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From: permits@westriverpe.ca
To: admin@westriverpe.ca
Cc: "Susan Morse"; sen@westriverpe.ca
Subject: Final Report PID 818500
Date: Saturday, March 9, 2024 7:18:34 PM
Attachments: Planning Report Sterling Buchanan 2024-03-09.docx

Hi Lalaa,
 
Attached I sent the Final Report for the Rezoning of PID 818500
 
Sincerely
 
Mirko Terrazas
Development Officer
Rural Municipality of West River
1552-B Rte.19
New Dominion,PE C0A 1H6
Tel 902-675-7000
 

61



 

Page | 1  
 

PLANNING REPORT 

REPORT NO: _________ 
RURAL MUNCIPALITY OF WEST RIVER 

 
 
REPORT FOR 
 

 
PLANNING BOARD, RURAL MUNICIPALITY OF WEST RIVER 
 

 
REPORT TYPE 
 

 
FINAL  

 
PREPARED BY 
 

 
MIRKO TERAZAS – DEVELOPMENT OFFICER 
 

 
REVIEWED BY 
 
 
 

 
SATYAJIT SEN, SPECIAL ADVISOR 
 
LAALA JAHANSHAHLOO, CHIEF ADMINISTRATIVE OFFICER 
 

 
DATE 
 

 
MARCH  09, 2024 
 

 
APPLICATION 
 

 
WR-0040 

 
APPLICANT  

 
STERLING BUCHANAN 
 

 
PROPERTY 
IDENTIFICATION 
NUMBER (PID) 
 

 
 
818500 
 
 

 
LOCATION 
 

 
SHAW’S WHARF RD, ST CATHERINES 
 

 
ZONING 
 

 
RURAL AREA 
 

 
PLANNING 
AUTHORITY 
 
 
 

 
RURAL MUNICIPALITY OF WEST RIVER pursuant to 2022 OFFICIAL 
PLAN & 2022 LAND USE BYLAW (BYLAW # 2022-04) as approved by 
MINISTER OF HOUSING, LAND AND COMMUNITIES, GOVERNMENT 
OF PRINCE EDWRAD ISLAND on July 20, 2023 
 

 
SUBJECT 
 
 
 
 

 
APPLICATION FOR REZONING PID # 818500 FROM RURAL AREA TO 
RURAL RESIDENTIAL ON SHAW’S WHARF RD, ST CATHERINES FOR 
THE PURPOSE OF SUBDIVIDING THE PARCEL INTO 13 RESIDENTIAL 
LOTS 
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PLANNING REPORT 

 

BACKGROUND SUMMARY 

An application to rezone a parcel of land, PID # 

818500, located at Shaw’s Wharf Rd, St 

Catherines has been submitted to the Rural 

Municipality of West River. The application has 

been submitted concurrently with a subdivision 

application for 13 lots on the subject parcel. The 

applicant applied to rezone his property from 

Rural Area (RA) to Rural Residential (RR) zone 

so that they could eventually be allowed to 

subdivide the subject parcel into 13 lots for 

residential development. 

 

The current Land Use Bylaw # 2022-04 does not 

permit such subdivision of lots in the Rural Area 

zone. Subsection 13.5 (1) of the Land Use Bylaw 

states that “Within a Rural Area Zone, 

subdivisions shall be restricted to existing parcels 

only and no person shall be permitted to 

subdivide more than four (4) lots, no more than 

two (2) of which may be approved for uses other 

than residential uses or resource-related uses.” 

However, there is no explicit restriction to 

subdivide existing parcels in Rural Residential. 

Hence, the applicant applied to re-zone the parcel 

(PID #818500) from Rural Area (RA) to Rural 

residential (RR).  

 

This rezoning application involves changes to the 

Rural Municipality of West River’s Future Land 

Use Map and Zoning Map, and hence also 

involves an amendment to the Rural Municipality 

of West River 2022 Official Plan, which may be 

considered concurrently. 

 

TECHNICAL INFORMATION 

Information provided by the applicant included 

the application form, a preliminary site map, and 

the On-Site Sewage Disposal System, Site Soil 

Assessment and Site Categorization report by 

EastTech Engineering Consultants. All technical 

analysis of the submission is based on these 

submitted documents (Please see the annextures).  

 

OTHER DISCLOSURE 

No other disclosure has been made by the 

applicant in their application. 

 

REZONING PROCESS 

The proposed rezoning would require 

amendment to the zoning map.  Subsection 

12.1(2) of the Land Use Bylaw, states than “A 

change to either the text of this Bylaw or the 

Zoning Map is an amendment, and any 

amendment shall be consistent with the policies 

of the Official Plan.” 

 

Hence, in accordance with Subsection 12.4(b)(ii) 

of the Land Use Bylaw, written notice will be 

provided to property owners wholly or partially 

within 153 m (502 ft) of all boundaries of the 

subject property where the property is the subject 

of the meeting for an amendment to the Official 

Plan or the Bylaw, including a change in zoning 

or site-specific amendments. Moreover, 
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PLANNING REPORT 

according to Subsection 12.2. 2 (b) a public 

meeting is required to receive comments on the 

proposed site-specific amendment use in 

accordance with the requirements of Subsection 

12.4. 

 

Now, in accordance with Subsection 12.3.3.  

“Following the public meeting, Planning Board 

shall consider the feedback received from the 

public by way of written responses and comments 

made at the public meeting. The applicant may be 

provided with another opportunity to present to 

the Planning Board to answer any further 

questions that may have arisen at or following the 

public meeting. The Planning Board shall make a 

recommendation to the Council on the 

application.” 

 

Following the public meeting and after having 

considered the recommendation of the Planning 

Board, Council shall formulate a decision on the 

proposed amendment. The council shall have the 

authority to determine whether an amendment 

request is approved, modified, or denied in 

accordance with the procedures established under 

the Planning Act. 

 

Amendments to the Official Plan or the Land Use 

Bylaw approved by the Council also require 

approval by the province’s minister responsible 

for administering the Planning Act or any 

successive legislation. No development permits 

or subdivisions related to a proposed amendment 

shall be approved until the approval from the 

Minister responsible for administering the 

Planning Act or any successor legislation has 

been granted for the necessary amendments.  

 

 

 

ASSESSMENT 

Subsection 12.3(4) of the Land Use Bylaw # 2022-04 establishes criteria to be considered by the Council 

and Planning Board when reviewing applications for Official Plan and Bylaw amendments. These include: 

 

 
CRITERIA 

 
COMPLIANCE 

 
NOTES 

As per Land Use Bylaw #2022-04 Subsection 12.3(4)  
 

a) Conformity with the Official Plan 
 

 
Weighing 
required 

 
Some aspects of this application 
do confirm with the Official 
Plan, while others do not. 
 

Relevant Official Plan Policies 
 
 

Economic Objectives and Policies 
 

 
 

Weighing 
required 

 
Some aspects of this application 
do not confirm with the 
Economic Objectives and 
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Inconsistent 
 
 
 

Weighing 
required 

 
 

Weighing 
required 

 

Policies, while others require 
weighing by the Planning Board 
and Council. 
 
The developer wants to rezone 
34 Acres from Rural Area to 
Rural Residential. The land over 
23 years ago, has been used for 
agricultural purposes. The 
Official Plan and Future Land 
Use Map shows the existing use 
of land as Agricultural, with no 
indication to change to 
residential use. 

 
 
 
Policy RU-1: Designation and Zoning 
 
 
 
Policy RU-2: Protection for Agricultural and 
Other Resource Uses 
 
 
Policy RU-3: Subdivision of Primary Resource 
Land 
 
 

Physical Objectives and Policies 
 

 
 

 
 

Weighing 
required 

 
 
 
 

Weighing 
required 

 
 

Inconsistent 
 
 
 

Insufficient 
information 

 
 

Insufficient 
information 

 
Some aspects of this application 
do not confirm with the Physical 
Objectives and Policies, while 
others require more information 
and weighing by the Planning 
Board and Council. 
 
The proposed residential 
development on four lots out of 
the proposed 13 lot subdivision 
will be alongside Shaw Wharf 
Road. The location of the 
proposed subdivision is neither a 
community node as per the 
current Official Plan nor it is 
intended to be as such as per the 
Future Land Use Map. 
Information on coastal hazard 
assessment has not yet been 
provided. 

 
 
Policy PHY-3: Ribbon and Strip Development  
 
 
 
Policy PHY-4: Community Nodes 
 

 
Policy PHY-5: Development Constrains 
 

 
Policy PHY-6: Development Subject to Flood 
Risk 

 
 
 
 

Social Objectives and Policies 
 
 

 

 
 
 

Weighing 
required 

 
 
 

 
Some aspects of this application 
require more information and 
weighing by the Planning Board 
and Council to confirm with the 
Official Plan Social Objective 
and Policies. 
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PLANNING REPORT 

 
 
Policy R-1: Designation and Zoning 
 
 

 
 

Weighing 
required 

 
 

Weighing 
required 

 
 
 
 

Weighing 
required 

 
 

 
 
 
 

Weighing 
required- 

Insufficient 
information 

 

 
The applicant is proposing year-
round single-family dwellings on 
9 lots, and duplex dwelling on 1 
lot, with a minimum size of 1 
acre for each lot. 
 
The proposed development will 
use Shaw Wharf Road, and the 
construction of Street A to access 
the proposed subdivision. The 
proposed development will have 
private onsite water and sewer 
system for each lot. The land is 
close to residential zones, and a 
buffer zone between adjoining 
agricultural land shall be made to 
avoid possible risks. 
 
 
The applicant will have to 
provide land to the municipality 
for open space area a total of 
10% of the lot subdivision area 
(approx. 3.40 acres). The 
proposal doesn’t show an open 
space area. The subdivision 
would have to be subjected to 
providing adequate 
unencumbered parkland to 
service the proposed residential 
development. 
 

 
 
Policy R-2: Density and Housing Variety 
 
 
 
 
Policy R-4: Residential Development Standards 
 
 
 
 
 
 
 
Policy PR-1: Recreation Services and Facilities 
 

 
 
 
 
 

Environmental Objectives and Policies 
 
 

 

 
Weighing 
required 

 
 
 
 
 
 
 

Insufficient 
information 

 
 

Generally 
consistent 

 

 
Some aspects of this application 
do confirm with the 
Environmental Objectives and 
Policies, while others require 
more information and weighing 
by the Planning Board and 
Council. 
 
 
The information on stormwater 
management on the proposed 
subdivision has not yet been 
provided by the applicant. This 
information will be required at 
the subdivision approval stage. 
On-Site Sewage Treatment 

 
Policy EN-3: Stormwater Management 
 
 
 
Policy EN-5: On-Site Sewage Treatment 
Systems 
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Policy EN-10: Sustainable Practices 
 

 
Weighing 
required 

systems can be constructed as 
per Category I requirements on 
this proposed subdivision.  
  

 
b) conformity with all requirements of this 

Bylaw. 

 
Generally 
consistent 

 
The proposed concept plan of 
single-family dwellings and 
duplex dwelling for the proposed 
property to be rezoned is a 
permitted use in Rural 
Residential Zone. 
 

 
c) suitability of the site for the proposed 

development. 
 

 
Generally 
consistent 

 
The parcel of land has been 
classified as Category I. It is 
anticipated that Multiple Trench, 
Alternative Multiple Trench, or 
Chamber type drainage fields 
will be used in the majority of 
the lots.  
 

 
d) compatibility of the proposed 

development with surrounding land 
uses, including both existing and 
projected uses as Per the Zoning Map 
 

 
Generally 
consistent 

 
The proposed property is located 
close to an existing residential 
zone. 

 
e) any comments from residents or other 

interested persons. 
 

 
Inconsistent 

 
A public meeting was held, and 
public feedback received. Not 
relevant comments from the 
Public, regarding the rezoning 
proposal that can go against the 
conformity of the Official Plan 
and Land Use Bylaw. 
  

 
f) adequacy of existing water supply, 

wastewater treatment and disposal 
systems, streets, stormwater 
management, and parks and parkland for 
accommodating the development, and 
any projected infrastructure 
requirements. 
 

 
Weighing 
required 

 
Insufficient 
Information 

 
 
 
 

 
The proposed subdivision will be 
serviced by an existing public 
road and a proposed new street, 
and private onsite water and 
sewer system.  
 
 
 
 

 
g) impacts from the development on 

pedestrian/vehicular access and safety, 
and on public safety generally. 

 
Weighing 
required 

 
The proposed subdivision would 
be required to be reviewed by the 
Department of Transportation 
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and Infrastructure for Safe 
Stopping Sight Distance (SSD).  
 
The province would have to be 
willing to take on the new street. 
However, a new subdivision 
street is being proposed for the 
new lots, reducing the number of 
potential lots being subdivided 
with separate access along more 
general routes. 
 

 
h) compatibility of the development with 

environmental systems 
 

 
Insufficient 
information 

 
No costal hazard assessment has 
been provided.  

 
i) impact on Municipal finances and 

budgets 
 

 
Generally 
consistent 

 
It is anticipated this development 
would have a limited impact on 
the municipal budget, with the 
exception of an increase in 
parkland and a moderate increase 
in tax revenues from the 
associated development over 
time. 
 

 
j) other planning matters as considered 

relevant by the Planning Board or 
Council. 
 

 
Not applicable 

 
Not identified  

Considerations for Site-Specific Amendments under Subsection 12.2.1 of the Land Use Bylaw 
 

a) the proposed site-specific amendment is 
not contrary to the Official Plan. If an 
application is contrary to the policies in 
the Official Plan, an application to 
amend the Official Plan must be filed in 
conjunction with the application to 
amend the Bylaw. 

 

 
Not applicable 

 

 
b) the proposed use of land or a building 

that is otherwise not permitted in a zone 
is sufficiently similar to or compatible 
with the permitted uses in that zone; and 

 

 
Not applicable 

 

 
c) the proposed use does not undermine the 

overall integrity of the zone, is in the 

 
Not applicable 
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public interest, and is consistent overall 
with sound planning principles. 

 
Considerations for Special Planning Area under Subsection 13.6.1 of the Land Use Bylaw 
 

In the areas subject to the Cornwall Region 
Special Planning Area, the requirements of 

clause 63(10)(d) of the Subdivision and 
Development Regulations shall apply. (See 

Schedule F) 
 

 
Not applicable 

 

 

Comments from residents or other interested persons 

 

Public feedback expressed at the public meeting. 

 

Comment Consideration 

 Potato Farm Close to the 

Rezoning 

An environmental assessment was not carried out. This concern should 

be addressed in the subdivision stage, regarding agricultural practices 

that will possibly impact residential use. 

Stormwater Management  Flow of the stormwater management plan from the fields across the road, 

this concern should be addressed in the subdivision stage, it’s a 

requirement to present for subdivision of more than 3 lots.  

The suitability of the land for 

septic has not been tested. 

This concern should be addressed in the subdivision stage, it’s a 

requirement to present for residential use. 

Increased traffic and noise This concern should be addressed in the subdivision stage, The road has 

to be deeded to the public, therefore has to comply with all the Roads 

Act of the Province, that includes the increased of traffic.  

Lots along the shore This concern should be addressed in the subdivision stage, That portion 

of any property having a wetland, water course or buffer zone shall be 

included in the Environmental Risk Zone, and the application for 

subdivision and development permits on that portion will be referred to 

the Department of Environment, Energy and Climate Action. 

Parkland required This concern should be addressed in the subdivision stage, there is a 

chart designated in the Land Use Bylaw. 

Increase of property taxes Property taxes are determined by the Province and the Municipality. 
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RECOMMENDATION 

The Planning Act and the Land Use Bylaw do not permit the imposition of conditions for subdivision or 

development at the rezoning stage, for instance limiting the subdivision to the type of residential uses 

proposed at the time of zoning application; however the ability of the site to accommodate the proposed 

use is a consideration during the rezoning process and some considerations are described in the assessment 

above. 

It is recommended that the application to rezone PID # 818500 located at Shaw’s Wharf Rd, St Catherines, 

from Rural Area to Rural Residential for the purpose of subdividing the parcel into 13 lots, be recommended 

to Council for approval. 
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