
 

 

THE CORPORATION OF THE MUNICIPALITY OF MISSISSIPPI MILLS 
 

STAFF REPORT 
 

DATE:   October 6, 2020  
 
TO:  Committee of the Whole  
    
FROM:          Maggie Yet, Planner 1 
 
SUBJECT:   BACKGROUND REPORT – ZONING BY-LAW AMENDMENT Z-14-20  

Concession 11, W Part Lot 12 and W Part Lot 11, 
      Pakenham Ward, Municipality of Mississippi Mills 
 
KNOWN AS:  191 Waba Road (PIN 05292-0067) 
OWNER(S):  Mervyn & Gail Downey 
APPLICANT: ZanderPlan Inc.  
 

 
PURPOSE AND EFFECT  

The purpose of the Zoning By-law Amendment is to rezone parts of the property from 
“Development (D)” to “Residential First Density (R1)” to recognize four severed lots for 
residential development. The remainder of the lands would remain zoned 
“Development”.  The application is required as a condition of approval related to 
consent applications B20-015, B20-016, B20-017 and B20-018. 

 

DESCRIPTION OF SUBJECT LANDS  

The subject lands are located in the Village of Pakenham along the western boundary of 
the settlement boundary. The lands are ±10.54 ha (26.05 ac) in size with frontage along 
Waba Road and Five Arches Drive. The lands are presently vacant and are generally 
surrounded by low and high density residential, open space and agricultural uses.  

The holding has been subject to the conditional approval of consent applications to 
create four new lots:  

 Street Frontage Frontage 
(m) 

Area (ac) Current 
Zoning 

Proposed 
Zoning 

Parcel 1 Waba Road 55.0 0.81 D R1 
Parcel 2 Waba Road 47.6 0.81 D R1 
Parcel 3 Five Arches Dr. 51.1 0.81 D R1 
Parcel 4 Five Arches Dr. 51.1 0.81 D R1 

 

 
 
 



 

 

 
 
Figure 1 – Context Map: 

 
SERVICING & INFRASTRUCTURE 

The property falls outside of the urban settlement boundary of Almonte Ward, and thus 
the lands do not have access to municipal water and sanitary services.  As such, 
development on the subject parcels will proceed on private services subject to approval 
by the Leeds, Lanark and Grenville District Health Unit. An additional condition of 
provisional consent for the severances will require the applicant to provide a Scoped 
Hydrogeological Evaluation Report to demonstrate a favourable groundwater quantity 
assessment, groundwater quality assessment, terrain evaluation and water quality 
impact risk analysis to the satisfaction of the Municipality and the County of Lanark.  
 
Vehicular access to Parcels 1 and 2 will be new entrances on Waba Road, a County 
owned and maintained road, and Parcels 3 and 4 will have access from Fives Arches 
Drive, a municipal owned and maintained road.  At the time of the consent application, 
Parcels 1 and 2 were provisionally approved for entrance permits by the County’s Public 
Works Department.  
 
 
 
 



 

 

COMMUNITY OFFICIAL PLAN (COP)  

Schedule C of the Official Plan identifies the subject lands as “Residential” and are 
located in the Village of Pakenham which is identified by the COP as a settlement area. 
The Residential designation permits low and medium density residential uses and 
accessory uses. 
 

3.6.1 Goals and Objectives (Residential): 
It is a goal of this Plan to: 
Promote a balanced supply of housing to meet the present and 
future social and economic needs of all segments of the 
community.” 

 
Figure 2 - Community Official Plan Designation 
 
 
 
 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The severed parcels are within the Residential designation and as a result the 
provisions of Section 5.3.11.2 General Consent Policies permit the additional severance 
of the lands subject to the following: 
 

(i) The scale of development proposed or the total development potential of 
the property would not require a plan of subdivision; 

(ii) The application represents infilling in an existing built up area; 

(iii) The proposed lots are in keeping with the lot area, frontage and density 
pattern of the surrounding neighbourhood; 



 

 

(iv) The creation of lots would not create or worsen traffic, access or servicing 
problems; 

(v) The application represents an orderly and efficient use of land, and its 
approval would not hinder the development of the retained lands; 

(vi) The application meets all other policies of this Plan. 

 
Analysis of the application determined the proposed severances were consistent with 
the General Consent policies and met all other applicable policies of the COP, including 
Section 3.6.7 Infilling and 3.6.1 Residential policies.  
 
Any future development of the lands will also be subject to Site Plan Control during 
which special consideration should be given to the visual impacts of the development on 
surrounding Village character.   
 
ZONING BY-LAW #11-83 

The subject property is presently zoned “Development” (D) by the Municipality of 
Mississippi Mills Zoning Bylaw #11-83. 

The “Development” zoning is considered to be a placeholder for the lands until a more 
detailed review of appropriate uses could be undertaken.  The lands have been since 
been subject to review through the consent processes in order to determine a 
supportable future use of the lands.  Accordingly, it is now recommended that the four 
parcels subject to the consent be re-zoned to R1 to permit new residential development 
of the site. 

Figure 4 – Zoning Map: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Rural 

Development 

Residential First Density 



 

 

 

PUBLIC COMMENTS RECEIVED: 

Staff circulated the application in accordance with the provisions of the Planning Act and 
at the time of posting the staff report have not received any comments from adjacent 
property owners.   
 
Comments indicating no objection were received from Enbridge Gas, the Health Unit, 
the Public Works Department, the Fire Department and the Parks and Recreation 
Department. 
 
A staff report analyzing the merits of the application will be prepared following the public 
meeting in order to fully consider any and all public comments received. 
 
All of which is respectfully submitted, 

              
__________________    _____________________________ 
Maggie Yet, MPLAN BA                      Ken Kelly 
Planner 1      Chief Administrative Officer 
 
ATTACHMENTS: 
 
Appendix A – Context Map of the Site 
Appendix B – Development (D) and Residential First Density (R1) Provisions 

 

 



 

 

APPENDIX A 
 
Context Map (2014) 

 

 

 

 

 

 



 

 

APPENDIX B 

 
 



 

 



 

 



 

 

 


