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January 11, 2023 

Township of Leeds and the Thousand Islands 

1233 Prince Street, PO Box 280 

Lansdowne, ON K0E 1L0 

 RE: Zoning By-Law Amendment Application  

  333 Clarke Drive  

  Lot 6, Con 1, Geographic Leeds, County Road 2 

  Township of Leeds and the Thousand Islands  

  Owner: Dan and Lyndsey Gostlin 

 

To Whom it May Concern, 

 

ZanderPlan Inc. has been retained by the property owners to assist with a Zoning By-Law 

Amendment Application for the property located at 333 Clarke Drive on County Road 2, described 

as Part Lot 6 Concession 1, in the Geographic Township of Leeds.  The property was recently the 

subject of a consent application (B-151-21) to sever off the existing dwelling located at 4947 

County Road 2; the balance of the site with several existing cabins and a boathouse (now 

removed) was retained.  The owners have also recently applied to the Township for a permit to 

gain access to the retained lands from the abutting street known as Clark Drive.  A new dwelling 

is to be built on the southerly part of the property near the River.  The property previously had a 

marine facility of approximately 80m2, which was removed in December of 2021 due to damage 

after a significant storm event and the owners wish to replace it with a new marine facility of 

270m2 including docking.  The Township’s Zoning By-Law permits a marine facility of 75m2; 

therefore, a Zoning By-Law Amendment is being sought to permit an oversized boathouse on the 

waterfront property and to create a site specific zone to protect the natural heritage resources 

and archaeological potential on site.  In addition, through the archaeological assessment 

completed on the site to support the severance, several areas of cultural significance were 

identified; these areas are proposed to be protected through site-specific zoning.  

 

The subject property is located in Geographic Leeds with a total lot area (after the severed lot is 

deducted) of approximately 64.3 acres and a frontage of approximately 111 metres onto County 

Road 2.  The subject property has recently been approved and completed for a severance of the 

primary dwelling closest to County Road 2.  The requested access off of Clark Drive will allow for 

a more logical driveway location given the long, narrow shape of the lot.  The subject site has 467 

metres of frontage onto the St. Lawrence River and is in an area characterized by numerous 

seasonal and year-round dwellings on the St. Lawrence waterfront.  
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The oversized marine facility is intended to ensure it has the capability of housing a 10.7 metre 

long boat which is an average size watercraft vessel found along the St. Lawrence, in addition to 

a personal sized watercraft. Due to the proposed size not complying with the maximum of 75m2 

in the Zoning By-Law and the amount of natural heritage resources and archaeological potential 

identified on the lot, the owners are applying for a Zoning By-Law Amendment to permit the 

oversized marine facility where no rooftop amenity space is proposed, while protecting the 

natural and cultural features.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1. Site Location 

 

Development Proposal 

 

The owners of the property are seeking to build a new marine facility with a total size of 270m2 

including decking, in order to house an average boat size of 10.7m in length, in addition to 

personal water vessels that may be frequently used along the St. Lawrence.  The location of the 

proposed marine facility will fall in the same location as the previous marine facility, where is it 

sheltered by trees and prevailing winds and does not project straight out into the River.  The 

proposed location falls within waters that are deep enough to allow for boats to come in and out 
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without disturbing the silt from the River bottom and eliminates the need for excessive ramps 

and docking to the marine facility. It has been suggested that the location may fall in a prominent 

end of the peninsula impairing sightlines from the river.  The actual space the marine facility 

would lie in, consistent with where the previous boathouse was located, falls within a bay area 

which is a recessed portion of the Bateau Channel and would not impose any significant visual 

impacts.  A Zoning By-Law Amendment is requested as the proposed boathouse and associated 

decking will exceed the maximum that is permitted.  

 

In addition, several areas of cultural significance were identified near the river on the site during 

the archaeological assessment that was completed to support the severance.  It was determined 

that site-specific zoning is an appropriate tool to ensure protection of the cultural heritage areas.  

The goal of this application is to create a new site specific exception to preserve the cultural 

heritage features found on the lot in addition to permitting the oversized boathouse.   

 

 

Figure 2. Previous and Proposed Location of Marine Facility 
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Provincial Policy Statement, 2020 

 

The Provincial Policy Statement (PPS) 2020 was issued under the authority of Section 3 of the 

Planning Act and came into effect May 1, 2020, replacing the previous Provincial Policy Statement 

issued April 30, 2014.  The PPS provides policy direction on matters of Provincial interest relating 

to land use planning while providing for appropriate development that protects resources of 

provincial interest, public health and safety and the quality of the natural and built environment.  

Relevant policies are discussed below.  

 

In considering the Provincial Policy Statement, Section 1.1.4 notes that the existing dwelling and 

accessory buildings and uses are appropriate and permitted in the rural areas of the Township.  

In particular, it is notable at Section 1.1.5 that “resource based recreational uses” are permitted 

in the rural areas.  The proposed marine facility and docking are recreational uses that are directly 

related to the abutting waterway.  No negative natural heritage impacts are expected to occur 

from the development of the marine facility for recreational use, which will replace a previously 

existing boathouse in the same location, and the Conservation Authority has not raised any 

significant concerns aside from requiring more information with the proposal in terms of natural 

heritage or river impacts.  Although the proposed roof will be flat it will not be accessible and will 

not be habitable, and is designed to limit any visual impacts.  The proposed marine facility falls 

in line with many of the surrounding marine facilities along the waterfront, in the same location 

as the previous marine facility.  Although the proposed size of the marine facility exceeds the 

zoning provisions, it is not abnormal for the given area and will therefore blend in with its 

surroundings quite well given the lot size and water frontage.  The property has a significant 

amount of water frontage, and the marine facility is located in a bay area; impacts on abutting 

properties is not anticipated to occur given the large separation distance to side lot lines and the 

visual screening and location of the boathouse.   

 

Section 2.0 of the PPS speaks to the Wise Use and Management of Resources.    An Environmental 

Impact Study was completed for the property as part of the recent severance application to 

address Section 2.1, and a supplementary EIS report was prepared to speak to the natural 

heritage impacts of the proposed oversized boathouse.  This report is discussed in greater detail 

below.  The replacement of the boathouse on the water is not anticipated to have any negative 

impacts on natural heritage features, assuming appropriate fish habitat protections are 

considered during construction.  
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Section 2.2 of the PPS speaks to Water.  The proposed boathouse is located over the water, with 

the design to be confirmed at the building permit stage.  There are no stormwater, surface or 

groundwater impacts as a result of the boathouse construction.  As it replaces a previous 

boathouse, no additional impacts are anticipated.  Section 2.3 speaks to Agriculture.  The subject 

property is not located within proximity to any prime agricultural lands.  Section 2.4 of the PPS 

speaks to Minerals and Petroleum, and Section 2.5 speaks to Mineral Aggregate Resources.  

There are no identified mineral, petroleum or aggregate resources on or within proximity to the 

site that would be affected by this proposal.   

 

An Archaeological Study was also done to support the recent severance, addressing Section 2.6 

of the PPS.   The replacement of the previous boathouse in the same location is not anticipated 

to have any impacts on the cultural heritage in the area.  However, during the completion of the 

Archaeological Assessment to support the severance, several areas of cultural heritage 

significance were identified on the site.  The significant areas have been identified on the site 

sketch provided with this submission.   In order to protect the significant areas, a site specific 

exception zone is proposed to be created.    

 

Section 3.0 of the PPS speaks to Protecting Public Health and Safety, and in particular to natural 

hazards such as floodplains and erosion hazards, as well as human-made hazards such as mining 

and salt hazards.  As the proposed use involves a boathouse located in/over the water, there are 

no impacts or concerns related to any natural or human-made hazards.   

 

Overall, the proposed marine facility and size would be considered consistent with the policies in 

the 2020 Provincial Policy Statement, with the proposed site specific Zone aiding in preservation 

of cultural heritage areas identified on the property. 

 

 

United Counties of Leeds and Grenville Official Plan, 2016 

 

The Official Plan for the United Counties of Leeds and Grenville sets forth broad policies that will 

help govern growth and change in Leeds and Grenville, as well as specific policies dependent 

upon land use designations.  Schedule A of the Official Plan identifies the land designation for the 

subject property as Rural Lands (Figure 3). 
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Figure 3. Schedule A of the Unites Counties of Leeds and Grenville 

 

Section 3.3 of the Official Plan speaks to Rural lands and the general policies in place to protect 

the natural amenities while permitting resource-based activities, recreation and tourism. Section 

3.3.1. promotes the development of resource based recreational uses including recreational 

dwellings as long as they do not pose negative impacts and continue to encourage the 

conservation of the rural area.  The proposed marine facility’s sole purpose is to house 

recreational watercrafts in a safe manner, while utilizing the surrounding natural environment as 

a way of protecting the proposed development from damaging environmental occurrences.  

 

Section 4.2.11 speaks to watercourses and waterbodies as the subject land falls within an area 

abutting the St. Lawrence River.  It is the intent for the development to ensure that there is no 

interference to the existing waterway and flow of water.  The proposed marine facility with be 

measured and based off of the high water geodetic and not from the top of the dock to ensure 

that there is no change to the natural environment and to ensure proper stormwater 

management practices.  It will be placed in the same location as the previous marine facility, in 

an area that is shielded from the wind and does not project straight out into the River.   

 

The proposed oversized marine facility complies and is supported but the policies listed for Rural 

Areas in the Official Plan. 



zanDeRpLan 
Your rural land plann'ng experts 

 

P.O. Box 20148 Perth, Ontario K7H 3M6 ph. 613-264-9600 fax: 613-264-9609 www.zanderplan.com   
 

Page 7 

 

Leeds and 1000 Islands Official Plan, 2018 

 

The Township’s Official Plan is in place to set more specific land use policies to address matters 

of local interest.  The subject lands are designated as Rural and Floodplains within the Leeds and 

1000 Islands Official Plan (Figure 4). 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 4. Schedule A1 Leeds and 1000 Islands Official Plan 

 

Section 4.8 of the Plan speaks to Cultural Heritage and Archaeological Resources.  As noted, an 

archaeological assessment has been completed to address Section 4.8.3 of the Plan.  One of the 

aspects of the proposed site specific Zone is to protect the identified cultural heritage resources 

on the site, which would meet the intent of Section 4.8.3(5) for long term protection.    

 

Section 5.7.4 of the Official Plan notes private recreation uses are permitted in the Rural 

designation.  While the proposed marine facility is legal, the Zoning By-Law Amendment 

application is seeking a new site specific zone for a marine facility larger than permitted in the 

Zoning By-Law with the intent of providing future protection and preservation of identified 

archaeological lands on the property.  It is therefore appropriate to consider the Compatibility 

and Built Form policies in Section 4.6 of the Official Plan.  In particular, Section 4.6.1.2 of the Plan 

notes that compatibility of new development should be considered in the following ways: 

 

a) Height and massing: Building height, massing, and scale should be assessed based on the 

planned or existing uses of adjacent properties, as well as the character established by the 

prevailing pattern of abutting development and development that is across the street;  
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The proposed marine facility will have a flat roof in order to minimize any visual impacts 

and will not exceed the maximum height of 6 metres for a marine facility. The roof is not 

intended to be used for amenity space.  Adjacent properties along the shoreline have a 

comparable mix of docks, decks and marine facilities which provide outdoor recreation 

and amenity space for other property owners.  The proposed use is not out of character 

with these other uses.   

 

b) Landscaping: Landscaping may be required as a buffer between uses and shall be of a sufficient 

depth as determined through the Zoning By-law;  

Given the fact that the previous marine facility on the subject property was located over 

the water, and the proposed facility will be in a similar location, the amount of 

landscaping and buffering would replicate what was there before the old marine facility 

was removed.  The size of the lot allows of ample room for additional landscaping and 

buffering if required. 

 

c) Lighting: The potential for light spill over or glare onto adjacent light sensitive areas or the sky 

must be minimized;  

Any lighting that is installed is required to be downward directed.  As the property will be 

subject to site plan control approval, this requirement can be included in a site plan 

agreement.   

 

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 marine facility should not pose or generate any noise or air quality impacts beyond 

normal residential and recreational uses similar to those on surrounding lots.   

 

e) Outdoor amenity areas: The privacy of outdoor amenity areas of adjacent residential units must 

be respected;  

Due to the large extent of water frontage and the recession of the land on this property 

as seen in Figure 2, there is a significant distance between the proposed marine facility 

and abutting lots and there should be minimal effect on the surrounding properties’ 

outdoor private amenity space.  Each neighbour to the east and west is shielded by the 

small bay formation along the frontage of the subject property, acting as natural buffers 

from each existing surrounding marine facilities and the proposed marine facility.  
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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;  

The primary use of the marine facility it to provide adequate parking for the owners’ 

personal water-crafts.  In order to provide the required space for the parking of these 

vessels, the proposed size of 270m2 is being requested. No additional parking will be 

required for vehicles on the property due to the proposed marine facility. 

 

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); 

 n/a 

 

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 marine facility will be placed where the existing facility was located, and meets the 

Township’s Zoning provisions for height, and side yard setbacks based on previous 

approvals.   The property is in an area of waterfront residential dwellings with a variety of 

docks, decks and marine facilities for recreational use.  Permitting the use of the oversized 

marine facility does not alter any setbacks, building separations or landscaped spaces and 

it compatible with its surroundings.   

 

i) Shadowing: Shadowing on adjacent properties must be minimized, particularly on outdoor 

amenity areas; 

Due to the large size of the lot and amount of waterfront space, the proposed size of the 

marine facility will not create any shadowing on adjacent properties.   

 

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 location for the marine facility is out of the way of any boat traffic 

generated and will not impede traffic outside of the bay area it sits in.  The marine facility 

of this size will be able to house the primary watercraft along with additional smaller 

watercrafts, allowing for adequate storage and a cleaner and more organized shoreline 

along the St. Lawrence River. 
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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 step backs;   

As noted, the marine facility is similar in size to the surrounding properties with marine 

facilities, the proposed development will not create a different intensity or scale of the 

property; given the large capacity of the River, the size and frontage of the subject 

property and the surrounding lots, the oversized boathouse would be appropriate in this 

location.  Additionally due to the amount of wooded areas, the property already creates 

its own natural transition between adjacent properties. 

 

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. 

The proposed marine facility does not have any impact on vehicular access, and will 

provide additional access and boat parking via the waterway.   

 

Section 5.2.2 speaks to Marine Facilities, as the Township’s waterbodies provide important 

recreational opportunities to visitors and residents of the Township.  

 

“The intent of the marine facility policies is to permit an appropriate amount of dockage and 

storage for vessels associated with the recreation and transportation-related functions for 

waterfront properties in the Township, while being of a type and scale and well-maintained to 

minimize their environmental, navigational, and visual impacts subject to other applicable 

policies of this Plan”.  

 

The proposed size of the marine facility is requested in order to have the capability of housing 

the average sized boat found along the St. Lawrence River, in addition to the required docking to 

access the marine facility.  Additionally, the proposed size is not out of character with the 

neighbouring marine facilities and is proposed in the most viable location along the waterfront, 

in an area sheltered by the bay. 

 

Section 5.2.4 speaks to shoreline and nearshore alteration in order to ensure preservation.  The 

new marine facility is proposed in the same location as the previous one which was removed due 

to excessive damage.  After the development of the new marine facility, natural vegetation of 

native species will be encouraged in order to aid in buffering and shoreline stabilization. The 

proposed location also limits the need for any dredging to take place, thereby limiting disruptive 
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practices to the natural ecosystems and complying with the policies set forth for shoreline 

alteration. 

 

Section 5.5.8 speaks to the preservation and conservation of Woodlands.  A large portion of the 

subject property is covered in woodlands, but due to the proposed marine facility location being 

in the water, there should be little to no impact to the surrounding woodlands on the property.  

 

Overall, the proposed marine facility can be considered compatible with surrounding waterfront 

residential properties and the built form and character of the development is appropriate on a 

waterfront residential lot in this area.  There are no undue adverse impacts that are anticipated 

to result from the proposed development.    

 

The proposed use, along with the proposed protections for the cultural heritage areas on the 

site, meets the general intent of the policies of the Official Plan and satisfies the relevant 

Compatibility and Built Form policies.  

 

Leeds and 1000 Islands Zoning By-Law, NO. 07-079 

 

The subject property is currently zoned Rural Residential (RR) on the Township of Leed’s and 1000 

Islands Zoning By-Law Schedule “B-Ward 1-Shoreline”. The RR zone permits the use of a marine 

facility. A Zoning By-law Amendment is requested to re-zone the property from Rural Residential 

(RR) to a site-specific Rural Residential – Exception (RR-X) zone to permit the proposed size of 

270 m2 for the new Marine facility and to protect and preserve the identified archaeological 

areas on the subject property.  

 

Section 3.0 of the Zoning By-Law sets forth General Provisions applicable to development within 

the Township. Section 3.18 of the Zoning By-Law speaks specifically to Marine Facilities with the 

maximum total perimeter of all docks, boathouses and swimming platforms including all 

approach ramps, rock-filled cribs, etc., to be 60.0 metres with a maximum total area of 75.0 m2. 

The proposed marine facility is 270m2 including all docking and platforms with the length of the 

dock not exceeding the width of the water frontage of the lot containing the subject dock. 

 

The proposed marine facility shall not exceed 6.0 metres in height measured from high water 

geodetic.  The total and combined width of marine facilities, stairs, decks or other structures will 

not comply with the lesser of the following: occupying less than 20% of the width of the shoreline 

or 15.0 metres, but it will comply with being less than 20% of the width of the shoreline occupying 
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only 3%.   Lastly, the proposed marine facility will comply with the side lot line setback of 4.6 

meters from the straight-line projection of a side lot line into the abutting waterbody. 

 

The Zoning By-Law does not specifically speak to archaeological or cultural heritage features, 

which is why a site specific zone is sought, to protect and preserve these identified areas on the 

subject property in addition to the proposed oversized marine facility.  

 

The following exceptions will be requested as part of the new site-specific Rural Residential Zone: 

 

 On the lands zones RR-x, a single marine facility with a total footprint of 270 m2 including 

all docks and decking shall be permitted.  

 On the lands zoned RR-x no development or land disturbance shall occur within the 

identified archaeological potential areas on the lot.   

 

The proposal meets the intent of the Official Plan policies as noted above, and meets the general 

intent of the Zoning By-law where marine facilities are permitted.  The oversized marine facility 

is desirable and appropriate in this location given the size and scale of the subject property, the 

scale of boats and recreational vehicles that are common and standard on the River, the location 

of the proposed facility in a bay area on the site, and the minimal impact on abutting properties 

that is anticipated.  The Zoning By-Law Amendment request can be considered appropriate in 

terms of impact for similar reasons: the size and scale of the property, distances to nearby lot 

lines and abutting land uses, sheltered location in the bay and compliance with the maximum 

height will result in an oversized marine facility which has an overall minor impact in this location, 

while aiding in addition preservation of cultural heritage features on the lot.    

 

Environmental Impact Study 

 

An Environmental Impact Study was performed on January 03, 2022 for the property known as 

4947 County Road 2 by BCH Environmental Consulting Inc., to determine potential effects and 

impacts to the natural environment due to the proposed marine facility development. Field 

surveys and reference to the natural heritage online database (OMNRF) were performed to 

determine existing conditions and potential species at risk. In summary there are minimal 

impacts to be found from the proposed development as the new marine facility will be in the 

same location as the previous as long as the mitigation measures are implemented and can be 

found in Section 7 of the EIS report submitted with this application.   
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Summary 

 

The owners are seeking a site specific Zoning By-Law Amendment for the property located on 

County Road 2 in the Township of Leeds and 1000 Islands.  The Zoning By-Law Amendment will 

seek a site specific zone to allow for the development of an oversized marine facility of 270 m2 

in addition to creating protection for the identified archeological areas on the site.  Given the size 

of the property, the average size boat found along the St. Lawrence and the surrounding lots, a 

270 m2 marine facility should not hinder any of the surrounding properties and minimal impacts 

are anticipated.   The proposal meets the intent of the Official Plan and Zoning policies, and is 

consistent with the policies in the 2020 Provincial Policy Statement.  

 

Should you require any additional information please do not hesitate to contact the undersigned. 

 

All respectfully submitted by: 

 

 
 

Tracy Zander, M.Pl, MCIP, RPP 


