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Introduction  
1.1 Introduction 

Fotenn Planning + Design has been retained by Mr. Joe Brice to prepare a Planning Justification Report in 
support of an application for zoning by-law amendment for the property located with frontage on Davidson Side 
Road and Loughborough Lake in the Township of South Frontenac. The purpose of the proposed zoning by-law 
amendment is to rezone the property from site-specific Open Space – Private (OSP-5) Zone to site-specific 
Limited Service Residential – Waterfront (RLSW-X) Zone to permit the development of a single-detached dwelling 
on the subject property. 
 
Consultation with Township staff identified the application requirements. Accordingly, the following are submitted 
in support of the application: 

/ Concept Plan; 
/ Environmental Site Evaluation; 
/ Hutchinson Calculation; 
/ Hydrogeology Study and Terrain Analysis;  
/ Application fees; 
/ Application forms; 
/ This Planning Justification Report. 

 
The purpose of this report is to assess the appropriateness of the proposed zoning by-law amendment in the 
context of the surrounding area as well as its conformity with the policy and regulatory framework applicable to 
the property.  
 
1.2 Development Application 

The subject site is designated Rural Lands on Schedule A Land Use of the County of Frontenac Official Plan, 
designated Rural on Schedule A Land Use Plan of the Township’s Official Plan and zoned Site-Specific Open 
Space – Private (OSP-5) Zone on Schedule C District of Storrington of the Township’s Zoning By-law No. 3005- 
75. A zoning by-law amendment is required to apply a residential zone to the subject site in order to allow the 
development of the site with a single-detached dwelling. 
 
Residential uses are broadly permitted within the existing Rural land use designation of the Township, however, 
the existing OSP-5 zone does not permit a single-detached dwelling on the site. The current zoning on the site 
appears to be related to hydrogeological challenges that have now been resolved. It is therefore proposed to 
rezone the property to a site-specific Limited Service Residential – Waterfront (RLSW) Zone to establish a single-
detached dwelling as a permitted use on the site and establish a 45-metre water setback for the dwelling and a 
90-metre water setback for the septic system. The proposed development will comply with all zoning provisions 
of the RLSW zone as well as relevant general provisions. The proposed site-specific RLSW zone will require a 
greater water setback of 45 metres for the dwelling and 90 metres for the septic system, compared to the existing 
30-metre requirement of the RLSW zone.  
 
The subject site is a waterfront lot within the Township and therefore requires an application for site plan control 
in order to be developed. Pending approval of the proposed zoning by-law amendment, an application for site 
plan control will be submitted.
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Site Context and Development Proposal  
2.1 Surrounding Area and Site Context 

The subject site is located on the south shoreline of Loughborough Lake, approximately 3.5 kilometres southwest 
of the Hamlet of Inverary and approximately 3.3 kilometres north of the municipal boundary of the City of Kingston. 
The site has an area of approximately 10.1 hectares, approximately 98 metres of discontinuous frontage on 
Davidson Side Road, and approximately 199 metres of water frontage on Loughborough Lake. The property is 
undeveloped save for a dock and access to the water. There was a former private lane along the water frontage 
that has been altered over time as a result of other development in the area. Access to the site occurs from 
Davidson Side Road. The topography of the site slopes downward from Davidson Side Road towards 
Loughborough Lake with a fairly steep drop-off as the site nears the water. A large drainage ditch that services 
the development on Four Seasons Drive is located on the subject site running south-to-north and emptying into 
Loughborough Lake. 
 

 
Figure 1: Surrounding Context (Source: Frontenac Maps) 
 
The surrounding area is predominantly characterized by waterfront residential development, estate residential 
development, and rural and agricultural lands. Residential waterfront properties are located north and south of 
the subject site along the shoreline of Loughborough Lake, varying in waterfrontage and lot area. Dwelling types 
in the area are dominated by single-detached dwellings.  
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Figure 2: Site Context (Source: Frontenac Maps)  
 
The following uses are located immediately adjacent to the subject site: 

/ North: Estate Residential  
/ East: Agricultural  
/ South: Estate Residential  
/ West: Loughborough Lake 

 
2.2 Development Proposal 

The applicant is seeking to develop a one-storey single-detached dwelling in the northern portion of the subject 
site. The front wall of the dwelling will be setback 48 metres from the shoreline and the attached deck will be 
setback 45 metres from the shoreline, therefore overall, the dwelling will have a setback of 45 metres from the 
shoreline and 15 metres from the eastern side lot line. A 30-metre landscaped buffer will be maintained along 
the shoreline and native landscaping restoration is proposed between the proposed dwelling and shoreline. 
Vehicular access to the site and dwelling will be provided via a driveway connection to Mowoods Lane. A 
minimum of two on-site parking spaces will be provided and the development will provide extensive landscaped 
open space and amenity area throughout the large parcel. A boat slip was previously developed at the shoreline 
and was subject to approval from the Cataraqui Region Conservation Authority. The existing access lane remains 
in place and will provide access from the dwelling to the shoreline. 
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Figure 3: Concept Plan (Source: Forefront Engineering)
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Supporting Studies 
3.1 Hutchinson Calculation 

Hutchinson Environmental Sciences Ltd. prepared an “Assessment of Municipal Site Evaluation Guidelines for 
Waterfront Development in Eastern Ontario’s Lake Country” dated April 10, 2014. This study was prepared for 
the Mississippi Valley, Rideau Valley and Cataraqui Region Conservation Authorities in order to establish site 
evaluation guidelines for development on Canadian Shield Lakes. As Loughborough Lake is located on the 
Canadian Shield, the Cataraqui Region Conservation Authority requires that a Hutchinson Evaluation be 
conducted to assess the proposed residential dwelling units.  
 
The Hutchinson Evaluation method is a primarily qualitative method. In an effort to ensure consistency of 
interpretation and application, we utilize the Biophysical criteria table on pages 21-22 of the Hutchinson Report 
to assess the subject site and appropriate buffers. Hutchinson provides five assessment criteria detailed: Soil 
Depth, Soil Texture, Soil Analysis, Slope Class, and Vegetation Cover Type. These five criteria are assessed 
and scored to determine the minimum buffer that is required from a given shoreline. For Soil Depth, Hutchinson 
uses a metric measurement of depth in centimetres. Hutchinson sets out six broad categories for Soil Texture, 
each with specific percolation rates and phosphorous retention capabilities. Soil Analysis is a specific 
consideration that is only provided if a detailed analysis of the soil chemistry identifies a composition that is noted 
by Hutchinson as possessing increased capacity for phosphorous retention. Slope is calculated as a percentage. 
Hutchinson provides five broad types of vegetation cover. Our specific methodology in assigning scores was 
based on the following methodology: 
 

1. Soil Depth: The soil depth in centimetres is taken as an average of the depth to subsurface water or 
bedrock of all test pits dug on each unit as part of the Terrain Analysis conducted by BluMetric 
Environmental. As the topography and soil depth can vary significantly over a small distance in proximity 
to Canadian Shield lakes, the average depth of all test pits is taken as an approximation of the soil depth 
across an entire unit.  
 

2. Soil Texture: The texture of soil is similarly taken from the test pit results of the Terrain Analysis 
undertaken by BluMetric and associated with one of the six categories accounted for in Hutchinson. In 
the case of Units 1, 2 and 3, the soil was categorized as a silty clay. For Unit 4, the soil type is significantly 
different and was categorized as a silty sand. 
 

3. Soil Analysis: Hutchinson identified that where a combination of deep soil (> 1 metre), low CaCO3 (<1%) 
content and high (>1%) Iron/Aluminum content is present in soil, the phosphorous retention capability of 
the native soil is significantly elevated. The soil on-site was not tested for the above criteria and was 
therefore assumed to not possess these qualities.  
 

4. Slope Class: As a percentage, slope was measured at the location of each proposed building envelope 
or septic envelope. The slope measures the height differential between the building or septic envelope 
and the high water mark at approximately 98 metres above sea level. 
 

5. Vegetation Cover Type: Given the density of vegetation and the proposed zoning requirement of a 
vegetated buffer, the vegetation cover type was categorized as “Undisturbed woodlands”. This 
categorization reflects that the majority of the site, particularly the mandatory vegetated buffer, will remain 
and be restored to a heavily vegetated state. 

 
Table 1, below, provides the calculated setbacks. The detailed calculation table can be found in Appendix B to 
this report. The information used to undertake the Hutchinson Calculation was obtained from both the Terrain 
Assessment conducted by Pinchin and the Environmental Site Assessment conducted by Ecological Services.   
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Table 1: Hutchinson Analysis, Buffers for Building and Septic Envelopes  
Built Feature Calcualted Buffer From Louborough Lake 
Building Envelope 40 m 
Septic 40 m 

 
Table 2 details the proposed setbacks for building envelope and septic system envelope as calculated using the 
proposed well and septic locations. 
 
Table 2: Proposed Setbacks 

Built Feature Proposed Setback From Louborough Lake 
Building Envelope Deck 45 m, Building 48 m 
Septic 100 m 

 
Hutchinson does not require that mitigation measures be implemented unless a shoreline requires a buffer of 60 
metres or more or is deemed to be sensitive. Regardless, due to the generally sensitive nature of shorelines, the 
proposed development will incorporate the following mitigation measures: 

/ Native landscaping restoration on the slope towards Loughborough Lake; 
/ Directing eavestrough runoff away from the lake; and 
/ Incorporating sediment control measures prior to and during construction to reduce debris entering the 

lake.  
 
In summary, while mitigation measures are not specifically required by based on the Hutchinson calculations, 
such measures have been considered and will be incorporated into the proposed development design. These 
measures will minimize any adverse impact that this proposed development could have on Loughborough Lake 
and represents best practices. 
 
3.2 Environmental Site Evaluation 

An Environmental Site Evaluation was prepared by Ecological Serves dated September 9, 2020. The report 
provides an assessment of the northern portion of the 10.1-hectare property where the development is proposed.  
 
The report indicates that the property consists of varying vegetation communities with species including Red 
Raspberry, Purple-flowering Raspberry, Poison Ivy, Glossy Buckthorn, Bittersweet Nightshade, Coltsfoot, Dog-
strangling Vine, White Cedar, Balsam Fir, Basswood, Sugar Maple, Red Oak, and Bitternut Hickory. The report 
indicates that the southern half of the property does not have enough tree cover to qualify as a forested 
community, but coniferous growth is present.  
 
The slope of the property varies, getting steeper closer to Loughborough Lake. The property has a gentle slope 
(percent slope 5-9%) around the area where the residence is proposed, and the actual cleared site proposed for 
the residence has been further leveled. North of the proposed residence, the property has a strong slope (percent 
slope 15-30%) down to the edge of the lake. 
 
The subject site does not consist of or contain Provincially Significant Wetland, Regionally Significant Wetland, 
Unevaluated Wetland, Area of Natural and Scientific Interest, Species at Risk, or Significant Valley Land. 
 
The site is adjacent to Species at Risk habitat for Barn Swallows and Wood Thrush, however, the report does 
not anticipate negative impacts to occur but recommends that any removal of trees or shrubs occur should outside 
of the breeding season, between April 1 to August 31. As well, the subject site is located within the significant 
wildlife habitat of turtle nesting areas. It is recommended that a form of sediment control be installed to protect 
the lake from construction detritus. If this is installed near the edge of the lake, before turtle nesting season 
begins in May, then it can concurrently act as a deterrent (exclusion barrier) to nesting turtles. As well, the site is 
located adjacent to significant wildlife habitat of multiple species, but the report does not anticipate negative 
impacts or disruption to habitat. The report recommends that in addition to the planned native plant restoration, 
the house’s eavestroughs be positioned so that flow is directed away from the lake, maximizing the length of 
overland flow and absorption opportunity. 
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The subject site is located adjacent to a waterbody, fish habitat, a sensitive Lake Trout lake, significant woodland. 
The report indicates that the proposed 45-metre setback of the dwelling from the lake is appropriate and the 
native plant restoration be monitored to ensure that it increases the stability of the embankment. It is also 
recommended that during construction a form of sediment control, such as silt fencing or straw bales, be installed 
around the work area and lake. The report indicates that the proposed development will not adversely impact the 
Lake Trout population of Loughborough Lake. The placement of the proposed development within the open 
clearing will not negatively impact any water protection functions provided by the adjacent woodland. However, 
it is suggested that the slope north of the proposed development be restored with native plant species with the 
intent to protect the integrity of the slope, and to reduce runoff from the development by creating an effective 
buffer of vegetation. 
 
The completion of a more detailed environmental impact statement is not recommended. The following 
recommendations for mitigation have been provided: 

3. The residence must be set back a minimum of 30 m and must also be set above the top of the slope. 
The setback in the current plan is in accord with this. 

4. We recommend that the eavestrough downspouts be positioned to direct flow off the house away 
from the embankment and from the lake. 

5. Before work begins, a form of sediment control such as silt fencing, properly staked and toed in, or 
straw bales should be installed between the work area and the lake. The sediment control should 
be maintained during construction, until work is complete and shoreline stabilization through native 
landscaping has been established. 

6. The native landscaping restoration should be planned and carried out (or directed) by a certified 
arborist. The arborist should monitor the plantings for survival and replace plantings that do not take. 

7. Any removal of woody vegetation (trees and shrubs) should occur outside of the breeding season 
(April 1 to August 31) to comply with the intent of the Migratory Birds Convention Act. 

 
Overall, the report indicates that the proposed development will have no negative impact on the natural heritage 
features or on their ecological functions, and that the proposal is consistent with the intent of the Provincial Policy 
Statement.  
 
3.3 Hydrogeology Study and Terrain Assessment 

A Hydrogeology Study and Terrain Assessment was prepared by Pinchin Ltd. dated November 2020. The 
purpose of the limited hydrogeological study is to demonstrate that a suitable potable water supply is present at 
the Site to supply the proposed single-detached dwelling with an adequate quantity and quality water. The terrain 
assessment portion of the work assessed the suitability of the proposed area for inground disposal of septic 
effluent. 
 
The results of the hydrogeology test indicate that the installed well is in compliance with O.Reg 903, the well is 
capable of proving an adequate quantity of potable water for the proposed development, the water quality is good 
with no adverse result, with the exception of hardness, and the treatment systems for the potable water supply 
should include disinfection and appropriate pre-disinfection filtration.  
 
Two potential areas, each located greater than 90 metres from the water, were examined for inground disposal 
of wastewater. The results of the terrain assessment indicate that a raised bed would be ideal based on the 
thickness of overburden and location B is preferred because it is closer to the proposed building envelope and 
would not require discharge lines to be placed beneath the driveway. Overall, the site is suitable to support an 
individual on-site well and septic system. 
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Policy and Regulatory Review 
4.1 Provincial Policy Statement 

The 2020 Provincial Policy Statement (PPS) came into effect on May 1, 2020. The PPS provides high-level policy 
direction on matters of Provincial Interest as they relate to land use planning and development in Ontario 
municipalities. Decisions of municipal councils must be consistent with the PPS. Generally, the PPS provides 
direction for issues such as the efficient use of land and infrastructure, the protection of natural and cultural 
heritage resources, maintaining a housing stock that appropriately addresses the demographic and economic 
diversity of households, supporting long-term economic prosperity, and preserving natural resources for future 
uses. PPS policies that are directly relevant to the proposed development are discussed below, with the policy 
cited in italics: 
 
Section 1 of the PPS recognizes that Ontario’s long-term prosperity, environmental health and social well-being 
depend on wise change management. 

1.1.1 Healthy, liveable and safe communities are sustained by: 
b) accommodating an appropriate affordable and market-based range and mix of residential 
types (including single-detached, additional residential units, multi-unit housing, affordable 
housing and housing for older persons), employment (including industrial and commercial), 
institutional (including places of worship, cemeteries and long-term care homes), recreation, park 
and open space, and other uses to meet long-term needs;  

The proposed development seeks to permit a one-storey single-detached dwelling on the subject site in an area 
surrounded by estate residential and rural uses. This application will contribute towards additional residential 
development within the Township. 

 
c) avoiding development and land use patterns which may cause environmental or public health 
and safety concerns;  

An Environmental Site Evaluation has been prepared which does not anticipate any negative impacts to the 
natural heritage or features of the site. The proposed dwelling will be appropriately setback from the highwater 
mark and will not result in any public health or safety concerns. 

 
d) avoiding development and land use patterns that would prevent the efficient expansion of 
settlement areas in those areas which are adjacent or close to settlement areas; 

The subject site is located outside of a settlement area, within the rural area of the Township. The proposed 
development will not impact the future expansion of any settlement area. 
 
Section 1.1.4 of the PPS provides policy direction for rural areas, which are a system of lands that may include 
rural settlement areas, rural lands, prime agricultural areas, natural heritage features and areas, and other 
resource areas. 
 

1.1.4.1 Healthy, integrated and viable rural areas should be supported by:  
a) building upon rural character, and leveraging rural amenities and assets;  
c) accommodating an appropriate range and mix of housing in rural settlement areas;  
e) using rural infrastructure and public service facilities efficiently; 
h) conserving biodiversity and considering the ecological benefits provided by nature; and 

The proposal seeks to permit a one-storey single-detached dwelling on a 10.1-hectare parcel within the rural 
area of the Township. The dwelling will be appropriately setback from Loughborough Lake as well as the road 
frontage on Davidson Side Road to complement the rural character of the area. The proposed development will 
utilize individual private on-site septic and well servicing, which aligns with existing rural infrastructure of the area. 
An Environmental Site Evaluation has been prepared which does not anticipated any negative impacts to the 
natural heritage.  
 
Section 1.1.5 of the PPS provides policy direction for rural lands in municipalities. 
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1.1.5.2 On rural lands located in municipalities, permitted uses are: 

c) residential development, including lot creation, that is locally appropriate; 
The proposed development will result in the construction of one single-detached residential dwelling on an 
existing parcel on rural lands. 

 
1.1.5.4 Development that is compatible with the rural landscape and can be sustained by rural service 
levels should be promoted.  

The proposed single-detached dwelling will be serviced by private well and septic. 
 

1.1.5.5 Development shall be appropriate to the infrastructure which is planned or available, and avoid 
the need for the unjustified and/or uneconomical expansion of this infrastructure. 

The development will require a new well and septic on the subject site, however, no uneconomical expansion of 
infrastructure will occur. 
 

1.1.5.6 Opportunities should be retained to locate new or expanding land uses that require separation 
from other uses. 

The subject site is not located in proximity to any livestock facilities or quarry operations.  
 

1.1.5.8 New land uses, including the creation of lots, and new or expanding livestock facilities, shall 
comply with the minimum distance separation formulae. 

The proposed development is not located within 1500 metres of any livestock facilities, therefore the minimum 
distance separation formulae is not applicable to the subject property.  
 
Section 1.4 of the PPS includes policies dealing with the provision and supply of housing. Section 1.4.1 and 1.4.2 
deal with ensuring an adequate supply of housing is provided. Section 1.4.3 deals with the nature of housing to 
be provided, and states: 

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

b) permitting and facilitating:  
1. all housing options required to meet the social, health, economic and well-being 
requirements of current and future residents, including special needs requirements and 
needs arising from demographic changes and employment opportunities; and  
2. all types of residential intensification, including additional residential units, and 
redevelopment in accordance with policy 1.1.3.3; 

c) directing the development of new housing towards locations where appropriate levels of 
infrastructure and public service facilities are or will be available to support current and projected 
needs; 

The proposal will result in the development of the subject site with one single-detached residential dwelling. The 
proposal will result in the intensification of the subject site, which is located in proximity to surrounding rural 
designated lands. The subject site is not located within a hamlet and will be serviced via private individual on-
site well and septic services. 
 
Section 1.6 provides policies related to infrastructure and public service facilities. 

 
1.6.6.4 Where municipal sewage services and municipal water services or private communal sewage 
services and private communal water services are not available, planned or feasible, individual on-site 
sewage services and individual on-site water services may be used provided that site conditions are 
suitable for the long-term provision of such services with no negative impacts. In settlement areas, 
individual on-site sewage services and individual on-site water services may be used for infilling and 
minor rounding out of existing development. 

The option of municipal water and sanitary services is not available for the subject property. The proposed single-
detached dwelling will be serviced via private individual on-site well and septic. 
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Section 2 of the PPS gives consideration to the wise use and management of resources, such as significant 
natural heritage features and areas, watersheds, prime agricultural areas, mineral petroleum resources, and 
significant built and cultural heritage resources. 

 
2.1.1 Natural features and areas shall be protected for the long term. 

An Environmental Site Evaluation has been prepared to assess the potential impact of the proposed development 
on the natural environmental. The ESE does not anticipate that the proposal will result in any negative impacts 
to the natural features or areas on or adjacent to the subject property.  
  

2.1.6 Development and site alteration shall not be permitted in fish habitat except in accordance with 
provincial and federal requirements.  

No development or site alteration is proposed within fish habitat. A boat slip was previously approved by the 
Cataraqui Region Conservation Authority.  
 

2.1.7 Development and site alteration shall not be permitted in habitat of endangered species and 
threatened species, except in accordance with provincial and federal requirements.  

No development or site alteration is proposed within the habitat of endangered species or threatened species. 
 
2.1.8 Development and site alteration shall not be permitted on adjacent lands to the natural heritage 
features and areas identified in policies 2.1.4, 2.1.5, and 2.1.6 unless the ecological function 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. 

No development is proposed within significant wetland, coastal wetland, woodland, valleylands, wildlife habitat, 
area of natural or scientific interest, or fish habitat. An Environmental Site Evaluation has been prepared which 
does not anticipate any impact to natural features on or adjacent to the subject site. 

 
2.2.2 Development and site alteration shall be restricted in or near sensitive surface water features and 
sensitive ground water features such that these features and their related hydrologic functions will be 
protected, improved or restored.  
Mitigative measures and/or alternative development approaches may be required in order to protect, 
improve or restore sensitive surface water features, sensitive ground water features, and their hydrologic 
functions. 

The Environmental Site Evaluation recommends that the dwelling be setback 30 metres from the water, 
eavestrough downspouts be positioned to direct flow off the house away from the lake, silt fencing be installed 
prior to construction commencing, native landscaping be restored, and woody vegetation be removed outside of 
breeding season. These mitigation measures seek to protect ground water and surface water features adjacent 
to the subject site.  
 
Section 3 of the PPS seeks to ensure the protection of public health and safety. The policies in this section direct 
development away from natural hazard lands such as floodplains and erosion-prone areas. This section also 
seeks to protect development from human-made hazards such as former mining and aggregate extraction 
operations, and other types of contaminated areas. 
 

3.1.1 Development shall generally be directed, in accordance with guidance developed by the Province 
(as amended from time to time), to areas outside of:  

a) hazardous lands adjacent to the shorelines of the Great Lakes - St. Lawrence River System 
and large inland lakes which are impacted by flooding hazards, erosion hazards and/or dynamic 
beach hazards;  
b) hazardous lands adjacent to river, stream and small inland lake systems which are impacted 
by flooding hazards and/or erosion hazards; and  
c) hazardous sites. 

The proposed single-detached dwelling will be setback 45 metres from the high water mark and will not be located 
within any hazard lands, such as flooding hazards or erosion hazards. 
 

It is our professional planning opinion that the proposed development is consistent with the 2020 
Provincial Policy Statement. 
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4.2 County of Frontenac Official Plan 

The County of Frontenac Official Plan was adopted by County Council on October 29, 2014. It was approved by 
the Ministry of Municipal Affairs and Housing in January 2016 and came into force as of February 2, 2016. As an 
upper tier-municipality, the County of Frontenac OP details high-level goals, objectives, and policies for the four 
constituent municipalities (the Townships of Frontenac Islands, South Frontenac, Central Frontenac, and North 
Frontenac). The Official Plan is intended to guide land use changes in the County over the next 20 years to 2034 
by protecting and managing the natural environment, directing and influencing growth patterns and facilitating 
the vision of the County as expressed through its residents. The relevant policy considerations of the Official Plan 
are discussed below (with policies cited in italics). The following sections of the Official Plan will be addressed: 

/ Section 3 – Growth Management; 
/ Section 4 – Community Building; and 
/ Section 7 – Environmental Sustainability. 

 
Section 3 – Growth Management  
Section 3 of the County’s Official Plan provides growth management polices which are intended to help guide 
new residential and non-residential development across the County at a regional level. The Rural Lands 
designation comprises all lands outside of settlement areas in the County that are not natural heritage areas, 
resource lands, or waste disposal sites (s. 3.3.1). As the subject site is not located in a settlement area and it is 
not identified as a natural heritage area, resource land, or waste disposal site, the subject site is located within 
the Rural Lands designation of the County of Frontenac Official Plan. 
 

 
Figure 4: Land Use Designation, Schedule A Land Use (Source: County of Frontenac Official Plan) 
 
Section 3.3.1 of the County’s Official Plan provides policy direction for the Rural Lands designation:  
 

The Rural designation comprises all lands outside of settlement areas in the County that are not:  
• Natural Heritage Areas or other natural resources listed in Section 7;  
• Resource Lands such as minerals, mineral aggregate, forestry, and prime agricultural set out in 

Section 2.1.; and  
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• Waste Disposal Sites 
The subject site is located within the Rural Lands designation.  
 
Section 3.3.1 also indicates the permitted uses in the Rural Lands designation: 
 

• The management and use of resources;  
• Resource-based recreational uses (including recreational/cottage dwellings);  
• Residential development of a limited scale;  
• Home based industries and home occupations;  
• Cemeteries  
• Other rural land uses that are compatible with the nature of the rural area 

The proposal seeks to establish a residential use on the subject property consisting of one single-detached 
dwelling. The proposed dwelling will be located on a 10.1-hectare parcel and represents residential development 
of a limited scale in the rural area of the County.  
 
The objectives of the Rural Lands designation are provided in Section 3.3.2: 
 

(1) To preserve the open space, rural character, topography and landscape of the rural area;  
(2) To promote rural living in a manner sensitive to the ecological balance, sensitive to the farming and 

forestry communities and sensitive to the protection of groundwater and surface water quantity and 
quality;  

(3) To maintain economic stability in the County by considering factors such as municipal servicing 
limitations, environmental factors, compatibility of land uses, and land capability when reviewing 
development proposals;  

(6) To preserve the farming community as an important economic and cultural resource for the 
Frontenacs; 

The proposed dwelling with an attached deck will be setback 45 metres from the water and significantly setback 
from Davidson Side Road. The majority of the subject site will remain treed and will allow the subject site to 
preserve the rural character of the surrounding area. Necessary recommendations of the environmental site 
evaluation will be implemented to ensure the environmental along with ground water are protected. The proposed 
development will utilize private individual on-site well and septic services. The subject site is not located in 
proximity to any livestock facilities and the proposed development will not impact any farming uses.  
 
Section 3.3.3 provides additional policies for development with the Rural Lands designation: 
 

(2) Residential development is permitted in the Rural designation in accordance with the following 
policies: 

b. Rural residential development shall reflect the intent of preserving the rural, open space 
character of the County. This will mean that, to the extent possible, the appearance of such 
development should be unobtrusive and blend in with the rural landscape. 
c. New residential development should not be located on lands which would involve major public 
expense in opening up or maintaining access routes, providing drainage, or providing other public 
services and facilities, unless major public services, access, and/or facilities are provided at the 
developer’s expense. 

The subject site has an area of approximately 10.1-hectares and the subject site will be significantly setback from 
Davidson Side Road. The proposed location of the single-detached dwelling on the subject site and the significant 
tree cover to remain on the property will ensure that the rural character of the area will remain unchanged. The 
proposed development will not result in any major public expenses. The proposed single-detached dwelling will 
be serviced via private individual well and septic and has frontage on an existing municipal road. 
 
Section 3.3.3.4 provides specific policies for waterfront areas: 
 

3.3.3.4.2 Goal The overall goal of this Plan is to improve and protect the waterfront areas in Frontenac 
County as a significant cultural, recreational, economic, and natural environment resource and to 
maintain or enhance the quality of the land areas adjacent to the shore. 
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The proposed development seeks to permit one single-detached dwelling on the existing waterfront property. 
The subject site has an area of 10.1-hectares and the proposed dwelling will have a setback of 45 metres from 
the highwater mark. The setback of the dwelling and the proposed native landscape restoration seeks to provide 
protection of the waterfront. An environmental site evaluation was prepared which does not anticipate negative 
impacts to the waterfront or natural site features. Recommended mitigation measures will be implemented to 
ensure that runoff into Loughborough Lake is minimized. 
 

3.3.3.4.3 Objectives  
(1) To encourage appropriate public access to Waterfront Areas where accessibility is permitted;  

The subject site is privately owned and will not facilitate public access to the waterfront.  
 

(2) To permit shoreland development that allows for sustainable growth of existing and new tourist 
developments and innovative and appropriately designed new residential developments;  

No tourist development is proposed as a result of this application. The proposal seeks to permit an appropriately 
located and designed single-detached dwelling on the existing waterfront lot. 
 

(3) To protect and enhance the heritage character of the Rideau Canal National Historic Site and 
UNESCO World Heritage Site and its associated cultural and natural heritage resources and scenic 
landscape setting;  

The subject site is not located in proximity to the Rideau Canal or other UNESCO World Heritage Sites. 
 

(4) To maintain or improve water quality on a watershed-wide basis;  
Stormwater will be managed on site to protect water quality. 
 

(5) To ensure that the built form along a shoreline is not overly concentrated or dominating to the 
detriment of the natural form;  

The subject site has an area of 10.1-hectares, 199 metres of water frontage, and one single-detached dwelling 
is proposed as a result of this application. The proposed development will not dominate or result in a 
concentration of built form along the waterfront.  
 

(6) To maintain, enhance and/or restore the majority of the developed and undeveloped shorelines in 
their natural state by promoting property stewardship; and  

The proposed dwelling with an attached deck will have a 45-metre setback from the high water mark and native 
landscaping restoration is proposed between the dwelling and the shoreline which will promote property 
stewardship.  
 

(7) To preserve and enhance fish and wildlife habitat areas and other natural heritage features that are 
within and along Waterfront Areas. 

The site contains an existing boat slip however, no other change to the shoreline, waterfront area, or in water 
works are proposed.  

 
3.3.3.4.4 Policies  
(1) The character of Waterfront Areas is linked to the natural and built form that is associated with the 

lakes and rivers in the County. Generally the natural form includes vegetated shorelines with thin 
soils over bedrock. The built form is predominated by residential development including resorts and 
marinas. In this context, new development or redevelopment occurring in the Waterfront Areas 
should, where possible enhance and protect those qualities that contribute to the area’s character;  

The proposed development seeks to permit one single-detached dwelling on the existing 10.1-hectare subject 
site. The dwelling will have a setback of 45-metres from the highwater mark and native vegetation restoration will 
occur in the shoreline area. Based on the size of the existing subject site and the one proposed residential 
dwelling, the qualities of the waterfront area will be protected.  
 

(2) All Waterfront Areas should be considered to be a major recreation resource area that, where 
appropriate, should be accessible to both public and private users;  

The subject property is privately owned and will not facilitate public access.  
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(3) Shoreline alterations shall require approval by the municipality and/or the appropriate agency 
(Conservation Authority, Ministry of Natural Resources and Forestry (MNRF), Canada Fisheries and 
Oceans, Parks Canada). Township Official Plans may include shoreline alteration policies that are 
more restrictive than those of the approval agencies; 

Previous approvals were granted from the Cataraqui Region Conservation Authority to permit the existing boat 
slip. No other shoreline alteration is proposed.  
 

(6) Tree cover and vegetation is encouraged to be retained along the shoreline to maintain the visual 
and environmental integrity of Waterfront Areas. Where development is proposed along shorelines, 
Township Official Plans should contain policies relating to the preservation of a natural undisturbed 
buffer between the water’s edge and new development;  

The shoreline contains existing trees and vegetation. Native landscape restoration is proposed in a portion of the 
area between the proposed dwelling and the shoreline. Beyond the previous installation of the boat slip, no other 
alterations are proposed to the shoreline. 
 

(7) To maintain the shoreline character and water quality, Local Official Plans and Zoning By-laws shall 
require that all new development and leaching beds be set back at least 30 metres (100 feet) from 
the ordinary high water marks of all waterbodies. Any proposed reduction to the 30 metre minimum 
setback shall be in accordance with policies in Local Official Plans which establish criteria for 
considering such reductions. A setback of greater than 30 metres from the ordinary high water mark 
may be required in some locations; and  

The proposed single-detached dwelling with an attached deck will be setback 45 metres from the highwater mark. 
 

(8) Township Official Plans shall include criteria for determining an appropriate setback where an 
existing lot of record cannot achieve the minimum setback of 30 metres (100 feet). However, the 
greatest setback possible will be required. 

The proposed development will exceed the required Township setback of 30-metres.  
 
Section 4 – Community Building 
Section 4 of the County’s Official Plan sets out policies that are intended to help ensure that the public 
infrastructure that ties the region together, such as transportation, water, waste water, and solid waste, and is 
key to the County’s sustainability, can be maintained and possibly enhanced over the next twenty years.  
 

4.2.1.5 Private Services  
Where municipal sewage services and municipal water services or private communal sewage services 
and private communal water services are not provided, individual on-site sewage services sand individual 
on-site water services may be used provided that site conditions are suitable for the long-term provision 
of such services with no negative impacts. In settlement areas, these services may only be used for 
infilling and minor rounding out of existing development.  
Negative Impacts shall be defined for the purposes of this section and Section 4.2.1.5 as degradation to 
the quality and quantity of water, sensitive surface water features and sensitive groundwater features, 
and their related hydrologic functions, due to single, multiple or successive development. Negative 
Impacts should be assessed through environmental studies including hydrogeological or water quality 
impact assessments, in accordance with provincial standards. 

The proposed development will utilize on-site individual private well and individual private sewage disposal 
system. The Hydrogeology Study and Terrain Assessment indicates that the subject site has an appropriate area 
to sufficiently located the necessary well, septic tank and septic bed without causing any negative impacts to the 
environment or human health.  
 
Section 7 – Environmental Sustainability  
Section 7 of the County Official Plan provides policy direction related to the natural environment, including natural 
assets, natural sites, and natural attractions. These policies recognize the value of the natural environment to 
the County as well as its contributions to the economy and society. 
 

7.3.2.1 Development shall generally be directed to areas outside of:  
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• hazardous lands adjacent to the shorelines of the Great Lakes - St. Lawrence River System 
and large inland lakes which are impacted by flooding hazards, erosion hazards and/or dynamic 
beach hazards;  
• hazardous lands adjacent to river, stream and small inland lake systems which are impacted 
by flooding hazards and/or erosion hazards; and  
• hazardous sites such as unstable soils (sensitive marine clays [leda], organic soils) or unstable 
bedrock (karst topography). 

The location of the proposed dwelling with an attached deck will be situated 45-metres back from the highwater 
mark and is not located within or adjacent to any hazardous areas. 
 

7.3.2.2 Development and site alteration shall not be permitted within:  
• the dynamic beach hazard;  
• defined portions of the one hundred year flood level along connecting the St Lawrence River  
• areas that would be rendered inaccessible to people and vehicles during times of flooding 
hazards, erosion hazards and/or dynamic beach hazards, unless it has been demonstrated that 
the site has safe access appropriate for the nature of the development and the natural hazard; 
and  
• a floodway regardless of whether the area of inundation contains high points of land not subject 
to flooding. 

The proposed dwelling will not be located within a hazardous beach dynamic, portions of the one hundred year 
flood level, or floodway. 
 

It is our professional planning opinion that the proposed development conforms to the policies of the 
County of Frontenac Official Plan. 

 
4.3 Township of South Frontenac Official Plan 

The Township of South Frontenac Official Plan was adopted by Township Council on September 5, 2000. It was 
approved by the Minister of Municipal Affairs and Housing on April 30, 2002 and approved by the Ontario 
Municipal Board on November 25, 2003. The purpose of the Official Plan is to provide a vision, goals, objectives 
and policies to direct the physical development of the Township of South Frontenac while having regard for 
relevant social, economic and environmental matters. The Official Plan is intended to promote the orderly and 
economic growth of the Township while correcting existing problems and safeguarding the health, convenience 
and economic well-being of the Township’s current and future residents within the financial resources of the 
municipality. The relevant policy considerations of the Official Plan are discussed below (with policies cited in 
italics). The following sections of the Official Plan will be addressed: 
 

/ Section 4.0 – Goals and Objectives; 
/ Section 5.0 – Land Use Policies;  
/ Section 6.0 – General Policies; and 
/ Section 8.0 – Implementation. 

 
Section 4.0 – Goals and Objectives 
Section 4.0 of the Township’s Official Plan provides various goals and objectives intended to guide development 
within the municipality.  
 
4.1 Natural Heritage Goal 
 

(a) Objectives  
(i) to promote sustainable development that meets the needs of the present without compromising 

the ability of future generations to meet their own needs. 
(ii) to approach planning decisions on an ecosystem basis, an approach that recognizes the 

interconnection of all living organisms, including humans, to their environment and to each other.  
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(iii) to consider the cumulative impacts of planning decisions, recognizing that development 
proposals cannot be addressed only on an individual basis in isolation from past and future 
decisions.  

(iv) to ensure that no net loss of environmental quality occurs.  
(v) to maintain or improve surface and subsurface water quality.  
(vi) to encourage the re-establishment of natural vegetation along shorelines and the upgrading of 

existing development around waterbodies, especially older sewage disposal systems which may 
be adversely affecting water quality. 

An Environmental Site Evaluation has been prepared which concludes that the proposed development of a single-
detached dwelling on the subject site will not result in any negative impacts to the natural environment. 
Recommended mitigation measures will be implemented to ensure that the natural environment is protection 
during and following construction. 
 
4.2 Housing Goal 
 
This Official Plan will encourage residential development which is affordable, of high quality and capable of 
meeting the changing and diverse needs of the rural community. Such development will be carefully planned to 
reduce land use conflicts, provide longterm protection of the environment and minimize the municipal servicing 
costs. 

(a) Objectives  
(i) to minimize the cost of providing essential municipal services to the residents. This will be 

accomplished by planning controls which consider the long-term servicing costs of all 
developments.  

(ii) to maintain the established rural character of the community. This will be accomplished by zoning 
controls which reduce land use conflicts, minimize the impact of development on traditional rural 
activities and place environmental concerns ahead of residential growth.  

(iii) to provide for a variety of housing types which will meet the varied and evolving needs of the 
residents. This will be achieved through by-laws which set out the criteria for construction and 
maintenance standards of various types of accommodation.  

(iv) to encourage seniors’ facilities, group homes and affordable housing to meet the needs of the 
community. Mindful of the municipality’s limited funds, this will be accomplished by zoning by-
laws rather than by direct or indirect subsidies.  

(v) to monitor the changing housing needs of the community. This will be accomplished by periodic 
review of the community’s demographics. 

The proposed development seeks to construct one single-detached dwelling on the existing 10.1-hectare 
waterfront lot. The location of the proposed dwelling significantly setback from the road frontage and setback 
from the highwater mark will ensure that the rural character of the area is maintained and impacts of views from 
the water will be minimal. The proposed residential dwelling will contribute towards additional residential 
development within the Township. 
 
4.3 Agricultural and Rural Goal  
 
The Rural and Agricultural Goal of this Official Plan is to preserve the Township’s established rural character and 
agricultural industry.  

(b) Objectives  
(i) to protect agriculturally productive land from the encroachment of incompatible land uses by 

restricting the location of residential, commercial and industrial development on such land and 
by encouraging such uses not to locate on productive agricultural lands. 

(ii) to maintain agriculturally productive lands in economically viable units by preventing the 
fragmentation of such land.  

(iii) to protect the viability of confinement livestock enterprises by limiting the encroachment of non-
agricultural uses. 

(iv) to protect the established rural character of the Township from uncontrolled strip development. 
The proposed development is not located on agricultural lands and will not impact the productivity of agricultural 
lands within the Township. As well, the subject site is not located in proximity to any livestock facility and therefore 
minimum distance separation is not applicable to the development. The proposed development will result in one 
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single-detached dwelling on the existing 10.1-hectare parcel and will not contribute to strip development within 
the rural area. 
 
Section 5.0 – Land Use Policies 
Section 5.0 of the Township’s Official Plan provides direction for development within each land use designation 
shown on Schedule A Land Use Plan of the Township’s Official Plan. The subject site is designated Rural on 
Schedule ‘A’ Land Use Plan of the Township of South Frontenac. 
 

 
Figure 5: Land Use Designation, Schedule A Land Use Plan (Source: Township of South Frontenac Official Plan) 
 
5.2 Environmental Protection 
The Township has established an Environmentally Sensitive Areas overlay which identifies lands which should 
be developed in an environmentally sensitive manner and/or protected and preserved in the long term. The 
Environmentally Sensitive Areas includes all lands adjacent to all Township lakes because of the potential impact 
development may have on water quality and fish habitat. The subject property is subject to the policies of Section 
5.2. Section 5.2 indicates that development of Environmentally Sensitive Areas may be permitted in accordance 
with the underlying land use designation while having regard to the policies of this Plan including Section 5.2.7. 
 
5.2.7 Environmentally Sensitive Areas states: 

 
Lands in South Frontenac which have unique natural or scientific features and upon which development 
and site alterations may negatively impact on the natural ecosystem or the aesthetic and natural appeal 
of the Township’s waterfront are identified as Environmentally Sensitive Areas. These lands include 
significant wildlife habitat, fish habitat, significant areas of natural and scientific interest, significant 
woodlands and valleylands as well as all lands within 90 metres (295 feet) of the highwater mark of lakes 
and rivers and the adjacent land widths identified in Section 5.2 of this Plan. 
These lands may be developed in accordance with the underlying land use designation and the following: 
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a) Policies for Development or Site Alterations in Fish Habitat, Significant Wildlife Habitat, Areas 
of Natural and Scientific Interest, Woodlands and Valleylands  
In areas identified by Council, development and site alterations in and adjacent to significant 
wildlife habitat, areas of natural and scientific interest, significant woodlands and significant 
valleylands and in fish habitat may be permitted in accordance with the following:  

(i) Council may permit development and site alterations within and adjacent to 
Environmentally Sensitive Areas in accordance with the underlying land use designation 
when an Environmental Impact Assessment prepared in accordance with Section 5.2.11 
indicates that no negative impacts on the natural features or the ecological functions 
occur.  
(ii) If in Council's opinion, after reviewing the Environmental Impact Assessment the 
proposed development and/or site alteration will not result in any negative impacts to 
ecological features or functions, the development or site alteration may proceed on the 
basis of the appropriate land use policies and the Environmental Impact Assessment. A 
completed and accepted Environmental Impact Assessment does not ensure that the 
proposal will automatically be permitted.  
(iii) Where an Environmental Assessment for a proposal is being carried out under the 
Ontario Environmental Assessment Act or Federal Fisheries Act, that assessment will be 
deemed to fulfill the Environmental Impact Assessment requirements of this Plan.  
(iv) The co-operation of adjacent municipalities will be sought to protect Environmentally 
Sensitive Areas which are only partially located in South Frontenac.  
(v) All landowners with lands within and abutting Environmentally Sensitive Areas will be 
encouraged to maintain their lands in a manner which preserves the attributes of 
Environmentally Sensitive Areas.  
(vi) The protection of Environmentally Sensitive Areas from conflicting uses will be 
undertaken through the inclusion of appropriate separation distances if required in the 
implementing zoning by-laws.  
(vii) The implementing Zoning By-law will establish a separate category for the lands 
identified as Environmentally Sensitive Areas. The Zoning-By law may regulate new land 
uses in order that impacts can be mitigated. Implementation will occur primarily through 
the review of applications for development and site alterations. Site plan control will be 
used where appropriate to implement remedial measures/mitigation measures identified 
by an Environmental Impact Assessment. 

An Environmental Site Evaluation was prepared by Ecological Services. The subject site was not identified as an 
area of significant wildlife habitat, Area of Natural or Scientific Interest, as containing woodland, or as containing 
valleyland. As well, the proposed development is not located within a fish habitat.  
 

b) Policies for Development and Site Alterations Adjacent to Lakes and Rivers  
The policies of this section apply to all lakes and rivers, except where they conflict with the 
policies detailed in Sections 5.2.8 of this Plan for Lake Trout Lakes.  

(i) All lands within 90 metres (295 ft.) of the highwater mark of all lakes and rivers which 
are not designated Environmental Protection are included as Environmentally Sensitive 
Areas. Where development and site alterations are proposed in Environmentally 
Sensitive Areas, it is the intent of this Official Plan that all buildings, campsites and 
structures not related to the use of the water and all sewage disposal system leaching 
beds be well set back from the highwater mark. More specifically, a minimum setback of 
30 metres (98.4 ft.) from the highwater mark shall apply but greater setbacks may be 
required depending on conditions specific to individual sites. Vegetation within the 
setback area should be disturbed as little as possible consistent with pedestrian passage, 
safety, provision of views and ventilation. When considering views and ventilation, it is 
intended that only selective, minor tree cutting and trimming occur. The soil mantle within 
the setback area should not be altered. These measures are intended to minimize 
environmental and visual lake impacts by reducing phosphorus inputs, preventing 
erosion and by maintaining a natural appearance of the shorelines. No commercial or 
clear-cut logging shall be permitted within 90 metres of the highwater mark of all lakes 
and rivers or on lands sloping towards lakes within the Township.  
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The subject site is an existing waterfront lot with water frontage on Loughborough Lake. The subject site is not 
designated as Environmental Protection and is therefore included as an Environmentally Sensitive Area. A 
Hutchinson Calculation has been undertaken which indicates that a minimum 40-metre waterfront setback is 
appropriate for the proposed dwelling and proposed septic system. A 45-metre highwater mark is actually 
proposed for the proposed dwelling and attached deck. Native landscaping vegetation is proposed within the 
existing water setback area and minimal vegetation disturbance will occur within the required water setback. 
 

(ii) In implementing subsection (i), it is intended that:  
1) On lots created subsequent to the approval of this plan and having steep 
slopes, minimal woody vegetation cover, thin soils and/or soils with poor 
phosphorus retention capability, setbacks of 90 metres (295 ft.) may be required.  
2) On vacant lots existing on the day of adoption of this Plan, a minimum 30 
metre (98.4 ft.) setback from the high watermark for all proposed structures shall 
be required. Consideration may be given to very slight reductions to the minimum 
30 metre (98.4 ft.) setback requirement but only if it is not physically possible to 
meet the setback anywhere on the parcel. Where it is not physically possible to 
meet the setback, then the structure shall be constructed as far back as possible 
from the highwater mark.  
3) Proposals to construct additions to existing dwellings that are already within 
the 30 metre setback may be permitted but will be evaluated on the merits of the 
proposal based on the following:  

a) the ultimate total gross floor area, building footprint and lot coverage 
being proposed;  
b) the closeness of the existing dwelling to the high watermark; and  
c) the capacity of the lot to accommodate new development at a greater 
setback from the high watermark.  
In no case shall an already encroaching structure be permitted to 
encroach further on the setback from the highwater mark.  

The subject site is an existing lot of record. A 45-metre highwater mark setback is proposed for the single-
detached dwelling. A Hutchinson Calculation has been prepared which indicates that a 40-metre water setback 
is appropriate for the dwelling and septic based on the environmental conditions of the subject site. 
 

(iii) Appendix ‘A’ provides information which will help interpret the intent of this section. 
It is taken from the study entitled “Rideau Lakes Carrying Capacities and Proposed 
Shoreland Development Policies” and provides additional information which will be used 
by Council, municipal staff, applicants, reviewing agencies, Committee of Adjustment 
and the public in assessing the proposed development or site alterations of any land near 
water. The objective is to attempt to ensure that development or site alterations are 
sustainable and in particular to maximize the protection of water quality. 

The water setback proposed, along with the proposed stormwater management mitigation recommendations, 
seeks to maximize the protection of the lake and water quality.  
 
Section 5.2.8 Lake Trout Lakes 
 

The Township has one of the highest concentrations of inland lake trout lakes in the province. Lake trout 
require cold, deep, well-oxygenated water for survival. Development is one of the factors which may 
reduce the ability of a lake to maintain a healthy self-sustaining lake trout population by adding nutrients 
(phosphorus and others) which may negatively impact water quality, thereby reducing the lake trout 
habitat. The policies of this section are designed to ensure that any development on or adjacent to a 
sensitive lake trout lake take place in a manner which does not negatively impact water quality in order 
to maintain a healthy lake trout population 

The West Basin of Loughborough Lake is identified as a highly sensitive Lake Trout Lake.  
 

The requirements of Section 5.2.7b) i) apply to all existing and new development and/or site alterations 
located adjacent to a sensitive lake trout lake, except where those requirements conflict with the 
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requirements of this Section or the results of a technical study which may be required by subsection 
5.2.10 and/or 5.2.11.  

The policies of Section 5.2.7.b) have been reviewed above and Section 5.2.10 is reviewed below. 
 

All development or site alterations proposed within 30 metres (98.4 feet) of the highwater mark will require 
the submission of an Environmental Impact Assessment prepared in accordance with Section 5.2.11. A 
Lake Impact Assessment prepared in accordance with Section 5.2.10 of this Plan may also be required.  

An Environmental Impact Evaluation has been prepared by Ecological Services in accordance with Section 5.2.10 
and submitted in support of the proposed development.  
 

All development or site alterations on or adjacent to a sensitive lake trout lake will be subject to site plan 
control. Council may also utilize other controls, such as those permitted under the Municipal Act 2001, to 
help ensure that sensitive lake trout lakes are protected. 

Pending approval of the proposed zoning by-law amendment, an application for site plan control will be submitted. 
 

(a) Highly Sensitive Lake Trout Lakes  
Highly sensitive lake trout lakes are lakes which have been determined to be at capacity for 
development with respect to additional nutrient loadings which may adversely affect water quality. 
Development and/or site alterations will not be permitted on a highly sensitive lake trout lake (i.e. 
they cannot accommodate additional development). The following policies apply to development 
or site alterations on or within 300 metres (984.3 feet) of an identified highly sensitive lake trout 
lake.  
In addition to the above, the following policies shall apply to all proposed development or site 
alterations at or within 300 metres of an identified highly sensitive lake trout lake:  

(i) Existing lots of record may be developed in accordance with Section 5.2.7 b) ii) 3). 
Consideration may be given to servicing the lot with a new technology, other than an 
approved class 4 sewage disposal system, where it has been demonstrated that the use 
of such technology will not impact on water quality over the long term.  

The proposal seeks to develop the existing 10.1 hectare lot of record with a single detached dwelling with a 
highwater mark setback of 45-metres. the proposed septic system will be located greater than 100 metres from 
the highwater mark. Section 5.2.7.b)ii)3) has been reviewed above. 

 
(ii) Generally, the creation of new lots, through the severance consent process, within 
300 metres (984.3 feet) of a highly sensitive lake trout lake will not be considered for 
approval due to the potential to further degrade the water quality necessary to maintain 
a healthy lake trout population.  

No new lots will be created as a result of this application. 
 

(iii) Notwithstanding (ii) above, Council may consider the creation of new lots through the 
severance consent process in special or unique circumstances where it can be proven 
to the satisfaction of Council, in consultation with the Ministry of Environment and the 
Ministry of Natural Resources, that one or more of the following conditions exists:  

a) the drainage of the proposed lot flows to a separate, non-sensitive, watershed 
as a result of existing topographical or physical features;  
b) it can be demonstrated, through hydrogeological studies, that the drainage of 
the sewage effluent will effectively result in a circuitous setback of at least 300 
metres (984.3 feet);  
c) that new technologies in sewage disposal systems, acceptable to the Ministry 
of Environment, will be utilized resulting in no adverse effects on lake water 
quality;  
d) a conventional septic system (tile bed) will be located outside 300 metres 
(984.3 feet) from the highwater mark, provided that the total nutrient loading 
resulting from proposed buildings, construction and land clearing does not 
adversely affect the water quality of the lake.  
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e) the proposal is supported by detailed site-specific hydrogeological and soil 
studies which assess phosphorus distribution, migration velocity and long-term 
soil retention capabilities.  

No new lots will be created as a result of this application. 
 

(iv) Minor variance applications shall be accompanied by an Environmental Impact 
Assessment prepared in accordance with Section 5.2.11 of this Plan. 

The proposed application is for a zoning by-law amendment. An Environmental Site Evaluation has been 
prepared and is submitted in support of this application. 
 

5.2.11 Environmental Impact Assessment  
In considering any development or site alteration, including any planning amendments or variances within 
or adjacent to any Environmentally Sensitive Area, Provincially Significant Wetland, Significant Portions 
of the Habitat of an Endangered or Threatened Species, or within 300 metres (984.3 feet) of a Sensitive 
Lake Trout Lake, Council, in consultation with the Conservation Authority, will require a preliminary 
Environmental Impact Assessment.  
Should the municipality determine from the results of the preliminary assessment that a more detailed 
Environmental Impact Assessment is required, it shall be prepared by a qualified individual and shall 
consist of:  

(a) a description of the proposed development, its purpose including site planning details, a 
general locational map, proposed buildings, existing land uses and details showing the existing 
vegetation, site topography, drainage, soils and fish and wildlife habitat areas.  
(b) a description of the negative impacts that will be caused or which might reasonably be 
expected to be caused to the environment and the ecological functions and features associated 
with the feature;  
(c) description of the negative impacts the proposed development will have on fish habitat 
including water quality requirements or effect on other features and functions;  
(d) a statement indicating whether negative impacts will result from the proposal and a description 
of the actions necessary or which might be expected to be necessary to prevent change or to 
mitigate or remedy the negative impacts which might be expected to occur upon the environment 
and/or ecological functions and features as a result of the proposed development;  
(e) a description of how the mitigative measures will be implemented and/or enforced;  
(f) any measures, where deemed appropriate, to monitor the mitigation measures and to assess 
the long term impacts associated with the proposal. 

An Environmental Site Evaluation has been prepared by Ecological Services for the proposed development and 
submitted in support of this application for zoning by-law amendment. 
 
5.7 Rural 

 
5.7.4 Rural Residential Policies (excluding Limited Service Residential)  
It is the general intent of this Plan that the majority of permanent non-agricultural residential development 
be encouraged to locate in the Township’s Settlement Areas. 
However, limited non-agricultural residential development may also be permitted within the Rural area 
so as to provide a variety of living accommodation for the residents of the Township. 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. 

The proposed development seeks to permit one single-detached residential dwelling on the existing subject site. 
The proposal will result in limited residential development on the existing lot of record. The proposal will not result 
in a plan of subdivision or land division. 
 

(i) Permitted Uses  
Rural residential development including group homes established in accordance with the provisions of 
Section 6.5, home occupations and home industries may be permitted in the form of single detached 
dwellings developed on lots created by plan of subdivision or severance by the Committee of Adjustment 
in accordance with the policies of this Plan. 
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The proposal seeks to permit the development of one single-detached dwelling on the existing lot of record. The 
proposal will not result in any lots created by plan of subdivision or severance.  
 

(ii) Development Policies  
a) The frontage, size and shape of any lot for rural residential purposes created through the 

severance approval process shall be appropriate for the proposed use and shall conform with 
the provisions of the zoning by-law. As a rule, the minimum lot size shall be 0.8 hectares (2 acres) 
with 76 metres (250 ft.) of frontage on a public road for non-waterfront lots and I hectare (2.5 
acres) with 76 metres (250 ft.) of frontage on a public road and 91 metres (300 ft.) of water 
frontage for waterfront lots. The municipality may consider reductions to the minimum lot size 
and frontage requirements provided the overall intent of the Plan is maintained.  

The subject site is an existing lot of record. No land division is proposed as a result of this application. The subject 
site exceeds the minimum lot area and lot frontage requirement of the RLSW zone. 
 

b) Rural residential development shall be serviced by private water and sanitary sewage disposal 
systems approved by the appropriate authority.  

The subject site is proposed to be serviced via private individual water and septic systems. The Health Authority 
will be circulated on this application and necessary permits will be obtained. 
 

c) New lots for rural residential purposes should be created by plan of subdivision in accordance 
with lot creation policies included in Section 7 of this Plan. However, a maximum of three rural 
residential severances may be permitted from a lot existing on the day of adoption of this Plan 
by Council in accordance with the lot creation policies of Section 7 of this Plan when the consent 
approval authority is satisfied that a plan of subdivision is not warranted. Any proposal which 
would create more than three new lots (three plus a retained) from a lot existing on the day of 
adoption of this Plan shall only be considered by plan of subdivision.  

No lot creation is proposed as a result of this application. This application seeks to permit the development of an 
existing lot of record.  
 

d) All new rural residential lots shall have public road frontage. 
The subject site is located with frontage on Davidson Side Road which is a year round publicly maintained road. 
 
Section 6.0 – General Policies 
 
6.17 Site Plan Control 

 
Site Plan Control is intended to be used to help minimize the impacts of development on neighbouring 
properties and waterbodies. In order to facilitate this process, the entire Township is proposed for Site 
Plan Control pursuant to Section 41 of the Planning Act. 
The specific land uses, designations and areas which are intended to be subject to this policy are: 

(g) all land within 90 metres (295 feet) of a waterbody (primarily water front lots), including land 
used for residential purposes; 

The proposed residential development on the existing waterfront lot is subject to site plan control. Pending 
approval of the proposed zoning by-law amendment, an application for site plan control will be submitted. 
 
In implementing site plan control on lands within 90 metres (295 feet) of a water body, the Township will have 
regard for Appendix ‘A’. It is intended that: 

(a) on land having steep slopes, minimal woody vegetation cover, thin soils and soils with poor 
phosphorus retention capability, setbacks of up to 90 m (295 feet) measured horizontally will be 
required. 

(b) on land which has fewer constraints, smaller setbacks are required, diminishing to 30 metres (98 
feet) measured horizontally for ideal sites.  

(c) on existing lots, consideration will be given to slight reductions to the minimum requirement of 30 
metres (98 feet), only if it is not physically possible or environmentally desirable to meet this 
requirement. 
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The zoning by-law requires a 30-metre setback from the highwater mark, and a setback of 45-metres is proposed 
for the single detached dwelling. A Hutchinson Evaluation has been conducted which supports the proposal.  
 
Section 8.0 – Implementation 
 
8.1 Zoning By-Law  

 
Following approval of the Official Plan, the Municipality shall enact new Zoning By-law provisions to 
implement this Official Plan. Zoning shall be the primary means for implementing the Official Plan. As set 
out in Section 34 of the Planning Act, the Zoning By-law will regulate the use of land, the erection and 
use of buildings and structures, yard requirements, setbacks, parking and loading space requirements 
and other such matters. 

A zoning by-law amendment is being sought to permit the development of a single detached dwelling on the 
existing waterfront property. 
 

It is our professional planning opinion that the proposed development conforms to the policies of the 
Township of South Frontenac Official Plan. 
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Current and Proposed Zoning 
The subject property is regulated by the Township of South Frontenac Comprehensive Zoning By-Law 2003-75. 
The subject property is currently zoned site-specific Open Space Private (OSP-5) Zone on Schedule C 
Storrington District of the Township’s Zoning By-law 2003-75 which only allows the lands to be used for uses 
which are currently existing.  
 

 
Figure 6: Zoning Context, Schedule C (Source: Frontenac Maps) 
 
It is proposed to rezone the subject site from site-specific Open Space Private (OSP-5) Zone to site-specific 
Limited Service Residential – Waterfront (RLSW) Zone to permit the development of a single detached dwelling 
for year-round use and establish an increased highwater mark setback of 45 metres for the dwelling and 90 
metres for the septic system. Although the subject site has direct access from a year round publicly maintained 
road, the RLSW Zone was chosen because the subject site will provide driveway access from Mowoods Lane, 
which is a private lane. The proposed single detached dwelling complies with all provisions of the parent Limited 
Service Residential – Waterfront (RLSW) Zone and applicable general zoning provisions; however, a site specific 
RLSW zone is proposed to establish an increased required highwater setback of 45-metres to the dwelling and 
90-metres to the septic system as determined through the Hutchinson Evaluation and Environmental Site 
Evaluation.  
 
The following table assesses the performance standards of the proposed development against the applicable 
provisions of the RLSW Zone:  
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Provision Requirement Proposed Amendment 
Required? 

Limited Service Residential – Waterfront (RLSW) Zone (Section 10) 
Permitted Uses • a seasonal dwelling,  

• a single detached dwelling,  
• a dock, subject to approval from the 
appropriate authority,  
• accessory buildings or uses, including 
one sleeping cabin,  
• a home occupation, in accordance 
with the provisions of Section 5.28 of 
this By-law. 

Single detached dwelling No 

Lot Area (min) 10,000 m2 101,020 m2 No 
Road Frontage, 
private lane 
(min) 

76 m 98 m (discontinuous frontage), 
main frontage: 84 metres on 
public road 

No 

Water Frontage 
(min) 

91 m 199 m No 

Front Yard (min) 30 m 45 m No 
Rear Yard (min) 10 m 404 m No 
Interior Side 
Yard (min) 

3 m 15.0 m (east) 
> 15.0 m (west) 

No 

Lot Coverage 
(max) 

5 % 0.76% No 

Gross Floor 
Area (min) 

59 m2 > 59 m2 No 

Building Height 
(max) 

11 m 6 m No 

Highwater Mark 
Setback (min) 

30 m 45 m No 

General Provisions (Section 5)  
Flooding and 
Shoreline 
Erosion 
Hazards (s. 5.8) 

1. No building or structure shall be 
located within the flood plain of a 
watercourse or waterbody without 
consent of the CRCA 

The existing boat slip received 
approval from the CRCA. 

No 

2. no building or structure, other than a 
marine facility as defined in the by-law, 
or septic tank installation including the 
weeping tile field shall be located:  

(a) within 30 m horizontal of highwater 
mark. Additional setbacks up to 90 m 
may be required through a rezoning 
process;  
 
(b) within 15 m horizontal of top of 
bank, the slope of which is greater 
than 30%;  
 
 
 
 
(c) within 30 m horizontal of EP zone 

 

(a) The proposed dwelling is 
setback 45 metres from the 
waterline and the proposed 
septic bed is located approx. 
100 m from the waterline. A 
minimum setback of 45-metres 
is proposed. 
 
(b) At the shortest distance, the 
proposed dwelling is setback 4 
m from the top of bank, which 
has a slope of 28% from the 
shoreline to the top of bank 
identified on the concept plan. 
 
(c) No EP zone is identified on 
the site. 

Yes 
 
 
 
 
 
 
 
 
No 
 
 
 
 
 
 
No 

4. Natural vegetative buffers maintained 
within 30 m of the highwater mark 

A landscape buffer is proposed No 



26 
 

December 2020  Davidson Side Road 
Planning Justification Report 

 

Provision Requirement Proposed Amendment 
Required? 

Parking (s. 
5.30.1) 

Residential - Two (2) spaces for every 
dwelling unit. 

2 parking spaces proposed No 

Off-Street 
Parking 
Requirements 
(s. 5.30.2.1) 

Parking Space Dimensions: 2.7 m x 6.0 
m 

To comply with minimum 
requirements 

No 

 
As indicated in the above table, the proposed development complies with all provisions of the RLSW zone and 
applicable general provisions of the Township of South Frontenac Comprehensive Zoning By-Law 2003-75.  
 
The proposed increase to the highwater mark setback is due to the Hutchinson Evaluation and Calculation 
conducted in support of this application as well the Environmental Site Evaluation. The Hutchinson review 
indicated that the minimum 30-metre setback from the highwater mark for new development, as required by the 
Township Official Plan and Zoning By-law, is insufficient for the subject site based on the existing environmental 
conditions and topography. The Calculation indicates that in order to protect the water quality of Loughborough 
Lake, a minimum 40-metre setback from the highwater mark be established for the subject site. In addition, the 
Environmental Site Evaluation indicated that a 45-metre setback from the highwater mark would be appropriate 
based on the submitted concept plan. The proposed attached deck of the single-detached dwelling will have an 
actual setback of 45-metres from the highwater mark. It is also proposed to establish a minimum 90-metre 
setback from the highwater mark for the septic system.  
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Conclusion 
The applicant is proposing a zoning by-law amendment to permit a single detached dwelling on the subject site. 
The proposal seeks to rezone the subject site from Site-Specific Open Space – Private (OSP-5) Zone to site-
specific Limited Service Residential – Waterfront (RLSW-X) Zone to permit a single detached dwelling and require 
an increased highwater mark setback of 45-metres for the dwelling and 90-metres for the septic system. The 
proposed development complies with all provisions of the RLSW zone and applicable general provisions of the 
Township’s Zoning By-law No. 3005- 75, however a site-specific RLSW-X zone is proposed to establish increased 
highwater mark setbacks. The proposed development is consistent with the Provincial Policy Statement and is 
in conformity with the County of Frontenac’s Official Plan and the Township of South Frontenac’s Official Plan in 
that it respects the natural environment while contributing to additional housing within the Township.  
 
It is our professional planning opinion that this zoning by-law amendment represents good planning. If you have 
any questions of should you require any additional information, please do not hesitate to contact the undersigned 
at 613.542.5454. 
 
Respectfully, 

     
Mike Keene, RPP MCIP 
Principal, Planning + Development 
Fotenn Planning + Design      
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Appendix A 
Proposed Zoning By-law Amendment 

Township of South Frontenac 
 

By-Law Number 2020-XX 
 
Being a by-law to amend By-Law Number 2003-75, as amended, to rezone land from the Special Open 
Space – Private (OSP-5) Zone to the Special Limited Service Residential – Waterfront (RLSW-X) Zone, 
Part Block 39, Plan 13M3 and Parts 7 to 9, RP13R18283, District of Storrington, Township of South 
Frontenac: Mr. Brice 
 
WHEREAS pursuant to the provisions of the Section 34 of the Planning Act, RSO 1990 as amended, the Council 
of a Municipality may enact by-laws regulating the use of land and the erection, location and use of buildings and 
structures thereon;  
 
AND WHEREAS By-law 2003-75 being the Zoning By-law regulates the use of land and the erection, location 
and use of buildings and structures within the Township of South Frontenac;  
 
AND WHEREAS the Council of the Corporation of the Township of South Frontenac considered all written and 
oral submissions received on this application, the effect of which helped Council make an informed decision;  
 
NOW THEREFORE, the Council of the Corporation of the Township of South Frontenac by its Council, hereby 
enacts as follows:  
 

1. THAT Schedule "C", to Zoning By-law Number 2003-75 as amended, is hereby further amended by 
changing the zoning from the Special Open Space – Private (OSP-5) Zone to the Special Limited Service 
Residential – Waterfront (RLSW-X) Zone for those lands shown on the attached map designated as 
Schedule “1”.  

 
2. THAT Zoning By-law Number 2003-75, as amended, is hereby further amended by adding a new section 

RLSW-X (Part Block 39, Plan 13M3 and Parts 7 to 9, RP13R18283, District of Storrington) to read as 
follows: 

 
RLSW-X (Part Block 39, Plan 13M3 and Parts 7 to 9, RP13R18283, District of Storrington – 
Mr. Brice)  
 
Notwithstanding the provisions of Section 10, or any other provision of this By-law to the contrary, 
on lands zoned the Special Limited Service Residential – Waterfront Zone (RLSW-X) Zone, the 
following provision applies: 

 
  Zone regulations 
  a. Setback to the highwater mark of Loughborough Lake (Minimum) 

i)    a single detached dwelling;   45 metres (147.6 ft.) 
ii)   a seasonal dwelling;    45 metres (147.6 ft.) 
iii)  accessory buildings or uses   45 metres (147.6 ft.) 
      including one sleeping cabin; 
iv)  septic system    90 metres (295.2 ft) 

 
  All other provisions of this by-law shall apply. 
 

3. THIS BY-LAW shall come into force in accordance with Section 34 of the Planning Act, 1990, as 
amended, either upon the date of passage or as otherwise provided by said section 34. 
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Dated at the Township of South Frontenac 
this ___ day of _____, 2020.  
 
 
Read a first and second time this ___ day of _____, 2020.  
 
 
Read a third time and finally passed this ___ day of _____, 2020.  
 
 
 

THE CORPORATION OF THE  
TOWNSHIP OF SOUTH FRONTENAC  

 
_______________________________  

Ron Vandewal, Mayor  
 
 
 
 

______________________________  
Angela Maddocks, Clerk 
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Schedule 1 

 

 
 
 
This is Schedule “1” to By-law No. 2020-XX  
 
Passed this ___ day of _____, 2020.  
 
 
 
MAYOR ________________________________________________  
 
CLERK ________________________________________________ 
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Appendix B 
Hutchinson Calculation Tables 

 


	Introduction
	1.1 Introduction
	1.2 Development Application

	Site Context and Development Proposal
	2.1 Surrounding Area and Site Context
	2.2 Development Proposal

	Supporting Studies
	3.1 Hutchinson Calculation
	3.2 Environmental Site Evaluation
	3.3 Hydrogeology Study and Terrain Assessment

	Policy and Regulatory Review
	4.1 Provincial Policy Statement
	4.2 County of Frontenac Official Plan
	4.3 Township of South Frontenac Official Plan

	Current and Proposed Zoning
	Conclusion
	Proposed Zoning By-law Amendment
	Hutchinson Calculation Tables

