
 
NOTICE OF PUBLIC MEETING 

Committee of Adjustment 
TAKE NOTICE THAT the Committee of Adjustment for the Town of Gananoque will hold a Meeting on TUESDAY, 
SEPTEMBER 27, 2022 at 6:00 P.M. in the TOWN OF GANANOQUE COUNCIL CHAMBERS, 30 KING STREET EAST and 
via TELECONFERENCE using the number and access code provided on the meeting agenda to consider the following 
application for Consent: 
 

FILE NO. B02-2022      APPLICANT:  IN ENGINEERING + SURVEYING 
        OWNER: JOHN BOSICA/CHRISTINA BOSICA 
 

The property municipally and legally described as 

830 KING STREET WEST 
PLAN 86 PT LOTS 2 AND G PT OLD KINGSTON RD RP 28R12896 PT PARTS 1 AND 2 

TOWN OF GANANOQUE 
 

has applied to the Committee of Adjustment for the Town of Gananoque for consent to 
SEVER AND CONVEY A 1.17 HECTARE (2.9 ACRE) PARCEL OF VACANT LAND FOR THE PURPOSE 

OF CREATING A NEW RESIDENTIAL LOT 
Additional information in relation to the proposed consent is available for inspection between 8:30 am and 4:30 pm in the 
Administration Offices at 30 King Street East, Gananoque, ON, or by contacting Chanti Birdi at 
assitantplanner@gananoque.ca or 613-382-2149 ext.1129. 
 
If you wish to be notified of the decision of the Committee of Adjustment in respect of the proposed consent, you must 
make a written request to the Secretary-Treasurer of the Committee of Adjustment at the address below. 
 
Anyone wishing to support or object to the above application may do so by advising the undersigned, in writing, of your 
support or objection before the hearing or by appearing, in person, at the hearing and your support or objection will be 
considered by the Committee when making their decision. 
 
If a person or public body that files an appeal of a decision of the Committee of Adjustment in respect of the proposed 
consent does not make written submissions to the Committee of Adjustment before it gives or refuses to give provisional 
consent, the Ontario Land Tribunal may dismiss the appeal. 
 

  

 
DATED this 29th day AUGUST, 2022 

 
 
 
 

________________________________ 
Brenda Guy 

Manager of Planning and Development 
Secretary-Treasurer,  

Committee of Adjustment 
 

Town of Gananoque 
30 King Street East 

Gananoque, ON  K7G 1E9 
 
 

mailto:assitantplanner@gananoque.ca
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Ref No: 11033

July 26, 2022

John Bosica
830 King Street West
Gananoque, ON 
K7G 2H5

Re: Planning Justification Report
Proposed Application for Consent
830 King Street West, Gananoque, ON

Dear Mr. Bosica:

Further to your request, this Planning Justification Report has been prepared in support of a 
proposed application for consent to sever a vacant parcel of land from your property located at 830 
King Street West in Gananoque, Ontario. Correspondence from Brenda Guy, Manager of Planning and 
Development for the Town of Gananoque, indicated that a Planning Justification Report is necessary 
to support a further application for consent from your property and pre-consultation with the Health 
Unit and Cataraqui Conservation was also recommended. 

Background and Context – Your existing lot is 8.4 acres in area, has 544.5 feet (166 m) of frontage 
along King Street West and is occupied by an existing single detached dwelling.  You intend to sever a 
parcel of 2.9 acres with 175 feet (53.3 m) of frontage along King Street West and the intended use is a 
single detached dwelling. The proposed retained parcel would be 5.5 acres in area with 370 feet 
(112.5 m) of frontage along King Street West and is occupied by a single detached dwelling. Municipal 
sewage disposal and water supply services are not available to the property and both parcels would 
be serviced by individual on-site water supply and sewage disposal systems.  The Sketch For 
Severance Application is included in the Appendix. 

Provincial Policy Statement (PPS) – The Town of Gananoque is considered a settlement area by the  
PPS.  Section 1.1.3 indicates that settlement areas are defined by the PPS as urban areas and rural 
settlement areas within municipalities (such as cities, towns, villages, and hamlets) that are built-up 
areas with a concentrated mix of land uses and have areas designated in Official Plans for 
development over the long-term. Settlement areas are to be the focus of growth and development.  

http://www.inengineering.ca/
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Official Plan – Town of Gananoque - The lands are designated Residential on Schedule “B” to the 
Town’s Official Plan.  

The following polices of the Official Plan are applicable to the proposed severance:

 3.2.1 Where We Live – Goals and Objectives: 
o 4. Ensure that residential intensification, infilling and redevelopment within existing 

neighbourhoods is compatible with surrounding land uses in terms of architectural 
design and density.

 3.2.2.2 Permitted Uses: Permitted residential uses shall include the full range of dwelling 
types from low density single-detached dwellings to high density apartments.

 3.2.2.6 Servicing: Consideration may be given to permitting alternative servicing for specific 
properties, but only in isolated cases where full municipal services cannot be extended due to 
technical or economic obstacles of extending services. Alternative servicing may include 

Schedule “B”, Town of 
Gananoque Official Plan; lands 
are designated Residential.

http://www.inengineering.ca/
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individual on-site systems or communal systems. Any proposal for development will require a 
servicing options study which includes a supporting rationale for the alternative proposed. 

 3.2.2.8 Residential Density and Affordable Housing: In order to ensure an appropriate mix of 
housing and to facilitate the provision of affordable housing, a full range of housing densities 
will be permitted. An overall housing density target of 12 units per gross hectare has been 
established and will be achieved through an appropriate mix of low, medium and high density 
residential development. The intent is to maintain or improve the historical availability of 
affordable housing in the Town of Gananoque by ensuring a broad mix of housing types and 
densities while also ensuring that the character and quality of residential neighborhoods will 
be maintained. Higher density residential development will generally be encouraged in 
locations having greater amenities or services such as areas in proximity to:

o Commercial designations;
o Open Space;
o Arterial or collector roads.

Such development will only be permitted where it is compatible with the neighborhood, 
where sewer and water lines have adequate capacity to service higher density development 
and where the street system is such that traffic, parking and access will not result in negative 
impacts.

 4.1.4 Water, Waste Water and Stormwater Services:
o 4.1.4.1 General Polices:

 3. Development shall generally be directed to areas where water and waste 
water services can reasonably be extended.

 5. Stormwater management will be required, as outlined in MOE’s Stormwater 
Management Planning and Design Manual 2003, for all new development in 
accordance with guidelines which may be developed by the Ministry of Natural 
Resources, the Cataraqui Region Conservation Authority or the Town of 
Gananoque. Stormwater management may not be required for small scale 
developments such as lots created through the consent process or minor 
developments subject to site plan control where there is no impact on the 
watershed.

 7. Consideration may be given to permitting development on private servicing, 
communal services or partial municipal services but only in isolated cases 
where full municipal services cannot be extended due to technical constraints. 
Any such development will require a servicing options study which includes a 
supporting rationale for the alternative proposed. The applicant must show 
that there is sufficient quantity and quality of potable water and must also 

http://www.inengineering.ca/
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demonstrate that a permit can be obtained for the proposed sewage system 
from the Health Unit or the Ministry of Environment as applicable. In addition 
the applicant must demonstrate that the proposed development will not result 
in increased costs to the municipality for the provision of other required 
services such as road maintenance, school transportation, waste collection etc.

 Section 5.4.2 Consents requires the consideration of the following policies:
o It is the policy of this Plan that lot creation in excess of three lots, including the 

retained lot, from the original lot shall take place by Plan of Subdivision.  For the 
purposes of this policy the original lot is defined as the lot as it existed as of the date of 
approval of this Official Plan.  
Exceptions to the policy limiting the number of lots which can be created by consent 
may also be granted by the approval authority to permit infill lots in existing areas of 
strip development provided that it will not create negative effects on traffic flow and 
safety.
The following criteria shall apply when considering consent applications:
1. The size, configuration and, where applicable, the soil structure of a proposed 

lot shall be appropriate for the long term provision of services and the 
applicant shall provide sufficient information to the consent authority to this 
effect. The approval authority may require that this information shall be in the 
form of a hydro-geological study, prepared by a qualified professional, and 
must demonstrate that the aquifer can provide a long term sustainable water 
supply of acceptable quality and quantity, as well as providing evidence 
through testing, that the soil conditions can accommodate the effluent load 
from a septic field along with its replacement area. Such a study shall 
recommend a minimum lot size, which shall be used in evaluating the proposed 
consent. Regardless of the recommendation contained in such a study, 
municipalities may impose a minimum lot size in the implementing zoning by-
law.

2. The consent granting authority will ensure that there is sufficient capacity in 
existing water and waste water services including capacity to treat hauled 
sewage from private communal or individual septic systems prior to granting a 
consent to create a new lot.

3. All lots created shall have frontage on a public road with at least one side of the 
lot which physically abuts the public road.

4. The proposed lot shall be compatible with adjacent land uses and shall not 
result in a traffic hazard as a result of limited sight lines on curves or grades.

http://www.inengineering.ca/
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5. All consents shall comply with the Minimum Distance Separation formulae 
developed by the Ontario Ministry of Agriculture, Food and Rural Affairs.

 6. A consent which has the effect of land locking another parcel is not permitted.
 7. Access to interior land will be protected by ensuring that 20 metre wide 

openings for future road allowances are provided at strategic locations.
8. Consents will not be granted unless it can be demonstrated that each lot to be 

created contains sufficient area for development that is not affected by the 
development constraints described in 3.6 and 3.7 of this Plan. All new lots 
proposed must comply with the provisions of the Official Plan and Zoning By-
laws.

 9. The lot being severed and the lot being retained shall conform to the provisions 
of this Plan and the implementing Zoning By-law.

 10. A maximum of one new lot may be created per consent application.

Development Permit By-law (Zoning) – Development of the site will occur via an application filed in 
accordance with the Community Planning Permit system.  

Review of Servicing Options – Consultation with the Town of Gananoque (email exchange with 
Brenda Guy, March 24, 2022) revealed that municipal water supply and sewage disposal services are 
not available to the property and the Town does not have plans to extend services. 

For the lands to be developed the only viable option is the installation of private sewage disposal and 
water supply systems (a septic system and a well).  Section 3.2.2.6 Servicing of the Town’s Official 
Plan indicates that private services may be considered in isolated cases and where development 
occurs on private services, a servicing agreement with the Town requiring the development to be 
connected to municipal services if and when services are extended to the subject lands will be 
required.  The requirement for an agreement could be implemented as a condition of approval of an 
application for consent. 

Section 4.1.4 7.  Water, Waste Water and Stormwater Services of the Town’s Official Plan indicates 
that the applicant must show that there will be a sufficient quantity and quality of potable water 
available  and that a permit can be obtained for the proposed sewage disposal system. The applicant 
resides on the retained parcel and the quality and quantity of water available to the existing single 
detached dwelling is excellent. 

Presently the local Health Unit is the approval authority for septic systems and the Health Unit will be 
commenting on the application for consent.  The proposed severed lot is 2.9 acres in area and 
mapping of the area indicates that there should be ample overburden soils on the proposed severed 

http://www.inengineering.ca/
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lot for the installation of a private septic system. The lands and soils of the severed parcel are similar 
to the retained parcel; a duly approved septic system was installed on the retained parcel with no 
geotechnical issues encountered. 

 Comments have been received from Cataraqui Conservation indicating that they have no concern 
with the proposed severance, however, they have recommended that the woodland at the north of 
the lot be preserved as it connects to a larger wooded area identified in the Town’s Official Plan as 
Significant (see Appendix).

Discussion of Official Plan Policies – As noted above the subject lands are designated Residential by 
the Official Plan of the Town of Gananoque.  Lands designated Residential may be used for a range of 
residential purposes including single detached dwellings.  The Official Plan includes polices related to 
the use of private water supply and sewage disposal services, the number of lots that may be 
considered by the consent process and general policies that must be considered for each application 
for consent. 

In terms of private sewage disposal and water supply services, the Official Plan indicates in several 
policies that private services may be considered in isolated situations and the servicing options for 
the subject lands are discussed above.

There have been two previous lots severed from the original holding. Section 5.4.2. indicates that lot 
creation in excess of three lots (including the retained portion) should occur by Plan of Subdivison.  In 
this situation, with the approval of the proposed severance there would be a total of four lots 
created, including the retained lot.  The Official Plan, however, does permit exceptions to this policy 
to permit infill lots in existing areas of strip develop, provided that there will be no negative impacts 
on traffic flow and safety. The proposed severed lot represents an infilling situation between the 
existing single detached dwelling on the proposed retained parcel and the existing commercial 
property to the east. The proposed infilling lot also represents the completion of the development 
potential of the severed and retained lands. The economic feasibility of the development of a 
subdivision on the existing lot (the 8.4 acres representing the proposed severed and retained lots) is 
very questionable due to the lack of municipal water supply and sewage disposal services and the 
location of bedrock on the northern portion of the retained parcel.  

It is not anticipated that an additional residential lot will have any negative impact on the traffic flow 
or safety of King Street West. 

The following polices of Section 5.4.2 are addressed as follows:

1. The size and configuration of the proposed severed (2.9 acres) and retained (5.5 acres) 
parcels are appropriate for the intended use and the Health Unit will provide comments 

http://www.inengineering.ca/
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related to the installation of a sewage disposal system on the proposed severed lot. The 
applicant has indicated that the water quality and quantity for the existing parcel is 
excellent. 

2. Capacity in existing water and waste water services – To be reviewed by the Town of 
Gananoque.

3. Frontage on a public road – The proposed severed and retained lots front on King Street 
West.

4. Compatible with adjacent uses – The proposed severed and retained lots are compatible 
with adjacent uses. The proposed retained parcel is 2.9 acres in area and there is ample 
buffering from the commercial lot to the east. 

5. Minimum Distance Separation, Agriculture – Not applicable in this situation.
6. No landlocked parcels – No landlocked parcels will result from the proposed consent.
7. Access to interior land – Access to interior lands will not be impacted by this application. 
8. Constraints in Section 3.6 and 3.7 of Official Plan – Sections 3.6 and 3.7 are implemented 

via Schedule “F” Natural and Heritage Features. Although Schedule “F” does not identify 
any features on the proposed severed and retained lands, Cataraqui Conservation has 
recommended that the northern portion of the proposed severed lot contains a mature 
woodland that is connected to a larger wooded area that is designated as Significant by 
the Town’s Official Plan. The approval authority may wish to address this comment via a 
condition of severance. 

9. The severed and retained lots shall conform to the provisions of the Town’s zoning by-law 
– Development will occur in accordance with the applicable provisions of the Town’s 
Development Permit By-law. 

10. A maximum of one lot may be created per consent application – The proposal will create 
one new lot. 

Conclusions:

o The Residential policies of the Official Plan permit a range of dwelling types, including low, 
medium and high density dwellings. The lack of municipal water supply and sewage disposal 
services to the property is not conducive to the development of medium and high density 
housing; 

o As municipal water supply and sewage disposal services are not available, the creation of a lot 
serviced by a private sewage disposal system complies with the Town’s Official Plan, subject 
to favourable comments from the Health Unit;

o The applicant has indicated that the water supply for the retained parcel is excellent in terms 
of quality and quantity;

http://www.inengineering.ca/
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o The creation of a fourth lot (3 severed plus one retained) represents an infilling situation as 
permitted by the Official Plan and there will be no negative impacts on traffic flow and safety;

o The proposed development is compatible with the surrounding uses.   The large lot size (2.9 
acres) and existing vegetative covering will provide natural buffering between the proposed 
lot and the commercial use to the east;

o The proposed severance conforms with the policies of Section 5.4.2 General Consent policies;   
and 

o Development by Plan of Subdivision is not economically feasible due to the lack of municipal 
services available to the area and the bedrock located on the proposed retained parcel. 

      
Please do not hesitate to contact me if you have any questions.

Sincerely,

Jim Hutton, RPP, Dipl. M.M.
Senior Planning Professional

http://www.inengineering.ca/
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APPENDIX
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Sketch for Application for Consent



11 | P a g e




