
 
 
 
 

THE CORPORATION OF THE
TOWNSHIP OF BONNECHERE VALLEY

PUBLIC MEETING
AGENDA

 
Tuesday, July 15, 2025, 5:25 p.m.

COUNCIL CHAMBERS, MUNICIPAL BUILDING AND ZOOM CONFERENCING

1. Agenda

2. Minutes

3. Reports

4. Adjournment



 
 

 
PUBLIC MEETING 

DATE July 15, 2025 
TIME 5:25 pm 

       
APPLICANT    Neil and Paula Moloney  
 
CHAIR: Being 5:25 pm., this is a public hearing of the Committee of Adjustment held 

in compliance with the Planning Act with respect to one application: 
- Permission Application PA-01 for the property described as Part of 

Lot 31, Concession 7, known as 291B Trebbien Road. 
 

CLERK:  I reached out to Ryan Poulton, from Novatech, to explain why the different 
address.  He explained they used the municipal addressing markers 
observed during their site visit to identify the property in their cover letter 
and on the application form. Below is an air photo markup showing the 
general locations where he observed municipal addressing signs. I 
unfortunately did not get a photo of a municipal addressing sign marked 
291B. The 291B sign is likely near the 291A sign and Trebbien Road. 
 

 
 
I understand the municipal system has the property identified as 291B, and 
the purchase and sale agreement also lists the property as 291B (also 
known as 309B).  
 

 
CHAIR:       There is a sign-in sheet for the application at the door, if you would like to  

be provided with a Decision of the Committee, please provide you name 
and mailing address and/or email address on the sheet.   
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CHAIR:  The first matter of business is acceptance of the Minutes of the previous 

hearing, held on May 20, 2025, which have been circulated to the 
Committee members.  Are there any comments? Can I have a mover and a 
seconder to accept the minutes? Carried. 

 
CHAIR:  Members are to state any pecuniary interest and the general nature thereof 

before items are discussed. Are there any declarations this evening?   
 
CHAIR:  The property owner(s) of 291B Trebbien Road are seeking permission to 

expand an existing legal noncomplying cottage under Zoning By-law 2022-
042, as follows:  
a) Section 3.27.4(c): permit the cottage to be located 13.4 metres from the 
high water mark;  
b) Section 3.27.4(c): permit the porch to be located 12.9 metres from the 
high water mark;  
and c) Section 3.27.4(e): permit the cottage to be increased in height, size, 
and volume. 

 
CHAIR: The public meeting is a requirement of the Planning Act. In accordance with 
 the Planning Act, notice must be given to all neighbours at least 10 days  
 before the public meeting is held.  Would the Clerk Please report on the  
 circulation of notice.?  

 
CLERK:  On June 18, 2025, The Notice was circulated to all property owners within 

60m of the subject property. Notice of the meeting was posted on the 
Township’s website.  

 
CHAIR: The 10 day notice having been given, I now declare the meeting properly 

constituted to transact its business. 
 
CHAIR:  Would the Clerk please report on any written comments received? 
 

  CLERK:     Summary of the Comments: There were none received. 
 
CHAIR: Does the Committee have any questions for the Clerk? 

 
Does the applicant or an agent of the applicant wish to address the 
Committee? 

 
Does the Committee have any questions of the applicant/agent? 

 
   CHAIR:     This therefore completes the Public meeting process.   
 

Will the Clerk please read a draft of the recommended decision?  
 

CHAIR: Committee will give careful consideration to the arguments  Is the 
Committee prepared to make a decision for or against the Minor Variance. 
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The decision of the Committee of Adjustment will be circulated to the 
applicant and anyone who has submitted comments. Notice is hereby given 
that the last date for appealing this decision to the Ontario Land Tribunal is 
August 4, 2025. 

 
I declare this Public Meeting closed.   
 
 Adjournment Time: 
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The Corporation of  
THE TOWNSHIP OF BONNECHERE VALLEY 

MINUTES 
PUBLIC MEETING 

Tuesday, May 20, 2025 at 5:15 P.M. 
 In Person & Via Zoom Conferencing 

 

PRESENT Deputy Mayor John Epps   
   Councillor Merv Buckwald   
   CAO Annette Gilchrist 
   Planning and Licensing Clerk Erica Rice 
 
VIA ZOOM  Mayor Jennifer Murphy 
   Councillor Brent Patrick 
    
 
REGRETS Councillor Tracey Sanderson 
 
GALLERY Philip and Mary Lou Harrington 
    
 Meeting Called to Order:  The meeting was called to order at 5:20 pm by Mayor Jennifer Murphy. 
 
Pecuniary Interest: None 
 
Approval of Public Meeting Minutes: Motion by John Epps “That the Public Meeting Minutes 
from Tuesday November 13, 2023 be approved as presented.” Seconded by Merv Buckwald.  
 

Carried. 
 
Reports: The property owner(s) are proposing to replace the existing cottage, currently 

occupying a gross floor area of 53.51 m
2 

(24’x24’). The new cottage is said to have an 

approximate gross floor area of 72.46 m
2 

(30’x26’) and will include the addition of a full 

basement. The new cottage will be built on the original cottage footprint, but the new 

cottage will extend the north wall by approximately 2 feet (0.61 metres) and the west wall 

by 6 feet (1.8 metres), and add a full basement.  

 
Under Section 3.18.3 of the local Zoning By-law, any building or structure may be repaired 

or replaced provided the new building (cottage) does not further contravene any 

requirements of the Zoning By-law and does not increase the height, size or volume of the 

building. In this proposal, the proposed dwelling (cottage) will increase both the size and 

volume of the existing building. Therefore, permission for a variance to Section 3.18.3 will 

be required to allow for a larger building.  

 
Under Section 9.2(d) of the local Zoning By-law, the minimum interior side yard setback is 3 

metres (9.8 feet). In this proposal, the new cottage will further encroach into the minimum 

required side yard width (east lot line). The actual proposed setback will need to be 
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confirmed. This will require permission for a variance to the Zoning By-law from the 3-metre 

minimum requirement to the proposed setback distance. 
 

Declaration of Interest: None declared. 
 
Clerk’s report on Notices:  On April 16, 2025, The Notice was circulated to all property owners within 

60m of the subject property. Notice of the meeting was posted on the Township’s website. Notice of the 

meeting was also placed in the Eganville Leader. 

 
Reading of Written Comments: There wasn’t any submissions. 

 
Comments and Questions from Committee: None. 

 

Adjournment: The Committee adjourned at 5:23 pm. 
 
 
 
 
 
_______________________________  _______________________________ 
Jennifer Murphy,  Mayor Erica Rice, Planning and Licensing Clerk 
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COMMITTEE OF ADJUSTMENT 
 PLANNING REPORT 

 
PART A – BASIC INFORMATION 

1. TWP FILE NO.: PA-01 

 CNTY FILE NO.: MV-01/25 

 
2. APPLICANT: Neil and Paula Moloney 

Agent: Novatech 
 

3. MUNICIPALITY: Township of Bonnechere Valley 
(Geographic Township of Sebastopol) 

 

4. LOT: (Part of) 31 CONCESSION: 7 STREET: Trebbien Road 
 

 SUBJECT LANDS 

5. COUNTY OF RENFREW 
OFFICIAL PLAN 
Land Use Designation(s): 

Rural 
At-Capacity Lake 

   
6. TWP OF BONNECHERE VALLEY 

ZONING BY-LAW 2022-042 
Zone Category(s) 

Limited Service Residential (LSR) 
At-Capacity Lake 

 
 

7. DETAILS OF PERMISSION REQUEST 

 

The current application is seeking permission to expand an existing legal non-
complying cottage under Zoning By-law 2022-042, as follows: 

a) Section 3.27.4(c): permit the cottage to be located 13.4 metres from the high 
water mark; 

b) Section 3.27.4(c): permit the porch to be located 12.9 metres from the high 
water mark; and 

c) Section 3.27.4(e): permit the cottage to be increased in height, size, and 
volume. 

 
  

Page 8 of 39



TWP FILE NO. PA-01 

 

2 
 

8. SITE PERFORMANCE STANDARDS 
 

 Zoning By-law Standard Permitted  Proposed  
 

 Section 3.27.4(c) For an existing lot of record 
less than 64 metres in depth, 
the minimum water setback 
shall be 20 metres.  

• Cottage - 13.4 
metres from the high 
water mark 

• Porch – 12.9 metres 
from the high water 
mark 

 Section 3.27.4(e) 
 

An existing non-conforming 
dwelling may be moved or 
reconstructed to improve the 
existing water setback, 
provided in part that the 
dwelling’s height, size, or 
volume is not increased. 

The existing 1 story 
cottage and stone patio is 
proposed to be replaced 
with a two story cottage 
and a screened porch 
that is 2.4 and 2.9 
metres back from it’s 
existing location (from 
10.5 to 12.9 and 13.4 
metres from the high 
water mark). 

 

9. SITE CHARACTERISTICS AND SETTING 
 

 
 
 

The subject property is on the southeast shore of Lake Clear, in the geographic 
Township of Sebastopol. It is about 3187 square metres in size and is accessed from a 
private road (Trebbien Road). There is a cottage and some accessory structures on the 
subject lands, which steeply slope towards the lake and are supported by retaining walls 
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(see above). Since the existing cottage is within the minimum 20 metre water setback, 
it is considered a legal non-complying building. 
 
Within the local context are a 
number of small cottage lots 
that are similar in size and 
shape to the subject property 
(see right). Other nearby 
features include: Lake Clear to 
the west, Meadow Lake and 
wooded rural lands to the 
north, more wooded areas to 
the east and south, and 
several farms to the east.  
 
*Note: Shoreline road 
allowance was recently 
purchased to enlarge the 
subject property. The property 
parcel fabric has not yet been 
updated to reflect this. 

 

10. OFFICIAL PLAN 

 

The subject lands are designated 
Rural in the County of Renfrew 
Official Plan. Section 5.3(1) of the 
Rural designation permits a range 
of rural uses, including limited 
residential uses. 
 
Section 2.0 - General Development 
Policies, contains various general 
policies that apply to this property 
and the proposed application.   
 
Section 2.2(11) - Water Setback 
and Protection of Shoreline 
Integrity, generally requires all 
buildings and structures to be 
setback a minimum of 30 metres from the high water mark of water bodies. This 
setback may be reduced on an existing lot of record, provided it can be demonstrated 
through a professionally-prepared report that the reduction is justified and there will be 
no negative impacts. 
 
Section 9.3(2)(d) outlines the requirements for existing lot development on At Capacity 
Lakes. In particular, it states that for existing lots where the minimum 30 metre water 
setback cannot be met, buildings and structures should be placed as far back from the 
high water mark as possible. 
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Section 9.4(3) contains At-Capacity Lake policies for lands around Lake Clear. 
  
11. ZONING BY-LAW 

 The subject property is zoned Limited 
Service Residential (LSR) in the Township’s 
Zoning By-law. This zone permits a limited 
service dwelling and related accessory 
buildings and structures. 
 
Section 2 contains definitions for various 
terms used in the Zoning By-law. Water – 
High Water Mark is defined as the point 
where the action of water has created a 
clear difference in soil and vegetation on 
either side of the point. 
   
Section 3.0 of the Zoning By-law outlines various General Provisions that may apply to 
a property and development proposal.  
 
Subsection 3.27.4(c) identifies that for existing lots less than 64 metres in depth, the 
minimum water setback is 20 metres. 
 
Section 3.27.4(e) states that an existing, non-conforming dwelling can be moved or 
reconstructed to improve the existing water setback, provided that the building’s 
height, size, or volume is not increased and the appropriate approvals for a private 
septic system have been obtained. 

 
 

12. STUDIES 
 

 A planning justification letter and a survey were submitted with the application. A 
summary of the letter is provided below. To view the survey, please see Appendix 1. 
 
Planning Justification Letter, Novatech Engineering Consultants Ltd., June 5, 2025 
The letter begins by briefly describing the property and what the owners intend to do. 
They plan to tear down the existing one-storey cottage and concrete patio, which are 
about 10.56 metres from the high water mark. Afterwards, they want to replace the 
cottage and patio with a new two-storey cottage and screened-in porch, which would 
be set back further from the water, at 13.41 metres and 12.95 metres.  
 
It is explained that the current cottage does not meet the Zoning By-law, because it is 
closer than the minimum 20 metres from the high water mark. Since the cottage was 
legally built before this provision was made, it is allowed to stay. This is called a legal 
non-complying building. Now, since the owners want to move the cottage and make it 
bigger, they have to ask the Committee for permission to do that. 
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Reasons are given for why the application should be approved, by comparing it against 
two standard questions for permission: 

• Is the application desirable for appropriate development of the subject property; 
and 

• Will the application cause negative impacts on the surrounding properties and 
neighbourhood. 

 
The letter suggests the proposal is desirable and appropriate because it will conform 
with the At-Capacity Lake and Water Setback policies of the Official Plan (OP). As per 
Section 9.3(2)(d), the new septic system for the two-storey cottage will be placed as 
far back from Lake Clear as possible, and will need to be approved by the Chief 
Building Official. Additionally, no land will be dug up, filled, or changed between the 
new cottage and Lake Clear.  
 
Following the water setback policies of the OP, the new cottage will be moved further 
back from the lake. However, it still will not meet the full 20 metre water setback 
requirement. To help reduce any negative impacts on the At Capacity Lake, the letter 
recommends several mitigation measures. These measures can be found in the 
“Recommendations” section of this report. 
 
It is also highlighted that the proposal will not affect nearby properties. The closest 
cottages are 55 and 22 metres away from the current cottage, and are separated by 
hilly ground and thick tree cover. Together, these natural features create a buffer that 
will limit any visual impacts to the nearby cottages.  
 
Lastly, the permission application is noted to be consistent with the Provincial Planning 
Statement 2024 (PPS). This is because a limited service dwelling (cottage) is a 
permitted rural use, and the development will be supported by a new septic system, 
which improves the existing service (outhouse) on the subject property. Based on this 
review, the letter finds the application will conform to all applicable planning policy and 
represents good land use planning. 

 

13. PUBLIC/AGENCY COMMENTS 

 

As required by the Planning Act, the public has been notified of the application by 
posting a notice in a widely circulated newspaper (The Eganville Leader). Public 
agencies have been notified, as required. 
 
As of the writing of this report, there have been no comments or concerns. Should any 
comments be received, they will be provided at the Hearing. 

 
14. GENERAL PLANNING COMMENTS 
 

 Section 45(2) of the Planning Act states that a Committee of Adjustment may permit a 
legal non-complying building, structure, or use to be enlarged or expanded. Unlike a 
minor variance, applications for permission are not subject to the “four tests”, and 
instead are examined on: 
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a) Whether the application is desirable for appropriate development of the subject 
property; and 

b) Whether the application will cause negative impacts on the surrounding properties 
and neighbourhood. 

Application Appropriateness & Desirability 

The Provincial Planning Statement 2024 
(PPS) allows residential development 
where it can be supported by rural 
service levels. As noted in the 
application, the existing cottage draws 
water from the lake and is serviced an 
outhouse. The proposed development 
will improve the situation by replacing 
the outhouse with a septic system that 
will be set back as far as possible from 
the lake. This is anticipated to reduce 
nitrate impacts to adjacent properties 
and Lake Clear.  

As shown in the image above, it is not possible for the owners to move their cottage 30 
metres back from the lake. That is why they plan to move the cottage, porch, and new 
septic system as far back as possible. No soil or natural features between the current 
structure and Lake Clear will be disturbed. Additionally, the design and layout for the new 
septic system will be reviewed by the Township’s Chief Building Official before it is 
installed. Overall, this aligns with the At Capacity Lake policies of the Official Plan (OP). 

The application also meets the water setback policies found in Section 2.2(11)(b) and (d) 
of the OP. Subsection (b) allows buildings on existing lots to be closer than 30 metres 
from the water, as long as they are set back as far as possible. Both the application and 
the planning justification letter make it clear that the subject property is an existing lot, 
where a 30-metre setback is not possible due to steep slopes on the north and east sides 
of the property. That is why the proposed cottage and porch will be moved back as far as 
they can, which is 2.4 and 2.9 metres further from the lake than the existing cottage. 

The OP also notes that if buildings will be closer than 30 metres to the high water mark, a 
professional planning report is needed to show that the reduced setback is needed and 
will not cause negative impacts. The planning justification letter shows that it is not 
possible for the new cottage and porch to be set back 30 metres from the water because 
of steep slopes. Through review of planning policy and the local context, it also explains 
that the proposal will not negatively impact Lake Clear or the surrounding area. This is 
because the new septic system will help limit nitrate movement to the lake, the existing 
trees and steep hills will limit visual impacts to neighbouring properties, and the new 
cottage and porch are being moved farther from the high water mark. 

Finally, subsection 2.2(11)(d) of the OP states that the area between a dwelling and the 
lake must stay in a natural condition to minimize nutrient runoff and to protect landscape 
views from the water. The planning justification letter and the application sketch show 
this area will not be changed, which matches the intent of the OP.  
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Impact Potential 

This request for permission is not expected to have any significant impacts to 
neighbouring properties. The proposed cottage and porch will be moved 2.4 and 2.9 
metres further back from the lake, and the septic system will reduce any existing nitrate 
impacts caused by the outhouse. No landscape changes are planned near the lake, and 
any possible impacts during construction can be limited by following the measures 
outlined in the planning justification letter. These mitigation measures will be required as 
conditions of approval. 
 
Although the height, size, and volume of the cottage are being increased, existing tree 
cover and hilly ground between the cottage and nearby neighbours will help limit visual 
impacts (see image on next page). Given these conditions, it is unlikely that impacts will 
be created on surrounding properties or Lake Clear beyond what currently exists. 

 
Based on the above review, it is staff’s opinion that the proposed application for 
permission is an appropriate, desirable use of land, that is not anticipated to create any 
new or significant impacts on neighbouring properties. 

 

15. RECOMMENDATIONS 
 

 That subject to any additional concerns or information raised at the Committee of 
Adjustment Hearing, the Committee grant permission to expand the legal non-
complying cottage at 309A Trebbien Road, as follows: 

a) Section 3.27.4(c): permit the cottage to be located 13.4 metres from the high 
water mark; 
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b) Section 3.27.4(c), permit the porch to be located 12.9 metres from the high 
water mark; and 

c) Section 3.27.4(e), permit the cottage to be increased in height, size, and 
volume. 

 
The following conditions shall apply to this decision: 

1. All construction work associated with the proposed cottage and septic system 
installation shall be carried out expeditiously, with good trade practices, as to 
cause minimal environmental disturbance to the lake environment and 
nuisance to neighbours. 

2. Every effort shall be made to restrict the disturbance of soil and vegetation 
cover during construction. Vegetation removal shall be limited to the greatest 
extent possible, and only as necessary to accommodate the placement of the 
cottage and installation of the septic system. 

3. Where adjacent trees are to be retained, sturdy protective fencing is 
recommended around the perimeter of the work areas to ensure the adjacent 
vegetation to be retained is not impacted by the construction and to isolate the 
work area from sensitive wildlife. The protective fencing is to be installed at 
the outer limits of the critical root zone of the retained adjacent trees. 

4. Sediment and erosion control measures, in accordance with best management 
practices (i.e. silt fencing), are to be established adjacent to the construction 
area and shall be implemented prior to construction and maintained 
throughout the construction process. Any sediment control works shall remain 
in place until all disturbed areas have been stabilized and vegetation is well 
established. 

5. Drainage patterns on this property should not be adjusted to allow any further 
run-off from the site onto adjacent lands or waterbodies. Roof runoff and 
eavestroughing should be directed to soak-away pits, grass or other 
permeable surfaces. 

 

Date: June 27, 2025 
Prepared by: Nicole Moore, Junior Planner 

Reviewed by: Bruce Howarth, MCIP, RPP 
Manager of Planning Services 

 

X:\Planning\Data\MUNICIPAL\Bonnechere Valley\Minor Variance\2025\A-XX Neil & Paula Maloney (Agent-Novatech)\MV 
Planning Report.docx 
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APPENDIX 1 
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The Corporation of the Township of 

Bonnechere Valley 
 

Committee of Adjustment Decision 
 

Application No. PA -01   Neil and Paula Moloney 
  

Date of Hearing July 15, 2025 
  

Date of Decision July 15, 2025 
 

In the matter of section 45 of the Planning Act, Zoning by-law No. _2022-042_____________ 

and an application for (  ) minor variance or ( x ) permission application   

a) Section 3.27.4(c): permit the cottage to be located 13.4 metres from the high water mark;  

b) Section 3.27.4(c): permit the porch to be located 12.9 metres from the high water mark;  

and c) Section 3.27.4(e): permit the cottage to be increased in height, size, and volume. 

 

Location of the property: Part of Lot 31, Concession 7, known as 291B Trebbien Road. 

 

Street Address: 291B Trebbien Road 

 

The request is hereby (   ) refused or ( ) granted, subject to the following conditions: 
 

1. All construction work associated with the proposed cottage and septic system installation shall 

be carried out expeditiously, with good trade practices, as to cause minimal environmental 

disturbance to the lake environment and nuisance to neighbours.  

 

2. Every effort shall be made to restrict the disturbance of soil and vegetation cover during 

construction. Vegetation removal shall be limited to the greatest extent possible, and only as 

necessary to accommodate the placement of the cottage and installation of the septic system.  

 

3. Where adjacent trees are to be retained, sturdy protective fencing is recommended around the 

perimeter of the work areas to ensure the adjacent vegetation to be retained is not impacted by 

the construction and to isolate the work area from sensitive wildlife. The protective fencing is to 

be installed at the outer limits of the critical root zone of the retained adjacent trees.  
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4. Sediment and erosion control measures, in accordance with best management practices (i.e. 

silt fencing), are to be established adjacent to the construction area and shall be implemented 

prior to construction and maintained throughout the construction process. Any sediment control 

works shall remain in place until all disturbed areas have been stabilized and vegetation is well 

established.  

 

5. Drainage patterns on this property should not be adjusted to allow any further run-off from the 

site onto adjacent lands or waterbodies. Roof runoff and eavestroughing should be directed to 

soak-away pits, grass or other permeable surfaces. 

 

Reasons: ____________________________________________________________________________________ 

_____________________________________________________________________________________________ 

 

Concur in the Decision: 

_______________________________________________________________________      Committee Member 

___________________________________________________________    Committee Member 

___________________________________________________________     Committee Member 

___________________________________________________________     Committee Member 

___________________________________________________________    Committee Member 
 

Notice of Last Date of Appeal 

 

Notice is hereby given that the last date for appealing this decision to the Ontario Municipal 

Board is August 4, 2025. 
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