\.

Other

10-3 Existing Parking &. Loading Spaces

Existing Number of Standard Parking Spaces:

Existing Number of Loading Spaces: .^/z

^ 3 Existing Number of Barrier Free Parking Spaces: \y^

Page 8 of 17
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION
12.7 Is the application within an area where the Municipality has pre- D Yes

determined the minimum and maximum density requirements/ or

the minimum and maximum height requirements

If yes/ provide a statement of these requirements:

No

12.8 Does the zoning amendment alter the boundaries of an existing D Yes0No

area of settlement or require a new area of settlement to be

implemented?

If the answer to 12.8 is yes/ provide the current Official Plan policies if any dealing

with the alteration or establishment of an area of settlement:

D Yes M. No12-9 Does the zoning amendment remove land from an area of

employment?

If the answer to section 12.9 is yes/ provide the current Official Plan policies/ if any/

dealing with the removal of land from an area of employment:

12.10 Are the lands subject to zoning with conditions? D Yes ^ No

If the answer to Section 12.10 is yes/ provide an explanation of how the proposed

amendment complies with the Official Plan policy relating to the zoning with conditions:

Page 11 of 17
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION
12.11 Would this request permit development on a privately owned Q Yes ELNo

and operated individual or communal septic system more than

4500 litres of effluent per day?

If yes to Section 12.11 The following studies are required: Submitted

(a) A servicing options report D Yes S No

(b) a hydrogeological report D Yes S No

12.12 Name(s) and address(es) of the holders of any mortgages, charges/ and other

encumbrances of the property.

12.13 What is your proposed strategy for consulting with the public?

^we ^W^QQ

Page 12 of 17
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION

13.0 OFFICIAL PLAN INFORMATION
13.1 Is the Application:

0Site Specific Applicable to a larger area or the entire Municipality
13.2 Does the application propose to change/ replace/ or a policy in

the Official Plan?

Is yes/ what is the policy to be changed/ replaced or deleted?

D Yes [xTNo

13.3 Does the application propose to add a policy to the Official Plan D Yes Q No
13.4 What is the purpose of the requested amendment?

13.5 What is the designation of the subject lands according to the Official Plan of the
United Counties of Leeds and Grenville and explain how the proposed amendment

conforms with it: /^At. LMO^

- 5fii}^t^/'l\l^ /Z£S/PWT/^ /5 A ^?Mirra ^>e

13.6 What is the current designation of the subject land in the Township Official Plan
and what land uses does the designation authorize?

FLu/^^ ~~ P^WiT^' S^^U^E /^.e^/w^r/^

13-7 Does the requested amendment propose to change or replace a

designation of a parcel of land in the Official Plan?
If yes, what is the proposed designation?

D Yes E No

Page 13 of 17
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION

13.8 What are the land uses that the requested official plan amendment would

authorize? (\/o^

13.9 Would this request permit development on a privately owned DYesj>iNo
and operated individual or communal septic system more than

4500 litres of affluent per day?

If yes to Section 13.9 The following studies are required: Submitted

(a) A servicing options report . DYes D No
(b) a hydrogeological report DYes D No

13.10 Please indicate whether this land, or land within 120 metres of it/ is the

subject of an application by the applicant under the act for:

Subject Lands Adjacent Lands
Other Applications
Minor Variance

Consent U>T Az?/)< 7/y/J

Amendment to Official Plan
Amendment to Zoning By-Law

Minster's Zoning Order

Plan of Subdivision
Site Plan

Other Applications:

Yes

D
0
D
D
D
D
D

No
D
D
D
D
D

D
n

File No.

^ory^r ^i^'eo

Yes

D

D
D
D

D
a

No
D
D
D
a
D
D
D
D

File No.

\^yff/^S((^€0

If yes has been answered one or more times/ please specify the following on a

separate page: 5^ c^cv /W/Jr ca^S^^T ACfLfcAT/CfJ
1) the lands affected 2) the name of the approval authority considering it
3) The purpose of the application 4) the status of the application
5) effect of the application

Is the separate page attached? E3 Yes D No D Not Applicable

13.11 If a policy in the official plan is being changed/ replaced or deleted or if a

policy is being added/ indicate the proposed text of the requested amendment or
attach a draft of the amendment.

Page 14 of 17
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION

13.12 If the requested amendment changes or replaces a schedule in the official

plan/ indicate the requested schedule and text that accompanies it:

13.13 If the requested amendment; alters all or any part of the boundary of an area

of settlement or establishes a new area of settlement/ indicate the current official plan

policies/ dealing with the alteration or establishment of an area of settlement:

13.14 If the requested amendment removes the subject land from an area of

employment/ indicate the current official plan policies dealing with the removal of land
from an area of employment:

DYes D No13.15 Is the requested amendment consistent with the Provincial

Policy Statement (PPS)?
If yes, explain how the requested amendment is consistent with the PPS:

13.16 What is the proposed strategy for consulting with the public?

Page 15 of 17
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION

14- AUTHORIZATION & PERMISSION TO ENTER

All Registered Ownerfs) must complete the following to authorize the applicant/agent
to make the application on their behalf (if Owner NOT the applicant) and/or to permit
Council/ Committeesof Council, Township Staff or authorized agents to enter the subject
property to conduct site inspections related to this application. If multiple owners/ an
authorization letter from each owner is required.

< ^ (\C J ^ II/We
(namd(s) of owner(s) or company)

being the registered owner(s) of the subject property of this application:

\2 Hereby authorize the following person(s) to act as our agent to prepare/ submit the
application and pay any associated fees on my/our behalf (if applicable):

MA^ SK/OS/^
(Name ofApplicant(s)/Authorized Agent(s)

Hereby authorize Council/ Committees of Council/ and Township Staff or authorized
agents to enter the subject property without notice to conduct site inspections
related to this application.

0 Agree to ensure that any driveway/lanes are accessible during the circulation period
of the application so that Committee members/ Township staff and other agencies
do not have any barriers blocking access to the subject land. Island properties will
require a boat ride/ which is to be provided by the owner/agent. If applicable,
Township Stgff will make arrangements for the most suitable date and time.

Agree to post any required signage on site/ which is prepared by Township Staff/
with respect to this application in the requested timeframe of the Planning Act and
upon notification by Township Staff. I/We also agree to provide photographic
evidence of the posted sign at the request of Township Staff.

Agree to stake the area of any proposed construction a minimum of 1 week prior to
the hearing/meeting date of your application. A/^

Have included the written approval of all surveyors/ designers, etc. that designed
any documents/ plot plans etc. to allow the Township to use their plan(s) in the
notice or hearing and other documents which are viewable by the public.

S Hereby acknowledge and provide my consent/ in accordance with the provisions of
the Municipal Freedom of Information and Protection of Privacy Act/ that the
information on this application and any supporting documentation provided by
myself, my agents/^bnsultants and solicitors/ will be part of the public record and
will also be available to the general public.

Signature(s):

-^ -r lc[( {[^U:'/r^U.)

Date: 0^. /// (-/

Page 16 of 17
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION

15. AGREEMENT TO INDEMNIFY & STATUTORY DECLARATION

I/We/

Of the

In the

/\M/5/< .S'X//?^
(name of owner, applicant or authorized agent)

y/^A^ OF w^-rp^r
(name of Municipality)

jA//Tt^ CcOU^p^> Cp' ^^0^ ^ G^'c^N/^
(name of County)

Hereby agree to indemnify and save harmless The Corporation of the Township of Leeds
and Thousand Islands (the "Municipality") from all costs and expenses that the
Municipality may incur in connection with the processing of the applicant's application
for approval under the Planning Act.

Without limiting the foregoing/ such costs and expenses will include all legal/
engineering/ planning/ advertising and consulting fees and charges incurred or payable
by the Municipality to process the application together with all costs and expenses
arising from or incurred in connection with the Municipality being required, or requested
by the applicant/ to appear at the hearing of any appeal to the Local Planning Appeal
Tribunal from any decision of the Council approving the applicant's application.

I/We acknowledge and agree that if any amount owing to the Municipality in respect of
the application is not paid when due/ the Municipality will not be required to process or
to continue processing the application, or to appear before the Local Planning Appeal
Tribunal in support of a decision approving the application until the amount has been
paid in full.

I/We further acknowledge and agree that any amount owing by the applicant to the
Municipality is/ when due/ a debt of the applicant and the Municipality may/ in addition
to any other remedies available to it at law, recover the amount owing together with
interest from the applicant by action.

I/We solemnly declare that all of the above statements contained herein and all exhibits
transmitted herewith including this application and any required document attached
hereto are true/ and I/We make this solemn declaration conscientiously believing it to
be true and knowing that it is of the same force and effect as if made under oath and
by virtue of thofCanaj^; Evidence Act.

Signature(s):
~y

Declared before me at the: ^IUA<S^ ^ W^&rf^T
(name of municipality)

in the UWW ^£>0^e^ ^ Lessm ^ (S^EW/UJ^

This 1& _day of ^.TOjSS-e

(name of County)

_, 20 2-< .

-^SM?eot^
Signature of Commissioner of Oaths/ e^g coiporaton QW^??yffi§alist

Expires h^W^
Stamp of Commissioner of Oaths)
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Mark Snider Planning Consulting Services

October 11, 2024

Township of Leeds and the Thousand Islands
P.O. Box 280

1233 Prince Street
Lansdowne, ON

KOE 1LO

Attention: Kyle Peel, Planner

Re. George Tackaberry Inc. Rezoning Application

Ft. Lot 22 and 23, Concessions 11 (Lansdowne), Township of Leeds and the Thousand Islands

Dear Mr. Peel,

Enclosed is an application to rezone a proposed 3.6ha parcel of land to be created as a remnant parcel from a

concurrent consent application for a property located at 911 Country Lane in the Township of Leeds and the
Thousand Islands. Included with this submission are the following;

• Rezoning application;

• Rezoning sketch;

• Sketch prepared by the landowner showing dimensions and locations of structures;

• Property surveys;

• Current Tax Bilt as proof of ownership for the subject property, and

• Cheque in the amount of $1,500.00 to the Township of Leeds and the Thousand Islands.

The proposed concurrent lot addition application would add land to an adjacent property owned by George
Tackaberry Inc., leaving a remnant shoreline residential property with an area of0.63haandfrontageon

Charleston Lake. The remnant property lot area of 0.63ha is less than the required minimum lot area of Iha

as per the Township's Shoreline Residential zone. Accordingly, and furthertopreconsultation discussions

with Township Planning staff, this new smaller waterfront property is proposed to be rezoned from Rural

(RD) to Shoreline Residential Special Exception X (RS-X) that will have the effect of reducing the minimum

required lotareato0.6ha, notwithstanding the normal minimum required lot area of Iha. The minimum Iha

lot area standard is not being satisfied because to do so would have required fragmenting an area of wetland

just north of the proposed severance line. As proposed, this wetland area would remain intact, as part of the

enlarged property to be created through the consent process.

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

Sincerely,

MarkSnider, RPP
343-363-4446
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George Tackaberry Inc.
Rezoning Sketch

Applicant: George Tackaberry Inc.

Stack Road
Pt. Lots 22 and 23, Concessions 11

Geographic Township of Lansdowne
Township of Leeds and the
Thousand Islands

Dwg by: M. Snider
Oct. 21, 2024

Base: Ontario Base Map

Concurrent

: Addition
Application

Wetland/
Flopdplain

6x4m CabiiTQ^. 4.3m
;:'ISeptic,<^y^S&

SysterrP
4.4r

^
FJl ^f^ 7.3x8m |-32m

^'^.Cottage

Floating QbatDort

Existing
R.O.W.

Country Lar^

<'oo/i B^ f -.1>Qy

Lands to be rezoned from '-

Rural (RU) to Shoreline Residential.
Special Exception X(RS-X) '

Rural/Woodlands

Shoreline ^esidert^ial

^

50
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PLAN OF SURVEY
PART OF UOTS 22 AND 23 • CONCESSION Xl

TOWNSHIP OF LANSDOWHE
MUNICIPALITY OF THE TOWNSHIP OF

THE REAR OF LEEDS AND LANSDOWNE
COUNTY OF LEEDS

M.H.KALDEWAYLT&.
SCALE-r-JOO'

t9B6

S-e? 2S^- S5o3

J;n?a....J Z*^.-... it«

PLAN 28 RVW

m
'^s"t{/_

It'"' •Blunt" »«

1,1 A* "» I

SS'iIS

c*UTH)k . THIS fuw inun*nAi

S?l> ^EStt^

tKft

^w^y'iiSK.^
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PART

)

a

SCH^DOL^

I.C.T

ss t. as

as

PAST?

CON. tK3"TrtUMC^T!T No^

;sate?

R E F £- /f £

;^:'s\^is^^.I'f'"';"-'^""''
^'r*^'

/
^

& ^ /? - 4 3 ^ ff

I RSOUiftE THIS PLAN TO
BE DEPOSITED UNOER
TW£ RECtSTRY ACT.

. ^^4teah&a_ -£8-, .-a?-

/fe^.
ROOeR-t~3^>3fc>*N

ONTARIO L-WC SUW/eTOR

PLAN 26R- S^S-S.

RSceweo ANO RSPOSITED

jz?/fe.^—.

I^AND neeisTftAR vwt THE
RKSIST'R^f DhflSiON OF'
THE COUWY W UEOS

CAVTION)
THIS PL^\N )S NOT A n-AN OF SUS&1VISION
Wn-HIN THE MEANINS OF THS "PLANNIN® ACT".

PLAN OF SURVEY
OF
PART OF LOTS ZZ & 23
CONCESSION 11
TOVWSHfP OF LANSDOWNE
MUHtCiPAUTY OF THE REAR VF LEEDS t. LAHSDOWNE

COUNTY OF LEEDS
SCALE" ; Ju=60k

cou-err, JORDAN & WiseMAN
SURVEYING LTD.
onTMtio mx o susveYtms

1394

BEARIMCS A? CSTROHOUIC WtB AHE OKR1VEO FROM THE
sournensr LIMIT OF SUCK now) *s swcmi ON nEfEsence
PLAN ZOFt-'SSW, HBVIMC A BIAniWC OF- K'iVOI'00? t-

DEK9TES )HON BAR
DEM&TCS SHOST SfAKbARU t RON aAB
D6fK)T6E ftOtK S*R
CeHOTSS CUT 6WSS

OENflfTES SWtWW PLAN W^-*»S3

SUflVETOH' E W»f i F I GATE

i HEftW CEItTlFV TTOT;
I. TtilS SURVEY ANB Pt.MI USE. COHflECT ANO iN ACCORBANCE

WITH "THE SUIWEfS ACT ANO •THE ItEClSTRf *CT* AMO
THE BECUUT10NS UAOE THESEUXBER,

S. THE SURVEY WAS COUPLETEO W SEPTEMSEti Mthi IS3<.

;Se^'--2.a^A

, JORDAN S 
RVEYING LT
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Notice of a Complete Application and Public Meeting 
Zoning By-Law Amendment 
(Section 34 of the Planning Act) 

 
Meeting Date:      Monday, May 5, 2025 
Meeting Time:      6:00 pm 
Meeting Location: 1233 Prince Street, Lansdowne, ON. 

Options for attending the meeting will be in person in the 
Council Chambers and virtually online/by phone through 
Zoom. Details on how to participate are included below. 

 
 

File Number:    D14-2025-004 
  
Location:  61-77 Shipman’s Lane  
Owner:  Ivy Lea Properties Inc. 
Agent:   Fotenn Consultants Inc. 
Roll Number:  08-12-812-025-13000-0000 
Related Applications: Site Plan Applications SP02/07, SP-01/10, SP01/12, 

SP02/13, and D11-2022-003 
 

  

Key Map: Portion of property in black outline and red fill is the land which is the subject 
of the application for Zoning By-Law Amendment. The portion of property shown in blue 
outline and blue fill is the subject property associated with the waterfront area.  
 
Purpose and Effect of Proposed Zoning By-Law Amendment 
 

A complete application for zoning by-law amendment has been received from Fotenn 
Consultants Inc., on behalf of Ivy lea Properties Inc. for a water lot adjacent to the 
property municipally known as 61-67 Shipman’s Lane. The application is requesting to 

Subject Property 

Approximate 
location of area 
to be rezoned 

Page 120 of 168



 Page 2 of 4 
www.leeds1000islands.ca 

 

change the current Environmental Protection (EP) zone of the water lot to a Tourist 
Commercial Special Exception (CT-X) zone in Township Zoning By-Law Number 07-079, 
as amended. The proposed zone change would facilitate an extension of an existing marine 
facility (stationary dock) for swimming and non-motorized watercraft (e.g. kayaks, canoes 
and standup paddleboards).  
 
Should the subject application for zoning by-law amendment be approved, the 
development would be subject to an application for a site plan control modification. 
 
To view the supporting documents with respect to this application, please visit: 
https://www.leeds1000islands.ca/en/growing/active-applications.aspx  
 
How to Participate: 
 

All comments received will become part of the public record. Comments can be provided 
in writing, email or verbally in person/virtually. Staff are unable to accept verbal 
comments over the phone or in person outside of the meeting. 
 

Anyone attending in person in the Council Chambers or virtually online/by phone through 
Zoom will be provided the opportunity to comment on an application. The ways to 
comment on an application are: 
 

1. Written Comments – By Email:  planningtechnician@townshipleeds.on.ca   
                                 By Mail:  Township of Leeds and the Thousand Islands 
                                               Attn: Amanda Werner-Mackeler, Planning        

Technician 
                                               1233 Prince Street P.O. Box 280 

   Lansdowne, ON K0E 1L0 
 

2. In Person Attendance – In person attendance will be in the Council Chambers at the 
Township Office at 1233 Prince Street, Lansdowne, ON.   
 

3. Virtual/Phone Attendance – If you wish to attend virtually/by phone, you are required 
to register to be an attendee prior to the meeting. Once registered, you will receive a 
follow up email from the Clerk with the details to attend the meeting by computer or 
by phone. To register to participate for this meeting option, please visit the Township’s 
website at https://www.leeds1000islands.ca/en/governing/council-and-committee-
calendar.aspx. Under Upcoming Meetings, select the meeting you are interested in 
attending. On the meeting agenda, there is a link to register in advance to attend the 
meeting online or by phone. 

 
If you have any issues registering online, please call 613-659-2415 x 203 before May 2, 
2025 and indicate your name, phone number, email address and application you wish to 
speak to. Staff will register you for the meeting using your email address and you will 
receive a follow up email from the Clerk with the details on how to attend the meeting by 
computer or by phone.  
 
Make Your Views Known 
 

The purpose of the Public Meeting is to present planning applications in a public forum as 
required by the Planning Act and to inform the public of the purpose of the application and 
the effect of the proposed amending Zoning By-Law. At the public meeting, members of 
the public are provided the opportunity to provide comments and questions regarding the 
application. No decisions are made at public meetings concerning applications; the public 
meeting is held to gather public opinion. 
 

This notice has been mailed to you, as required by the Planning Act, to ensure that as an 
interested party you may make your views known on the above application. You may 
express your support or opposition to the proposed amendment by either attending the 
above public hearing or sending a letter by mail, email, fax or hand-delivery prior to the 
hearing date. Any correspondence received will become part of the public record. Please 
note that written comments may be submitted anytime between the municipality’s receipt 
of a complete application from the applicant and the decision of Council. 
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No specified person, public body or registered owner to which the by-law would apply shall 
be added as a party to the hearing of the appeal unless, before the by-law was passed, 
the specified person, public body or registered owner of any land to which the by-law 
applies made oral submissions at a statutory public meeting or written submissions to the 
Committee of Adjustment prior to the decision or, in the opinion of the Tribunal, there are 
reasonable grounds to add the specified person or public body as a party. 
 
“Public body” and “specified person” are defined under Section 1(1) of the Planning Act.  
 
Collection of Personal Information:  
 
Personal information is collected in order to gather feedback and communicate with 
interested parties regarding this development proposal. This information is collected under 
the authority of the Planning Act and in accordance with the Municipal Freedom of 
Information and Protection of Privacy Act. With the exception of e-mail addresses and 
telephone numbers, all information and comments will become part of the public record 
and will appear on the Township’s website. Council and committee meetings are broadcast 
live over the internet on Facebook. If you speak at the meeting your voice will be heard 
in the broadcast. Broadcasts are archived and continue to be publicly available.  
 
Potential Appeal Limitations 
 

If a person or public body would otherwise have an ability to appeal the decision of the 
Council for the Township of Leeds and the Thousand Islands to the Ontario Land Tribunal 
(OLT) but the person or public body does not make oral submissions at a public meeting 
or make written submissions to the Township of Leeds and the Thousand Islands before 
the by-law is passed, the person or public body is not entitled to appeal the decision. 
 

If a person or public body does not make oral submissions at a public meeting, or make 
written submissions to the Township of Leeds and the Thousand Islands before the by-law 
is passed, the person or public body may not be added as a party to the hearing of an 
appeal before the Tribunal unless, in the opinion of the Tribunal, there are reasonable 
grounds to do so.  
 

Further Information 
 

Additional information regarding the proposal may be obtained by contacting the Planning 
and Development Department at 613-659-2415 x 226 or by e-mail at 
seniorplanner@townshipleeds.on.ca. 
 

Office Location: 
1233 Prince Street, Lansdowne, ON  
 

Mailing Address:  
Township of Leeds and the Thousand Islands 
1233 Prince Street, P.O. Box 280 
Lansdowne, ON K0E 1L0 
 
Township Active Application Website: 
https://www.leeds1000islands.ca/en/growing/active-applications.aspx  
 

Township Council Public Meeting Website: 
https://www.leeds1000islands.ca/en/governing/council-and-committee-calendar.aspx  
 

Additional information and materials will be available to the public for electronic viewing 
at the Township Office. Additional information and materials will be available by email and 
on the Township website. 
 
Receive a Copy of the Council’s Decision 
 

If you wish to be notified of the decision of the Council of the Township of Leeds and the 
Thousand Islands on the proposed zoning by-law amendment, you must make a written 
request to Amanda Werner-Mackeler, Planning Technician at: 
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Township of Leeds and the Thousand Islands 
Attn: Amanda Werner-Mackeler, Planning Technician 
1233 Prince St, PO Box 280 
Lansdowne, ON  K0E 1L0 
 

Email: planningtechnician@townshipleeds.on.ca  
 

Accessibility Information 
 

If you are a person with a disability and need Township of Leeds and the Thousand Islands 
information provided in another format, please contact our Clerk’s office at 613-659-2415 
x 231 or clerk@townshipleeds.on.ca. 
 

Multi-Residential Unit Notification 
 

If you have received this notice and you are the owner of land that contains seven or more 
residential units, please post this notice in a location that is visible to all of the residents. 
 

DATED at the Township of Leeds and the Thousand Islands on April 11, 2025. 
 

Marnie Venditti 
Director of Planning and Development 
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Concession 1, Part Lot 14, Lots 3, 4, 5 on Plan 28R-13775

08-12-812-025-13000-0000

May 6, 2005 

D14-2025-004           April 8, 2025
812-025-13000           April 10, 2025

$1500               x

x                     x

x
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, Rural, Flood Plain, Provincially
Significant Wetland, Moderate Wildland Fire Hazard Area, Highly Vulnerable Aquifer, Significant Groundwater Recharge Area
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION 

8.10 Potential Land Use Constraints: On Subject On Adjacent No

Lands Lands Within 

Agricultural Operation including Livestock Facility or □ □ 1000m
Stockyard (If Yes, MDS info must be submitted) 

Waste Management Site or Landfill □ □ 500m ..gi 
Sewage Treatment Plant or Waste Stabilization □ □ 500m \A' 
Provincially Significant Wetland (PSW) □ □ 120m vi' 
Locally Significant Wetland (LSW) □ □ S0m vi' 
Area of Natural and Scientific Interest (ANSI) □ □ 50m QI 
Flood Plain 51 N/A □ 

Wellhead Protection (Village of Lansdowne) □ N/A � 

James W. King Intake Protection Zone - St. Lawrence LJ N/A or-
River - South of Gananoque (OP Schedule A6) 

0Licensed Mine, Pit or Quarry or an area designated □ □ 1000m 
for Aggregate Extraction 

Rehabilitated Mine/Pit/Quarry Site? □ □ 500m fiJ' 
Industrial or Commercial Use, or Wrecking Yard □ □ 

Specify Use: 

Active Railway Line □ □ 500m &tr 
Municipal or Federal Airport □ □ 500m f;,2l' 

Provincial Highway 401 □ □ 250m yr 
Utility Corridor(s) i.e. Power Lines, Hydro Easement □ □ 500m vi' 

i.e. Natural Gas or Oil Pipeline, etc. □ □ 500m &1-

Gas Station - Currently or at Any Time □ □ Adjacent 1\1'
Lands suspected to be contaminated □ □ 500m f;,2l' 

Has grading of the subject land been changed by □ N/A 
adding earth or other material(s)? 

Designated Heritage Building/Site □ □ 500m 1,,,1 

8.11 Additional information that may be relevant to the review of the application: 

-----

D Provided on a Separate Sheet 
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION 

12. ZONING BY-LAW INFORMATION

12.1 Proposed Zoning: 

12.2 Description of Proposal: (describe nature and extent of the rezoning request, 

reasons for rezoning) 

A zoning by-law amendment is necessary to rezone a portion of the water lot to a site-specific 

Tourist Commercial (CT-XX) Zone to allow the commercial use of the proposed marine facility 

for swimming and non-motorized watercraft, and to establish appropriate site-specific performance 

standards related to the proposed dock. 

12.3 Is the requested amendment consistent with the Provincial Policy liZI Yes D No 

Statement (PPS)? 

Explain how the requested amendment is consistent with the PPS. 

Refer to the Planning Justification Report included with the submission. 

12.4 Is the requested amendment consistent with the County Official liZI Yes D No 

Plan? 

Explain how the requested amendment conforms with the County Official Plan. 

Refer to the Planning Justification Report included with the submission. 

12.5 Is the requested amendment consistent with the Township liZI Yes D No 

Official Plan? 

Explain how the requested amendment conforms with the Township Official Plan. 

Refer to the Planning Justification Report included with the submission. 

12.6 Does the proposal require an amendment to the Township Official □ Yes liZI No 

Plan? 

If yes, list the application number: 
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Township of Leeds and the Thousand Islands DEVELOPMENT APPLICATION

15. AGREEMENT TO INDEMNIFY & STATUTORY DECLARATION

^ c)DI/USI/We,
(name of ownei^ applicant or aiithorized agent)

Of the
orai

CAlb| ^"Kit^
(name of Munid^alit

in the _Pm/im. oF
(name of County)

Hereby agree to indemnify and save harmless The Corporation of the Township of Leeds
and Thousand Islands (the "Municipality") from all costs and expenses that the
Municipality may incur in connection with the processing of the applicant's application
for approval under the Planning Act.

Without limiting the foregoing, such costs and expenses will include all legal,
engineering, planning, advertising and consulting fees and charges incurred or payable
by the Municipality to process the application together with all costs and expenses
arising from or incurred in connection with the Municipality being required, or requested
by the applicant, to appear at the hearing of any appeal to the Local Planning Appeal
Tribunal from any decision of the Council approving the applicant's application.

I/We acknowledge and agree that if any amount owing to the Municipality in respect of
the application is not paid when due, the Municipality will not be required to process or
to continue processing the application, or to appear before the Local Planning Appeal
Tribunal in support of a decision approving the application until the amount has been
paid In full.

I/We further acknowledge and agree that any amount owing by the applicant to the
Municipality is, when due, a debt of the applicant and the Municipality may, in addition
to any other remedies available to it at law, recover the amount owing together with
interest from the applicant by action.

I/We solemnly declare that all of the above statements contained herein and all exhibits
transmitted herewith including this application and any required document attached
hereto are true, and I/We make this solemn declaration conscientiously believing it to
be true and knowing that it is of the same force and effect as if made under oath and
by virtue of the Canada Evidence Act.

HMU^
Signature of Applicant or Authorized Agent Signature of Applicant or Authorized Agent

Declared remotely by WS^j [JOl^S _who has stated being

located in the 0^ (^ f^l^^ of the PrDVi^ 0<L OnfcriO
Cname of City)

before me at the Township of Leeds and the Thousand Islands in the United Counties
of Leeds and Grenville on this ^ day of -(\ n< A _, 2025, in accordance with
0. Reg 431/20, Administering Declaration Remotely.

C^LteA 6^ L^ ^ AJ;^- ^\ar [J^-

AMANDA ZORA WERNER-MACKELER,
a Commissioner, etc.. Province of Ontario,

the Corporation of the Township of Leeds
and the Thousand Islands.

Expires August 18,2025.

Commissioner of Oaths _ (official Stamp of Commissioner of Oaths)
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MATERIALS

1. SPIRAL WELDED STEEL PIPE: TO DIAMETERS AND WALL THICKNESS AS INDICATED, PLAIN ENDS, TO ASTM A252-10, GRADE 3 OR ASTM A5000 GRADE C.
2. HOLLOW STRUCTURAL STEEL SECTIONS: TO CSA G40.20-13/G40.21-13, GRADE 350W, CLASS C OR ASTM A5000 GRADE C.
3. STEEL PLATES, ANGLES, RODS AND PINS: TO CSA G40.20-13/G40.21-13, GRADE 300W.
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5. BOLTS, NUTS AND WASHER FOR STRUCTURAL STEEL CONNECTIONS TO ASTM A193  B7.
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WELDING
A. WELDING IN STEEL: IN ACCORDANCE WITH CSA W59-03. ALL POINTS OF CONTACT TO BE WELDED WITH A 4 MM FILLET WELD UNLESS OTHERWISE NOTED.

ELECTRODES TO BE E49XX.
B. WELDING IN ALUMINUM: IN ACCORDANCE WITH CSA W59.2. WELD SIZES AS INDICATED. ELECTRODES TO BE 4043.
C. DO NOT DEVIATE THE SIZE, LENGTH AND LOCATION OF WELDS FROM DETAILS SHOWN ON DRAWINGS.
D. WELD METAL TO BE SOUND THROUGHOUT WITH NO POROSITY OR CRACKS ON THE SURFACE OF ANY WELD OR WELD PASS.
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March 2025  61 Shipman’s Lane 

Planning Justification Report 
 

1.0  
Introduction 
1.1 Introduction 

Fotenn Planning + Design has been retained by Kehoe Marine Construction Ltd. (the “Applicant”) on behalf of 
the Ivy Lea Club to prepare this Planning Justification Report in support of an application for zoning by-law 
amendment for the property municipally known as 61 Shipman’s Lane (“the subject lands”) in the Township of 
Leeds and the Thousand Islands. The purpose of the proposed zoning by-law amendment is to permit the 
extension of the existing stationary dock for the use of swimming and non-motorized watercraft.  
 
Pre-Consultation comments were provided by Township staff on October 10, 2024. Accordingly, the following are 
being submitted in support of the application:  

/ Concept Plan;  
/ Wetland Impact Letter; 
/ Application fees;  
/ Application forms; and, 
/ This Planning Justification Report.  

 
The purpose of this report is to assess the appropriateness of the proposed development and the requested 
amendment in the context of the surrounding area and policy and regulatory framework applicable to the subject 
lands. 
 
1.2 Development Applications 

The subject lands are designated Rural Lands on Schedule A Community Structure and Land Use of the United 
Counties of Leeds and Grenville Official Plan. The subject lands are designated Tourist Commercial in the Special 
Policy Area – Thousand Islands (South of Highway 401) on Schedule A1 Land Use Designations of the Township 
of Leeds and the Thousand Islands Official Plan. The lands are zoned Tourist Commercial (CT), Tourist 
Commercial Special Exception 9 (CT-9(ii)), Flood Plain (FP) and Provincially Significant Wetland (PSW) on 
Schedule B – Ward 1 – Shoreline of the Township of Leeds and the Thousand Islands Zoning By-law 07-079.  
 
The proposed development consists of an extension of the existing stationary dock located along the property’s 
shoreline to be used for swimming and non-motorized watercraft by members of the Ivy Lea Club. The Tourist 
Commercial Zone permits a marine facility, which is defined as: 

“a non-commercial accessory building or structure located on, over, under or immediately adjacent to a 
waterbody which is used to moor, berth or store a boat. This definition includes a launching ramp, boat 
lift, dock, boathouse, marine railway, water intake, pump house or similar structure/use. A marine facility 
shall not include any building used for human habitation or used only for winter boat storage nor any boat 
service, repair or sales facility or a flood or erosion control structure approved by the Cataraqui Region 
Conservation Authority, or similar use”.  
 

The definition of a marine facility limits a structure, such as a dock, to non-commercial use and use only by boats. 
The use of the proposed dock extension will be for commercial use and for swimming and non-motorized 
watercraft such as kayaks, canoes, standup paddle boards or other apparatuses that do not have a motor. A 
zoning by-law amendment is necessary to zone a portion of the adjacent water lot to a site-specific Tourist 
Commercial (CT-XX) Zone to allow the commercial use of the proposed marine facility for swimming and non-
motorized watercraft, and to establish appropriate site-specific performance standards related to the proposed 
marine facility. 
 
A future application to amend the existing site plan control agreement will be required to facilitate the proposed 
development.  
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March 2025  61 Shipman’s Lane 

Planning Justification Report 
 

2.0  
Surrounding Area and Site Context 
The subject lands are located south of the Thousand Islands Parkway, east of Gananoque, with frontage on the 
St. Lawrence River. The subject lands are irregularly shaped and have an area of approximately 5.38 hectares, 
with approximately 514 metres of discontinuous water frontage on the St. Lawrence River.   
 

 
Figure 1: Subject Lands (Source: Township GIS, annotated by Fotenn) 
 
The subject lands are owned and operated by The Ivy Lea Club, a private recreational club containing various 
amenities for its members and the public. The Ivy Lea Club includes a commercial marina with a dock for 
motorized boats, a club house, a public restaurant situated on the waterfront, as well as cafes, fitness facilities, 
and a swimming pool. Vehicular access to the subject lands is from the Thousand Islands Parkway via Shipman’s 
Point Lane.  
 
The surrounding area consists primarily of tourist commercial, shoreline residential, rural industrial, and rural 
residential uses. Shoreline residential dwellings are located adjacent to the west of the subject lands, rural 
residential uses are primarily north of the Thousand Islands Parkway, and various marine facilities and rural 
industrial uses are in proximity to the subject lands to the east. 
 
The following uses are immediately adjacent to the subject lands: 

/ North: Tourist Commercial, Shoreline Residential 
/ East: Tourist Commercial (associated with The Ivy Lea Club), Shoreline Residential 
/ South: St. Lawrence River 
/ West: Shoreline Residential, Tourist Commercial (associated with The Ivy Lea Club) 

 
2.1 Development Proposal 

The applicant is proposing to extend the existing stationary dock westward along the shoreline to be used for 
swimming and non-motorized watercrafts, such as kayaks, canoes and standup paddleboards. The proposed 
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March 2025  61 Shipman’s Lane 
Planning Justification Report 

 

dock extension will occur to the west of the existing shoreline dock offset approximately 2.4 metres from the 
shoreline. The proposed dock extension will be approximately 32.9 metres wide with a depth of approximately 
3.6 metres, as shown in Figure 2 below. The proposed dock extension will be elevated above the water on pilings 
and will be off set 2.4 metres from the shoreline as shown in Figure 3 below. The dock will be setback 4.6 metres 
from the adjacent residential uses to the west and will incorporate privacy fencing at the west end of the dock. A 
new path to access the dock extension is proposed along the west side of The Ivy restaurant.  
 

 
Figure 2: Concept Plan (Source: Kehoe Marine Construction Ltd.) 
 

 
Figure 3: Dock Sectional Elevation (Source: Kehoe Marine Construction Ltd.) 
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3.0  
Supporting Studies 
3.1 Wetland Impact Letter 

A Wetland Impact Letter was prepared by Ecological Services, dated February 19, 2025. The purpose of the 
letter is to confirm potential impacts of proposed development within 120 metres of a Provincially Significant 
Wetland. The ecologist confirmed, through an evaluation of Ministry of Natural Resources and Forestry mapping,  
that the proposed development is located more than 120 metres from the Provincially Significant Wetland Ivy Lea 
Wetland Complex. The assessment concludes that no negative impacts to the Ivy Lea Wetland Complex will 
result from the proposed development of a dock for swimming, and non-motorized watercraft use, if appropriate 
in-water construction mitigation measures are employed and approved by the Department of Fisheries and 
Oceans. 
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4.0  
Policy and Regulatory Framework 
4.1 Provincial Planning Statement (2024) 

The 2024 Provincial Planning Statement (PPS) came into effect on October 24, 2024. The PPS provides policy 
direction on matters of provincial interest related to land use planning and development. Notably, the 2024 PPS 
sets out policies to increase the supply and mix of housing options in Ontario while maximizing investments in 
infrastructure and public service facilities and protecting natural areas, agricultural uses and sensitive areas. 
Policies that are directed related to the proposal are discussed below, with policies citied in italics. 
 
Chapter 2 of the PPS provides policy guidance for development within settlement areas, strategic growth areas, 
rural areas, rural lands, and employment areas, as well as policies that consider energy conservation, air quality 
and climate change. Section 2.5 provides policy direction related to rural areas in municipalities noting these 
areas should encourage development to build upon rural character, use a range of rural infrastructure and public 
service facilities, and provide opportunities for sustainable and diversified tourism, among other things. 
Development in rural areas shall be appropriate for the available service levels. The proposed development 
builds upon the existing rural character and seeks to support the continuation of a commercial tourist use that 
utilizes existing rural infrastructure and public service facilities. 
 
Chapter 3 of the PPS  provides policy direction relating to the efficient provision and use of infrastructure and 
public service facilities in the province. Matters discussed in Chapter 3 include the planning of transportation 
systems to meet current and projected needs, land use compatibility between major facilities and sensitive land 
uses, the sustainable provision of sewage, water, and stormwater, and the promotion of healthy, active and 
inclusive communities through planning for public spaces and recreation. The proposal development will not 
result in any change to existing site services, vehicular access or on-site circulation, or on-site stormwater 
management.    
 
Chapter 4 of the PPS provides policy direction regarding the protection of natural and cultural heritage resources 
in the province. Policies in this section regulate development in relation to identified natural heritage features, 
the wise use and management of water, the protection of agriculture, and development of lands with cultural and 
archaeological heritage.  
 

Section 4.1.8 Development and site alteration shall not be permitted on adjacent lands to the natural 
heritage features and areas identified in policies 4.1.4, 4.1.5, and 4.1.6 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. 

The subject lands are adjacent to the St. Lawrence River and located approximately 126 metres east of the Ivy 
Lea Wetland Complex. A Wetland Impact Letter was prepared by a qualified ecologist which confirmed the 
subject lands are outside the 120 metre evaluation area associated with a provincially significant wetland, 
therefore no impacts are anticipated. The ecologist also indicated that since the proposed marine facility will be 
stationary and elevated above the water on piling, there should be minimal impact to the lake bottom. Similarly 
the ecologist confirmed that subject to appropriate in-water construction mitigation methods employed and 
approved by the Department of Fisheries and Oceans, no negative impacts to the Ivy Lea Wetland are 
anticipated.   
 

Section 4.2.2 Development and site alteration shall be restricted in or near sensitive surface water 
features and sensitive ground water features such that these features and their related hydrologic 
functions will be protected, improved or restored, which may require mitigative measures and/or 
alternative development approaches. 

The subject lands are adjacent to the St. Lawrence River. The proposed dock extension will be elevated above 
the water on pilings, which the Wetland Impact Letter indicates will have minimal impact on the lake bottom. 
Similarly, the proposed dock will be offset 2.4 metres from the shoreline to limit disturbance or interference with 
ground water features. 
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Chapter 5 of the PPS provides policy direction protecting public health and safety by regulating development in 
relation to natural and human made hazards. The policies within this section aim to direct development away 
from natural and human-made hazard lands, such as floodplains, areas prone to erosion, former mining or 
aggregate extraction sites, and other contaminated areas. The subject lands contain floodplains as identified on 
the Township of Leeds and the Thousand Islands Official Plan Schedules. The proposal seeks to extend the 
existing dock for swimming and non-motorized watercraft use. The proposed use is inherently associated with 
floodplains and areas prone to erosion and has been designed appropriately to ensure no negative impacts to 
public health and safety. 
 
It is our professional planning opinion that the proposed development is consistent with the Provincial 

Planning Statement (2024). 
 
4.2 Official Plan for the United Counties of Leeds and Grenville  

The United Counties of Leeds and Grenville Official Plan was adopted by Council on July 23, 2015, approved by 
the Ministry of Municipal Affairs and Housing on February 19, 2016, and partially approved by the Ontario 
Municipal Board on March 15, 2017. The Official Plan directs growth management and land use decisions by 
providing upper-tier land use planning guidance for the United Counties’ ten member municipalities, including the 
Township of Leeds and the Thousand Islands. The policies of this plan intend to ensure a balanced approach to 
growth management and the protection and conservation of the United Counties’ natural and cultural heritage, 
while encouraging development opportunities that respect the United Counties’ unique character and sense of 
place. The relevant policy considerations of the Official Plan are discussed below (with policies in italics). 
 
The following sections of the Official Plan are addressed: 

/ Section 3 – Rural Area; and 
/ Section 4 – Natural Heritage, Water Resources and Cultural Heritage. 

 
The subject lands are designated Rural Lands on Schedule A Community Structure and Land Use of the United 
Counties of Leeds and Grenville Official Plan. 
 

 
Figure 4: United Counties Land Use Designation (Source: United Counties of Leeds and Grenville Official Plan 
Schedule A) 
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Section 3 – Rural Area 
Section 3.0 of the Official Plan provides policy direction for the Rural Area designation, which is defined as lands 
outside of the urban settlement areas and rural settlement areas. Rural lands are noted to consist of the rural 
landscape of the Counties, including prime agricultural areas, rural lands, including recreation and rural 
residential uses, natural heritage features and systems, and important natural resource areas.  
 
Section 3.3 provides specific policies for rural lands, which are intended to protect the natural amenities and rural 
character of the Counties while providing opportunities for agricultural uses, resource-based activities, recreation 
and tourism and other rural land uses. 
 
Section 3.3.2 outlines the land uses permitted within the rural lands designation: 
 

d) Recreational and tourist commercial uses, open space, and limited residential development, may be 
permitted in rural lands without requiring an amendment to this Plan, but may be subject to a rezoning, 
and provided the use is permitted in the local municipal Official Plan, and meets the criteria established 
within the local municipal Official Plan.  
e) The specific permitted uses and accessory uses will be established in the local municipal Official Plans 
and implementing zoning by-laws. 

The subject lands are currently operated as a tourist commercial use. The proposed development seeks to extend 
the existing dock which will support the continued operation of the tourist commercial use in proximity to the 
Thousand Islands Parkway and St. Lawrence River. No amendment is necessary to the United Counties Official 
Plan. The lands are in an area characterized by tourist commercial uses and respect the intent of the official plan. 
A zoning by-law amendment is proposed to the Township of Leeds and the Thousand Islands Zoning By-law 07-
079 to add a site-specific exception (CT-XX) to the Tourist Commercial Zone of the zoning by-law to allow the 
proposed dock extension to be used for swimming and non-motorized watercraft.  
 
Section 4 – Natural Heritage, Water Resources and Cultural Heritage 
Section 4 provides policies related to the protection and enhancement of natural features, functions, and systems, 
the protection and conservation of water resources, along with the conservation of cultural heritage resources.  
 
Section 4.4 provides policy direction for water resources and source water protection in the United Counties. 
Section 4.4.1 states that the United Counties contain multiple water resources, including the St. Lawrence River, 
Rideau River, and many rivers, streams, and small inland lake systems, that support the natural environment and 
the Counties’ communities. This section states “The protection of water resources from contamination and 
degradation associated with certain land uses and activities is an important element to maintaining the quality of 
life experienced by both existing residents and businesses, and supporting future growth”. The subject lands are 
located with frontage on the St. Lawrence River. The proposal seeks to extend the existing stationary dock, which 
will be elevated from the water on pilings, westward along the shoreline. The Wetland Impact Letter confirmed 
the proposed development is not anticipated to impact any surrounding wetlands and will have minimal impact 
on the lake bottom. Additionally, use of the dock will be limited to swimming and non-motorized watercrafts, which 
will limit the potential for contamination or degradation of the St. Lawrence River.  
 
It is our professional planning opinion that the proposed development conforms with the policies of the 

United Counties of Leeds and Grenville Official Plan. 
 
4.3 Township of Leeds and the Thousand Islands Official Plan 

The Township of Leeds and the Thousand Islands Official Plan was adopted by Council on September 10, 2018 
and approved by the United Counties of Leeds and Grenville on November 22, 2018. The Township’s official 
plan establishes a vision, goals, objectives, and policies to manage and direct physical development and the 
effect of change on the physical, social, cultural, economic, and natural environment until 2031. The official plan 
contains policies of Council which guide and direct future growth and development within the municipality. 
 
The relevant policy considerations of the official plan are discussed below (with policies in Italics). The following 
sections of the official plan are addressed: 

/ Section 3 – Purpose, Goal, Objectives; 
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/ Section 4 – General Land Use Policies; 
/ Section 5 – Land Use Designation Policies; 
/ Section 6 – Water Resources Policies; and 
/ Section 9 – Implementation. 

 
Section 3 – Purpose, Goal, Objectives 
Section 3 of the official plan outlines the Township’s vision statement and the plan’s overarching goal, as well as 
various objectives to achieve the stated goals. The objectives of the plan include: 
 

3.3(6) Steady, diversified and balanced economic growth shall be encouraged to build a strong economic 
base. The Township shall be known as being open for business. 
3.3(9) New and existing local businesses and agricultural operations shall be supported in the Township’s 
growth and development. 

The proposal seeks to expand the offerings of an existing tourist commercial operation to include swimming and 
non-motorized watercraft dock facilities.  

 
3.3(15) The natural beauty of the area shall be preserved for the enjoyment of residents, tourists, and 
future generations. 
3.3(16) Natural heritage features and areas shall be identified, preserved and enhanced. 
3.3(17) The community’s water resources shall be protected. 

The subject lands are located with frontage on the St. Lawrence River and in proximity to the Ivy Lea Wetland. 
The proposed dock will be offset 2.4 metres from the shoreline to reduce interference with the shoreline and will 
be elevated above the water on pilings to limit disturbance to the lake bottom. The proposal seeks to support the 
enjoyment of the area’s natural beauty by adding an additional dock area specifically for the use of swimming 
and non-motorized watercrafts.  
    
Section 4 – General Land Use Policies 
Section 4 of the official plan provides policies intended to address development issues which are common to 
more than one land use designation. Section 4.6 provides policy direction related to compatibility and built form. 
Section 4.6.1 outlines general development design standards, including: 
 

1. In reviewing all types of development and redevelopment applications, Council shall be satisfied that 
the proposed development is compatible with the surrounding uses, built form, and general character of 
the area. 
2. Compatibility of new development should be assessed based on the following criteria: 

a. Height and massing: building height, massing, and scale should be assessed based on the 
planned or existing uses or adjacent properties, as well as the character established by the 
prevailing pattern of abutting development and development that is across the street; 

The proposed development consists of extending the existing shoreline dock associated with the Ivy Lea Club. 
The size, area and perimeter of marine facilities, such as docks, are regulated by the zoning by-law. Relief is 
being sought to allow a dock which has a greater perimeter and area than permitted by the zoning by-law. Despite 
the relief sought, the proposed extension has been designed to limit scale and appearance. The proposed dock 
will be elevated above the water approximately 1.6 metres, will have a depth of approximately 3.7 metres and 
will not incorporate any “fingers” which extend the dock further into the St. Lawrence River, thereby limiting the 
scale and visibility of the proposed dock extension.  
 

b. Landscaping: Landscaping may be required as a buffer between uses and shall be a sufficient 
depth as determined through the Zoning By-law;  

A privacy fence is proposed on the west end of the proposed dock to provide buffering and ensure privacy is 
maintained between the proposed dock and the adjacent residential dwellings. 
 

c. Lighting: the potential for light spill over or glare onto adjacent light-sensitive areas or the sky 
must be minimized; 

The proposed dock is not anticipated to incorporate lighting facilities, however any details will be prepared and 
reviewed through the future application for an amendment to the existing site plan control agreement. 
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d. Noise and air quality: The development should be located and designed to minimize the 
potential for significant adverse impacts on adjacent sensitive uses related to noise, odours, and 
other emissions;  

The proposed dock will not result in any emissions or noise sources.  
 
e. Outdoor amenity areas: The privacy of outdoor amenity areas of adjacent residential units 
must be respected;  

Shoreline residential uses are located west of the subject lands. The proposed dock extension will have a 
minimum setback of 4.6 metres from the lot line and will incorporate privacy fencing on the west end of the dock 
to ensure privacy to the adjacent shoreline residential uses is provided.  

 
f. Parking: Adequate on-site parking must be provided in accordance with the provisions of the 
Zoning By-law, with minimal impact on adjacent uses. For higher density development within 
settlement areas, the Township may consider permitting reduced standards for on-site parking, 
or off-site parking, where accommodation of on-site parking is not possible;  

No additional parking is proposed as part of this zoning by-law amendment application.  
 

g. Safety: The development should be designed with the principles of Crime Prevention Through 
Environmental Design (CPTED) and other best practices, to ensure that opportunities for crime 
and threats to public safety are reduced or minimized. CPTED is a proactive design philosophy 
based on the belief that the proper design and effective use of the built environment can lead to 
a reduction in the fear and incidence of crime, as well as an improvement in the quality of life 
(CPTED Ontario, 2014);  

The proposal will incorporate CPTED design principles to support property upkeep standards, and a development 
that minimizes any risk to public safety.  
 

h. Setbacks: Prevailing patterns of rear and side yard setbacks, building separation, landscaped 
open spaces, and outdoor amenity areas as established by existing zoning where the proposed 
pattern is different from the existing pattern of development;  

The proposed development will provide a minimum 4.6 metre setback from the edge of the dock extension to the  
property line of the adjacent residential dwellings.  
 

i. Shadowing: Shadowing on adjacent properties must be minimized, particularly on outdoor 
amenity areas;  

The proposed development will not result in shadowing on adjacent properties, as the dock extension complies 
with the maximum height of a marine facility and will provide required setbacks to the adjacent property.  
 

j. Traffic impacts: The road network or waterbody in the vicinity of the proposed development can 
accommodate the vehicular or boat traffic generated;  

The proposed development will not result in any additional traffic generation.   
 

k. Transition: The need to provide a transition between areas of different development intensity 
and scale, including through the use of incremental changes in building height, massing, 
setbacks and stepbacks;  

The proposal seeks to extend the existing stationary dock westward along the shoreline. The proposed height 
and size of the dock extension will be similar to the existing dock along the property’s shoreline. Use of the dock 
extension will be limited to swimming and non-motorized watercrafts which appropriately transition the use of the 
marine facility in proximity to the neighbouring residential uses.   
 

l. Vehicular access: The location and orientation of vehicle access must take into account impact 
on adjacent properties including noise, glare, and loss of privacy, as well as safety of pedestrians 
and pedestrian access.  

Vehicular access to the subject lands will continue to be from the Thousand Islands Parkway via Shipman’s Point 
Lane.  
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Section 4.6.2 of the Plan permits the Township to undertake the preparation of Design Guidelines for certain 
areas within the Township. The intent of the Design Guidelines is to develop a list of criteria that can be used in 
the design stage by owners/developers, and by the Township to evaluate development applications to ensure 
that the broader goals, objectives, and intent of the policies of this Plan are met, while ensuring compatibility with 
adjacent land uses and that the prevailing character and built form of an area is maintained or enhanced. The 
subject lands are not subject to any Design Guidelines prepared by the Township at the time of writing this report. 
The proposal conforms with the intent of the policies and broader objectives of the Plan, as discussed herein. 
Further the proposed development is compatible with the surrounding tourist commercial landscape. Additionally, 
the proposed development will provide the appropriate setback and privacy fencing to reduce any impact to the 
adjacent shoreline residential uses. 
 
Section 5 – Land Use Designation Policies 
Section 5 of the official plan contains policies applicable to the Township’s land use designations. The subject 
lands are located in the Special Policy Area – Thousand Islands (South of Highway 401) and designated Tourist 
Commercial, Rural and Environmental Protection on Schedule A1 Land Use Designations of the Township of 
Leeds and the Thousand Islands Official Plan. The northern portion of the subject lands is designated Rural and 
is not in proximity to the proposed development, therefore the policies of the Tourist Commercial and 
Environmental Protection designations have been assessed below.  
 

 
Figure 5: Township Schedule A1 Land Use Designation (Source: TLTI Official Plan) 
 
Section 5.2 provides policies related to the Environmental Protection Designation. The Environmental Protection 
designation applies to lands within the regulatory 1:100 year flood plain. The area the proposed dock extension 
is located within St. Lawrence River and therefore within the Environmental Protection designation. The following 
policies of Section 5.2 apply: 
 

1. Structures used for flood or erosion control, shoreline stabilization, water intake facilities, and similar 
uses, as well as marine facilities which, by their nature, must be located on or near the water, shall 
generally be permitted, subject to the policies in the Waterfront Areas and Waterbody Protection Section 
and other applicable policies of this Plan. 
2. Buildings or structures attached to waterfront areas or land under water require approvals from various 
bodies. The type of approvals varies based on location and the type of development proposed. 
Regulatory bodies include Transport Canada, Parks Canada, the Ministry of Natural Resources and 
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Forestry, and the Cataraqui Region Conservation Authority. The Township shall attempt to coordinate 
policy and approvals wherever possible.   
3. Development should be designed and/or of a type that would result in minimal environmental impact.   
4. Environmental Protection areas are designated as Site Plan Control areas. 

The proposed development consists of an extension of the existing stationary dock which will be located above 
the water. The policies of the Waterfront Areas and Waterbody Protection Section are reviewed below. 
Appropriate permits will be obtained from the relevant agencies prior to any work occurring. The proposed dock 
extension has been designed to be setback from the shoreline as well as elevated above the water on pilings to 
limit impacts to the shoreline and lake bottom. An amendment to the existing site plan control agreement will be 
required prior to any work occurring.  
 
Section 5.2.2 provides policies for marine facilities stating “[t]he implementing Zoning By-law shall contain 
detailed provisions regulating the development of marine facilities. Standards may vary depending on marine 
facility type (i.e. for docks, boat ports, and boathouses).” A zoning by-law amendment is being sought to allow 
use the proposed marine facility for swimming and non-motorized watercraft as well as to establish site specific 
performance standards related to the dimensions and area of the proposed dock.  
 
The subject lands are identified as containing floodplains, a 30-metre water setback, and in proximity to a 
Provincially Significant Wetland on Schedule A2 Natural Heritage System and Hazards of the Township of Leeds 
and the Thousand Islands Official Plan. 
 

 
Figure 6: Township Schedule A2 Natural Heritage System and Hazards (Source: TLTI Official Plan) 
 
Section 5.3 provides policies related to hazards, both natural and human-made, and their risk to health, safety, 
and constraints on development. While the subject lands are located along the St. Lawrence River, natural 
hazards, such as erosion and flooding, are not anticipated to constrain the proposed development. The proposed 
dock extension will be 2.4 metres off set from the existing shoreline to reduce erosion and negative impacts to 
the shoreline. Further, the proposed development is not anticipated to pose a risk to health and safety.  
 
Section 5.5 provides policies related to the natural heritage system. A Wetland Impact Letter was prepared to 
assess the proposed development and potential impacts to nearby provincially significant wetland. The Wetland 
Impact Letter indicates the proposed development will not involve any intrusion into the Ivy Lea wetland as the 
subject lands are located outside of the 120 metre assessment area from any provincially significant wetlands. 
The Wetland Impact Letter further indicates that the dock will be setback from the shoreline and elevated above 
the water on pilings which will limit impact on the lake bottom and shoreline. Overall, the proposed development 
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is not anticipated to impact the natural heritage system or ecological function of the subject lands or surrounding 
area.  
 
Section 5.9 provides policy direction for special policy areas, which are portions of the Township where unique 
attributes require modified approaches to land use and development to protect their fundamental values. The 
subject lands are located in the Special Policy Area – Thousand Islands (South of Highway 401), as identified on 
Schedule A1 of the Official Plan.  
 
Section 5.9.2 provides policy direction for the Thousand Islands Special Policy Area, which continues to be an 
area of unique importance to its residents and tourists. 
  

5.9.2.1 The special character of the Thousand Islands Area is a vital aspect of the Township’s economy, 
and it is recognized that care is needed to prevent overdevelopment that could jeopardize its unique 
natural and cultural environment, waterfront character, and sense of place enjoyed by both existing 
residents and tourists, and future generations. 
5.9.2.2 The Thousand Islands area, known for its world class natural beauty and special character, will 
be protected from over-development. Through contextually appropriate development, public access and 
recreation opportunities will be improved to ensure that it remains a natural and cultural showpiece for 
the future. 

The subject lands are owned and operated by the Ivy Lea Club providing a variety of recreational uses for private 
and public use. The proposal seeks to support the minor expansion of the existing tourist commercial uses 
through a proposed extension of the stationary dock for swimming and non-motorized watercraft use. The 
proposed development is contained within the boundaries of the subject lands and is not expected to result in 
overdevelopment or jeopardize the unique natural and cultural characteristics of the area. The subject lands are 
currently developed with an existing dock for motorized watercraft use, a restaurant, club house, fitness facility, 
and swimming pool used by members of the Ivy Lea Club and the public. The tourist commercial use of the lands 
benefits from its location within the Special Policy Area due to its close proximity to the Thousand Islands 
Parkway, offering a close connection to Highway 401, and frontage on the St. Lawrence River for the 
development of the proposed dock extension, which contributes to the commercial use of the lands and unique 
waterfront character of the lands and surrounding area for members of the Ivy Lea Club and tourists. The 
proposed development further contributes to contextually appropriate water recreational development. 
 
5.9.2.2.2 provides policies regulating new development for commercial, industrial, and active recreation uses in 
the special policy area: 
 

5.9.2.2.2.1. Tourist Commercial and Limited Industrial 
b) Tourist commercial uses shall be encouraged as the main form of commercial development south of 
Highway 401. The uses permitted on lands designated Tourist Commercial in this Official Plan, located 
south of Highway 401, shall generally be limited to tourist accommodation, dining, tourist services, and 
similar uses, as well as multi-residential uses associated with a tourist commercial use.  

The proposed zoning by-law amendment seeks to allow the extension of the existing stationary dock for 
swimming and non-motorized watercraft use. The proposal seeks to support the existing tourist commercial use 
of the subject lands.  
 

g) Tourist commercial and industrial uses are designated as Site Plan Control areas 
A future application to amend the existing Site Plan Control agreement will be required to facilitate the 
development as proposed.  
 
Section 6 – Water Resources Policies 
Section 6.0 of the Official Plan provides policies related to water resources. Section 6.1.4 addresses waterfront 
area and waterbody protection. The lands are located with frontage on St. Lawrence River, therefore, the policies 
of Section 6.1.4.2 regarding waterfront development, apply. The purpose of these policies is to ensure that 
development in the waterfront areas maintains or complements the character of the existing development and 
preserves the ecological and natural features of the lands, water, and shoreline. 
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6.1.4.2.1 Permitted uses in waterfront areas shall be low density residential uses, parkland and natural 
areas, recreational and tourist commercial uses, including active recreation and small-scale industrial 
and commercial uses directly servicing the waterfront community. 

The subject lands consist of an existing tourist commercial use, The Ivy Lea Club, which utilizes the property’s 
frontage on the St. Lawrence River to support a variety of recreational and tourist commercial uses. The proposed 
extension of the stationary dock for swimming and non-motorized watercraft will support the region’s recreational 
and water-based tourism.  
 

6.1.4.2.2 For clarity, shoreline development including marine facilities shall be in accordance with the 
policies of the Environmental Protection Section of this Plan. 

The Environmental Protection policies of Section 5.2 were reviewed above. The proposed extension of the 
stationary dock along the shoreline will be in accordance with the policies of Section 5.2.  

 
6.1.4.2.3 It is the intent of this Plan that new development in waterfront areas be directed to lands that 
are physically suitable for development in their natural state, in an effort to maintain the area’s unique 
character. 

The subject lands area occupied by tourist commercial uses associated with the Ivy Lea Club. The Ivy Lea Club 
currently has an existing dock for motorized watercraft use along a hardened shoreline area. The proposed dock 
extension will be 2.4 metres offset from the shoreline to maintain the existing shoreline in its natural state. 
Additionally, no changes to existing landscaped open spaces are proposed, which will maintain the unique 
character of the lands and surrounding area. 
 

6.1.4.2.11 Site Plan Control may apply to all lots which abut waterbodies and watercourses and shall be 
used to help ensure that all development and redevelopment meets the intent of these policies. 

A future application to amend the existing site plan control agreement will be required to facilitate the development 
of the lands as proposed.  
 
Section 6.1.4.4.1 provides policies related to hazard lands stating “[a]ny application for development along 
waterfront areas is subject to the policies of the Natural Hazards Section of this Plan, in consultation with the 
Cataraqui Region Conservation Authority”. The Natural Hazards policies of Section 5.3 were reviewed above. 
The proposed development conforms with the Natural Hazards policies and the Cataraqui Region Conservation 
Authority has been consulted and will continue to be consulted regarding the proposed development.  
 
Section 9 – Implementation 
Section 9.0 of the official plan details the policies for administering and implementing the official plan. Section 
9.19 provides direction for zoning by-law amendments: 
 

2. Amendments to the Zoning By-law will be made only after public notice and consultation as 
required by the Planning Act and consultation with affected authorities or agencies have been 
undertaken to satisfaction of Council. 

The proposal will conform to the relevant approval process as outlined in the Planning Act for a zoning by-law 
amendment.  
 

3. Privately-initiated applications for amendments to the provisions of a new comprehensive Zoning 
By-law that implements this Official Plan (i.e. where the Zoning By-law was repealed and a new 
Zoning By-law was adopted) shall not be considered within two (2) years of the date the new 
Zoning By-law comes into effect, unless otherwise permitted by a Council resolution to allow the 
application. 

The proposal is outside of the two-year memorandum on zoning by-law amendments given the passing date of 
November 2007. 
 

It is our professional planning opinion that the proposed development conforms to the policies of the 
Township of Leeds and the Thousand Islands Official Plan. 
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5.0   
Current and Proposed Zoning 
The subject lands are regulated by the Township of Leeds and the Thousand Islands (TLTI) Zoning By-law No. 
07-079 and are currently zoned Tourist Commercial (CT) Zone, Tourist Commercial Site-specific Exception 9 
(CT-9) Zone, Floodplain (FP) and Provincially Significant Wetland (PSW) Zone in the TLTI Zoning By-law 07-
079.  
 
The proposed zoning by-law amendment applies to the water lot abutting the subject lands (as shown in Figure 
7 below), which is not subject to a specific zone category. The majority of the subject lands are zoned Tourist 
Commercial (CT), therefore it is proposed to rezone a portion of the abutting water lot to a site-specific Tourist 
Commercial (CT-XX) Zone. The CT Zone permits a range of commercial and recreational uses, including a 
marine facility. The zoning by-law defines a marine facility as: 

“a non-commercial accessory building or structure located on, over, under or immediately adjacent to a 
waterbody which is used to moor, berth or store a boat. This definition includes a launching ramp, boat 
lift, dock, boathouse, marine railway, water intake, pump house or similar structure/use. A marine facility 
shall not include any building used for human habitation or used only for winter boat storage nor any boat 
service, repair or sales facility or a flood or erosion control structure approved by the Cataraqui Region 
Conservation Authority, or similar use”. 
 

The definition of a marine facility limits a structure, such as a dock, to non-commercial use and use only by boats. 
The proposed use of the dock extension will be for commercial use and for swimming and non-motorized 
watercraft such as kayaks, canoes or standup paddle boards. A zoning by-law amendment is necessary to rezone 
a portion of the water lot to a site-specific Tourist Commercial (CT-XX) Zone to allow the commercial use of the 
proposed marine facility for swimming and non-motorized watercraft, and to establish appropriate site-specific 
performance standards related to the proposed dock. 
 

 
Figure 7: Current Zoning (Source: Township Zoning By-law No. 07-079 Schedule B-Ward 1- Shoreline) 
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The following table provides a review of the proposed development against the Tourist Commercial (CT) Zone 
provisions and relevant general provisions. 
 

Provision Requirement Proposed Amendment 
Required? 

Tourist Commercial (CT) Zone – Section 6.3 of ZBL No. 07-079 
Permitted Uses Accessory dwelling, or an accessory 

dwelling unit, club (commercial or 
private), commercial boat line, 
conference centre, gasoline retail 
facility, golf course, import/export 
brokerage business, marina, marine 
facility, museum, miniature golf 
course and/or driving range, parking 
area/lot, parks, personal service 
establishment, recreational facility, 
restaurant, retail store, seasonal 
camp, tent and trailer park, tourist 
lodging establishment 

Commercial Marine 
Facility to be used for 
swimming and non-
motorized watercraft 

Yes  

Lot Area (min) 1 ha +- 5.38 ha No 
Lot Frontage (min) 60 m +- 514 m of 

discontinuous frontage 
No 

Front Yard (min) 10 m Complies (no change) No 
Rear Yard (min) 10 m Complies (no change) No 
Interior Side Yard 
(min) 

5 m Complies (no change) No 

Building Height (max) 12 m Complies (no change) No 
Lot Coverage (max) 25% Complies (no change) No 
Accessory Dwelling 
Units per Lot (max) 

1 Complies (no change) No 

General Provisions – Section 3 of ZBL No. 07-079 

Marine Facilities  
(s. 3.18) 

(a) Max Total Perimeter shall be 60 m 
with a max total area of 75 m2 

Perimeter: 77 m 
Area: 141 m2 

Yes 

(b) Maximum Height from High Water 
Geodetic: 6 m 

1.7 m No 

(d) Total Combined Width of Marine 
Facilities, which abuts a Waterbody: 
20% of the width of the shoreline, or 
15 metres, whichever is lesser 

37 m or 79% of the 
shoreline width of area 
subject to proposed 
rezoning 

Yes 

(e) Minimum Side Yard Setback: 4.6 
m of a side lot line and from the 
straight-line projection of a side lot 
line into the abutting waterbody 

4.6 m No 

(f) Maximum Length: Shall not exceed 
the width of the water frontage of the 
lot containing the subject dock 

Dock length: 6.1 m 
(water frontage of area 
subject to proposed 
rezoning: 47 m) 

No 

Setbacks (s.3.32) (c) From Flood Plains: no structure 
shall be erected or altered within 5 m 
of a flood plain or 30 m from the high 
water mark, whichever is greater. 

0 m Yes  

 
Permitted Uses 
The Tourist Commercial (CT) Zone allows a marine facility as a permitted use. The definition of a marine facility 
limits a structure, such as a dock, to non-commercial use and use only by boats. The use of the proposed marine 
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facility extension will be for commercial use and for swimming and non-motorized watercraft such as kayaks, 
canoes, standup paddle boards or other apparatuses that do not have a motor. The proposed use, while 
commercial in nature, will be of a lower scale than currently allowed for a marine facility as it is not proposed to 
be used by motorized boats. The proposed use will support additional recreational opportunities for the tourist 
commercial use and has been designed through measures such as setbacks, screening and elevation to be 
compatible with the adjacent residential uses as well as to limit impacts to the natural environment.  
 
The following site-specific definition is proposed: “Marine facility shall mean docks, including floating docks, 
where only the following activities are permitted: swimming, berthing and storing of non-motorized watercraft 
(defined as human-powered vessels that move through the water without use of a motor).” 
 
Marine Facilities  
Relief is requested to Section 3.18 to permit an increased perimeter and area of the proposed marine facility as 
well as to permit a greater width of the shoreline to be occupied by the marine facility. The concept plan submitted 
with this application illustrates a marine facility with a perimeter of 77 metres, an area of 141 square metres and 
a width of 37 metres along the shoreline. The proposed site-specific zoning seeks to increase the perimeter of 
the marine facility from 60 metres to 80 metres, increase the area of the marine facility from 75 square metres to 
145 square metres, and increase the width of the marine facility from 15 metres to 37 metres along the shoreline. 
While the requested amendments are slightly greater than those shown on the concept plan, the proposed 
amendments seek to allow minor flexibility in the design of the marine facility through the required site plan control 
amendment process.  
 
Relief is requested to increase the perimeter of the marine facility from 60 metres to 80 metres. The zoning by-
law defines the perimeter of a marine facility to be all surfaces which abut water. The proposed marine facility 
will be offset from the shoreline 2.4 metres in order to limit additional hardening of the shoreline and impacts to 
the natural environment. As a result of this, the perimeter of the marine facility increases from approximately 40 
metres to 77 metres. The proposed location and orientation of the marine facility increases the perimeter beyond 
that permitted by Section 3.18, but it reduces the impacts to the natural environment and visibility from 
neighbouring properties. As a result, the proposed increase is appropriate for the marine facility extension.  
 
Relief is requested to increase the area of the marine facility from 75 square metres to 145 square metres. The 
proposed facility has been designed widthwise along the shoreline, verses lengthwise further into the waterbody, 
to limit visibility of the marine facility from neighbouring properties. Despite an increased area, the proposed 
facility will be appropriately setback from adjacent residential uses and will be screened to ensure privacy for 
both the subject lands as well as the adjacent residential properties. The proposed marine facility has been 
appropriately sized to support the on-going tourist commercial operation of the Ivy Lea Club. 
 
Relief is requested to increase the width of the marine facility along the shoreline from 15 metres to 37 metres. 
The proposed facility has been designed widthwise along the shoreline, verses lengthwise further into the 
waterbody to limit visibility from neighbouring properties. As well, the marine facility to be offset 2.4 metres from 
the shoreline, therefore impacts and additional hardening of the shoreline will be minimal. The existing use of the 
subject lands is a tourist commercial operation which benefits from and continues to utilize its proximity to and 
availability of the St. Lawrence River. The proposed marine facility will support additional access to the river by 
alternative users, including swimmers and those using non-motorized watercraft. The proposed amendment is 
appropriate for the continued tourist commercial use of the property.   
 
Setbacks 
Relief is requested to Section 3.32 of the General Provisions related to general setbacks. It is proposed to reduce 
the required setback from a floodplain from 5 metres to 0 metres. The requested amendment reflects the general 
nature of a marine facility generally being located on or above a waterbody. The proposed marine facility 
extension will be elevated above the water on pilings with the majority of the marine facility offset from the 
shoreline by 2.4 metres, except for a 3 metre wide access ramp which will connect the marine facility to the 
shoreline allowing access for users. Given the nature of marine facilities as being located on or above a 
waterbody, along with the stationary nature of the proposed marine facility, the proposed setback reduction is 
appropriate.  
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6.0  
Conclusion 
The applicant is seeking a zoning by-law amendment to permit the extension of the existing stationary dock for 
swimming and non-motorized watercraft use. The proposed zoning by-law amendment will establish a new site-
specific zone (CT-XX) that permits the proposed commercial marine facility for swimming and non-motorized 
watercraft use and establish appropriate site-specific performance standards. The proposal represents an 
appropriate and compatible use of the land, supporting the character and function of the surrounding area. 
 
The proposed zoning by-law amendment is consistent with the Provincial Policy Statement, conforms to the 
United Counties of Leeds and Grenville Official Plan, and conforms to the Township of Leeds and the Thousand 
Islands Official Plan. It is our professional opinion that the proposed development represents good land use 
planning.  
 
Should you require any additional information, please do not hesitate to contact the undersigned at 613.542.5454. 
 
Respectfully, 
       

 
Kelsey Jones, MCIP RPP     
Senior Planner    
Fotenn Planning + Design   
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Appendix A 
Zoning By-law Amendment 

THE CORPORATION OF THE TOWNSHIP OF LEEDS AND THE THOUSAND ISLANDS 
 

BY-LAW NO. 25-XXX 
 

BEING A BY-LAW TO AMEND ZONING BY-LAW NO. 07-079 
 

Tourist Commercial (CT) Zone to Tourist Commercial, Special Exception XX (CT-XX)  
(zoning to permit a marine facility for swimming and non-motorized watercraft use) 

 
(61 Shipman’s Lane) Township of Leeds and the Thousand Islands, United Counties of Leeds and Grenville, 

and more particularly described as Assessment Roll _____________, File ZBXX/25) 
 
WHEREAS Zoning By-Law No. 07-079, as amended, was passed under the authority of Section 34 of the 
Planning Act, R.S.O. 1990, as amended, and regulates the use of land and the use and erection of buildings 
and structures within the Township of Leeds and the Thousand Islands; 
 
AND WHEREAS Section 34 of the Planning Act, R.S.O. 1990, as amended, permits Council to pass an 
amending by-law, and the Council of the Township of Leeds and the Thousand Islands deems it advisable to 
amend Zoning By-Law No. 07-079 with respect to the provisions described in this By-Law; 
 
AND WHEREAS the matters herein are in conformity with the provisions of the Official Plan for the Township of 
Leeds and the Thousand Islands; 
 
NOW THEREFORE the Council for the Corporation of the Township of Leeds and the Thousand Islands 
ENACTS AS FOLLOWS: 
 

1. THAT Schedule 'B' of Zoning By-Law No. 07-079 of the Township of Leeds and the Thousand 
Islands, as amended, is hereby further amended by adding Commercial Tourist Exception (CT-
XX) Zone on the parcel of land indicated on Schedule 'A' to this By-law, which also forms a part 
of this By-law; 

 
2. THAT Section 6.3 (c)(xxviii) be added as follows:  

CT-XX, 61 Shipman’s Lane (File ZBXX/25, By-law 25-XXX) 
 

Notwithstanding any provisions of Section 3 or 6 to the contrary, on the lands zoned CT-XX 
the following provisions shall apply:  

 
a) The permitted use shall only be a marine facility that is appurtenant to a marina on the 

adjacent lot. 
b) Marine facility shall mean docks, including floating docks, where only the following activities 

are permitted: swimming, berthing and storing of non-motorized watercraft (defined as 
human-powered vessels that move through the water without use of a motor). 

c) The maximum perimeter of a marine facility shall be 80 metres. 
d) The maximum area of a marine facility shall be 145 square metres. 
e) The maximum width of a marine facility shall be 37 metres.   
f) A marine facility may be setback 0 metres from a floodplain.  

 
3. That this By-law, shall come into effect and force on the date of passing thereof, subject to the 

appeal provisions of the Planning Act. 
 
READ A FIRST AND SECOND TIME THIS ___ DAY OF ________ , 2025. 
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READ A THIRD TIME AND FINALLY PASSED THIS ___ DAY OF ________, 2025. 
 
 
____________________________ 
Corinna Smith-Gatcke, Mayor 
 
 
 
____________________________ 
Michelle Hannah, Clerk 
 
 
Schedule ‘A’ 
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February 19, 2025 

 

Curtis Ottenhof, P.Eng. 

Senior Project Manager 

 

 

 

 

RE: Wetland Impact Letter, Ivy Lea Complex, 61 Shipman’s Lane 

 

This letter is in response to a February 4, 2025 email from Lindsay Lambert (Senior 

Planner, Township of Leeds and the Thousand Islands) to Curtis Ottenhof (Kehoe 

Marine) regarding the construction of a shoreline structure at 61 Shipman’s Lane.  

Specifically, Mr. Lambert’s notes the following:  

 
Instead of the EIS Report/Brief, the proponent can submit a dated and signed letter from a 

qualified individual (e.g. biologist) to speak to whether the proposed scope of work will have 

any environmental/ecological impact on the Ivy Lea PSW Complex. 

 

We are familiar with the property, having done EIS work associated with the Shipman’s 

Lane development in the past as it relates to docking expansions and new development.  

We have also done assessment work as it relates to the Ivy Lea Complex, both here at 

Shipman’s Lane and in McRae’s Bay.   

 

The Ivy Lea wetland was first surveyed by Peter Mabee and Peter McIntyre in 1982 with 

the first edition of the wetland evaluation manual.  A second evaluation was completed in 

1991 with the second edition of the wetland evaluation manual (MNR 1984) by Jann 

Atkinson and Ron Huizer.  As part of the evaluation, Atkinson and Huizer (1991) 

combined the Ivy Lea wetland mapped by Mabee and McIntyre in 1982 with the Knight’s 

Creek wetland to make what we now know as the Ivy Lea Wetland Complex.  This new 

evaluation changed the scoring of the wetland so that it went from a regionally significant 

wetland to a provincially significant wetland.   

 

Wetlands in the province are now evaluated with the 4th edition of the wetland evaluation 

manual, which minimizes the potential for complexing.  As such, if the Ivy Lea Complex 

were re-evaluated today, it is possible it would be un-complexed and no longer score as 

a PSW.   

 

Impact assessments related to PSW’s for PPS and Official Plan purposes consider a 120 

m adjacent land distance.  We took the MNRF mapping of the Ivy Lea Complex from the 

NHIC mapping site (see Figure 1) and determined that the proposed work area is more 

than 120 m from the PSW.   
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Figure 1.  NHIC mapping of the Ivy Lea Complex outlined in yellow. 

 

Since there is no PSW within 120 m of the proposed work area, we refer to the following 

excerpt from Section 4.4 of the Natural Heritage Reference Manual.  

 
The need to evaluate the ecological function of adjacent lands (i.e., undertake an EIS or 

equivalent study) would be removed if proponents choose to avoid having proposed work 

and site alteration occur within the extent of adjacent lands.  

 

Accordingly, no further analysis should be necessary regarding this PSW.  

 

The wetland area shown in Figure 1 is an isolated wetland bay.  The main body of the 

wetland is further west and starts about 270 m from the proposed work area, as the crow 

flies.  Under the current 4th edition of the wetland manual, it is conceivable that the 

isolated wetland bay in Figure 1 would not be included as part of the PSW because of 

the changes in how wetland complexing is now undertaken, and how isolated wetland 

areas (such as the Figure 1 bay) are considered.   

 

The area of wetland shown in Figure 1 was mapped as suW1 by Atkinson and Huizer 

(1991), in which they state that pondweeds were the dominant species followed by 

milfoil.   A thorough investigation of the vegetation community in the bay was likely not 

undertaken in 1991.  This is not a criticism of the work by Atkinson and Huizer as internal 

vegetation community mapping was not given a high priority within the 2nd edition 

manual instructions, and Atkinson and Huizer spent only 8 hours surveying the entire 

wetland that stretched over a distance of over 3 km from east to west and almost 2 km 

from south to north (encompassing an area > 350 ha), and contained 11 sub-wetlands, 

24 different wetland community types, and 60 wetland vegetation communities.   This 

suggests that Atkinson and Huizer would have had about 8 minutes to assess this bay for 

its wetland features.  This does not even account for the travel time that would be 

needed to cover all the communities within the wetland.  At best, it is our opinion that 

they would only have been able to do a quick spot check, which is an insufficient amount 
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of time to accurately assess the vegetation community in the bay, including water depths 

and percent vegetation coverage.   

 

Nevertheless, it we consider the wetland bay in Figure 1 to be dominated by pondweeds 

and milfoil of sufficient density to be considered wetland as mapped by Atkinson and 

Huizer, then it has a different aquatic ecology than the waters off shore where the 

proposed work is to take place (see Figure 2).  It is comprised of a hardened shoreline, 

which extends into the river, and with a hardened bottom of limited submergent 

vegetation.  The ecological aquatic differences between the work area and the wetland 

bay indicates a level of ecological separation, indicating a lower potential level of impact.  

 

 
Figure 2.  Picture showing where the work is to take place. 

 

The cultural intervening shoreline features also indicate an ecological separation 

between the work area waters and the wetland bay, as indicated by Figure 3.  
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The final impact consideration for this project as it relates to the PSW is the level of in-

water alteration.  It is our understanding that this will be a stationary dock elevated above 

the water on pilings.   This means there should only be a minimal impact on the lake 

bottom.  

 

In summary, it is our opinion that no negative impact to the Ivy Lea Wetland Complex will 

result from the proposed dock work.  We make this statement with the understanding 

that appropriate in-water construction mitigation methods will be employed and be 

approved by the Department of Fisheries and Oceans.   

 

 

Respectfully Submitted, 

 
Rob Snetsinger 

Ecological Services 
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