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1. INTRODUCTION 
 
1.1 The County Road 28 Subdivision Project 
 
RFA Planning Consultant Inc. was retained by Fernbridge Investments Ltd. and 
Long Arrow Investments Ltd. to provide professional planning services for the 
County Road 28 subdivision project. Applications to Amend the Official Plan, for 
Approval of a Plan of Subdivision and Rezoning have been filed concurrently with 
County of Prince Edward. This Planning Justification Report has been prepared in 
support of the three (3) applications. The draft plan of subdivision proposes to 
create eleven (11) hamlet residential lots for single-detached dwellings. A new 
street intersecting with County Road 28 will be created that the subdivision lots will 
gain access. 
 
The land is bounded to the south by the Sawguin Creek Marsh provincially 
significant wetland, along the east by County Road 28 and along the north and 
west by the Rossmore Neighbourhood Development Area. The subject property is 
also part of the Neighbourhood Development Area of Rossmore. 
 
1.2 Site Location & Context 
 
Legal Description: 
 
The subject property is legally described as Part 2 on Plan 47R-7790 and Part of 
Lot 61, Concession 1, Township of Ameliasburgh, Now in the Municipality of the 
County of Prince Edward. The Property Identification Number (PIN) is 55006-0076. 
 
Site Area and Frontage: 
 
The subdivision consists of the entire site, which has an area of 4.87 hectares 
(12.0 acres) and has 21.64 metres (71.0 feet) of frontage on County Road 28. It is 
located within the Village of Rossmore settlement area and is currently vacant. 
 
Surrounding Land Uses: 
 
Figure 1 – Location Map shows the location of the subject property. Figure 2 – 
Site Photos Key Map shows the location of each of the subsequent site photos. 
The surrounding land uses are indicated below: 
 
To the east: Hamlet Residential (HR Zone); Sawguin Creek Marsh provincially 
significant wetland (EP-W Zone) 
To the west: Vacant rural industrial (MR-H Zone) 
To the north: Hamlet Residential (HR Zone); vacant rural industrial (MR-H Zone) 
To the south: Sawguin Creek Marsh provincially significant wetland (EP-W Zone) 
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Figure 1: Location Map –  

Subject property outlined in green. 

 
Figure 2: Site Photos Key Map 
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Sawguin Creek Marsh – view looking east from County Road 28.  

 

 
Sawguin Creek Marsh – view looking west from County Road 28. 
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Street ‘A’ – view of entrance looking west from County Road 28. 

 

 
Street ‘A’ – view of entrance looking east to County Road 28. 
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Lots 1 to 4 – view looking west at north subdivision limit. 

 

 
Lots 2 and 3 – view looking north from proposed Street ‘A’ to north 

boundary.  
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Lots 6 and 7 – view looking south from proposed Street ‘A’ to wetland.  

 

 
Sawguin Creek Marsh – view looking east from edge of wetland. 

7 

8 



PLANNING JUSTIFICATION REPORT                      9 
COUNTY ROAD 28 SUBDIVISION  

 
 

 
SEPTEMBER, 2021 
 

2. PROPOSED DRAFT PLAN 
 
Figure 3 – Draft Plan of Subdivision dated October 05, 2021, prepared by RFA 
Planning Consultant Inc., is the subject of the applications to the County of Prince 
Edward. The draft plan illustrates the proposed lot and municipal road 
configuration and area outside of the Sawguin Creek Marsh and Bay of Quinte 
regulated 75.8-metre flood elevation. Table 1 summarizes the land use of the 
subdivision as follows: 
 
Table 1: Land Use Summary 
Land Use  Area (ha) Area (%) No. of Units 
Lots 1-11 - 30.0 m Single-Detached 
Lots  

3.95 86.8 % 
11 

Blocks 12 and 13 – Temporary 
Turning Circle 

0.02 
 

0.4 % 
 

 

Block 14 – 0.3-metre Reserve 0.00 0.0 %  
Street ‘A’ – 20m Municipal Road 
Allowance 

0.58 12.8 % 
 

Sub-Total 4.55 100.0 % 11 
Block 15 – to be Deeded to Others 0.32   
Subdivision Subtotal 4.87 ha   
Subdivision Residential Density (net) – 3 dwelling units per net hectare* 

* Residential density is calculated by rounding to the next full dwelling unit. 
 

 Entrances to the individual lots will be from private driveways from the public 
road. Street ‘A’ is proposed with a 20-metre road allowance.  
 

 Street ‘A’ extends from County Road 28 to the south-western property line 
as a “Potential Future Routes / Extension” to the Neighbourhood 
Development Area, in accordance with Schedule B: Secondary Plan 
Transportation Map. A 0.3-metre reserve has been provided at the terminus 
of Street ‘A’ to be removed upon the completion of comprehensive planning 
approvals of all or some of the Neighbourhood Development Area. A 
temporary cul-de-sac turnaround (15-metre radius) would be located at 
south-west terminus of Street ‘A’.  

  
 The subdivision will be serviced by the extension of municipal water, 

together with individual on-site sewage. 
 

 Block 15 will be rezoned to “Environmental Protection – Provincially 
Significant Wetland (EP-W)”. Single-detached dwellings are proposed in 
accordance with the Hamlet Residential (HR) Zone to remain.  
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3. NEIGHBOURHOOD CONCEPT PLAN 
 
Figure 4 – Neighbourhood Concept Plan dated September 16, 2020, prepared 
by RFA Planning Consultant Inc., is required to support the Application to Amend 
the Official Plan (OPA No. 67 Rossmore Urban Centre Secondary Plan). The 
Neighbourhood Concept Plan (NCP) illustrates a potential lot and municipal road 
configuration for the Neighbourhood Development Area outside of the Sawguin 
Creek Marsh. It also illustrates potential parkland and storm pond areas along with 
an expansion of the Rossmore activity route network. It is understood the MOECP 
D-6 Guidelines are in the process of being updated. At the time of writing this 
report, current recommended setbacks have been utilized. Table 2 summarizes 
the land use of the NCP as follows: 
 
Table 2: Neighbourhood Concept Plan (NCP) Land Use Summary 
Land Use  Area (ha) Area (%) No. of Units 
Fernbridge/Long Arrow + Potential 
Lots – 30.0m Frontage (0.3ha) min.  

31.20 81.4 % 82 

Potential Storm Pond 1.05 2.7 %  
Potential Parkland 1.94 5.1 %  
20m Municipal Road Allowance 
(Length = 1,775.0m) 

4.14 10.8 %  

NCP Site Total 38.33 ha 100.0 % 82 
NCP Residential Density (net) – 3 dwelling units per net hectare* 

* Residential density is calculated by rounding to the next full dwelling unit. 
 

 Potential lots configured with minimum 30-metre frontages and 0.3-
hectares areas – general 100-metre lot depth. 

 Local road network – 20-metre road allowance. Road network connections 
through NDA from Highway 62 to County Road 28 via the Fernbridge/Long 
Arrow subdivision. 

 Potential activity route expansion through NDA from Highway 62 to County 
Road 28. 

 Potential parkland – and dual purpose entrance feature for the NDA – 
located adjacent to Highway 62 access, integrates with activity route and 
has frontage on two roads. 

 Potential buffer from Employment Area to the west provided – current 
recommended 20-metre setback for Class I industrial uses (MOECP, D-6 
Guidelines) assumed at the time of writing this report. 

 Potential storm pond located in the south-west corner to facilitate synergy 
with Employment Area in the event of its comprehensive development and 
if a storm pond expansion is required. 

 General 30-metre wetland setback from Sawguin Creek Marsh. 



Figure 4 
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4. URBAN DESIGN STATEMENT 
 
Table 3 below, provide an urban design statement on how the County Road 28 
subdivision project is consistent with the Rossmore Urban Centre Secondary Plan 
village design policies. 
 
Table 3: Urban Design Statement – Rossmore Urban Centre Secondary Plan 
and Village Design Analysis 

ROSSMORE URBAN CENTRE 
SECONDARY PLAN POLICIES 

PLANNING ANALYSIS 

PART FOUR: QUALITY OF PLACE 
4.1 VILLAGE DESIGN 
Implementing Policies 

1. Consider design an integral component of 
new development and redevelopment. Council 
should require a design statement with all 
planning applications to ensure that the design 
considerations of this Plan, and relevant design 
guidelines that may be prepared, are addressed.
 

The key elements of design identified 
by the Secondary Plan to be 
considered in new development are 
analyzed below and incorporated in 
this report as Table 3: Urban Design 
Statement – Rossmore Urban 
Centre Secondary Plan. 
 

3. Ensure that the design of new development 
and redevelopment is visually compatible with 
the surrounding neighbourhood, including it 
cultural and natural heritage features. 
Elements of compatibility to be considered 
include: 
a) Siting, scale, and design of new development 
in relation to the characteristics of the 
surrounding neighbourhood, such as scale, 
massing, setbacks, access, landscape treatment, 
building materials, exterior design elements, 
and lighting; 

The County Road 28 subdivision is a 
continuation of the existing Hamlet 
residential uses along County Road 28 
and mimics the Watermark on the Bay 
and Bay Breeze developments to the 
north. It is proposed to continue the 
single-detached built form from the 
surrounding Hamlet Residential (HR) 
areas to be visually compatible. No 
special zoning provisions are being 
requested, save and except a 30-
metre EP-W Zone setback. Siting and 
size of the new dwellings will be 
subject to the general provisions of the 
HR Zone. Access will be similar to 
surrounding HR parcels, with individual 
driveways to Street ‘A’ of varying 
widths. Landscape treatment, building 
materials, exterior design elements 
and lighting are unknown at this time 
as there are no formal building plans 
available. The subdivision lots will 
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ROSSMORE URBAN CENTRE 
SECONDARY PLAN POLICIES 

PLANNING ANALYSIS 

consist of freehold dwelling units and 
are intended to be sold vacant, on an 
individual basis. Therefore, design 
elements are anticipated to be chosen 
by each individual landowner. 
 

3.b) Protection and enhancement of cultural 
and natural heritage features by means of 
siting, building design, and landscape design; 
and  

Figure 3 demonstrates that sufficient 
area exists outside of the Sawguin 
Creek Marsh and Bay of Quinte flood 
elevation for the proposed 
development. Enhancement of the 30-
metre buffer area for the Sawguin 
Creek Marsh is described in Section 
6.5 below. 
 

3.c) Architectural style, street pattern, and site 
arrangement where such style of arrangement 
represents a defining component of the 
surrounding neighbourhood or the historic or 
cultural significance of the area. 

Street ‘A’ will facilitate the in-depth, 
comprehensive development of the 
subject property and is considered 
rounding out of existing development. 
Street ‘A’ closely follows the 
delineation of the Sawguin Creek 
marsh, which will also act as a gentle 
traffic calming measure. This said, 
Street ‘A’ will be a defining component 
of the subdivision. A site visit indicated 
no significant or consistent 
architectural style along County Road 
28. 
 

4. Ensure that new development and 
redevelopment considers the range of elements 
that contribute to accessible, safe, and 
sustainable development is Rossmore. Future 
design guidelines also reflect these elements, 
including: 
a) Pedestrian amenities that cater to people of 
a range of ages, abilities, and needs in terms of 
access, signage, visual or auditory aids, 
landscape seating, etc.; 
 
 

Pedestrian amenities are provided in 
the form of a paved shoulder on Street 
‘A’ to form the Activity Route 
prescribed in the Rossmore Secondary 
Plan. The proposed pedestrian 
amenity is considered active recreation 
but will cater to people of a range of 
ages and abilities. 
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ROSSMORE URBAN CENTRE 
SECONDARY PLAN POLICIES 

PLANNING ANALYSIS 

4.b) Site safety and security including 
enhanced lighting, visibility from the street, 
well-located and clearly marked building 
entries, accessibility for emergency services, 
limited pedestrian and vehicle interface, and 
other principles of Crime Prevention Through 
Environmental Design (CPTED); 

Each lot will be required to have civic 
911 sign located at the street line. Zero 
cut-off street lights shall be placed on 
the north side of the roadway, away 
from the wetland. Dwellings are 
anticipated to be as near as 6 metres 
to the road – the HR Zone minimum 
front yard setback – which will facilitate 
“eyes on the street.” 
 

4.c) Integration and interface between public 
spaces and private development, including 
pedestrian circulation to and through the site, 
streetscape and landscape, buffering and 
screening of yards; 

The proposed on-street Activity Route 
will have a future connection to the 
remainder of the Neighbourhood 
Development Area abutting to the west 
to integrate with future development. It 
will also directly interface with the 
existing Route along County Road 28. 
See Figure 4 – Neighbourhood 
Concept Plan above for detail. 
 

4.d) Green design of buildings, landscapes, 
active transportation facilities, and the 
preservation of natural features and areas; and 

The intended single-detached 
dwellings will be constructed to current 
Ontario Building Code standards. 
Landscaping will be the discretion of 
individual landowners; however, 
adequate setbacks are provided to 
ensure the preservation of natural 
areas. 
 

6. Preserve and enhance views to the waterfront 
from the Village Core area by ensuring that 
new development and redevelopment does not 
interrupt site lines. Both public and private 
development should enhance views by means of 
built form, landscape design, pedestrian 
amenity, and public access. 

Current marsh views from County 28 
will not be affected by the proposed 
development. Refer to Site Photos #1 
and #2 for context. The subject 
property does not currently enjoy direct 
views to the Bay of Quinte. The 
proposed low-density development, 
with larger hamlet residential lots and 
separation between dwelling units, 
may enhance views to the Sawguin 
Creek Marsh from Street ‘A’.  
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ROSSMORE URBAN CENTRE 
SECONDARY PLAN POLICIES 

PLANNING ANALYSIS 

4.1.1 Residential Design 
Implementing Policies 

3. Consider slightly taller buildings of three or 
four storeys in the extension of existing 
neighbourhoods and in new neighbourhoods, 
but locate such buildings together on interior 
streets away from existing low-rise development. 
Intensification using three and four storey 
buildings in existing neighbourhoods should 
occur at the periphery of these areas and at 
major intersections. Such buildings could 
incorporate neighbourhood-scale non-
residential uses. 
 

The site is not at a major intersection. 
This, combined with municipal sanitary 
services not being available, is not a 
site appropriate for slightly taller, three- 
or four-storey buildings. 

4. Encourage the extension of existing 
neighbourhoods in the Village Residential Area 
and new neighbourhoods within the 
Neighbourhood Development Area based on a 
grid-like pattern of streets so as to provide a 
strong circulation network. Such a network 
should link local residents with important 
community elements, amenities, and adjacent 
neighbourhoods and provide sufficient access for 
both vehicular and active modes of 
transportation. 

Figure 4, above, demonstrates that 
the County Road 28 (Fernbridge/Long 
Arrow) subdivision will contribute to a 
grid-like pattern of streets for the 
Neighbourhood Development Area 
(NDA). The planned Activity Route, 
prescribed on Schedule B of the 
Rossmore Secondary Plan  that 
traverses through the southern portion 
of the NDA and that bisects the subject 
property, will have an on-street 
component to link local residents to a 
potential parkland and existing network 
beyond. 
 

5. Ensure that community uses in the extension 
of existing neighbourhoods in the Village 
Residential Area and new neighbourhoods 
within the Neighbourhood Development Area 
are at a neighbourhood scale and are visually 
compatible with surrounding development. 
Such uses should be connected with 
surrounding development by means of streets, 
sidewalks, walkways or bicycle paths, and open 
space. Planting should also be used to buffer 

The community use proposed within 
the County Road 28 subdivision 
consists of an on-street Activity Route 
that will support the subdivision and 
NDA through the extension of the 
existing network. On this basis, there 
are no apparent compatibility 
concerns. 
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ROSSMORE URBAN CENTRE 
SECONDARY PLAN POLICIES 

PLANNING ANALYSIS 

parking and service areas from surrounding 
development. 
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5. SUSTAINABILITY STATEMENT 
 
Table 4, below, provides a sustainability statement on how the County Road 28 
subdivision is consistent with the Rossmore Urban Centre Secondary Plan green 
design and green infrastructure policies. 
 
Table 4: Sustainability Statement – Rossmore Urban Centre Secondary Plan 
and Quality of Place Analysis 

ROSSMORE URBAN CENTRE 
SECONDARY PLAN POLICIES 

PLANNING ANALYSIS 

PART FOUR: QUALITY OF PLACE 
4.1 VILLAGE DESIGN 
4.1.3 Green Design 

Green design is an important part of reducing 
greenhouse gas emissions community-wide and 
mitigating the impacts of community 
development on climate change. Green design 
can also provide the means for a community to 
prepare for an adapt to changes that area likely 
to result from climate change. By incorporating 
green design in new development and 
redevelopment in Rossmore, the community 
contributes locally to addressing a global issue 
while creating a more desirable and sustainable 
place to live, work, shop, and play. Green 
design can improve the following 
environmental aspects: 
 
 Air quality; 
 Water use and quality; 
 Energy efficiency and greenhouse gases; 
 Urban agriculture and local food; 
 Transportation; 
 Waste materials; and 
 Local environmental impact. 

 Air quality – It is understood that a 
Landscape Plan will be required as 
a condition of draft approval, where 
a minimum of one tree on each lot 
shall be provided. 

 Water use and quality – The 
proposed septic systems are 
expected to have minimal impact 
on ground water quality. As the 
proposed dwellings will be 
constructed to current Ontario 
Building Code standards, it is 
anticipated that low-flow fixtures 
will be utilized to reduce water 
consumption. 

 Energy efficiency and greenhouse 
gases – It is generally understood 
that greening of buildings would 
assist with addressing climate 
change. The proposed dwellings 
will be constructed to current 
Ontario Building Code energy 
efficiency standards. 

 Urban agriculture and local food – 
The proposed lots are considered 
to be sufficient size to sustain 
private individual gardens. 
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ROSSMORE URBAN CENTRE 
SECONDARY PLAN POLICIES 

PLANNING ANALYSIS 

 Transportation – Street ‘A’ is 
considered an incremental 
extension of the public road 
network and the 11-lot scale of the 
development is within a settlement 
area and anticipated to have 
minimal effect on overall vehicle trip 
length or idling. 

 Waste materials – The County 
provides curbside garbage, 
recycling and composting 
collection. Waste materials from 
construction will follow industry 
best practices. Efficiently using 
building materials to reduce waste 
is also economical for the 
developer and builder. 

 Local environmental impact – The 
30-metre buffer area is to be 
naturalized. This combined with 
the enhanced grass swales for 
Enhanced (Level 1) treatment of 
storm runoff will mitigate local 
environmental impact. 

 
4.6 GREEN INFRASTRUCTURE 

4.6.1 Parks and Open Space 
Guiding Policies 

2. Work toward the creation of an 
interconnected network of park and open space 
lands linked by the active transportation system 
to surrounding neighbourhoods. 

The on-street Activity Route along 
Street ‘A’ will facilitate and work 
towards providing an interconnected 
active transportation network both to 
the existing route along County Road 
28 and to potential future routes of the 
Neighbourhood Development Area 
balance. 
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ROSSMORE URBAN CENTRE 
SECONDARY PLAN POLICIES 

PLANNING ANALYSIS 

Implementing Policies 
3. Identify and secure active transportation 
connections between new and existing parkland 
and open space areas and new and existing 
neighbourhoods during the development 
approval process. 
 

Street ‘A’ will consist of an on-street 
Activity Route (paved shoulder) that 
will be conveyed to the County as part 
of the municipal road allowance, which 
will allow the County to acquire land 
through the development approvals 
process for a strategic active 
transportation connection route. 
 

6. Require parkland dedication for residential 
development and redevelopment equivalent to 
5 percent of the subject land area, and/or 
dedication at a rate of one hectare per 300 
units. For commercial and industrial 
development and redevelopment, require 
dedication equivalent to 2 percent of the total 
site area. 
 

Further to consultation with County 
planning staff, a parkland dedication 
has not been identified for the 
proposed development. Both staff and 
the developer agree in favour of a 5% 
cash-in-lieu parkland payment which is 
permitted in the Planning Act. 

13. Consider the potential impact of planning 
and development decisions in Rossmore on the 
Provincially significant wetland. 

The proposed development – building 
envelops and road – has been located 
entirely outside of the required 
minimum 30-metre setback. From a 
land use perspective, the subdivision 
lands have been intended for 
development for decades and are 
currently zoned Hamlet Residential. In 
accordance with the Environmental 
Impact Study prepared in support of 
the development, the proposed low-
density hamlet residential uses will 
have an overall low environmental 
impact on the Sawguin Creek Marsh. 
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6. TECHNICAL SUPPORT STUDIES FOR THE COUNTY 
ROAD 28 SUBDIVISION 
 
Related technical support studies have been prepared to address the following 
components of the County Road 28 Subdivision project: 
 

 Preliminary Geotechnical and Servicing Evaluation, prepared by Greer 
Galloway Group Inc., dated July, 2020; 

 Preliminary Stormwater Management Report, prepared by Greer Galloway 
Group, dated July, 2020; 

 NDA Preliminary Stormwater Brief, prepared by Greer Galloway Group, 
dated October, 2020; 

 Traffic Impact Study, prepared by Greer Galloway Group, dated July, 2020; 
 Environmental Impact Study, prepared by Cambium Inc., dated November, 

2020; 
 
These reports have been submitted under separate cover. The following is a 
synopsis of the reports and recommendations.  
 
6.1 Preliminary Geotechnical and Servicing Evaluation 
 
The Greer Galloway Group Inc. prepared a Preliminary Geotechnical and 
Servicing Evaluation.  It was found that the site is covered by a thin layer of sandy 
silt loam overlying limestone bedrock. These conditions can support typical 
residential foundation loads without settlement. Different methods of excavation 
will be required, such as hoe ram pre-drilling or drilling and blasting, depending on 
the desired depth. The design and construction of pavements and floor slabs are 
not anticipated to present unusual difficulty. It is anticipated that the new dwellings 
will be constructed without basements due to the shallow rock conditions. 
 
Greer Galloway found that the Rossmore/Fenwood Gardens Water Distribution 
System has ample capacity available for the proposed 11-lot subdivision and the 
existing 250mm water main on County Road 28 has adequate flow to support the 
development. 
 
Regarding sanitary waste disposal systems, Greer Galloway recommends raised-
bed, individual, on-site tertiary treatment. If constructed in accordance with the 
Ontario Building Code, Greer Galloway anticipates no significant impact on down-
gradient baseline water quality functions or cumulative effects. 
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6.2 Preliminary Stormwater Management Report  
 
The Greer Galloway Group Inc. prepared a Preliminary Stormwater Management 
Report. Based on Greer Galloway’s investigations and analysis regarding storm 
water management for the County Road 28 subdivision, they conclude it is 
possible to provide the necessary storm water management measures to mitigate 
any adverse effects of the proposed development relating to storm water quality. 
Greer Galloway also confirmed that all storm water conveyance elements will be 
sized to convey the appropriate storm event to the wetland from the development 
site. 
 
All stormwater runoff will be treated by enhanced grass swales and receive 
Enhanced (Level 1) treatment as per MECP requirements. Since the subdivision 
abuts the Bay of Quinte (via the Sawguin Creek Marsh), there is no need to provide 
quantity controls. Enhanced (Level 1) protection is the highest level of treatment 
identified by the Ministry of the Environment, Conservation and Parks (MOECP) 
and corresponds to 80% total suspended solids removal. To provide enhanced 
level quality treatment, Greer is recommending that site runoff be conveyed by 
sheet flow to the Street ‘A’ roadside ditches, which will function as enhanced grass 
swales and where quality treatment will be provided. The runoff will continue to the 
full-site drainage swale, located along the east property line of Lot 11, and outlet 
to the wetland. The full-site drainage swale will also function as an enhanced grass 
swale. The enhanced grass swales have been designed to MECP design 
standards and will provide the required Enhanced (Level 1) treatment. Enhanced 
grass swales are considered a Low Impact Development (LID) feature. They are 
the most important storm water control measure and will provide significant quality 
treatment benefits through filtration and infiltration of pollutants. Erosion and 
sediment control measures are also recommended in the Preliminary Stormwater 
Management Report.  
 
6.3 NDA Preliminary Stormwater Brief  
 
The Greer Galloway Group Inc. prepared a Neighbourhood Development Area 
Preliminary Stormwater Brief. Based on Greer Galloway’s investigations and 
analysis regarding storm water management, they conclude it is possible to 
provide the necessary storm water management to mitigate any adverse effects 
for the Neighbour Development Area (NDA) in Rossmore. The NDA requires 7,400 
square metres in area to provide 6,070 cubic metres of active storage for quantity 
control. In order to provide quality control, a wet pond able to store a minimum of 
3,435 cubic metres is required, along with a minimum extended detention volume 
of 1,374 cubic metres. Greer Galloway further concluded that the wet pond should 
be located at the southern extent of the site with respect to general grading within 
the NDA and so the pond may outlet into the Sawguin Creek Marsh, which abuts 
to the south. 
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6.4 Traffic Impact Study 
 
A Traffic Impact Study was prepared by the Greer Galloway Group Inc. They 
conclude that the existing Massassauga Road and County Road 28 3-way 
intersection operates at an acceptable level of service, well under capacity. Greer 
Galloway also concludes that the newly created 4-way intersection with Street ‘A’ 
is expected to operate at an acceptable level of service, well under capacity 
beyond a 10-year horizon. They do not recommend left-turn lanes or right tapers 
as a result of the County Road 28 subdivision. Greer Galloway does however 
recommend the Street ‘A’, County Road 28 and Massassauga Road intersection 
be signed with pavement markings to minimize confusion that may result from the 
newly created offset configuration. 
 
With respect to the Neighbourhood Development Area (NDA), Greer Galloway 
concludes that a separate traffic study will be required upon development of the 
remainder of the NDA. It is acknowledged that the County Road 28 subdivision 
provides a future connection to the remainder of the NDA and that a potential future 
road network would propose an intersection with Highway 62 and Bay Breeze 
Road for (hamlet) residential lots. In the event of a connection from the NDA to 
Highway 62, Greer Galloway feels that that there should not be impacts to the 
proposed Street ‘A’ intersection with County Road 28 upon a full build out as most 
traffic is likely to be directed to Highway 62. 
 
6.5 Environmental Impact Study 
 
An Environmental Impact Study was prepared by Cambium Inc. Field 
investigations were undertaken between June 7th and 18th, 2020. Through these 
field investigations, Cambium undertook ecological land classification and 
vegetation surveys, confirmed and surveyed the Sawguin Creek Marsh provincially 
significant wetland boundary, along with surface water and drainage feature 
mapping, bird breeding surveys and habitat-based wildlife surveys. Additional 
wetland was found on-site when comparing the precise surveyed boundary of the 
Sawguin Creek Marsh by Cambium with the 2005 survey by Watson Land 
Surveyors. Based on this finding, it became apparent that the Draft Plan needed 
to be amended to reflect this data so the lot fabric was fully outside the Marsh in 
accordance with the Provincial Policy Statement. In consultation with County 
planning staff, it was determined that a Zoning By-law Amendment (ZBA) is also 
required based on Cambium’s findings. Through this process, an update to the 
Environmental Protection – Provincially Significant Wetland (EP-W) Zone based 
on site-specific mapping has been requested. An Official Plan Amendment is 
already required to develop the property and the Environmental Protection Area 
designation will be updated the same. The OPA and ZBA do no constitute an 
amendment to the actual provincially significant wetland as identified by the 
Ministry of Natural Resources and Forestry. 
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The principal mitigation measures to protect the existing ecological function of the 
wetland is to prohibit site alteration within 30 metres of the verified wetland 
boundary. Enhancement of the 30-metre wetland setback is also recommended 
through native tree and shrub plantings along the outer 10 metres of the setback, 
with the remainder to vegetate naturally through succession processes. Other 
recommendations provide direction for storm water management and erosion and 
sediment control, vegetation clearing, along with construction methods specifically 
to protect turtles during the May 15th to August 15th nesting season. Lastly, 
Cambium recommends tree preservation along the northern and western property 
boundaries, where feasible, along with a 5-metre wide coniferous tree planting strip 
for the same property lines. The 5-metre planting strip would affect Lots 1 through 
5.  The 30-metre setbacks from the wetland and Bay of Quinte flood elevation have 
been illustrated on the Draft Plan. The EIS should be reviewed by the MOECP 
with respect to known endangered and threatened species in the general area. 
 
In order to address the Environmental Impact Study recommendations and 
Provincial Policy Statement, the lot fabric was adjusted to ensure the proposed 
hamlet residential lots are fully outside of the precise surveyed wetland boundary 
provided by Cambium. It was found that avoiding the wetland reduced the lot depth 
upwards of approximately 10 metres. Due to the need to avoid of the wetland from 
the parcel fabric for Lots 5 through 11, it was deemed desirable to create Block 15 
for the purpose of donating to a not-for-profit land conservation organization, such 
as, but not limited to, the Ontario Land Trust Alliance, Nature Conservancy of 
Canada or Ducks Unlimited. Access to Block 15 can occur from the required 
easement on Lot #11 to be in favour of the County of Prince Edward. 
 
6.6 Financial Impact 
 
During the pre-consultation process, the County provided a terms of reference for 
the supporting studies required to support the Official Plan Amendment to convert 
the portion of the Neighbourhood Development Area on the subject property to 
Village Residential Area. Part of this terms of reference askes that the financial 
impact of the project be documented. Municipal water services internal to the 
subdivision will be constructed to municipal standards by the developer and 
assumed at such time as the municipality is satisfied and the terms of the 
subdivision agreement have been satisfied. Tables 5a though 5c: Financial 
Impact have been prepared to document the fees (development charges and 
connection fees) that would be generated by the subdivision, and the resultant 
property taxes that would be generated based on 2020 values. It is recognized that 
the project could be built over a period of 2-4 years; however, this provides an 
understanding of the one-time and on-going revenues that would be generated by 
the County Road 28 subdivision project. Staff from the County assisted us with this 
task by confirming the current rates and charges. Based on 2018 development 
fees and 2016 capital connection fees, a total of $153,894.73 in revenue would be 
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generated. The County Road 28 subdivision would also generate $103,951.98 in 
taxes annually based on the 2020 tax rate and assumed assessed values. The 
4.87-hectare property is currently generating only $2,730.05 in annual property 
taxes. The combined revenue from the subdivision would be approximately 
$257,846.71. 
 

Table 5a: Financial Impact – Current Annual Revenue (Taxes)* 
Current Assessed Value 2020 Annual Taxes 

4.87 Hectares (Vacant) $260,000.00 $2,730.05 
 

Table 5b: Financial Impact – Proposed Annual Revenue (Taxes)* 
  ASSUMED ASSESSED 

VALUE 
A B C D E F I 

Proposed 
Dwelling 

Units 

# 
Units 

Assumed 
Average 

Assessed 
Value 

Assumed 
Total 

Assessed 
Value 

(AxB=C) 

Municipal Education 

Total 
2016 Tax 

Rate 
(D+E=F) 

Assumed 
Total 

Annual 
Taxes 

(CxF=I) 
Detached  11 $900,000.00 $9,900,000.00 0.00897020 0.00153000 0.0105002 $103,951.98 
TOTAL  11 $900,000.00  $9,900,000.00    $103,951.98 

 
Table 5c: Financial Impact – Proposed One-Time Revenue (2018 

Development Fees & 2016 Capital Connection Fees)* 
  ASSUMED 

DEVELOPMENT FEES 
A B C D E I 

Proposed 
Dwelling 

Units 

# 
Units 

2018 
Rate 

Total 
Developmen

t Fee 
(AxB=C) 

Water 
Fee 

Total 
Water Fee 
(AxD=E) 

Combined Total 
One-Time Fees 
Development & 

Capital Connection 
(C+H=I) 

Detached  
> 2 
bedrooms 

11 $6,686.0
0 

$73,546.00 $7,304.4
3 

$80,348.7
3 $153,894.73 

TOTAL  11  $73,546.00  
$80,348.7

3 $153,894.73 

*Assumptions: 

 Pricing of dwelling units  
 Tax rates based on 2020 
 2018 Development Fees 
 2016 Capital Connections Fees   
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7. PROVINCIAL POLICY STATEMENT (2020) ANALYSIS 
 
The Provincial Policy Statement (PPS) applies to all planning applications effective 
May 1, 2020. It provides policy direction on matters of provincial interest related to 
land use planning and development. All decisions related to land use planning 
matters “shall be consistent with” the PPS. The applications for draft plan approval, 
Official Plan Amendment and Zoning By-Law Amendments are consistent with the 
PPS. 
 
Table 6 demonstrates how the applications are consistent with the Provincial 
Policy Statement. 
 
Table 6: Provincial Policy Statement and Analysis 

PPS POLICY PLANNING ANALYSIS 
1.0 BUILDING STRONG HEALTHY COMMUNITIES 

1.1 MANAGING AND DIRECTING LAND USE TO ACHIEVE EFFICIENT 
AND RESILIENT DEVELOPMENT AND LAND USE PATTERNS 

1.1.3 Settlement Areas 
1.1.3.1 Settlement areas shall be the focus of 
growth and development, and their vitality 
and regeneration shall be promoted. 
 

The subject property is within the 
Village of Rossmore, a designated 
settlement area within the County 
Official Plan. 
 

1.1.3.2 Within settlement areas, land use 
patterns shall be based on densities and a mix 
of land uses that efficiently use land and 
resources; and are appropriate for and 
efficiently use the infrastructure which is 
available, and avoid the need for uneconomical 
expansion. 
 

The subject land is located within a 
settlement area and is in close 
proximity to a variety of public uses – 
approximately 1.4 kilometres to Prince 
Edward Square plaza and 2 kilometres 
to the Norris Whitney Bridge Park 
(Conservation Area). The proposed 
hamlet residential lots can be efficiently 
serviced with municipal water. 
 

1.1.3.6 New development should occur 
adjacent to existing built-up areas and have a 
compact form, mix of uses and densities to 
allow for the efficient use of land and 
infrastructure. 
 

The property is adjacent to an existing 
built-up area along County Road 28, 
between Highway 62 and the Sawguin 
Creek Marsh. The proposal maximizes 
the potential for eleven (11) hamlet 
residential lots that can be 
accommodated, through an extension 
of the existing municipal road network 
and water system. 
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PPS POLICY PLANNING ANALYSIS 
1.4 HOUSING 

1.4.3 An appropriate range of housing types 
and densities shall be provided to meet the 
requirements of current and future residents. 
 

The County Road 28 subdivision will 
blend with the single-detached dwelling 
built form along County Road 28. 
Secondary and accessory units are 
also permitted, provided that no more 
than two units exist on one lot. The site 
does not otherwise satisfy locational 
criteria for a higher density – being 
away from a major intersection. In 
addition, that only municipal water is 
available in Rossmore, which limits a 
full range of housing types and 
densities. On this basis, the proposed 
single-detached dwellings are an 
appropriate housing type for the area. 
 

1.4.3c) Directing the development of new 
housing towards locations where appropriate 
levels of infrastructure and public services 
facilities are or will be available to support 
current and projected needs.  
 

Appropriate infrastructure exists to 
support the proposed new housing 
through a logical extension of 
municipal water to support the 
projected needs of a comprehensive 
in-depth development.  
 

1.5 PUBLIC SPACES, RECREATION, PARKS, TRAILS AND OPEN SPACE 
1.5.1a) Promotes healthy, active communities 
by planning public streets and spaces to be safe 
and meet the needs of pedestrians for walking 
and provides trails, linkages and open space. 
 

An on-street Activity Route, in the form 
of a paved shoulder, will be provided on 
Street ‘A’, which will connect to the 
existing Route on County Road 28 and 
support a healthy, active community. It 
is understood on-street facilities are the 
general standard in Rossmore and is 
intended on Schedule B: Secondary 
Plan Transportation Map. 
 

1.5.1b) Planning and providing for a full 
range and equitable distribution of publicly-
accessible built and natural settings for 
recreation, including facilities, parklands, 
public spaces, open space areas, trails and 
linkages, and, where practical, water-based 
resources. 
 

The proposed on-street Activity Route 
for Street ‘A’ will be fully accessible / 
barrier free and will provide a linkage to 
the greater activity route network in 
Rossmore. 
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PPS POLICY PLANNING ANALYSIS 
1.6 INFRASTRUCTURE AND PUBLIC SERVICE FACILITIES 

1.6.6 Sewage, Water and Stormwater 
1.6.6.5b) Partial services shall only be 
permitted within settlement areas, to allow for 
infilling and minor rounding out of existing 
development on partial services provided that 
site conditions are suitable for the long-term 
provision of such services with no negative 
impacts. 

The proposed 11-lot County Road 28 
subdivision is considered a minor 
rounding out of existing development 
on partial services. The Preliminary 
Geotechnical and Servicing Evaluation 
prepared in support of the development 
assessed nitrates, phosphorus and 
their cumulative impacts. The 
Evaluation concludes that the site 
conditions are suitable for the 11 lots 
with no negative impacts. 
 

1.6.6.7 Stormwater management shall 
minimize or where possible prevent increases in 
contaminant loads, minimize erosion, and 
promote stormwater management best 
practices. 
 

The Preliminary Stormwater 
Management Report recommends Low 
Impact Development (LID) storm water 
management techniques to ensure 
enhanced quality treatment. Further to 
the recommendation within the 
Environmental Impact Study, the 
requirement of an erosion and 
sediment control plan shall be 
implemented as a condition of draft 
approval. Measures to be provided 
during the construction stage have 
been outlined in the above-noted 
studies. 
 

1.6.7.1 Transportation systems should be 
provided which are safe, energy efficient, 
facilitate the movement of people and goods, 
and are appropriate to address projected needs.
 

The Traffic Impact Study prepared in 
support of the project concludes that 
the existing County Road 28 and 
Massassauga Road intersection, along 
with the proposed intersection with 
Street ‘A’ will operate at acceptable 
levels of service beyond a 10-year 
horizon and is appropriate for projected 
needs. It also concludes that a 
separate traffic impact study would be 
required in the event the remainder of 
the Neighbourhood Development Area 
is developed. 
 



PLANNING JUSTIFICATION REPORT                      29 
COUNTY ROAD 28 SUBDIVISION  

 
 

 
SEPTEMBER, 2021 
 

PPS POLICY PLANNING ANALYSIS 
1.6.7.3 Connectivity within and among 
transportation systems should be maintained 
and improved. 
 

The Neighbourhood Concept Plan 
illustrates the potential to provide a 
grid-like street pattern and on-street 
Activity Routes. Upon full build-out, it is 
possible to facilitate multi-modal 
connectivity within the Neighbourhood 
Development Area (NDA) and between 
existing transportation systems of the 
surrounding area (i.e., County Road 28 
through to Highway 62 and Bay Breeze 
Road). This said, despite the scale of 
the County Road 28 subdivision area 
and limited design configurations, 
future connection is provided to the 
remainder of the NDA to ensure future 
connectivity to County Road 28 and 
vice versa to Highway 62. 
 

1.8 ENERGY CONSERVATION, AIR QUALITY AND CLIMATE CHANGE 
1.8.1 Developments shall support energy 
conservation and efficient, improved air 
quality, reduced greenhouse gas emissions and 
preparing for the impacts of a changing 
climate. 
 

Energy efficiencies will be realized by 
current Ontario Building Code 
construction standards, along with the 
provision of housing within a settlement 
area, mitigating energy loss due to 
hydro delivery. Potential flooding 
concerns have been addressed 
through a 30-metre setback from the 
current 75.8m Bay of Quinte regulatory 
flood elevation. 
 

2.0 WISE USE AND MANAGEMENT OF RESOURCES 
2.1 NATURAL HERITAGE 

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

An Environmental Impact Study has 
been prepared in support of the project. 
It delineates the boundary of the 
Sawguin Creek Marsh provincially 
significant wetland on and abutting the 
subject property. The Official Plan and 
Zoning By-law Amendment 
applications will update the mapping 
based on a site-specific survey by a 
qualified professional (Cambium). The 
proposed lot fabric is fully outside the 
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PPS POLICY PLANNING ANALYSIS 
wetland boundary and the 
recommended 30-metre setback will 
ensure its long-term protection, along 
with the recommended buffer 
restoration.  
 

2.2 WATER 
2.2.1 Municipalities shall protect, improve or 
restore the quality and quantity of water. 

Comprehensive management of storm 
water in the subdivision drainage area 
will ensure that the quality of surface 
water is protected – i.e., the Bay of 
Quinte. 
 

 
  



PLANNING JUSTIFICATION REPORT                      31 
COUNTY ROAD 28 SUBDIVISION  

 
 

 
SEPTEMBER, 2021 
 

8.  CONFORMITY TO COUNTY OF PRINCE EDWARD 
OFFICIAL PLAN 
 
The County of Prince Edward Official Plan was approved the Ministry of Municipal 
Affairs and Housing (MMAH) on July 7th, 2021. The subject lands are designated 
“Urban Centre” on Schedule ‘A-1’: Land Use Designations and appears within the 
“Sawguin Natural Core Area” on Schedule ‘B’: Natural Features & Areas of the 
County Official Plan. It is noted that Schedule ‘B’ delineates a portion of the 
Rossmore Urban Centre as “Sawguin Natural Core Area”, including the subject 
property and greater Neighbourhood Development Area. Figure 5, below, 
identifies the lands on Schedule ‘B’. Further to pre-consultation with County 
planning staff regarding the 2021 Official Plan, which is now in force and effect, it 
is understood Natural Core Area polices will not be applied to development within 
urban centres despite the above-noted mapping overlap. On this basis, no 
amendment to Schedule ‘B’: Natural Features & Areas is required.  
 

 
Figure 5: Schedule ‘B’: Natural Features & Areas of the County of Prince 

Edward Official Plan Extract 
  

Table 7 demonstrates how the proposal conforms to the County of Prince Edward 
Official Plan vision and growth management policies. 
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Table 7: County of Prince Edward Official Plan and Vision/Growth Analysis 
COUNTY OF PRINCE EDWARD 

OFFICIAL PLAN POLICIES 
PLANNING ANALYSIS 

2.0 COUNTY CONTEXT AND FUTURE DIRECTION 
2.3 A VISION FOR THE FUTURE 

2.3.1 Principles 
iii. The County’s Urban Centres and Villages 
will become revitalized as complete and 
inclusive communities that include a diversity 
of housing options, commercial amenities, 
community facilities and services, and 
employment opportunities close to where people 
live. Hamlets will serve as small settlements 
throughout the countryside, where low density 
housing co-exists with other compatible uses, in 
a built form that respects and enhances the 
heritage character of each rural setting. The 
Settlement Areas will consider sustainable 
approaches to growth, balancing all planning 
principles with stable well-funded 
infrastructure. 

The County Road 28 subdivision will 
provide new housing within the 
Rossmore Urban Centre and will 
support the support the village core 
area. There has been careful 
consideration of land use planning 
criteria, which is supported by 
technical studies, in order to ensure a 
balanced planning approach. The 
Rossmore/Fenwood Gardens Water 
Distribution System along County 
Road 28 has adequate capacity and 
flow available for the proposed 11-lot 
subdivision and the extension of the 
system is considered a logical and 
economical expansion. 
 

2.4 GROWTH MANAGEMENT 
2.4.2 Objectives 

Objective 5 Promote compatible development 
and land use patterns, and ensure that new 
development does not cause environmental or 
public health and safety concerns or negatively 
impact the agricultural community or natural 
heritage features and systems. 
 

The County Road 28 subdivision is 
considered a compatible extension of 
an existing neighbourhood and mimics 
the land use pattern elsewhere in 
Rossmore. The matters of the 
environment, storm water 
management, servicing and traffic 
impact have been addressed by the 
technical studies and concluded to be 
feasible and compatible. 
 

Objective 6 Promote development standards 
and land use patterns that will sustain the 
financial, social, cultural and environmental 
well-being of the County over the long term. 
 

The additional residential units from 
the proposed development is in close 
proximity to the Rossmore village core 
area and will assist in supporting the 
nearby shops and services. 
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COUNTY OF PRINCE EDWARD 
OFFICIAL PLAN POLICIES 

PLANNING ANALYSIS 

Objective 7 Ensure that necessary and 
appropriate infrastructure systems and public 
service facilities are, or will be available to meet 
the anticipated growth of the County. 

The Rossmore/Fenwood Gardens 
Water Distribution System along 
County Road 28 has adequate 
capacity and flow available for the 
proposed 11-lot subdivision and the 
extension of the system is considered 
a logical and economical expansion. 
 

2.5 POLICIES 
2.4.2 Objectives 

b) When reviewing development proposals 
within the Urban and Rural Settlement Areas, 
the County will consider the following criteria:

i. New development shall be compatible 
with the local context; 

ii. New development shall occur in 
proximity to existing development and 
shall have a mix of uses and densities 
that allow for the efficient use of 
infrastructure service systems/facilities 
that are appropriate for the local 
context; 

iii. The County shall ensure the orderly 
progression of growth within the 
Urban and Rural Settlement Area 
boundaries and shall link the approval 
of new development to the protection of 
the Natural Heritage System, the 
conservation of Cultural Heritage 
Resources and timely provision of the 
appropriate infrastructure 
systems/facilities; and, 

iv. The scale and nature of new 
development applications on a property 
that includes or is adjacent to a natural 
heritage feature and area identified in 
this Plan or in the Zoning By-Law will 
determine if the application will be 
accompanied by an Environmental 
Impact Study. An EIS will ensure that 

i. The County Road 28 
subdivision mimics the low-
density residential uses and 
land use pattern elsewhere in 
Rossmore. 

ii. The proposed development is 
considered an extension of an 
existing neighbourhood. While 
Rossmore is a designated 
Urban Centre, it lacks municipal 
sanitary service in order to 
consider developing at a higher 
density then proposed. The 
proposed lot size of 0.3 
hectares for the subdivision, 
also the minimum for 
Rossmore, will ensure the 
efficient use of infrastructure 
can be maximized. 

iii. The County Road 28 
subdivision is considered an 
orderly progression of 
comprehensive, in-depth 
growth with an urban settlement 
area. The Sawguin Creek 
Marsh will be protection through 
the recommendations of the 
Environmental Impact Study 
and proposed Environmental 
Protection zoning. It is 
understood that municipal water 
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the natural heritage feature and area 
and its associated ecological functions 
are protected from any negative impact 
related to the proposed development. 
 

service would be available once 
constructed. 

iv. An Environmental Impact Study 
has been prepared in support of 
the County Road 28 subdivision 
that ensures the Sawguin Creek 
Marsh area and its associated 
ecological functions are 
protected from any negative 
impact. 
 

 
Table 8 demonstrates how the proposal conforms to the County of Prince Edward 
Official Plan housing and infrastructure policies. 
 
Table 8: County of Prince Edward Official Plan and Housing/Infrastructure 
Analysis 

COUNTY OF PRINCE EDWARD 
OFFICIAL PLAN POLICIES 

PLANNING ANALYSIS 

3.0 SHAPING THE COUNTY – GENERAL DEVELOPMENT POLICIES 
3.3 LIVEABLE COMMUNITY 

3.3.3 Housing Policies 
4) This Plan establishes a County-wide target 
for the provision of affordable housing at 25 
percent of all new housing units. Further, this 
Plan anticipates that the target for affordable 
housing will be met primarily within the 
Urban Centres of Picton, Wellington and 
Rossmore, as set out within their individual 
Secondary Plan policies that require a 
minimum of 33 percent of all new housing be 
affordable. 
 

Only partial services exist in Rossmore 
with no plan for municipal sewage. 
This limits the housing types within 
Rossmore that are generally 
considered “affordable” such as 
apartments and townhouses, along 
with semi-detached dwellings. With 
housing largely restricted to single-
detached dwellings in Rossmore, 
affordable housing options are 
therefore limited. It is understood that 
the 33-percent-of-all-new-housing-be-
affordable target is split between all 
new development within Picton, 
Wellington and Rossmore and is not a 
requirement, nor may be feasible for 
each specific development proposal. 
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7) Second units in housing within Settlement 
Areas shall be permitted and encouraged within 
existing single-detached, semi-detached, 
townhouse dwellings and detached accessory 
buildings… 
 

Second units are not proposed at this 
time within the proposed development, 
but is important to note they are 
permitted in Rossmore. 

10) The County shall maintain the ability to 
accommodate future residential growth for a 
minimum of 15 years through residential 
intensification and the development of land 
designated and available for all forms of 
residential development, particularly within 
the Urban Centres of Picton, Wellington and 
Rossmore, where Secondary Plans have been 
approved. 
 

The County Road 28 subdivision will 
contribute to the available 15-year 
supply of land designated for 
residential growth in Rossmore. 

3.4 INFRASTRUCTURE 
3.4.3 Water and Sanitary Sewer Services Policies 

3.4.3.2 Servicing Policies for the Rossmore Urban Centre 
1) Municipal water services are the preferred 

form of servicing for new growth 
opportunities within the Rossmore Urban 
Centre Secondary Plan Area. 
Intensification and redevelopment within 
Rossmore shall be on municipal water 
services, wherever feasible. 

2) In order to promote ongoing growth 
within the Municipality, the existing 
water distribution system in Rossmore will 
be maintained, upgraded and expanded 
when required to service new 
development. 

3) New development is permitted within 
Rossmore only if there is confirmation, to 
the satisfaction of the Municipality, of 
sufficient reserve water system capacity 
within municipal water services system 
and within individual or communal 
sewage services. The determination of 

1) The County Road 28 subdivision is 
proposed to be serviced by 
municipal water. 

2) Servicing the County Road 28 
subdivision with municipal water is 
considered a logical extension. The 
Preliminary Geotechnical and 
Service Evaluation prepared in 
support of the proposed 
development did not identify 
maintenance or upgrading of the 
municipal water system. 

3) The Preliminary Geotechnical and 
Service Evaluation prepared in 
support of the proposed 
development has confirmed 
sufficient reserve water system 
capacity. 

4) The site “is not considered to be 
geologically suitable for a 
communal septic system owing to 
the limited infiltration capacity 
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sufficient reserve sewage system capacity 
shall include treatment capacity for hauled 
sewage from private communal sewage 
services and individual on-site sewage 
services. 

4) Where municipal water services are 
available, but there is no municipal 
sanitary sewage system, proponents of 
multi-unit/multi-lot developments 
containing five or more residential units 
shall undertake a Servicing Options 
Investigation to ascertain the most 
appropriate form of sanitary sewage 
servicing. 

5) The Municipality shall only approve new 
development within Rossmore that can be 
allocated water capacity, in conformity 
with municipal policies, procedures and 
by-laws. The assignment of a water 
allocation to development is at the sole 
discretion of the Municipality and 
furthermore, depending on the amount of 
water system allocation and infrastructure 
available, not all development proposals 
may be able to proceed and/or be 
approved. 

6) If a Draft Plan of Subdivision or 
Condominium is not registered within 
three years from the date of Draft Plan 
Approval, or the Draft Plan has not 
proceeded to the satisfaction of the 
Municipality within the term of Draft 
Plan Approval, the Municipality, at the 
time of considering extension of the Draft 
Plan Approval, may revoke any 
assignment of municipal water allocation, 
in whole or in part. 

7) The cost of providing municipal water 
services to facilitate the development of 

available for a large subsurface 
disposal system (LSSDS) which, 
would negate any advantage that 
might otherwise be available in 
terms of development density and 
would avoid the need to secure a 
municipal servicing responsibility 
agreement.” – Cooper, D., Mitz, C., 
Voldock, A. (July, 2020). 
Preliminary Geotechnical and 
Servicing Evaluation. The Greer 
Galloway Group Inc. As no 
municipal sanitary sewage is 
available or planned, partial 
servicing can be considered as the 
County Road 28 subdivision is 
within settlement areas, to allow for 
infilling and minor rounding out of 
existing development. 

5) Based on the Preliminary 
Geotechnical and Servicing 
Evaluation prepared in support of 
the proposed development, it has 
been concluded there is ample 
capacity available for the County 
Road 28 subdivision, along with the 
remainder of the Neighbourhood 
Development Area. 

6) The developer is aware of this 
policy. 

7) The developer, through the 
Subdivision Agreement, will be 
responsible for the proposed 
extension of municipal water. 

8) The proposed development is 
considered a cost-effective, 
continuous and orderly extension of 
water services.  There are no 
anticipated constraints at this time 
to vary the design proposed within 
the Preliminary Geotechnical and 
Servicing Evaluation. Detailed 
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lands within Rossmore shall not impose an 
unconsidered financial burden on existing 
taxpayers. Accordingly, such costs shall be 
recovered through charges from the new 
development. In some circumstances the 
Municipality may consider distributing 
the responsibility of the developer(s), with 
cost-sharing agreements, or front ending 
opportunities with future benefitting land 
parties. 

8) Development within Rossmore shall be 
designed and constructed in accordance 
with a Functional Servicing Plan or 
Plans, submitted at the time of 
application, dealing with the water 
system. These Plans shall be prepared to 
provide for the continuous, orderly 
extension of water services in a cost-
effective manner, to the satisfaction of the 
Municipality. 
 

design will be completed to the 
satisfaction of the County. 

4) An application for new development within 
any Urban Centre, Village or Hamlet shall be 
accompanied by a Stormwater Management 
Plan that: 

a) Evaluates stormwater management on a 
watershed based approach; 

b) Incorporates an integrated treatment 
approach to minimize stormwater 
management flows and reliance on end-of-
pipe controls through measures including 
source controls, lot-level controls, LID’s and 
conveyance techniques, such as grass swales, 
where appropriate; 

c) Identifies the specific location of permanent 
end of pipe facilities, the areas they will 
service, and considerations for their size, 
shape and design criteria 

4) A Preliminary Stormwater 
Management report was prepared 
in support of the County Road 28 
subdivision. 

a) It evaluates storm water 
management on a watershed 
based approach. 

b) It incorporates the standards and 
guidelines of the Ministries of the 
Environment, Conservation and 
Parks and Transportation, along 
with Low impact development 
techniques. 

c) The Sawguin Creek Marsh abuts 
the site and an outlet swale to the 
Marsh is proposed on this basis. 

d) A Neighbourhood Development 
Area Preliminary Stormwater Brief 
was also prepared in support of the 
County Road 28 subdivision, which 
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d) Evaluates, at appropriate geographic scales 
anticipated changes in the water balance 
between pre-development and post-
development conditions, and evaluates how 
such changes will be minimized; 

e) Evaluates, at appropriate geographic scales, 
anticipated changes in phosphorus loadings 
between pre-development and post-
development, and evaluates how this can be 
minimized; 

f) Offers specific direction on how end of pipe 
stormwater management works shall be 
designed, to satisfy, at a minimum, the 
enhanced protection level specified by the 
Municipality; and 

g) Identifies criteria and circumstances upon 
which interim stromwater facilities may be 
considered or precluded.  
 

evaluates off site run off on a larger 
scale in accordance with the 
Rossmore Secondary Plan. In both 
the preliminary and neighbourhood 
storm water reports water balance 
between pre-development and 
post-development conditions are 
evaluated, along with how such 
changes will be minimized. 

e) Phosphorus loading is evaluated in 
the Preliminary Geotechnical and 
Servicing Evaluation prepared in 
support of the proposed 
development, which is addressed 
through recommending tertiary 
sewage systems. 

f) Same as c). 
g) The County Road 28 subdivision is 

proposed as a single-phase project 
and interim storm water facilities 
are not appropriate or required. 
 

 
Table 9 demonstrates how the proposal conforms to the County of Prince Edward 
Official Plan land use policies. 
 
Table 9: County of Prince Edward Official Plan and Land Use Analysis 

COUNTY OF PRINCE EDWARD 
OFFICIAL PLAN POLICIES 

PLANNING ANALYSIS 

4.0 THE COUNTY LAND USE DESIGNATIONS 
4.1 SETTLEMENT AREAS 

4.1.2 Urban Centres Designation 
4.1.2.1 Policies 

The Picton, Wellington and Rossmore 
Secondary Plans 
1) The County has prepared detailed 

Secondary Plans for the designated Urban 
Centres of Picton, Wellington and 
Rossmore. These Secondary Plans provide 
for more detailed planning policy guidance 

1) The relevant Rossmore Urban 
Centre Secondary Plan planning 
policies has been analysed in detail 
in Tables 11 to 15 below.  

2) It is noted that Schedule ‘B’: Natural 
Features & Areas delineates a 
portion of the Rossmore Urban 
Centre as “Sawguin Natural Core 
Area”, including the subject 
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and are standalone documents, given force 
under the Planning Act. 

2) These Secondary Plans must be read in 
conjunction with this Plan, and all of the 
applicable policies of both this Plan and the 
applicable Secondary Plan shall apply. 

3) Where there is a conflict between a policy 
in this Plan and a policy in an applicable 
Secondary Plan, the policy of the Official 
Plan shall prevail, until such time as the 
Secondary Plan is brought into conformity 
with the Official Plan. 
 

property and greater 
Neighbourhood Development 
Area. 

3) Further to pre-consultation with 
County planning staff regarding the 
2021 Official Plan, which is now in 
force and effect, it is understood 
Natural Core Area polices will not 
be applied to development within 
urban centres despite the above-
noted mapping overlap. 

3.0 SHAPING THE COUNTY - GENERAL DEVELOPMENT POLICIES 
3.1 ENVIRONMENTAL PROTECTION AND ENHANCEMENT 

3.1.5 Unmapped Natural Heritage Feature Policies 
Watercourses and Shoreline Buffers 
1) Buffering of watercourses is important to 

ensure the protection of these natural 
functions. Coldwater systems require larger 
buffers than warm-water systems: 

b) The shorelines of Lake Ontario, the Bay of 
Quinte and all inland lakes shall be 
protected by riparian zone/natural buffer of 
at least 30 metres from the normal high-
water mark. With only minor exceptions, 
subject to the approval of the County, in 
consultation with Quinte Conservation 
and any agency having jurisdiction, 
grading will not be permitted within this 
riparian zone/natural buffer. 

2) For new lot creation, development, including 
the septic system tile bed, must be set back a 
minimum of 30 metres from the high-water 
mark of the lake with non-disturbance of the 
native soils and very limited removal of the 
shoreline vegetation. It is the understanding in 
consideration of a severance (consents) that the 
lot must be able to meet the setback with no 
subsequent variance. 

A 30-metre setback from the Bay of 
Quinte flood elevation is shown on the 
Draft Plan and adequate building 
envelopes can be provided outside of 
the required setback. Implementing the 
proposed prohibition of site alteration 
and enhancement of the 30-metre 
Sawguin Creek Marsh setback will 
protect the riparian zone/natural buffer. 
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4) Permitted development proposals must be 
supported with an Environmental Impact 
Study (EIS) in consultation with the 
MECP. This is to ensure water quality 
protection. The study will take into 
consideration the existing water quality of 
the water body, surface water run-off, 
impact and loadings of phosphorous from 
septic systems, type of soils, stormwater 
management and nature of vegetation. 
 

An Environmental Impact Study (EIS) 
by Cambium Inc. has been prepared in 
support of the County Road 28 
subdivision project in accordance with 
the MOECP’s Client’s Guide to 
Preliminary Screen for Species at Risk, 
amongst federal, provincial and other 
relevant resources and reference 
materials. This said, Cambium 
recommends their EIS be submitted to 
the MOECP for their review with 
respect to habitat protected under the 
Endangered Species Act, satisfying 
the Plan’s consultation requirement. A 
Preliminary Geotechnical and 
Servicing Evaluation and a Preliminary 
Stormwater Management Report by 
Greer Galloway Group Inc. addressing 
water quality, phosphorus loading, 
soils and storm water management 
have also been prepared in support of 
the proposed development. Through 
the above-noted studies, feasibility of 
ensuring the quality of said features 
has been confirmed. 
 

 
Table 10 demonstrates how the proposal conforms to the County of Prince Edward 
Official Plan administration policies. 
 
Table 10: County of Prince Edward Official Plan and Administration Analysis 

COUNTY OF PRINCE EDWARD 
OFFICIAL PLAN POLICIES 

PLANNING ANALYSIS 

5.0 The County Toolbox – Implementation Policies 
5.1 Plan Administration 

5.1.3 Land Division 
1) The municipality shall support proposals 

for land division that: 
a) Contribute positively to the Municipality’s 

unique rural character; 

1) 
a) The County Road 28 subdivision is 

an extension and minor rounding 
out of the existing development 
along County Road 28 and is 
consistent with the Rossmore 
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b) Create opportunities for local economic 
development; 

c) Support the fiscal well-being of the 
municipality; 

d) Do not fragment the Environmental 
Protection designation and natural 
heritage features and areas; and  

e) Where possible incorporate features that 
promote environmental sustainability and 
healthy living.  

residential density requirements 
and newer developments such as 
Bay Breeze and Watermark on the 
Bay. On this basis, and the intent to 
mimic the residential character of 
the above-noted developments, the 
proposal will reflect a positive 
image of the County. 

b) The proposed development is in 
close proximity and can support the 
businesses and services location in 
the Rossmore Village Core Area. 

c) The County Road 28 subdivision 
will contribute to the local tax base 
and support the fiscal well-being of 
the County on this basis. 

d) A block is proposed on the Draft 
Plan of Subdivision in order to 
adhere both to the Provincial Policy 
Statement and avoid fragmenting 
the Sawgiun Creek Marsh located 
on-site. It is intended to donate 
Block 15 to a non-profit land 
conservation organization. 

e) The Environmental Impact Study 
prepared in support of the 
proposed development 
recommends a 30-metre setback 
from the Sawguin Creek Marsh, 
along with enhancement of the 
outer 10 metres of the 30-metre 
setback with native tree and shrub 
plantings. In addition, a paved 
shoulder is proposed for Street ‘A’ 
to facilitate active transportation. 
 

3) The preferred form of lot creation for 
residential development will be by 
registered plan of subdivision or 
condominium, particularly where one or 
more of the following applies: 

A Plan of Subdivision is proposed, 
which is the preferred form of lot 
creation for residential development. 
The subject Official Plan Amendment, 
Subdivision and Rezoning application 
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a) The development requires the provision of 
new public roads or other municipal 
infrastructure (including parks and other 
hard services); 

b) It is necessary to ensure that the entire land 
holdings or area is developed in an orderly 
and efficient manner; 

c) Centralized services are required, as 
opposed to on-site services for individual 
lots; 

d) A number of studies and justification 
reports are required to determine the 
suitability of the development; or, 

e) Long term monitoring and 
implementation of conditions of 
development are required. 
 

submission has been prepared in 
accordance with policies 5.1.3.3). 

5) The County shall permit lot creation only 
if there is confirmation of sufficient reserve 
sewage system capacity and reserve water 
system capacity within municipal sewage 
services and municipal water services or 
private communal sewage services and 
private communal water services. The 
determination of sufficient reserve sewage 
system capacity shall include treatment 
capacity for hauled sewage from private 
communal sewage services and individual 
on-site sewage services.  

 

Based on the Preliminary Geotechnical 
and Servicing Evaluation prepared in 
support of the proposed development, 
it has been concluded there is ample 
capacity available for the County Road 
28 subdivision, along with the 
remainder of the Neighbourhood 
Development Area. 

7) Prior to approving a plan of subdivision or 
plan of condominium, the Municipality 
must be satisfied that the proposed 
development: 

a) Can demonstrate serviceability via 
municipal water and sanitary sewer, to the 
municipality’s satisfaction, or by 
communal or private well and waste water 

7) 
a) The site “is not considered to be 

geologically suitable for a 
communal septic system owing to 
the limited infiltration capacity 
available for a large subsurface 
disposal system (LSSDS) which, 
would negate any advantage that 
might otherwise be available in 
terms of development density and 
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disposal system where municipal services 
are not planned or existing; 

b) Can be supplied with other municipal 
services such as fire protection, road 
maintenance, waste disposal, and 
community facilities and services, without 
adversely affecting the municipality’s 
finances; 

c) Has been designed to integrate 
compatibility with the transportation 
system, adjacent existing and planned land 
uses, the Natural Heritage System, cultural 
heritage resources and hazardous lands in 
such a way that protects and enhances the 
municipality’s special quality of place; 

d) Provides a mix of housing types and tenures 
including affordable housing options, 
wherever feasible; 

e) Provides opportunities for healthy living, 
including but not limited to access to green 
space and active transportation facilities; 

f) Addresses issues of energy conservation and 
sustainability; and 

g) Meets the design policies of this Plan, any 
area-specific urban design guidelines, and 
the applicable development standards and 
regulations of the Municipality.  

 

would avoid the need to secure a 
municipal servicing responsibility 
agreement.” – Cooper, D., Mitz, C., 
Voldock, A. (July, 2020). 
Preliminary Geotechnical and 
Servicing Evaluation. The Greer 
Galloway Group Inc. As no 
municipal sanitary sewage is 
available or planned, partial 
servicing can be considered as the 
County Road 28 subdivision is 
within settlement areas and is 
considered minor rounding out of 
existing development. 

b) Based on the Preliminary 
Geotechnical and Servicing 
Evaluation prepared in support of 
the proposed development, it has 
been concluded there is ample 
capacity available for the County 
Road 28 subdivision, along with the 
remainder of the Neighbourhood 
Development Area. 

c) The proposed development has 
carefully considered and has been 
designed in accordance with the 
Rossmore Urban Centre 
Secondary Plan. Refer to Tables 
11 to 15 below for details. 

d) Only partial services exist in 
Rossmore with no plan for 
municipal sewage. This limits the 
housing types within Rossmore that 
are generally considered 
“affordable” such as apartments 
and townhouses, along with semi-
detached dwellings. With housing 
largely restricted to single-
detached dwellings in Rossmore, 
affordable housing options are 
therefore limited. It is understood 
that the 33-percent-of-all-new-
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housing-be-affordable target is split 
between all new development 
within Picton, Wellington and 
Rossmore and is not a 
requirement, nor may be feasible 
for each specific development 
proposal. 

e) Same as c). 
f) The County Road 28 subdivision is 

considered a form of intensification 
within a designated settlement area 
with municipal water service, is 
considered compact development, 
and is inherently sustainable on this 
basis. Energy conservation will be 
facilitated by the proximity of the 
site to the Rossmore Village Core, 
to assist in reducing vehicle trips, 
and through a shorter, more urban, 
hydro delivery distance than rural 
development. The new dwellings 
will be constructed in accordance 
with current Ontario Building Code 
standards, which will also facilitate 
energy conservation. 

g) See Urban Design Statement in 
Table 3 above for detail. 
 

8) Applicants of a proposed subdivision may 
be required to prepare studies in accordance 
with the requirements of this Plan to assess 
the impacts, financial or otherwise, of the 
proposal and identify mitigation strategies. 

 

See Section 6 of this report above for 
detail. 

5.1.4 Parkland Dedication 
6) Cash-in-lieu of parkland dedication may 

be required in the following circumstances:
a) The required dedication fails to provide an 

area of suitable size, location, and shape for 
parkland development to the satisfaction of 
the municipality; 

As no appropriate parkland dedication 
was identified through the pre-
consultation process, the developer 
and County staff deemed appropriate 
and agree to a cash-in-lieu payment. It 
is presumed the County will however 
require parkland located more centrally 
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b) The required dedication would render the 
remainder of the site unsuitable or 
impractical for development; 

c) The area within which the development is 
proposed is well served by existing park and 
open space areas and no further land is 
required; and 

d) The Municipality is pursuing other 
parkland initiatives for community or 
County facilities that would benefit from 
cash-in-lieu of parkland dedication. 

 

within the greater Neighbourhood 
Development Area. A possible location 
in illustrated on Figure 4 above. 

5.1.6 Pre-consultation 
1) To streamline the planning approval 

process and minimize costs and time delays 
for the applicant, the Municipality shall 
require applicants to consult with the 
municipality prior to applying for any 
development application. 

2) Pre-consultation will not take place until 
such time the applicant owns the property 
and has submitted a concept drawing with 
clear conceptual framework to County Staff 
for review. 

3) The pre-consultation meeting will be held 
with County staff and any other 
government agency or public authority that 
the Municipality determines appropriate. 
At the pre-consultation meeting: 

a) The list of required studies set out in this 
Plan may be scoped depending on the 
nature of the application. The 
Municipality, in consultation with 
applicable internal departments and 
external agencies having jurisdiction, may 
also be part of a pre-consultation and help 
prepare terms of reference for any of the 
required studies, which set out the required 
study information and analyses; 

1) County planning staff were 
consulted regarding the County 
Road 28 subdivision project and a 
record of pre-consultation, along 
with terms of reference for 
applicable studies were provided in 
November, 2019. 

2) A Concept Plan was presented 
during the aforementioned pre-
consultation for land of which was 
already owned by the applicant.  

3)  
a) The November, 2019 record of pre-

consultation consists of a list of 
required studies. Terms of 
reference for these studies was 
also provided by the County and 
subsequently further clarified with 
staff. 

b) It is understood that the County 
reserves the right to require 
additional studies, following 
deeming the applications complete. 

c) No timeline has been established 
for processing the subject 
applications. 

d) The Concept Plan was later 
adjusted based on a site-specific 
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b) Additional studies may be determined 
necessary for submission with the 
application based on the nature of the 
application; 

c) Expected timelines will also be established; 
and, 

d) Any concept plan may be adjusted as per the 
pre-consultation discussion. 

4) Consultation with Indigenous 
communities, specifically with 
neighbouring Mohawks of the Bay of 
Quinte (MBQ), will generally begin at the 
pre-consultation stage of the planning 
approval process. 
 

environmental survey of the 
Sawguin Creek Marsh. 

4) We have not yet pre-consulted with 
First Nations. It is understood that 
this will occur as part of the 
County’s normal circulation of 
planning applications soliciting 
technical review comments. 

5.1.7 Public Participation 
1) The Municipality shall encourage 

applicants to engage with adjacent property 
owners and interested stakeholders in 
preparing plans of subdivision, plans of 
condominium, zoning by-law 
amendments, or consents. As part of a 
complete application, proponents of 
significant development applications shall 
submit a public consultation strategy. 
Varying with scale of development, a public 
consultation program is encouraged to 
occur at each major stage of the approvals 
process, such as establishing the terms of 
reference and scope of studies, assessing 
options, and determining a preferred 
option. 

2) The Municipality may establish enhanced 
alternative procedures for giving public 
notice of applications. 

3) Complete applications may be circulated to 
advisory committees as deemed appropriate 
by the County. 
 

1) Please accept the following as the 
proposed public consultation 
strategy for the County Road 28 
subdivision project: 
 
Following the filing of the Official 
Plan Amendment, Plan of 
Subdivision and Rezoning 
applications with the County’s 
Department of Development 
Services, and prior to the statutory 
public meeting, the applicant will 
host a neighbourhood information 
session via Zoom. Invitations will 
be sent to landowners within 120 
metres of the subject property, or 
the circulation area the County 
would normally canvas for a 
statutory public meeting noting 
there has been some recent 
changes to County policy in this 
regard. A brief presentation will be 
conducted during the session and 
the attendees will have an 
opportunity to provide input and 
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feedback and ask questions to the 
consultant team. The session will 
be recorded and shared upon 
request. 

2) It is understood the County has a 
new sign fee and that an enhanced 
sign may be posted on the 
property. 

3) It is understood that advisory 
committees may be circulated on 
the subject applications and 
provide recommendations to staff. 

 
5.2.2 Amendments to this Plan 

2) It is a policy of this Plan that it will only be 
amended when the policies of this Plan 
have been found not to address issues or 
alternatively, issues have been raised with 
respect to site specific proposals that must be 
addressed. 

3) The Corporate Strategic Priorities of the 
County outlines criteria that shall be 
considered by the Municipality when 
evaluating any proposed Amendment to 
this Plan: 

a) The manner in which the proposed 
Amendment is consistent with the vision 
and principles of the Municipality as 
identified in this Plan; 

b) The manner in which the proposed 
Amendment is consistent with prevailing 
Provincial policy and regulations and the 
objectives and policies of this Plan; 

c) The potential impact of the proposed 
Amendment on the provision of, and 
demand for municipal services, 
infrastructure and facilities; 

d) The potential impact of the proposed 
Amendment on the cultural and natural 
heritage resources in proximity; 

2) The nature of the proposed 
amendment to the Official Plan – 
but more specifically Official Plan 
Amendment (OPA) No. 67 for the 
Rossmore Urban Centre 
Secondary Plan – is with respect to 
a site-specific proposal that must 
be addressed. The Secondary Plan 
was set up to require an OPA in 
order to develop within the 
Neighbourhood Development Area 
and designate the site to Village 
Residential Area on Schedule A: 
Secondary Plan Land Use Map. 
Since an OPA is required in any 
event, it is also proposed to update 
the delineation of the Sawguin 
Creek Marsh on Schedule ‘A’ 
based on site-specific 
environmental surveys. 

3)  
a) The County Road 28 subdivision 

project has been specifically 
designed to conform to the 
Official/Secondary Plan. 

b) The County Road 28 subdivision 
project has been specifically 
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e) The potential impact of the proposed 
Amendment on the financial sustainability 
of the Municipality; and 
 

designed to be consistent with the 
Provincial Policy Statement. 

c) Ample municipal water capacity 
has been confirmed and no 
upgrades are required to support 
the proposed development and 
there is no apparent impact on 
municipal services aside from 
creating efficiency with the system 
by adding users. 

d) Appropriate Official Plan 
designations and zoning will be put 
in place to protect the Sawguin 
Creek Marsh, along with measures 
recommended by the 
Environmental Impact Study 
prepared in support of the County 
Road 28 subdivision. 

e) The proposed development will 
contribute to the County’s tax base 
along with water useage fees, 
development/connection charges 
and building permit fees. Refer to 
Tables 5a, 5b and 5c above for 
detail. 
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9.  CONFORMITY TO ROSSMORE URBAN CENTRE 
SECONDARY PLAN 

 
The Rossmore Urban Centre Secondary Plan (Official Plan Amendment No. 67) 
was approved by the MMAH on April 28, 2016. The subject lands are designated 
“Neighbourhood Development Area” and “Environmental Protection Area” on 
Schedule A: Secondary Plan Land Use Map of the Rossmore Secondary Plan. 
Figures 6 and 7 identify the lands on the Land Use and Transportation Plans, 
respectively. An amendment to Schedule A: Secondary Plan Land Use Map is 
required to designate the property from Neighbourhood Development Area to 
Village Residential Area and implement the site-specific delineation of the Sawguin 
Creek Marsh provincially significant wetland. No amendment to Schedule B: 
Secondary Plan Transportation Map is required. See Figure 8 below illustrating 
the proposed amendments to Schedule A of the Rossmore Secondary Plan. 
 

 
Figure 6: Schedule A: Secondary Plan Land Use Map 

of the Rossmore Urban Centre Secondary Plan Extract 
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Table 11 below, demonstrates how the proposal conforms to the Rossmore Urban 
Centre Secondary Plan land use and housing policies. 
 
Table 11: Rossmore Urban Centre Secondary Plan and Land Use/Housing 
Analysis 

ROSSMORE URBAN CENTRE 
SECONDARY PLAN POLICIES 

PLANNING ANALYSIS 

PART TWO: LAND USE 
2.4 RESIDENTIAL AREAS 

2.4.1 Village Residential Area 
Guiding Principles 

1. Support a diverse range of housing types at a 
range of residential densities supported by the 
servicing infrastructure that meets the existing 
and future needs of the community. 

Single-detached dwellings are 
proposed. Due to the location of the 
property away from a major 
intersection and lack of municipal 
sewage services in the Village of 
Rossmore, higher densities or housing 
types are not appropriate. 
 

2. Encourage the creation of a complete 
community that meets the everyday needs of 
residents and makes the most of existing 
municipal infrastructure. 

The existing residential area is mainly 
low-density housing with single-
detached units. Due to the scale of the 
proposed development and proximity 
to the Prince Edward Square plaza, 
additional land uses do not appear 
feasible or appropriate, but that the 
County Road 28 subdivision can 
support the Rossmore Village Core 
Area. 
 

Implementing Policies 
2.4.1.2 Extension of Existing Neighbourhoods 

1. Ensure that new neighbourhood 
development on greenfield lands occurs as an 
extension of the surrounding existing village 
fabric and blends the built form and character 
of existing neighbourhoods in Rossmore. 
 
 

It is proposed to extend development 
in-depth to create hamlet residential 
lots for single-detached dwellings. On 
this basis, the subdivision will be an 
extension of the surrounding existing 
village fabric and enhance the single-
detached built form. New housing will 
enhance the character of County Road 
28 area. 
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2. Permit a mix of residential unit types in new 
neighbourhood development, including single 
detached, semi-detached, duplex, triplex, 
townhouse, and apartment. Secondary and 
accessory units, provided no more than two 
units exist on one lot, shall also be permitted. 
 

Single-detached dwellings are 
intended to be constructed on the 
proposed lots. 

3. Require a minimum residential density of 2 
units per hectare in new neighbourhood 
development. 

The net residential density is 3 units 
per net hectare. Residential density is 
calculated by rounding to the next full 
dwelling unit. 
 

6. Ensure that new neighbourhood 
development connects with existing 
neighbourhoods by means of streets, sidewalks, 
walkways or bicycle paths, and open spaces. 
Such connections will provide access to schools, 
parks, shopping, and work places and integrate 
new development in the existing village fabric. 
Connections shall encourage modes of active 
transportation and facilitate the safe separation 
of pedestrian and vehicular traffic (refer to 
Section 3.1.4).  
 

Access to the proposed lots will be 
from County Road 28 via Street ‘A’. 
The result is that the subdivision will 
integrate into the existing village fabric. 
An on-street Activity Route is proposed 
and is considered to be sufficient to 
facilitate both pedestrian and vehicular 
traffic and encourage active 
transportation for a local, low-volume 
roadway in Rossmore. 
 

7. Ensure that new neighbourhood 
development is consistent with the village 
design, green infrastructure, and 
environmental management policies of Sections 
4.1, 4.6 and 4.7 of this Plan. 
 

The policies of Sections 4.1, 4.6 and 
4.7 are analyzed above and below. 

PART FOUR: QUALITY OF PLACE 
4.3 HOUSING 

Implementing Policies 
5. Work toward achieving a target of 33 
percent of new housing to be developed is 
affordable to households within the lowest 60 
percent of local income distribution, as 
determined by the Province from time to time. 

Only partial services exist in Rossmore 
with no plan for municipal sewage. 
This limits the housing types within 
Rossmore that are generally 
considered “affordable” such as 
apartments and townhouses, along 
with semi-detached dwellings. With 
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housing largely restricted to single-
detached dwellings in Rossmore, 
affordable housing options are limited. 
It is understood that the 33-percent-of-
all-new-housing-be-affordable target is 
split between all new development 
within Rossmore and is not a 
requirement, nor may be feasible for 
each specific development proposal. 
 

 
Table 12 below, demonstrates how the proposal is consistent with the Rossmore 
Urban Centre Secondary Plan Neighbourhood Development Area (NDA) policies. 
 
Table 12: Rossmore Urban Centre Secondary Plan and NDA Analysis 

ROSSMORE URBAN CENTRE 
SECONDARY PLAN POLICIES 

PLANNING ANALYSIS 

PART TWO: LAND USE 
2.4 RESIDENTIAL AREAS 

2.4.2 Neighbourhood Development Area 
Guiding Policies 

1. Support the development of residential 
areas south of Highway 62 that represent 
logical extensions of existing development, 
maintain and enhance the built form and 
character of Rossmore, and support the 
continued viability of the Village Core. 

The proposed subdivision project 
represents a logical extension of 
existing development along County 
Road 28. Due to the apparent age of 
the existing dwellings along County 
Road 28, the proposed development is 
anticipated to enhance the built form 
and character of the area through 
current housing design trends. The 
project will also support the Village 
Core as it is the closest local centre 
servicing the subject property with 
various neighbourhood commercial 
uses. 
 

3. Encourage the creation of well-supported 
neighbourhoods that meet the everyday 
needs of residents and make the most of 
existing municipal infrastructure. 

Figure 4 – Neighbourhood Concept 
Plan demonstrates that the County 
Road 28 subdivision can form part of a 
well-supported neighbourhood and 
optimize use of existing municipal 
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infrastructure, which is currently 
available from County Road 28. 
 

Implementing Policies 
1. Recognize that the focus for residential 

intensification in Rossmore will be in the 
Village Residential Area first and the 
Neighbourhood Development Area second. 

It is understood that there is one 
remaining large development parcel 
within the Rossmore Village 
Residential Area that is neither not 
already under construction nor draft 
approved. The developer was only 
able to acquire the subject property 
within the Neighbourhood 
Development Area. Given municipal 
water is already available along 
County Road 28 there is no apparent 
conflict with the proposed development 
proceeding at this time. 
 

2. Require the completion of a 
Neighbourhood Concept Plan (NCP) prior 
to the development of lands within the 
Neighbourhood Development Area. The 
NCP will provide direction on the 
development of the area in terms of land 
use, design, servicing, storm water 
management, and the configuration of the 
road and active transportation networks. 
 

See Figure 4 – Neighbourhood 
Concept Plan above for detail 
regarding potential land use, design, 
storm water management and 
configuration of the road and active 
transportation networks. 

3. Require that the completion of a 
Neighbourhood Concept Plan (NCP) be 
the responsibility of the development 
proponent and that it incorporate all lands 
upon which development is proposed. 
Development proponents may choose to 
work together with abutting landowners to 
prepare a NCP for the combined land area.

The developer has prepared a NCP in 
support of the subject Official Plan 
Amendment to convert the 
Neighbourhood Development Area 
designation on the subject property to 
Village Residential Area. The NCP 
prepared by the developer 
encompasses the entire 
Neighbourhood Development Area. 
This was deemed appropriate during 
pre-consultation with County planning 
staff due to the limited nature of the 
proposed development. The planned 
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neighbourhood information session will 
provide abutting landowners an 
opportunity to provide input on the 
NCP. 
 

4. Permit a mix of residential unit types in 
new neighbourhood development, 
including single-detached, semi-detached, 
duplex, triplex, townhouse, and apartment. 
Secondary and accessory units, provided no 
more than two units exist on one lot, are 
also permitted. 

Only municipal water is available in 
Rossmore and medium and high 
density housing types are generally not 
appropriate or feasible on this basis. 
This, combined with the site not being 
at a major intersection, in accordance 
with the Plan, only low-density single-
detached dwellings are proposed by 
the County Road 28 subdivision. 
 

5. Require a minimum residential density of 
2 units per hectare in new neighbourhood 
development. 

A density of 3 units per net hectare has 
been achieved by the County Road 28 
subdivision, exceeding the minimum 
residential density requirement. 
 

9. Ensure that new neighbourhood 
development connects with existing 
neighbourhoods by means of streets, 
sidewalks, walkways or bicycle paths and 
open space. Such connections will provide 
access to schools, parks, shopping, and work 
places and integrate new development in 
the existing village fabric. Connections 
shall encourage modes of active 
transportation and facilitate the safe 
separation of pedestrian and vehicular 
traffic (refer to Section 3.1.4). The removal 
of any existing connection with 
surrounding neighbourhoods is strongly 
discouraged. 

The County Road 28 subdivision will 
provide a connection to the balance of 
the Neighbourhood Development Area 
through to County Road 28 in 
accordance with Schedule B of the 
Rossmore Secondary Plan. 
Alternatively, that the County Road 28 
subdivision can access a potential 
future parkland and other activity 
routes once constructed. The 
proposed paved shoulder will provide 
safe separation of pedestrians and 
vehicular traffic for Street ‘A’. This is 
deemed appropriate as there is no 
sidewalk network in Rossmore within a 
reasonable distance to the site. 
 

8. Ensure that new neighbourhood 
development is consistent with the village 
design, green infrastructure, and 
environmental management policies of 
Sections 4.1, 4.6 and 4.7 of this Plan. 

The policies of Sections 4.1, 4.6 and 
4.7 are analyzed above and below. 
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9. Require that a completed Neighbourhood 
Concept Plan (NCP) is consistent with and 
reflects the following development 
principles. These development principles 
are intended to ensure that proposed 
development in the Neighbourhood 
Development Area: 
a) Is serviced by municipal water and 

private waste disposal (refer to Section 
3.l2 of this Plan); 

b) Develops, at least in part, in a manner 
that is contiguous with and represents 
a logical extension of the surrounding 
existing village fabric; 

c) Encourages a compact form and the 
efficient expansion of municipal 
services; 

d) Provides a high degree of road and 
active transportation connectivity, 
preferably  in a grid-like pattern of 
streets that allows for contiguity and 
connectivity; 

e) Incorporates a diversity of residential 
unit types and levels of affordability; 

f) Achieves the residential density 
requirements of this Plan; 

g) Incorporates neighbourhood-scale non-
residential uses, as appropriate, as a 
means of creating a well-supported 
neighbourhood;  

h) Blends the built form and character of 
existing neighbourhoods in Rossmore 
and is consistent with the village design 
polices of Section 4.1 of this Plan; and 

i) Incorporate the design requirements of 
Section 2.4.1.4 of this Plan. 

a) Municipal water and private waste 
disposal is proposed. 

b) It is understood that the proposed 
development is a contiguous and 
logical extension of the surrounding 
existing village fabric. 

c) A residential density of 3 units per 
net hectare has been achieved, 
exceeding minimum residential 
density requirements. On this 
basis, the County Road 28 
subdivision is considered a 
compact form and will optimize the 
expansion of the available 
municipal service.  

d) Figure 4 demonstrates that the 
proposed development will 
facilitate a grid-like pattern of 
streets and contiguous activity 
route/active transportation network. 

e) Diverse housing types are limited in 
Rossmore as municipal sanitary 
service is not available. On this 
basis, the settlement pattern in 
Rossmore is predominantly single-
detached dwellings, which is 
expected to continue in Rossmore 
until full municipal services are 
available. The proposed 
development and NCP reflect this 
understanding. 

f) A residential density of 3 units per 
net hectare has been achieved, 
exceeding minimum residential 
density requirements. 

g) Non-residential uses in Rossmore 
are focused to the Village Core 
Area. Due to a general residential 
density of 2 units per hectare in 
Rossmore, non-residential uses 
continue to be expected / 
appropriate largely in the Village 
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Core Area. The proposed 
development and NCP reflect this 
understanding. 

h) The County Road 28 subdivision 
blends with newer development in 
Rossmore, such as Bay Breeze 
and Watermark on the Bay, which 
adhere to current lot frontage and 
area standards. 

i) In theory, the concept of “lot 
splitting” has merit when 
considering potential future 
servicing of Rossmore with 
municipal sanitary and approval of 
development applications. This 
said, due to the larger, “executive” 
type housing in newer 
developments such as Bay Breeze 
and Watermark on the Bay, it is 
anticipated that lot splitting would 
not be possible as larger dwellings 
are generally built in the centre of 
the lot, negating intensification 
opportunities. 
 

10. Require appropriate studies, information, 
and materials to be prepared in support of 
a Neighbourhood Concept Plan (NCP) in 
accordance with Section 5.1.8 of this Plan.
 

A Preliminary Geotechnical and 
Servicing Evaluation, Preliminary 
Stormwater Management Report, NDA 
Preliminary Stormwater Brief, Traffic 
Impact Study and Environmental 
Impact Study have been prepared in 
support of the NCP in accordance with 
the terms of reference provided by 
County planning staff and are enclosed 
under separate cover. 
 

11. Encourage the preparation of a 
Neighbourhood Concept Plan (NCP) in 
consultation with the community. The 
Neighbourhood Concept Plan (NCP) is to 
be adopted as an amendment to the 
Secondary Plan. Each NCP will be 

Following the submission of the 
subject applications, the developer will 
conduct a neighbourhood information 
meeting to gather additional public 
input outside of the statutory 
requirements and in accordance with 
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identified as a Policy Area on Schedule C; 
Secondary Plan Policy Areas Map, and 
implementing policies will be included in 
Section 2.10 of this Plan. 

this policy. An Application to Amend 
the Official Plan has been filed for the 
conversion of the Neighbourhood 
Development Area designation on the 
subject property to Village Residential 
Area. RFA can assist staff as needed 
with the preparation of implementing 
policies to be included in Section 2.10. 
 

 
Table 13 below, demonstrates how the proposal conforms with the Rossmore 
Urban Centre Secondary Plan environmental policies. 
 
Table 13: Rossmore Urban Centre Secondary Plan and Environmental 
Analysis 

ROSSMORE URBAN CENTRE 
SECONDARY PLAN POLICIES 

PLANNING ANALYSIS 

PART TWO: LAND USE 
2.8 ENVIRONMENTAL PROTECTION AREA 

Implementing Policies 
2. Recognize that the boundaries of the 
Environmental Protection Area may change as 
a result of more detailed analysis completed by 
public agencies such as Quinte Conservation 
and the Ministry of Natural Resources, or as a 
result of project-specific Environmental Impact 
Studies (EIS) completed by the applicant. 
 
 

The subdivision lands are required to 
be designated from Neighbourhood 
Development Area to Village 
Residential Area. As an amendment to 
the Secondary Plan mapping is 
required, an adjustment to the 
Environmental Protection Area located 
on the subject property is also 
proposed. The boundary of the 
Environmental Protection Area is 
proposed to increase slightly as a 
result of a project-specific 
Environmental Impact Study and 
survey completed by the applicant.  
 

4. Limit uses within the Environmental 
Protection Area to those related to open space, 
conservation, or flood protection, including: 
educational and interpretative activities; 
passive recreational activities; or flood control 
structures or works; erosion control structures or 

The Environmental Protection Area 
(EPA) on-site is contained south of 
Lots 5 to 11, within a narrow strip 
(Block 15) abutting the balance of the 
Sawguin Creek Marsh. Protection of 
this area will be implemented through 
an Environmental Protection – 
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works; and existing agricultural activities. Such 
development must be approved in consultation 
with Quinte Conservation, as appropriate. 
 

Provincially Significant Wetland (EP-
W) Zone and an enhanced 30-metre 
development setback. 

6. Require preparation of an environmental 
impact study (EIS) in support of any 
development or site alteration proposed on 
lands within or adjacent to an Environmental 
Protection Area. The EIS shall address the 
requirements outlined in Policy 4.7.3.2 of this 
Plan and demonstrate that there will be no 
negative impacts on the natural heritage feature 
or their ecological functions. The applicant 
shall pre-consult with the County pursuant to 
Policy 5.1.8.1 of this Plan prior to commencing 
the EIS. 

An Environmental Impact Study (EIS) 
has been prepared in support of the 
proposed development, which 
recommends mitigation measures to 
reduce the impact on the Sawguin 
Creek Marsh. A pre-consultation 
meeting was held with County planning 
staff and on-going consultation has 
occurred prior to filing the subject 
applications. The environmental 
consultant, Cambium Inc. has also 
consulted with Quinte Conservation 
through preparation of the EIS. 
 

8. Establish appropriate setbacks from lands 
designated Environmental Protection Area. 
The setback shall be determined by an 
environmental impact study (EIS) as outlined 
in the policy above, but in no case shall the 
setback be less than 30 metres unless supported 
by the EIS. 
 

The EIS recommends all activity be 
prohibited with 30 metres of the 
Sawguin Creek Marsh. Sufficient area 
exists outside of the provided 30-metre 
setback, see Figure 3, above. 

9. Recognize that lands within the 
Environmental Protection Area will not be 
considered in fulfillment of the parkland 
dedication requirements of the Official Plan, 
except in cases where the land to be  dedicated 
contributes to the goals and objectives of active 
transportation in Rossmore, Refer to Section 
3.1.4 of this Plan. 
 

No parkland is proposed and both staff 
and the developer have agreed to a 
cash-in-lieu payment.  

10. Recognize that privately-owned lands 
within the Environmental Protection Area may 
not be open to public access and use and that 
there is no obligation for the County or any 
other public agency to purchase such lands. 

The Environmental Protection Area will 
be contained entirely to Block 15, 
which is to be deeded to a non-profit 
environmental conservation 
organization for such purposes.  
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4.6.2 Natural Heritage System 
Implementing Policies 

7. Encourage the integration of the natural 
heritage system and open space system with the 
active transportation network. Refer to Section 
3.1.4 of this Plan. 

The Neighbourhood Concept Plan 
demonstrates the potential integration 
of the natural heritage and open space 
systems and active transportation 
network. This integration would be in 
the form of a connection of the on-
street Activity Route with the potential 
parkland and storm pond. The 
potential storm pond abuts the 
Sawguin Creek Marsh and there may 
be an opportunity to incorporate a 
marsh-view lookout point. 
 

PART FOUR: QUALITY OF PLACE 
4.7 ENVIRONMENTAL MANAGEMENT 

4.7.1 Water Resources 
Implementing Policies 

6. Ensure that future development located 
within identified Intake Protection Zones, as 
shown on Schedule D, Secondary Plan 
Constraint Map, is a permitted use and 
conforms to the requirements of the Quine 
Region Source Water Protection Plan. 
 

The proposed subdivision is not within 
Intake Protection Area Zone 1, as 
shown on Schedule D, Secondary Plan 
Constraint Map. 
 
 
 

7. Consider the potential impact of new 
development on groundwater quality and 
quantity and ensure that the resource and its 
ecological function will not be negatively 
impacted. 

A Preliminary Geotechnical and 
Servicing Evaluation has been 
prepared in support of the proposed 
subdivision. It concludes that minimal 
impacts are expected to groundwater 
and surface water quality as a result of 
the proposed septic systems. Based 
upon the nitrate concentrations along 
with phosphorus loading, impacts from 
septic effluent will not negatively 
impact the ecological or 
hydrogeological function of the 
Sawguin Creek Marsh or Bay of Quinte 
beyond. The subdivision is to be 
serviced by municipal water and there 
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is no apparent concern regarding 
groundwater quantity. 
 

10. For new lot creation, all development 
including the septic system tile bed must be set 
back a minimum of 30 metres from the high 
water mark of the lake with non-disturbance of 
the native soils and very limited removal of 
shoreline vegetation. It should be noted that the 
Ministry of Environment and Climate Change 
will not support severances where a 30 metre 
setback cannot be accommodated. 
 

Figure 3 – Draft Plan of Subdivision 
illustrates sufficient area can be 
provided outside of the 30-metre Bay 
of Quinte flood elevation setback. Lots 
5 through 11 have been oversized to 
accommodate the 30-metre Bay of 
Quinte flood elevation setback and will 
provide similar building envelopes as 
Lots 1 through 4. 
 
 

4.7.2 Village Forest 
Implementing Policies 

4. Focus street tree planting and landscaping on 
designated activity routes comprising the active 
transportation system to encourage walking and 
enhance pedestrian comfort. Refer to Sections 
3.1.2 and 3.1.4 of this Plan. 
5. Require that a street tree be planted for each 
residential lot in a new subdivision 
development. Each tree planted shall be of a 
minimum size and native species determined by 
the County. 
 

It is understood that a Landscape Plan 
will be required as a condition of Draft 
Approval, which is to provide one 
street tree on each lot along Street ‘A’, 
a designated Activity Route. 

4.7.3 Environmental Impacts and Analysis 
Guiding Policy 

1. Protect environmental resources and their 
ecological functions by identifying the potential 
impacts of new development, encouraging the 
avoidance of impacts to resources, identifying 
and evaluating the measures necessary to 
minimize and mitigate impacts, and 
identifying future monitoring and evaluation 
which may be necessary to ensure no negative 
impacts. 
 
 

The Environmental Impact Study (EIS) 
does not recommend future monitoring 
or evaluation beyond mitigation during 
the initial construction of the 
development. The proposed storm 
water management plan provides the 
highest level of treatment identified by 
the MOECP. 
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Implementing Policies 
1. Ensure that potential environmental 
impacts resulting from proposed development 
are considered during the application process. 
Development proposals will not be approved 
unless the requirements of Sections 2.8, 4.62, 
and 4.8 are met. 

An EIS was prepared in support of the 
proposed development by Cambium 
Inc., a qualified professional. Pre-
consultation with the County and 
Quinte Conservation has occurred to 
ensure the EIS was appropriately 
prepared. 
 

4.8 NATURAL AND HUMAN-MADE HAZARDS 
Implementing Policies 

1. Recognize that natural and human-made 
hazards may include the following features: 
a) Areas within or adjacent to the regulatory 
floodplain 

The extent of the Sawguin Creek 
Marsh/Bay of Quinte regulatory 
floodplain area on the subject property 
follows the shoreline for the most part. 
Only Lot 9 is affected by the regulatory 
floodplain. This said, the 30-metre 
wetland setback supersedes 
regulatory floodplain setbacks for all 
affected lots (5 to 11). Sufficient 
building envelopes on Lots 5 to 11 are 
provided outside the required 
environmental setbacks. 
 

5. Require preparation of detailed study and/or 
mapping in support of any development or site 
alteration proposed on lands within 30 metres, 
or other specified distance in accordance to 
applicable legislation, or a natural hazard to 
determine an appropriate setback. Detailed 
study may include an Environmental Impact 
Study (EIS), geotechnical study, or floodplain 
mapping depending upon the hazard involved 
and the type of development proposed. The 
applicant shall pre-consult with the County 
pursuant to Policy 5.1.8.1 of this Plan prior to 
commencing detailed study and/or mapping 
related to a hazard area. 
 
 

The 75.8m regulatory flood elevation 
has been surveyed (i.e., detailed 
mapping) on the subdivision lands. 
Figure 3 – Draft Plan of Subdivision 
illustrates sufficient area can be 
provided outside of both the 30-metre 
Bay of Quinte flood elevation and 
Sawguin Creek Marsh setbacks. 



PLANNING JUSTIFICATION REPORT                      64 
COUNTY ROAD 28 SUBDIVISION  

 
 

 
SEPTEMBER, 2021 
 

ROSSMORE URBAN CENTRE 
SECONDARY PLAN POLICIES 

PLANNING ANALYSIS 

8. Recognize that development or site alteration 
within 30 metres of a water body is regulated 
and approval by Quinte Conservation. 

It is understood that the proposed 
subdivision will require permit approval 
by Quinte Conservation for the 
Sawguin Creek Marsh. 
 

10. Recognize that privately-owned lands 
identified as natural hazard areas may not be 
open to the public access and use and that there 
is no obligation for the County or any other 
public agency to purchase such lands. 

Block 15 consists entirely of the 
Sawguin Creek Marsh, and the 
majority of the regulatory flood 
elevation, and is intended to be 
conveyed to a non-profit conservation 
organization for such purposes where 
there will be no public access. 
 

 
Table 14 below, demonstrates how the proposal is consistent with the Rossmore 
Urban Centre Secondary Plan community facilities and services policies. 
 
Table 14: Rossmore Urban Centre Secondary Plan and Community Facilities 
and Services Analysis 

ROSSMORE URBAN CENTRE 
SECONDARY PLAN POLICIES 

PLANNING ANALYSIS 

PART THREE: COMMUNITY FACILITIES AND SERVICES 
3.1 TRANSPORTATION AND CIRCULATION 

3.1.2 Road Network Hierarchy 
Implementing Policies 

1.c) Local Roads are designed to provide access 
to abutting properties at low operating speeds. 
Local Roads have a design right-of-way width 
of 20 metres, unless otherwise approved by the 
County, include two lanes, and accommodate 
normal traffic speeds of 50 km/h or less. 
 

The proposed 20-metre road 
allowance is classified as a Local 
Road. 

1.d) Activities Routes are designed to 
accommodate non-vehicular modes of 
transportation (walking, cycling, wheelchair, 
etc.) on facilities that include sidewalks, paths, 
and trails. Activity Routes may use a road right-
of-way or a dedicated right-of-way. 
 

The proposed on-street Activity Route 
on Street ‘A’ will directly connect with 
the County Road 28 on-street Activity 
Route, both of which are within the 
right-of-way. Street ‘A’ will include a 
paved shoulder to accommodate non-
vehicular modes of transportation. 
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3.1.4 Active Transportation System 
Promoting active transportation in Rossmore is 
important to the health and well-being of 
residents and visitors alike. Active 
transportation includes any mode that is non-
motorized, including walking, cycling, 
skateboarding, rollerblading, wheelchair, and 
paddling/rowing. Not only is active 
transportation important for human health, 
but also it contributes to Transportation 
Demand Management (TDM) by providing 
safe, efficient, and sustainable means of 
travelling without the need to drive. Active 
transportation must be safe, accessible, and an 
integrated part of community development. 
 

The proposed Activity Route will 
integrate with the network identified on 
Schedule B of the Secondary Plan and 
is intended to provide for a safe-
efficient and sustainable means of 
travelling without the need to drive to 
the potential parkland identified on the 
Neighbourhood Concept Plan and 
other Activity Routes beyond. 

 
Table 15 below, demonstrates how the proposal is consistent with the Rossmore 
Urban Centre Secondary Plan implementation policies. 
 
Table 15: Rossmore Urban Centre Secondary Plan and Implementation 
Analysis 

ROSSMORE URBAN CENTRE 
SECONDARY PLAN POLICIES 

PLANNING ANALYSIS 

PART FIVE: IMPLEMENTING PLAN ROSSMORE 
5.1 PLAN ADMINISTRATION 

5.1.3 Land Division 
5.1.3.1 Draft Plan Approval (Subdivision/Condominium) 

1. Consider plans of subdivision as the primary 
means of land division in Rossmore for the 
purposes of creating three or more lots. 

A plan of subdivision is proposed for 
the creation of eleven (11) lots and the 
creation of a public road (with 
municipal water service). 
 

2. Ensure that no land in Rossmore is 
subdivided unless the County is satisfied that: 
a) The lots created are of an appropriate size, 
are not landlocked, and have adequate road 
frontage; 

Figure 3 demonstrates that the 
proposed lots are of an appropriate 
size for the prospective single-
detached dwellings, septic beds and 
private amenity yard areas. The 
Hamlet Residential Zone 30-metre 
minimum lot frontage and minimum 
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0.3-hectare lot area has been 
provided. 
 

2.b) All lots have access to a public road 
maintained on a year-round basis, although it 
is recognized that development within a plan of 
condominium may occur on private roads 
owned and maintained by a condominium 
corporation. All roads shall be constructed to 
County standard; 
 

Street ‘A’ will be created and 
constructed through the Plan of 
Subdivision process to the satisfaction 
of the County and will be conveyed to 
the municipality and maintained on a 
year-round basis as a public road. 

2.c) Environmental resource features and 
functions are protected and preserved consistent 
with the Green Infrastructure and 
Environmental Management policies of this 
Plan (refer to Sections 4.6 and 4.7 of this 
Plan); 
 

A general 30-metre setback from the 
Sawguin Creek Marsh is provided and 
is combined with Enhanced (Level 1) 
treatment to ensure the functions of the 
wetland are protected and preserved. 
 

2.d) The plan of subdivision or condominium 
is appropriately phased and will result in 
orderly development; 

The timeframe to the complete build-
out of the proposed development is not 
known at this time as the lots will be 
offered individually for sale. All works 
relating to fulfilling the Draft Plan 
conditions and subdivision agreement 
– i.e., road construction, water 
servicing, drainage, etc. – will be 
completed by the developer as a single 
phase. 
 

2.e) Parkland dedication is provided pursuant 
to the requirements of this Plan. Land to be 
dedicated for parkland shall be in a form and 
location acceptable to the County; 
 

Further to consultation with County 
planning staff, the developer is in 
agreeance to provide a cash-in-lieu 
parkland payment. 
 

2.f) Other relevant agencies having 
responsibility in the review of the application 
have been consulted and the input received has 
been incorporated, as appropriate; 

Consultation has occurred with Quinte 
Conservation due to the nature of the 
Sawguin Creek Marsh and need to 
update the mapping based on site-
specific data. 
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2.g) A subdivision or condominium agreement 
between the County and the developer is 
executed. 
 

This will be implemented as a condition 
of Draft Approval. 

3. Consider implementing a lapsing approval 
condition for plans of subdivision and 
condominium under which the approval will 
lapse at the expiration of a specified period of 
time being not less than three years. 
 

The County’s lapsing approval policy is 
three years.  

5.2 PLAN MONITORING AND REVIEW 
5.2.2 Amendments to the Plan 

3. Consider the following criteria when 
evaluating any proposed amendment to this 
Plan: 
a) The manner in which the proposed 
amendment is consistent with the Community 
Vision for Rossmore; 

The proposed subdivision will facilitate 
the overall walkability of the 
Neighbourhood Development Area, 
will protect the wetland and natural 
resources and is intended to have a 
park-like setting. The County Road 28 
subdivision is considered a minor 
rounding-out of the existing 
neighbourhood and there are no 
apparent safety concerns with the 
creation of Street ‘A’. On this basis, the 
proposed amendment is consistent 
with the Community Vision for 
Rossmore. 
 

3.b) The manner in which the proposed 
amendment is consistent with the prevailing 
Provincial policy and regulations and the 
policies of this plan; 

The proposed subdivision will facilitate 
the rounding-out of existing 
development within a settlement area, 
which shall be the focus of growth. The 
proposed amendment to the Plan is a 
mapping change only based on site-
specific survey data and to convert the 
subject property from Neighbourhood 
Development Area to Village 
Residential Area. The Neighbourhood 
Development Area and Village 
Residential Area policies of the Plan 
that establish criteria to be considered 
when creating new subdivisions have 
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guided the design process for the 
project. The proposed development 
will occur outside of the Sawguin 
Creek Marsh and the regulatory 
floodplain. The Sawguin Creek Marsh 
will be protected from the proposed 
development. On this basis, the 
amendment is consistent with the 
prevailing Provincial policy and 
regulations, and the policies of this 
Plan. 
 

3.c) The potential impact of the proposed 
amendment on the provision of and demand for 
municipal services, infrastructure, and 
facilities; 

Sufficient municipal water capacity and 
pressure are available to service the 
proposed development, which will 
assist with more efficient use of 
municipal services, infrastructure and 
facilities. 
 

3.d) The potential impact of the proposed 
amendment on the cultural and natural 
heritage resources of the community; 

Due to the presence of the Sawguin 
Creek Marsh and distance to the open 
water of the Bay of Quinte, an 
archaeological assessment was not 
identified during pre-consultation as a 
requirement for a complete application. 
The Sawguin Creek Marsh will 
generally be protected by a 30-metre 
setback and Environmetnal Protection 
– Provincially Significant Wetland (EP-
W) Zone. On this basis, the proposed 
amendment will have low to no impact 
on the natural resources of the 
community, respectively. 
 

3.e) The potential impact of the proposed 
amendment on the financial sustainability of 
the County; and 

All costs related to the proposed 
development are the responsibility of 
the developer. Once built, the County 
Road 28 subdivision will otherwise 
contribute to the tax base of the 
County. On this basis, the proposed 
amendment will have a positive impact 
on the financial sustainability of the 
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County. Financial sustainability/impact 
is reviewed further in Tables 5a 
through 5c. 
 

3.f) Any other criteria determined to be 
relevant and applicable by the County in 
consultation with the appropriate agencies and 
Aboriginal communities. 

During pre-consultation, County 
planning staff provided a terms of 
reference relating to the required 
studies to support the Official Plan 
Amendment to convert the 
Neighbourhood Development Area to 
Village Residential Area. The terms of 
reference assisted the development 
team in preparing the technical 
studies. 
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10. PLANNING ACT, RSO 1990, SECTION 51 (24) 
ANALYSIS 
 
The Planning Act establishes criteria in Section 51 (24) that the approval authority 
must have regard for when approving a draft plan of subdivision.  Regard must be 
given, among other matters, to the health, safety, convenience, accessibility for 
persons with disabilities and welfare of the present and future inhabitants, and to 
the following: 
 
Table 16 demonstrates how the proposal addresses Section 51(24) of the 
Planning Act. 
 
Table 16: Planning Act and Analysis  

SECTION 51(24) PLANNING ANALYSIS 
a) The effect of the proposed subdivision on 
matters of provincial interest, as referred to in 
Section 2 of the Act; 

The Application for Approval of a Plan 
of Subdivision is consistent with the 
2020 PPS and will address the 
applicable Provincial interests set out in 
Section 2 (a-q) of the Planning Act.  
 

b) Whether the proposed subdivision is 
premature or in the public interest; 

The proposed development represents 
the logical and compatible expansion 
and the minor rounding out of an 
existing built-up area. Land is 
developed to the north, east and south 
of the site. Municipal water is available 
without the need for unjustified or 
uneconomical expansion. 
 

c) Whether the plan conforms to the Official 
Plan and adjacent plans of subdivision; 

The Draft Plan of Subdivision conforms 
to the County of Prince Edward Official 
Plan. The subdivision will integrate into 
the established urban fabric and 
provide access from County Road 28 to 
the remainder of the Neighbourhood 
Development Area via Street ‘A’. 
 

d) The suitability of the land for the purposes 
for which it is to be subdivided; 

The subject property is generally flat 
and gently slopes towards the Sawguin 
Creek Marsh to the south. Sufficient 
area exists outside of the floodplain 
hazard for the proposed development 
and appropriate setbacks are provided 
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to ensure the protection of human 
safety and property, as well as 
protection of the Sawguin Creek Marsh. 
 

d1) If any affordable housing units are being 
proposed, the suitability of the proposed units 
for affordable housing; 
 

No affordable housing is proposed at 
this time. 

e) The number, width, location and proposed 
grades and elevations of highways and the 
adequacy of them, and the highways linking 
the highways in the proposed subdivision with 
the established highway system in the vicinity 
and the adequacy of them; 

Access to the subdivision will be from 
County Road 28 via Street ‘A’. A traffic 
review was completed and it was 
determined that the additional traffic 
from the site will have no negative 
impact on the County Road 28 and 
Massassauga Road intersection. 
 

f) The dimensions and shapes of the proposed 
lots; 

The dimensions and shapes of the 
proposed lots are regular and 
appropriate for the area. 
 

g) The restrictions or proposed restrictions on 
the lands to be subdivided or adjoining lands; 

The lands are subject to the policies of 
the County Official Plan and Zoning By-
law. The proposed plan will be subject 
to comprehensive conditions of draft 
approval and a Subdivision Agreement. 
 

h) Conservation of natural resources and flood 
control; 

An Environmental Impact Study and 
Preliminary Stormwater Management 
Report have been prepared in support 
of the applications. Setbacks from the 
Sawguin Creek Marsh and regulatory 
flood line elevation are provided and a 
storm water management plan is 
proposed that meets MOECP criteria. 
 

i) The adequacy of utilities and municipal 
services; 

Utilities and municipal water are 
available to the site and will be 
adequate to service the proposed 
density. 
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j) The adequacy of school sites; Hastings Prince Edward District School 

Board will need to confirm that local 
schools can adequately serve the 
proposed development. 
 

k) The area of land, excluding highways, to be 
dedicated for public purposes; 

The Draft Plan of Subdivision includes 
an on-street Activity Route to be 
dedicated for public purposes. 
 

l) The extent to which the plan’s design 
optimizes the available supply, efficient use 
and conservation of energy; 

The density of the plan and location 
within a designated settlement area 
allows for the efficient use of services 
and service delivery.  As the proposed 
development is minor rounding out of 
existing development within a 
settlement area, distance travelled for 
employment and other shops and 
services is mitigated, resulting is lower 
vehicle fuel consumption. 
 

m) The interrelationship between the design of 
the proposed plan of subdivision and site plan 
control matters relating to development on the 
lands, if the lands are located within a site plan 
control area designated under Section 41 of the 
Planning Act. 
 

The plan of subdivision will be 
controlled by draft conditions of 
approval and a Subdivision Agreement 
approved by the County, as well as 
Zoning By-Law controls. 
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11. ZONING BY-LAW NO. 1816-2006 ANALYSIS  
 
The subject property is currently within the “Hamlet Residential (HR-H) Holding 
Zone” and “Environmental Protection – Provincially Significant Wetland (EP-W) 
Zone” on Schedule A4-East and Schedule A4-2.2 Rossmore Detail to Zoning By-
law Number 1816-2006, as amended. See Figure 9 below. 
 
Consultation with County planning staff confirmed that the wetland area requires 
updating based on the site-specific mapping and data. On this basis, a Rezoning 
Application has been filed with the County of Prince Edward concurrently with the 
Applications for Approval of a Plan of Subdivision and to Amend the Official Plan. 
It is requested to rezone a portion of Block 15 of the subdivision land from the HR-
H Zone to the “Environmental Protection – Provincially Significant Wetland (EP-W) 
Zone. It is also requested to remove the holding symbol from the current “Hamlet 
Residential (HR) Holding Zone” on the subject property. The HR Zone permits 
single-detached dwellings. The rezoning would be in accordance with the 
development standards found in Section 13.3 for hamlet residential uses serviced 
by a public water system in Rossmore and no special provisions are required save 
and except the required 30-metre building setback from the EP-W Zone. The 
proposed amendments to Schedule A4-East and Schedule A4-2.2 Rossmore 
Detail are shown on Figure 10 below. 
 
The proposed layout of the draft plan has factored the applicable zoning 
regulations and only a 30-metre setback provision from the EP-W Zone is 
requested on Lot 5 through 11. The required zone provisions and proposed lot 
dimensions and building layout are shown in Tables 17 and 18 below: 
 
Table 17: HR Zone Analysis – Single-Detached Dwelling – Lots 1 to 4 
Zoning Regulations – Section 13.3 HR Zone  Proposed 
Minimum Lot Area  3,000 m2 3,462.3 m2 

Minimum Lot Frontage 30 m 30 m 
Minimum Front Yard  6 m 6 m 
Minimum Exterior Side Yard  6 m N/A 
Minimum Interior Side Yard  3 m 3 m 
Minimum Rear Yard  7.5 m 7.5 m 
Maximum Lot Coverage 25 % 25 % 
Minimum Landscaped Open Space 30 % 30 % 
Maximum Height of Buildings 10 m 10 m 
Maximum Number of Dwelling Units Per Lot 2 1 
Minimum Dwelling Unit Area Requirement 75 m2 75 m2 
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Figure 9: Schedule A4-East and Schedule A4-2.2 Rossmore Detail of 

Zoning Bylaw No. 1816-2006 Extract 
 

Table 18: HR Zone Analysis – Single-Detached Dwelling – Lots 5 to 11 
Zoning Regulations – Section 13.3 HR Zone  Proposed 
Minimum Lot Area  3,000 m2 3,462.3 m2 

Minimum Lot Frontage 30 m 30 m 
Minimum Front Yard  6 m 6 m 
Minimum Exterior Side Yard  6 m N/A 
Minimum Interior Side Yard  3 m 3 m 
Minimum Rear Yard  7.5 m 7.5 m 
Maximum Lot Coverage 25 % 25 % 
Minimum Landscaped Open Space 30 % 30 % 
Maximum Height of Buildings 10 m 10 m 
Maximum Number of Dwelling Units Per Lot 2 1 
Minimum Dwelling Unit Area Requirement 75 m2 75 m2 
Setback from Provincially Significant Wetland – 
Section 4.31 

40 m 30 m 

Proposed Site-Specific Provision   
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12. PLANNING OPINION AND CONCLUSION 
  

This Planning Justification Report was prepared in support of applications by 
Fernbridge Investments Inc. and Long Arrown Investments Inc. to Amend the 
Official Plan, Approval of a Plan of Subdivision and Rezoning filed with the County 
of Prince Edward.  

 
The property is located within the Rossmore Urban Centre Secondary Plan area, 
at the intersection of Massassauga Road and County Road 28. The site is currently 
vacant and abuts low-density built-up hamlet residential uses to the north and east 
and the Sawguin Creek Marsh to the south. Despite being a vacant rural industrial 
area, the surrounding lands to the north and west are apart of the Neighbourhood 
Development Area designation, to which the subject property is included. The 
lands north and west of the site and are no longer intended for rural industrial 
development in favour of residential uses in accordance with the Rossmore Urban 
Centre Secondary Plan. The total lot area subject to the plan of subdivision 
application is 4.87 hectares.  

 
The subject property will be developed for 11 lots for single-detached dwellings 
through the creation of Street ‘A’. A full temporary cul-de-sac turnaround will be 
located at the western terminus of Street ‘A’ to provide future access to the 
remainder of the Neighbourhood Development Area in accordance with Schedule 
B of the Rossmore Secondary Plan. The subdivision is consistent with the Official 
Plan Village Residential policies with a density of 3 units per net hectare. 
Residential density is calculated by rounding to the next full dwelling unit. In order 
to facilitate the County Road 28 subdivision; however, it is also necessary to 
update the Secondary Plan and Zoning By-law mapping based on site-specific 
surveys and data. 
 
There has been careful consideration of land use planning criteria, density, scale 
and massing of existing development along County Road 28, building setbacks, 
and servicing in preparing the draft plan of subdivision for County Road 28. The 
policies of the Rossmore Secondary Plan (OPA No. 67) that establish criteria to 
be considered when creating new subdivisions have guided the design process for 
the project. 
 
The applications to Amend the Official Plan, Approval of a Plan of Subdivision and 
Rezoning are consistent with the 2020 Provincial Policy Statement, conform to the 
planning policies of the 2021 County Official Plan and Rossmore Urban Centre 
Secondary Plan, would comply with the provisions for the HR and EP-W Zones in 
By-law No. 1816-2006, as amended, and represent good planning. 
 
 






