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Municipality of Temagami



9.0 Implementation

9.1
General

The Council of the Corporation of the Municipality of Temagami shall implement the Official Plan with advice from the Planning Advisory Committee.  This Plan shall be implemented utilising the powers conferred on the Municipality by the Planning Act; the Municipal Act and such other statutes as may be applicable.  Implementation tools may include but not be limited to the following:

· Zoning By-laws, in conformity with the provisions of this Plan and the Planning Act;

· Legislation pursuant to the Municipal and Building Code Acts;

· Subdivision control and part-lot control;

· Capital works programs and the construction of public works;

· Site Plan Control;

· Development Permits;

· Building Permits issued only in conformity with the Official Plan, the Zoning By-law and the Building Code Act;

· Holding By-laws;

· Temporary Use and Interim Control Bylaws;

· Other enabling legislation including but not limited to the Environmental Assessment Act, Environmental Protection Act, the Ontario Water Resources Act;

· Studies leading to the development of policies, direction, and implementation strategies; and

· Agreements with the Ministry of Natural Resources for the use and management of Crown lands.

9.2
Planning Administration

In accordance with the Planning Act, Council may delegate authority given by the Minister under Planning Act to a Committee of Council or an appointed officer.

Council may also delegate authority for granting minor variances and/or consent granting authority to a Committee of Adjustment.

Council shall also appoint a Planning Advisory Committee to make recommendations to Council on planning matters and the committee shall be composed of 4 members from the islands of Lake Temagami, 4 members from the area within the former mainland boundaries of Temagami and one member from the newly incorporated CALA/Marten River area.

9.3
Review and Monitoring of the Plan

The Municipality shall review the Official Plan at regular intervals, but not less than every five years, to determine if modifications to the Plan are required.  When necessary, the Plan shall be revised to reflect the changing needs of the residents of Temagami, in accordance with the provisions of the Planning Act.

In addition, the Municipality may conduct annual reviews of the policies of this Plan.  The annual review may consist of an assessment of:

· the continuing relevance of the assumptions used to develop this Plan;

· the degree to which the objectives of the Plan have been met; and

· the effectiveness of the policies of the Plan

9.4
Amendments to the Plan

As a result of the annual review, the Municipality may undertake amendments to the Plan on its own initiative.  The Municipality may also consider, at the request of other levels of government, private individuals, companies or organisations, other amendments to this Plan.

9.5
Existing Uses
It is the intent of this Plan that existing uses that do not conform to the provisions of this Plan shall, in the long term, be brought into conformity with this Plan.  However, this Plan is not necessarily intended to prevent the continuation, expansion, or enlargement of uses that do not conform to the designations and provisions of this Plan.  At its discretion, the Municipality may zone or grant minor variances to permit the continuation, expansion or enlargement of legally existing non-conforming uses, or as an exception to permit minor variations of existing uses to similar types of uses, provided that such expansions, enlargement or similar uses:
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· will not detrimentally effect the implementation of this Plan; or

· will not create or further aggravate a traffic hazard.

9.5.1 Non-Conforming and Non-Complying Uses

Any use of land that legally existed at the date of adoption of this Plan that does not conform to the land use designation within which it is located, may be recognised in the Zoning By-law.  Such use may be expanded, provided that the requirements of this Plan are not further reduced and the expansion would not have a negative impact on the environment or abutting properties.

9.5.2
Non-Conforming and Non-Complying Lots

Lots and/or buildings that legally existed at the date of adoption of this Plan that do not meet the minimum lot frontage and/or lot area requirements of this Plan or one or more zone provisions or standards may be recognised in the Zoning By-law provided that:

· The lot is suitable and of sufficient size to accommodate the use proposed and the necessary water and sewage disposal systems;

· The lot is in general character with the surrounding lots;

· The environmental and development constraints policies of the Plan can be addressed; and

· Any other policies of this Plan respecting the development of an existing lot are satisfied.

The Municipality may require the preparation of a site evaluation report to ensure that these matters can be properly addressed and that the lot is suitable for the use proposed.

The adherence to coverage provisions, careful siting of development and maintenance or restoration of vegetation on existing undersized lots, particularly in the waterfront and rural areas, will be required and implemented through the Zoning By-law and site plan control to ensure that the intent of these policies are satisfied.

9.6
Notification and Public Consultation

9.6.1
Public Notice

The Municipality shall provide notification of any amendment to this Plan or the Zoning By-law, in accordance with the requirements of the Planning Act. Public notice shall take into consideration the geographic and temporal considerations of all ratepayers in the Municipality.

The Municipality shall also notify the Band Council of the First Nation of an Official Plan or Zoning By-law amendment which is proposed within 1 kilometre of a Reserve.

9.6.2
Public Consultation

By using a variety of techniques, the Municipality shall encourage and provide the opportunity for public participation, when the Municipality is considering changes to this Plan, in accordance with the provisions of this Plan and the requirements of the Planning Act.  Equitable participation in the land use planning process will be promoted to develop a consensus around a common community of interests.

The Municipality shall establish the public consultation program it feels will best be able to deal with the matters before it, recognising that there are many non-permanent residents in the Municipality.  Innovative methods to overcome barriers faced by seasonal and tourist residents will be developed to improve the municipal public consultation processes as well to facilitate the active participation of residents in the decision making process.

A variety of public consultation methods may be utilised including:

· posting notices on the municipal web page under legal notices;

· focus group meetings;

· chat rooms on the Internet;

· mail outs; and

· surveys.

The Municipality shall, in its consideration of an application to amend this Plan or the Zoning By-law, solicit the views of the public on that application at a public meeting, as required by the Planning Act.

The Municipality of Temagami shall inform the public about planning and development proposals and trends taking place in the Temagami area.

The Municipality recognises that the provisions of the Planning Act require it to take action on a development application within a prescribed period of time, subject to the application being complete and adequate information about the proposal being available to the public and the Municipality so that informed decisions can be made.

The Municipality encourages pre-submission consultation on applications to be processed under the Planning Act.

9.6.3
Public Education

Council may undertake a program of planning education for all the residents of the Municipality whenever opportunities may arise and shall be satisfied that an adequate level of public understanding of the Plan exists at the time of formal approval and with any future amendments to the Plan, as they arise.

9.7
Development Applications
The policies of this Plan require that certain types of development be permitted only by an amendment to this Plan.  This will permit a comprehensive, consistent and thorough review of the suitability of such development throughout the Municipality.

The Ministry of Municipal Affairs and Housing has approval authority over this Official Plan and amendments thereto.  

Under the Planning Act, the Municipality is the approval authority for consents, plans of subdivision and plans of condominium.  The Municipality shall approve only those consents, plans of subdivision and plans of condominium that, as a minimum:

· comply with the provisions of this Plan;

· are not subject to mine hazards, on the basis of input from the Ministry of Northern Development and Mines;

· can be supplied with adequate services, in accordance with the policies of this Plan, as set out in Sections 2.9, 4.3.10, 5.3.12, 6.3.12, 7.3.12 and 8.3.12; and

· will not create a financial burden for the Municipality, as set out in Section 9.12.

9.7.1
Consents to Sever Patented Land
The Municipality of Temagami has consent granting authority to sever patented land within the Municipality. Applications to create new parcels on Crown land shall proceed in accordance with MNR’s planning process however, the Municipality encourages MNR to consider the policies of each neighbourhood and this Section during its deliberations.

Consents to sever land for the purpose of creating a new building lot shall only be granted where:

· the intended use of the severed and retained parcels conform with the intent and policies of this Plan;

· generally the number of lots created does not exceed three;

· a registered plan of subdivision is not required;

· the size and dimensions of the severed and retained parcels conform to the provisions of the Zoning By-law;

· the application represents an orderly and efficient use of land and the severance would not hinder development of the retained lands;

· the size and dimensions of the severed parcel and the retained parcel, are adequate to accommodate the proposed use or uses;

· demonstrated ability that the dock locations are suitable by study and/or approval by the appropriate authority;

· the lot shall be subject to site plan control which shall include:

· Visual screening, setbacks, protection of vegetation, and landscaping;

· Utilization of existing vegetation and topography to minimize visual impacts;

· Siting of buildings, docks, and boathouse; and

· Mitigation techniques to minimise impacts on surrounding development and uses.

· adequate access to the severed and retained parcel can be provided;

· the severed parcel is not within 500 metres of a known sanitary landfill site;

· where central sewage and water facilities are not available, it has been established that the soil and drainage conditions on the severed and retained parcels are suitable or can be made suitable to permit the proper siting of buildings and the installation of an approved water supply and Class IV or VI sewage disposal systems;

· where a water well is proposed, the well shall be established and quality and quantity standards proven prior to final consent is granted;

· the applicant, when required, has provided a study or studies acceptable to the Municipality that include an inventory of all existing natural and cultural heritage features both on the site and in the water adjacent to the site, including the shoreline characteristics such as type of littoral community and physical characteristics, the anticipated impact of the development and any measures proposed to mitigate the anticipated impacts of the development on the features; and

· the financial impacts on the Municipality have been considered.

9.7.1.1
Urban Neighbourhood

In addition to the provisions of Section 9.7.1, consents to sever land for the purpose of creating a new building lot in the Urban Neighbourhood shall also be subject to the following:
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· access to the severed or retained parcels shall not create, or increase, an existing traffic hazard due to limited site lines; and

· where the severed or retained parcel obtains its access from a provincial highway, approval of the access point shall be obtained from the Ministry of Transportation.

9.7.1.2
Rural Neighbourhoods

Consents shall be the primary means of creating new building lots in the Rural Neighbourhoods.  Plans of subdivision or condominium are not permitted, except as noted in Sections 4.3.3.1, 5.3.3.1, 6.3.3.1, 7.3.3.1 and 8.3.3.1.

In addition to the provisions of Section 9.7.1, consents to sever land for the purpose of creating a new building lot in the Rural Neighbourhoods throughout the Municipality shall also be subject to the availability of public and/or commercial lake access and adequate vehicle parking.

9.7.2
Plans of Subdivision

A plan of subdivision is required when more than three residential lots are being created or when a new municipal road will be created, or when the extension of an existing municipal road will occur, or when municipal water and/or sewer services will occur.  In considering a draft plan of subdivision, regard shall be had, among other matters, to the health, safety and welfare of the present and future inhabitants of the Municipality and to:

· the effect of the development of the proposed subdivision or condominium on matters of provincial interest;

· whether the proposed subdivision or condominium is premature or in the public interest;

· the suitability of the land for the purposes for which it is to be used;

· the dimension and shapes of the proposed lots;

· the restrictions or proposed restrictions, if any, on the land proposed to be subdivided or the buildings and structures proposed to be built on it and the restrictions, if any, on adjoining land;

· the applicant, when required, has provided a study or studies acceptable to the Municipality that include an inventory of all existing natural and cultural heritage features both on the site and in the water adjacent to the site, including the shoreline characteristics such as type of littoral community and physical characteristics, the anticipated impact of the development and any measures proposed to mitigate the anticipated impacts of the development on the features;

· the area of land that is to be conveyed or dedicated for public purposes; and

· the financial impact on the Municipality.

Prior to filing a formal subdivision application, the applicant is encouraged to enter into pre-consultation with municipal staff and commenting agencies to ensure that all required supporting studies and documentation are identified and prepared by the applicant.

The Municipality shall attach to the approval of a plan of subdivision such conditions it deems appropriate.

9.7.3 Plans of Condominium

In considering a plan of condominium, regard shall be had, among other matters, to the following:

· The Condominium Act, other provincial legislation, policies, regulations and guidelines;

· Provision of adequate sewage and water service, amenities and public facilities;

· Impact on the transportation system and adjacent land uses;

· The condominium, condominium units and common elements are suitable for their intended use and implement the requirements of the implementing Zoning By-law; and

· The feasibility of the proposal with regard to the other provision of this Plan, provincial legislation, policies, regulations and guidelines and supporting studies for the use proposed.

Prior to filing a formal condominium application, the applicant is encouraged to enter into pre-consultation with municipal staff and commenting agencies to ensure that all required supporting studies and documentation are identified and prepared by the applicant.

The Municipality shall attach to the approval of a plan of condominium such conditions it deems appropriate.

9.7.4
Environmentally Sensitive Areas and Natural Heritage Features

It is the intent of this Plan to ensure the preservation, enhancement, and conservation of the Municipality’s Environmentally Sensitive Areas and Natural Heritage Features, as appropriate, for their valuable ecological function.  Development and site alterations involving significant natural features will only be permitted if it has been demonstrated that there will be no significant negative impacts on the natural heritage features or the ecological functions for which the feature is identified.

In considering any development application, regard shall be had to the potential impact of the development on Environmentally Sensitive Areas or Natural Heritage Features.

Environmentally Sensitive Areas are those natural areas containing significant wetlands, Areas of Natural or Scientific Interest, headwater areas, unique plants or wildlife, endangered species and breeding habitats. Natural Heritage Features include significant wetlands, wildlife habitat, fish habitat, significant portions of the habitat of endangered and threatened species and significant areas of natural and scientific interest. The general location of Environmentally Sensitive Areas and Natural Heritage Features is shown on Schedule B of this Plan.  These areas may be further defined through additional study.  Any change to the location or configuration of the areas resulting from the additional studies does not require an amendment to this Plan.

9.7.5
Environmental Impact Studies

An Environmental Impact Study is required to assist in the evaluation of development applications in proximity to Environmentally Sensitive Areas (ESA) and Natural Heritage Features (NHF).

When an application is received for any parcel of land within 120 metres of a wetland or 50 metres of a wildlife ESA or NHF, the proponent shall prepare an Environmental Impact Study (EIS) or a Scoped Environmental Impact Study.  For each application to amend the Official Plan or Zoning By-law, the Municipality in conjunction with the Ministry of Natural Resources shall determine if a full Environmental Impact Study or a Scoped Environmental Impact Study is required.

An Environmental Impact Study is a technical report providing:

· a baseline inventory of environmental features and functions in the ESA or NHF;

· an analysis/forecast and assessment of potential environmental effects of the proposed development; and, if necessary,

· areas to be preserved and any mitigation measures to address impacts of the proposed development on the environmental features and functions.

The specific work to be carried out through the Environmental Impact Study will vary and will be dependent on the type of development proposed and the characteristics of the ESA or NHF.  The Municipality shall review a completed Environmental Impact Study and may require a peer review to confirm the findings and recommendations.  Such a peer review shall be completed at the expense of the proponent.

A Scoped Environmental Impact Study is a more narrowly defined assessment and can be considered if the development is minor in nature or small scale, or the development is expected to result in minor impacts on the ESA or NHF or the development is located in a previously disturbed area.

It is not the intent of the Municipality to place undue financial burden on the proponent by requiring an Environmental Impact Study or a Scoped Environmental Impact Study.  However, the protection of the natural environment is critical to the preservation of the character of the Temagami area.

9.8
Holding Zones

In accordance with the provisions of the Planning Act, the Municipality may zone lands to a specific zone category and include as a suffix, the holding symbol ‘(H)’. This identifies the specific uses of the lands at such time as the holding symbol is removed by an amendment to the Zoning By-law.

When passing a by-law to utilise the holding symbol, the by-law shall specify the uses that may be permitted while the ‘(H)’ is in place.  Generally, such uses shall be limited to existing uses and/or other uses that would not have a detrimental effect on the intended future uses of the land.  

The holding symbol may be used anywhere in the Municipality in situations where the specific future use of the land is known, but development is premature until one or more of the following requirements are met:

· adequate sanitary, water, stormwater and/or transportation services and facilities are available to serve the development;

· that any adverse environmental effects or constraints have been resolved;

· that there is sufficient market demand to support the development; or

· that site plan approval has been granted by the Municipality and a site plan agreement has been entered into, pursuant to the provisions of the Planning Act.

A by-law to remove the holding symbol shall be passed by the Municipality at such time as the above relevant requirement or requirements have been met.

9.9
Interim Control By-laws

The Municipality may pass interim control by-laws pursuant to the provisions of the Planning Act where the Municipality has directed that a review or study be undertaken of land use planning policies in a defined area of the Municipality.

9.10
Temporary Use By-laws

The Municipality may pass by-laws pursuant to the provisions of the Planning Act in order to authorise the temporary use of any land, buildings or structures for any use set out in such by-laws.

A by-law authorising a temporary use shall define the area to which it applies and set out the period of time for which the authorisation shall be in effect but shall not exceed three years from the day of passing of the by-law.  The Municipality may by by-law grant further periods of not more than three years each during which the temporary use is authorised.  Once the by-law or extending by-law(s) has lapsed, the use shall cease and otherwise will be in contravention of the Zoning By-law. 

Prior to the approval of a temporary zoning by-law, the Municipality shall be satisfied that the following principles and criteria are met:

· the proposed use shall be of a temporary nature and shall not entail any major construction or investment on the part of the owner so that the owner will not experience undue hardship in reverting to the original use upon the termination of the temporary use provisions;

· the proposed use shall not be incompatible with adjacent land uses and the character of the surrounding area;

· the proposed use shall not require the extension or expansion of existing municipal services;

· the proposed use shall not create any traffic circulation problems within the area nor shall it adversely affect the volume and/or type of traffic serviced by the Municipal roads;

· parking facilities required by the proposed use shall be provided entirely on-site; and

· the proposed use shall generally be beneficial to the area or the community as a whole.

Notwithstanding the policies contained in this Plan, the Municipality may authorise the temporary use of land which may not comply with the land use designation as established by the Official Plan, provided that:

· such temporary use is determined to not have any detrimental effect upon the existing land uses in the area; and 

· the proposed temporary use conforms to the principles and criteria in Section 9.10 of this Plan. 

9.11
Site Plan Control

The Site Plan Control process shall be administered by the Municipality.

For the purposes of this section, development means the construction, erection or placing of one or more buildings or structures on land or making additions or alterations to a building or structure that has the effect of substantially increasing the size or usability thereof, or the change in use of a building, structure or parcel of land.

Under Section 41 (7) of the Planning Act, and as a condition of granting Site Plan approval, Council may require the owner of a parcel of land to provide certain information, maintain certain works or facilities and enter into certain agreements with the Municipality.  Some of the considerations that the municipality will have due regard for during the site approval process are:

· the preservation of the natural viewscape and landscape;

· the design of structures to ensure they are harmonious with the terrain and neighbourhood;

· that traffic areas and parking areas are safe and convenient; and

· that surface water drainage will not negatively impact neighbouring properties.

The entire area covered by this Plan is hereby designated as a proposed site plan control area.

The Municipality may, by by-law, designate the whole or any part of the proposed site plan control area as a site plan control area.

The Municipality may, by by-law, define any class or classes of development to be exempted from site plan control.  All commercial and industrial development shall be subject to site plan control.  The following classes of development shall be exempted from site plan control:
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· wayside pits;

· low density residential development containing less than three dwelling units except for dwelling units and accessory structures in the Lake Temagami, Marten River, Matabitchuan and Backcountry Neighbourhoods and rural and remote residential development in the Urban Neighbourhood; and

· any building or structure on land owned or leased by the Municipality.

The Municipality, as a condition of site plan approval, may require the conveyance of land to the Municipality for road widening or sight triangles, at no cost to the Municipality.

The following policies shall also apply to new residential dwellings and new accessory buildings or structures in the Lake Temagami, Marten River, Matabitchuan and Backcountry Neighbourhoods and rural and remote residential lots in the Urban Neighbourhood. It is the intent of this Plan that vegetation should be maintained on residential lots for both environmental and aesthetic reasons.  Further, increased setbacks and buffers shall be maintained through site plan control and the implementing Zoning By-law to ensure that changes to the existing character of the area is maintained.

Wherever possible, no portion of a sewage disposal system leaching bed discharging effluent to the soil shall be located closer than 20 metres from the high water mark.  No vegetation downstream of the anticipated sewage effluent plume shall be removed.

All natural tree, shrub and ground cover shall be retained except where limited clearing is required to provide sites for buildings and structures, locations for sewage disposal leaching beds, trail routes, and access/view corridors to the shoreline in order to maintain and protect the natural aesthetics of the rural landscape.

The Site Plan Agreement shall address:

· the location of buildings, structures and docks;

· the size, location and type of sewage disposal leaching beds;

· the location of existing natural trees, shrubs and ground cover vegetation to be removed and retained; and

· the location of view/access corridors from the shoreline to the buildings and structures on the site and trail routes connecting the buildings and structures on the site.

9.12
Financial Impact of Development 
It is the policy of the Municipality that new development shall bear the full cost of its share of growth related capital costs.

It is the policy of the Municipality not to undertake any actions that would place the Municipality at financial risk.

It is the policy of the Municipality to ensure that municipal costs attributable to new development are recovered through development charge levies or any other method of financing, in accordance with the Development Charges Act, the Municipal Act and/or any other applicable statutes.

It is the policy of the Municipality, in reviewing any development proposal to consider the following matters to determine its financial impact on the municipality:

· the effect of the proposal on the municipal general tax levy;

· the potential revenue-generating ability of the proposal; and

· any other financial considerations that the Municipality may deem necessary.

9.13
Cash-in-lieu of Parkland

Cash-in-lieu of parkland is authorised under Section 42 of the Planning Act for park or public recreational uses.  Cash-in-lieu may be required for residential severances or residential subdivisions at the rate of 5% or for commercial or industrial severances at the rate of 2% of the value of land as set out in Sections 42, 51, and 53 of the Planning Act.  Such monies may be placed in a special account and spent only for the acquisition of land to be used for park or other recreational purposes, including the erection or repair of buildings and the acquisition of machinery for park or other recreational purposes.

9.14
Maintenance and Occupancy By-laws

It is the policy of the Municipality to pass by-laws establishing minimum standards of maintenance and occupancy to conserve, sustain and protect the existing and future development in the municipality; prepare community improvement plans where appropriate; and take advantage of federal and provincial programs designed to upgrade and improve built-up areas.

The maintenance and occupancy by-law, applicable to all properties in the municipality may contain requirements with respect to:

· garbage disposal;

· pest control;

· structural maintenance of buildings;

· safety of buildings;

· cleanliness of buildings;

· services to buildings;

· keeping land and waterfront properties free from rubbish, debris, weeds, abandoned vehicles, trailers, boats, barges, mechanical equipment or material;

· maintaining yards, land, parking and storage areas; and

· maintaining fences, accessory buildings and signs.

9.15
Public Works

The construction of public works shall be used to implement the policies of this Plan.

No public works shall be carried out and no by-law shall be passed under the provisions of the Planning Act that are not in conformity with this Plan or that will permit development that is not in conformity with this Plan.

9.16
Provincial Policies

There are many Provincial policies that influence growth and development in Temagami.  The intent of those policies is embodied in the policies of this Plan, as modified and approved by the Minister and the Ontario Municipal Board.

In some instances the policies of this Plan are more limiting or restrictive that the associated Provincial Policy.  In those instances, the policies of this Plan shall take precedence.

9.17
Ministry of Natural Resources, Comprehensive Planning Process

The majority of land within the Municipality of Temagami is Crown land.  The Temagami Land Use Plan for the Temagami Comprehensive Planning Area, (MNR, 1997), is the governing land use planning document applicable to Crown land within the Municipality of Temagami.  Nothing in the Official Plan shall be interpreted as infringing on the Ministry of Natural Resources authority.

The Ministry of Natural Resources follows a comprehensive planning process for all Crown land planning matters.  The process includes consultation with the public and with municipal government.  It is anticipated that the Ministry of Natural Resources will use the policies of the Official Plan as a guideline for discussions with the Municipality of Temagami regarding land use decisions on Crown land within the Municipality.

9.18 Bonus/Density Transfer

The Municipality may use the bonus or density transfer provisions of this Plan to allow increases in height and density of a development beyond those generally permitted by the implementing Zoning By-law in exchange for facilities, services or matters of public health, as set out below:

· Parkland conveyance beyond the minimum requirements of this Plan and/or parkland improvements beyond the minimum standards;

· Protection and enhancement of natural features and functions, not otherwise required by the policies of this Plan;

· Provision of public areas and trails;

· Provision of public parking;

· Provision of community facilities; and 

· Conservation of heritage resources.

The Municipality shall only consider bonus or density transfer in the Urban Neighbourhood and where such increase would be in conformity with the intent of this Plan and compatible with the surrounding uses.

The bonus or density transfer provisions shall not be used to increase the density or height of what is otherwise allowed as accessory uses on individual properties; for example, such as sleep cabins, boathouses, home occupations or home industries.

9.19 development agreements for subdivisions, consents and condominiums

Development Agreements for subdivisions, consents and condominiums may be entered into between the proponent and the Municipality to outline the concerns and responsibilities of each party.

9.20 Site Alterations By-law

The Municipality may pass a Site Alterations By-law when substantial alterations to the natural landscape are proposed or development is proposed on or near sensitive areas.

9.21 Sewer and water allocations

When vacant lots that have been allocated sewer and/or water capacity remain vacant, the Municipality may re-allocate water and/or sewer capacity, as required to permit other development.

Where municipal sewer and water capacity has been re-allocated from vacant lots, Council shall place these vacant lots in a Holding Zone until such time that sewer and water capacity becomes available.

Council shall not draft approve any new lot or unit development by way of consent, plan of subdivision or condominium in the municipality without first confirming there is sufficient existing sewer and water capacity available to provide the development with full municipal services.  If there is capacity in only one of the two municipal systems, draft approval shall not be granted on the basis of partial services, except where necessary to address failed services, or because of physical constraints.
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