
 

TOWNSHIP OF SOUTH FRONTENAC 

Committee Of Adjustment Meeting 
Agenda 

  

TIME:      7:00 PM, 

DATE:      Thursday, June 9, 2022 

PLACE: Council Chambers/Virtual via Zoom. 

 

1. Call to Order 

a) Resolution  

2. Adoption of Agenda 

a) Resolution  

3. Electronic Meeting Information 

a) The meeting will be live streamed at the following link: 

http://www.facebook.com/SouthFrontenacTwp/ 

  

Please visit the Virtual Committee of Adjustment Meetings page on 
the Township website for the link to register to be a participant in this 
meeting: 

https://www.southfrontenac.net/en/open-for-business/virtual-
committee-of-adjustment-meetings.aspx 

  

Instructions about participating via Computer, Laptop, Smartphone, 
Tablet and Telephone can be found at the above noted link as well. 

 

b) PowerPoint Presentation Staff has prepared a PowerPoint 
Presentation that will be displayed on the screen of the meeting, you 
can also follow along with the PDF version that is in the attachment 
of this agenda item. 

 

3 - 81 

4. Declaration of pecuniary interest 

a) None Declared  

5. Approval of Minutes – May 12, 2022 

a) Resolution  

6. New Consent Applications: 

a) S-90-21-P (MacKay) (Mills) 

Location: 3911 Harrowsmith Road, District of Portland 

Proposal: To create one new commercial lot consisting of 0.8 
hectares (2 acres) and 76 metres (250 feet) of frontage on 
Harrowsmith Road in the settlement area of Harrowsmith. 

 

82 - 
135 

b) PL-BDJ-2022-0022 (Mancino) (ZanderPlan Inc.) 

Location:       Between Westport Road and Gardner Lane  

Assessment Roll Number: 102901001021415 

Proposal:     To create one new rural residential lot with an area of 
0.7 hectares (1.74 acrest) and 144 metres (472 feet) of frontage on 
Westport Road. 

 

136 - 
159 
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c) PL-BDJ-2022-0023 (Mancino) (ZanderPlan Inc.)  

Location:       Between Westport Road and Gardner Lane  

Assessment Roll Number: 102901001021415 

Proposal:     To create one new rural residential lot consisting of 0.7 
hectares (1.77 acres) with 76 metres (250 feet) of frontage on 
Westport Road. 

 

160 - 
183 

7. Minor Variance Applications from Previous Meetings: 

a) PL-ZNA-2022-0034 (Klassen) 

Location: 73 Mill Bay Lane, Bobs Lake, District of Bedford 

Proposal: to permit a dwelling with attached garage to be setback a 
minimum of 9.3 metres (30 feet) from the top of bank whereas the 
Zoning By-law requires a minimum 15 metre (49.2 feet) setback.  
Andto permit a dwelling with attached garage to have a maximum lot 
coverage of 12%, whereas the Zoning By-law permits a maximum of 
5% lot coverage for the principal building. 

 

184 - 
250 

8. New Minor Variance Applications: 

a) PL-ZNA-2022-0046 (Liota) 

Location: 2263 Green Bay Road, Bobs Lake, District of Bedford 

Proposal:  

This application is requesting permission to enlarge the residence 
(Dwelling #2) by increasing its footprint within the required setback 
from the highwater mark, and within the required front yard 
(roadside).  

The application is also requesting zoning relief for the highwater 
mark for a shed. 

 

251 - 
295 

b) PL-ZNA-2022-0063 (Lachance) 

Location: 5511 Rideau Road, Little Cranberry Lake, District of 
Storrington 

Proposal: To permit a single detached dwelling to be setback a 
minimum 15.3 metres from the highwater mark of Little Cranberry 
Lake.  And to have a setback of 16.7 metres from the front lot line 
and to permit a maximum 5/8% lot coverage for the principle 
building. 

 

296 - 
318 

c) PL-ZNA-2022-0074 (Knapp)  

Location: 4788 Carrying Place Road, Cranberry Lake, District of 
Storrington 

Purpose:  To permit the lot coverage of all accessory buildings on 
the property to be 6.5%, Also, to permit the lot coverage of the 
accessory buildings to exceed that of the principal building. 

And to permit an accessory building to be located in front of the 
projected front wall of the dwelling. 

 

319 - 
333 

9. Other Business 

a) Delegated Consent Authority - Report  

 

334 - 
335 

10. Adjournment 

a) Resolution  
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Committee of Adjustment 
Meeting

Thursday, June 9, 2022

7:00 p.m. Virtual Meeting from Council Chambers 

4432 George Street, Sydenham, ON
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Welcome to the Virtual Meeting for the 
Committee of Adjustment
This is a hearing of the Committee of Adjustment for the Township of South Frontenac. All 
members of the public are muted on our end and your cameras will not be turned on. 

Committee Members

• Randy Ruttan (Chair)

• Alan Revill

• Norm Roberts

• Mike Nolan

• Doug Morey

• Mike Howe

• Tom Bruce

• Ken Gee

Township Staff

• Christine Woods (Senior Planner)

• Anna Geladi (Planner)

• Michelle Hannah (Planning Assistant & 
Secretary Treasurer) 
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Format for Each Hearing

1. The Chair will introduce the file

2. The Planner will provide an overview of the application

3. Questions of clarification for the Planner or Applicant

4. Questions or comments from the Applicant / Agent / Members of the Public

5. Committee deliberation and vote

6. The Chair will state whether the vote was carried
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Appeal Rights
• Township staff will be in contact with the applicant following the meeting.  

Where a decision has been made, it will be forwarded to the applicant 
and anyone who has requested to be notified within 15 days.

• If a person or public body does not make oral submissions at the hearing 
or make written submissions to the Township before a decision is made, 
the person or public body is not entitled to appeal the decision. 

• Anyone may appeal the decision to the Ontario Land Tribunal.  The 
appeal must be filed with the Secretary-Treasurer of the Committee of 
Adjustment within 20 days of the notice of decision. The notice of appeal 
must set out the reasons for the appeal and be accompanied by the fee 
required by the Tribunal.

• If you have any questions after the meeting, please reach out to staff.
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How to Speak to an Application
• The Chair of the meeting will open the floor to public comments 

• Click “Raise Hand” button to request to speak or dial *9 (star nine) when 
participating by telephone

• The Chair will recognize a member of the public, and the Meeting Host 
will unmute the member of the public

• Once the member of the public is done speaking or the Committee has 
no further questions, the Meeting Host will mute their microphone 

Page 7 of 335



In Case of Technical Difficulties
• If a Committee member disconnects from the meeting, the meeting will 

proceed if quorum is met and the Committee member will attempt to 
reconnect. 

• Should all members of the Committee disconnect, members will be 
asked to reconnect.

• If the meeting cannot be restored within 15 minutes, the meeting will be 
postponed.

• Staff will be in touch with applicants. 

• A notice will also be posted on the Township’s social media letting you 
know.
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Agenda

• Call to Order

• Adoption of Agenda

• Declaration of Pecuniary Interests 

• Approval of Minutes of Previous Meeting

• Hearings for Applications

• Consent Granting Authority Report

• Other Business

• Adjournment
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Consent Application S-90-21-P

Applicant: Richard Todd McKay

Agent: Lindsay Mills

Location: 3911 Harrowsmith Road

Recommendation: Approval
• Pending public comment

• Subject to conditions
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Proposal

• To create a new commercial lot

Severed Parcel
0.8 ha / 2 acres
76 metres (250 feet) frontage 

0.7 acres of land is wetland
Building Envelope: 1 acre

Retained Parcel
3.6 ha / 8..9 acres
192 metres (630 feet)

7 acres of land is wetland
Building Envelope: 0.5 acres
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Aerial View of subject lands

View from Harrowsmith Road
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Department, Agency and Public Comments

• Building Department (Sewage System Review) – No objection 

• Public Services – No objection, road widening required

• Cataraqui Conservation – No objection, permit will be required

• Public Comments – Four comments received. 
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Planning Analysis
• Environmental Site Evaluation was submitted by Applicant

• The consultant recommended a 30 metre setback for all development including buildings and the sewage 
system from the wetland boundary. Small open storage may be considered on a specific basis and would require 
a further environmental impact study. Parking may occur on the existing paved area of the property.

• Recommended that the landowner enhance the shoreline the planting of native species of trees or shrubs to 
support the adjacent wetland. 

• Environmental Site Conditions – Groundwater is improving with time for upland area

• A Record of Site Condition is only required where the use on a property is proposed to be 
changed to one that is sensitive (e.g. residential)  - Not required for the creation of a 
commercial lot on this property since there is no change in use proposed. 

• The UC-26 zone permits a wide range of uses. 

• The UC-26 zone also requires that a site plan agreement be entered into and registered on 
title of the property prior to any development of the land.

• Any potential impacts on abutting residential land uses and the suitability for the intended commercial uses of 
the parcel will be addressed through the site plan control process. 

• The site plan agreement will specify the locations of all buildings and structures, entrances and improvements to 
the public road including providing adequate parking as well as any buffering and landscaping measures 
between adjacent land uses and roadways. 
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Planning Analysis
Consistent with Provincial Policy Statement, 2020: Yes

Current Official Plan Designation: Settlement Area

Application conforms with Official Plan: Yes

Current Zoning: UC-26 & EP

Application Complies with Zoning By-law 2003-75: Yes
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Recommendation: Approval Subject to Conditions
• Prepare acceptable reference plan or legal description

• Drill a well & submit well driller’s report

• Pay property taxes

• Road widening

• Pay 2% cash-in-lieu of parkland

• Decommission any abandoned wells
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1. Questions of Clarification for 
Staff or Applicant

If you would like to speak:

• Use “Raise Hand” 
feature at the bottom of 
your screen. Dial*9 
(star nine) for phone.

• Please wait to speak 
until you hear your 
name and your 
microphone has been 
unmuted. Upon the Chair asking if any member of the 

Committee is opposed to the Resolution, please 
advise if you are opposed.  

The Chair will call if the vote is carried or is lost.

2. Public Questions or 
Comments

3. Committee Deliberation & 
Vote
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Consent Applications
PL-BDJ-2022-0022 & 0023
Applicant: Michael Mancino

Agent: ZanderPlan Inc.

Address: Vacant Land between 
Westport Road and Gardner Lane

Recommendation: Deferral
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Consents PL-BDJ-
2022-0022 and 
PL-BDJ-2022-0023
(Mancino)(ZanderPlan Inc.)

ARN: 102901001021415
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Subject Property
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Property History
 Parts 1- 3 & 6 were bought under one deed.

 Parts 4 & 5 were purchased later.

 Parts 4 & 5 are the old road which was 
never deeded as a road or closed.

 No Quit Claim Deed

 Sale of old road should not have occurred.

 Several steps required to clear up title 
before Part 4 & 5 can be consolidated with 
Part 6.Page 21 of 335



13R - 20005
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Severance Proposal
 To only sever Part 6 on the survey and avoid 

the old road (parts 4 & 5).

 Combined Parts 4 – 6 are 6.019ac, enough 
for 0.8ha per lot.

 Parts 4 and 5 have constraints, their 
inclusion would not increase developable 
area despite meeting lot sizes.Page 23 of 335



Part 4, 13R - 20005
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Part 5, 13R - 20005
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Severance Proposal

 Adding Parts 4 & 5 does not add any 
developable area to the proposed lots.

 The Municipality may consider reductions to 
minimum lot sizes provided the overall intent 
of the Plan is Maintained (OP Sec. 5.7.4.ii.a)

 The lot sizes proposed are appropriate for 
the uses proposed (OP Sec. 7.1c).Page 26 of 335



Thank You
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Proposal

 To create two new residential lots

Severed Parcel 1 - 0022
0.7 ha / 1.74 acres
144 metres (472 feet) on Westport 

Severed Parcel 2 – 0023
0.7 ha / 1.77 acres
76 metres (250 acres) on Westport

Retained Parcel
0.7 ha / 1.8 acres
151 metres (495 feet) on Westport
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View of Severed and retained parcels
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Department, Agency and Public Comments

• Building Department (Sewage System Review) – No Objection 

• Lot 1 has a more suitable location for the installation of a sewage system at a higher elevation 
is recommended to prevent unnecessary saturation of the sewage system by water run-off. 

• Public Services – Require a lot grading and drainage plan as a condition 
of approval, road widening must be 33 metres (100 feet), the existing field 
entrance needs to be decommissioned
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Department, Agency and Public Comments

• Rideau Valley Conservation Authority – They typically do not support the creation 
of undersized lots (less than 0.8 hectares) due to concerns with maintaining setbacks from natural 
heritage features and hazards and to ensure development occurs within zone regulations. 

• There is adequate room for future development to occur outside the 30 metre setback from the 
watercourse present on Lot 1. 

• They encourage reducing the proposed lot creation to one new lot, instead of two, to allow the 
minimum lot size to be met. RVCA staff provide two recommendations should the lots be approved:

1) A native shoreline buffer be retained or enhanced within the 30 metre setback of the watercourse

2) Any future construction would need to be setback a minimum of 30 metres from the top of bank of 
any watercourse

• Public Comments – None
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Planning Analysis
 Located in Rural Area

 The property is eligible for a severance

 Compatible with surrounding existing residential uses

 Minimum lot area must be 2 acres

 Less than 2 acres
 Building envelopes on Lot 1 and the retained parcel would be constrained due to the triangular 

shape of the lots and the applicable zoning provisions (e.g. minimum 30 metre setback from the 
watercourse,  20 metre setback from the front lot line, and 10 metre setback from the rear lot line. 

 The subject property is sufficiently large to accommodate a severed parcel that meets or 
exceeds the minimum 0.8 hectare (2 acre) lot area requirement.  
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Recommendation: Deferral
• To give the applicant time to revise the proposal to meet the minimum 2 acre lot area 

requirement

• If the Committee chooses to grant the creation of two new lots with reduced lot areas, the lot areas of 
the severed parcels and the retained parcel would need to be recognized through a minor variance or 
zoning by-law amendment application depending on the extent of the deficiency. 

• A survey denoting the exact area of the parcels would be required prior to a minor variance or zoning 
by-law amendment application being received by the Township. All standard conditions for consent 
applications should also be applied to any approval of the consent applications. 
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1. Questions of Clarification for 
Staff or Applicant

If you would like to speak:

• Use “Raise Hand” 
feature at the bottom of 
your screen. Dial*9 
(star nine) for phone.

• Please wait to speak 
until you hear your 
name and your 
microphone has been 
unmuted. Upon the Chair asking if any member of the 

Committee is opposed to the Resolution, please 
advise if you are opposed.  

The Chair will call if the vote is carried or is lost.

2. Public Questions or 
Comments

3. Committee Deliberation & 
Vote
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Application PL-ZNA-2022-0034
Minor Variance

Applicant: Andrew Klassen

Property: 73 Mill Bay Lane, Bobs Lake

Recommendation: Denial
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Property Description

• Rural designation

• RLSW Zone

• 0.2 ha (0.53 acres)

• Bobs Lake

• North side of Mill Bay Lane
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Proposal

• demolish the existing dwelling, deck and shed and build a new dwelling with 
an attached garage on the same general footprint

• one storey

• height of 6.4 metres (21 feet) 

• ground floor area of 264.95 square metres (2851.9 square feet)

• setback 30 metres from the highwater mark of Bobs Lake 

• 9.5 metres from the top of bank

• Increase of 6% lot coverage for a total of 12%

• Slope Stability Study Page 37 of 335
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Department, Agency and Public Comments

• Building Services (Sewage System Review) – applicants will 
install an Elgin System between driveway and lane. 

• Public Comments – One comment was received in support of 
the application
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Department, Agency and Public Comments

• Rideau Valley Conservation Authority 

• Agree with the findings of the slope stability study 

• Recommends that the 6 metre setback from the top of bank be left 
natural and not be disturbed

• Note that they are concerned that the property could accommodate 
additional accessory structures which would result in an increase of 
impervious surfaces and has the potential to increase roof runoff, 
erosion and sediments which can contribute to a decrease in water 
quality

• RVCA does not support the proposal and recommends the applicant 
pursue a re-zoning or detach the garage. 
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Planning Analysis

Denial is recommended because the application fails to meet the 
four tests of a minor variance. The proposed 12% lot coverage for 
the dwelling with an attached garage does not maintain the 
general intent and purpose of the Official Plan nor Zoning By-law 
No. 2003-75. 
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Recommendation

• It is recommended that the Committee of Adjustment receive 
comments from the public and deny application PL-ZNA-2022-0034.  
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1. Questions of Clarification for 
Staff or Applicant

If you would like to speak:

• Use “Raise Hand” 
feature at the bottom of 
your screen. Dial*9 
(star nine) for phone.

• Please wait to speak 
until you hear your 
name and your 
microphone has been 
unmuted. Upon the Chair asking if any member of the 

Committee is opposed to the Resolution, please 
advise if you are opposed.  

The Chair will call if the vote is carried or is lost.

2. Public Questions or 
Comments

3. Committee Deliberation & 
Vote
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Application PL-ZNA-2022-0046
Permission & Minor Variance

Applicant: Neil Liota

Property: 2263 Green Bay Road

Recommendation: Approval
• Pending public comment

• Subject to conditions
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Property Description

• Buck Bay – Bobs Lake

• Rural designation

• RW Zone

• 0.4 ha 

• Existing dwelling and 
accessory buildings
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Proposal 

• Permission under section 45(2) of the Planning Act to enlarge the legal non-
conforming the residence (Dwelling #2) on the property within 30 metres of the 
highwater mark of Buck Bay and within the required front yard.

• New Dwelling: 1862 square feet

• Setback 10.5 metres from highwater mark (same as existing)

• Setback 15 metres from the road – 3 metres closer than existing

• Zoning relief under section 45(1) of the Planning Act to permit a shed to be setback 
10.5 metres (36 feet) from the highwater mark of Buck Bay

• Shed is 8.9 square metres (96 square feet)

• The original application also proposed the construction of a 68 square metre (728 
square feet) detached garage.
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Department, Agency and Public Comments

• Public Services – No objections

• Building Services – No objections

• Rideau Valley Conservation Authority – no objection to 
proposal. Expressed concerns about the garage and the 
gazebo in original proposal. 

• Public Comments – 6 comments received in support
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Planning Analysis - Permission

• Property contains two dwellings. Both are legal non-confirming building

• The new, enlarged residence would be constructed on the same general footprint as the existing 
residence (dwelling #2).  The new residence would maintain the existing 10.5 metre (36 foot) 
setback from the highwater mark.  However, it would be 3 metres (10 feet) closer to the front lot line. 

• Increase area is considered minimal

• Increase will not aggravate the situation, is not anticipated to have any negative impacts on 
vegetation than what currently exists and will not result in land use incompatibility not anticipated to 
have any adverse impacts on the neighbouring properties

• Expanding the property to the north is also practical due to the topography of the lot.

• The applicant is also proposing shoreline planting which will help screen views from the lake

• The enlargement allows for a more functional, accessible building for the owners

Page 58 of 335



Planning Analysis

Variance meets four tests of a minor variance for the shed

1.Maintains the general intent and purpose of the Township of 
South Frontenac Official Plan

2.Maintains the general intent and purpose of Zoning By-law No. 
2003-75

3. Is desirable for the appropriate development of the lands in 
question

4. Is minor
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Recommendation

• It is recommended that the Committee of Adjustment receive 
comments from the public and, pending comments received, approve
application PL-ZNA-2022-0046, subject to conditions.

• Conditions:

• The application is approved in accordance with plans submitted

• Building permit is required for ALL demolition and construction on 
the property
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1. Questions of Clarification for 
Staff or Applicant

If you would like to speak:

• Use “Raise Hand” 
feature at the bottom of 
your screen. Dial*9 
(star nine) for phone.

• Please wait to speak 
until you hear your 
name and your 
microphone has been 
unmuted. Upon the Chair asking if any member of the 

Committee is opposed to the Resolution, please 
advise if you are opposed.  

The Chair will call if the vote is carried or is lost.

2. Public Questions or 
Comments

3. Committee Deliberation & 
Vote
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Application PL-ZNA-2022-0063
Minor Variance

Applicant: Daniel and Jennifer Lachance

Property: 5511 Rideau Road

Recommendation: Approval
• Pending public comment

• Subject to conditions
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Property Description

• Rural designation

• RW zone

• 0.31 ha (0.77 acres)

• Cottage with deck

• Holding tank

• Two accessory buildings
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Proposal

• Two-storey single detached 
dwelling with sewage 
system

• 1952 square foot footprint
• 15.3m from highwater mark
• 16.7m from front lot line
• 5.8% lot coverage

• Detached garage
• 576 square foot footprint
• Between dwelling and road
• 22.8m from highwater mark
• 8m from front lot line

Lake
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Cottage viewed from lakeView from Rideau Road

Proposed 
garage 
location

Dwelling
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View of previous cottage location View of dwelling location, driveway and workshop

Proposed
DwellingPrevious

Cottage

Proposed
Dwelling
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Department, Agency and Public Comments

• Public Services – no objection

• Building Services – no objection – sufficient area and 
conditions for sewage system

• Rideau Waterway Development Review Team – no objection

• Public Comments – none received
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Planning Analysis

Variance meets four tests of a minor variance

1.Maintains the general intent and purpose of the Township of 
South Frontenac Official Plan

2.Maintains the general intent and purpose of Zoning By-law No. 
2003-75

3. Is desirable for the appropriate development of the lands in 
question

4. Is minor
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Recommendation

• It is recommended that the Committee of Adjustment receive 
comments from the public and, pending comments received, approve
application PL-ZNA-2022-0063, subject to conditions.

• Conditions:

• The application is approved in accordance with submitted plans

• Development agreement required

• Building permit is required for ALL demolition and construction on 
the property
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1. Questions of Clarification for 
Staff or Applicant

If you would like to speak:

• Use “Raise Hand” 
feature at the bottom of 
your screen. Dial*9 
(star nine) for phone.

• Please wait to speak 
until you hear your 
name and your 
microphone has been 
unmuted. Upon the Chair asking if any member of the 

Committee is opposed to the Resolution, please 
advise if you are opposed.  

The Chair will call if the vote is carried or is lost.

2. Public Questions or 
Comments

3. Committee Deliberation & 
Vote
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Application PL-ZNA-2022-0074
Minor Variance

Applicant: Dylan and Julia Knapp

Property: 4788 Carrying Place Road (aka 1059 Terrys Lane)

Recommendation: Approval
• Pending public comment

• Subject to conditions
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Property Description

• Rural designation

• RU zone

• 5.8 ha (14.4 acres)

• Single detached dwelling

• Three accessory buildings
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Proposal

• 1200 square foot storage 
building

• 50.9m from highwater mark

• 4.5m from side lot line

• Between house and road

• Lot coverage more than 
that of house (0.65% vs 
0.3%)

Lake
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View from shoreline Location of proposed storage building
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Two accessory buildings near Carrying Place Road
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Department, Agency and Public Comments

• Public Services, Building Services, Cataraqui 
Conservation – no comment due to nature of proposal and 
location of storage building

• Parks Canada – no objection

• Public Comments – none received
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Planning Analysis

Variance meets four tests of a minor variance

1.Maintains the general intent and purpose of the Township of 
South Frontenac Official Plan

2.Maintains the general intent and purpose of Zoning By-law No. 
2003-75

3. Is desirable for the appropriate development of the lands in 
question

4. Is minor
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Recommendation

• It is recommended that the Committee of Adjustment receive 
comments from the public and, pending comments received, approve
application PL-ZNA-2022-0074, subject to conditions.

• Conditions:

• The application is approved in accordance with submitted plans

• Building permit is required for ALL demolition and construction on 
the property
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1. Questions of Clarification for 
Staff or Applicant

If you would like to speak:

• Use “Raise Hand” 
feature at the bottom of 
your screen. Dial*9 
(star nine) for phone.

• Please wait to speak 
until you hear your 
name and your 
microphone has been 
unmuted. Upon the Chair asking if any member of the 

Committee is opposed to the Resolution, please 
advise if you are opposed.  

The Chair will call if the vote is carried or is lost.

2. Public Questions or 
Comments

3. Committee Deliberation & 
Vote
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Consent Granting Authority

a) S-66-21-B (Prikker) (ZanderPlan)

b) S-97-21-P (PL-2021-0045) (Smart) (Gervan)

c) PL-BDJ-2022-0012, 0013 & 0014 (Gurr Building Services)

d) PL-BDJ-2022-0015 (Spafford) (Fotenn Planning + Design) 

e) PL-BDJ-2022-0024 (Emmons)
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Conclusion/Adjournment
Committee of Adjustment Meeting
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S-90-21-P
(MCKAY) (MILLS) 

3911 HARROWSMITH RD

UTM Zone 18 NAD 83

Produced by the Township of South Frontenac  under
license with the Ontario Ministry of Natural Resources  © Queen's

Printer for Ontario, 2020.
While the Township makes every effort to insure that the information 
presented is accurate for the intended uses of this map, there is an

 inherent error in all mapping products, and accuracy of the mapping 
cannot be guaranteed for all possible uses. This map displays basic

 topographic features only.  
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Cataraqui Conservation 
1641 Perth Road, PO Box 160, Glenburnie ON, K0H 1S0 • info@crca.ca • 613-546-4228 • CataraquiConservation.ca 

 

January 12, 2022       File: SEV/FRS/416/2021 

  

Sent by E-mail 

 

Ms. Michelle Hannah, Planning Assistant 

Township of South Frontenac 

P.O. Box 100 

Sydenham, ON K0H 2T0 

 

Dear Ms. Hannah: 

 

Re: Application for Consent to Sever S-90-21-P (McKay / Mills) 

 Part Lot 6, Concession 5; 3911 Harrowsmith Road 

Township of South Frontenac (Portland District) 

Waterbody: Unevaluated Watercourse / Unevaluated Wetland 

  

Cataraqui Conservation staff have reviewed the above-noted application for consent to 

sever and offer the following comments for the Land Division Committee’s 

consideration. 

 

Summary of Proposal 

 

The applicant has requested severance of a 0.82 ha parcel of land from the property 

known as 3911 Harrowsmith Road.  The lot to be severed will have approximately 77 

metres of road frontage onto Harrowsmith Road.  The lot to be retained would be 

approximately 3.6 hectares in area with approximately 192 metres of road frontage onto 

Harrowsmith Road.  The lot to be retained is presently developed as a commercial 

property and is proposed to remain in its present use.  The severed lot is to be used for 

future commercial uses that are not specified within the application. 

 

Site Description 

 

The property is located on the south side of Harrowsmith Road, east of the Village of 

Harrowsmith.  An unnamed watercourse having an associated unevaluated wetland are 

partially located on the southern portion of the property. 

 

The property is currently designated ‘Settlement Area’ in the Official Plan and ‘Special 

Urban Commercial’ (UC-26) and ‘Environmentally Sensitive Lands Overlay’ in the 

implementing Zoning By-law for South Frontenac Township.  The environmentally 
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sensitive lands overlay designation in the Zoning By-law appears to coincide with the 

location of the unevaluated wetland natural heritage feature.   

 

Discussion 

 

The main interests of Cataraqui Conservation with respect to this application are the 

avoidance of natural hazards associated with the unnamed watercourse (e.g. flooding), 

and the protection of the unevaluated wetland natural heritage feature. 

 

Natural Hazards 

Flood plain mapping is not available for this watercourse / wetland feature.  Section 

5.8.2 of the Zoning By-law specifies that no building or structure or septic tank 

installation shall be located within a minimum 30 metres horizontal of the highwater 

mark of a waterbody or watercourse.  Similarly, Cataraqui Conservation’s 

Environmental Planning Policy (EPP, 2021) also requires a 30 metre setback for new 

development and site alteration from the highwater mark of a waterbody provided that 

there is enough elevation difference to ensure that flood risk is minimized.  Based upon 

a review of relevant mapping information, staff have concluded that the lot to be 

severed and the retained lot appear to contain suitable building envelopes outside of the 

required watercourse setback and at a suitable elevation above the waterbody. 

Therefore, staff have no concerns with the proposal from a flooding perspective. 

 

Natural Heritage 

As noted above, the lands contain a large unevaluated wetland feature which is 

identified as being environmentally sensitive.  Section 5.2.7 of the Official Plan suggests 

that lands within 90 metres of the highwater mark of such a feature may be developed 

in accordance with the underlying land use designation when an Environmental Impact 

Assessment is prepared that indicates that no negative impacts will occur to the natural 

features or the ecological functions of the feature.   

 

The Official Plan also recognizes the need to minimize impacts to water quality by 

reducing phosphorous inputs, preventing erosion and maintaining natural appearances. 

Accordingly, policies have been included that can vary the setback from the highwater 

mark from 30 to 90 metres depending on the site characteristics such as steepness of 

slope, vegetation cover, soil depth and soil phosphorus retention. 

.  
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The applicant has provided an Environmental Site Evaluation (Ecological Services, 

November 11, 2021) in support of the consent application.  The environmental report 

recommends a minimum 30 metre setback from the wetland for development and 

suggests additional mitigation measures such as enhancing the shoreline with native 

plants.   

 

Staff recommend that the mitigation recommendations contained within the 

environmental report be implemented through site plan control / development 

agreement. 

 

Recommendation 

 

Staff have no objection to approval of application S-90-21-P based on our consideration 

for natural hazards, natural heritage and water quality protection policies. 

 

Ontario Regulation 148/06 

Cataraqui Conservation, under Ontario Regulation 148/06: Development, Interference 

with Wetlands, and Alterations to Shorelines and Watercourses, regulates development 

within 30 metres of an unevaluated wetland.  Therefore, a permit may be required for 

proposed development on the severed and retained lots.  The applicant will be required 

to contact the undersigned at the building permit stage for more information regarding 

permitting requirements under Ontario Regulation 148/06.   

 

Please notify this office of any decision made by the Committee of Adjustment with 

regard to this application.  If you have any questions, please contact Andrew Schmidt at 

(613) 546-4228 extension 244 or by e-mail at aschmidt@crca.ca. 

 

Yours truly, 

 

 

 

Andrew Schmidt 

Supervisor, Development Review 

 

/as 

c.c. Anna Geladi, Planner, South Frontenac Township (via e-mail) 

           Andrew Schmidt

Page 121 of 335



M
W

/[
M

‘/
/5

)yé
rm

/9
/Z

aé
a/

J

,/,
éw

'z
c/

a/
%

'//
a7

9/
1,

zo
a;

é/
T

T

Z
;

%
“

5/
M

T
/_

_ 4%
//Q

Z
Z

/Z
T

T
K

/7
§Z

4'
//0

;/?
T

aw
/z

m
/"

01
4/

;;é
,a

4c
'z

/y
éa

é/
e%

T
A

M
/1

‘, T
T

T
T

T
T

3%H

/M
M

am
-

V
/w

/?
&

m
z2

¢/
/Z

_-
,_

{

Z
4)

T;
2/

;;;
‘@

4T
A

ez
éa

;g
/7

m
a7

z;
T

é3
vJ

»Z
é2

./2
Ta

/w
/,z

2z
L

>
a

ga
m

m
a j_

T

T-
T

»
T

T

J7
//2

46
1:

4
T;

"T M
/'z

42
¢<

zé
‘:

o:
;2

_£
’z

/2
:2

/Z
Z

T
/,1

/a
é.

T
:-

To
‘.

//“
eg

g/
,a

T
%

_Z
.'/

Jz
/4

Z
z¢

&
_/

az
a?

/:2
Ta

zm
/4

%
’/

2,
9T

T.
a

T
’

T

_

v

T
/a

w
/L

Z
L

T
T
T

T
_/

Z
25

54
/z

¢é
¢é

T
f'

T
T

C
Z

/2
6/

Q
M

V
T

T
I

X
2/

T
T

m
€é

_/
Z

@
.A

L
,,¢

/z
m

jm
zé

/T
«T

/2
/k

//1
4¢

T
\+

T-
T T

a!
T

T

%
/'g

¢2
eT

.a
Z

T
T

6'
//Q

/7
2%

/,?
0/

M
%

z%
/M

y
T

H
T

?_
T

T,

Z
af

:f
Z

i]
%

T
””

"”
“@

?°
’”

/”
“*

"’
”v

“;
”

‘7
"’

&
””

‘4
“

T
T

T
T

T,
///

£4
//V

7
_T

T
7

ac
??

_%
_j

_é
_

,g
af

é/
:5

6. .L
:7

%
.

/-
Z

;z
w

 2
T

_4
&

;1
/M

;M
T

T
_.

T
_4

7Z
aU

_.
£/

zé
éa

zz _
;'a

4z
T
w

ax
/a

éz
za

é/
J2

z4
 z

._
A

j
T

T

J

Page 122 of 335



1

Michelle Hannah

From:

Sent: April 7, 2022 10:48 AM

To: planning

Subject: Cheese Factory 

Hi my name is  and I am the owner of  and I would like to be kept up to 
date on the happenings of the old Harrowsmith cheese factory as I might be interested in the purchase of it. 

Thank you  
Sincerely 

 

Sent from Mail for Windows 
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January 23, 2022 

 

To: Michelle Hannah 

 Secretary – Treasurer, Committee of Adjustment  

 PO Box 100, 4432 George St. Sydenham ON K0H 2T0 

 planning@southfrontenac.net 

 

Re: Notice of Consent Application S-90-P (McKay) (Mills) File Number: PL-2021-0040 

 

Regarding the above file number, we would like to file an objection to the creation of a new rural 

commercial lot. 

As this piece of land was previously occupied by a cheese factory which burned down, the current owner 

has brought in old cars and prepared them for crushing (which includes draining oil and gas from them), 

and the fact that our well is located directly across the street from the proposed lot, I would strongly 

recommend that Phase 2 Testing be completed, and the results released to the surrounding neighbours 

prior to any action taking place with this parcel of land. If contaminants are found from this testing, 

remediation should happen prior to the new lot being created. 

Another concern is that a large portion of this property is considered “Wetland”. We would recommend 

that the Conservation Authority do an inspection and report whether this land has ever been inspected 

(as is now considered “Wetland”), or if it has not been inspected, could it be “Provincially Significant 

Wetland”. 

In closing, we feel that the wrecking yard currently on this piece of land should not be allowed within 

the village, so close to residential homes. Allowing the owner of this property to continue expanding the 

property could not only affect the amount and quality of our water supply, but also the value of 

surrounding homes. 

Thank you, 
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Michelle Hannah

From:

Sent: February 13, 2022 9:58 AM

To: Anna Geladi

Subject: McKay Property

Hello Anna, 

I wanted to reach out and let you know that I wasn’t very pleased when I saw that Mr. McKay had listed the property 
(that is pending severance) on MLS. Is this usually the process? If so, I feel it’s designed to gain interest in the property, 
which would in turn influence the township in making a favorable decision for the seller? 

If I am off base, I apologise, but in all fairness, he shouldn’t be able to offer to sell something that is not yet there. 

Thank you, 
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Natural, Vibrant and Growing – a Progressive, Rural Leader. 

 

To: Committee of Adjustment 

Prepared by: Development Services Department 

Report Date: June 9, 2022 

Subject: Consent Application S-90-21-P (Mackay)(Mills) 

Summary 

This report recommends that provisional consent be granted with conditions to create one 
new commercial lot.  
 
This application cannot be considered by the Director of Development Services because it 
does not meet all the By-law criteria since there are un-resolved comments from members 
of the public.  
 

Background 

Proposal: The creation of one new commercial lot 

Location: 3911 Harrowsmith Road, District of Portland 

Designation and Zoning:  The subject property is designated Settlement Area and zoned 
Urban Commercial Special Provision 26 (UC-26) and 
Environmental Protection (EP). 

Application Table 
 

 Severed Parcel Retained Parcel 

Area 0.8 hectares (2 acres) +/- 3.6 hectares (8.9 acres) 

Frontage on 
Road 

76 metres (250 feet) on 
Harrowsmith Road 

 +/- 192 metres (630 feet) on 
Harrowsmith Road 

Frontage on 
Water 

N/A N/A 
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Natural, Vibrant and Growing – a Progressive, Rural Leader. 

Review 
This application:  

 Conforms to section 51(24) of the Planning Act; 

 Does not require a plan of subdivision for the proper and orderly development of the 
municipality (s. 53(1) Planning Act); 

 Is consistent with the Provincial Policy Statement (s. 3(5) Planning Act); 

 Conforms to the County of Frontenac Official Plan (s. 3.3 & 7.1); 

 Conforms to the Township of South Frontenac Official Plan (s. 5.2, 5.6.3 & 7.1); 

 Complies with Zoning By-law No. 2003-75 (or will comply subject to a standard condition 
of rezoning or minor variance); and 

X Has no unresolved objections/concerns raised from agencies nor the public.  

Discussion/Analysis 

The purpose of this consent application is to create one new commercial lot.   

Property Description 
 
The subject property, municipally known as 3911 Harrowsmith Road, is located on the 
south side of Harrowsmith Road.  The subject property is located in the Harrowsmith 
Settlement Area.  
 
The subject property is approximately 4.4 hectares (10.9 acres) in area and has 271 metres 
(889 feet) of frontage on Harrowsmith Road. There are wetlands on the east and south 
portion of the subject property, which correspond to the EP zone on the property. 
Approximately 7 acres of the subject property consist of wetland area. The west side of the 
property consists primarily of remains of concrete foundation pads and gravel-based areas. 
Roughly 3.9 acres of the subject property consist of this upland area. The topography of the 
property can be described as flat.  
 
The property currently contains remnants of previous development (concrete floor of the 
former cheese factory) and was recently used to store old cars. The subject property is a 
commercial property and has an established use of an auto sales agency.  
 
There is an un-opened road allowance located to the south of the property. There is one 
church located to the north of the subject property and several residential properties around 
the subject property.  
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Property Background  
 
The subject property is the site of the former Harrowsmith Cheese Factory which closed in 
2006. After the cheese factory closed, there was site clean up and monitoring of 
groundwater completed on the site.  According to a 2009 site monitoring report prepared by 
WESA, the potential for groundwater impacts to an existing water well were negligible. In a 
memo provided by MECP in 2010, they recommended that the groundwater monitoring 
program related to the lagoons can be discontinued. 
 
The applicant provided the Township with a 2012 Annual Groundwater and Surface Water 
Sampling Report that was conducted by Golder and Associates. This report focused on the 
upland area. The 2012 report concluded that groundwater quality at the Site appeared to be 
improving with time. The report also concluded that hydrocarbon impacts were not identified 
in the low lying area on the property.  
 
The subject property was rezoned in 2016 from Urban Industrial (UI) to a special provision 
Urban Commercial zone to permit a range of commercial uses including an automobile 
sales agency.  
 
Summary of Proposal 
 
The severed parcel consists of a minimum of 0.8 hectares (2 acres) of land with a minimum 
of 76 metres (250 feet) of road frontage on Harrowsmith Road. The severed parcel is 
located on the west side of the subject property and consists of a flat concrete pad, wetland 
and grassy area. The wetland is zoned EP.  Approximately 0.7 acres of the land consists of 
wetland.  
 
The retained parcel will be approximately 3.6 hectares (8.9 acres) of land with 
approximately 192 metres (630 feet) of road frontage on Harrowsmith Road.  
The retained lands would continue to be used for the auto sales agency. The east and 
south portion of the retained lands contain wetland zoned EP. Approximately 7 acres of the 
retained parcel consists of wetland.  
 
Department and Agency Comments 
 
Public Services provided comments on January 24, 2022 indicating that the subject lands 
are located within the village boundary and front onto Harrowsmith Road within a 60 
kilometre per hour zone. They note that there is also a sidewalk that extends up to the most 
western corner of the property along Harrowsmith Road.  

There is adequate frontage for both the severed and retained parcels to locate entrances 
that provide safe access to the parcels.  

Public Services has no objection to the application.  
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Building Services (Sewage System Review) provided comments on April 12, 2022  
indicating that the proposed lot is capable of providing flexibility in siting a sewage disposal 
system. Soil conditions found on the parcel will require additional suitable granular soil to 
construct a sewage disposal system; specific requirements for additional soil will need to be 
addressed prior to site development and through a application to construct a sewage system. 
They note that the existing granular and/or concrete pads must be removed for the 
construction of the sewage system and setbacks to the wetland need to be taken into 
consideration at the time of application.   

They have no objection to the approval of the application. 

Cataraqui Conservation – Comments received from Cataraqui Conservation on January 
12, 2022. Cataraqui Conservation Staff note there is a potential development envelope on 
the severed and retained parcels outside of the required 30 setback from the wetlands on 
the subject property and they have no concerns from a flooding perspective.  

Cataraqui Conservation recommend that the mitigation recommendations contained in the 
Environmental Site Evaluation (Ecological Services, dated November 11, 2021) be 
implemented through site plan control.  

The applicant or future owner must contact Cataraqui Conservation prior to undertaking any 
site alteration and/or prior to the building permit stage to determine whether an O. Reg. 
148/06 permit is required for the activity or development.  
 
Public Comments 
Comments were received from four members of the public. The neighbouring property 
owners to the west expressed a desire to have a privacy fence erected between the 
severed parcel and their property to provide a visual buffer.  

The owners of a property on the north side of Harrowsmith Road noted concerns regarding 
their well and recommended that a phase 2 testing (i.e. Phase 2 Environmental Site 
Assessment) be required to determine if contaminants are present in their water supply and 
the groundwater in the area. They also asked if the wetland could be considered 
provincially significant. Lastly, they expressed concerns that the property is being used as a 
wrecking yard. Township Staff shared the Environmental Site Evaluation that was submitted 
with the application and explained that there was a monitoring program that was completed 
after the cheese factory closed.  The monitoring program indicated that groundwater flows 
to the south, away from Harrowsmith Road. 

Planning Analysis 
Record of Site Condition 
 
In accordance with the PPS 2020 and the County Official Plan, Section 6.24 of the 
Township Official Plan requires contaminated sites to be remediated as necessary. Site 
remediation is to occur to the satisfaction of the Ministry of Environment, Conservation and 
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Parks (MECP). The policy states that a “Record of Site Condition” will be required prior to 
development approvals being granted.  
 
A Record of Site Condition summarizes the environmental condition of the property based 
on the completion of one or more environmental assessments. A Record of Site Condition 
is only required where the use on a property is proposed to be changed to one that is 
sensitive (e.g. residential). The Ministry of Environment, Conservation and Parks confirmed 
in an e-mail dated April 20, 2022 that Phase 1 and 2 Environmental Site Assessments 
(ESA) are not required for the creation of a commercial lot on this property since there is no 
change in use proposed.  
 
Environmental Protection 

Environmental Site Evaluation 
 
Section 5.2.7 a) and 5.2.11 of the Township Official Plan require an Environmental Site 
Evaluation to be completed when considering development or site alteration adjacent to any 
Environmentally Sensitive Area and Provincially Significant Wetland. The applicant 
submitted an Environmental Site Evaluation in support of the consent application 
(Ecological Services, dated November 11, 2021). The subject property was assessed for 
wetlands, woodlands, areas of natural and scientific interest, fish habitat, species at risk 
and significant wildlife habitat.  
 
The consultant determined that the wetland on the property is part of a larger unevaluated 
wetland that has no connection to the Provincially significant Millhaven Creek Wetland. The 
wetland on the property consists of a mixture of marsh and swamp vegetation. The wetland 
does not meet the criteria to be considered Provincially significant. While the wetland is of 
lower value, it may provide nesting opportunities for birds. They noted that there is no 
suitable habitat on or adjacent to the subject property for species at risk.  The consultant 
recommended a 30 metre setback for all development including buildings and the sewage 
system from the wetland boundary. Small open storage may be considered on a specific 
basis and would require a further environmental impact study. Parking may occur on the 
existing paved area of the property. 
 
The consultant also recommended that the landowner enhance the shoreline the planting of 
native species of trees or shrubs to support the adjacent wetland.  
 
The Environmental Site Evaluation concluded that the proposed creation of a new lot will 
have no negative impact on the natural heritage features or on their ecological functions 
and that with the implementation of their recommendations the proposal is consistent with 
the intent of the Provincial Policy Statement.  
 
In conformity to the PPS, the Township Official Plan specifies that consents shall not be 
granted for a parcel of land which is subject to flooding or erosion. Cataraqui Conservation 
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Staff confirmed that there is a suitability sized building envelope outside any lands that may 
be susceptible to flooding or erosion.  
 
Section 5.2 of the Township Official Plan requires a minimum 30 metre setback from 
waterbodies. The Environmental Site Evaluation echoes this requirement by recommending 
a 30 metre setback from the wetland area and concluded that the proposed development 
would have no negative impact on its natural heritage features or its ecological functions. It 
was noted that there is sufficient area on the severed parcel and retained parcel for 
development to occur outside the 30 metre setback. The Environmental Site Evaluation 
recommendations would be incorporated into any future site plan agreements for the 
severed parcel and retained parcel.  
 

Settlement Area Commercial Development Policies  

The subject lands are located in Harrowsmith, which is a designated Settlement Area. The 
Provincial Policy Statement 2020 has policies that promote healthy, integrated and viable 
rural areas that are supported by accommodating an appropriate range of housing and 
promoting opportunities for a varied and balanced industrial/commercial base in the rural 
settlement areas. Therefore, accordingly, the intent for the Settlement Areas is to provide 
an opportunity for a balanced industrial/commercial development. 

The County of Frontenac Official Plan and the Township of South Frontenac Official Plan 
intend for a majority of new growth, including commercial development to be directed to 
existing settlement areas where it can be supported by appropriate servicing. The policies 
indicate that rural settlement areas, such as Harrowsmith, must be the focus of growth and 
development.  

The Settlement Area Commercial Development Policies in Section 5.6.3 of the Official Plan 
state that commercial uses should be located on major roads, that the commercial use will 
not create a traffic hazard and that its impact onto the residential area will be minimal.  
 
The severed parcel fronts onto an established maintained public road, within a 60 kilometre 
per hour zone. Road 38 (former County Road) is located approximately 300 metres to the 
west of the subject property. The proposed severance is not anticipated to result in any 
traffic hazards due to sightlines. Public Services determined that an entrance can be 
obtained with appropriate sight lines on Harrowsmith Road. The retained parcel has a 
suitable existing entrance. The potential impacts of traffic changes caused by the proposed 
development on municipal roads is dependent on how the parcels will be utilized and would 
need to be assessed as part of future site plan control applications for both the severed and 
retained lands. 
 
Section 5.6.3 (ii)(b) states that commercial development shall occur on lots of appropriate 
size, generally being 0.8 hectares (2 acres) or larger and of sufficient size to be supported 
by private water and sanitary sewage disposal system. The land division policies (section 
7.1) echo the requirement for minimum lot areas and servicing. Section 7.1 also includes a 
requirement for minimum road frontage of 76 metres.  
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Private wells and sewage systems are the only servicing option in Harrowsmith. Building 
Services was satisfied that the severed parcel has flexibility to locate a sewage disposal 
system. The ability for the severed parcel to be serviced by a private well will need to be 
demonstrated as a condition of consent approval.  
 
The severed parcel complies with the minimum lot area requirements of the Official Plan 
and Zoning By-law. Minimum road frontages are required to ensure a development pattern 
that is reasonably consistent in nature, and to help ensure a reasonable separation 
between residential uses. The severed parcel complies with the minimum road frontage of 
76 metres. Taking into consideration the zoning setbacks and the 30 metre setback from 
the wetland for all development, the severed parcel has a building envelope of 
approximately 1 acre in size. Similarly, the retained parcel has a building envelope of 0.5 
acres. The type of commercial use that can be established on the severed and retained 
parcels is limited to what is permitted in the site specific zone on the subject property and 
will be restricted by the building envelope available on the property. The way the parcels 
will be used will be determined through site plan control.  
 
Section 5.6.3 (ii)(c) and (d) require that there be sufficient off-street parking and that 
adequate buffering be provided between adjacent land uses and roadways. The 
undevelopable portion of the land (wetland) will separate the commercial use from other 
residential uses to the east. The 30 metre wetland setback will provide a buffer between the 
EP zone and any buildings and structures associated with a commercial use. Furthermore, 
the subject property is required to go through site plan control which will require the 
implementation of the recommendations as outlined in the Environmental Site Evaluation. 
They include a establishing a shoreline buffer along the edge of the wetland to provide a 
further buffer between the EP zone and the commercial use.  
 
The Environmental consultant confirmed that all development including buildings and the 
sewage system need to be setback a minimum distance of 30 metres from the wetland. The 
consultant also acknowledged that much of the site is already paved and parking may occur 
in these areas, however no extension of the paving should be supported and the 
improvements to the area adjacent to the wetland is highly encouraged. Parking 
requirements may also limit the type of commercial use that can be established on the 
property and would be further evaluated through site plan control.  
 
Commercial properties that abut residential uses are required to have a minimum interior 
side yard setback of 5 metres to provide a buffer from surrounding land uses.  This yard 
must include buffering such as landscaping, fencing and/or berming. The requirement for 
buffering would be implemented through site plan control. Site plan control will be required 
when the parcels are proposed to be developed.  
 
Zoning and Site Plan Control 
 
The subject property is currently zoned UC-26 and EP. The UC-26 zone permits a wide 
range of uses. Members of the public provided comments on the application and expressed 
concerns that the property is being used as a wrecking yard, which is not a permitted use in 
the UC-26 zone. The applicant has been working to clean up the property. It is the 
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understanding of Township Staff and it is indicated on the application that the property is 
currently being used as an automobile sales agency. 
 
The UC-26 zone also requires that a site plan agreement be entered into and registered on 
title of the property prior to any development of the land. Any potential impacts on abutting 
residential land uses and the suitability for the intended commercial uses of the parcel will 
be addressed through the site plan control process. Additional studies will need to be 
submitted in support of any site plan control application, depending on the proposed 
development. For example, a traffic impact study, a hydrogeological assessment or a water 
supply assessment, and an environmental impact study.   
 
The site plan agreement will specify the locations of all buildings and structures, entrances 
and improvements to the public road including providing adequate parking as well as any 
buffering and landscaping measures between adjacent land uses and roadways. It would 
also implement the recommendations of the Environmental Site Evaluation report 
(Ecological Services, November 11, 2021) that was prepared in support of the consent 
application.  
 
Summary 

The application as presented meets the intent and purpose of all applicable policy related to 
commercial lot creation in the settlement area. Further details on how the site will be used 
and developed will be required at the site plan control stage, as required by the site specific 
zoning on the property and Site Plan Control By-law 2003-25.  

This application is being considered by the Committee of Adjustment because Township 
Staff have not been able to resolve public comments and the public requested an 
opportunity to speak directly to the application. Concerns that were not able to be resolved 
include buffering and site contamination as well as how the site will be used.  

Notice/Consultation 

Notice of the Application was given pursuant to the requirements of the Planning Act, at 
least 14 days before the applications were reviewed.  This included notice given: 

• by mail to every owner of land within 60 metres of the subject lands  
• by posting notice signs on the subject lands 
• by posting on the Township’s Current Planning Application webpage 
• by e-mail to prescribed persons and public bodies 

The application was re-circulated with a notice of public meeting.  

Recommendation 

It is recommended that application S-90-21-P be approved for consent for the creation of 
one new rural residential lot located at Part Lot 6, Lot D in Block B, Concession 5, Being 
Part 1 on Plan 13R14285, District of Portland, subject to the following conditions. 
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Expiry Period  

1. Conditions imposed must be met within two years of the date of Notice of Decision, as 
required by Section 53(41) of the Planning Act, RSO 1990, as amended. If conditions 
are not fulfilled as prescribed within two years, the application shall be deemed to be 
refused. Provided the conditions are fulfilled within two years, the application is valid 
for two years from the date of Certificate of Official issuance. The deed must be 
registered within two years of the issuance of the Certificate of Official. 

Severed Lands 

2. The lands to be severed by Consent Application S-90-21-P shall be for the creation of 
one new commercial lot a minimum of 0.8 hectares (2 acres) of land with a minimum 
of 76 metres (250 feet) of road frontage on Harrowsmith Road. 

Survey/Reference Plan or Registerable Description  

3. An acceptable reference plan or legal description of the severed lands in duplicate 
[Registry Act, s.81, Land Titles Act, s. 150], the deed or instrument conveying the 
severed lands, and the Certificate of Official shall be submitted to the Secretary-
Treasurer for review and consent endorsement within a period of two years [Planning 
Act, s. 53(41)] after the date that "Notice of Decision" is given [Planning Act, ss. 53(17) 
and 53(24)]. 
 

4. The surveyor or applicant shall submit the draft Reference Plan, including an area 
calculation and noting frontage along the road, electronically or in paper form for 
review and approval by planning staff prior to depositing the Reference Plan with the 
Land Registry Office. 

Road Widening  

5. The surveyor who prepares the reference plan referred to in Conditions #3 and #4 
shall also determine by survey the width of Harrowsmith Road to be 30 metres (98.4 
feet). If such width is less than 30 metres (98.4 feet), the owner shall dedicate to the 
Township land along the frontage of the severed lands as the case may be in the 
following manner: 
 

a. The land to be dedicated shall be the width required to provide 15 metres (49.2 
feet) from the centre of the existing travelled road for Harrowsmith Road; 
 

b. The land to be dedicated shall be described as a separate part on a Reference 
Plan of Survey to be prepared and deposited at the Owner’s expense and filed 
with the Secretary-Treasurer prior to the issuance of the Certificate of Official; 
 

c. The Transfer/Deed from the Owner for the land to be dedicated shall be 
engrossed in the name of “The Corporation of the Township of South 
Frontenac”, and shall include the following attached to the Transfer/Deed as a 
Schedule: 
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The Transferor hereby transfers the lands to the municipality for the purpose of 
widening the adjacent highway pursuant to Section 31(6) of the Municipal Act, 
2001, Chapter 25, as amended. 
 

d. The Transfer/Deed for the land to be dedicated shall be registered by the 
Owner at the Owner’s expense; 
 

e. The duplicate registered Transfer/Deed for the land to be dedicated together 
with a letter of opinion of a solicitor qualified to practice law in the Province of 
Ontario addressed to the Secretary-Treasurer confirming that the municipality 
acquired good and marketable title to the land free and clear of all liens and 
encumbrances shall be delivered to the Secretary-Treasurer prior to the 
issuance of the Certificate of Official. 

Municipal Requirements 

6. Payment of the balance of any outstanding taxes and local improvement charges shall 
be made to the Township Treasurer. This includes all taxes levied as of the date of 
the issuance of the Certificate of Official. 
 

7. The Township of South Frontenac shall receive 2% of the value of the parcel to be 
severed through Consent Application S-90-21-P, in lieu of parkland [Planning Act, s. 
51(1)]. 
 

8. The Owner shall submit a well driller’s report demonstrating a potable water pumping 
capacity of 3.5 gallons per minute sustained over a 6-hour pump test for the parcel 
severed through Consent Application S-90-21-P. 
 

9. In the event that there are abandoned wells located on the severed parcel or the 
retained property, they shall be sealed in accordance with the requirements of the 
Ministry of the Environment, Conservation and Parks and that this work shall be 
accomplished prior to the issuance of the Certificate of Official. 

Zoning   

 
10. Where a violation of Zoning By-law No. 2003-75 is evident, the appropriate minor 

variance or rezoning be obtained to the satisfaction of the Municipality. 
 

Report Prepared By: 
Anne (Anna) Geladi, Planner 

Reviewed By:  
Christine Woods, MCIP RPP, Senior Planner 
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Mancino Severance Sketch
Gardner Lane /Westport Road
Part 6, 13R-20005
Part Lot 20, Concession 11
Geographic Township of Bedford
Township of South Frontenac
COUNTYOF FRONTENAC

Existing Easement

LocalWetlands

Watercourse

Overhead Wires

UP Utility Poles

Notes:
1. Parts 4 8:5 on Plan 13R-20005 represent a former
road. Part 4 comprises part of an eaement for access,
Part 5 is no longer trave||ed.These parts were not
included in the severance: because the road was not
historicallyclosed resulting in current title issues.
2. Boundary and dimensions ofthe subject property
derived from Plan 13R-20005 completed by George
Bracken Ltd.in October of 2010.
3. Location of the localwetlands and watercourse
derived from the RideauValleyConservation
Authority GIS mapping.

FileNo.21-238 Drawn By:CC

ZCHDGRPLOH
Your rural land planning experts
40 Sunset Boulevard, Perth, ON K7HZY4 613-264-9600

Part 1
13R-20005

LOT 21, CON 11

Part 3
13R-20005

Proposed
Severance #1

7,033m’
( 1.74ac )

Proposed
Severance #2

7,193m2

Gardner Lane

Retained Lands
7,285m’

LOT 20, CON 11
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PL-BDJ-2022-0022
(MANCINO) 

(ZANDERPLAN INC.)
WESTPORT ROAD

UTM Zone 18 NAD 83

Produced by the Township of South Frontenac  under
license with the Ontario Ministry of Natural Resources  © Queen's

Printer for Ontario, 2020.
While the Township makes every effort to insure that the information 
presented is accurate for the intended uses of this map, there is an

 inherent error in all mapping products, and accuracy of the mapping 
cannot be guaranteed for all possible uses. This map displays basic

 topographic features only.  
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Report from Public Services

Application Number: ___________________________________________________

Applicant’s Name: _____________________________________________________

Concession: _________________ Lot: _______________District: ________ _____

Road: ________________________________________________________________

Road Maintenance: Year-round □ Seasonal □

Sight Lines: Are there adequate sight lines for the entrance?     Yes □ No □

If no, what changes would be required to improve sight lines?

Road Conditions:

1. Are there any special drainage/ditching concerns related to creation of new lot(s)?
Yes □ No □
If yes, what action is the applicant required to take?

2. Is the overall road condition adequate to serve increased development/traffic?
Yes □ No □

If no, please explain, and indicate if there are any measures that could be taken to
correct the inadequacies.

Road Widening Required?
Yes □ No □ To be determined by an Ontario Land Surveyor □
Any specific requirement?

Approved by the Public Services?
Yes □ Yes, with conditions □ No □
If yes, with conditions, please describe conditions below.

__________________________________ __________________________
Signature on behalf of Public Services Date

PL-BDJ-2022-0022

Michael Mancino

11 20 Bedford

Westport Road

✔

✔

✔

✔

✔

Arterial Road - Ensure that there is a 30m (100ft road allowance) otherwise applicant to
dedicate any shortfall of 15m from centerline.

✔

1) Retained Lot has sufficient frontage to enable the development of a safe access onto the
roadway.

2022-04-08
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March 30, 2022 
22-SFR-SEV-0014/ 22-SFR-SEV-0015 (Bedford) 
 
Township of South Frontenac  
Committee of Adjustment 
PO Box 100 
4432 George Street 
Sydenham, ON 
K0H 2T0 
 

Attention: Anna Gelaldi 

 
Subject:  Mancino, Michael Gordon; Application for Consent 

PL-BDJ-2022-0022 & PL-BDJ-2022-0023 – Westport Rd & Gardner Ln, Lot 20, 
Concession 11; Geographic Township of Bedford, Now the Township of South 
Frontenac; Roll Number: 10290100102141500000 

------------------------------------------------------------------------------------------------------------ 
 
Dear Ms. Geladi 
 
The Rideau Valley Conservation Authority (RVCA) has reviewed the subject applications within 
the context of: 

-  Section 2.1 Natural Heritage, 2.2 Water and 3.1 Natural Hazards of the Provincial 
Policy Statement under Section 3 of the Planning Act; 
-  The Rideau Valley Conservation Authority (“Development, Interference with Wetlands 
and Alteration to Shorelines and Watercourses” regulation 174/06 under Section 28 of 
the Conservation Authorities Act); 
- The Mississippi-Rideau Source Water Protection Plan; 
- The Wolfe Lake Catchment Report 

 

The Proposal 

The RVCA understands these consent applications are for the creation of two new lots for 
residential use. The proposed parcel to be severed is approximately 2.15 ha (5.31 acres) with 
373 m of frontage on Westport Rd.  The two lots proposed by the subject applications are as 
follows: 
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• PL-BDJ-2022-0022 the creation of a 0.70 ha lot with 144 m of frontage on 
Westport Rd 

• PL-BDJ-2022-0023 the creation of a 0.72 ha lot with 76 m of frontage on 
Westport Rd 

Should both applications be approved the proposed retained lands would be 0.73 ha with 151.3 
m of frontage on Westport Rd.  

The Property 

The subject property is an irregular shaped 2.15 ha parcel of land bordered to the north by 
Gardener Lane and the south by Westport Rd.  The lot is vacant and appears to have been 
cleared for agricultural use. The perimeter if the lot is bordered by mature trees and a 
watercourse runs through a small portion of the lot’s southwest corner. This watercourse flows 
west approximately 285 m before it empties into Wolfe Lake.   A review of the desktop mapping 
products indicates the lot overlies a highly vulnerable aquifer.  Our records to not reveal the 
presence wetlands, marine clays, steep slopes, or organic soils.  

Review Comments  

Provincial Policy Statement 

Regarding Section 2.1, and 3.1 of the PPS our office has no concerns.  

With respect to section 2.2 our office has provides some comments to mitigate any impacts.  

Ontario Regulation 174/06 

The proposed and retained lands are not within an area regulated by RVCA, as a result written 
permission from our office is not required with respect to development and site alteration.  

Please note that any proposed alterations to watercourses or waterbody, including but not 
limited to, culvert installation, bridge crossings, diverting, dredging, realigning, stabilizing, 
requires the prior written permission of the RVCA in accordance with Ontario Regulation 174/06 
“Development, Interference with Wetlands and Alterations to Shorelines and Watercourses”. 

Wolfe Lake Catchment Report  
 
The catchment report has limited information that pertains directly to this site. As noted, the 
watercourse on the subject property does flow directly into Wolfe Lake.  The 2014 Catchment 
reported water quality in Wolfe Lake as “Fair”, this rating indicates that water quality in generally 
protected and that sometimes conditions depart from natural or desirable levels.   Few nutrient 
exceedances, occasional periods of limited fish habitat conditions in late summer, and generally 
clear water contributed to the rating. The catchment report highlights that importance of 
protecting the riparian buffer along all shorelines including watercourses during the development 
approvals process through adherence to and enforcement of municipal land-use policies and 
zoning standards.  
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Mississippi Rideau Source Water Protection Plan 

This property has been identified as overlying a highly vulnerable aquifer as stated in the 
catchment report and indicated in the Mississippi-Rideau Source Water Protection Plan. These 
are aquifers that are vulnerable to surface contaminants due to thin or absent soils overlying 
bedrock that may be fractured. 

Where these conditions exist, it may be possible for contaminants to enter drinking ground 
water supplies. For this reason, care should be taken to avoid land uses and practices that may 
inadvertently lead to undesirable effects on groundwater. For this reason, care should be taken 
to avoid land uses and practices that may inadvertently lead to undesirable effects on 
groundwater. Some best practices that could be considered include: 

• increased well casing depths; 

• increased distance of septic systems from drinking water wells; 

• ensuring wells are located upgradient of septic sewage disposal systems 

• ensuring that wells and septic systems are property maintained, 

• avoiding use of pesticides, herbicides and fertilizers. 
 

Discussion 

The two proposed lots and retained lands are slightly less than the 0.8 ha required within the 
Rural zone. Our office does not typically support the creation of undersized lot due to concerns 
with maintaining setbacks from natural heritage features and hazards, and to ensure 
development occurs within zone regulations. It is encouraged that that the proposed lots be 
reduced to one new lot to allow the minimum lot size to be met.  

However, it is noted that the Township’s Official Plan does provide some flexibility regarding lot 
size and/or frontage within policies for the rural residential designation:  

“…The municipality may consider reductions to the minimum lot size and frontage 
requirements provided the overall intent of the Plan is maintained “(Section 5.7.4 (ii) a) 

This is preceded by the statement that:  

“Subdivisions and severances to permit new residential uses shall be appropriately 
separated from incompatible agricultural areas, existing and proposed waste disposal, 
mineral extraction site and resource areas, natural heritage features and areas and 
natural hazards.” (Section 5.7.4) 

Though a watercourse is present on the proposed lot 1 (PL-BDJ-2022-0022) there is adequate 
room for future development to occur outside the 30 m setback from this feature as required by 
the zoning by-law. Maintaining and enhancing native vegetation within this setback is important 
to mitigate any impacts from development.  No additional natural hazard or heritage features 
were identified. The lot’s location adjacent to Gardner Lane and Westport Rd has also been 

Page 154 of 335



 

Page 4 of 4 
 

considered as the lot is largely bordered by road and there is limited connectivity to natural 
heritage features.  Though our office would encourage all applications to meet the minimum lot 
size there does not appear to be any constraints that prevents these proposed severances from 
meeting the intent of the Official Plan. If the proposed severances should be permitted the 
Township should be satisfied that any future development can occur within the regulations 
prescribed in section 7.3.2 of the Zoning By-law.  Lastly, we would encourage opportunities to 
maintain and improve tree and vegetation cover on the property to be considered, this would 
provide benefits such as wildlife habitat, promote infiltration of runoff, prevent erosion, create 
windbreaks, etc.  

Recommendations  

Should the Committee approve the subject applications, the RVCA would of have the following 
recommendations for conditions on any decision for the proposed lots:  

 

• A native shoreline buffer should be retained or enhanced within the 30 m setback of 
the watercourse 

• Any future construction will need to be setback a minimum of 30 m from the top of 
bank of any watercourse or waterbody. 

Also, should the Committee decide to approve this application, we respectfully request that our 
comments about highly vulnerable aquifers, Ontario Regulation 174/06 and vegetation cover be 
noted on the Committee’s decision. 

Conclusions 

In conclusion our office has no objection to the subject application. 
 
Thank you for the opportunity to comment and please do not hesitate to contact the 
undersigned at (613) 692-3571 x1109 should you have any questions.  

Please advise us on the Committee’s decision respecting this application or any changes in the 
status of the application. 

Yours truly, 

 
Sarah MacLeod-Neilson 
Planner 
 
cc – Michael Mancino, owner 
cc – Chris Clarke, agent 
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www.southfrontenac.net 

Natural, Vibrant and Growing – a Progressive, Rural Leader. 

 

To: Committee of Adjustment 

Prepared by: Development Services Department 

Meeting Date: June 9, 2022 

Subject: Consent Applications PL-BDJ-2022-0022 and PL-BDJ-2022-
0023 (Mancino)(ZanderPlan Inc.) 

Executive Summary 

These applications are for the creation of two new rural residential lots.  

These applications cannot be considered by the Director of Development Services because 
they do not meet all the By-law criteria since the severed parcels and the retained parcel 
would have less than the required minimum lot area. This report recommends deferral so 
the applicant can revisit the proposal.  

 

Recommendation 

This report recommends that the Committee of Adjustment defer making decisions on the 
subject applications to provide the applicant an opportunity to consider amending their 
applications to propose severed and retained parcels that would comply with the minimum 
lot area required by the Official Plan and Zoning By-law 2003-75.  

Application Details 
 

Proposal:  Creation of two new rural residential lots 

Location:    Between Westport Road and Gardner Lane  

Assessment Roll Number: 102901001021415 

Designation:   The subject property is designated Rural and zoned Rural.  

Proposed Lot Configurations 

  Severed Parcel 1 
PL-BDJ-2022-0022 

Severed Parcel 2 
PL-BDJ-2022-0023 

Retained Parcel 

Area 0.7 hectares 
(1.74 acres) 

0.7 hectares  
(1.77 acres) 

0.7 hectares  
(1.8 acres) 

Frontage 
on Road 

144 metres (472 feet) 
on Westport Road 

76 metres (250 feet) 
on Westport Road 

 151 metres (495 feet) 
on Westport Road  

Frontage 
on Water 

None None None 

 

Related Applications 

The subject property is not subject to any other Planning Act applications at this time.  
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Township of South Frontenac 
Staff Report - Consent Applications PL-BDJ-2022-0022 and PL-BDJ-2022-0023 (Mancino)(ZanderPlan Inc.) 
 

 
www.southfrontenac.net 

Natural, Vibrant and Growing – a Progressive, Rural Leader. 

Discussion/Analysis 

These applications propose to create two new residential lots and one retained lot.  

Site Description 

The subject property is located on the north side of Westport Road and to the south of 
Gardner Lane. A portion of Gardner Lane is located on an un-opened road allowance that 
leads from Westport Road to Wolfe Lake.  

The subject property is triangular shaped and has a total area of 2.15 hectares (5.32 
acres). The property is vacant and consists of farmland. There are mature trees along the 
property line that abuts Westport Road as well as along Gardner Lane. There is a 
watercourse that runs through the edge of the property in the south-west corner. 

There is existing residential development along Gardner Lane surrounding the subject 
property. 

Proposal 
 
The purpose of these consent applications is to create two new residential lots.  

Lot 1 would be 0.7 hectares (1.72 acres) of land and would have approximately 144 metres 
of frontage on Westport Road. It would be located on the westerly side of the subject 
property.  

Lot 2 would be 0.72 hectares (1.7 acres) of land and would have approximately 76 metres 
of frontage on Westport Road. It would be located in the middle of the subject property, 
between Lot 1 and the retained parcel.  

The retained parcel would be 0.73 hectares (1.8 acres) of land and would have 95.9 
metres of frontage on Westport Road. It would be located on the easterly side of the 
subject property.  

Department and Agency Comments 

Public Services – Comments received from Public Services on April 8, 2022 indicate 
that there are adequate sight lines and frontage for an entrance for both severed 
parcels and the retained parcel. It was noted in the comments provided that the overall 
road condition is adequate to serve increased development/traffic. Staff noted that 
road widening would be required. Westport Road is an arterial road therefore the 
surveyor who prepares the reference plan would need to determine by survey the width 
of the public road to be 30 metres (100 feet).  
 
Public Services Staff also noted that the existing field entrance would need to be 
decommissioned and removed.  
 
Public Services has no objection to the approval of the application, subject to conditions. 
 
Building Services (Sewage System Review) provided comments on May 25, 2022 
indicating that the proposed severed parcels can provide flexibility in siting a sewage 
disposal system, specific requirements for the sewage system would need to be addressed 
prior to site development. Staff provided comments specifically for Lot 1 indicating that a 
more suitable location for the installation of a sewage system at a higher elevation is 
recommended to prevent unnecessary saturation of the sewage system by water run-off.  

Building Services noted that the retained parcel contains an existing sewage system. The 
applicant indicated that they have a septic permit for the sewage system on the retained 
parcel. Building Services noted that if the applicant wants to use this sewage system, a copy 
of the permit would need to be provided to the Township.  
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Natural, Vibrant and Growing – a Progressive, Rural Leader. 

The applicants wanted to be sure that a sewage system could be placed on the retained 
parcel regardless of the existing sewage system. The applicant was not sure what the 
existing sewage system could support. Therefore, in light of this, the applicant dug test holes 
on the retained parcel to demonstrate that the retained parcel has appropriate conditions for 
a sewage system. Building Services noted that the retained parcel can provide flexibility in 
siting a sewage disposal system, specific requirements for the sewage system would need to 
be addressed prior to site development. 

They have no objection to the approval of the application. 

Rideau Valley Conservation Authority provided comments on March 30, 2022. RVCA 
Staff are satisfied that the application is consistent with section 2.1 (Natural Heritage) and 
2.2 (Water) of the PPS.  

RVCA Staff identify that the property overlies a highly vulnerable aquifer that is susceptible 
to contamination, which could impact drinking water supply. They recommend best 
practices to mitigate undesirable effects on groundwater. They also indicate that they 
typically do not support the creation of undersized lots (less than 0.8 hectares) due to 
concerns with maintaining setbacks from natural heritage features and hazards and to 
ensure development occurs within zone regulations. They encourage reducing the 
proposed lot creation to one new lot, instead of two, to allow the minimum lot size to be 
met.  

However, RVCA notes that there is adequate room for future development to occur outside 
the 30 metre setback from the watercourse present on Lot 1. RVCA staff provide two 
recommendations should the lots be approved: 

1) A native shoreline buffer be retained or enhanced within the 30 metre setback of the 
watercourse 

2) Any future construction would need to be setback a minimum of 30 metres from the 
top of bank of any watercourse 

They have no objections to the approval of the application.  

RVCA Staff indicate that the severed and retained parcels are not within a regulated area by 
RVCA and no written permission is required from their office with respect to development and 
site alteration. Any alterations to the watercourse including culvert installation will require 
written permission from RVCA.  
 

Public Comments 

No comments have been received from the public.  

Planning Analysis 

The Provincial Policy Statement 2020 and the County of Frontenac Official Plan (Section 
3.3) permit residential development, that is locally appropriate, in rural areas. The subject 
lands are designated Rural in the Township of South Frontenac Official Plan. 

A review of the Rural Lot Creation Policies in Section 5.7.4 of the Official Plan confirms that 
the subject property is eligible for the proposed consents as it has not exceeded the 
maximum number of severances permitted from a lot of record existing the day of adoption 
of the Official Plan by Council.  
 
Section 5.7.4 (ii)(a) states that the minimum lot area for lots shall be 0.8 hectares (2 acres) 
with 76 metres (250 feet) of frontage on a public road. The land division policies (Section 
7.1) also echo the requirement for minimum lot area.  The severed parcels do not comply 
with the minimum lot area required by the Official Plan. The severed parcels are proposed 
to have an area of 1.7 acres (0.7 hectares) instead of the minimum 2 acres (0.8 hectares) 
required.  
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Natural, Vibrant and Growing – a Progressive, Rural Leader. 

In addition, Planning Staff used Frontenac Maps to determine that the building envelopes 
on Lot 1 and the retained parcel would be constrained due to the triangular shape of the 
lots and the applicable zoning provisions (e.g. minimum 30 metre setback from the 
watercourse,  20 metre setback from the front lot line, and 10 metre setback from the rear 
lot line.  
 
It is the opinion of Planning Staff that the applications do not conform to the Township 
Official Plan and Zoning By-law. The applications are not supported by staff. 
 
The subject property is sufficiently large to accommodate one severed parcel and one 
retained parcel that meet or exceed the minimum 0.8 hectare (2 acre) lot area requirement, 
and that would provide a larger, more flexible building envelopes. Staff recommend that the 
applicant consider withdrawing one consent application and amending the other application 
to propose severed and retained parcels that would comply with the minimum lot area 
required by the Official Plan and Zoning By-law.   
 
Another consideration that could be made by the applicant is to merge the subject property 
with a separate 0.3 hectare (0.7 acre) property owned by the applicant.  Merging the two 
properties would facilitate consent applications for two severed parcels and a retained 
parcel that comply with the minimum lot area required by the Official Plan and Zoning By-
law 2003-75.  The separate property was reportedly a portion of the original Westport Road, 
and that it was not stopped up and closed properly.  Planning staff and the applicant have 
discussed the procedure to formally stop up and close the road.  The road would need to be 
stopped up and closed, and the properties merged on title, before Planning staff would 
support amended consent applications for the creation of two severed parcels and a 
retained parcel from the subject lands. 
 
Section 5.7.4 (ii)(b) requires that rural residential development be serviced by a 
private well and private sanitary sewage disposal system. Section 7.1 also echoes 
this requirement. The Township requires the ability to be serviced by a private well to 
be demonstrated as a condition of consent approval. It is acknowledged that Building 
Services confirmed that the severed parcels and the retained parcel can each 
accommodate an appropriate sanitary sewage disposal system.  
 
At this time, Committee of Adjustment is being asked to decide on these consent 
applications as they do not meet the criteria for an undisputed consent as the severed 
parcels and retained parcel would have less the required minimum lot area.  
 
Staff recommend that the Committee defer making a decision in order to give the applicant 
an opportunity to consider amending their applications to propose severed and retained 
parcels that would comply with the minimum lot area required by the Official Plan and 
Zoning By-law.   
 
If the Committee chooses to grant the creation of two new lots with reduced lot areas, the 
lot areas of the severed parcels and the retained parcel would need to be recognized 
through a minor variance or zoning by-law amendment application depending on the extent 
of the deficiency. A survey denoting the exact area of the parcels would be required prior to 
a minor variance or zoning by-law amendment application being received by the Township. 
All standard conditions for consent applications should also be applied to any approval of 
the consent applications.  
 
Submitted by: Anne (Anna) Geladi, MCIP, RPP, Planner 

Reviewed by: Christine Woods, MCIP, RPP, Senior Planner 
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Mancino Severance Sketch
Gardner Lane /Westport Road
Part 6, 13R-20005
Part Lot 20, Concession 11
Geographic Township of Bedford
Township of South Frontenac
COUNTYOF FRONTENAC

Existing Easement

LocalWetlands

Watercourse

Overhead Wires

UP Utility Poles

Notes:
1. Parts 4 8:5 on Plan 13R-20005 represent a former
road. Part 4 comprises part of an eaement for access,
Part 5 is no longer trave||ed.These parts were not
included in the severance: because the road was not
historicallyclosed resulting in current title issues.
2. Boundary and dimensions ofthe subject property
derived from Plan 13R-20005 completed by George
Bracken Ltd.in October of 2010.
3. Location of the localwetlands and watercourse
derived from the RideauValleyConservation
Authority GIS mapping.

FileNo.21-238 Drawn By:CC

ZCHDGRPLOH
Your rural land planning experts
40 Sunset Boulevard, Perth, ON K7HZY4 613-264-9600

Part 1
13R-20005

LOT 21, CON 11

Part 3
13R-20005

Proposed
Severance #1

7,033m’
( 1.74ac )

Proposed
Severance #2

7,193m2

Gardner Lane

Retained Lands
7,285m’

LOT 20, CON 11
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PL-BDJ-2022-0023
(MANCINO) 

(ZANDERPLAN INC.)
WESTPORT ROAD

UTM Zone 18 NAD 83

Produced by the Township of South Frontenac  under
license with the Ontario Ministry of Natural Resources  © Queen's

Printer for Ontario, 2020.
While the Township makes every effort to insure that the information 
presented is accurate for the intended uses of this map, there is an

 inherent error in all mapping products, and accuracy of the mapping 
cannot be guaranteed for all possible uses. This map displays basic

 topographic features only.  
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Report from Public Services

Application Number: ___________________________________________________

Applicant’s Name: _____________________________________________________

Concession: _________________ Lot: _______________District: ________ _____

Road: ________________________________________________________________

Road Maintenance: Year-round □ Seasonal □

Sight Lines: Are there adequate sight lines for the entrance?     Yes □ No □

If no, what changes would be required to improve sight lines?

Road Conditions:

1. Are there any special drainage/ditching concerns related to creation of new lot(s)?
Yes □ No □
If yes, what action is the applicant required to take?

2. Is the overall road condition adequate to serve increased development/traffic?
Yes □ No □

If no, please explain, and indicate if there are any measures that could be taken to
correct the inadequacies.

Road Widening Required?
Yes □ No □ To be determined by an Ontario Land Surveyor □
Any specific requirement?

Approved by the Public Services?
Yes □ Yes, with conditions □ No □
If yes, with conditions, please describe conditions below.

__________________________________ __________________________
Signature on behalf of Public Services Date

PL-BDJ-2022-0023

Michael Mancino

11 20 Bedford

Westport Road

✔

✔

✔

✔

✔

Arterial Road - Ensure that there is a 30m (100ft road allowance) otherwise applicant to
dedicate any shortfall of 15m from centerline.

✔

1) An approved entrance through the permit process will be required.
2) Field Entrance to be decommissioned.
3) Retained Lot has sufficient frontage to enable the development of a safe access onto the
roadway.

2022-04-08
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March 30, 2022 
22-SFR-SEV-0014/ 22-SFR-SEV-0015 (Bedford) 
 
Township of South Frontenac  
Committee of Adjustment 
PO Box 100 
4432 George Street 
Sydenham, ON 
K0H 2T0 
 

Attention: Anna Gelaldi 

 
Subject:  Mancino, Michael Gordon; Application for Consent 

PL-BDJ-2022-0022 & PL-BDJ-2022-0023 – Westport Rd & Gardner Ln, Lot 20, 
Concession 11; Geographic Township of Bedford, Now the Township of South 
Frontenac; Roll Number: 10290100102141500000 

------------------------------------------------------------------------------------------------------------ 
 
Dear Ms. Geladi 
 
The Rideau Valley Conservation Authority (RVCA) has reviewed the subject applications within 
the context of: 

-  Section 2.1 Natural Heritage, 2.2 Water and 3.1 Natural Hazards of the Provincial 
Policy Statement under Section 3 of the Planning Act; 
-  The Rideau Valley Conservation Authority (“Development, Interference with Wetlands 
and Alteration to Shorelines and Watercourses” regulation 174/06 under Section 28 of 
the Conservation Authorities Act); 
- The Mississippi-Rideau Source Water Protection Plan; 
- The Wolfe Lake Catchment Report 

 

The Proposal 

The RVCA understands these consent applications are for the creation of two new lots for 
residential use. The proposed parcel to be severed is approximately 2.15 ha (5.31 acres) with 
373 m of frontage on Westport Rd.  The two lots proposed by the subject applications are as 
follows: 
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• PL-BDJ-2022-0022 the creation of a 0.70 ha lot with 144 m of frontage on 
Westport Rd 

• PL-BDJ-2022-0023 the creation of a 0.72 ha lot with 76 m of frontage on 
Westport Rd 

Should both applications be approved the proposed retained lands would be 0.73 ha with 151.3 
m of frontage on Westport Rd.  

The Property 

The subject property is an irregular shaped 2.15 ha parcel of land bordered to the north by 
Gardener Lane and the south by Westport Rd.  The lot is vacant and appears to have been 
cleared for agricultural use. The perimeter if the lot is bordered by mature trees and a 
watercourse runs through a small portion of the lot’s southwest corner. This watercourse flows 
west approximately 285 m before it empties into Wolfe Lake.   A review of the desktop mapping 
products indicates the lot overlies a highly vulnerable aquifer.  Our records to not reveal the 
presence wetlands, marine clays, steep slopes, or organic soils.  

Review Comments  

Provincial Policy Statement 

Regarding Section 2.1, and 3.1 of the PPS our office has no concerns.  

With respect to section 2.2 our office has provides some comments to mitigate any impacts.  

Ontario Regulation 174/06 

The proposed and retained lands are not within an area regulated by RVCA, as a result written 
permission from our office is not required with respect to development and site alteration.  

Please note that any proposed alterations to watercourses or waterbody, including but not 
limited to, culvert installation, bridge crossings, diverting, dredging, realigning, stabilizing, 
requires the prior written permission of the RVCA in accordance with Ontario Regulation 174/06 
“Development, Interference with Wetlands and Alterations to Shorelines and Watercourses”. 

Wolfe Lake Catchment Report  
 
The catchment report has limited information that pertains directly to this site. As noted, the 
watercourse on the subject property does flow directly into Wolfe Lake.  The 2014 Catchment 
reported water quality in Wolfe Lake as “Fair”, this rating indicates that water quality in generally 
protected and that sometimes conditions depart from natural or desirable levels.   Few nutrient 
exceedances, occasional periods of limited fish habitat conditions in late summer, and generally 
clear water contributed to the rating. The catchment report highlights that importance of 
protecting the riparian buffer along all shorelines including watercourses during the development 
approvals process through adherence to and enforcement of municipal land-use policies and 
zoning standards.  
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Mississippi Rideau Source Water Protection Plan 

This property has been identified as overlying a highly vulnerable aquifer as stated in the 
catchment report and indicated in the Mississippi-Rideau Source Water Protection Plan. These 
are aquifers that are vulnerable to surface contaminants due to thin or absent soils overlying 
bedrock that may be fractured. 

Where these conditions exist, it may be possible for contaminants to enter drinking ground 
water supplies. For this reason, care should be taken to avoid land uses and practices that may 
inadvertently lead to undesirable effects on groundwater. For this reason, care should be taken 
to avoid land uses and practices that may inadvertently lead to undesirable effects on 
groundwater. Some best practices that could be considered include: 

• increased well casing depths; 

• increased distance of septic systems from drinking water wells; 

• ensuring wells are located upgradient of septic sewage disposal systems 

• ensuring that wells and septic systems are property maintained, 

• avoiding use of pesticides, herbicides and fertilizers. 
 

Discussion 

The two proposed lots and retained lands are slightly less than the 0.8 ha required within the 
Rural zone. Our office does not typically support the creation of undersized lot due to concerns 
with maintaining setbacks from natural heritage features and hazards, and to ensure 
development occurs within zone regulations. It is encouraged that that the proposed lots be 
reduced to one new lot to allow the minimum lot size to be met.  

However, it is noted that the Township’s Official Plan does provide some flexibility regarding lot 
size and/or frontage within policies for the rural residential designation:  

“…The municipality may consider reductions to the minimum lot size and frontage 
requirements provided the overall intent of the Plan is maintained “(Section 5.7.4 (ii) a) 

This is preceded by the statement that:  

“Subdivisions and severances to permit new residential uses shall be appropriately 
separated from incompatible agricultural areas, existing and proposed waste disposal, 
mineral extraction site and resource areas, natural heritage features and areas and 
natural hazards.” (Section 5.7.4) 

Though a watercourse is present on the proposed lot 1 (PL-BDJ-2022-0022) there is adequate 
room for future development to occur outside the 30 m setback from this feature as required by 
the zoning by-law. Maintaining and enhancing native vegetation within this setback is important 
to mitigate any impacts from development.  No additional natural hazard or heritage features 
were identified. The lot’s location adjacent to Gardner Lane and Westport Rd has also been 
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considered as the lot is largely bordered by road and there is limited connectivity to natural 
heritage features.  Though our office would encourage all applications to meet the minimum lot 
size there does not appear to be any constraints that prevents these proposed severances from 
meeting the intent of the Official Plan. If the proposed severances should be permitted the 
Township should be satisfied that any future development can occur within the regulations 
prescribed in section 7.3.2 of the Zoning By-law.  Lastly, we would encourage opportunities to 
maintain and improve tree and vegetation cover on the property to be considered, this would 
provide benefits such as wildlife habitat, promote infiltration of runoff, prevent erosion, create 
windbreaks, etc.  

Recommendations  

Should the Committee approve the subject applications, the RVCA would of have the following 
recommendations for conditions on any decision for the proposed lots:  

 

• A native shoreline buffer should be retained or enhanced within the 30 m setback of 
the watercourse 

• Any future construction will need to be setback a minimum of 30 m from the top of 
bank of any watercourse or waterbody. 

Also, should the Committee decide to approve this application, we respectfully request that our 
comments about highly vulnerable aquifers, Ontario Regulation 174/06 and vegetation cover be 
noted on the Committee’s decision. 

Conclusions 

In conclusion our office has no objection to the subject application. 
 
Thank you for the opportunity to comment and please do not hesitate to contact the 
undersigned at (613) 692-3571 x1109 should you have any questions.  

Please advise us on the Committee’s decision respecting this application or any changes in the 
status of the application. 

Yours truly, 

 
Sarah MacLeod-Neilson 
Planner 
 
cc – Michael Mancino, owner 
cc – Chris Clarke, agent 
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www.southfrontenac.net 

Natural, Vibrant and Growing – a Progressive, Rural Leader. 

 

To: Committee of Adjustment 

Prepared by: Development Services Department 

Meeting Date: June 9, 2022 

Subject: Consent Applications PL-BDJ-2022-0022 and PL-BDJ-2022-
0023 (Mancino)(ZanderPlan Inc.) 

Executive Summary 

These applications are for the creation of two new rural residential lots.  

These applications cannot be considered by the Director of Development Services because 
they do not meet all the By-law criteria since the severed parcels and the retained parcel 
would have less than the required minimum lot area. This report recommends deferral so 
the applicant can revisit the proposal.  

 

Recommendation 

This report recommends that the Committee of Adjustment defer making decisions on the 
subject applications to provide the applicant an opportunity to consider amending their 
applications to propose severed and retained parcels that would comply with the minimum 
lot area required by the Official Plan and Zoning By-law 2003-75.  

Application Details 
 

Proposal:  Creation of two new rural residential lots 

Location:    Between Westport Road and Gardner Lane  

Assessment Roll Number: 102901001021415 

Designation:   The subject property is designated Rural and zoned Rural.  

Proposed Lot Configurations 

  Severed Parcel 1 
PL-BDJ-2022-0022 

Severed Parcel 2 
PL-BDJ-2022-0023 

Retained Parcel 

Area 0.7 hectares 
(1.74 acres) 

0.7 hectares  
(1.77 acres) 

0.7 hectares  
(1.8 acres) 

Frontage 
on Road 

144 metres (472 feet) 
on Westport Road 

76 metres (250 feet) 
on Westport Road 

 151 metres (495 feet) 
on Westport Road  

Frontage 
on Water 

None None None 

 

Related Applications 

The subject property is not subject to any other Planning Act applications at this time.  
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Township of South Frontenac 
Staff Report - Consent Applications PL-BDJ-2022-0022 and PL-BDJ-2022-0023 (Mancino)(ZanderPlan Inc.) 
 

 
www.southfrontenac.net 

Natural, Vibrant and Growing – a Progressive, Rural Leader. 

Discussion/Analysis 

These applications propose to create two new residential lots and one retained lot.  

Site Description 

The subject property is located on the north side of Westport Road and to the south of 
Gardner Lane. A portion of Gardner Lane is located on an un-opened road allowance that 
leads from Westport Road to Wolfe Lake.  

The subject property is triangular shaped and has a total area of 2.15 hectares (5.32 
acres). The property is vacant and consists of farmland. There are mature trees along the 
property line that abuts Westport Road as well as along Gardner Lane. There is a 
watercourse that runs through the edge of the property in the south-west corner. 

There is existing residential development along Gardner Lane surrounding the subject 
property. 

Proposal 
 
The purpose of these consent applications is to create two new residential lots.  

Lot 1 would be 0.7 hectares (1.72 acres) of land and would have approximately 144 metres 
of frontage on Westport Road. It would be located on the westerly side of the subject 
property.  

Lot 2 would be 0.72 hectares (1.7 acres) of land and would have approximately 76 metres 
of frontage on Westport Road. It would be located in the middle of the subject property, 
between Lot 1 and the retained parcel.  

The retained parcel would be 0.73 hectares (1.8 acres) of land and would have 95.9 
metres of frontage on Westport Road. It would be located on the easterly side of the 
subject property.  

Department and Agency Comments 

Public Services – Comments received from Public Services on April 8, 2022 indicate 
that there are adequate sight lines and frontage for an entrance for both severed 
parcels and the retained parcel. It was noted in the comments provided that the overall 
road condition is adequate to serve increased development/traffic. Staff noted that 
road widening would be required. Westport Road is an arterial road therefore the 
surveyor who prepares the reference plan would need to determine by survey the width 
of the public road to be 30 metres (100 feet).  
 
Public Services Staff also noted that the existing field entrance would need to be 
decommissioned and removed.  
 
Public Services has no objection to the approval of the application, subject to conditions. 
 
Building Services (Sewage System Review) provided comments on May 25, 2022 
indicating that the proposed severed parcels can provide flexibility in siting a sewage 
disposal system, specific requirements for the sewage system would need to be addressed 
prior to site development. Staff provided comments specifically for Lot 1 indicating that a 
more suitable location for the installation of a sewage system at a higher elevation is 
recommended to prevent unnecessary saturation of the sewage system by water run-off.  

Building Services noted that the retained parcel contains an existing sewage system. The 
applicant indicated that they have a septic permit for the sewage system on the retained 
parcel. Building Services noted that if the applicant wants to use this sewage system, a copy 
of the permit would need to be provided to the Township.  
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www.southfrontenac.net 

Natural, Vibrant and Growing – a Progressive, Rural Leader. 

The applicants wanted to be sure that a sewage system could be placed on the retained 
parcel regardless of the existing sewage system. The applicant was not sure what the 
existing sewage system could support. Therefore, in light of this, the applicant dug test holes 
on the retained parcel to demonstrate that the retained parcel has appropriate conditions for 
a sewage system. Building Services noted that the retained parcel can provide flexibility in 
siting a sewage disposal system, specific requirements for the sewage system would need to 
be addressed prior to site development. 

They have no objection to the approval of the application. 

Rideau Valley Conservation Authority provided comments on March 30, 2022. RVCA 
Staff are satisfied that the application is consistent with section 2.1 (Natural Heritage) and 
2.2 (Water) of the PPS.  

RVCA Staff identify that the property overlies a highly vulnerable aquifer that is susceptible 
to contamination, which could impact drinking water supply. They recommend best 
practices to mitigate undesirable effects on groundwater. They also indicate that they 
typically do not support the creation of undersized lots (less than 0.8 hectares) due to 
concerns with maintaining setbacks from natural heritage features and hazards and to 
ensure development occurs within zone regulations. They encourage reducing the 
proposed lot creation to one new lot, instead of two, to allow the minimum lot size to be 
met.  

However, RVCA notes that there is adequate room for future development to occur outside 
the 30 metre setback from the watercourse present on Lot 1. RVCA staff provide two 
recommendations should the lots be approved: 

1) A native shoreline buffer be retained or enhanced within the 30 metre setback of the 
watercourse 

2) Any future construction would need to be setback a minimum of 30 metres from the 
top of bank of any watercourse 

They have no objections to the approval of the application.  

RVCA Staff indicate that the severed and retained parcels are not within a regulated area by 
RVCA and no written permission is required from their office with respect to development and 
site alteration. Any alterations to the watercourse including culvert installation will require 
written permission from RVCA.  
 

Public Comments 

No comments have been received from the public.  

Planning Analysis 

The Provincial Policy Statement 2020 and the County of Frontenac Official Plan (Section 
3.3) permit residential development, that is locally appropriate, in rural areas. The subject 
lands are designated Rural in the Township of South Frontenac Official Plan. 

A review of the Rural Lot Creation Policies in Section 5.7.4 of the Official Plan confirms that 
the subject property is eligible for the proposed consents as it has not exceeded the 
maximum number of severances permitted from a lot of record existing the day of adoption 
of the Official Plan by Council.  
 
Section 5.7.4 (ii)(a) states that the minimum lot area for lots shall be 0.8 hectares (2 acres) 
with 76 metres (250 feet) of frontage on a public road. The land division policies (Section 
7.1) also echo the requirement for minimum lot area.  The severed parcels do not comply 
with the minimum lot area required by the Official Plan. The severed parcels are proposed 
to have an area of 1.7 acres (0.7 hectares) instead of the minimum 2 acres (0.8 hectares) 
required.  
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Natural, Vibrant and Growing – a Progressive, Rural Leader. 

In addition, Planning Staff used Frontenac Maps to determine that the building envelopes 
on Lot 1 and the retained parcel would be constrained due to the triangular shape of the 
lots and the applicable zoning provisions (e.g. minimum 30 metre setback from the 
watercourse,  20 metre setback from the front lot line, and 10 metre setback from the rear 
lot line.  
 
It is the opinion of Planning Staff that the applications do not conform to the Township 
Official Plan and Zoning By-law. The applications are not supported by staff. 
 
The subject property is sufficiently large to accommodate one severed parcel and one 
retained parcel that meet or exceed the minimum 0.8 hectare (2 acre) lot area requirement, 
and that would provide a larger, more flexible building envelopes. Staff recommend that the 
applicant consider withdrawing one consent application and amending the other application 
to propose severed and retained parcels that would comply with the minimum lot area 
required by the Official Plan and Zoning By-law.   
 
Another consideration that could be made by the applicant is to merge the subject property 
with a separate 0.3 hectare (0.7 acre) property owned by the applicant.  Merging the two 
properties would facilitate consent applications for two severed parcels and a retained 
parcel that comply with the minimum lot area required by the Official Plan and Zoning By-
law 2003-75.  The separate property was reportedly a portion of the original Westport Road, 
and that it was not stopped up and closed properly.  Planning staff and the applicant have 
discussed the procedure to formally stop up and close the road.  The road would need to be 
stopped up and closed, and the properties merged on title, before Planning staff would 
support amended consent applications for the creation of two severed parcels and a 
retained parcel from the subject lands. 
 
Section 5.7.4 (ii)(b) requires that rural residential development be serviced by a 
private well and private sanitary sewage disposal system. Section 7.1 also echoes 
this requirement. The Township requires the ability to be serviced by a private well to 
be demonstrated as a condition of consent approval. It is acknowledged that Building 
Services confirmed that the severed parcels and the retained parcel can each 
accommodate an appropriate sanitary sewage disposal system.  
 
At this time, Committee of Adjustment is being asked to decide on these consent 
applications as they do not meet the criteria for an undisputed consent as the severed 
parcels and retained parcel would have less the required minimum lot area.  
 
Staff recommend that the Committee defer making a decision in order to give the applicant 
an opportunity to consider amending their applications to propose severed and retained 
parcels that would comply with the minimum lot area required by the Official Plan and 
Zoning By-law.   
 
If the Committee chooses to grant the creation of two new lots with reduced lot areas, the 
lot areas of the severed parcels and the retained parcel would need to be recognized 
through a minor variance or zoning by-law amendment application depending on the extent 
of the deficiency. A survey denoting the exact area of the parcels would be required prior to 
a minor variance or zoning by-law amendment application being received by the Township. 
All standard conditions for consent applications should also be applied to any approval of 
the consent applications.  
 
Submitted by: Anne (Anna) Geladi, MCIP, RPP, Planner 

Reviewed by: Christine Woods, MCIP, RPP, Senior Planner 
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TECHNICAL MEMORANDUM 

 

To:   Mr. Andrew Klassen 

  73 Mill Bay Lane 

  Maberly, ON K0H 2B0  

 

From: Dylan Hill, P.Eng.   Reviewed: David Hodgson, P.Eng. 

  Geotechnical Engineer    Senior Engineer, Principal 

  Malroz Engineering Inc.    Malroz Engineering Inc.  

  

 

Date:  April 28, 2022  

 

Subject: Assessment of Slope Stability for Proposed Residential Dwelling 

  73 Mill Bay Lane, South Frontenac ON 

 

Malroz Engineering Inc. (Malroz) was contacted on April 12, 2022 by Mr. Andrew 

Klassen (the Client) to conduct an evaluation of the stability of a slope located at 73 Mill 

Bay Lane (Part Lot 34, Concession 7, Bedford), in South Frontenac, Ontario (the Site). 

This evaluation was conducted to support the construction of a new residential dwelling 

on the Site, designed in accordance with Part 9 of the Ontario Building Code. The 

property is located on the north side of Mill Bay Lane, on a peninsula in Mill Bay on 

Bobs Lake, approximately 11 km northeast of Tichborne, Ontario.  

 

This assessment was carried out in general accordance with the requirements of the 

Ontario Ministry of Natural Resources and Forestry (MNRF) guidelines as outlined in 

the MNRF Technical Guide for River and Stream Systems: Erosion Hazard Limit (2002) 

Slope Stability Rating System.  

  

File: 1639.00-101
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Malroz Engineering Inc. 

A site visit was carried out on April 21, 2022 by Mr. Dylan Hill, of Malroz Engineering, 

who is a licensed geotechnical engineer in the province of Ontario (CV enclosed at the 

end of this document), in order to document conditions and complete the inspection. 

The results of the field observations, as per the MNR Slope Stability Rating System, are 

summarized in the following sub-sections of this memorandum: 

 

Project Understanding and General Observations 

 

We understand that the Client proposes to demolish the existing single storey dwelling 

in its entirety, and construct a new multi-season residential dwelling, designed in 

accordance with Part 9 of the Ontario Building Code (i.e. small structures). We 

understand that the proposed new structure will extend the existing building footprint 

marginally to the northwest, and to the southeast. The foundation for the proposed new 

dwelling will consist either of shallow strip footings along the perimeter of the structure 

or a thickened slab on grade.    

 

The proposed corners of the new building, as pinned by the Client at the time of the site 

visit, were located between approximately 9.3 and 11 m from the crest of the slope on 

the Site, which is located to the north west and extends downward to Bob’s Lake. A 

staircase was observed running down the face of the slope to the shoreline. An existing 

residential dwelling was observed on the adjacent property to the west.. Figure 1, 

enclosed at the end of this memorandum in Attachment A, depicts the Site and 

topography of the immediate area (retrieved from the MNRF). Our understanding of the 

configuration of the proposed development is based on the topographic survey, 

enclosed at the end of this memorandum. 

 

As discussed with the Client during our visit to the Site, we understand that the slope 

will not be altered in any way as a part of the currently proposed development.  

 

Several photographs of the Site are enclosed in the attached photo log at the end of this 

document in Attachment B. 
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Rating System 

 

The Ministry of Natural Resources and Forestry (MNRF) Slope Stability Rating System 

employs a semi-quantitative scoring system based on the categories summarized 

below. A higher assigned score identifies a greater level of risk associated with the 

categories. The slope inspection field record is provided in Attachment C and discussed 

below. 

 

Slope Inclination and Height:  

 

The inclination of the slope past the crest was estimated during the Site visit to be near 

vertical (between 60-80 degrees). Slope height was measured in the topographic survey 

to be between 15 and 16 m from the high water mark at the base of the slope to the 

crest.  

 

Based on the above, we have assigned a score of 24 (16 for inclination and 8 for height) 

for this category under the MNR’s Slope Stability Rating System. 

 

Soil Stratigraphy: 

 

Outcropping of Precambrian granitic rock was observed throughout the area of the 

development, with the Client noting that a short retaining wall constructed previously to 

the northeast of the house required significant effort for rock removals. The existing 

structure was observed to be founded on piers placed directly on limestone bedrock 

(see photo log enclosed).  

 

The physiography of the Bobs Lake area was described by the Ontario Geological 

Survey (OGS) as shallow till and rock ridges (Chapman and Putnam, 2007). The OGS 

mapped the Quaternary geology (OGS, 2010) of the area predominantly as very thin 

glacial drift with exposed bedrock, with coarse-textured glaciolacustrine deposits of 

sand and gravel to the south of the site. Bedrock geology was mapped by the OGS 

(Easton, 2001; OGS, 2011) as near the peninsula as gneiss with intercalated marble. 

Foliation of the metamorphic rocks along the peninsula is trending to the northeast and 

is moderately to steeply dipping towards the southeast. 
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Malroz Engineering Inc. 

Based on the above, we have assigned a score of 0 for this category, with the 

expectation that all new developments will have foundations constructed directly on 

bedrock.  

 

Seepage: 

 

No seepage was observed from the face of the slope, nor were any watercourses 

present along the slope. Bob’s Lake is located directly at the toe of the slope.  

 

Based on the above, we have assigned a score of 0 for this category. 

 

Vegetative Cover: 

 

The slope was lightly grass covered with some medium sized brush and bushes, and a 

large number of mature trees over the entire face.  

 

Based on the above, we have assigned a score of 0 for this category. 

 

Drainage: 

 

Several minor erosional features or were observed on the slope face, e.g. exposed rock 

on some shallower sections of slope. However, relatively dense underbrush suggests 

only minor flow over the slope face during wet seasonal periods. The up-gradient 

catchment area is expected to be relatively small. 

 

Based on the above, we have assigned a score of 2 for this category. 

 

Toe of Slope:  

 

No toe erosion was evident at this Site. Numerous outcrops of granitic rock were 

evident across the slope face. Vegetative cover should be maintained at the toe of the 

slope where possible order to prevent erosion if possible, however given the well 

established root mat from mature tree growth, we would not consider this an absolute 

requirement. Only a thin drift of overburden is present at this location on the slope face. 

Bob’s Lake is located directly adjacent to the bottom of the slope.  
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Based on the proximity of Bob’s Lake to the slope toe, we have assigned a score of 6 

for this category. 

 

Landslide History: 

 

No obvious evidence of local landslides in the immediate area of the Site were observed 

(i.e. bowed trees, tension cracking, slumped ground etc.).  

 

Based on the above, we have assigned a score of 0 for this category. 

 

Discussion  

 

Following our review of the Site in accordance with the MNR Slope Stability Rating 

System, a summation of rating values total score of 32 has been achieved. Accordingly, 

this slope is considered to have a slight potential for instability. Based on the 

observation of significant rock outcropping in the area of the existing development (see 

photo log), in our opinion no further test pitting or drilling was necessary in the area of 

development and criteria for the field investigation has been satisfied. Given the lightly 

loaded nature of a typical Part 9 residential structure, the proximity to the slope as 

proposed (e.g. roughly 9-12 m from the crest), the well vegetated nature of the slope 

face, and the apparent massive rock, we are of the opinion that no viable failure (planar, 

wedge, circular, block or buckling) is likely to occur over the service life of the structure.   

 

Vegetation should be maintained on all slopes to the extent possible to limit erosion, 

and no excavations should take place on the face or at the slope toe without additional 

evaluation by a geotechnical engineer.  

 

The proposed addition is suitable to be constructed at the existing setback. We 

recommend that construction of any ancillary structures (retaining walls etc.) be set 

back a minimum of 1 m from the top of the slope. However, we understand that the 

conservation authority recommends a minimum 6 m setback from top of slope for such 

structures, which should be respected without further assessment and approval from 

relevant authorities.  
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Malroz Engineering Inc. 

Closure 

 

We trust this memorandum meets your present requirements. Please do not hesitate to 

contact us should there be any questions or clarifications required.  
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Face of slope from mid-slope, looking 

east

Photo 1 Photo 2 Photo 3Face of slope from crest, looking north Pier foundations of existing residence

placed directly on bedrock.
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Malroz Engineering Inc. 

 

DYLAN HILL, P.Eng., QP 

Senior Geotechnical Engineer 

 

Education 

B. Eng. Civil Engineering 
Lakehead University, 2010 

Diploma Civil Engineering 
Technology 
St. Lawrence College, 2007 

Professional Designations 

Licensed Professional 
Engineer, Ontario 
(#100160715) 

Qualified Person (ESA), 
Ontario Ministry of the 
Environment, Conservation 
and Parks (MECP) 

Professional Development 

Canadian Geotechnical 
Society (National) – member 
of professional practice 
committee (current) 
 
Canadian Geotechnical 
Society, Kingston Section, 
Past Chair and Director 
(current) 
 
CGS-SOS workshop on 
Cone Penetration Testing 
(CPT), 2019 

Rocscience Slide2 Technical 
Course, 2018 

Working at heights training, 
2017 

 

Summary 

Mr. Hill has been a member of the Malroz team since 2017.  
He has over 11 years of geotechnical and geo-environmental 
engineering experience, with project experience ranging from 
small site characterization work at the local and municipal level 
to major infrastructure works under P3/AFP models. Mr. Hill 
has managed projects in a number of Canadian provinces, 
including operating and managing field offices in remote and 
challenging environments such as Baffin Island. Mr. Hill has 
several thousand hours of geotechnical/geo-environmental 
drilling experience, with geotechnical, direct push and 
exploration drill rigs. He has extensive experience developing 
work plans for site characterization, supervising 
subcontractors, liaising with private and 
governmental/institutional clients and regulatory bodies, as 
well as with on-site construction inspection/oversight for 
construction materials testing and geotechnical aspects. Mr. 
Hill is the Engineer of Record for Malroz’s CCIL certified 
materials testing laboratory, and provides oversight of 
applicable laboratory activities.  

Example Projects  

Performance Testing of Large Diameter Post-Tensioned 
Grouted Anchors, Eglinton Ave West and Tretheway Drive, 
Toronto ON 

Mr. Hill supervised the performance testing of testing of two 
large diameter grouted anchors, consisting of 37 braided steel 
cables, grouted over 10 m bond lengths within limestone 
bedrock. Testing included performing cyclical load/unload 
cycles as specified in project agreement (in general 
conformance with PTI requirements), as well as 24 hour creep 
tests for each. Results presented included loading versus 
elongation vs theoretical expected for each loading cycle, as 
well as log-time presentation of displacement during creep 
testing. Challenges included maintaining suitable 
enclosure/control over the test apparatus at the time of work 
based on prevailing atmospheric conditions. 

 

Fletcher’s Creek Bridge Pile Load Testing, Highway 401, 
Toronto ON 

Mr. Hill supervised a full scale pile load testing program at 
Fletcher’s Creek bridge. Testing was conducted for the 
construction contractor, in general accordance with ASTM D-
1143 using modified Procedure A.  
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HAZWOPER, refresher, 
2019 

HAZWOPER 40 hour 
training course, 2012 

Work Experience 

Malroz Engineering Inc. 
Geotechnical Engineer 2017 
– Present 

SNC-Lavalin GEM Ontario 
Inc. Geotechnical Project 
Manager – 2014-2017 

Inspec-Sol Inc. 
Geotechnical Project 
Coordinator/E.I.T. – 

2010-2014 

Student Residence, Queen’s University, Kingston, ON 

Managed a geotechnical investigation and long term 
groundwater study for a new multi-storey student residence 
building located on Albert Street in Kingston, Ontario. The 
investigation included advancement of a number of borings 
and rock probes to determine appropriate founding elevations 
across the Site, retrieval and compressive strength testing of 
numerous rock core samples in order to calculate true bearing 
resistances (as opposed to estimates based on published 
values), as well as installation of monitoring wells across the 
Site outfitted with Solinst leveloggers to evaluate seasonal 
groundwater fluctuations and comment on their effects on the 
proposed development.In addition, worked with a geophysics 
subconsultant in order to provide in-situ shear wave velocities 
to provide a more favorable site classification for seismic site 
response, reducing the cost for the building seismic force 
restraint system and related ancillary works (HVAC restraints, 
etc). 

Various Highways, Prince Edward County, ON 

Completed geotechnical investigations and pavement designs for several major highways as 
well as local roads in Prince Edward County for the 2018 and 2019 construction year, in 
accordance with AASHTO 1993 design methodology, adapted for Ontario conditions per MTO 
technical publication MI-183. In addition, managed materials testing program during the 
construction phase, including providing technical input to several contract dispute resolutions. 

County Road 4 Reconstruction, County of Lennox and Addington, ON 

Working in conjunction with the County’s design consultant, led an investigation for the 
rehabilitation of Lennox and Addington County Road 4 between County Highway 33 and 
Highway 401, an approximately 7 km PCC roadway with nearly 1 km of asphalt overlay. The 
field program included advancement of nearly 100 borings and retrieval of a similar quantity of 
pavement cores. Lab testing included gradation analysis of existing granular base materials to 
determine suitability to remain in place, as well as subgrade soils. The  Client was provided with 
a number of rehabilitative options, with designs carried out in accordance with AASHTO 1993 
design methodology, adapted for Ontario conditions per MTO technical publication MI-183. Mr. 
Hill assisted the Client through design and tender phase of the work by attending design 
decision meetings to provide input, as well as responding to technical inquiries from bidders. Mr. 
Hill will manage assurance efforts in relation to construction materials to be carried out on behalf 
of the Client during construction.  

City of Toronto, Various Roads, ON 

Project manager/lead geotechnical engineer for investigations related to road 
reconstruction/redevelopment in the GTA. Samples were submitted from each roadway for 
analysis in accordance with O.Reg. 278/05 (“Ashing Method” as per EPA-600R-93-116) to 
detect presence of asbestos fibres in asphalt for each investigation completed.  
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Crosslinx Transit Solutions, Toronto, ON 

Acted as one of the lead geotechnical designers for several major developments on the Eglinton 
Crosstown Light Rail project in Toronto, Ontario, including new bridges, mechanically stabilized 
earth walls, and large diameter culverts. Tasks included preparation of supplementary 
geotechnical investigation programs, construction impact assessment reports, coordination with 
project stakeholders in addition to internal staff, conducting various foundation analyses and 
generating technical reports and memorandums. In addition, Mr. Hill also generated 
specifications for geotechnical instrumentation and monitoring programs for various aspects of 
the project. 

Integrated Logistics (ILS) Maintenance, Transportation and Supply Facility Project (materials 
testing and inspection), CFB Kingston, ON  

Managed geotechnical inspection and construction materials testing for new multi-storey 
building. Testing included concrete, aggregates, and asphalt compliance, as well as a detailed 
vibration monitoring program during construction. Responded to queries from DCC stakeholders 
during the construction on subgrade problems, cold weather concreting, and other pertinent 
items raised due to changed conditions and/or seasonal construction issues.  

New Sports Stadium, Queen’s University, Kingston, ON 

Managed an investigation for a new sports stadium and ancillary buildings, which involved an 
evolving scope of work due to unexpected site conditions and presence of impacted soils. Value 
added solutions were presented to the Client through the use of more non-traditional 
characterization methods such as the use of refraction tomography geophysical methods to 
assist in characterizing a suspected previously backfilled quarry in the area of construction. 
More recently, also conducted geotechnical investigations for a new multi-storey residence 
building and an 8 storey addition to Duncan Mcarthur hall on west campus.  
 
Wind Farm, Port Hardy, BC 

Managed a multi-stage field investigation at a remote access site in northwestern Vancouver 
Island for a new wind farm, including establishment of a field office, coordinating subcontractors 
and managing stakeholder relations during ongoing pre-construction activities such as road 
construction and tower and Site clearing. Mr. Hill performed all geotechnical investigative works 
for the project, performed a geophysical investigation program, in addition to carrying out 
inspection activities during the construction phase of the project (i.e. subgrade, reinforcing steel 
etc.).  

Subsurface Reactive Barrier System, CNRL, Northern Ontario,  

Performed a geotechnical investigation in support of construction of a subsurface permeable 
reactive barrier system to treat at Strontium 90 contaminated groundwater plume originating at a 
CNRL waste management area. Tasks performed on this project included undertaking field 
work in a radiologically hazardous working environment, coordinating with federal agencies’ 
staff, as well as preparation of technical reports and design recommendations based on the 
results of the field program.  
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June 2, 2022 
22-SFR-MVA-0018 (Bedford) 
 
Township of South Frontenac  
Committee of Adjustment 
PO Box 100 
4432 George Street 
Sydenham, ON 
K0H 2T0 
 

Attention: Anna Geladi RPP, MCIP  

 
Subject:  Klassen, Andrew; Application for Minor Variance, PL-ZNA-2022-0034 – 73 Mill  

Bay Rd, Lot 34, Concession 7; Geographic Township of Bedford, Now the 
Township of South Frontenac; Roll Number: 1029 0100 2022 4000 0000 

------------------------------------------------------------------------------------------------------------ 
 
Dear Ms. Geladi, 
 
The Rideau Valley Conservation Authority (RVCA) has reviewed the subject applications within 
the context of: 

-  Section 2.1 Natural Heritage, 2.2 Water, and 3.1 Natural Hazards of the Provincial 
Policy Statement under Section 3 of the Planning Act; 
-  The Rideau Valley Conservation Authority (“Development, Interference with Wetlands 
and Alteration to Shorelines and Watercourses” regulation 174/06 under Section 28 of 
the Conservation Authorities Act); 
- The Mississippi-Rideau Source Water Protection Plan; 
- The Tay-River-Bobs Lake Catchment Report 

 

The Proposal 

The RVCA understands this application is seeking to remove an existing seasonal dwelling and 
build a new wheelchair-accessible permanent residence with an attached garage.  It is 
understood that the initial site plan has been altered since the initial circulation and resulted in 
locating the septic to the rear of the proposed garage rather than adjacent to the proposed 
dwelling. 
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The Property 

The subject property is an 0.22 ha rectangular-shaped lot with 32 m of frontage on Mill Bay, 
Bobs Lake as well as 32 m of road frontage on Mill Bay Lane.  The property slopes steeply from 
the shoreline, a series of wooden staircases provide access to the water. From the top of the 
crest the land slopes gently to the existing dwelling. There are several mature trees and an area 
cleared with a patio between the existing cottage and the top of slope.  To the rear of the 
cottage the property slopes towards Mill Bay Lane. Several mature trees and native vegetation 
exist throughout the slope and riparian zone.  A review of desktop mapping and a site visit to the 
subject property on April 1, 2022, indicated the following natural hazards or natural heritage 
features: 

-Our office has a regulated flood level of 163.07 metres above sea level associated with 
Bobs Lake 
-Bobs Lake is considered to be a watercourse for the purpose of our regulation 
-Steep slopes are present on the property adjacent to Bobs Lake 
-The property overlies a highly vulnerable aquifer 

A review of our records does not reveal the presence of marine clays, organic soils, or wetland 
areas.  
 
Review Comments  

Provincial Policy Statement 

Regarding Section 2.1 of the PPS, our office has no concerns. 

Concerning Section 2.2 of the PPS, planning authorities are required to protect, improve or 
restore the quality and quantity of water.  This may be achieved through using the watershed as 
the ecologically meaningful scale for long-term planning, which can be a foundation for 
considering the cumulative impacts of development.  This section also identifies minimizing 
potential negative impacts, ensuring stormwater management practices minimize stormwater 
volumes and contaminant loads, and maintaining or increasing the extent of vegetative and 
pervious surfaces as measures to safeguard water resources. 

Concerning section 3.1 of the PSS a slope stability study has been submitted in support of this 
application to address any hazards associated with steep slopes, and recommendations have 
been provided to mitigate any hazards resulting from the proposed development. 

Ontario Regulation 174/06 

Currently, our office regulates the shoreline of Bobs Lake. Should any development be 
proposed along the shoreline of Bobs Lake (including, but not limited to, grading, site alteration, 
dock installation, or erosion protection works) the prior written permission is required from our 
office in accordance with our (Development, Interference with Wetlands and Alterations to 
Shorelines and Watercourses) made under Section 28 of the Conservation Authorities Act. 
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The development proposed in the subject application does not include any shoreline alteration 
and will not require written permission from our office.  

Bobs Lake-Crow Lake Catchment Report 
 

This lot is located on Mill Bay in Bobs Lake, the 2017 report indicates that Mill Bay has a water 
quality rating that ranges from “Poor” (2006-2008) to “Fair ”(2015-2017) based upon samples 
collected at the bay’s deep point.  Occasional nutrient exceedances, periods of limited fish 
habitat conditions in late summer, and generally clear water contributed to the rating.  A water 
quality monitoring site (RVL-23B) is located across the bay from this property and indicated 
moderate nutrient levels and low bacterial counts.  The catchment report notes that well-
vegetated shorelines are critically important in protecting water quality, and habitat conditions 
and reducing the potential for erosion, and highlights the importance of shoreline protection 
particularly where water setbacks cannot be met. and reduce the amount of stormwater runoff to 
the lake, this is particularly important on sensitive waterfront properties that have steep slopes 
or shallow soils.  

 
Mississippi Rideau Source Water Protection Plan 

This property has been identified as overlying a highly vulnerable aquifer as stated in the 
catchment report and indicated in the Mississippi-Rideau Source Water Protection Plan. These 
are aquifers that are vulnerable to surface contaminants due to thin or absent soils overlying 
bedrock that may be fractured. 

Where these conditions exist, it may be possible for contaminants to enter drinking groundwater 
supplies. For this reason, care should be taken to avoid land uses and practices that may 
inadvertently lead to undesirable effects on groundwater. For this reason, care should be taken 
to avoid land uses and practices that may inadvertently lead to undesirable effects on 
groundwater. Some best practices that could be considered include: 

• increased well casing depths; 

• increased distance of septic systems from drinking water wells; 

• ensuring wells are located upgradient of septic sewage disposal systems 

• ensuring that wells and septic systems are properly maintained, 

• avoiding the use of pesticides, herbicides, and fertilizers. 
 
Assessment of Slope Stability 
 
An assessment of slope stability (prepared by Malroz Engineering Inc, File 1639.00-101, dated 
April 28, 2022) was provided in support of this application.  The report found the slope to be 
stable due to the shallow depth to bedrock.  Technical staff from our office reviewed this report 
and accepted the finding of a stable slope and that the proposed setback of 9 m to 11.3 m from 
the top of crest was adequate. In addition to the recommendation that vegetation is retained on 
the slope to the extent possible, the RVCA requires that the 6 metre setback from the crest of 
the slope be left natural and not regraded or disturbed.  
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Township Zoning By-Law 
 
The subject property is within the Rural Waterfront zoning designation, within this zone the 
following regulations are stated for a single detached dwelling (Section 8.3): 
 -Lot area (minimum) 10 000 m2 
 -Road frontage (minimum) 76 m 
 -Water frontage (minimum) 91 m 
 -Lot coverage (minimum) 5 % 
 
Additionally, within the General Provisions (Section 5.24) lot coverage for accessory buildings of 
5% is permitted.  
 
The subject property does not meet the minimum requirements for lot size and frontage under 
the zoning designation, is it understood that it is considered an existing undersized lot. Section 
5.12 of the General Provisions speaks to undersized lots and states: 

“…such smaller lot may be used and a building or structure may be erected, altered or 
used on such smaller lot, provided that a suitable building envelope, outside of any 
hazards, which is appropriate for the intended use and which minimizes environmental 
impacts can be identified…” 

 
 
With requestion to the subject application Section 5.36 address requirements for Minor 
Variances and states: 

“The Committee of Adjustment may consider a variance to any provision of this By-law 
provided that: a. the variance conforms with the intent of the Township Official Plan and 
Zoning By-law; b. the variance is appropriate for the proper development of the property; 
and c. the variance is minor in nature.” 

 
 
Discussion  
 
The proposed dwelling would encroach on the existing water setback but is located outside the 
minimum 30 m setback as required by section 5.2.7 of the Townships Official Plan ((b)Policies 
of Development and Site Alterations Adjacent to Lakes and Rivers).  During the site visit our 
office expressed concern regarding the reduced setback from the top of the slope and 
recommended a slope stability study be completed to ensure any hazards or erosion risks could 
be mitigated. Technical staff from our office accepted the finding that the slope was stable and 
the proposed encroachment on the existing setback would not result in a hazard. As part of this 
review, a 6 m setback from the top of the slope be left in with natural vegetation cover is 
recommended. 

As an existing undersized lot, there are challenges in considering the amount of development 
relative to the lot size.  Under the Rural Waterfront zoning, 5% lot coverage is permitted for a 
single detached dwelling (Section 8.3.1 of the Township’s Zoning By-law), and an additional 5% 
is permitted for accessory structures not attached to the principal dwelling (Section 5.24). The 
existing cottage represents 3.6% lot coverage.  The proposed dwelling (8%) with an attached 
garage (3.9%) would increase the lot coverage for the dwelling to 11.9%, exceeding the 5% 
permitted within the Rural Waterfront zone. 

In considering this proposal it is noted that the proposed lot coverage (11.9%) is slightly above 
the total lot coverage of 10% that could be permitted given the provisions for both a dwelling 
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(5%) and accessory structures (5%) within the Zoning By-law; and could be considered minor.  
However, there is the concern that this interpretation would still enable additional accessory 
structures. As understood by this reviewer, the Zoning By-law considers the attached garage as 
part of the principal dwelling and not an accessory structure.  As a result, 5% lot coverage would 
still be available for accessory structures. Should the Township approve this proposal, our office 
would not support any future development or structures on this property. Under the PPS 
planning authorities are required to protect and improve water quality and maintaining or 
increasing the extent of vegetative or pervious cover is identified as a method to protect water 
quality.  Increases in impervious surfaces (including buildings and structures) have the potential 
to increase runoff, erosion, and sedimentation which can contribute to water quality impairment.  
Given that the current proposal would allow for additional accessory buildings and a further 
increase in lot coverage, it is the opinion of this reviewer that the current proposal and 
requested variance do not conform to the intent of the Township’s Zoning By-Law.  As such, the 
current proposal cannot be supported as presented by our office.   

However, this reviewer is of the opinion that revisions could be made to allow for development 
that meets the intent of the Township’s Zoning By-Law and provides better protection for water 
quality conditions in Bobs Lake. Resubmission of the application as a zoning by-law amendment 
with a provision that limits the lot coverage to that within this proposal and does not permit 
additional accessory structures would be encouraged.  Alternatively, a revised proposal with a 
detached garage as an accessory structure could be considered. In any resubmission we would 
recommend consideration should be given to the mitigation of runoff through low-impact 
development (LID) measures such as French drains or natural areas with robust vegetation to 
promote infiltration of surface water.  Additionally, the recommendations provided in the slope 
stability assessment and technical review comments by our office should also be included. Our 
office does understand that similar suggestions have been previously discussed between the 
applicant and the Township, and would encourage them to work with both our office and the 
Township to develop a proposal that better meets the Zoning By-Law. 

Conclusions 

In conclusion, our office cannot support the current application as proposed. Please advise us 
on the Committee’s decision respecting this application or any changes in the status of the 
application. 

Thank you for the opportunity to comment and please do not hesitate to contact the 
undersigned at (613) 692-3571 x1109 should you have any questions. 

Yours truly, 

 
Sarah MacLeod-Neilson 
Planner 
 
cc – Andrew Klassen, owner 
cc – Terry Davidson, RVCA 
cc – Matthew Doyle, South Frontenac 
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To: Committee of Adjustment 

Prepared by: Development Services Department 

Date of Meeting: June 9, 2022 

Subject: 
Minor Variance Application (S. 45(1) of the Planning Act) 
PL-ZNA-2022-0034 (Klassen) – 73 Mill Bay Lane, Bedford 
District 

Summary 

This application is a request for zoning relief for lot coverage and top of bank setback for a 
single detached dwelling. This report recommends that the Committee of Adjustment deny 
this application.  

Denial is recommended because the application fails to meet the four tests of a minor 
variance. The proposed 12% lot coverage for the dwelling with an attached garage does not 
maintain the general intent and purpose of the Official Plan nor Zoning By-law No. 2003-75.  

 

Background 

This application was heard at the May 12, 2022 Committee of Adjustment Meeting. 
Township Staff recommended deferral: 

1) to provide the applicant time to work with their sewage system installer to provide a 
revised design of the sewage system to the Building Department, 

2) to allow RVCA time to peer-review the slope stability study, and 

3) to allow the applicant time to consider revising their application to reduce the proposed 
lot coverage. 

The Township has since received confirmation that the sewage system installer will provide 
a revised design of the sewage system, as well as technical comments from RVCA. 

Following the Committee meeting, Township Staff spoke with the applicant about 
alternatives for the proposal. The applicant confirmed on May 26, 2022 that they would like 
to proceed with the application as originally submitted. No changes have been made to the 
application.  

Official Plan Designation: Rural 

Zoning: Limited Service Residential Waterfront – (RLSW) 
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Zoning Relief Requested 
 

Section 5.8.2(b) – (Top of Bank): to permit a dwelling with attached garage to be setback a 
minimum of 9.3 metres (30 feet) from the top of bank whereas the Zoning By-law requires a 
minimum 15 metre (49.2 feet) setback. 

Section 10.3.1 – (Lot Coverage): to permit a dwelling with attached garage to have a 
maximum lot coverage of 12%, whereas the Zoning By-law permits a maximum of 5% lot 
coverage for the principal building. 

Discussion/Analysis 

Property Description 
 
The subject property is located at 73 Mill Bay Lane and has an area of approximately 0.2 
hectares (0.53 acres) with frontage on Bobs Lake. The subject property is located on the 
north side of Mill Bay Lane.  
 
The property contains a single detached dwelling with attached deck and a small shed. The 
property rises steeply from the shoreline of Bobs Lake to a flat area where the existing 
dwelling is located. The property drops steeply from the location of the existing dwelling 
towards the lane. The area between the shoreline and the flat area consists of bedrock and 
is predominately forested. The area between the flat area and the lane is also treed.  
 
The existing dwelling is one storey and has an attached deck located on the north side. The 
building has a height of 6 metres and a ground floor area of 77.6 square metres (835 
square feet). The total footprint of the dwelling and deck is 127 square metres (1367 square 
feet). The dwelling and deck are setback more than 30 metres from the highwater mark, 
except for the landing for the deck stairs, which is setback 29 metres (96 feet). The dwelling 
and deck are setback 10 metres from the top of bank, at the closest point. The lot coverage 
of this dwelling is 6%.  
 
The shed is located to the south of the dwelling, 21 metres (70 feet) from the highwater 
mark of Bobs Lake. It has a footprint of 8 square metres (90 square feet). The shed has a 
lot coverage of 0.3%.  
 
A sewage system is located south of the dwelling, between the dwelling and the 
neighbouring property to the south. The property is in an area of similarly developed 
waterfront residential properties.  
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Summary of Proposal 
 
The applicants are proposing to demolish the existing dwelling, deck and shed and build a 
new dwelling with an attached garage on the same general footprint.  
 
The new dwelling with attached garage will be one storey with a height of 6.4 metres (21 
feet) and have a ground floor area of 257 square metres (2770 square feet). It would have a 
slab-on-grade foundation.  There will be a stone patio instead of an attached deck on the 
waterside of the dwelling.  The dwelling will be setback 30 metres from the highwater mark 
of Bobs Lake and 9.3 metres from the top of bank.  
 
The floor area of the new dwelling with the attached garage will be 130 square metres 
(1403 square feet) larger than the existing dwelling and deck. This will result in an increase 
of 6% lot coverage for a total of 12%.  
 
The applicants and their agent identified that the sewage system will need to be upgraded. 
The applicants and their agent consulted with a sewage system installer and have applied 
for a new class 4 sewage system to be located on the subject property. The original 
location for the new sewage system was proposed to be located more than 30 metres from 
the highwater mark, between the dwelling and the neighbouring property to the south, in the 
same location as the existing sewage system.   
 
Upon further review, a better location was determined for the sewage system. The sewage 
system will now be set into the hill between the lane and the dwelling, to the east of the 
driveway. The location of the old sewage system, between the dwelling and the 
neighbouring property will remain vacant as manicured lawn. The old system will need to be 
removed and the site will need to be restored.  
 
The applicant submitted with their application, a letter of support from the neighbours to the 
south (67 Mill Bay Lane). The neighbours note that they support the design, site plan and 
proposed location and that the new structure will not impact their view of the lake or trees 
and therefore have no objection to the proposed plans.  
 
The applicant submitted a Slope Stability Study in support of the application (Malroz 
Engineering Inc, dated April 28, 2022) which speaks to assessing construction near the 
steep slope to ensure that any slope stability or erosion hazard risks would be addressed. 
This was required as the proposed reconstruction would encroach on the 15 metre setback 
from the top of bank. The study concluded that the slope is stable and that the proposed 
dwelling is suitable to be constructed at the existing setback of 9.3 metres.  
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Department and Agency Comments 
 
Building Services (Sewage System Review) 

Building Services provided comments on May 5, 2022 indicating that they are working with 
the applicants’ sewage system installer and are waiting for a revised design from the 
installer. The sewage system is now proposed to be located between the dwelling and the 
lane, in a different location than what was originally proposed (i.e. where the existing 
sewage system is located).  

Building Services confirmed on June 1, 2022 that the sewage system installer will provide a 
revised design for an advance treatment Eljen system instead of the proposed Filter bed 
system, due to the site constrains. The sewage system will be located on the west site of 
the driveway, between the road-side property line and the proposed dwelling. The location 
of the old sewage system will need to be decommissioned and restored.  

 

Rideau Valley Conservation Authority 

 
Rideau Valley Conservation Authority (RVCA) Staff spoke to Planning Staff via telephone 
on May 6, 2022. They noted their Engineer is currently reviewing the slope stability study. 
They request more time to review the study that was received on April 29, 2022.  
 
The Director of Engineering and Regulations for RVCA provided comments in a letter dated 
May 20, 2022  indicating that the proposed setback of 9.3 metres to 11 metres to the new 
dwelling from the top of the slope is acceptable. 
 
RVCA staff provided updated comments on June 2, 2022. RVCA reviewed the assessment 
of slope stability (prepared by Malroz Engineering Inc, dated April 28, 2022) which was 
provided in support of this application. They note that the proposed setback from the top of 
bank that the study recommended was adequate. RVCA recommends that the 6 metre 
setback from the top of the slope be left natural and not be disturbed.  
 
RVCA staff note that the proposed lot coverage is slightly above the total lot coverage of 
10% that could be permitted given the provisions for both a dwelling (5%) and accessory 
structures (5%) within the Zoning By-law and there is concern that this interpretation could 
still enable additional accessory structures for an additional 5%.  
 
RVCA notes that they would not support any future development or structures on the 
property. They note that increases in imperious surfaces which includes buildings and 
structures have the potential to increase runoff, erosion and sedimentation which can 
contribute to a decrease in water quality. Given that the current proposal would allow for 
additional accessory structures, RVCA does not support the current proposal.  
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RVCA states that revisions could be made to allow for development that does meet the 
intent of the Zoning by-law and provides better protection for water quality condition in 
Bob’s Lake. They suggest applying for a zoning by-law amendment with a provision that 
limits lot coverage on the property and/or detaching the garage.  
 
RVCA recommends taking into consideration any mitigations such as French drains or 
natural areas with robust vegetation to promote infiltration of surface water.  
 
The development proposed in the application will not require a permit from RVCA because 
it does not include any site alteration.  
 
RVCA dos not support the currently application as presented.  
 

Public Comments 
 
One comment was received from the neighbours located at 67 Mill Bay Lane in support of 
the application.   
 
Planning Analysis 
 
The proposal needs to be assessed against the four tests of a minor variance outlined in 
Section 45(1) of the Planning Act. All four tests must be met for an application to be 
approved. It is the opinion of Planning staff that the proposal does not meet all of the four 
tests as explained below. 
 
Does the variance maintain the general intent and purpose of the Official Plan? 
 
The subject property is designated Rural in the Township Official Plan. The Township of 
South Frontenac Official Plan’s housing goal encourages residential development which is 
affordable, of high quality and capable of meeting the changing and diverse needs of the rural 
community. The proposed dwelling with attached garage is consistent with the permitted 
residential use of the property, and would contribute to improved housing in the Township. 
 
Section 5.2.4 of the Official Plan requires development to be directed away from lands which 
may be subject to shoreline erosion hazards. The Slope Stability Study (Malroz Engineering 
Inc, dated April 28, 2022) confirmed that the proposed dwelling  is not expected to be subject 
to an erosion hazard. 
 
Section 5.2.7(b)(i) of the Official Plan requires development to be setback a minimum of 30 
metres from the high water mark, and encourages maintenance of natural vegetation and the 
soil mantle within the 30 metre setback. It is the intent of the Official Plan that all buildings 

Page 246 of 335

http://www.southfrontenac.net/
http://www.southfrontenac.net/


 
 
Township of South Frontenac 
Staff Report - PL-ZNA-2022-0034 (Klassen) – 73 Mill Bay Lane, Bedford District 
 

 
www.southfrontenac.net 

Natural, Vibrant and Growing – a Progressive, Rural Leader. 

and structures not related to the use of the water and all sewage disposal leaching beds be 
well setback from the highwater mark to minimize environmental and visual impacts to the 
lake and maintain a natural appearance of the shoreline. The proposed dwelling and sewage 
system will be located outside of the 30 metre setback, in the same general footprint as the 
existing dwelling. Vegetation within the setback area is anticipated to be disturbed as little as 
possible through the redevelopment of the property. 
 
The existing community is characterized by predominately small single detached dwellings 
with waterfront view or access to the shoreline. As explained in section 5.2.7 of the Township 
Official Plan, the policies of the plan are to protect and strengthen the character of these 
areas, while it should be expected that incremental change is expected as a natural part of a 
growing community subject to redevelopment of changing lifestyles and accessibility 
throughout the municipality and the transition from a more seasonal dwelling to more 
permanent dwellings in the area. As pressures amount to permit higher density development, 
there is a need protect the Township’s waterfront areas, unique natural and environmental 
character. On the subject property, the intent of this policy would best be maintained through 
a zoning by-law amendment that would prescribe a maximum lot coverage for the principal 
building and prohibit accessory buildings and structures.  There is further discussion on this 
below. 
 
The proposed development maintains the general intent and purpose of the Official Plan, 
specifically the policies on limited service residential development, but not those on 
development within environmentally sensitive areas. 
 
Does the variance maintain the general intent and purpose of the Zoning By-law? 
 
The intent and purpose of Zoning By-law No. 2003-75 is to regulate the use of lands and 
the character, the location and use of buildings and structures within the Township.  
 
The proposed dwelling with attached garage is a permitted use on the subject property. The 
subject property is an undersized lot of record with an area of 0.21 hectares (0.53 acres). The 
topography of the property is challenging for the placement and construction of a dwelling 
with an attached garage. The land rises steeply both from the lane and from the lake to a 
plateau in the middle of the property.  The plateau is the only appropriate location for 
development without significant site alteration. The proposed dwelling with attached garage 
will be constructed on the same general footprint as the existing dwelling and will be setback 
a minimum of 30 metres from the highwater mark, compliant with the Zoning By-law. The 
proposed dwelling with attached garage exceeds the interior side yard setbacks and rear 
yard setback and is within the maximum building height allowed in the RLSW zone. 
 
The dwelling would be setback 9.5 metres from the top of bank, instead of the 15 metres 
required. The 9.5 metre top of bank setback is supported by a Slope Stability Study (Malroz 
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Engineering Inc, dated April 28, 2022) and peer-reviewed by the Conservation Authority. 
The study concluded a 9.3 – 11 metre setback is appropriate, that the exposed bedrock is 
stable and that the proposed location is suitable for development from an erosion hazard 
perspective. The proposed setback is greater than the appropriate 9.3 metre setback at 9.5 
metres from the top of bank.  
 
RVCA peer reviewed the slope stability study. The Director of Engineering and Regulations 
for RVCA provided comments in a letter dated May 20, 2022  indicating that the proposed 
setback of 9.5 metres to the new dwelling from the top of the slope is acceptable. The 
variance for a reduced top of bank would maintain the general intent and purpose of the 
Zoning By-law. 
 
A variance has also been requested to  increase the allowable lot coverage for the principal 
building (dwelling with attached garage) from the existing 6% to 12%. The increase in lot 
coverage is requested because the applicants are proposing to build a dwelling with an 
attached garage. This is being requested to allow for easier movement between the garage 
and the house as the applicants age in their home.  
 
The RLSW zone permits a maximum 5% lot coverage for the principal building, and the 
General Provisions permit an additional maximum 5% lot coverage for accessory buildings 
and structures. The maximum lot coverage permitted is intended to control the scale and 
density of development on a parcel, avoid an overdeveloped appearance of a lot and 
shoreline, ensure there is adequate landscaped space, and to minimize site disturbance 
and vegetation removal.  
 
The proposed development is much larger in scale and density than  the existing and well-
established waterfront residential neighbourhood of Mill Bay Lane. It is out of character for 
the neighbourhood.  From an aerial analysis as well as MPAC data obtained from 
Frontenac Maps, properties along Mill Bay Lane are all undersized waterfront lots 
developed with single detached dwellings. The average lot coverage for a principal dwelling 
on properties similar in size to the subject property is 7%.  One way to reduce the lot 
coverage of the principal building to be more in keeping with the average lot coverage in the 
neighbourhood is to detach the garage from the dwelling. 

The argument has been made that if the 12% lot coverage is broken down to the two 
components of the building, it would be similar to the 5% permitted for the principal building 
plus the 5% permitted for accessory buildings and structures.  The dwelling component 
represents approximately 8% and the attached garage represents approximately 4%. 
 
While the sum of the components of the building is similar to the combined lot coverage 
permitted, Township staff note that if the requested variance to more than double the 
allowable lot coverage for a principal building was granted, there is no mechanism to stop 
the current or subsequent landowners from obtaining a building permit for  accessory 
buildings on their property in a location that is compliant with the RLSW zone, thereby 
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further increasing lot coverage on the subject property beyond what is intended by the 
Zoning By-law. The requested increase in lot coverage does not meet the intent and 
purpose of the Zoning By-law. 
 
It would be more appropriate to pursue the proposed development through a zoning by-law 
amendment rather than a minor variance. A site-specific RLSW zone on the property that 
permits a maximum of 12% lot coverage for the principal building and prohibits accessory 
buildings and structures would remove the potential for additional development that would 
further increase lot coverage. This approach would address Planning staff concerns and 
may mitigate concerns raised by Rideau Valley Conservation Authority regarding the size of 
the dwelling footprint and lot coverage. This approach is also consistent with the position 
taken by the Township on similar developments proposed on waterfront properties. 
 
Is the requested variance desirable for the appropriate development or use of the land, 
building or structure in question? 
 
In evaluating whether this application is desirable and appropriate, planning staff 
considered the location and configuration of the property, and generally whether this 
proposal represents good planning. The requested variances support redevelopment of an 
existing residential use, and so are not anticipated to introduce an incompatible or 
inappropriate development.  

The increase in lot coverage associated with the proposed dwelling with attached garage is 
not anticipated to be evident from the lane due to the change in elevation (e.g. the dwelling 
would be several metres above the lane). Similarly, the proposed dwelling is setback more 
than 30 metres from the highwater mark and several metres above the lake. The proposal 
allows for the maintenance of the existing natural treed buffer between the dwelling and the 
steep cliff to the water.  
 
There would be adequate  amenity area for the dwelling and adequate setbacks to maintain 
privacy to adjacent dwellings.  
 
Is the variance minor? 
 

Considering whether an application is minor is not based on the numerical value requested, 
but rather it is focused on whether the impact of allowing the requested variance is minor. 
This includes considering how the proposed development could impact the functionality of 
the subject lands or of neighbouring properties.  

The proposed dwelling will be on the same general footprint as the existing dwelling where 
it will have minimal visual impact on surrounding the lake and neighbouring properties. The 
proposed location of the dwelling is practical on the subject property as it maximizes the 
setbacks from the lake and top of bank, and allows sufficient area for a sewage system. 
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Building on the same footprint will cause minimal disturbance to the natural features on the 
subject property. 

 

Notice/Consultation 

Notice of the Statutory Public Hearing was given pursuant to the requirements of the 
Planning Act, at least 10 days in advance of the Public Hearing in May 2022.  This included 
notice given: 

• by mail to every owner of land within 60 metres of the subject lands  
• by posting notice signs on the subject lands 
• by posting on the Township’s Current Planning Application webpage 
• by e-mail to prescribed persons and public bodies 

Recommendation 

That the Committee of Adjustment receive comments from the public and deny minor 
variance application PL-ZNA-2022-0034 for 73 Mill Bay Lane. 
 
Report Prepared By: 
Anne Geladi, MCIP, RPP, Planner 

Reviewed By:  
Christine Woods, MCIP RPP, Senior Planner 

Page 250 of 335

http://www.southfrontenac.net/
http://www.southfrontenac.net/


?i
.

\
vv vv

-\
":

v\
\

SO
U

T
H

FR
O

N
T

E
N

A
C

T
O

W
N

SH
IP

O
F

SO
U

T
H

FR
O

N
T

E
N

A
C

A
PP

L
IC

A
T

IO
N

FO
R

M
IN

O
R

V
A

R
IA

N
C

E
O

R
PE

R
M

IS
SI

O
N

_U
pd

at
edJ

an
ua

ry
,

20
22

T
he

C
om

m
itt

ee
of

A
dj

us
tm

en
t

is
a

C
om

m
itt

ee
of

ei
gh

t
pe

rs
on

s
ap

po
in

te
d

by
To

w
ns

hi
p

C
ou

nc
il.

T
he

C
om

m
itt

ee
is

fo
rm

ed
un

de
r

Se
ct

io
n

45
of

th
e

Pl
an

ni
ng

A
ct

R
.S

.O
.

19
90

,
C

ha
pt

er
P.

13
,

to
au

th
or

iz
e

a
m

in
or

va
ri

an
ce

fr
om

a
zo

ni
ng

by
-l

aw
.

T
he

C
om

m
itt

ee
m

ay
va

ry
Z

on
in

g
B

y-
la

w
pr

ov
is

io
ns

pr
ov

id
ed

th
e

C
om

m
itt

ee
is

of
th

e
op

in
io

n
th

at
th

e
va

ri
an

ce
:

is
de

si
ra

bl
e

fo
r

th
e

ap
pr

op
ri

at
e

de
ve

lo
pm

en
t

or
us

e
of

th
e

la
nd

,
bu

ild
in

g
or

st
ru

ct
ur

e

M
ai

nt
ai

ns
th

e
ge

ne
ra

l
in

te
nt

an
d

pu
rp

os
e

of
th

e
O

ff
ic

ia
lP

la
n.

M
ai

nt
ai

ns
th

e
ge

ne
ra

l
in

te
nt

an
d

pu
rp

os
e

of
th

e
Z

on
in

g
B

y-
la

w
.

ls
m

in
or

in
na

tu
re

A
pp

lic
at

io
n

R
eq

ui
re

m
en

ts

1.
It

is
re

qu
ir

ed
th

at
on

e
(1

)
co

py
of

th
is

ap
pl

ic
at

io
n

be
fi

le
d

w
ith

th
e

Se
cr

et
ar

y—
T

re
as

ur
er

of
th

e
C

om
m

itt
ee

of
A

dj
us

tm
en

t,
to

ge
th

er
w

ith
th

e
SK

E
T

C
H

re
fe

rr
ed

to
in

N
ot

e
3

(b
el

ow
),

ac
co

m
pa

ni
ed

by
a

N
O

N
-R

E
FU

N
D

A
B

L
E

FE
E

in
ac

co
rd

an
ce

w
ith

th
e

ch
ar

t
be

lo
w

in
ca

sh
,

de
bi

t
or

by
ch

eq
ue

m
ad

e
pa

ya
bl

e
to

th
e

To
w

ns
hi

p
of

So
ut

h
Fr

on
te

na
c.

A
pp

lic
at

io
n

Ty
pe

:
Pl

an
ni

ng
Fe

e:
B

ui
ld

in
g

A
dm

in
Fe

e:
T

O
TA

L
:

1-
3

V
ar

ia
nc

es
$9

79
.0

0
$9

7.
00

$1
,0

76
.0

0
4+

V
ar

ia
nc

es
$1

,3
43

.0
0

$9
7.

00
$1

,4
40

.0
0

A
ft

er
bu

ild
in

gw
ith

ou
ta

pe
rm

it
$2

,0
58

.0
0

$9
7.

00
$2

,1
05

5.
00

It
is

re
qu

ir
ed

th
at

a
Fe

e
be

pr
ov

id
ed

fo
r

th
e

To
w

ns
hi

p
to

re
vi

ew
on

si
te

se
w

ag
e

di
sp

os
al

an
d

C
on

se
rv

at
io

n
A

ut
ho

ri
ty

(w
he

re
ap

pl
ic

ab
le

)
w

he
n

su
bm

itt
in

g
an

ap
pl

ic
at

io
n

(S
ep

ar
at

e
ch

eq
ue

s,
pa

ya
bl

e
to

th
e

ap
pl

ic
ab

le
C

on
se

rv
at

io
n

A
ut

ho
ri

ty
,

ar
e

to
be

su
bm

itt
ed

to
th

e
To

w
ns

hi
p

w
ith

th
e

co
m

pl
et

ed
ap

pl
ic

at
io

n)
.

To
w

ns
hi

p
of

So
ut

h
Fr

on
te

na
c

M
in

or
V

ar
ia

nc
e

O
nl

y
$4

63
00

_
_

M
in

or
V

ar
ia

nc
e

W
IT

H
Pe

rf
or

m
an

ce
R

ev
ie

w
$7

20
00

M
in

or
V

ar
ia

nc
e

in
co

m
bi

na
tio

n
w

ith
a

ne
w

C
la

ss
2,

3,
4,

or
5

se
w

ag
e

$1
’1

83
'O

0

sy
st

em
ot

he
r

th
an

a
C

la
ss

A
sy

st
em

C
at

ar
aq

ui
R

eg
io

n
C

on
se

rv
at

io
n

A
ut

ho
ri

ty
$4

25
.0

0

R
id

ea
u

V
al

le
y

C
on

se
rv

at
io

n
A

ut
ho

ri
ty

$4
0o

_o
o

Pl
ea

se
N

ot
e:

T
he

se
fe

es
ar

e
fo

r
co

ns
ul

ta
tio

n
on

th
is

ap
pl

ic
at

io
n

on
ly

;
th

es
e

ag
en

ci
es

m
ay

re
qu

ir
e

ad
di

tio
na

l
pe

rm
it

ap
pl

ic
at

io
ns

an
d

fe
es

pr
io

r
to

an
y

co
ns

tr
uc

tio
n.

Page 251 of 335



T
O

W
N

SH
IP

O
F

SO
U

T
H

FR
O

N
T

E
N

A
C

A
PP

L
IC

A
T

IO
N

FO
R

M
IN

O
R

V
A

R
IA

N
C

E
Pl

an
ni

ng
A

ct
,

R
.S

.O
.

19
90

,
c.

P.
13

as
am

en
de

d

3.
PL

E
A

SE
R

E
A

D
T

H
IS

IT
E

M
C

A
R

E
FU

L
LY

E
ac

h
ap

pl
ic

an
t

sh
al

l
pr

ov
id

e
a

sk
et

ch
sh

ow
in

g
th

e
di

m
en

si
on

s
of

th
e

su
bj

ec
t

la
nd

an
d

of
al

l
ab

ut
tin

g
la

nd
s

as
ou

tli
ne

d
in

Q
ue

st
io

n
29

of
th

e
ap

pl
ic

at
io

n.
T

he
sk

et
ch

sh
ou

ld
be

ac
cu

ra
te

ly
di

m
en

si
on

ed
an

d
sc

al
ed

in
ei

th
er

lm
pe

ri
al

or
M

et
ri

c
m

ea
su

re
s.

T
hi

s
sk

et
ch

,
in

co
nj

un
ct

io
n

w
ith

th
e

A
pp

lic
at

io
n

Fo
rm

,
is

th
e

ba
si

s
fo

r
th

e
an

al
ys

is
of

th
e

M
in

or
V

ar
ia

nc
e

A
pp

lic
at

io
n

by
th

e
C

om
m

itt
ee

of
A

dj
us

tm
en

t.
It

is
st

ro
ng

ly
re

co
m

m
en

de
d

th
at

th
e

ap
pl

ic
an

t
sp

en
d

th
e

ne
ce

ss
ar

y
tim

e
to

ca
re

fu
lly

an
d

th
or

ou
gh

ly
as

se
m

bl
e

th
e

da
ta

an
d

tr
an

sf
er

th
e

da
ta

to
th

e
sk

et
ch

.
It

is
im

po
rt

an
t

th
at

th
e

sk
et

ch
be

dr
aw

n
w

ith
ac

cu
ra

te
di

m
en

si
on

s
an

d
m

ea
su

re
m

en
ts

.
A

ny
ap

pl
ic

at
io

n
w

hi
ch

do
es

no
t

in
cl

ud
e

th
e

ab
ov

e
re

qu
ir

ed
in

fo
rm

at
io

n
m

ay
no

t
be

ac
ce

pt
ed

.
In

th
is

re
ga

rd
,

th
e

ap
pl

ic
an

t
m

ay
w

is
h

to
se

cu
re

th
e

as
si

st
an

ce
of

a
pe

rs
on

w
ho

sp
ec

ia
liz

es
in

th
e

dr
af

tin
g

of
su

ch
sk

et
ch

es
.

A
gu

id
e

to
an

sw
er

in
g

th
e

ap
pl

ic
at

io
n

qu
es

tio
ns

is
at

ta
ch

ed
.

4.
C

ol
le

ct
io

n
of

Pe
rs

on
al

In
fo

rm
at

io
n

Pe
rs

on
al

in
fo

rm
at

io
n

re
qu

es
te

d
he

re
in

is
re

qu
ir

ed
un

de
r

th
e

Pl
an

ni
ng

A
ct

,
19

90
as

am
en

de
d.

T
hi

s
in

fo
rm

at
io

n
w

ill
be

us
ed

by
th

e
C

om
m

itt
ee

of
A

dj
us

tm
en

t/L
an

d
D

iv
is

io
n

C
om

m
itt

ee
fo

r
th

e
pu

rp
os

e
of

re
vi

ew
in

g
th

e
ab

ov
e

re
fe

re
nc

ed
ap

pl
ic

at
io

n,
an

d
m

ay
be

m
ad

e
av

ai
la

bl
e

to
th

os
e

bo
ar

ds
,

C
om

m
is

si
on

s,
A

ut
ho

ri
tie

s,
A

ge
nc

ie
s

an
d

Pe
rs

on
s

ha
vi

ng
an

in
te

re
st

in
th

is
m

at
te

r.
A

ny
qu

es
tio

ns
re

ga
rd

in
g

th
e

co
lle

ct
io

n
of

th
is

in
fo

rm
at

io
n

sh
ou

ld
be

di
re

ct
ed

to
th

e
Se

cr
et

ar
y

T
re

as
ur

er
of

th
e

C
om

m
itt

ee
of

A
dj

us
tm

en
t

(P
.O

.
B

ox
10

0,
Sy

de
nh

am
,

O
nt

.,
K

O
H

2T
0,

Ph
on

e
37

6-
30

27
ex

t.2
22

4)
.

Page 252 of 335



T
O

W
N

SH
IP

O
F

SO
U

T
H

FR
O

N
T

E
N

A
C

A
PP

L
IC

A
T

IO
N

FO
R

M
IN

O
R

V
A

R
IA

N
C

E
Pl

an
ni

ng
A

ct
,

R
.S

.O
.

19
90

,
c.

P.
13

as
am

en
de

d

D
at

e
R

ec
ei

ve
d:

Fi
le

N
o:

1.
N

am
e

of
O

w
ne

r(
s)

:
/\/

'3
1 L

L
IO

+
'°

~

Fu
ll

M
ai

lin
g

A
dd

re
ss

of
O

w
ne

r(
s)

:
_

Ph
on

e
nu

m
be

r
of

O
w

ne
r(

s)
:

E
m

ai
lA

dd
re

ss
of

O
w

ne
r(

s)
:

_

2.
If

th
e

ap
pl

ic
an

t
is

N
O

T
th

e
ow

ne
r

of
th

e
su

bj
ec

t
la

nd
,

th
e

w
ri

tte
na

u
or

iz
at

io
n

of
th

e
ow

ne
rt

ha
t

th
e

ap
pl

ic
an

t
is

au
th

or
iz

ed
to

m
ak

e
th

e
ap

pl
ic

at
io

n,
m

us
t

ac
co

ny
th

e
ap

pl
ic

at
io

n.

N
am

e
of

A
ut

ho
ri

ze
d

A
ge

nt
:

Fu
ll

M
ai

lin
g

A
dd

re
ss

of
A

ut
ho

ri
ze

d
A

ge
nt

:

Ph
on

e
nu

m
be

r
of

A
ut

ho
ri

ze
d

A
ge

nt
:

E
m

ai
lA

dd
re

ss
of

A
ut

ho
ri

ze
d

A
ge

nt
as

na
m

ed
ab

ov
e

'

he
re

by
au

th
or

iz
ed

to
ac

t
on

be
ha

lf
of

th
eo

w
ne

rs
fo

r
pu

rp
os

es
of

pr
oc

es
si

ng
th

is
ap

pl
i

tio
n

fo
r

M
in

or
V

ar
ia

nc
e.

Si
gn

at
ur

e
of

O
w

ne
r(

s)

3.
T

he
de

sc
ri

pt
io

n
of

th
e

su
bj

ec
t

la
nd

:

D
is

tr
ic

t:
I

B
ed

fo
rd

Po
rt

la
nd

L
ou

gh
bo

ro
ug

h
St

or
ri

ng
to

n

C
on

ce
ss

io
n

N
um

be
r:

3
L

ot
N

um
be

r:
_P

T
9.

0
St

re
et

N
um

be
r:

N
am

e
of

R
oa

d/
St

re
et

:
[;

_I
;_

E
N

R
ef

er
en

ce
Pl

an
N

um
be

r:
Pa

rt
N

um
be

r(
s)

:
R

on
N

um
be

r:
A

g<
_=

lo
_1

c2
c2

.1
o2

..:
L

e<
Q

o_

Page 253 of 335



T
O

W
N

SH
IP

O
F

SO
U

T
H

FR
O

N
T

E
N

A
C

A
PP

L
IC

A
T

IO
N

FO
R

M
IN

O
R

V
A

R
IA

N
C

E
Pl

an
ni

ng
A

ct
,

R
.S

.O
.

19
90

,
c.

P.
13

as
am

en
de

d

4.
T

he
fr

on
ta

ge
(s

),
de

pt
h

an
d

ar
ea

of
th

e
su

bj
ec

t
la

nd
.

Fr
on

ta
ge

(o
n

w
at

er
):

5
50

I
Fr

on
ta

ge
(o

n
ro

ad
/la

ne
):

‘/
97

.
5

/

D
ep

th
:

‘V
/6

0
/4

3;
gl

as
s“

;
gl

w
r

A
re

a:
1-

5g
_c

_;
ir

<
e5

5.
T

he
cu

rr
en

t
zo

ni
ng

of
th

e
su

bj
ec

t
la

nd
:

6.
T

he
na

tu
re

an
d

ex
te

nt
of

th
e

re
lie

f
fr

om
th

e
Z

on
in

g
B

y-
la

w
:

R
E

IM
D

V
I

0N

O
F

$g
,g

gA
,g

em
g

gQ
og

,;1
._

[—
I-

Q
gg

gg
g?g

2I
+

A
&

C
. E

a)
;

Q
gg

so
gg

gg
gm

I)
15

&
?l

l..
j]

:I
E

S.

7.
T

he
re

as
on

w
hy

th
e

pr
op

os
ed

us
e

ca
nn

ot
co

m
pl

y
w

ith
th

e
pr

ov
is

io
ns

of
th

e
Z

on
in

g
B

y-
la

w
:

C
us

u~
 w

'S
T

gu
gg

g€
M

A
zu

_'
)'_

‘A
lN

I%
;

ug
gg

N
T

'
$§

T
B

&
K

_F
m

M
 €

.

8.
D

oe
s

th
e

su
bj

ec
t

pr
op

er
ty

fr
on

t
on

a
m

un
ic

ip
al

ly
m

ai
nt

ai
ne

d
ro

ad
?

IY
es

N
o

O
R

a
pr

iv
at

el
y

m
ai

nt
ai

ne
d

ro
ad

?
Y

es
I

N
o

N
am

e
of

R
oa

d/
L

an
e:

éz
K

E
E

N
I3

A
y_

K
D

.
9.

If
ac

ce
ss

to
th

e
su

bj
ec

t
pr

op
er

ty
is

by
w

at
e

nl
y,

pl
ea

se
in

di
ca

te
th

e
pa

rk
in

g
an

d
do

ck
in

g
fa

ci
lit

ie
s

us
ed

or
to

be
us

ed
an

d
th

e
ap

pr
'

at
e

di
st

an
ce

of
th

es
e

fa
ci

lit
ie

s
fr

om
th

e
su

bj
ec

t
la

nd
an

d
th

e
ne

ar
es

t
pu

bl
ic

ro
ad

.

10
.

W
ha

t
ar

e
th

e
ex

is
tin

g
us

es
of

th
e

su
bj

ec
t

la
nd

?

11
.‘

Pl
ea

se
in

di
ca

te
w

he
th

er
th

er
e

ar
e

an
y

E
X

IS
T

IN
G

bu
ild

in
gs

or
st

ru
ct

ur
es

on
th

e
su

bj
ec

t
la

nd
.

(l
.e

.
re

si
de

nc
e,

ga
ra

ge
,

sh
ed

,
et

c.
)

.
I

Y
es

N
o

C
DC

o'
r‘

rA
G

1E
-

3.
?’:

1 2
.5

'5
7-

‘I
93

5
@

R
es

ro
am

s
-3

3$
:

Z
6'

lo
"e

s'r
:

H
68

’
4

@
O

L
DS'

To
IZ

€
F-

'rm
oT

~2
4-

I'2
">

<
2O

'.-
'5

"’
es

1'
:

um
.

SI
-I

eo
B

y
G

ru
ng

e
~

8,
’)

!/
z’

<
s7

=
2o

zo
st

-L
eo

9,
,H

ou
se

-
8

2<
S"

es
r:

1‘
I8

S

Page 254 of 335



T
O

W
N

SH
IP

O
F

SO
U

T
H

FR
O

N
T

E
N

A
C

A
PP

L
IC

A
T

IO
N

FO
R

M
IN

O
R

V
A

R
IA

N
C

E
Pl

an
ni

ng
A

ct
,

R
.S

.O
.

19
90

,
c.

P.
13

as
am

en
de

d

12
.

If
th

e
an

sw
er

to
ite

m
11

is
ye

s,
fo

r
E

A
C

H
bu

ild
in

g
or

st
ru

ct
ur

e
in

di
ca

te
:

(1
)

(2
)

“I
-t

ea
se

"
(3

)
(4

)
G

)
’ 7

9‘
-

T
fS

t
uc

tu
re

()
I,

E
F.

):
.(

:'e
si

c;
en

ce
)

C
°"

""
‘

‘*
5

p‘
£5

'°
e~

cE
°“

°
5”

“
P"

""
'°

S"
E

D
3Y

("
'”

"3
¢

A
S’

:/D
:5

1‘
:

I9
35

_
¢s

T.
'

m
ay

es
1'

:I
q7

,1
en

:
zo

zo
,H

oo
-a

s
I

u
If

Se
tb

ac
k

fr
om

é2
9’

'-r
o‘

D
ec

K
,

,
51

!’
:

0B
oA

T
L

A
vI

I‘
.I

I
l

I
Fr

on
t

L
ot

L
in

e
4,

9’
;-

ro
c.

,,-
,..

.5
¢_
3

6
I0

3
To

so
u-

nu
3

\V
A

"E
’R

"
I

'(
>

'
"‘

av
S

7
'

Se
tb

ac
k

fr
om

I
’

‘

I
sm

w
+

E
H

’-
V

4‘
|"

""
.

E
S

’
"

eg
ri

ot
5

7
6

O
3

L
4

.a
':°

,:s
.‘

:.;
.;’

n.
t"5

5
o

D
F

"=
‘1

"r
vc

om
e.

15
6’

13
Se

tb
ac

k
fr

om
,

9
I

/I
T

°
'"

'D
C

"E
’

"

Si
de

L
ot

L
in

e
'5

6
9'

£7
‘9

D
e¢

I<
I

C
5A

">
T

3)
D

E
)

’
25

5’
\\:

{E
-S

T
I’

H
ei

gh
t

of
B

ui
ld

in
g

"951
%

m
y

I
.5

To
:

I
gr

og
:

I
ST

O
W

,
tf

gd

“"
::.

,‘
,';

“;
°:

.::
;*

;:;
:,'

;"
e

~1
4

’

A
,

I «
I
’g

”
A

.
.2

24
"

/1
»

,0
»7

.-
~2

'
M

’
Iw

os
to

e
’

’
I

I
.'3

'§
:/2

’7
”

°‘
:;'

::2
:$

:°
:':

a°
*

33
*3

?33
“5

6
1°

"fl
~,

:'=
s;

~»
-7

-'2
?

8
'>

~2
'

se
ts

‘
2

57
5

IQ
JL

-{
F'

#;
U

_5
n"

éq
n‘

_
é2

'q
";

2>
‘D

e¢
K

57
/'T

o B
on

tr
L

A
w

uc
H

,
63

'3
*°

w
"~

3¢
34

'
Io

sw
w

3%
»

3'
(I

fa
pp

lic
ab

le
)

17
»

ep
ez

€o
F

Il
as

xm
-:

N
¢E

13
.T

he
pr

op
os

ed
us

es
of

th
e

su
bj

ec
t

la
nd

:

/V
/A

I/
VgE

$I
I)

L
;»

uc
;g

14
.A

re
an

y
bu

i|d
in

g(
s)

or
st

ru
ct

ur
e(

s)
,

or
ad

di
tio

ns
to

ex
is

tin
g

bu
i|d

in
g(

s)
or

st
ru

ct
ur

e(
s)

,
PR

O
PO

SE
D

I
Y

es
N

o

Page 255 of 335



T
O

W
N

SH
IP

O
F

SO
U

T
H

FR
O

N
T

E
N

A
C

A
PP

L
IC

A
T

IO
N

FO
R

M
IN

O
R

V
A

R
IA

N
C

E
Pl

an
ni

ng
A

ct
,

R
.S

.0
.

19
90

,
c.

P.
13

as
am

en
de

d

15
. I

ft
he

an
sw

er
to

ite
m

14
is

ye
s,

fo
r

ea
ch

pr
op

os
ed

ad
di

tio
n,

bu
ild

in
g

or
st

ru
ct

ur
e

in
di

ca
te

:

(1
)

(2
)

(3
)

(4
)

Ty
pe

of
St

ru
ct

ur
e 1

(E
.g

.
re

si
de

nc
e)

Q
55

19
‘;

/v
¢_

e
Q

Q
R

H
ac

;
Q

A
25

30

Se
tb

ac
k

fr
om

1
'

;
/

Fr
fa

nt
L

ot
L

in
e

3
é

6
3

3

Se
tb

ac
k

fr
om

I
I

II
I

R
ea

r
L

ot
L

in
e

50
(D

I
I

Z

Se
tb

ac
k

fr
om

1
)

’

Si
de

L
ot

L
in

e
9-

34
V

‘
Z

ll-
i't

i'
7~

55
“E

Z
5

(I

_
_

_
I-

Sw
n<

’»
/

l"
S1

*o
qL

I-
51

-a
I-

ql
H

ei
g_

ht
_o

f B
_u

_i
i_

d:
ng /7

/1
7%

’/
K

pw
$/

D
E

/S
/3

%
"

op
“,

$,
,.,

,~
3

(A
ls

o
in

di
ca

te
if

it
IS

on
e

A
R

E
,‘

W
??

ab
st

or
y

or
tw

o
st

or
y)

3A
5E

,p
\e

4f
W

A
,_

g¢
f

/
/

O
ut

si
de

91
7%3

5?
0

*3
I

V
‘ 1

6’
-

-
//V

/
/2

M
+

I
I

B
.E

::2
::;

7.
4,

:::
.::

:.i
e

«~
?«

‘%
w

to
w

e

‘Q
18

2<
§‘

(f
a:

uo
a£

i2
an

)

Se
tb

ac
k

fr
om

/
H

ig
h

W
at

er
M

ar
k

3
Q

I
I

3
(I

fa
pp

lic
ab

le
)

N
O

T
E

S:
1)

If
th

e
su

bj
ec

t
pr

op
er

ty
is

on
w

at
er

fr
on

t,
an

d
on

a
pr

iv
at

e
la

ne
,

th
e

se
tb

ac
k

fr
om

th
e

fr
on

t
lo

tl
in

e
an

d
th

e
se

tb
ac

k
fr

om
th

e
hi

gh
w

at
er

m
ar

k
w

ill
be

th
e

sa
m

e.
2)

T
he

di
m

en
si

on
s

re
qu

ir
ed

in
th

is
qu

es
tio

n
re

la
te

to
th

e
N

E
W

C
O

N
ST

R
U

C
T

IO
N

O
N

LY
,

an
d

N
O

T
to

th
e

to
ta

l
si

ze
of

th
e

co
m

pl
et

ed
bu

ild
in

g.

If
ye

s,
pl

ea
se

pr
ov

id
e

de
ta

ils
:

R
E

M
O

V
A

L
.

Q
P

gx
tg

jtg
gj

"2
g5

;
D

e¢
(;

:e
""

9"
Z

O
N

B
+

9e
.

S'
(

35
’x

§6
70

/'9
‘K

E
IW

O
V

A
L

0
F

E
)<

I_
$‘

r,a
\'/

J
gH

.E
D

+
'p

m
."

0
ST

O
N

E
‘.
.#

3
C8

.9
3;

)

Page 256 of 335



T
O

W
N

SH
IP

O
F

SO
U

T
H

FR
O

N
T

E
N

A
C

A
PP

L
IC

A
T

IO
N

FO
R

M
IN

O
R

V
A

R
IA

N
C

E
Pl

an
ni

ng
A

ct
,

R
.S

.O
.

19
90

,
c.

P.
13

as
am

en
de

d

17
.

D
o

yo
ur

pl
an

s
in

cl
ud

e
th

e
R

A
IS

IN
G

of
an

ex
is

tin
g

st
ru

ct
ur

e?
Y

es
I

N
o

If
ye

s,
pl

ea
se

pr
ov

id
e

de
ta

ils
:

18
.

W
ha

t
ar

e
th

e
us

es
of

th
e

pr
op

os
ed

de
ve

lo
pm

en
t?

(a
)

In
cr

ea
se

in
nu

m
be

r
of

be
dr

oo
m

s
Y

es
I

N
o
6>

E
C

"~
5

'5
5)

(b
)

In
cr

ea
se

in
pl

um
bi

ng
fi

xt
ur

es
IY

es
N

o N
o(

A
m

m
aN

o
F

(c
)

In
cr

ea
se

in
liv

in
g

sp
ac

e
'

lY
es

Sc
uw

eb
m

po
ag

cj

(d
)

W
ill

th
e

ad
di

tio
n

or
st

ru
ct

ur
e

en
cr

oa
ch

on
th

e
ex

is
tin

g
se

pt
ic

sy
st

em
?

-
Y

es
E

N
o

19
.T

he
da

te
th

e
su

bj
ec

t
la

nd
w

as
ac

qu
ir

ed
by

th
e

cu
rr

en
t

ow
ne

r:

:S
€9

T
-'0

3-
'2

O
I?

20
.T

he
da

te
th

e
ex

is
tin

g
bu

ild
in

gs
an

d
st

ru
ct

ur
es

w
er

e
co

ns
tr

uc
te

d
on

th
e

su
bj

ec
t

la
nd

s:

Se
e

<
tI

--
M

r
I

:2
‘?

“
ea

r-
‘

V
a

ee
”

21
.T

he
le

ng
th

of
tim

e
th

at
th

e
ex

is
tin

g
us

es
of

th
e

su
bj

ec
t

la
nd

ha
ve

co
nt

in
ue

d:

/1
»

S3
Z

59
25

22
.

In
di

ca
te

w
he

th
er

w
at

er
is

pr
ov

id
ed

to
th

e
su

bj
ec

t
la

nd
by

a
pu

bl
ic

ly
ow

ne
d

an
d

op
er

at
ed

pi
pe

d
w

at
er

sy
st

em
,

a
pr

iv
at

el
y

ow
ne

d
an

d
op

er
at

ed
in

di
vi

du
al

or
co

m
m

un
al

w
el

l,
a

la
ke

,
or

ot
he

r
w

at
er

bo
dy

,
or

ot
he

r
m

ea
ns

:

R
xv

ac
te Ly

ow
/v

eg
D

t2
.1

l\E
‘-

D+
ca

se
};

M
;

E
H

_,
_ _

23
.

In
di

ca
te

w
he

th
er

se
w

ag
e

di
sp

os
al

is
pr

ov
id

ed
to

th
e

su
bj

ec
t

la
nd

by
a

pu
bl

ic
ly

ow
ne

d
an

d
op

er
at

ed
se

w
ag

e
sy

st
em

,
a

pr
iv

at
el

y
ow

ne
d

an
d

op
er

at
ed

in
di

vi
du

al
or

co
m

m
un

al
se

pt
ic

sy
st

em
,

a
pr

iv
y,

or
ot

he
r

m
ea

ns
:

24
.I

s
st

or
m

dr
ai

na
ge

pr
ov

id
ed

by
se

w
er

s,
di

tc
he

s,
sw

al
es

or
by

ot
he

r
m

ea
ns

?
Q

gg
gg

gt
._

ve
gI

gu
gg

g
?u

gc
;¢

[A
¥

A
T

ca
gl

gg
ag

L
gg

rm
al

21
73

(3
22

55
B

/y
I’

.D
,

A
”

O
D

IG
K

D
R

N
A

JI
A

-5
-:

E
-‘Is

73
,;

/3
/4

7-
,_

,,g
,*

¢_
M

gA
N

g_

Page 257 of 335



T
O

W
N

SH
IP

O
F

SO
U

T
H

FR
O

N
T

E
N

A
C

A
PP

L
IC

A
T

IO
N

FO
R

M
IN

O
R

V
A

R
IA

N
C

E
Pl

an
ni

ng
A

ct
,

R
.S

.O
.

19
90

,
c.

P.
13

as
am

en
de

d

25
.

Pl
ea

se
in

di
ca

te
w

he
th

er
th

e
su

bj
ec

t
la

nd
is

su
bj

ec
t

of
an

ap
pl

ic
at

io
n

un
de

r
th

e
Pl

an
ni

ng
A

ct
fo

r
ap

pr
ov

al
of

a
Pl

an
of

Su
bd

iv
is

io
n

or
C

on
se

nt
.

26
.

If
th

e
an

sw
er

to
qu

es
tio

n
25

is
ye

s,
pl

of
th

e
ap

pl
ic

at
io

n.

Y
es

I
N

o

se
gi

ve
th

e
fi

le
nu

m
be

r
of

th
e

ap
pl

ic
at

io
n

an
d

th
e

st
at

us

27
.

If
kn

ow
n,

pl
ea

se
in

di
ca

te
w

he
th

er
th

e
su

bj
ec

t
la

nd
ha

s
ev

er
be

en
th

e
su

bj
ec

t
of

an
ap

pl
ic

at
io

n
un

de
r

Se
ct

io
n

43
of

th
e

Pl
an

ni
ng

A
ct

(M
in

or
V

ar
ia

nc
e)

.

28
.

29
.

i) ii)

Y
es

I
N

o

If
th

e
an

sw
er

to
ite

m
27

is
ye

s,
pl

ea
se

gi
ve

th
e

fi
le

nu
m

be
r

of
th

e
ap

pl
ic

at
io

n
an

d
th

e
st

at
us

of
th

e
ap

pl
ic

at
io

n.

A
SK

E
T

C
H

m
us

t
be

su
bm

itt
ed

sh
ow

in
g

th
e

fo
llo

w
in

g:
91

5n
’N

—
SK

.G
T

cl
4 1

7I
'D

\/I
P6

9:

T
H

E
SK

E
T

C
H

M
U

ST
H

A
V

E
A

N
O

R
T

H
A

R
R

O
W

A
T

T
H

E
T

O
P

O
F

T
H

E
PA

G
E

.

T
he

bo
un

da
ri

es
an

d
di

m
en

si
on

s
of

th
e

su
bj

ec
t

la
nd

in
cl

ud
in

g
th

e
lo

ca
tio

n
of

an
y

ex
is

tin
g

an
d

pr
op

os
ed

bu
ild

in
gs

.

T
he

lo
ca

tio
n

of
a

re
fe

re
nc

e
po

in
t..

...
.i.

e.
di

st
an

ce
be

tw
ee

n
th

e
su

bj
ec

t
la

nd
an

d
th

e
ne

ar
es

t
to

w
ns

hi
p

lo
t

lin
e

or
la

nd
m

ar
k

su
ch

as
a

br
id

ge
or

ra
ilw

ay
cr

os
si

ng
.

T
he

lo
ca

tio
n

of
al

la
bu

tti
ng

(n
ei

gh
bo

ur
s’

)
la

nd
s.

T
he

ap
pr

ox
im

at
e

lo
ca

tio
n

of
al

ln
at

ur
al

an
d

ar
tif

ic
ia

lf
ea

tu
re

s
on

th
e

su
bj

ec
t

la
nd

an
d

on
th

e
la

nd
th

at
is

ad
ja

ce
nt

to
th

e
su

bj
ec

t
la

nd
.

E
xa

m
pl

es
in

cl
ud

e
bu

ild
in

gs
,

ra
ilw

ay
s,

ro
ad

s,
w

at
er

co
ur

se
s,

dr
ai

na
ge

di
tc

he
s,

ri
ve

r
or

st
re

am
ba

nk
s,

ba
rn

s,
w

et
la

nd
s,

w
oo

de
d

ar
ea

s,
w

el
ls

an
d

se
pt

ic
ta

nk
s.

Sh
ow

di
st

an
ce

of
th

es
e

fe
at

ur
es

fr
om

th
e

ap
p|

ic
an

t’
s

pr
op

er
ty

lin
es

.
‘i

s:
oy

g
pr

op
er

ty
to

be
va

ri
ed

,
IS

R
E

Q
U

IR
E

D
to

be
sh

ow
n.

T
he

SK
E

T
C

H
is

of
si

gn
if

ic
an

t
im

po
rt

an
ce

an
d

sh
ou

ld
be

pr
ep

ar
ed

as
ca

re
fu

lly
,

ne
at

ly
an

d
ac

cu
ra

te
ly

as
po

ss
ib

le
.

Page 258 of 335



T
O

W
N

SH
IP

O
F

SO
U

T
H

FR
O

N
T

E
N

A
C

A
PP

L
IC

A
T

IO
N

FO
R

M
IN

O
R

V
A

R
IA

N
C

E
Pl

an
ni

ng
A

ct
,

R
.S

.O
.

19
90

,
c.

P.
13

as
am

en
de

d

A
G

R
E

E
M

E
N

T
T

O
IN

D
E

M
N

IF
Y

A
tta

ch
ed

to
th

is
ap

pl
ic

at
io

n
is

a
ch

eq
ue

pa
ya

bl
e

to
th

e
To

w
ns

hi
p

of
So

ut
h

Fr
on

te
na

c
re

pr
es

en
tin

g
pa

ym
en

t
of

th
e

ap
pl

ic
at

io
n

fe
e.

T
he

O
w

ne
r/

A
pp

lic
an

t/A
ge

nt
ag

re
es

th
at

th
e

in
fo

rm
at

io
n

re
co

rd
ed

in
th

is
M

in
or

V
ar

ia
nc

e
A

pp
lic

at
io

n
Fo

rm
is

ac
cu

ra
te

.
T

he
O

w
ne

r/
A

pp
lic

an
t/A

ge
nt

ag
re

es
th

at
re

pr
es

en
ta

tiv
es

of
th

e
To

w
ns

hi
p

an
d,

w
he

re
ap

pl
ic

ab
le

,
th

e
ap

pr
op

ri
at

e
C

on
se

rv
at

io
n

A
ut

ho
ri

ty
,

m
ay

en
te

r
on

to
th

e
su

bj
ec

t
pr

op
er

ty
fo

r
th

e
pu

rp
os

e
of

de
te

rm
in

in
g

th
e

ap
pr

op
ri

at
en

es
s

of
th

e
si

te
fo

r
th

e
pr

op
os

ed
de

ve
lo

pm
en

t.

T
he

O
w

ne
r/

A
pp

lic
an

t/A
ge

nt
ag

re
es

to
re

im
bu

rs
e

an
d

in
de

m
ni

fy
th

e
m

un
ic

ip
al

ity
fo

r
al

l
fe

es
an

d
ex

pe
ns

es
in

cu
rr

ed
by

th
e

m
un

ic
ip

al
ity

to
pr

oc
es

s
th

e
ap

pl
ic

at
io

n,
in

cl
ud

in
g

an
y

fe
es

an
d

ex
pe

ns
es

at
tr

ib
ut

ab
le

to
pr

oc
ee

di
ng

s
be

fo
re

th
e

O
nt

ar
io

M
un

ic
ip

al
B

oa
rd

or
an

y
co

ur
t

or
ot

he
r

ad
m

in
is

tr
at

iv
e

tr
ib

un
al

if
ne

ce
ss

ar
y

to
de

fe
nd

C
ou

nc
il’

s
de

ci
si

on
to

su
pp

or
t

th
e

ap
pl

ic
at

io
n.

W
ith

ou
t

lim
iti

ng
th

e
fo

re
go

in
g,

su
ch

fe
es

an
d

ex
pe

ns
es

sh
al

l
in

cl
ud

e
th

e
fe

es
an

d
ex

pe
ns

es
of

co
ns

ul
ta

nt
s,

pl
an

ne
rs

,
en

gi
ne

er
s,

la
w

ye
rs

an
d

su
ch

ot
he

r
pr

of
es

si
on

al
an

d
te

ch
ni

ca
l

ad
vi

so
rs

as
th

e
m

un
ic

ip
al

ity
m

ay
,

in
its

ab
so

lu
te

di
sc

re
tio

n
ac

tin
g

re
as

on
ab

ly
,

co
ns

id
er

ne
ce

ss
ar

y
or

ad
vi

sa
bl

e
to

m
or

e
pr

op
er

ly
pr

oc
es

s
an

d
su

pp
or

t
th

e
ap

pl
ic

at
io

n.

T
he

O
w

ne
r/

A
pp

lic
an

t/A
ge

nt
fu

rt
he

r
ag

re
es

to
pr

ov
id

e
th

e
m

un
ic

ip
al

ity
,

up
on

re
qu

es
t

an
d

in
ca

se
s

w
he

re
an

ap
pl

ic
at

io
n

ha
s

be
en

ap
pe

al
ed

to
th

e
O

nt
ar

io
M

un
ic

ip
al

B
oa

rd
,

w
ith

a
de

po
si

t
(o

ve
r

an
d

ab
ov

e
th

e
no

rm
al

ap
pl

ic
at

io
n

fe
e)

,
fr

om
w

hi
ch

th
e

m
un

ic
ip

al
ity

m
ay

,
fr

om
tim

e
to

tim
e

ch
ar

ge
an

y
fe

es
an

d
ex

pe
ns

es
in

cu
rr

ed
by

th
e

m
un

ic
ip

al
ity

in
or

de
r

to
pr

oc
es

s
th

e
ap

pl
ic

at
io

n.
If

su
ch

ap
pe

al
ex

pe
ns

es
ex

ce
ed

th
e

de
po

si
t,

th
e

O
w

ne
r/

A
pp

lic
an

t
sh

al
l

pa
y

th
e

di
ff

er
en

ce
fo

rt
hw

ith
up

on
be

in
g

bi
lle

d
by

th
e

m
un

ic
ip

al
ity

,
w

ith
in

te
re

st
at

th
e

ra
te

of
1.

25
%

pe
r

m
on

th
(1

5%
pe

r
an

nu
m

)
on

ac
co

un
ts

ov
er

du
e

m
or

e
th

an
30

da
ys

,

T
he

O
w

ne
r/

A
pp

lic
an

t/A
ge

nt
fu

rt
he

r
ag

re
es

th
at

,
un

til
su

ch
re

qu
es

ts
ha

ve
be

en
co

m
pl

ie
d

w
ith

,
th

e
m

un
ic

ip
al

ity
w

ill
ha

ve
no

co
nt

in
ui

ng
ob

lig
at

io
n

to
pr

oc
es

s
th

e
ap

pl
ic

at
io

n
or

at
te

nd
or

be
re

pr
es

en
te

d
at

th
e

O
nt

ar
io

M
un

ic
ip

al
B

oa
rd

or
an

y
co

ur
t

or
ot

he
r

ad
m

in
is

tr
at

iv
e

pr
oc

ee
di

ng
in

co
nn

ec
tio

n
w

ith
th

e
ap

pl
ic

at
io

n:

Page 259 of 335



1) 2) 3) 4) 5) 5) 7) 3)

T
O

W
N

SH
IP

O
F

SO
U

T
H

FR
O

N
T

E
N

A
C

A
PP

L
IC

A
T

IO
N

FO
R

M
IN

O
R

V
A

R
IA

N
C

E
Pl

an
ni

ng
A

ct
,

R
.S

.O
.

19
90

,
c.

P.
13

as
am

en
de

d

A
G

ui
de

to
C

om
pl

et
in

g
th

e
M

in
or

V
ar

ia
nc

e Fo
rm

T
he

na
m

es
of

al
l

ow
ne

rs
m

us
t

ap
pe

ar
in

th
is

se
ct

io
n,

ev
en

if
th

ey
liv

e
in

se
pa

ra
te

re
si

de
nc

es
,

an
d

th
e

ad
dr

es
s(

es
)

sh
ou

ld
be

th
e

fu
ll

m
ai

lin
g

ad
dr

es
s,

co
m

pl
et

e
w

ith
po

st
al

co
de

.

Y
ou

m
ay

w
is

h
to

ap
po

in
t

so
m

eo
ne

to
ac

t
on

yo
ur

be
ha

lf
du

ri
ng

th
e

va
ri

an
ce

pr
oc

es
s.

If
so

,
th

at
pe

rs
on

’s
na

m
e,

ad
dr

es
s

an
d

ph
on

e
nu

m
be

r
sh

ou
ld

ap
pe

ar
he

re
A

ll
ow

ne
r’

s
m

us
t

si
gn

th
e

au
th

or
iz

at
io

n.

D
es

cr
ip

tio
n

of
th

e
Su

bj
ec

t
L

an
d:

a.
D

is
tr

ic
t:

T
he

D
is

tr
ic

ts
ar

e
th

e
sa

m
e

as
th

e
fo

rm
er

To
w

ns
hi

ps
.

If
yo

u
ar

e
no

t
su

re
,

ch
ec

k
th

e
ro

ll
nu

m
be

r
(t

he
lo

ng
nu

m
be

r
be

gi
nn

in
g

w
ith

10
29

)
on

yo
ur

ta
x

bi
ll.

if
th

e
nu

m
be

rs
ar

e
01

0,
02

0
or

03
0,

yo
ur

di
st

ri
ct

is
B

ed
fo

rd
;

if
th

e
nu

m
be

rs
ar

e
04

0-
05

0,
yo

ur
di

st
ri

ct
is

L
ou

gh
bo

ro
ug

h;
if

th
e

nu
m

be
rs

ar
e

06
0

or
07

0,
yo

ur
di

st
ri

ct
is

St
or

ri
ng

to
n;

an
d

if
th

e
nu

m
be

rs
ar

e
08

0,
yo

ur
di

st
ri

ct
is

Po
rt

la
nd

.
b.

C
on

ce
ss

io
n

an
d

L
ot

N
um

be
rs

:
if

yo
u

ar
e

no
t

su
re

,
ch

ec
k

yo
ur

ta
x

bi
ll

c.
St

re
et

N
um

be
r:

Y
ou

r
ci

vi
c

ad
dr

es
s

—

if
a

ci
vi

c
nu

m
be

r
ha

s
no

t
be

en
as

si
gn

ed
,

le
av

e
th

is
sp

ac
e

bl
an

k.
d.

N
am

e
of

R
oa

d/
St

re
et

:
T

hi
s

qu
es

tio
n

ap
pl

ie
s

w
he

th
er

or
no

t
yo

u
ar

e
on

a
pr

iv
at

e
la

ne
or

a
pu

bl
ic

ro
ad

.
e.

R
ef

er
en

ce
Pl

an
N

o:
If

yo
ur

pr
op

er
ty

ha
s

be
en

su
rv

ey
ed

,
it

w
ill

ha
ve

a
pl

an
nu

m
be

r,
an

d
on

e
or

m
or

e
pa

rt
s

on
th

at
pl

an
.

If
yo

ur
pr

op
er

ty
ha

s
no

t
be

en
su

rv
ey

ed
,

le
av

e
th

is
sp

ac
e

bl
an

k.
f.

R
ol

l
N

o:
T

hi
s

is
th

e
nu

m
be

r
be

gi
nn

in
g

w
ith

‘1
02

9’
w

hi
ch

ap
pe

ar
s

on
yo

ur
ta

x
bi

ll.
Pl

ea
se

ta
ke

tim
e

to
lo

ok
it

up
be

fo
re

su
bm

itt
in

g
th

e
ap

pl
ic

at
io

n.

Fr
on

ta
ge

,
de

pt
h,

ar
ea

,
ac

re
s:

A
ll

pa
rt

s
of

th
is

qu
es

tio
n

m
us

t
be

.c
om

pl
et

ed
.

C
ur

re
nt

zo
ni

ng
:

Y
ou

m
ay

no
tb

e
aw

ar
e

of
th

e
zo

ni
ng

on
yo

ur
pr

op
er

ty
an

d
th

is
ca

n
be

de
te

rm
in

ed
w

he
n

yo
u

co
m

e
in

fo
r

pr
e-

co
ns

ul
ta

tio
n

w
ith

pl
an

ni
ng

st
af

f.

N
at

ur
e

an
d

E
xt

en
t

of
R

el
ie

f:
T

hi
s

qu
es

tio
n

is
as

ki
ng

w
ha

t
yo

u
ar

e
as

ki
ng

to
do

th
at

re
qu

ir
es

th
e

va
ri

an
ce

—
fo

r
ex

am
pl

e,
it

co
ul

d
be

th
at

yo
u

ar
e

as
ki

ng
to

be
25

m
ra

th
er

th
an

30
m

fr
om

th
e

hi
gh

w
at

er
m

ar
k,

or
th

at
yo

u
ar

e
as

ki
ng

to
in

cr
ea

se
th

e
he

ig
ht

of
a

st
ru

ct
ur

e
w

ith
in

30
m

of
th

e
hi

gh
w

at
er

m
ar

k,
or

th
at

yo
u

ar
e

se
ek

in
g

a
va

ri
an

ce
to

co
ns

tr
uc

t
an

ac
ce

ss
or

y
bu

ild
in

g
cl

os
er

to
th

e
fr

on
t

lo
tl

in
e

th
an

th
e

pr
in

ci
pa

l
bu

ild
in

g.

R
ea

so
n

w
hy

yo
u

ca
n’

t
co

m
pl

y:
In

ot
he

r
w

or
ds

,
w

hy
ca

n
yo

u
no

t
m

ee
t

th
e

re
qu

ir
ed

se
tb

ac
ks

.
it

co
ul

d
be

,
fo

r
ex

am
pl

e,
be

ca
us

e
yo

u
ar

e
a

va
ri

an
ce

to
ad

d
on

to
an

ex
is

tin
g

st
ru

ct
ur

e
im

po
ss

ib
le

be
ca

us
e

of
a

st
ee

p
em

ba
nk

m
en

t.
R

oa
ds

:
M

un
ic

ip
al

ly
m

ai
nt

ai
ne

d
ro

ad
s

ar
e

lo
ok

ed
af

te
r

by
th

e
To

w
ns

hi
p;

pr
iv

at
e

ro
ad

s
ar

e
la

ne
s

th
at

re
si

de
nt

s
m

ai
nt

ai
n

th
em

se
lv

es
(n

ot
pr

iv
at

e
dr

iv
ew

ay
s,

bu
t

la
ne

s
th

at
pr

ov
id

e
ac

ce
ss

to
yo

ur
pr

op
er

ty
an

d
th

at
ar

e
ge

ne
ra

lly
sh

ar
ed

w
ith

ot
he

rs
).

10

Page 260 of 335



T
O

W
N

SH
IP

O
F

SO
U

T
H

FR
O

N
T

E
N

A
C

A
PP

L
IC

A
T

IO
N

FO
R

M
IN

O
R

V
A

R
IA

N
C

E
Pl

an
ni

ng
A

ct
,

R
.S

.O
.

19
90

,
c.

P.
13

as
am

en
de

d

9)
Pa

rk
in

g
an

d
D

oc
ki

ng
:

T
hi

s
qu

es
tio

n
is

on
ly

re
le

va
nt

is
yo

u
ca

n
on

ly
ac

ce
ss

yo
ur

pr
op

er
ty

by
w

at
er

.

10
)

E
xi

st
in

g
U

se
s:

e.
g.

re
si

de
nt

ia
l,

re
ta

il
bu

si
ne

ss
,

va
ca

nt
re

cr
ea

tio
na

l
la

nd

11
)

B
ui

ld
in

gs
:

If
th

er
e

ar
e

A
N

Y
bu

ild
in

gs
or

st
ru

ct
ur

es
on

th
e

pr
op

er
ty

no
w

,
th

ea
ns

w
er

to
th

is
qu

es
tio

n
is

“y
es

”.

12
)

D
es

cr
ip

tio
n

of
bu

ild
in

gs
an

d
st

ru
ct

ur
es

:
Y

ou
m

us
t

co
m

pl
et

e
al

l s
ec

tio
ns

of
th

is
qu

es
tio

n
fo

r e
ac

h
st

ru
ct

ur
e

on
yo

ur
pr

op
er

ty
.

If
th

er
e

is
a

de
ck

on
yo

ur
dw

el
lin

g,
pl

ea
se

de
sc

ri
be

it
se

pa
ra

te
ly

fr
om

th
e

re
si

de
nc

e.

13
)

Pr
op

os
ed

U
se

s:
G

en
er

al
ly

,
th

e
an

sw
er

to
th

is
qu

es
tio

n
w

ill
be

th
e

sa
m

e
as

th
e

an
sw

er
to

#1
0,

bu
t

if
, f

or
ex

am
pl

e,
th

e
la

nd
is

cu
rr

en
tly

va
ca

nt
,

an
d

yo
u

ar
e

pl
an

ni
ng

to
co

ns
tr

uc
t

a
dw

el
lin

g,
th

en
th

e
us

e
to

be
de

sc
ri

be
d

in
se

ct
io

n
10

w
ou

ld
be

“v
ac

an
t

re
cr

ea
tio

na
l

la
nd

’’
, a

nd
th

e
us

e
de

sc
ri

be
d

in
se

ct
io

n
13

w
ou

ld
be

“r
es

id
en

tia
l”

14
)

Pr
op

os
ed

st
ru

ct
ur

es
:

If
yo

u
ar

e
pl

an
ni

ng
to

bu
ild

A
N

Y
T

H
IN

G
on

th
e

pr
op

er
ty

,
th

e
an

sw
er

to
th

is
qu

es
tio

n
is

“y
es

”
—

T
hi

s
in

cl
ud

es
ad

di
tio

ns
,

de
ck

s,
ga

ra
ge

s,
se

pt
ic

sy
st

em
s.

15
)

D
es

cr
ip

tio
n

of
ne

w
co

ns
tr

uc
tio

n:
A

L
L

pr
op

os
ed

ne
w

de
ve

lo
pm

en
t

m
us

t
be

de
sc

ri
be

d
he

re
.

If
yo

u
ar

e
pr

op
os

in
g

to
co

ns
tr

uc
t

an
ad

di
tio

n
to

a
dw

el
lin

g,
an

d
to

ad
d

a
de

ck
,

pl
ea

se
sh

ow
th

is
in

fo
rm

at
io

n
in

se
pa

ra
te

co
lu

m
ns

.

16
)

D
em

ol
iti

on
:

A
ll

de
m

ol
iti

on
re

qu
ir

es
a

pe
rm

it
fr

om
th

e
bu

ild
in

g
de

pa
rt

m
en

t.
In

so
m

e
in

st
an

ce
s,

a
pr

op
os

ed
ad

di
tio

n
or

in
cr

ea
se

in
he

ig
ht

ca
nn

ot
be

ac
co

m
pl

is
he

d
w

ith
ou

tt
he

re
m

ov
al

of
ex

is
tin

g
w

al
ls

.
If

th
is

is
no

t
m

ad
e

cl
ea

r
to

th
e

C
om

m
itt

ee
at

th
e

be
gi

nn
in

g
of

th
e

pr
oc

es
s,

yo
u

m
ay

fi
nd

th
at

,
al

th
ou

gh
yo

u
ar

e
gr

an
te

d
pe

rm
is

si
on

to
ad

d
on

to
yo

ur
re

si
de

nc
e,

yo
u

ca
n’

t
ac

tu
al

ly
do

it
be

ca
us

e
yo

u
ha

ve
no

t
m

ad
e

it
cl

ea
r

th
at

th
er

e
is

de
m

ol
iti

on
in

vo
lv

ed
.

17
)R

ai
si

ng
of

St
ru

ct
ur

e:
In

ot
he

r
w

or
ds

,
ar

e
yo

u
pr

op
os

in
g

to
ra

is
e

th
e

bu
ild

in
g

in
or

de
r

to
co

ns
tr

uc
t

a
ba

se
m

en
t

un
de

r
it.

18
)U

se
s

of
D

ev
el

op
m

en
t:

Pl
ea

se
an

sw
er

ea
ch

pa
rt

of
th

is
qu

es
tio

n.
A

n
in

cr
ea

se
in

liv
in

g
sp

ac
e

w
ou

ld
in

cl
ud

e
an

yt
hi

ng
w

ith
w

al
ls

—
e.

g.
a

sc
re

en
ed

po
rc

h
w

ou
ld

in
vo

lv
e

an
in

cr
ea

se
in

liv
in

g
sp

ac
e.

19
)D

at
e

la
nd

ac
qu

ir
ed

:
W

he
n

di
d

yo
u

ta
ke

po
ss

es
si

on
of

th
e

pr
op

er
ty

?

21
)

L
en

gt
h

of
ex

is
tin

g
us

es
:

Fo
r

ex
am

pl
e,

ha
s

th
e

la
nd

be
en

us
ed

fo
r

re
si

de
nt

ia
l

pu
rp

os
es

fo
r

30
ye

ar
s,

or
18

m
on

th
s?

22
)

W
at

er
su

pp
ly

:
in

m
os

t
ca

se
s

th
e

an
sw

er
w

ill
be

pr
iv

at
e

w
el

l,
bu

t
so

m
e

w
at

er
fr

on
t

pr
op

er
tie

s
ta

ke
th

ei
r

w
at

er
fr

om
a

la
ke

.
11

Page 261 of 335



T
O

W
N

SH
IP

O
F

SO
U

T
H

FR
O

N
T

E
N

A
C

A
PP

L
IC

A
T

IO
N

FO
R

M
IN

O
R

V
A

R
IA

N
C

E
Pl

an
ni

ng
A

ct
,

R
.S

.0
.

19
90

,
c.

P.
13

as
am

en
de

d

23
)

Se
pt

ic
:

in
m

os
t

ca
se

s
th

e
an

sw
er

w
ill

be
pr

iv
at

e
se

w
ag

e
sy

st
em

,
bu

t
th

er
e

m
ay

be
so

m
e

pr
iv

ie
s.

24
)

D
ra

in
ag

e:
A

re
th

er
e

sp
ec

i?
c

di
tc

he
s

th
at

ha
ve

be
en

co
ns

tr
uc

te
d

to
de

al
w

ith
dr

ai
na

ge
;

is
th

er
e

na
tu

ra
l

dr
ai

na
ge

,
et

c.
?

25
)

A
pp

lic
at

io
n

fo
r

co
ns

en
t:

is
th

er
e

cu
rr

en
tly

an
ap

pl
ic

at
io

n
fo

r
co

ns
en

t
(s

ev
er

an
ce

)
be

in
g

pr
op

os
ed

fo
r

th
e

pr
op

er
ty

?

26
)

If
ye

s:
If

th
er

e
is

a
cu

rr
en

t
ap

pl
ic

at
io

n
fo

r
se

ve
ra

nc
e

or
su

bd
iv

is
io

n
on

th
e

pr
op

er
ty

,
pl

ea
se

in
di

ca
te

th
e

fi
le

nu
m

be
r.

(S
ta

ff
ca

n
he

lp
pr

ov
id

e
th

is
in

fo
rm

at
io

n)

27
)

M
in

or
va

ri
an

ce
:

H
as

th
er

e
ev

er
be

en
a

m
in

or
va

ri
an

ce
gr

an
te

d
on

th
e

pr
op

er
ty

?
If

yo
u

ar
e

lo
ng

-
tim

e
ow

ne
r

of
th

e
pr

op
er

ty
,

yo
u

w
ill

pr
ob

ab
ly

be
aw

ar
e

of
an

y
ot

he
r

sp
ec

ia
l

pe
rm

is
si

on
gr

an
te

d
fo

r
a

va
ri

an
ce

to
th

e
zo

ni
ng

by
-l

aw
.

If
yo

u
ar

e
a

ne
w

ow
ne

r,
th

e
se

lle
r

w
ill

pr
ob

ab
ly

ha
ve

m
ad

e
yo

u
aw

ar
e

of
th

is
.

28
)

If
ye

s:
If

th
er

e
ha

s
be

en
a

pr
ev

io
us

va
ri

an
ce

gr
an

te
d

on
th

e
pr

op
er

ty
,

pl
ea

se
in

di
ca

te
th

e
ap

pl
ic

at
io

n
nu

m
be

r
if

kn
ow

n,
an

d
w

ha
t

th
e

de
ta

ils
of

th
e

va
ri

an
ce

w
er

e.

29
)

SK
E

T
C

H
:

W
e

ca
nn

ot
st

re
ss

en
ou

gh
th

e
im

po
rt

an
ce

of
a

de
ta

ile
d,

ac
cu

ra
te

,
an

d
co

m
pl

et
e

sk
et

ch
.

Y
ou

do
no

t
ne

ce
ss

ar
ily

ne
ed

to
co

nt
ra

ct
w

ith
a

pr
of

es
si

on
al

to
dr

aw
th

e
sk

et
ch

,
bu

t
sk

et
ch

es
th

at
ar

e
no

t
dr

aw
n

to
sc

al
e,

do
no

t
sh

ow
di

m
en

si
on

s
an

d
di

st
an

ce
s,

or
ar

e
no

t
dr

aw
n

ne
at

ly
(P

L
E

A
SE

U
SE

A
R

U
L

E
R

),
w

ill
no

t
be

ac
ce

pt
ed

.

30
)

A
gr

ee
m

en
t

to
in

de
m

ni
fy

:
M

us
t

be
si

gn
ed

in
fr

on
to

f
a

co
m

m
is

si
on

er
of

oa
th

s
—

yo
u

m
ay

ha
ve

th
is

do
ne

be
fo

re
su

bm
itt

in
g

th
e

ap
pl

ic
at

io
n,

or
si

gn
th

e
ap

pl
ic

at
io

n
in

fr
on

t
of

st
af

f
w

ho
ca

n
si

gn
as

co
m

m
is

si
on

er
s.

A
ll

ow
ne

rs
m

us
t

si
gn

th
e

ap
pl

ic
at

io
n,

or
it

ca
n

be
si

gn
ed

by
an

ag
en

t
if

on
e

ha
s

be
en

ap
po

in
te

d.

12

Page 262 of 335



TOWNSHIP OF SOUTH FRONTENAC APPLICATION FOR MINOR VARIANCE
Planning Ac( R.S.O. {990, c. P.13 as amended

4. The frontage(s), depth and area of the subject land.

Frontage (on water): UdO ' Frontage (on road/lane):

Depth: * /60'*r ,^trng.q fhnr Area: I'5 ac*r<Es

5. The current zoning of the subject land:

4?7.5'

.w.r
p0

municipally maintained road?
n Yes tNo

SYes ENO

9.

6 neex Bev RD.
lf access to the subject property is by , please indicate the parking and docking
facilities used or to be used and the app te distance of these facilities from the subject land
and the nearest public road.

10. What are the existing uses of the subject land?

11. Please indicate whether there are any EXISTING buildings or structures on the subject land.
(1.e. residence, garage, shed, etc.)

I Yes nNo

O c.,r.rAqE - t3't2.5'car:,ets -Dot-vsp^ce
@ Res rpE^,es -33'x fli\d'osr: ti6g - No De.ctc

n,&qgfrz

@auo sBR€ r-^sr -ira'z'k?fi9"qt; tq?a - DeL s$rrca *Mq.tqo

T[e nature and extent of the relief from the Zoning By-law:
-.ADOrf wrr otp SpeD t.r.rtt}lrrv T*6 @OrS"erirc.V

?elrlel F'q<tADgtn" ?'5 Tootfi'

6f Sc-Rc4rr€Dr^, Porrtklt'hETR ES,,

7 . The reason why the proposed use cannot comply with the provisions of the Zoning By-law:

Cv*.re q,

8. Does the subject property front on a
OR a privately maintained road?

Name of Road/Lane:

@ sP"o Bv Gr*qe -6lgz'<et?bu -Na oa,t<
@S*"o Q tk,csi - 8'z<8'esr.' tqgs -to'/,/a/p*lo6to*tt
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' TOWNSHIP OF SOUTH FRONTENAC APPLICATION FOR MINOR VARIANCE
Planning Acf, R.S.O. 1990, c. P.13 as amended

12. lf the answer to item 1 1 is yes, for EACH building or structure indicate:

Type of Structure
(E.9. residence)

(1)

Corrl ag
cst: lqgs

(2) "h*s="

F.e;rDeree
c5?: tq6g

(3)

oLo sfrocu Pturr
e37.. tot"Q-

(4)

SUeo By(ormrgc
cistr z,olt

g) ti',
SHCD

BY
Houss

Setback from
Front Lot Line

"r^/AfE 13"

62Wrvecx
$g'g*oeaaal<r 36'

54'roBoeir t-rorr

lo$'robau"ll 36' 3'

Setback from
Rear Lot Line
$Pr.r^.o.D"

57' 6o' 34'
,*68', (52',)
sAr.tr,, + e,Lcv^'frrry
Eiuseu rctQFS
MeAsutlP5 *lrrS. It|'s'

Setback from
Side Lot Line
ttr.JE<T'l

I lt2'roeorr*ra
t36?'|zr.or*lt *t15't"

I 56'roBrrDae
Cs^:fi sroa) ?6't"

^ss
Height of Building
(AIso indicate if it is one

story or two story)

I s't-a RY

,* l6' tu l q'8"
tf lfu+qrr{tfr€

I 9to Rt/,

.t I Z',1"

I 5ro*{ ,

.L l O'2"

l-:ge,*

n"2'

See
Amcrs'
D<cta
heffi.

a(Dimensions of
Floor Area

Varmcluollv.lfuJEJi

*3'* L5'
5?5*"

Z3't96'to"
t2,t?ft'

bb'kn'r"
t (*uo)

ru'il:Xtt5'; 8'YlL'
96ff'

3'r8'
6Vfr'

Setback from High
Water Mark

(lf applicable)

67i11>or*
6S'5'L corl,.n? 36'

Te eoa.e oF
B€>.ID,€NcE

5$'ruEoxrLror,c+
lo3'ro gouril 36' 3'

13.The proposed uses of the subject land:

14.Are any building(s) or structure(s), or additions to existing building(s) or structure(s), PROPOSED
to be built on the subject land?

5

IYes I No
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(1)

?e>,DGryce
Type of Structure
(E.9. residence)

Setback from
Front Lot Line

Setback from
Rear Lot Line

33,q't"
Setback from
Side Lot Line

l-sn*/
fi'2{FowrwHeight of Building

(Also indicate if it is one
story or two story)

Y?'x9'
rruelultNt 0e.llt
gcre*,*rdt$ Pot+
a^l - l-

Outside
Dimensions of

Building/Structure-

Setback from
High Water Mark

(lf applicable)

TOWNSHIP OF SOUTH FRONTENAC APPLICATION FOR MINOR VARIANCE
Planning Acf, R.S.O. 1990, c. P.13 as amended

15. lf the answer to item 14 is yes, for each proposed addition, building or structure indicate:

-- a rrgrrt- L< ZAY\

NOTES:

and NOT to the total size of the completed building.

Do your plans include any DEMOLITION of existing structures? lYes

lf yes, please provide details:

"dz oat

nNo16.

R e'rtwJsFED+?*rd, sro,re s .#S on&ge-S (g'ys')
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PL-ZNA-2022-0046
(LIOTA)

2263 GREEN BAY ROAD

UTM Zone 18 NAD 83

Produced by the Township of South Frontenac  under
license with the Ontario Ministry of Natural Resources  © Queen's

Printer for Ontario, 2020.

While the Township makes every effort to insure that the information
presented is accurate for the intended uses of this map, there is an

 inherent error in all mapping products, and accuracy of the mapping
cannot be guaranteed for all possible uses. This map displays basic

 topographic features only.
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Natural, Vibrant and Growing – a Progressive, Rural Leader. 

 

To: Committee of Adjustment 

Prepared by: Development Services Department 

Date of Meeting: June 9, 2022 

Subject: Permission and Minor Variance Application PL-ZNA-2022-0046, 
Liota, 2263 Green Bay Road, District of Bedford 

Summary 

There are two existing dwellings located on the property. They are all located within 30 
metres of the highwater mark of Buck Bay (Bobs Lake) and were lawfully established prior 
to the existing Zoning By-law.  
 
This application is requesting permission to enlarge the residence (Dwelling #2) by 
increasing its footprint within the required setback from the highwater mark, and within the 
required front yard (roadside). This report recommends that the Committee of Adjustment 
grant permission to enlarge the legal non-conforming building, per section 45(2) of Planning 
Act, subject to conditions.  
 
The application is also requesting zoning relief for the highwater mark for a shed. This 
report recommends that the Committee of Adjustment grant approval of this application, 
subject to conditions, as this application meets the four tests of a minor variance under 
section 45(1) of Planning Act. 
 

Background 

Official Plan Designation: Rural 

Zoning: Waterfront Residential (RW) 

Relief Requested 
The applicant seeks permission under section 45(2) of the Planning Act to enlarge the legal 
non-conforming the residence (Dwelling #2) on the property within 30 metres of the 
highwater mark of Buck Bay and within the required front yard. 
 
The applicant also seeks zoning relief under section 45(1) of the Planning Act from section 
5.8.2(b) and 8.3.3 of the Zoning By-law to permit a shed to be setback 10.5 metres (36 feet) 
from the highwater mark of Buck Bay, whereas the Zoning By-law requires a 30 metre 
setback from the highwater mark for any building.  
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Staff Report - Permission and Minor Variance Application PL-ZNA-2022-0046, Liota, 2263 Green Bay Road, 
District of Bedford 
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Natural, Vibrant and Growing – a Progressive, Rural Leader. 

Property Description 
 
The subject property is located at 2263 Green Bay Road. The property has an area of 
approximately 0.4 hectares (1 acre) and waterfrontage on Buck Bay. Attwood Lane is 
located on the west side of the subject property and Northwood Lane is located to the north, 
north of Green Bay Road. The subject property has a manicured lawn and slopes gently to 
Buck Bay. There are bedrock outcrops on the east portion of the property, adjacent to Buck 
Bay. Mature trees exist along the west edges of the shoreline of the property. There is a 
private boat launch located on the most east side of the subject property off Green Bay 
Road. There are two docks on the property.  

There are two existing dwellings located on the property as well as a sewage system, and 
an accessory building and two sheds. From west to east, the sequence of the buildings and 
structures on the property is as follows: shed #1, dwelling #1 (cottage), sewage system, 
dwelling #2 (residence), shed #2, accessory building (old store front).  

Shed #1 was built in 2020 and is located on the west side of the subject property. It has a 
footprint of 8.9 square metres (96 square feet) and is located 10.5 metres (36 feet) from the 
highwater mark of Buck Bay. Shed #1 is the subject of the minor variance application and is 
seeking relief from the highwater mark.  

Dwelling #1 (Cottage) is located in between Shed #1 (to the west) and the sewage system 
and Dwelling #2 (residence) (to the east). The cottage was built around 1985. It has an 
attached deck located on the waterside, approximately 18.5 metres (62 feet) from Buck 
Bay. The total footprint of the cottage and the deck is 76 square metres (818 square feet). It 
is one storey with a height of 4.8 metres (16 feet).  

The class 4 sewage system on the property services the cottage and the residence, the two 
buildings that have plumbing. It is in the centre of the subject property, between the cottage 
and the residence. 

The residence (dwelling #2) is located to the east of the sewage system. The residence 
was built in 1968. It is 1.5 storey with a height of 6 metres (19.5 feet) measured on the 
roadside of the building. It is setback 10.5 metres (36 feet) from the highwater mark of Buck 
Bay. It is setback 18 metres (60 feet) from the front lot line (i.e. lot line abutting road). The 
total footprint of the residence is 113 square metres (1214 square feet). The residence is 
subject to the permission application.  

Shed #2 is near the residence. It is setback 0.9 metres (3 feet) from the highwater mark and 
has a footprint of 8.9 square metres (96 square feet).  

The accessory building (old store front) is located on the east side of the property. It has an 
attached deck on the east side and is setback 16.5 metres (54 feet) from the highwater 
mark. It is one storey with a height of 3.8 metres (12.5 feet). It has a total footprint of 72 
square metres (775 square feet).  
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Discussion/Analysis 

Summary of Proposal 
 
The 113 square metres (1214 square feet) residence (dwelling #2) would be demolished, 
and replaced with a dwelling with attached deck and porch with a total footprint of 1862 
square feet. The existing 10.5 metre (36 foot) setback from the highwater mark of Buck Bay 
would be maintained. The new residence would be setback 15 metres (50 feet) from the 
front lot line, which would be 3 metres (10 feet) closer than the existing residence. 
  
The new residence will be 1 storey with a walk-out basement. It will have height of 5.3 
metres (17.4 foot) on the roadside of the building.  The applicant noted that they will be 
altering the level of the ground around the residence so that the main floor and the 
basement would be accessible from the outside to address their current and future disability 
requirements. The new residence will be 60 square metres (648 square feet) larger than the 
existing dwelling. Therefore, the lot coverage for the property will increase by 1.3%.  
 
The shed #1 is 8.9 square metres (96 square feet) in size. Due to its size, it did not require 
a building permit. The applicants were not aware that they required a variance if they did 
not need a building permit, therefore are now seeking permission retroactively to allow the 
shed to be located within the 30 metre setback.  

The shed #2 near the residence is proposed to be demolished.  
 
The original application also proposed the construction of a 68 square metre (728 square 
feet) detached garage. The application was subsequently revised to not include the garage 
based on feedback provided by Planning staff and RVCA staff. This was recommended to 
further protect the shoreline and natural vegetation, including concerns with drainage and 
roof run-off, the total number of buildings on the property and to avoid an overdevelopment 
of the subject property.  
 

Department and Agency Comments 
 
Public Services provided comments on May 2, 2022. They note that the application as 
presented does not relate to any proposed changes or alterations to the current entrances.   
Therefore, they do not have any concerns. 
 
Building Services (Sewage System Review) provided comments on April 5, 2022. They 
note that the applicant is reducing the number of bedrooms in the residence from 3 to 2. 
They note that the proposal will not reduce the performance level of the existing sewage 
system and that the sewage system is operated and maintained in compliance with the 
Ontario Building Code. They have no objections.   
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Rideau Valley Conservation Authority (RVCA) provided comments on May 16, 2022. 
The comments speak to the various improvements that have been made on the property by 
the applicant by removing docks, cleaning up debris in the immediate shoreline, improving 
the shoreline vegetation and working to remove the boat launch and naturalize a portion of 
the shoreline previously used for docking where cement retaining walls are present.  
 
RVCA Staff note that the original application also included a garage and a gazebo, however 
the revised proposal has removed these structures following initial concerns expressed by 
Township Staff and RVCA staff regarding increased development within the 30 metre 
setback from the highwater mark. They note that the property presents challenges in 
redevelopment as there is insufficient depth and provide recommendations to protect, 
improve and restore water quality through this redevelopment.  
 
RVCA Staff have no objection to the proposed development.  
 
It was noted that the application does not include any shoreline alteration and therefore will 
not require a permit under O. Reg 174/06.  
 

Public Comments 
 
Comments were received from six members of the public. All comments received support 
the proposal, speak highly about the character of the applicant and speak to the many 
improvements that the applicant has made on the property and the shoreline/waterfront.  
 
Planning Analysis  
Permission to Enlarge Legal Non-Conforming Dwelling 
 
The subject property is zoned Waterfront Residential. This zone only permits one dwelling 
along with accessory structures. The subject property contains two dwellings. Both 
dwellings pre-date the current zoning by-law in the Township and are considered to be legal 
non-conforming structures. 
 
The residence (Dwelling #2), which is the subject to this portion of the application, is also 
legal non-conforming due to section 5.10.2 of the Zoning By-law. Section 5.10.2 states that 
existing buildings with less than the minimum 30 metre setback from the highwater mark of 
a waterbody may be repaired, renovated, or strengthened to a safe condition provided there 
is no enlargement of the gross floor area or increase in height.  The residence is setback 
10.5 metres (36 feet) from the highwater mark.  
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Permission is required to make changes to legal non-conforming buildings. In this situation, 
the Committee of Adjustment should consider whether to grant permission to enlarge the 
legal non-conforming building (Residence) under Section 45(2) of the Planning Act.  

Any permission must also contemplate a reduced front yard. Section 5.10.1 of the Zoning 
By-law permits existing buildings having less than the minimum front yard to be enlarged 
and reconstructed provided the enlargement does not further reduce the required yard and 
all other provisions are complied with.  The existing residence is setback 18 metres (60 
feet) from the front lot line, but the new residence would be setback 15 metres (50 feet). 

The new, enlarged residence would be constructed on the same general footprint as the 
existing residence (dwelling #2).  The new residence would maintain the existing 10.5 metre 
(36 foot) setback from the highwater mark.  However, it would be 3 metres (10 feet) closer 
to the front lot line.  

The existing dwelling has a 112.8 square metre (1214 square foot) footprint. The increase 
in the footprint area of the dwelling to 173 square metres (1862 square feet) will not 
aggravate the situation and the enlargement of the non-conforming structure is limited in 
nature and in appropriate proportion. The enlargement of the dwelling is happening to the 
north of the property, closer to the road. Enlarging the dwelling to the north will allow the 
dwelling to maintain the existing setback to the highwater mark. Expanding the property to 
the north is also practical due to the topography of the lot. The road is much higher in 
elevation than the property, therefore the visual impact from the road would be minimal. 
Additionally, Public Services provided comments stating that the proposed expansion to the 
north will not affect the way the road is used. 

The height of the building on the road side will be approximately 0.2 metres (0.7872 feet) 
less than the residence (Dwelling #2) due to proposed site alterations on the property that 
will lower the average grade on the site.  The residence will be visually screened from 
Green Bay Road by the intervening slope from the road to the lake. While the applicant is 
proposing to shift from a 1.5 storey building to a one storey building with a walkout 
basement, the height of the residence from the water is only increasing minimally due to the 
grade alterations on the property. The applicant is also proposing shoreline planting which 
will help screen views from the lake. The property is also located at the end of a bay, and 
there are no other properties nearby. There is no massing and no evidence that there would 
be undue adverse impact on the owners of adjacent properties or on the neighbourhood. 

The property is accessed from a Township Road. No additional traffic is anticipated with the 
application and the driveway location is not proposed to change. The driveway that 
provides access to the cottage is not changing.  

The proposed residence is not anticipated to impact the character of the waterfront as the 
residence will be in the same location as the existing residence. The enlargement allows for 
a more functional, accessible building for the owners. This proposal represents an 
individual opportunity to provide improved access to a home which contributes to a more 
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inclusive housing stock in the Township. This proposal supports an existing residential use 
in a residential area and given its size and location, does not introduce an incompatible or 
inappropriate development. 
 

The proposed location and size of the residence are practical on the subject property, 
located in the same general area as the existing seasonal residence. The existing 
community is characterized by predominately single detached residences with waterfront 
view or access to the shoreline. The existing residence is compatible with the established 
built form and character of the surrounding properties.  

There is an existing area of trees separating the dwelling from the neighbouring property to 
the west. There is sufficient open space and a buffer of trees to provide buffering from 
neighbours to the east. The applicant is re-vegetating the shoreline on the property which 
will provide additional screening from views from the water. No damage to the features or 
character of the shoreline will occur. 

The applicant noted that they have been working with Rideau Valley Conservation Authority 
on making improvements to naturalize the shoreline of their property. With the submission 
of their application, the applicant included a shoreline stewardship agreement entered into 
in November 2021 which requires the owner to re-vegetate certain areas along the 
shoreline in accordance with a shoreline planting plan that they developed with RVCA.  
 
The applicant is also working with RVCA on removing the boat ramp and the upland 
concrete ledge. RVCA is working on a site plan and the applicant indicated they are waiting 
on the approval from RVCA prior to starting remediation of the site. 
 
While the applicant is making net environmental improvements to the property, RVCA 
provided further mitigation recommendations. Township Staff support the recommendation 
provided by the Conservation Authority that roof runoff be directed away from the lake to 
protect the water quality of the lake and soil erosion. Requiring a development agreement 
as a condition of approval will ensure that the proposed development is undertaken in 
accordance with the Township environmental standards, including how to manage roof 
runoff and will take into consideration RVCA’s recommendations. 
 
As this is an existing lot of record with legal non-conforming uses, the sewage system on 
the property was reviewed. The class 4 sewage system services both the cottage and the 
residence. The applicants indicated that they will be putting in a new well to support shared 
water feed for the cottage and the residence. The existing level of services is understood to 
be adequate for the proposed development. 

Conclusion 

It is the opinion of staff that it is appropriate for the Committee of Adjustment to grant 
permission to enlarge the legal non-conforming the residence (Dwelling #2), as described in 
this report. 
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Minor Variance for Shed 

The proposal for the shed needs to be assessed against the four tests of a minor variance 
outlined in Section 45(1) of the Planning Act. All four tests must be met for an application to 
be approved. It is the opinion of Planning staff that the proposal meets the four tests as 
explained below.  

Does the variance maintain the general intent and purpose of the Official Plan? 
 

The subject property is designated Rural in the Township Official Plan. The shed is an 
accessory use consistent with the permitted legal non-conforming residential use of a 
property in the Rural designation. 

The shed is located as far back from the highwater mark as possible, in a practical location 
on the subject property.  

The variance maintains the general intent and purpose of the Official Plan, specifically 
policies on limited-service residential development, and development adjacent to 
environmentally sensitive areas. 

Does the variance maintain the general intent and purpose of the Zoning By-law? 
 
The shed is a permitted use on the subject property. The shed is located a suitable distance 
from property lines. The shed is located behind a hill, in a cleared area at the end of the 
driveway that provides access to the cottage. The hill is located between the shed and the 
road and the shed and the neighbouring property to the west. The hill helps screen the shed 
from the road. The shed was constructed no closer to the highwater mark than the cottage.  
 
The subject property is long and narrow. It is not possible to locate the garage farther from 
the highwater mark due to the narrow nature of the lot. The shed is located 17 metres from 
the front lot line being the public road. It can not be located further back due to the location 
of the existing driveway which comes in to the north of the shed, off the road. The variance 
maintains the general intent and purpose of the Zoning By-law. 
 
Is the requested variance desirable for the appropriate development or use of the land, 
building or structure in question? 
 

The shed is located on the east-most side of the subject property. It is located adjacent to 
the cottage and provides for storage of equipment and materials to maintain the property. 
The shed is accessed from the existing driveway near the cottage. It has a roof overhang to 
the side that provides covered storage for an ATV on the property. 
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Allowing the shed to be located near the cottage will allow for more storage near the 
cottage which will aid in keeping the property in a neat and tidy condition.  

The variance is desirable for the appropriate development of the lands. 

Is the variance minor? 
 

Yes, the variance is minor as it maintains the general intent of the Official Plan and Zoning 
By-law, and is desirable for the appropriate development of the land.  
 
The shed was constructed no closer to the highwater mark than the cottage. The shed is not 
anticipated to have an adverse visual impact as the shed is located between the road and 
the highwater mark. The shed is concealed from the road since it is located on lower ground 
that the road. There is no opportunity to move the shed further to the north (closer to the 
road) because of the location of the driveway. The shed is screened by various trees to the 
east and the south. The trees screen the shed from the water and neighbouring properties to 
the west. The view from the lake is not anticipated to be impacted. The shed is located in the 
most practical location on the subject property, away from other buildings and is hidden from 
the road, the lake and any neighbours. 

Notice/Consultation 

Notice of the Statutory Public Hearing was given pursuant to the requirements of the 
Planning Act, at least 10 days in advance of the Public Hearing.  This included notice given: 

• by mail to every owner of land within 60 metres of the subject lands  
• by posting notice signs on the subject lands 
• by posting on the Township’s Current Planning Application webpage 
• by e-mail to prescribed persons and public bodies 

Recommendation 

That the Committee of Adjustment receive comments from the public and, pending 
comments received, approve for application PL-ZNA-2022-0046, subject to the following 
conditions. 
 

1. Permission is granted to enlarge Dwelling #2 (referred to as the Residence on the 
revised application and drawings received by the Township on April 25, 2022) on the 
subject property. The Residence is permitted to have a 33 feet x 36 feet 10 inches 
footprint area, inclusive of all attached decks and porches, as well as living space 
below grade (i.e. in the walkout basement).  The Residence is permitted to be 
setback 10.5 metres (36 feet) from the highwater mark and 15 metres (50 feet) from 
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the front lot line as per the revised application and drawings received by the 
Township on April 25, 2022, that will be attached to the Decision as Schedule “A”. 
 

2. The Minor Variance is for the existing Shed #1 that has an area of 8.9 square meters 
(96 square feet). Shed #1 is permitted remain on the subject property as it exists today, 
and to be setback a minimum of 10.5 metres (36 feet) from the highwater mark as per 
the revised application and revised drawings received by the Township on April 25, 
2022, that will be attached to the Decision as Schedule “A” 
 

3. Shed #2, located 0.9 metres (3 feet) from the highwater mark, referred to as the 8x8 
Shed on the revised application and drawings received by the Township on April 25, 
2022 is required to be removed prior to an occupancy permit being issued for Dwelling 
#2.  
 

4. The applicant is required to enter into a development agreement to address the 
Township’s environmental standards on the subject property including 
recommendations outlined by RVCA Staff in their letter dated May 16, 2022.   

  
5. A building permit is required for ALL demolition and construction on the property. 

There shall be no additional development, or demolition of existing structures, on the 
property without the approval from the Township of South Frontenac. 
 

Report Prepared By: 
Anne (Anna) Geladi, MCIP, RPP, Planner 

Reviewed By:  
Christine Woods, MCIP RPP, Senior Planner 
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Township of South Frontenac, 

PO Box 100, 

Sydenham, ON, K0H 2T0 

Attn: Michelle Hannah, Committee of Adjustment 

We are writing on behalf of Neil Liota who has an application before your committee to 

develop and improve his property at 2263 Green Bay Road West, Tichborne (Godfrey), ON. His 

application number is PL-ZNA-2022-046 

We support his plan. 

We have owned a nearby property on the same cove near the Buck Bay bridge since 1995. Our 

property is 41 Attwood Lane, Roll #010020220100000. 

Since Neil bought the property a few years ago, he has made impressive improvements to it. 

The property is now attractive with a tidy shoreline. The overall property is well maintained 

We feel that his improvements have enhanced the value of all the properties that front on the 

cove. We are confident his redevelopment will be undertaken with the same care and 

attention. 

Respectfully, 

 

Andrew & Mary Catherine Robb 

Page 291 of 335



1

Michelle Hannah

From: Bill Willick <

Sent: May 25, 2022 11:38 AM

To: planning

Subject: Comments on minor variance application PL-ZNA-20220046 for 2263 Green Bay Road.

TO: South Frontenac Secretary-Treasurer, Committee of Adjustment, Michelle Hannah  

Ms Hannah,

I am writing in support of Neil Liota’s application for a minor variance ( PL-ZNA-20220046).    I am 

aware of his desire to tear down the existing home and replace it with a new home with attached garage.

My wife and I own a cottage at 43 Attwood Lane directly across the bay from Neil Liota’s 

property.  We  can view the entire property from our property.  Neil has made several improvements to 

the property since purchasing it a few years ago.  Neil has closed off access to the boat launch which 

was quite near the bridge over the waterway between Bob’s Lake and Buck Bay. The close proximity to 

the bridge  was a safety concern.  I understand Neil intends to remove the ramp  and restore the 

shoreline to a natural state.   Neil has also removed all the docks from the old Buck Bay Canteen. The 

new roof and tidying up around the canteen is also appreciated.   The Buck Bay Canteen is a well-known 

local landmark that has been a fixture since the sixties.  It would be a shame to see it go.   Neil has 

taken numerous trailer loads of junk to the dump, which has greatly improved the aesthetics of the 

property from both the water and roadside viewpoints.

I understand Neil is working with a local conservation group to restore some of the natural shoreline 

vegetation.   

As far as lot density, even  with the footprint of the proposed new dwelling, the property will not look 

crowded.  As I stated, from my view from across the bay, it appears as though there are  nicely spaced 

building structures as compared with most cottages and homes on Bob’s Lake.

As for Neil personally, he is a welcome addition to the Buck Bay community.  He has made several 

friends in the Bob’s Lake/Buck Bay area.  I believe that he knows almost all of the property owners on 

Attwood Lane as well as  adjoining property owners. .  He is always friendly, helpful and generous in our 

encounters with him.  He is a welcome addition to the neighbourhood.

Respectfully, 
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Michelle Hannah

From: Gary Baxter < >

Sent: May 26, 2022 8:09 AM

To: planning

Cc: Linda (Lindy) Louise Baxter; Neil Liota

Subject: Attn: Michelle Hanna, Application PL-ZNA-2022-046

To: South Frontenac Township, 
      Secretary-Treasurer, 
        Committee of Adjustment, 
Attn: Michelle Hannah 

Michelle, 
We have recently become aware of a situation involving Neil Liota, the new owner of the property 
formerly known as the 'Buck Bay Marina', now aptly renamed 'Dragonfly Cove'. 
Apparently his application and plans need to exhibit that he is "committed to improving, benefiting 
and maintaining the property's value and integrity". We want to let you know we thoroughly support 
these concepts on the part of the planning entities within the township.   
  We also would like to advise you that in our opinion Neil has made great strides in achieving these 
goals over the past few years we have known him. He turned what was essentially an eyesore 
property into a far superior presentation, and continues to work at it. Community minded? When he 
took over the place he allowed the McConnells to stay while they made other arrangements, for quite 
a long time! He is constantly offering or providing assistance, his time, advise and equipment 
resources to all his new neighbours. He eliminated the old fuelling dock facility and several falling 
down sheds. He has cleaned up the grounds in general, mending or adding decorative fencing, 
completed building improvements and fixed up trees and gardens.  All in the midst of COVID-19 
pandemic issues, Gypsy Moth infestations, horrific winters and wind storms, as well as several 
personal family and medical issues. We have boated extensively for many years from our home on 
Buck Bay and around Bobs Lake, and it is now a true joy to cruise by Neil's area.  
  We look forward to his further improvements, enhancements and hope your team will be able to 
accommodate his request(s) to help him achieve them.  

Thank You... Gary & Lindy Baxter 
                       
                       

Sent from my iPad... Gary 
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1

Michelle Hannah

From: Louise and Ray Cassidy <louray1@live.ca>

Sent: May 4, 2022 11:57 AM

To: planning; Michelle Hannah

Subject: Feedback re: PL-ZNA-2022-046

Hello: 
I am writing in support of Neil Liota’s application PL-ZNA-2022-046. He has spoken to us about his vision for the 
property at 2263 Green Bay Rd. Since purchase of the property, we have been pleased to see the pride in ownership 
which had been sadly missing from the previous long-time owners;  for example power-washing everything on the 
property then maintaining that standard, adding community appeal such as several Canadian flags on the rejuvenated 
poles in front of the property, removing brush which contained wasp nests, planting perennials and removal of many 
loads of trash. The result has been a more neighbourhood-friendly vibe, and no creeping consumer trash laying about.  
Buck Bay Canteen has been a landmark for confused travelers for the over 30 years we have enjoyed the lake and has 
been completely renovated before becoming Dragonfly Cove, a new landmark which also retained some character. It 
would be a shame to lose it. We believe that the changes to the property would benefit our little Bob’s Lake community 
by enabling a new permanent neighbor to live safely and comfortably, more energy-efficiently too. The addition of a 
garage would benefit anyone with mobility issues and would reduce outdoor cluttered areas by providing storage. 
Thank you for considering our support. 
Louise & Ray Cassidy 
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May 11, 2022 File: MV/FRS/121/2022 
  
Sent by E-mail 
 
Ms. Michelle Hannah, Planning Assistant 
Township of South Frontenac 
P.O. Box 100 
Sydenham, ON K0H 2T0 
 
 
Dear Ms. Hannah: 
 
Re: Application for Minor Variance PL-ZNA-2022-0063 (Lachance) 
 Part Lot 33, Concession 11; 5511 Rideau Road  

Storrington District, Township of South Frontenac 
 Waterbody: Little Cranberry Lake / Beacon Point Provincially Significant Wetland 
 
The Rideau Waterway Development Review Team (RWDRT), made up of staff from Cataraqui 
Conservation and Parks Canada, has reviewed the above-noted application for minor 
variance, and provide the following comments for the Committee of Adjustment’s 
consideration.  The site was visited by Cataraqui Conservation staff. 
 
Summary of the Proposal 
 
The proposal involves the construction of a single family dwelling and a garage on the subject 
property.  The variance is requested to: 
 

• Reduce the required setback from the highwater mark from 30 metres, as required by 
Section 5.8.2.a) of the South Frontenac Zoning By-law, to 15.3 metres in order to permit 
the construction of a new dwelling.  

• Reduce the required setback from the highwater mark from 30 metres, as required by 
Section 5.8.2.a) of the South Frontenac Zoning By-law, to 22.8 metres in order to permit 
the construction of a detached garage.  

 
Site Description  
 
The property is located on a peninsula of land along the west side of Little Cranberry Lake.  
The topography of the property can be described as having a 3 metre high bank along the 
shoreline of the lake, levelling out in the location for the proposed dwelling, then rising sharply 
toward Rideau Road to the south.  The property contains a mix of wooded and cleared areas. 
 
The property is designated ‘Rural’ in the Official Plan and zoned ‘Waterfront Residential Zone’ 
(RW) in the implementing Zoning By-law. 
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Discussion 
 
The main interests of the RWDRT in this application are the avoidance of natural hazards 
associated with the shoreline of Little Cranberry Lake (e.g. flooding and erosion), the 
protection of the wetland and the water quality of the lake, and the conservation of the cultural 
and natural heritage and scenic values of the Rideau Canal National Historic Site and 
UNESCO World Heritage Site.       
 
Natural Hazards 
Flooding:  The maximum recorded water level for Little Cranberry Lake is 98.95 metres 
geodetic.  For Cranberry Lake, the maximum recorded water level is used in lieu of an 
engineered flood plain.  Cataraqui Conservation’s Guidelines for Implementing Ontario 
Regulation 148/06 (see description below) requires that all development be set back a 
minimum of 6 metres from the regulatory floodplain of a waterbody.  Based upon elevation 
mapping data and site observations, the proposed development will be located outside of the 
setback from the regulatory flood plain. 
 
Erosion: Section 5.8.2.b) of the Zoning by-law requires that no building or structure or septic 
tank installation shall be located within 15 metre horizontal of the top of bank of any 
embankment, the slope of which is greater than 30% from horizontal.  Cataraqui Conservation 
policy defines the extent of potential erosion hazards to include an allowance for toe erosion, a 
stable slope allowance for bedrock shorelines of 3(h):1(v), plus an erosion access allowance of 
6 metres.  Based on an estimated 3 metre high slope at the shoreline, the total erosion hazard 
allowance is anticipated to be approximately 15 metres measured horizontally inland from the 
stable toe of slope at the shoreline.  Staff note that the proposed development will be located 
outside of the erosion hazard allowance as defined by Cataraqui Conservation. 
 
Natural Heritage 
As noted above, this portion of Little Cranberry Lake has been classified as provincially 
significant wetland (PSW) by the Ontario Ministry of Natural Resources and Forestry.  Section 
2.1.8 of the Provincial Policy Statement (PPS, 2020) suggests that development and site 
alteration should not be considered on adjacent lands to significant wetlands unless the 
ecological functions of the adjacent lands has been evaluated and it has been demonstrated 
that there will be no negative impacts on the natural features or on their ecological functions.   
 
Additionally, Section 5.2.11 of the Official Plan suggests that when considering development 
within or adjacent to a provincially significant wetland, an Environmental Impact Assessment 
(EIA) may be required.  However, in the opinion of staff, an EIA is not warranted in this 
instance since the applicant is removing a structure that is closer to the wetland feature and 
building a new structure further back, thereby increasing the wetland buffer.  
 
Water Quality 
The Township of South Frontenac Official Plan recognizes the need to minimize lake impacts 
by reducing phosphorous inputs, preventing erosion and maintaining natural appearances. 
Accordingly, policies have been included that can vary the setback from the highwater mark 
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from 30 to 90 m depending on the site characteristics such as steepness of slope, vegetation 
cover soil depth and soil phosphorus retention. Section 5.2.7 (b)(ii)(3) of the Official Plan 
indicates that a reduction from the setback may only be considered if it is not physically 
possible or environmentally desirable to meet the 30 metre setback requirement, and that 
there will be no negative impacts to fish habitat or water quality. 
 
Similar to the Official Plan, Cataraqui Conservation’s Environmental Planning Policy (EPP, 
2021) considers new development within the 30 metre water setback area only if there are no 
reasonable alternatives for locating the development outside of the water setback area, the 
development is no closer to the water than existing buildings or structures on the property, and 
is set back as far as possible from the water in all directions, complies with the maximum lot 
coverage provisions of the Zoning By-law, and suitable methods to minimize negative impacts 
on water quality are incorporated into the development.  
 
In this instance, there are no other more reasonable alternatives for locating the development 
outside of the water setback area, development is set back as far as possible from the water 
due to topographic constraints, and the principal building is only marginally over the maximum 
lot coverage provisions of the Zoning By-law.   
 
Staff recommend that roof runoff be directed away from the lake if possible. 
 
Rideau Canal National Historic Site and UNESCO World Heritage Site 
Similarly, RWDRT staff strive to preserve and enhance the cultural, natural and scenic values 
of the national historic site and world heritage site so that all Canadians can enjoy this legacy 
into the future. This can be achieved through the maintenance of a natural shoreline, the 
maintenance and enhancement of vegetation on the property, development which 
complements the visual character of the landscape, and the maintenance of a minimum 30 
metre setback of all development from the water. 
 
In this instance, the applicant is removing a structure that is only 1.2 metres from the highwater 
mark and replacing it with a new structure that is 15.3 metres from the highwater mark which 
increases the buffer between development and the water and will also improve visual impacts. 
 
Recommendation 
 
RWDRT staff have no objection to the approval of application PL-ZNA-2022-0063 based on 
our consideration for natural hazards, natural and cultural heritage, and water quality 
protection policies. 
 
Regulatory Requirements 
 
Parks Canada 
Parks Canada - Rideau Canal Office oversees all in-water and shoreline works along the 
Canal system. If the landowner wishes to carry out any in-water or shoreline works in the 
future, the Rideau Canal Office must be contacted and written approval obtained prior to the 
commencement of construction. 
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Ontario Regulation 148/06 
Please note that a portion of the property is subject to Ontario Regulation 148/06: 
Development, Interference with Wetlands, and Alterations to Shorelines and Watercourses, 
which is administered by Cataraqui Conservation.  The purpose of the regulation is to ensure 
that proposed changes (e.g. development and site alteration) to a property are not affected by 
natural hazards, such as flooding and erosion, and that the changes do not put other 
properties at greater risk from these hazards.  In this instance, the proposed development is 
within a regulated area, and thus, a Cataraqui Conservation permit will be required under said 
regulation.   
 
Please inform this office of any decision made by the Committee with regard to this 
application. If you have any questions, please contact the undersigned at 613-546-4228 ext. 
244, or by e-mail at aschmidt@crca.ca 
 
Yours truly, 
 
 
 
Andrew Schmidt 
Manager, Watershed Planning and Engineering 
 
/as 
c.c. Christine Woods, Senior Planner, South Frontenac Township (via e-mail) 
 Susan Millar, Parks Canada (via e-mail) 

           Andrew Schmidt
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Michelle Hannah

From: Troy Dunlop
Sent: May 3, 2022 9:48 AM
To: Christine Woods
Cc: Ronnie Joslin
Subject: RE: Public Services Comments - Rideau Road Lachance  PL-ZNA-2022-0063

Follow Up Flag: Follow up
Flag Status: Completed

Categories: CityView Planning Attachment

Hello Christine,

Having reviewed the constraints of setbacks (road/lake), the ROW width on Rideau Road, and the 
existing neighbourhood context we don’t have any objections to the setback as proposed.

W. Troy Dunlop, C.E.T.
Manager of Technical Services and Infrastructure
Township of South Frontenac

p:  +613-376-3027 ext. 3333
e:  tdunlop@southfrontenac.net
a:  4432 George St., Box 100, Sydenham, ON 
www.southfrontenac.net

Please consider the environment before printing this email

1
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Natural, Vibrant and Growing – a Progressive, Rural Leader. 

 

To: Committee of Adjustment 

Prepared by: Development Services Department 

Date of Meeting: June 9, 2022 

Subject: 
Minor Variance Application (S. 45(1) of Planning Act) 
PL-ZNA-2022-0063, Daniel and Jennifer Lachance, 5511 Rideau 
Road, Storrington District 

Summary 

This report recommends that the Committee of Adjustment grant approval of this 
application for zoning relief for a single detached dwelling and an accessory detached 
garage, subject to conditions, as this application meets the four tests of a minor variance 
outlined in section 45(1) of the Planning Act. 
 

Background 

Official Plan Designation: Rural 

Zoning: Waterfront Residential (RW) 

Zoning Relief Requested for Dwelling 

Sections 5.8.2(a) and 8.3.3 – to permit a single detached dwelling to be setback a minimum 
of 15.3 metres from the highwater mark of Little Cranberry Lake, whereas a minimum 30 
metre setback is required for all buildings and structures. 
 
Section 8.3.1 – to permit a single detached dwelling to establish a minimum 16.7 metre 
front yard, whereas the RW zone requires a minimum 20 metre front yard. 
 
Section 8.3.1 – to permit a maximum 5.8% lot coverage for the principal building, whereas 
the RW zone permits a maximum 5% lot coverage. 

Zoning Relief Requested for Accessory Building 

Section 5.24.2 – to permit an accessory building (detached garage) to be located in front of 
the projected front wall of the dwelling whereas the Zoning By-law requires an accessory 
building to be erected to the rear of the projected front or exterior side wall of the main 
building. 
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Natural, Vibrant and Growing – a Progressive, Rural Leader. 

Sections 5.8.2(a) and 8.3.3 Highwater Mark – to permit an accessory building (detached 
garage) to be setback a minimum of 22.8 metres from the highwater mark of Little 
Cranberry Lake, whereas a minimum 30 metre setback is required for all buildings and 
structures. 

Related Applications 

The lands are not subject to any additional applications under the Planning Act. 

Discussion 

Property Description 

The 0.31 hectare (0.77 acre) property consists of two original lots of a plan of subdivision 
that were merged on title.  The property has frontage on Rideau Road and on Little 
Cranberry Lake.  The Beacon Point Provincially Significant Wetland is part of the lake in 
this location. 

The property is approximately 45 metres deep.  The lands consist of a forested ridge that 
slopes down from the road towards the lake.  The ground is level at the midpoint of the 
property, and then there is another short drop to the shoreline.  

The property was developed with a cottage with an attached deck, a holding tank, and two 
accessory buildings (a small shed and a workshop).  All the buildings and structures are 
less than 30 metres from the highwater mark.  The cottage, which was setback 5 metres 
from the highwater mark and located within the erosion hazard limit, was recently 
demolished.  The attached deck is setback 1.2 metres from the highwater mark, and is 
about 3 metres above the lake. 

Summary of Proposal 

The owners propose to construct a two-storey single detached dwelling with a 1952 square 
foot footprint.  The dwelling would be constructed into the bottom of the ridge.  It would be 
setback a minimum of 15.3 metres from the highwater mark and a minimum of 16.7 metres 
from the front lot line (abutting Rideau Road).  The dwelling would result in 5.8% lot 
coverage.  The dwelling would be serviced by a new sewage system. 

The existing deck that was attached to the original cottage is proposed to remain in place 
as an amenity area.  The existing deck would not be connected to the proposed dwelling. 

The owners also propose to construct a one-storey 576 square foot detached garage.  The 
garage would be located on top of the ridge.  It would be setback a minimum of 22.8 metres 
from the highwater mark and a minimum of 8 metres from the front lot line. 

The variances are being requested so that the dwelling and a garage can be setback as far 
as physically possible from the lake without significant alterations to the ridge.  
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Agency Comments 

Public Services indicated on May 3, 2022, that they have no objection to the application 
based on their review of the constraints of setbacks (road/lake), the right-of-way width on 
Rideau Road, and the existing neighbourhood context. 

Building Services (Sewage System Review) indicated on June 6, 2022, that they have no 
objection to the application, as there is sufficient area and conditions for the proposed 
sewage system. 

The Rideau Waterway Development Review Team (RWDRT) indicated on May 11, 2022, 
that the proposed dwelling and garage would be setback from the floodplain of Little 
Cranberry Lake.  They also indicated that the buildings would be outside the erosion hazard 
limit.  Regarding the proximity to the Provincially significant wetland, it was their opinion that 
an Environmental Impact Assessment (EIA) was not required since the new dwelling will be 
setback farther from the wetland than the previous dwelling.  They were satisfied that the 
buildings would be setback as far as possible from the lake due to topographic constraints 
and that the new dwelling would be marginally over the maximum lot coverage provision.  
Also, that the increased setback from the highwater mark would increase the buffer 
between development and the lake and will improve visual impacts. 

The RWDRT noted that written permission is required from the Parks Canada – Rideau 
Canal Office for any future in-water or shoreline works.  Written permission is required from 
Cataraqui Conservation under O. Reg. 148/06 for the proposed dwelling and garage.  A 
permit has already been issued for the fill required for the sewage system. 

Public Comments 

No comments were received from the public at the time of the writing of this report.  

Planning Analysis 

The proposal needs to be assessed against the four tests of a minor variance outlined in 
Section 45(1) of the Planning Act.  It is the opinion of Planning staff that the proposal meets 
the four tests as explained below. 
 

Does the variance maintain the general intent and purpose of the Official Plan? 

 

The proposed variance maintains the general intent and purpose of the Official Plan related 

to waterfront residential development, and development adjacent to environmentally 

sensitive areas. 
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The variances would facilitate construction of a single detached dwelling and an accessory 

building on lands that are designated Rural in the Official Plan on Schedule A. 

The subject property is adjacent to a provincially significant wetland.  The wetland is 

characterized as an open water marsh.  The proposed dwelling and detached garage would 

be farther from the wetland than the previous dwelling.  Planning staff concur with 

Cataraqui Conservation staff that there would be no benefit to requiring an EIA given that 

the proposed buildings will be set back farther from the wetland, thereby improving the 

situation.  Therefore, an EIA was not required.   

The building setbacks from the front lot line would be reduced in order to maximize the 

setbacks of the proposed buildings from the highwater mark, maintaining the intent of the 

Official Plan policies on development adjacent to environmentally sensitive areas. 

Does the variance maintain the general intent and purpose of the Zoning By-law? 

 

The proposed dwelling and accessory detached garage are permitted uses in the RW zone.  

The dwelling was designed to maximize its setback from both the highwater mark and the 

front lot line, and to minimize its footprint.  The dwelling would result in 5.8% lot coverage, 

which is a 0.8% increase over the existing situation. 

 

The proposed garage was also designed to maximize its setback from both the highwater 

mark and the front lot line, and with consideration for the topography of the property.  Public 

Services was satisfied that the reduced setback from the front lot line will not impact the 

Township’s maintenance and operation of the road.  The total lot coverage of all accessory 

buildings and structures on the property will not exceed the permitted 5%. 

 

The proposed variances maintain the general intent and purpose of the Zoning By-law.  

 

Is the requested variance desirable for the appropriate development or use of the land, 

building or structure in question? 

 

The requested variances are desirable for the appropriate development of the land.  The 
proposed dwelling would be setback farther from the highwater mark of Little Cranberry 
Lake and the Beacon Point Provincially Significant Wetland than the previous dwelling.  The 
dwelling setback from the front lot line has been maximized.  Its footprint has been 
minimized. The dwelling would be visually screened from both the lake and the road by 
existing tree cover and the ridge.   

The location of the proposed accessory detached garage between the new dwelling and 
Rideau Road protects the environmentally sensitive lands between the dwelling and Little 
Cranberry Lake.  All the accessory buildings on the property are visually screened from 
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both the lake and/or the road by existing tree cover.  They are similarly screened from 
adjacent properties. 

Is the variance minor? 

 
The requested variances are minor as they maintain the general intent and purpose of the 
Official Plan and Zoning By-law, and are desirable for the appropriate development of the 
land.  They are not anticipated to impact the existing or planned functionality of the property 
and adjacent properties. 

Notice/Consultation 

Notice of the Statutory Public Hearing was given pursuant to the requirements of the 
Planning Act, at least 10 days in advance of the Public Hearing.  This included notice given: 

 by mail to every owner of land within 60 metres of the subject lands  

 by posting notice signs on the subject lands 

 by posting on the Township’s Current Planning Application webpage 

 by e-mail to prescribed persons and public bodies 

Recommendation 

It is recommended that the Committee of Adjustment receive comments from the public 
and, pending comments received, approve minor variance application PL-ZNA-2022-0063 
for the property at 5511 Rideau Road, subject to the following conditions.  

 
1. The minor variance is for a single detached dwelling with a 1952 square foot footprint 

and for a 576 square foot accessory detached garage.  The dwelling is permitted to 
establish a minimum 16.7 metre front yard, and to be setback a minimum of 15.3 
metres from the highwater mark of Little Cranberry Lake.  The principal building is 
permitted to establish a maximum 5.8% lot coverage.  The detached garage is 
permitted to be located in the front yard of the dwelling, and setback a minimum of 8 
metres from the front lot line.  The detached garage is also permitted to be setback a 
minimum of 22.8 metres from the highwater mark.  The development must be 
consistent with drawings submitted at the time of application. 
 

2. The Owner is required to enter into a Development Agreement to be registered on 
the title of the property to the satisfaction of the Township to address the following 
matters and environmental standards of the Township:  
 

a. The use of appropriate erosion control measures (e.g. silt fence, straw bales) 

during construction and until the site is stable and revegetated. 
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b. The removal of any excavated materials from the site so that it is not used as 

fill within 30 metres of Little Cranberry Lake. 

 
c. Roof runoff will be directed away from the shoreline of Little Cranberry Lake 

and discharged to natural or constructed leaching pits/areas to maximize 

infiltration or onto coarse rock rubble splash pads to reduce the velocity of 

runoff. 

 
d. Maintaining a natural vegetated buffer in its natural state within 10 metres of 

the shoreline.  

 
3. A building permit is required for ALL proposed demolition and construction on the 

property. There shall be no additional development on the property without the 
approval from the Township of South Frontenac.   
 

4. Minor variance Pl-ZNA-2022-0063 is applicable only to Zoning By-law No. 2003-75 
and not to any subsequent zoning by-laws. 

   

Report Prepared By: 

Christine Woods, MCIP RPP, Senior Planner 

Reviewed By:  

Claire Dodds, MCIP, RPP, Director of Development Services 
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Michelle Hannah

From: Susan Millar 
Sent: June 1, 2022 5:20 PM
To: Christine Woods
Subject: RE: PL-ZNA-2022-0074 for 4788 Carrying Place Road

Hi Christine

Thanks for the circulation. Given the location of the building from the water and partially screened by the house, Parks 
Canada has no objections to the proposal. Given the extent of mature vegetation on the waterside of the proposed 
building, I am interested to know what the access route is to the storage building? A building of that size may be holding 
large equipment/machinery and an access route would be required. We would expect any clearing for access to be 
located to the rear (north side) of the house, with no clearing of vegetation between the storage building and the water.

Thanks
Susan

1
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www.southfrontenac.net 

Natural, Vibrant and Growing – a Progressive, Rural Leader. 

 

To: Committee of Adjustment 

Prepared by: Development Services Department 

Date of Meeting: June 9, 2022 

Subject: 
Minor Variance Application (S. 45(1) of the Planning Act) 
PL-ZNA-2022-0074, Dylan and Julia Knapp, 4788 Carrying 
Place Road, Storrington District 

Summary 

The subject application seeks zoning relief to permit an accessory building to be located 
within the projected front yard of an existing dwelling, and to allow the lot coverage of all 
accessory buildings to exceed 5% and to exceed the lot coverage of the dwelling. 

 
This report recommends that the Committee of Adjustment grant approval of this 
application subject to conditions, as this application meets the four tests of a minor variance 
outlined in section 45(1) of Planning Act. 
 

Background 

Official Plan Designation: Rural 

Zoning: Rural 

Zoning Relief Requested 

 
Section 5.24.1 – to permit the lot coverage of all accessory buildings on the property to be 
6.5%, whereas a maximum 5% is permitted.  Also, to permit the lot coverage of the 
accessory buildings to exceed that of the principal building. 
 
Section 5.24.2 – to permit an accessory building to be located in front of the projected front 
wall of the dwelling whereas the Zoning By-law requires an accessory building to be 
erected to the rear of the projected front or exterior side wall of the main building. 
 

Related Applications 

 
The subject property is not subject to any other applications under the Planning Act. 
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Township of South Frontenac 

Staff Report - PL-ZNA-2022-0074, Dylan and Julia Knapp, 4788 Carrying Place Road, Storrington District 

 

 

www.southfrontenac.net 

Natural, Vibrant and Growing – a Progressive, Rural Leader. 

Discussion/Analysis 

Property Description 

 

The 5.8 hectare (14.4 acre) property on Cranberry Lake has frontage on Carrying Place 

Road.  However, it is accessed from Terry’s Lane.  The lands within 30 metres of the lake 

are generally level and are maintained as a lawn.  The balance of the lands is forested.   

 

The property is developed with a single detached dwelling and three storage buildings.  The 

1950 square foot dwelling is setback approximately 42 metres from the highwater mark.  

The storage buildings are near Carrying Place Road and in the centre of the property. 

 

Summary of Proposal 

 

The owners propose to construct a 30 foot by 40 foot (1200 square foot) storage building.  

The storage building would be located between the dwelling and the eastern lot line.  The 

storage building would be setback 50.9 metres from the highwater mark, 4.5 metres from 

the eastern lot line, and approximately 250 metres from the front lot line (abutting Carrying 

Place Road). 

 

An application for minor variance was received to permit the storage building to be located 

within the projected front yard of an existing dwelling (i.e. between the dwelling and 

Carrying Place Road), and to allow the lot coverage of all accessory buildings to be 6.5%, 

and to exceed the 3.1% lot coverage of the dwelling. 

 

Department and Agency Comments 

 

The application was not reviewed by any Township departments nor Cataraqui 
Conservation due to the nature of the requested relief and the proposed location of the 
storage building. 

The Parks Canada – Rideau Canal Office indicated on June 1, 2022, that it has no 
objection to the application given the location of the building from the water and that it is 
partially screened by the house. 

Public Comments 

 

No comments were received from the public at the time of the writing of this report.  
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Natural, Vibrant and Growing – a Progressive, Rural Leader. 

Planning Analysis 

 

The proposal needs to be assessed against the four tests of a minor variance outlined in 

Section 45(1) of the Planning Act.  It is the opinion of Planning staff that the proposal meets 

the four tests as explained below. 

 

Does the variance maintain the general intent and purpose of the Official Plan? 

 

The proposed variances maintain the general intent and purpose of the Official Plan. The 

subject lands are designated Rural in the Official Plan on Schedule A. The proposed 

accessory building and the existing accessory buildings are uses associated with the 

permitted residential use of the property.  

Does the variance maintain the general intent and purpose of the Zoning By-law? 

 

The proposed variances maintain the general intent and purpose of the Zoning By-law. The 
proposed accessory building and the existing accessory buildings are uses associated with 
the permitted residential use of the property. 
 

The location of the existing dwelling at the south end of the property, far from Carrying 

Place Road and near Cranberry Lake, results in any accessory building needing to be 

placed in the front yard of the dwelling (e.g. between the dwelling and Carrying Place 

Road).  However, the proposed building would be setback more than 50 metres from the 

lake and 250 metres from the road, which far exceed the setbacks required for the dwelling. 

 

The Zoning By-law permits a maximum 5% total lot coverage for all accessory buildings on 

a property, and requires that this lot coverage not exceed that of the principal building.  The 

intent of this provision is to ensure that the dwelling remains the focus of a residential 

property, and that the property is not overcrowded with buildings.  The proposed accessory 

building would increase the total lot coverage over what is permitted.  However, the existing 

accessory buildings, which are remnants from when the property was part of a large 

agricultural landholding, are scattered throughout the 5.8 hectare property.  Only the 

proposed accessory building would be located near the dwelling.  While the total footprint of 

all the accessory buildings is greater than the lot coverage of the principal dwelling, the 

proposed accessory building would have a smaller footprint than the dwelling.  Permitting a 

greater total lot coverage for accessory buildings would not result in an overdeveloped 

appearance of the property. 
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Natural, Vibrant and Growing – a Progressive, Rural Leader. 

Is the requested variance desirable for the appropriate development or use of the land, 

building or structure in question? 

 

The requested variances are desirable for the appropriate development of the land.  The 
location of the proposed accessory building between the new dwelling and Carrying Place 
Road protects the environmentally sensitive lands between the dwelling and Cranberry 
Lake.  All the accessory buildings on the property are visually screened from both the lake 

and/or the road by both distance and existing tree cover.  They are similarly screened from 
adjacent properties. 

Is the variance minor? 

 

The requested variances are minor as they maintain the general intent and purpose of the 
Official Plan and Zoning By-law, and are desirable for the appropriate development of the 
land.  They are not anticipated to impact the existing or planned functionality of the property 
and adjacent properties. 

Notice/Consultation 

Notice of the Statutory Public Hearing was given pursuant to the requirements of the 
Planning Act, at least 10 days in advance of the Public Hearing.  This included notice given: 

 by mail to every owner of land within 60 metres of the subject lands  

 by posting notice signs on the subject lands 

 by posting on the Township’s Current Planning Application webpage 

 by e-mail to prescribed persons and public bodies 

Recommendation 

It is recommended that the Committee of Adjustment receive comments from the public 

and, pending comments received, approve minor variance application PL-ZNA-2022-0074 

for the property at 4788 Carrying Place Road, subject to the following conditions.  

 
1. The minor variance is for an accessory building (storage building).  The storage 

building is permitted to be located in the front yard of the dwelling, and setback a 

minimum of 250 metres from Carrying Place Road.  Also, the total lot coverage of all 

accessory buildings on the property is permitted to be 6.5%, and to exceed that of 

the principal building, all as per the submitted sketch, which would be attached to 

the Decision as Schedule “A”. 

 
2. A building permit is required for ALL demolition and construction on the property. 

There shall be no additional development on the property without the approval from 

the Township of South Frontenac. 
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3. Minor variance PL-ZNA-2022-0074 is applicable only to Zoning By-law No. 2003-75 

and not to any subsequent zoning by-laws. 

 

Report Prepared By:  

Christine Woods, MCIP RPP, Senior Planner 

Reviewed By:  

Claire Dodds, MCIP, RPP, Director of Development Services 
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To: Committee of Adjustment 

Prepared by: Development Services Department 

Date of Meeting: June 9, 2022 

Subject: Decision on Delegated Consents 

Summary 

This report is an information report to the Committee of Adjustment summarizing the 
Consents that have been approved by Delegated Authority since the last Committee of 
Adjustment Meeting. 

 

Background 

The authority to grant undisputed consents is delegated to the Director of Development 
Services under By-law 2020-27. This report lists the applications which met the criteria for 
being considered as an undisputed consent and have received provisional consent 
approval. 

 Committee of Adjustment is notified for information. 

Discussion/Analysis 

a) S-66-21-B (Prikker) (ZanderPlan)  

This undisputed consent was granted provisional consent on May 5, 2022.  
 
The purpose of this consent application is to create one new waterfront residential 
lot.   

b) S-97-21-P (PL-2021-0045) – (Smart) (Gervan)   

 This undisputed consent was granted provisional consent on May 5, 2022.  
 
The purpose of this consent application is to create one new residential lot.  
 

c) PL-BDJ-2022-0012,0013 & 0014 (Gurr Building Services) 

These undisputed consents were granted provisional consent on May 5, 2022.  
 
The purpose of these consent applications is to create three new residential lots.   
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d) PL-BDJ-2022-0015 (Spafford) (Fotenn Planning + Design) 
 
This undisputed consent was granted provisional consent on May 24, 2022. 
 
The purpose of this consent is for the creation of a new residential lot. 
 

e) PL-BDJ-2022-0024 (Emmons)  
 
This undisputed consent was granted provisional consent on May 24, 2022. 
 
The purpose of this consent is for the creation of a new residential lot. 
 

Attachments 

None. 

Approvals 

Report Prepared By: 

Michelle Hannah, Planning Assistant 

Approved by: 

Claire Dodds, Director of Development Services 
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