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1.0 INTRODUCTION 

GEMTEC Consulting Engineers and Scientists Limited (GEMTEC) has been retained as the 
agent for Pegasus Development Corporation (Pegasus) with respect to a site-specific Official 
Plan amendment application for Pegasus’ proposed development on lands located in the Town 
of Carleton Place. 

As explored within the paragraphs below, the proposed amendment is intended to facilitate the 
development of a residential condominium neighbourhood within the greater Meadow Ridge 
subdivision in the form of single detached dwellings. The condominium approvals process was 
initiated with Lanark County in April 2025, and the file is currently under appeal. Subsequent 
Development Permit and Development Permit Amendment applications were submitted to the 
Town of Carleton Place in March 2026 and were deemed complete in April 2026. 

This Planning Rationale identifies the subject lands in the context of their surroundings, 
describes the proposed development, outlines the purpose of the requested site-specific Official 
Plan amendment, and examines the conformity of the proposal with applicable land use 
planning policy and regulatory instruments. 

2.0 OVERVIEW / SITE CONTEXT 

The subject lands are legally described as “BLOCK 213, PLAN 27M81 TOWN OF CARLETON 
PLACE.” The lands sit approximately in the centre of the Meadow Ridge subdivision. A copy of 
the registered plan of subdivision (27M-81) identifying Block 213 is attached hereto at Appendix 
A. 

The subject lands are 1.39 hectares in area. The lands are surrounded to the north, east, and 
southeast by existing dwellings within the Meadow Ridge Subdivision. The subject lands have 
frontage on Hooper Street, which abuts the subject lands to the southwest. Opposite Hooper 
Street is a large parcel of undeveloped vacant land owned by others which is designated 
Highway District within the Town’s Official Plan and Development Permit By-law.  

The dwellings abutting Block 213 are low-profile and include freehold semi-detached dwellings 
and townhouses. 

Meadow Ridge Subdivision (Lanark County File No.: 09-T-09001) was advanced October 26, 
2016 for Draft Plan of Subdivision approval at Lanark County. Within the approved conditions of 
approval, Block 213 is identified as being for multiple residential development. The traffic study 
prepared at the time indicated 52 townhouse dwellings, having access from a private road, had 
been contemplated. 

The Meadow Ridge Subdivision was registered February 5, 2018. 
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The condominium description application for the proposed development was filed with Lanark 
County April 21, 2025, and was deemed complete May 9, 2025. A status letter including agency 
comments was received from Lanark County August 8, 2025, followed by a supplemental status 
letter including comments from the Town of Carleton Place dated August 22, 2025.  

The file was appealed to the Ontario Land Tribunal (OLT) on December 3, 2025 under Section 
51(34) of the Planning Act due to absence of a decision within the prescribed timeframe (OLT 
case number OLT-25-000984). An updated submission was provided to Lanark County 
December 15, 2025 in response to the latest status letter. 

Development Permit By-law Amendment and Development Permit applications for the proposed 
development were filed with the Town of Carleton Place March 23, 2026 and were deemed 
complete April 10, 2026. 

A Case Management Conference for OLT case number OLT-25-000984 occurred March 24, 
2026 during which it was decided that a second Case Management Conference will occur 
October 13, 2026. 

Within the August 22, 2025 comments from the Town of Carleton Place received in relation to 
the condominium description application, the Town established its position that the proposed 
development does not conform to the Official Plan, and that an Official Plan amendment is 
necessary to facilitate the proposed development. 

An Official Plan amendment application was submitted to the Town on August 18, 2026 and 
was deemed incomplete by the Town of Carleton Place on August 21, 2026. This resubmission 
has been prepared to address matters raised by the Town in its completeness review of the 
application.  

3.0 PRE-CONSULTATION 

Several exchanges have occurred with the Town of Carleton Place to discuss the proposed 
development, sequencing of Planning Act approvals, and submission requirements. Initial 
discussions took place in December of 2019 with the Town, which resulted in amendments to 
the Site Plan relating to unit configuration and density. Pre-Consultation was requested with the 
Town in August 2021, following which periodic correspondence took place. Pre-Consultation for 
the Development Permit By-law Amendment and Development Permit applications took place 
February 17, 2026. The applications were deemed complete April 10, 2026, at which time the 
Town reiterated its position that the proposal does not conform to the Official Plan, and that an 
Official Plan amendment is necessary to facilitate the proposed development.  

In subsequent correspondence with Planning Staff dated April 27, 2026, it was determined that 
a new Planning Rationale is the only submission requirement necessary for the Official Plan 
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amendment, given that the remaining required reports have been submitted in support of 
previous applications.  

4.0 PROPOSED DEVELOPMENT 

The proposed Site Plan is attached hereto at Appendix B.  

The proposed development comprises 77 single detached dwelling units. A private common 
element condominium road will provide access to the proposed units by way of its two 
connections at Hooper Street.  

The proposed dwelling units are smaller than other conventional new single detached dwellings 
typically being constructed in Ontario municipalities, and they are intended to be more 
affordable and targeted to individuals and small households who might not normally be able to 
pursue ownership of a more conventional new single detached dwelling. The units, which are 
three storeys in height, measure 1,042 square feet. 

Each unit has one interior parking space within the attached garage, and one exterior parking 
space within the driveway. Twenty-two (22) visitor parking spaces are proposed on-street within 
the common element roadway, and additional on-street parking is available within Hooper Street 
and other nearby rights-of-way. The rate of visitor parking is 0.29 spaces per unit. 

Private amenity space is provided for each unit in the form of rear yards and second storey rear 
balconies. Public parks within the Meadow Ridge subdivision are situated nearby to the north 
(Block 215) and to the east (Block 216). 

5.0 PLANNING POLICY & REGULATORY FRAMEWORK 

The paragraphs below explore the appropriateness of the proposed development pursuant to 
applicable land use planning policy and associated instruments. 

5.1 Planning Act 

Section 2 of the Ontario Planning Act establishes matters of provincial interest that are to be 
considered by approval authorities when carrying out their responsibilities, including the 
processing of development applications. Matters of provincial interest that are particularly 
relevant to the proposed development include the following: 

(f) the adequate provision and efficient use of communication, transportation, sewage 
and water services and waste management systems; 

(h) the orderly development of safe and healthy communities; 

(j) the adequate provision of a full range of housing, including affordable housing; 
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(p) the appropriate location of growth and development; 

(q) the promotion of development that is designed to be sustainable, to support public 
transit and to be oriented to pedestrians; 

(r) the promotion of built form that, 

(i) is well-designed, 

(ii) encourages a sense of place, and 

(iii) provides for public spaces that are of high quality, safe, accessible, attractive 
and vibrant; 

The appropriateness of existing and proposed servicing is demonstrated within a Serviceability 
Report prepared by Novatech. The appropriateness of the existing and proposed traffic network 
is demonstrated within a Traffic Impact Study prepared by Egis Canada Ltd. Further, a multitude 
of studies and reports were submitted and approved by way of the Draft Plan of Subdivision 
approval process for Meadow Ridge and prior to subdivision registration, some of which 
addressed matters relating to servicing and transportation. 

As it relates to matters of provincial interest (h) and (p), it has previously been established by 
way of subdivision approvals that Block 213 is an appropriate location for residential 
development. The lands are within a settlement area and are designated Residential and are 
subject to the Greenfield overlay within the Town’s Official Plan. 

In relation to matter of provincial interest (j), the proposed small single detached dwelling units 
will positively impact the range of housing available. A Socio-Economic Statement prepared by 
McIntosh Perry was previously submitted to the Town (and was updated and resubmitted 
December 15, 2025 upon request, in support of the ongoing condominium description 
application) to communicate that the proposed dwelling units were intended to address a gap in 
the new home housing market which, at the time, lacked in supply of smaller more affordable 
new single detached dwellings. The Statement affirmed that the housing contributed to the 
range and mix of dwellings available within the local market and emphasized that the units 
would be more affordable than other new conventional larger single detached dwellings. In 
doing so, the proposed development supports the Town’s ability to provide a full and 
appropriate range of housing options and affordability to meet the projected needs of current 
and future residents of the regional market area. 

With respect to matter of provincial interest (q), the proposed development promotes a compact, 
pedestrian-oriented form, and represents an efficient use of land and infrastructure. Internal 
walkways and landscaped front yards contribute to a human-scaled, connected community. 
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In relation to matter of provincial interest (r), the proposed development promotes a low-rise 
built form that contributes to a strong sense of place. Variation in front elevation designs, use of 
high-quality materials such as brick and stone, and articulation of façades create visual interest 
while maintaining cohesive identity across the development. The three-storey units are 
proportioned to maintain a human scale along the streetscape, and the compact layout 
efficiently uses land while fostering a visually distinctive and attractive residential environment. 

The proposed development of 77 dwelling units has been prepared in consideration for 
applicable matters of provincial interest, including those referred to above. 

Section 51(24) of the Planning Act, which outlines the criteria for which regard shall be had in 
considering a draft plan of subdivision, was addressed in a previous Planning Rationale 
submitted in support of related approvals.  

5.2 Provincial Planning Statement, 2024 

The Provincial Planning Statement, 2024 (PPS) came into effect October 20, 2024 and replaced 
the Provincial Policy Statement, 2020. The PPS provides policy direction on land use planning 
matters of provincial interest related to land use planning and development. 

Table 1 below provides a summary of the consistency of the proposed development with policy 
direction provided within the PPS. 

Table 1: Provincial Planning Statement Policy Summary 

Policy 
No. Policy / Excerpt Comments 

2.1 

2.1.6  

Planning for People and Homes 

Planning authorities should support the achievement of 
complete communities by: 

a) accommodating an appropriate range and mix of land 
uses, housing options, transportation options with 
multimodal access, employment, public service facilities 
and other institutional uses (including schools and 
associated child care facilities, longterm care facilities, 
places of worship and cemeteries), recreation, parks 
and open space, and other uses to meet long-term 
needs; 

The proposed development 
contributes to the range and 
mix of housing options within 
the Town of Carleton Place. 

The proposed development is 
proposed on lands designated 
for residential land uses, in a 
serviced portion of the Town of 
Carleton Place and in close 
proximity to public parkland. 

The development provides 
single-detached dwelling units 
and introduces a compatible 
land use adjacent to existing 
residential development. 
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Policy 
No. Policy / Excerpt Comments 

A Serviceability Report has 
been prepared in support of the 
proposed development to 
ensure that necessary 
infrastructure and service 
facilities are in place to meet 
current and future needs.  

2.2 

2.2.1 

Housing 

Planning authorities shall provide for an appropriate 
range and mix of housing options and densities to meet 
projected needs of current and future residents of the 
regional market area by: 

b) permitting and facilitating:  

1. all housing options required to meet the social, 
health, economic and wellbeing requirements of current 
and future residents, including additional needs housing 
and needs arising from demographic changes and 
employment opportunities; and  

c) promoting densities for new housing which efficiently 
use land, resources, infrastructure and public service 
facilities, and support the use of active transportation; 
and  

New small single detached 
dwellings like those proposed 
for Block 213 are not presently 
available in the Town of 
Carleton Place. The housing 
type proposed will positively 
contribute to the municipality’s 
obligation to provide an 
appropriate range and mix of 
housing options and densities.  

The subject lands are 
municipally serviced and will 
make efficient use of 
existing/planned municipal 
infrastructure. 

2.3 

2.3.1 

Settlement Areas and Settlement Area Boundary 
Expansions 

General Policies for Settlement Areas 

1. Settlement areas shall be the focus of growth 
and development. Within settlement areas, 
growth should be focused in, where applicable, 
strategic growth areas, including major transit 
station areas. 

2. Land use patterns within settlement areas 
should be based on densities and a mix of land 
uses which: 

Block 213 within the Meadow 
Ridge subdivision is within a 
settlement area and is intended 
to be developed for residential 
purposes. 

The proposal represents an 
efficient use of land and 
resources and will make 
appropriate use of existing and 
planned infrastructure. 
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Policy 
No. Policy / Excerpt Comments 

a) efficiently use land and resources; 

b) optimize existing and planned infrastructure 
and public service facilities; 

3.1 

3.1.2 

General Policies for Infrastructure and Public 
Service Facilities 

Before consideration is given to developing new 
infrastructure and public service facilities: 

a) the use of existing infrastructure and public 
service facilities should be optimized; and 

A Serviceability Report has 
been prepared in support of the 
proposed development to 
ensure that necessary 
infrastructure and service 
facilities are in place to meet 
current and future needs. 

3.2 

3.2.1 

Transportation Systems 

Transportation systems should be provided which are 
safe, energy efficient, facilitate the movement of people 
and goods, are appropriate to address projected needs, 
and support the use of zero-and low-emission vehicles.  

A Traffic Impact Study has been 
prepared by Egis Canada Ltd. 
that establishes the 
appropriateness of the 
transportation system in the 
context of the proposed 
development. 

3.6 

3.6.2 

Sewage, Water and Stormwater 

Municipal sewage services and municipal water 
services are the preferred form of servicing for 
settlement areas to support protection of the 
environment and minimize potential risks to human 
health and safety. For clarity, municipal sewage 
services and municipal water services include both 
centralized servicing systems and decentralized 
servicing systems. 

A Serviceability Report has 
been prepared in support of the 
proposed development to 
ensure that necessary 
infrastructure and service 
facilities are in place to meet 
current and future needs. 

3.6.8 Planning for stormwater management shall:  

a) be integrated with planning for sewage and water 
services and ensure that systems are optimized, 
retrofitted as appropriate, feasible and financially viable 
over their full life cycle; 

A Serviceability Report has 
been prepared in support of the 
proposed development to 
ensure that necessary 
infrastructure and service 
facilities are in place to meet 
current and future needs. 
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Policy 
No. Policy / Excerpt Comments 

b) minimize, or, where possible, prevent or reduce 
increases in stormwater volumes and contaminant 
loads; 

c) minimize erosion and changes in water balance 
including through the use of green infrastructure; 

d) mitigate risks to human health, safety, property and 
the environment; 

e) maximize the extent and function of vegetative and 
pervious surfaces; 

f) promote best practices, including stormwater 
attenuation and re-use, water conservation and 
efficiency, and low impact development; and 

g) align with any comprehensive municipal plans for 
stormwater management that consider cumulative 
impacts of stormwater from development on a 
watershed scale. 

3.9 

3.9.1 

Public Spaces, Recreation, Parks, Trails and Open 
Space 

Healthy, active, and inclusive communities should be 
promoted by: 

a) planning public streets, spaces and facilities to be 
safe, meet the needs of persons of all ages and abilities, 
including pedestrians, foster social interaction and 
facilitate active transportation and community 
connectivity; 

b) planning and providing for the needs of persons of all 
ages and abilities in the distribution of a full range of 
publicly-accessible built and natural settings for 
recreation, including facilities, parklands, public spaces, 
open space areas, trails and linkages, and, where 
practical, water-based resources; 

The proposed development 
includes sidewalks on one side 
of the primary internal private 
road, which will promote 
resident and visitor use of 
active transportation, 
particularly walking. 

Block 213 is also located in 
close proximity to two public 
parks blocks, being Blocks 215 
and 216 on Plan 27M-81. 

Block 213 also fronts onto 
Hooper Street, a public right-of-
way, which includes sidewalk 
that provides safe pedestrian 
connections elsewhere within 
and beyond the Meadow Ridge 
subdivision. 
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Plans and studies provided as part of the subdivision approval process would have established 
the appropriateness of developing the subject lands in relation to some of the above referenced 
policies, as well as those contained within Chapter 4: Wise Use and Management of Resources 
and Chapter 5: Protecting Public Health and Safety. 

The development is consistent with matters of provincial interest as expressed in the Provincial 
Planning Statement. 

5.3 Lanark County Sustainable Communities Official Plan 

The proposed development is located in a designated Settlement Area in the Town of Carleton 
Place, pursuant to Schedule A (Land Use Designations) of the SCOP. As per SCOP Policy 
2.3.1.5, efficient development patterns will be encouraged in settlement areas to optimize the 
use of land, resources, infrastructure and public service facilities. The proposed development 
will be serviced by public water and wastewater services and the compact form proposed 
provides for an efficient use of land. 

SCOP Section 2.6 provides land use policies applicable to Settlement Areas. Providing for a 
range and mix of low, medium and high density housing types in accordance with servicing 
capacities is a policy objective of the SCOP. 

Policy 2.6.2.4 addresses the implementation of the SCOP at the local municipal level, including 
through condominium approval processes, and seeks to ensure such implementation considers 
factors including but not limited to: zoning / land use controls, adequacy of infrastructure and 
servicing, compatibility and buffering, and natural heritage and parkland. 

The proposed development conforms to the applicable policies of the County of Lanark 
Sustainable Communities Official Plan. 

5.4 Town of Carleton Place Official Plan 

The Town has asserted that the subject proposal does not conform to the Residential District 
policies of the Official Plan, as detailed in the below comments received to-date: 

Town of Carleton Place Initial Comments to Condominium Application (Lanark County 
File No.:  09-CD-25001), dated August 22, 2025 

Staff have reviewed the development proposal against the Official Plan (prior to 
and after OPA 08) and concluded that the proposed development does not 
conform to certain policies of the Official Plan. As the proposed lotting fabric, built 
form and lot areas are the basis of the non-conformity of the plan, it is premature 
to review the plan of condominium without a concurrent Official Plan Amendment. 
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As one example: in considering the policies of the “in-effect” Official Plan, the 
development proposal presents a built form of “high density” single detached 
dwellings which does not conform with the policies which consider single 
detached dwellings as a “low density” use (Policy 3.5.4.4) and demonstrate 
regard for the massing, volumes of defined space, lot size, and building area to 
size area ratios of the adjacent neighbourhoods (Policy 2.2.8) as defined by the 
performance standards of the Development Permit By-law. 

The submitted planning report states that: “The proposed dwelling units are 
smaller than other conventional new single detached dwellings typically being 
constructed in Ontario municipalities, and they are intended to be more affordable 
and targeted to individuals and small households who might not normally be able 
to pursue ownership of a more conventional new single detached dwelling.”  
Given the proposal’s purposeful uniqueness, it is concluded that this style of 
dwelling has not been previously considered as an appropriate building type 
within the Official Plan. For these reasons, the application does not demonstrate 
conformity with the Subdivision Evaluation Criteria policies identified in Section 
6.7.1 and should not be evaluated in isolation of a concurrent Official Plan 
Amendment application. 

While the proposal indicates that the purpose of this style of dwelling is in the 
public interest as it provides an opportunity for individuals who might not be able 
to pursue home ownership of a “more conventional single detached dwelling”, the 
submission does not provide any information regarding how these units are more 
affordable, or are an efficient land use, as compared to other conventional low 
rise built forms available on the market (i.e. townhomes or duplex dwellings). 
Additional information identifying the appropriateness of this proposed land use, 
relative to alternative conventional low-rise residential development, should be 
provided in the Official Plan Amendment application to support the departure from 
the Town’s policies. 

Town of Carleton Place Submission Deemed Complete Letter (Town of Carleton Place 
File no.  DPA-01-2026 and DP2-04-2026), dated April 10, 2026 

As has been previously noted by staff in correspondence related to condominium 
file 09-CD-25001, the proposal does not conform to the Residential District 
policies of the Town’s adopted Official Plan including that the development of the 
designated “Greenfield” site shall develop within the density targets and range of 
housing types articulated within Section 3.4.3.11. The Plan contemplates that 
where variations to these prescribed targets are proposed, an Official Plan 
Amendment is necessary. 
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Contrary to the Town’s position, it is the opinion of the authors of this report that the proposed 
development conforms to applicable policies within the 2023 Official Plan of the Town of 
Carleton Place. Planning Rationales prepared by GEMTEC, dated April 21, 2025 and March 23, 
2026, submitted in support of a Condominium Description Application (County File No. 09-CD-
25001) and Development Permit By-law Amendment and Development Permit approvals (Town 
File Nos. DPA-01-2026 and DP2-04-2026) detail the conformity of the proposed development 
with the Official Plan.  

The following paragraphs expand on the content previously communicated concerning Official 
Plan conformity in order to address the Town’s comments. 

The subject lands are designated “Residential District” in the Town of Carleton Place Official 
Plan (2023). Section 3.4 of the Official Plan addresses lands designated Residential. The 
subject lands are also subject to a Greenfield overlay that renders policy section 3.4.4.2 
applicable.  

Subsection 3.4.2 establishes generally permitted uses within the Residential District, including 
“Residential Uses, as permitted in the Development Permit By-law.”  Paragraph 1 within 
subsection 3.4.3 lists types of residential dwellings that shall be permitted, including single 
detached dwellings, and establishes that existing neighbourhood conditions within distinct 
neighbourhoods could influence permissions as specified in the Development Permit By-law. 
Paragraphs 10 and 11 within subsection 3.4.3 establish density targets and residential built form 
classifications based on type of use; however, as explored in greater detail below, these policies 
are supplanted by those applicable to greenfield areas.  

Subsection 3.4.4.2 establishes policies applicable to lands designated Greenfield in Schedule 
“A” of the Official Plan and speaks to the intent for lands within the Greenfield overlay to support 
a “substantial residential population” and a to develop with a “15-Minute City” approach. 
Paragraph 7 within subsection 3.4.4.2, which provides minimum design standards, is not 
applicable as these standards are established for subdivision conceptual plans. As the 
proposed development is located within a previously approved subdivision consisting of an 
established residential neighbourhood (Meadow Ridge), subdivision design standards would 
have been applied at the approval stage for the subdivision as a whole. Paragraph 8 within 
subsection 3.4.4.2 speaks to the requirement for a Housing Needs Assessment to support new 
applications for development of land within the Greenfield overlay. Paragraphs 9 and 10 
establish an average net density target of 30 units per net hectare, as well as ratios addressing 
the distribution of housing types within new greenfield sites.  

For the reasons provided below, the density target and ranges referred to in policies 3.4.3.10 
and 3.4.3.11 are supplanted by certain policies at section 3.4.4.2:  
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1. Policy 3.4.3.11 begins by excluding subdivision development with the following 
language: "All developments and redevelopments not proposed through a plan of 
subdivision within the Residential District shall develop…."  

2. Policy 3.4.4.2 contains language that differentiates itself from 3.4.3.11, including 
paragraphs 2 and 9, which communicate that greenfield areas "…are anticipated to 
accommodate a substantial residential population," and establish an alternative density 
target of 30 units per net hectare. 

3. Paragraph 10 communicates that "[T]he distribution of housing within the site shall be in 
accordance with the uses specified in Section 3.4.3.11…" The is no express mention 
within 3.4.4.2.10 of "built form classifications" or density ranges. 

The proposed single detached dwellings do not constitute a deviation from the permitted uses or 
residential dwelling types specified within the Official Plan. However, given the nature of the site 
as an undeveloped block within a largely built-out subdivision, the density targets and residential 
built form classifications necessitate a more detailed breakdown, which is provided below in 
subsection 5.4.1. 

The proposed development represents a compact, low-rise residential form that is designed to 
achieve a higher density than conventional greenfield residential development. The proposal 
aligns with the Official Plan’s intent to support a substantial residential population within lands 
subject to the Greenfield overlay. While the subject lands are situated within an established 
residential neighbourhood and, as such, opportunities for the proposal to contribute to 
satisfaction of “all resident needs” within a fifteen-minute walk are inherently limited, the 
previously approved Meadow Ridge subdivision incorporates parks and open space amenities 
and is located in close proximity to employment and commercial services. 

Table 2 identifies key relevant policies contained within the Town of Carleton Place Official Plan, 
including those specifically identified as areas of non-conformity in comments received from the 
Town, and provides planning justification and commentary concerning the conformity of the 
development. 

Table 2: Town of Carleton Place Official Plan (2023)  

Policy 
No. Policy / Excerpt Comments 

2.0 COMMUNITY DESIGN FRAMEWORK  

2.2 General Design Policies  
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Policy 
No. Policy / Excerpt Comments 

 

8. Proposed development within an 
established neighbourhood shall be 
designed to function as an integral and 
complementary part of that area’s existing 
development pattern by having regard for: 

• massing; 

• building height; 

• architectural proportion; 

• volumes of defined space; 

• lot size; 

• position relative to the road; and 

• building area to size area ratios. 

The previously provided Urban Design 
Brief, which was submitted in support of 
related planning applications, has 
established the compatibility of the 
proposed development with surrounding 
uses. 

 

3.0 LAND USE POLICIES  

3.4 Residential District  

3.4.3 1. Where land is designated Residential 
District on Schedule A to this Plan, a 
range of residential dwelling types shall 
be permitted, including single detached, 
semi‐detached, duplex dwellings, triplex 
dwellings, townhouse dwellings and 
apartment dwellings. Distinct 
neighbourhoods may be restricted to 
specific types of dwellings based on 
existing neighbourhood conditions as 
specified in the Development Permit By-
law. 

The proposed development is comprised of 
single detached dwellings, a permitted use in 
the Residential District. 

 

 11. All developments and redevelopments 
not proposed through a plan of 
subdivision within the Residential District 
shall develop at an average density target 
of 22 units per gross hectare unless 
otherwise specified in the Specific Area 
Policies of Section 3.5.4. On a site-by-site 

Most of policy 3.4.3.11 does not apply given 
that the development occurs within a plan of 
subdivision; however, the proposed 
development is located within the Greenfield 
overlay, and is subject to the Specific Area 
Policies of Section 3.4.4.2, including 
3.4.4.2.10 which establishes that “[t]he 
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No. Policy / Excerpt Comments 

basis, residential built form classifications 
shall be evaluated by gross density and 
shall apply as follows: 

a. Low-Density Uses – shall include 
single detached dwellings, 
semidetached dwellings, duplex 
dwellings, triplex dwellings and 
converted single detached dwellings 
up to a maximum density of 22 units 
per gross hectare. 

b. Medium-Density Uses – shall 
include street fronting townhomes, 
planned unit townhomes, stacked 
townhomes, back-to-back townhomes, 
and low-rise apartment dwellings in a 
range greater than 22 units per gross 
hectare and not exceeding 30 units 
per gross hectare. 

c. High-density Uses – shall include 
planned unit townhomes, stacked 
townhomes, back-to-back townhomes 
and apartment dwellings greater than 
30 units per gross hectare and not 
exceeding 90 units per gross hectare. 
Developments in excess of 90 units 
per gross hectare will be subject to an 
Official Plan Amendment and 
supporting studies to justify the 
intensified land use on available 
infrastructure. 

13. All new high-density uses shall be 
subject to the following minimum siting 
requirements: 

a) The proposed design of the 
residential development is compatible 
in scale with the character of 
surrounding uses as demonstrated 
through an Urban Design Brief;  

distribution of housing within the site shall be 
in accordance with the uses specified in 
Section 3.[4].3.11.” The sole use proposed 
within Block 213 is single-detached dwellings, 
and the Meadow Ridge subdivision includes 
single-detached, semi-detached and street 
fronting townhome dwellings. 

It is noted that while the average density 
target within the Greenfield overlay is 
provided in units per net hectare, the 
residential built form classifications in 
subsection 3.4.3.11 are provided in units per 
gross hectare. The inconsistency between 
units renders a detailed comparison of the 
proposed development against the provided 
site-by-site residential built form classifications 
imprecise at best. Nevertheless, as 
demonstrated within subsection 5.4.1 of this 
Planning Rationale, density of the Meadow 
Ridge subdivision, incorporating the subject 
proposed development of Block 213, have 
been calculated as follows: 

Net density: 31.3 units per net hectare 

Gross density: 19.3 units per gross hectare 

The above densities are aligned with both the 
average density target for Greenfield areas, 
and with the maximum gross density 
requirement for medium density uses.  

 

As discussed with subsection 5.4.1 of this 
Planning Rationale, because the proposed 
development is located within an established 
subdivision, density should be considered with 
respect to the subdivision as a whole. 
Nevertheless, given that the net density of the 
proposed block as a standalone development 
is in line with the Official Plan built form 
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No. Policy / Excerpt Comments 

b) The site is physically suited to 
accommodate the proposed 
development;  

c) The proposed site can be serviced 
with adequate water and wastewater 
services;  

d) The property shall have appropriate 
access to an arterial or collector road 
maintained to a municipal standard 
with capacity to accommodate traffic 
generated from the site;  

e) Sufficient off‐street parking facilities 
is provided in accordance with the 
standards set out in the Development 
Permit By‐law; and  

f) The development can take place in 
accordance with the policies of 
Section 2.0. 

classification for high density uses, a high-
level analysis of the minimum siting 
requirements is provided as follows: 

a) The previously provided Urban 
Design Brief, which was submitted in 
support of related planning 
applications, has established the 
compatibility of the proposed 
development with surrounding uses. 

b) It is assumed that the suitability of the 
site for residential development has 
been established by way of previous 
subdivision approvals.  

c) The provided servicing plan and 
reporting demonstrate that the site 
can be serviced with adequate water 
and wastewater services. 

d) The provided Traffic Impact Study 
demonstrates that there is appropriate 
access to a public road with capacity 
to accommodate traffic generated 
from the site. 

e) Two parking spaces per dwelling 
have been provided in accordance 
with the requirements of Development 
Permit By-law 15-2015.  

f) The development has been 
considered with respect to the 
relevant policies of Section 2.0 in the 
preceding paragraphs. 

 3.4.4.2 Greenfield Policies  

 1. Greenfield policies shall apply to the 
development or redevelopment of lands 
identified as part of the “Greenfields” 
overlay identified in Schedule A. It is 

Development of the Meadow Ridge 
subdivision, including Block 213, continues to 
occur in an orderly and planned manner 
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No. Policy / Excerpt Comments 

intended that the development of 
Greenfield lands will occur in an orderly 
and planned manner and shall be 
consistent with all of the Town’s master 
planning documents including but not 
limited to the Transportation Master Plan, 
the Parks, Recreation & Culture Master 
Plan, the Long-term Financial Plan, and 
all secondary plans and conceptual 
design plans received or adopted by 
Council. 

consistent with the Town’s various master 
planning documents. 

 2. The lands identified within the 
Greenfield overlay are anticipated to 
accommodate a substantial residential 
population. The sequencing and phasing 
of the development of these 
neighbourhoods will be prioritized in areas 
where municipal infrastructure is available 
or can be efficiently extended to the site in 
accordance with the Town’s infrastructure 
master plans. 

The proposed development contributes to the 
provision of a “substantial residential 
population” and municipal infrastructure within 
Hooper Street exists and will be relied upon 
for servicing.  

 8. In the consideration of new applications 
for development of vacant Greenfield 
areas, a Housing Market Needs 
Assessment shall be required to be 
submitted at pre-consultation which 
analyzes both the free market and 
affordable housing needs of the 
community. 

A Housing Market Needs Assessment, 
prepared by GEMTEC, was included as part 
of the submission package for the 
Development Permit and Development Permit 
By-law Amendment applications. 

 9. Greenfield areas shall develop at an 
average density target of 30 units per net 
hectare. 

The overall Meadow Ridge subdivision, when 
developed pursuant to the proposals for Block 
213 and the modifications to Lots 114 to 137 
will represent a net subdivision density of 31.8 
units per hectare, which is in accordance with 
the Town’s target of 30 units per net hectare.  

 10. New greenfield sites are intended to 
develop and provide a range of housing 

The Meadow Ridge subdivision was approved 
and registered before this policy came into 
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No. Policy / Excerpt Comments 

types which meet the future housing 
needs while respecting the 
neighbourhood characteristics of a small 
town. The distribution of housing within 
the site shall be in accordance with the 
uses specified in Section 3.5.3.11 and 
consistent with the following ratios: 

a. Low-Density: up to 75% of the net 
residential areas; 

b. Medium-Density: up to 10% of the 
net residential areas; 

c. High-density: at least 15% of the net 
residential areas; 

Variations to the above prescribed 
targets may be considered through an 
Official Plan Amendment where a 
housing market assessment justifies 
the current needs of the community, 
and the proposed amendments satisfy 
the affordable housing provisions of 
Policy 6.21. 

effect; accordingly, it is not practical to apply it 
following registration. 

Nevertheless, the Meadow Ridge subdivision 
and the proposed development satisfy the 
intent of the policy, which is to provide a range 
of housing types. Including the development 
of Block 213 and Lots 114 to 137, as 
proposed, the subdivision as a whole includes 
56% low density dwelling types (single and 
semi-detached dwellings) and 44% medium 
density dwelling types (street townhouses). 
The 77 units proposed within Block 213, 
which are of elevated density, comprise 40% 
of all single detached dwellings proposed and 
15.5% of all dwelling units proposed within the 
subdivision.  

In effect, the proposal for Block 213 provides 
for an increase in density without the 
incorporation of apartments or other multiple 
attached dwellings. 

 

5.4.1 Density 
The proposed development represents a net residential density of 55.4 units per hectare. With 
the development of Block 213 incorporated, the Meadow Ridge Subdivision is represented by 
the following densities, as defined within the Town of Carleton Place Official Plan: 

• 19.3 units per gross residential hectare. 
• 31.3 units per net residential hectare. 

The above densities reflect the full build out of the Meadow Ridge Subdivision pursuant to the 
registered plan of subdivision and the current proposal for Block 213. A detailed breakdown of 
density and unit counts is explored in the paragraphs that follow. 
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The Meadow Ridge subdivision was granted draft plan of subdivision approval in October 2016. 
The Staff Report which accompanied the draft approval referenced a subdivision plan which 
included the following: 

• 135 lots for single detached dwellings, 
• 34 lots for 68 semi-detached dwellings, and 
• 45 blocks/lots for 202 townhouse units. 

It should be noted that the Technical Report prepared by Jp2g Consultants in support of the 
application, dated October 2016 and referenced in the aforementioned Staff Report as 
Attachment “A” included the above dwelling counts as well as the following: 

• 1 block (Block 213) for 39 townhouses on a private road. 

Including the townhouses at Block 213, the Technical Report refers to a submission comprised 
of 444 units. Table 3 includes a unit-type breakdown, including percentage of total. 

Table 3: Draft Subdivision Plan Dwelling Units (Oct 2016 Technical Report) 

 Total Units Single Detached Semi-detached Street Townhouse 

Draft Subdivision Plan 
(Technical Report) 444 135 (30.4%) 68 (15.3%) 241 (54.3%) 

A comparison of the draft plan and the Plan 27M-81 reveals some lot and block configuration 
changes occurred to Block 218 and adjacent lots and blocks bound by Cummings Avenue, 
Hooper Street, Reynolds Avenue, and Eastwood Drive in advance of subdivision registration, 
which may have impacted unit counts. 

Since subdivision registration in 2018, the majority of the Meadow Ridge Subdivision has been 
constructed. The remaining areas to be built out are Block 213, Lots 114-137 along Eastwood 
Drive, and Lots 154-168 along Coor Court. It is our understanding that building permits were 
recently issued for dwellings along Coor Court and that construction is well underway. 

Seventy-seven (77) dwellings are now proposed for Block 213, 24 dwellings are proposed for 
Lots 114-137 on Eastwood Drive, and seventeen dwellings are in the process of being built 
along Coor Court. 

Using a combination of methods, including a review of recent satellite imagery of completed 
dwellings and reference to development plans for areas not yet built-out, total unit counts for 
each dwelling type have been calculated. Table 2 provides the breakdown of existing/completed 
dwelling units, development proposals for Block 213, and remaining dwelling units to be 
completed on Eastwood Drive (Lots 114-137) and Coor Court (Lots 154-168). The final dwelling 
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count, broken down by unit type, is provided within Table 4 in bold. The numbers in italics 
indicate the percentage of each unit type for the overall subdivision.  

Table 4: Dwelling Unit Counts 

 Total Units Single Detached Semi-detached Street Townhouse 

Existing Dwelling Units 364 95 70 199 

Block 213  
(as proposed) 77 77 n/a n/a 

Eastwood Dr. 
 (not yet built) 24 24 n/a n/a 

Coor Court  
(in-progress) 17 17 n/a n/a 

Subdivision (Overall) 482 213 (44.2%) 70 (14.5%) 199 (41.3%) 

 

To facilitate an evaluation of density, Table 5 provides a detailed breakdown of the size of key 
areas within the subdivision. Note that Table 5 includes both existing dwellings and those 
currently proposed or being developed, as previously described. 

Table 5: Key Areas Breakdown 

Key Areas Residential Units Area (ha) 

OVERALL SUBDIVISION 482 25.12 

Non-Residential n/a 9.71 

Parks/Greenspace n/a 2.20 

Rights-of-way n/a 7.51 

Residential (including proposed) 482 15.41 

Existing & Coor Court (in-progress) 381 12.93 

Block 213 (as proposed) 77 1.39 

Eastwood Dr. (not yet built) 24 1.09 
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Working from the dwelling unit count and area breakdowns provided in Tables 4 and 5, Table 6 
provides gross and net residential density in units per hectare (uph) for the overall subdivision, 
as well as for Block 213 and Lots 114-137 based on the proposed modifications.  

Table 6: Residential Density 

Key Areas Dwelling Units Area (ha) Net Density 
(uph) 

Gross Density 
(uph) 

Subdivision (Overall) 482 25.01 31.3 19.3 

Block 213 (as proposed) 77 1.39 55.4 14.5 

Eastwood Dr. (as proposed) 24 1.09 22.0 12.2 

Gross density was calculated for Block 213 and the not-yet-built lots along Eastwood Drive (Lots 
114-137) based on each Key Area’s proportionate share of the total non-residential land within 
the overall Meadow Ridge Subdivision, as calculated based on unit count. A detailed breakdown 
of calculations is provided at Appendix C.   

The proposed development conforms to applicable policies within the 2023 Official Plan of the 
Town of Carleton Place. 

5.4.2 Site-Specific Official Plan Amendment 

Block 213 is identified within the Official Plan's “Greenfield Overlay,” lands which are generally 
intended to address future growth within the municipality; however, the lands are also fully 
serviced, are partially surrounded by existing residential development, and form part of the 
approved and registered Meadow Ridge Subdivision. Since its registration, the subdivision has 
been substantially developed, with the majority of residential units constructed and occupied. 
Municipal roads, parks, stormwater infrastructure, and municipal services intended to support 
development of the neighbourhood have likewise been established. In this context, Block 213 
represents a remaining undeveloped block within a largely completed residential 
neighbourhood, the characteristics and development pattern of which have already been 
substantially established. 

Accordingly, and in keeping with policy 3.4.4.1.3, Block 213 should be evaluated in the context 
of the broader subdivision of which it forms a part. The proposed site-specific amendment 
establishes a new Area Specific Policy that acknowledges the relationship between Block 213 
and the broader Meadow Ridge Subdivision while maintaining the residential function of the 
lands and supporting their development in conjunction with the subdivision as a whole. The 
amendment maintains the broader policy direction applicable to Greenfield lands, including the 
accommodation of residential growth and achievement of density targets, while providing a 
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mechanism through which Block 213 may be evaluated having regard to the overall density, 
housing mix, and development pattern of the subdivision.  

Despite our opinion that the proposed development conforms to applicable Official Plan policies, 
a site-specific Official Plan Amendment is proposed to address concerns raised by the Town 
with respect to conformity of the subject proposal to the Residential District policies of the 
Official Plan. The following new Area Specific Policy for Block 213 is proposed: 

3.4.4.3 Greenfield Policies (Meadow Ridge Subdivision Block 213) 

Notwithstanding other policies within Section 3.4 to the contrary, the following policies shall 
apply to the lands described as Block 213 within the Meadow Ridge Subdivision (Registered 
Plan of Subdivision 27M-81): 

1. It is intended that the development of Block 213 will occur in an orderly and planned 
manner and shall be consistent with all of the Town’s master planning documents 
including but not limited to the Transportation Master Plan, the Parks and Recreation 
Master Plan, the Longterm Financial Plan, and all secondary plans and conceptual 
design plans adopted by Council. 

2. Block 213 constitutes a vacant block situated within the Meadow Ridge Subdivision, 
which is otherwise substantially developed and serviced. As such, Block 213 shall be 
considered as part of the broader Meadow Ridge Subdivision for the purposes of 
evaluating density, housing mix, and conformity with the policies of this Plan. 

3. Development of Block 213 shall be planned and designed to be compatible with the 
existing built form, street network, servicing infrastructure, parks, open space system 
and pedestrian connections established within the Meadow Ridge Subdivision. 

4. Block 213 shall develop at a target density of 55.4 units per net hectare and shall 
contribute toward an overall Meadow Ridge Subdivision target density of 31.3 units per 
net hectare. 

5. Single detached dwellings shall be permitted within Block 213 at densities exceeding 
those otherwise permitted for Low Density Uses, provided the development achieves the 
density target established in Policy 3.4.4.3(4). 

5.5 Town of Carleton Place Development Permit By-law No. 15-2015 

The Town of Carleton Place has updated its Development Permit By-law (By-law No. 53-2025); 
however, as the Town’s approval is subject to an ongoing OLT appeal, Development Permit By-
law 15-2015 remains in-effect and applicable to the proposed development. Development 
Permit By-law 15-2015 was prepared under the 2013 Town of Carleton Place Official Plan. 
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Pursuant to Section 24(4) of the Planning Act, Development Permit By-law 15-2015 is deemed 
to be in conformity with the 2023 Official Plan.  

The subject lands are designated “Residential District” on Schedule A of the Town of Carleton 
Place Development Permit By-law No. 15-2015. The purpose and intent of the Residential 
District, pursuant to the preamble to Section 6.0 within the By-law, is to “promote compatible 
residential development within neighbourhoods.” 

As proposed, the development does not satisfy various performance standards applicable to 
single-detached dwellings within the By-law, including lot width and yard depths. In order to 
achieve compliance with the Development Permit By-law, the By-law amendment process has 
been initiated with the Town (Town File No. DPA-01-2026). 

6.0 CONCLUSION 

The proposed development of Block 213, including the various applications submitted to-date, 
has regard for relevant matters of provincial interest and is consistent with the Provincial 
Planning Statement. The proposed development conforms to applicable Lanark County Official 
Plan policies.  

While it is the authors’ opinion that the proposed development conforms to the applicable 
policies within the Town of Carleton Place Official Plan, Town staff have asserted that 
conformity has not adequately been demonstrated. Accordingly, it is our expectation that the 
proposed site-specific Official Plan Amendment will help facilitate the advancement of the 
proposed development through the planning approvals framework. 

The implementation of the proposed development will result in the appropriate use of the 
subject property; a use which will promote the availability of attainable housing in Carleton 
Place, is in the public interest, and represents good planning. 

 

We trust this report provides sufficient information for your present purposes. If you 
have any questions concerning this report, please do not hesitate to contact our office. 

Prepared by:       Reviewed by: 

 

 

Lacey Edwards, CPT      Benjamin Clare, MCIP RPP  
Planner       Senior Planner 
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Registered Plan of Subdivision 27M-81 
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Site Plan SP-1 
David M. Blakely Architect 
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APPENDIX C 

Density Calculation Breakdown 



Appendix C: Density Calculations 
Meadow Ridge Subdivision 

MEADOW RIDGE DENSITY CALCULATION BREAKDOWN

Step 1. “Share” of total non-residential land per dwelling unit in Meadow Ridge 
subdivision: 

ANR = Total non-residential Area (ha)        nT = Number of dwelling units in subdivision 
AS = “Share” of non-residential Area (ha) 

AS = ANR ÷ nT 

AS = 9.71 ha ÷ 482 units 
AS = 0.05212 ha/unit 

Step 2. Each Key Area’s ‘share’ of the total non-residential land in Meadow Ridge 
subdivision: 

AS = “Share” of non-residential Area (ha)        ANR = Total non-residential Area (ha) 
nT = Number of dwelling units in subdivision  nK = Number of dwelling units in Key Area 
AS = (ANR / nT) x nK 

Per Step 1, AS = 0.05095 ha/unit x nK 

Block 213 
AS = 0.05212 ha/unit x nK 
AS = 0.05212ha/unit x 77 units 
AS = 4.01 ha 

Lots 114-137 
AS = 0.05212ha/unit x nK 
AS = 0.05212 ha/unit x 24 units 
AS = 1.25 ha 

Step 3. Calculated gross area of each Key Area 

AG = Gross Area       AK = Area of Key Area 
AS = “Share” of non-residential Area (ha) 
AG = AK + AS 

Block 213 
AG = 1.39 ha + 4.01 ha 
AG = 5.40 ha 

Lots 114-137 
AG = 1.09 ha + 1.25 ha 
AS = 2.34 ha 

Step 4. Gross density of each Key Area 

Gross Density = Number of Dwelling Units ÷ Gross Area 

Block 213 
Gross Density = 77 units ÷ 5.40 ha 

  = 14.3 units per ha 

Lots 114-137 
Gross Density = 24 units ÷ 2.34 ha 

  = 10.3 units per ha 
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