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1. Introduction  
 

The owners, Jay Christopher, Leah Jensen and 11562550 Canada Inc. have filed 2 sets of 

applications for a Plan of Subdivision and Rezoning and Applications for Consent to sever 2 lots 

and a Rezoning. This report has three Parts. 

PART 1 - General Information that is common to the applications for subdivision, consent and 

rezoning.  

PART 2 Applications for Consent and Rezoning.  

o The Severances and zoning when approved will produce 2 residential building lots 

and a retained parcel. 

PART 3 Applications for a Plan of Subdivision and Rezoning 

o The Subdivision and zoning when approved will produce 9 residential building lots. 

A pre-consultation meeting was held with County Staff and submission requirements were 

confirmed in an exchange of e-mails.  The list of requirements contained in Attachment 1 was 

created by compiling a list from a previous similar application and additional items were added at 

the request of the County in an e-mail dated June 9, 2021.  
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PART 1  

GENERAL INFORMATION 
 

This section of the report contains General Information that is common to the applications for 

subdivision, consent and rezoning. 

 

2. Location  
 

2.1 Property Location  
 

PT LTS 29 & 30 CON 1 HILLIER AS IN 

PE131910 EXCEPT PT 1 47R8703 

SUBJECT TO AN EASEMENT AS IN 

PE131910 COUNTY OF PRINCE EDWARD 

 

 

 

 

 

 

 

 
 

2.2 Property Information and Pin Pages 
 

Registered Owner – 11562550 Canada Inc. 

Municipal address – 1092 Huycks Point Road  

Assessment Roll Number – 135062202509100 

Legal description – Lot 30 Concession 1 Lake Side 

Pin Pages and Pin Map are contained in Attachment 2 – Land Titles. 

Area of Property – 39.44 ha  

Ward 7 – Hillier 

Huycks Bay  

Site  
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3. Area Context  
 

The property is located in the rural area and in the western part of the County that abuts Huycks 

Bay. The image below shows the context of the area adjacent to the site. 

 

 

 

4.  Features of the Property  
 

4.1 Wetland 

The boundary of the wetland, shoreline, and appropriate setbacks have been identified in an 

Environmental Impact Study (EIS) completed by GHD dated May 25, 2021. Below is an image 

showing the boundary of the wetland, a 30 m setback from the wetland, and the 30 m setback from 

the Shoreline of Huycks Bay. 

Huycks Bay 

Waterfront 

Residential  

Waterfront 

Residential  

Irregular 

Lot fabric  

Rural 

Residential  

Farm  

Lake Ontario 

EP - Environmental   

Protection  

Huycks Bay Rd 

Site  
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4.2 Access Through Wetland 
 

The wetland bisects the property leaving an area 

between the wetland and Huycks Bay. This area 

is accessed by a gravel road that runs from north 

to south. GHD Environmental Impact Study, 

Section 5.2 Natural Heritage Features. The EIS 

states: 

The existing access road across the marsh is 

currently approximately 3.5 metres wide and is 

composed of crushed stone and gravel. Two 

culverts flow under the road to facilitate wetland 

drainage into Huycks Bay. Topdressing or 

adding a layer of gravel will likely be needed to 

upgrade the driveway. If this is the preferred 

method there will be no impact on the wetland. 

However, if the driveway needs to be widened, 

raised or redesigned, there could be an impact 

on the wetland through loss of area and clearing 

of vegetation. This may require a discussion with 

Culverts 
Gravel Road 

Huycks Bay 
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QCA as to the permitting requirements. If needed, compensation could occur elsewhere on this 

large rural property.  

 

4.3 Functional Areas 
 

The sketch below shows the major constraints on the property that include sensitive environmental 

areas such as: the shoreline, shore line vegetation and wetland. Hedgerows are also significant 

because they contribute to the natural heritage that is distinctive features of rural areas in the 

County.  

After considering the natural features of the site, what remains are two developable areas. One is 

located between the wetland and Huycks Bay.  The second area is situated between Huycks Point 

Road and the wetland. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Huycks Bay 
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5. Non-Statutory Public Meeting  
 
The purpose of the Public Meeting was to inform the public of the proposed development, explain 

a conceptual design, and obtain feedback from the participants that could help inform the design 

process.  

A non-statutory public meeting was held on June 3rd, 2021 under the auspices of Ray Essiambre 

and Associates Ltd on behalf of the property owners. An overview of the proposed development 

was provided, and questions and comments were received from the attendees. The application for 

consent to sever 2 lots and application to create additional lots by plan of subdivision were 

presented.  

The meeting was advertised in the Picton Gazette and the Wellington Times.  It was held virtually 

because of Covid-19 restrictions. A total of 45 people participated in the meeting. Attachment 3 

contains; 

 A Summary of the Meeting.  This was distributed to the participants via e-mail.  

 E-mails received after the Meeting  

 A transcript of the Meeting. 
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PART 2  

APPLICATIONS FOR CONSENT AND REZONING  

 

6. Proposed Severance 
 
The application for consent, when it is approved, will create two new lots, and a retained parcel. 

The image below shows a portion of the Surveyors Sketch of the proposed lots.  A Complete 

Surveyor Sketch is included in Attachment 4.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Retained Parcel  

Lot 1 

Lot 2  

EP 
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6.1 Site Statistics 
 

Lot 1 - 1.31 ha   Lot Frontage 60 m 

Lot 2 - 0.85 ha   Lot Frontage 65 m 

Retained 36.64 ha   Lot frontage 266.5 m 

Total area of the Property 39.44 ha 

 

6.2 Technical Studies 
 

Several Studies were required by the County in consideration of the proposed severances.   

 

6.2.1 Environmental Impact Study  

An EIS has been prepared by GHD  - Environmental Impact Study Huycks Bay Subdivision 25 

May 2021. Proximity of the proposed development to a Provincially Significant Coastal Wetland, 

Huycks Bay shoreline, a watercourse, Significant Wildlife Habitat, and Species at Risk (SAR) 

habitat were identified as possible ecological constraints to development. 

 

The extent of the provincially significant wetland complex was delineated by GHD Biologists. A 

minimum 30 m buffer will be implemented adjacent to the wetlands so that the ecological functions 

are not negatively affected by the proposed development. It is recommended that the buffer area 

be supplemented with native trees and shrubs in those areas where 30 metres of vegetation is 

absent. The images below show the area of the wetland and setback of the protective buffer areas.  

 

The 30 m buffer around the wetland is shown on the Surveyor’s Sketch in Section 6 above. The 

wetland and buffer  area will be protected by prohibiting development in the site specific zoning 

for the property. 

 

6.2.2 Hydrogeological Study  

A Hydrogeological Study was completed by Greer Galloway Group (GGG). The following is a 

summary of the results of the study and recommendations.  The Study was completed to support 

the applications for Consent to sever 2 lots and the Plan of Subdivision. 

“The purpose of this Study was to determine whether the proposed new residential subdivision 

and proposed severances are likely to obtain adequate quantities of potable water over both the 

short and long term without water quantity interference conflicts with users on the adjoining lands.  

The Study was carried out in general accordance with the Ministry of the Environment, 

Conservation and Parks (MECP) Procedure D-5-4 (Individual On-Site Sewage Systems) and 

Procedure D-5-5 (Private Wells: Water Supply Assessment). Four test wells were drilled to depths 

of 18.3 m by Dedicated Environmental Services Inc. of Kingston, Ontario during June 2021. The 
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wells were located in the south half of the property as this area has the highest proposed lot density 

(1.17 to 0.8 ha per proposed lot).  

6-hour pumping tests were performed on the three best yielding wells while monitoring water level 

response in on-site observation wells and in neighbouring water supply wells. 

Water quality testing showed good physical and chemical quality but elevated levels of total 

coliform bacteria. The wells were shock chlorinated on June 16 and will be re-sampled on June 

21, 2021.  

The study shows that wells in the area are likely to obtain adequate quantities of potable 

groundwater (with appropriate treatment) without affecting neighbouring water users, and 

without running dry in the late summer months.  

The proposed lots are large enough to accommodate residential dwellings, wells and septic 

systems while meeting setback distances set out in the Ontario Building Code.  

Our findings support the severance of two lots provided that the following recommendations are 

followed: 

1. All water supply wells are to be provided with water treatment equivalent to that required 

for surface water (e.g., particulate filtration, absolute filtration to less than 1 micron, and 

ultraviolet sterilization) and that treatment equivalent to surface water be made a 

requirement for Building Permits. 

2. The existing test wells must be abandoned in accordance with O.Reg. 903 or converted 

into water supply wells having a minimum 6 m grout-sealed casing and pitless adaptor. 

3. A minimum 30 m of separation must be maintained between septic systems and water 

supply wells (regardless of the well type). 

4. All septic systems in the area south of the central EP zone are to include tertiary treatment 

(as defined under Section 8 of the Ontario Building Code). 

5. Each proposed lot must have a demonstrated water supply well installed prior to final 

approval of the development. We suggest that any lot unable to demonstrate an adequate 

water supply be merged into an adjoining lot. 

6. Only drilled wells should be permitted in the area south of the EP zone.”  

 

6.2.3 Archaeological Study 

A Stage 1 and Stage 2 Archaeological Study is underway and will be completed by Shane 

McCartney, M.A. Consultant Archaeologist, Earthworks Archaeological Services Inc. The Study 

is not yet complete. It will be submitted after July 6, 2021. The Study and the letter stating the 

report has been entered into the Public Register of Archaeological Reports Ministry of Heritage, 

Sport, Tourism and Culture Industries will be submitted to the County as soon as it is available. 
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7. Zoning  
 

7.1 Existing Zoning 

The current zone on the property is RU2, EP-W and is shown in the image below.  

 

 
The current RU2 zone only permits one residential use on the property. A Rezoning will be 

required to permit residential uses on Lot 1 and Lot 2. The RU2 zone on the Retained parcel 

permits a single family home, a garden suite or second unit.  

 

A provincially significant wetland bisects the property resulting in two developable areas. The area 

north of the wetland has frontage on Huycks Bay. The second developable area is south of the 

wetland and has frontage on Huycks Point Road, 
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7.2 Proposed Rezoning 

A rezoning application is required to a) change the RU2 zone to an RR2 zone that will permit 

residential development on Lots 1 and 2. The larger retained parcel will remain RU2. The boundary 

of the EP zone needs to change to reflect the updated boundary of the wetland.  

7.2.1 Proposed Changes to Zoning Schedule 
 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

Change RU2 to RR2 

EP 

 RU2 

 RU2 
 Change RU2 

to RR2 

EP 
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7.2.2 Conformity to RR2 Zone Provisions 

The required minimum lot frontage in the RR2 zone is 60 m. The frontage for Lot 1 is 60 m and 

for Lot 2 it is 65.7 m. The Frontage of both lots meet the minimum requirement for lot frontage in 

the RR2 Zone. 

The minimum area of a lot in the RR2 Zone is 0.8 ha. Lot 1 has an area of 1.3 ha and Lot 2 has an 

area of 0.85 ha. Both lots meet the minimum lot area of the RR2 zone. 

 

8. Regulatory Review for Consent 
 

The following are planning policies contained in the Provincial Policy Statement 2020 and the 

Prince Edward County Official Plan that support the request to create the new lots and rezoning 

of the property.   

8.1 Provincial Policy Statement (PPS) 
 

The PPS permits limited residential development on Rural Lands as stated in policy 1.1.5 c). Below 

is an extract from the PPS. 

 

1.1.5  Rural Lands in Municipalities  

1.1.5.1 When directing development on rural lands, a planning authority shall apply the 

relevant policies of Section 1: Building Strong Healthy Communities, as well as the 

policies of Section 2: Wise Use and Management of Resources, and Section 3: 

Protecting Public Health and Safety 1.1.5.2 on rural lands located in 

municipalities; permitted uses are:  

a) the management or use of resources;  

b) resource-based recreational uses (including recreational dwellings);  

c) limited residential development;  

d) home occupations and home industries;  

e) cemeteries; and  

f) other rural land uses.  

 

Observations:  

 The consent will create two new lots and a retained parcel.   

 It is anticipated that residential homes will be built on each lot and the retained parcel. 

 Three residential dwellings situated on three lots is limited development and consistent 

with the PPS.   
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8.2  Prince Edward County Official Plan  
 

8.2.1  Land Use Designation 

The Official Plan (OP) for Prince Edward County, Schedule E: Land Use Map shows the 

designation of the subject property within the area designated Shore Land.  The image shows a 

portion of Schedule E and the subject site.  

 

 

 

 

 

 

 

 

 

 

 

 

 

8.2.2 Shore Land Designation  

The following are extracts from the Official Plan for Prince Edward County Shore Land Policies. 

4.2 Permitted Uses  

4.2.1 The predominant uses of land in the Shore Land designation will be a mix of low 

density residential; resort, tourist and marine commercial uses; seasonal tent, trailer and 

recreational vehicle parks; and, private and public open space areas.  

4.2.2 Given that residential development will be developed primarily on non-municipal 

services, residential development in the Shore Land designation shall be permitted for 

single dwelling units only. Condominiums, which require municipal water and sewer 

services, are not a permitted use unless specifically provided for under Part IV, Section 4.5 

as an amendment to this Plan.  

4.4 Planning Policies 

Shore Land and EP 

Designations 
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4.4.1 General 

a) consents for limited residential, commercial and industrial development may be 

permitted provided that no more than a total of 3 lots are created and the lots (severed 

and retained) are of a size and configuration that would not lend themselves to further 

subdivision; 

 

8.2.3 EP Designation  

8.2 Permitted Uses 

8.2.1 The predominant use of land in the Environmental Protection designation 

shall be conservation, forestry, wildlife areas, established agricultural uses 

and passive recreational functions. 

Observations:  

 The consent will create two new lots and a retained parcel.   

 The proposed residential development is limited in scale and conforms to the PEC Official 

Plan policies.  

 The proposed severances include a 30 m setback from the Wetland that provides protection 

for the natural environment. 

 The proposed severances conform to the policies of the County Official Plan. 

 

9. Conclusions 
 

9.1 The proposal to create two lots is consistent with the PPS and conforms to the County Official 

Plan policies with respect to lot creation by consent.  

9.2 The zone for Lot 1 and Lot 2 will be changed from RU2 to RR2.  

9.3 An EIS was completed and the boundary of the wetland with setbacks has been updated. The 

zoning schedule for the property will be updated to show the new boundary of the wetland. 

9.4 A Phase 1 and Phase 2 Archaeological Study has been initiated and will be submitted after July 

6, 2021. 

9.5 The Hydrogeological investigation concludes that there is a good supply of potable water and 

that the soil conditions are suitable for septic beds.  

9.6 The proposed severances and rezoning of the property represent good land use planning.  
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PART 3  

APPLICATIONS FOR A PLAN OF SUBDIVISION 

AND REZONING 
 

10. Proposed Draft Plan of Subdivision 
 

10.1 The Draft Plan  
 

The application for subdivision, when it is approved, will create nine new lots. Attachment 5 

contains the draft plan signed by the OLS and the land owner.  

 

10.2 Statistics 
 

Statistical information about the proposed draft plan of subdivision is provided below. 

Total area of 9 lots is 38.89 ha 

The area of the internal road is 0.55 ha 

The total area of the property is 39.44 ha.  

 

 

 

 

 

 

 
 

 

 

 

Land Use Number  Area ha 

Residential Lot  1 0.84 

Residential Lot  2 0.82 

Residential Lot  3 0.93 

Residential Lot  4 0.83 

Residential Lot  5 0.81 

Residential Lot  6 1.2 

Residential Lot  7 1.17 

Residential Lot  8 8.75 

Residential Lot  9 23.54 

Right-of-way   0.55 

Total Area   39.44 
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10.3 Public Open Space 
 

The public open space dedication requirement for Huycks Bay Estates is 5% of the area of the 

property which is 1.97 ha. There is a parcel of land that is approximately 1.32 ha located south of 

Huycks Point Road and immediately across from Huycks Bay Estates as shown on the images 

below. The parcel is owned by the County and zoned OS - Open Space. The applicant proposes to 

pay cash-in-lieu of parkland for Huycks Bay Estates; the funds could be used to support recreation 

activities on the parcel owned by the County.  

 

 

 

10.4 Design Considerations  
 

Prince Edward County Official Plan 1998 contains policies to guide designs on properties 

designated Shore Land. The following are relevant policies and an explanation of how they have 

been applied to the design of the subdivision.  

4.0 SHORE LAND 

4.3 Pattern of Development  

4.3.1 Shore land residential subdivisions shall be designed to avoid the complete 

development of the shoreline with a single or multiple rows of lots. A comprehensive design 

of large areas shall be encouraged, ensuring the maximum access and use of water 

frontage. Three concept drawings (Figures, 1, 2 and 3) are included as Appendix ‘A’ to 

this Plan to provide guidance in designing Shore Land residential subdivisions. Figure 1 

and 2 depict two forms of cluster subdivision that could be encouraged, ensuring maximum 

Huycks Bay Estates 

Existing Public Open Space 
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use of water frontage and optimum visual access to the water. As well, locations least likely 

to block or interrupt scenic vistas as viewed from public roadways and the water shall be 

preferred for development.  

4.3.2 Where Shore Land is considered by the County to be unsuitable for clustering, linear 

development consisting of individual dwellings situated between the shoreline and a public 

road may be permitted. The linear form of development is the more traditional form of 

development in the County and is illustrated in Figure 3.  

4.3.3 Access for new residential and commercial development in the Shore Land 

designation shall only be by a publicly maintained and assumed year-round road. Limited 

development on existing lots of record and infilling lots may be permitted on an existing 

private right-of-way provided that no further extension of the right-of-way is required, that 

the existing private road has the capacity for additional traffic, and that the County rezones 

the property to a limited services residential zone.  

4.3.4 The use of shared driveways is encouraged in the Shore Land designation in order to 

reduce the number of private, individual entrance requirements. 

 

10.5 Comments on Design Principals 
 

The following is an explanation of the design principals that were considered in preparing the plan 

of subdivision.  

10.5.1 Avoid the complete development of the shoreline with a single or multiple rows of lot.  

 The design avoids complete development of the shoreline of Huycks Bay because there 

will only be two large lots along 840 m of shoreline as shown in the images below. 
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10.5.2 A comprehensive design of large areas shall be encourage. 

 The 39 ha property is being designed comprehensively by a plan of subdivision. 

 

10.5.3 Ensure the maximum access and use of water frontage and optimum visual access to the water. 

 Maximum access and use of the water front by the public is not desirable or practical. 

In order to provide public access to the water frontage there would need to be public 

access either by public road or public pathways. Providing access to the waterfront 

would mean crossing the wetland with a public road. This would negatively impact the 

wetland and would be contrary to the recommendations in the EIS. Providing a public 

pathway to the waterfront would cause similar impact to the wetland. The only means 

for pedestrian movement though the wetland would be a public path that would create 

disturbance to the wetland.  

 

 

10.5.4 Locations least likely to block or interrupt scenic vistas as viewed from public roadways and 

the water shall be preferred for development. 

Huycks Bay 

Lot 9  

23.54 ha  

Lot 8  

8.75 ha  

Approximately 840 m of water frontage  

mailto:ray@infracycle.com


 Jay Christopher 

Leah Jensen 

1092 Huycks Point Road, PEC 

 

22 | P a g e  

Ray Essiambre and Associates Ltd. 613-371-7541 ray@infracycle.com 

 Huycks Point Road is the public roadway that affords access through the area for the 

travelling public. The wetland and existing vegetation on the site prohibits views of 

Huycks Bay. The design of the subdivision cannot improve the views of the water 

because of the wetland vegetation.  

 The shoreline of the property measures approximately 850 m or 2,800 ft. The proposal 

is to have only two large lots on the waterfront. The views of the wetland and shoreline 

from Huycks Bay will not be blocked or significantly interrupted by the development 

on two lots.  

 

10.5.5. The linear form of development is the more traditional form of development in the County. 

 The property is sufficiently large, and a rectangular shape that linear form of 

development is not necessary or desirable. The site will be developed in a 

comprehensive manner with lots that have internal access and focus.  

 

10.5.6 Access for new residential and commercial development in the Shore Land designation 

shall only be by a publicly maintained and assumed year-round road. 

 Access to the property will be from Huycks Point Road and an internal road will provide 

access to the lots.  

 The internal road may be either a public road maintained by the County or it may be a 

road owned and maintained by residents of the Huycks Bay Estates. Further discussion 

will be needed with County staff to determine the preferred ownership solution.  

 

11. Technical Studies 
 

11.1 Environmental Impact Study (EIS) 

A EIS has been prepared by GHD  - Environmental Impact Study Huycks Bay Subdivision 25 May 

2021. Proximity of the proposed development to a provincially Significant Coastal Wetland, 

Huycks Bay shoreline, a watercourse, Significant Wildlife Habitat, and Species at Risk (SAR) 

habitat were identified as possible ecological constraints to development. 

 

The extent of the provincially significant wetland complex was delineated by GHD Biologists. A 

minimum 30 m buffer will be implemented adjacent to the wetlands so that the ecological functions 

are not negatively affected by the proposed development. It is recommended that the buffer area 

be supplemented with native trees and shrubs in those areas where 30 metres of vegetation is 

absent. The images below show the area of the wetland and setback of the protective buffer areas.  

 

As a result no negative impacts on natural features or ecological functions of the wetland are 

predicted. The boundary of the Wetland and buffers are shown on the Draft Plan of Subdivision. 
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EIS – of the Entire Property  

     EIS on Southern Part of Property 
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EIS on Northern Part of Property 

 

 

 

 

 

 

11.2 Hydrogeological Study 
 

A Hydrogeological Study has been completed by the Greer Galloway Group (GGG). The 

following is an overview of the findings of the investigation. The complete report is included with 

the applications. 

 

The purpose of the Study was to determine whether the proposed estate lot residential subdivision 

is likely to obtain adequate quantities of potable water over both the short and long term without 

water quantity conflicts with users on the adjoining properties. The Study was carried out in 

general accordance with the Ministry of the Environment, Conservation and Parks (MECP) 

Procedure D-5-4 (Individual On-Site Sewage Systems) and Procedure D-5-5 (Private Wells: Water 

Supply Assessment). Four test wells were drilled to depths of 18.3 m during June 2021. The wells 

were constructed using a 125 mm diameter down hole percussion bit and each was completed with 

a temporary PVC casing sealed into the upper bedrock. Test holes were used at this early stage of 

the testing to allow evaluation of either shallow or deep wells as potentially suitable for 

groundwater supply. The wells were located in the south half of the property as this area has the 
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highest proposed lot density (1.17 to 0.8 ha per proposed lot). The two lots proposed for the north 

part of the property are larger than 3 ha and both front onto Lake Ontario. Individual well locations 

were selected based on the analysis of bedrock fractures visible in aerial photography for the area.  

A 6-hour pumping test was performed on the three best yielding wells while monitoring water 

level response in on-site observation wells and in neighbouring water supply wells. 

Summary of Well Testing 

Well  

Number 
A306133 A289254 A289283 

Type Drilled Drilled Drilled 

Depth (m) 18.3 18.3 18.3 

Diameter (mm) 125 125 125 

Depth to rock 0.6 0.9 3.0 

Aquifer Bedrock Bedrock Bedrock 

Test date June 7, 2021 June 8, 2021 June 9, 2021 

Test type Pump Pump Pump 

Test rate (L/min) 13 40 22 

Duration (min) 380 360 360 

Max drawdown (m) 5.6 0.4 2.6 

Recovery Rapid full Rapid full Rapid full 

 

Water quality testing showed good physical and chemical quality but elevated levels of total 

coliform bacteria. The wells were shock chlorinated on June 16 and will be re-sampled on June 

21, 2021. 

Our study shows that wells in the area are likely to obtain adequate quantities of potable 

groundwater (with appropriate treatment) without affecting neighbouring water users, and without 

running dry in the late summer months. The proposed lots are large enough to accommodate 

residential dwellings, wells and septic systems, while meeting setback distances set out in the 

Ontario Building Code. Our findings support draft plan approval of the proposed development 

provided that the following recommendations are followed: 

1. All water supply wells are to be provided with water treatment equivalent to that required 

for surface water (e.g., particulate filtration, absolute filtration to less than 1 micron, and 

ultraviolet sterilization) and that treatment equivalent to surface water be made a 

requirement for Building Permits. 
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2. The existing test wells must be abandoned in accordance with O.Reg. 903 or converted into 

water supply wells having a minimum of 6 m grout-sealed casing and pitless adaptor. 

3. A minimum 30 m of separation must be maintained between septic systems and water supply 

wells (regardless of the well type). 

4. All septic systems in the area south of the central EP zone are to include tertiary treatment 

(as defined under Section 8 of the Ontario Building Code). 

5. Each proposed lot must have a demonstrated water supply well installed prior to final 

approval of the development. We suggest that any lot unable to demonstrate an adequate 

water supply be merged into an adjoining lot. 

6. Only drilled wells should be permitted in the area south of the EP zone.  

 

11.3 Functional Engineering Report – FER 

  

An FER was complete by Jewell Engineering for the proposed plan of subdivision and it is 

included with the applications. 

The hydrogeological study determined that sufficient groundwater supply is available to meet the 

needs of the proposed dwellings.  The two dwellings on the north side of the wetland may obtain 

supply either from drilled wells or shore wells.  Class 4 septic systems are recommended for each 

dwelling and tertiary treatment should be provided for additional bacteriological disinfection. 

There are no servicing constraints for the subdivision. 

 

11.4 Stormwater  
 

A Stormwater Management Report was complete by Jewell Engineering for the proposed plan of 

subdivision and it is included with the applications. 

The surface hardening (measured as percent imperviousness) will be well under 10% and therefore 

the impacts from the proposed development will be low.  Water quality mitigation measures are 

consistent with the Low Impact Development guidelines that encourage infiltration and reduced 

imperviousness.  Potential drainage and flooding impacts are also very minimal and since the site 

drains directly to Huycks Bay no quantity controls are required.  Sediment and erosion controls 

are recommended to be implemented to protect the wetland and Huycks Bay during the 

construction of the road and for each dwelling as this is the period of greatest risk of erosion.   

The proposed stormwater management plan will provide protection for the sensitive environmental 

features and result in no risk flooding impacts. 
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11.5 Traffic  
 

A  Traffic Opinion Letter for Huycks Point Development was prepared by Jewell Engineering. The 

findings of the report as described below.  

 

Traffic Impact Assessment  

 

“Prince Edward County provided AADT (Average Annual Daily Traffic) estimates for the roads 

in the vicinity of Huycks Point. Existing background traffic, as well as the estimated increase in 

traffic, are summarized in Table 2 below.  

 

Table 2 – 

Estimated Peak 

Hour Flows 

Road  

Location/Sect

ion  

AADT  Estimated 

Peak Hour 

Flow*  

Peak Hour  

Trip 

Generation  

Post-

Development 

Peak Hour 

Flow  
CR20  N/A  433  39  11  50  

CR33  Approx. 2.8 

km north of 

CR20  

1676  151  11  162  

CR33  Approx. 2.3 

km west of 

CR20  

2761  249  11  260  

 

*A factor of 0.09 was used to convert the AADT values to peak-hour flows.  
 

The post-development peak-hour rates are well below the capacity of two-lane roads and stop-

controlled intersections, resulting in a low volume-to-capacity ratio and little impact on existing road 

and intersection operation. 

 

The roads are flat, hard-surfaced, two-lane roads with good sight distance. Therefore, no geometric 

improvements are required to support the proposed development.  

Jewell concludes that the existing road network has sufficient capacity to handle the increased traffic 

from the proposed development.  

 

Conclusions  

Mr. Christopher has proposed the severance of two lots and development of a nine-lot 

subdivision near the west end of Huycks Point Road. The additional traffic generated by the 

proposed development will have little impact on existing traffic operations as the surrounding 

roads and intersections are expected to continue to operate well under capacity.” 

mailto:ray@infracycle.com


 Jay Christopher 

Leah Jensen 

1092 Huycks Point Road, PEC 

 

28 | P a g e  

Ray Essiambre and Associates Ltd. 613-371-7541 ray@infracycle.com 

 

11.6 Archaeological Study  
 

A Stage 1 and Stage 2 Archaeological Study is underway and will be completed by Shane 

McCartney, M.A. Consultant Archaeologist, Earthworks Archaeological Services Inc. The Study 

is not yet complete. It will be submitted after July 6, 2021. The Study and the letter stating the 

report has been entered into the Public Register of Archaeological Reports Ministry of Heritage, 

Sport, Tourism and Culture Industries will be submitted to the County as soon as it is available. 

 

11.7 Arborist   
 

An Arborist Report was prepared by Trophic Design, A TREE PRESERVATION, 

PLANTING and MANAGEMENT REPORT, June 23, 2021. 

The inventory, plan and report are coordinated with the proposed Draft Plan of Subdivision 

prepared by Jewell Engineering. This report outlines the site context, proposed development, 

methodology, observations and recommendations. Refer to the Tree Preservation Plan – TP1 and 

associated planning documents. The report contains detailed recommendations regarding the 

following areas of interest that should be incorporated into the detailed design of the development.  

 

6. Recommendations: 

The inventory and assessment presented in this report will be used to inform the detailed design 

process for tree and vegetation preservation as well as replacement and compensation planting. 

Individual trees will be evaluated during detailed design to establish minimum tree protection 

setbacks and fencing requirements, tolerance of trees to construction impacts based on species, 

size and condition, and alternative construction methods to reduce impacts. Tree removals, where 

required, will be documented and analyzed for compensation planting. A detailed planting plan 

will be prepared during detailed design for replacement, enhancement and buffer planting. 

Protection, removals and compensation will be coordinated with the Owner, Owner’s Consultants, 

County and Conservation Authority, as required. 

 

Refer to the report for specific recommendations for the following. 

 

 Tree Preservation 

 Tree Protection Barriers 

 The Migratory Bird Convention Act. 

 Wetland/Swamp/Forest Edge Management Notes 

 Construction Management 

 Post-Construction Care 

 Replacement Planting 
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11.8 Cultural Heritage  
 

A review of items of Cultural and Heritage value was undertaken by MHBC Planning, Urban 

Design & Landscape Architecture. The investigation included a literature review of Federal, 

Provincial and Municipal documents including ones listed in the County’s Official Plan. The 

investigation include the subject property and adjacent ones. The conclusion was that there were 

no structures or items of value that would warrant additional investigation.  

 

12. Regulatory Review for Severance  
 

12.1 Provincial Policy Statement (PPS)  
 

The following are policies of the PPS 2020 that apply to the proposed estate lot development.  

 

12.1.1 PPS 1.1.4 Rural Areas in Municipalities 

1.1.4.3 When directing development in rural settlement areas in accordance with policy  

1.1.3, planning authorities shall give consideration to rural characteristics, the scale of 

development and the provision of appropriate service levels.  

 

1.1.4.4 Growth and development may be directed to rural lands in accordance with policy 

1.1.5, including where a municipality does not have a settlement area. 

 

 Comments 

The PPS encourages municipalities to focus growth in designated Settlement Areas. This policy is 

a general statement that refers to the totality of growth and development and the proportion of 

growth which occurs within settlement areas. The policy does not say, “there shall be no growth 

and development in rural areas outside settlement areas.”  

The Rural Area of a Municipality includes areas such as: Rural Settlement, Rural Lands, Prime 

Agricultural Lands, Recreational Areas, Natural Heritage Features and other resource areas. 

In fact, the next policy which is 1.1.4.4 states, “Growth and development may be directed to rural 

lands in accordance with policy 1.1.5.  

The County may choose to limit some types of development as residential subdivisions in rural 

areas and direct those to settlement areas but that is not what the PPS says. 

 

 

mailto:ray@infracycle.com


 Jay Christopher 

Leah Jensen 

1092 Huycks Point Road, PEC 

 

30 | P a g e  

Ray Essiambre and Associates Ltd. 613-371-7541 ray@infracycle.com 

12.1.2 PPS 1.1.5 Rural Lands in Municipalities 

1.1.5.2 On rural lands located in municipalities, permitted uses are: 

 a) the management or use of resources; 

b) resource-based recreational uses (including recreational dwellings);  

c) residential development, including lot creation, that is locally appropriate. 

 

1.1.5.4 Development that is compatible with the rural landscape and can be sustained by 

rural service levels should be promoted.  
 

 

1.1.5.5 Development shall be appropriate to the infrastructure which is planned or 

available, and avoid the need for the unjustified and/or uneconomical expansion 

of this infrastructure. 

  

Comments  

According to 1.1.5.2 ‘on rural lands located in municipalities permitted uses include residential 

development, including lot creation that is locally appropriate’.  

 

Specific projects which promote growth and development are not prohibited outside settlement 

areas, though the overall balance of growth and development shall focus on settlement areas.  

 

Residential development on rural lands has to be locally appropriate. 

 

The Official Plan is the source which determines what is locally appropriate. 

 

The proposed rural estate lot subdivision is consistent with the PPS 

 

12.2 Prince Edward County Official Plan Designations  
 

The following are policies of the Prince Edward County Official Plan 1998 that apply to the 

proposed estate lot development.  

12.2.1 Land Use Designations  

The Prince Edward County Official Plan (1998) land use designations on the property are illustrated 

below in an extract from Schedule E – Land Use Designations. The property has a designation of 

Shore Land and EP as shown on the image below 
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.  

 

 

 

 

 

 

 

 

 

 

12.2.2 Settlement Pattern  

2.4.9 Linear and/or strip development will be prevented, particularly between existing 

settlement areas, and especially between the communities of Picton, Bloomfield and 

Wellington.  

2.4.10 Settlement in the rural areas will maintain the quality, diversity and character of 

the rural landscape, will be directed away from agricultural and aggregate areas, and will 

not create an overcrowded and suburbanized countryside. 

 Comments 

Huycks Bay Estates will not result in strip development. It is a development on a large property 

with access to the lots from an internal road; no access will be provided to lots from Huycks Bay 

Point Road from the subdivision.  

The lots are all greater than 0.8 ha which is the minimum required in the RR2 rural residential 

zone. The properties on the north side of Huycks Bay Road range in area from 0.15 ha to 0.23 ha. 

The properties between Lake Ontario and Huycks Point Road are a variant of sizes and in the order 

of 2 ha to 0.3 ha. There are also larger properties that are 8 and 14 ha.  

There are 9 lots in Huycks Bay Estates of which 7 lots range from 0.82 ha to 1.17 ha. The two 

larger lots are 8.75 ha and 23.54 ha. 

 

Shore Land and EP 

Designations 
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The proposed lots sizes in 

Huycks Bay Estate are 

consistent with the area of 

adjacent properties and the 

lots are consistent with the 

rural character of the area 

thereby preserving the rural 

landscape.  

 

 

 

 
 

 

 

 

 

12.2.3 Shore Land Designation 

12.2.3.1 Rationale/Strategy for Development 

4.1.3 It is the intent of the County to protect the shore land from development that would 

compromise its environmental and ecological integrity. Residential and commercial 

development should be sensitively designed and located to enhance and protect the 

shoreline resources and should avoid crowding of buildings, the removal of earth and 

vegetation, and the pollution of surface and subsurface waters.  

4.1.5 Development should not necessitate the undue extension of municipal services such 

as the upgrading of private rights-of-way to municipal standards or the provision of a 

municipal water system to correct an environmental problem caused by the cumulative 

effect of development. Dwellings occupied on a permanent basis in the Shore Land 

designation should not contribute singularly or with other uses to demands for services, 

which are not feasible or economic to provide, improve or maintain.  

 Comments 

An EIS has been completed for the property that identifies the natural features and environment 

on the site. The recommendations of the EIS have been incorporated into the design of the 

subdivision that will protect the environmental and ecological integrity of the site. 

8 ha 

0.15 ha to 0.23 ha 

14 ha 

2 ha to 0.3 ha 
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The proposed development will not require undue extension of municipal services or cause 

environmental problems created by the development. Each lot will be serviced by private water 

and septic systems. 

 

12.2.3.2 Permitted Uses 

4.2.1 The predominant uses of land in the Shore Land designation will be a mix of low 

density residential ……. and, private and public open space areas.  

4.2.2 Given that residential development will be developed primarily on non-municipal 

services, residential development in the Shore Land designation shall be permitted for 

single dwelling units only.  

 Comments 

Low density single family residential uses on non-municipal services in the proposed plan of 

subdivision are a permitted use. 

 

12.2.3.3  Pattern of Development  

For a review of this policy on the Pattern of Development refer to Section 10.4 of this report. 

 

12.2.3.4  Planning Policies  

4.4.1 General  

b) residential, commercial and development, which would involve four or more lots, shall 

take place according to a registered plan of subdivision. The appropriate level of water 

and sewer services to be provided shall be determined in accordance with a servicing 

options investigation…..  

c) a Servicing Options Investigation shall accompany all development and redevelopment 

proposals with …. to ascertain the most appropriate form of servicing to foster 

environmental protection…. 

d) where individual services are appropriate, individual lot sizes shall be…. 0.8 hectares,  

 e) where the servicing options investigation deems that the use of private water and 

sewage systems is appropriate, a hydrogeological assessment prepared by a competent 

professional ….. 

h) wherever possible, the horizontal Shore Land setback for the construction of buildings 

should be 30 metres from the high water mark of Lake Ontario or the Bay of Quinte with 

the exception of marine facilities…..  
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i) wherever possible, a natural vegetative buffer strip of 15 metres shall be maintained 

adjacent to the high water mark to filter pollutants from run-off. Within this buffer area, 

the clear cutting of trees will be discouraged. Any cutting of vegetation to create a view of 

the water shall respect the aesthetic and ecological character of the shoreline and should 

not create erosion problems. 

Comments 

The creation of lots in Huycks Bay Estates will be by plan of subdivision. 

The appropriate level of water and sewer services has been identified in the FES and 

Hydrogeological Studies as private water and septic systems for each lot. 

The area of each lot will be greater than 0.8 ha. 

 

A Hydrogeological Assessment has been completed for the proposed development by Greer 

Galloway Group that contains analysis of water quantity and water quality and suitability of soils 

to accommodate private septic beds.  

 

An EIS has been completed for the property by GHD which establishes the 30 m setbacks from 

the high water mark and the provincially Significant Wetland. The study makes recommendations 

regarding preservation of vegetation that will protect the shoreline and wetland. 

An Arborist Study – “TREE PRESERVATION, PLANTING and MANAGEMENT REPORT” 

has been completed by Trophic Design, that makes recommendations regarding the protection of 

tress and vegetation on the property. 

12.2.3.5 Residential d) lots shall be laid out to achieve the following objectives:  

i) that dwellings can be situated on the most suitable soils and topography for sub-

surface septic sewage disposal;  

ii) that dwellings can be situated in locations least likely to block or interrupt scenic 

vistas as seen from public roadways and the water; and  

iii) that the greatest number of units can be designed to take maximum advantage 

of solar heating opportunities;  

e) the area's drainage requirements shall be detailed as per a stormwater management 

study; f) five percent of the Shore Land to be subdivided with water frontage, depending 

upon the subdivision form (cluster or open shoreline) should be dedicated as open space. 

Cash-in-lieu of park land can be considered if the open space shoreline is to remain in 

private ownership. The public or private open space shall be placed in an open space or 

park zone; 
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Comments 

The soil conditions on the site have been evaluated in the Hydrogeological Study and soil 

conditions will support residential uses; the soils and topography are suitable for septic sewage 

disposal.  

The location of dwellings will not block or interrupt scenic vistas from the public roadways 

because the water is not visible from the public roadway. Views of the shore line and natural 

environment will not be blocked from the water because there are only lots on 824 m of shoreline.  

The lots and future homes are situated in open areas devoid of trees that will provide greatest 

opportunity for solar heating opportunities in keeping with the Climate Emergency which has been 

declared by Prince Edward County Council.  

The drainage on the site has been evaluated and documented in a stormwater management study 

that was prepared by Jewell Engineering.  

The provision of Open Space is discussed in Section 10.3 Open Space in this report. 

 

13. Planning Synopsis - Subdivision  
 

1. The lands are designated Shore Land and EP in the Prince Edward County Official Plan 1998. 

 

2. The total are of the property is 39.44 ha; the proposal contains 9 lots at low densities. Each lot 

is greater than the minimum requirement of 0.8 ha in the RR2 Zone.  

 

3. All the technical studies provide evidence that the proposed development can be supported on 

the site.  

 

4 Several studies have completed that make recommendations that will result in protection of the 

natural environment. The studies include; 

 An Environmental Impact Study including Natural Heritage 

 A Hydrogeological Study 

 Arborist Study 

 

5. The design of the subdivision will protect and preserve the wetland by providing buffers within 

recommended setbacks and the site specific Zoning.  

 

6. Cash in lieu of parkland is recommended as a means of supporting open space and recreation 

facilities on nearby municipally owned Open Space land. 

 

7. Early notification and an Open House provided insights into issues that are of local interest and 

that inform the design process.  
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Attachment 1 – Requirements for a Complete Application 
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In Addition to the above, the County in an e-mail on June 9, 2021 requested the following. 

On the submission requirements, in addition to the items listed in the McClure memo, I would 

add the following: 

 Cultural Heritage Study 

 EIS - in consultation with County Peer Reviewer in addition to QCA 

 

Not required for a complete application but Indigenous Consultation but will be required as 

part of process. Also a local resident contacted me prior to your public meeting and indicated 

there might be un exploded ordinance in the this area. This might be worth exploring as the 

west side of the county was at one time used by the military for training. Are the owners aware 

of any roads on the site that had previously been used to access surrounding properties (ie 

Quarter Sessions Road)? Was a decision made on whether this would be a condo? 

Finally, the Official Plan contains an appendix which provides illustrated examples of 

waterfront subdivision design. Please consider this appendix as part of the application. 
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Attachment 2 - Land Titles 
Pin Map 
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Pin Page 
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Attachment 3  
 

Summary of Comments 
A non-statutory public meeting was held on June 3rd, 2021 under the auspices of Ray Essiambre 

and Associates Ltd on behalf of the property owners. An overview of the proposed development 

to gather public input. The meeting was advertised in the Picton Gazette and the Wellington Times 

and held virtually because of Covid-19 restrictions. A total of 45 people participated in the 

meeting. The following is a summary of the key points of discussion. A recording of the Online 

Meeting is available on request. 

 

Topic Response 

Why is there a discrepancy between the number 

of lots referred to in the advertisement for the 

meeting, and the number presented at this 

meeting? 

The owners hope to create a series of lots, one 

through severance and 10 through plan of 

subdivision. The meeting was a requirement for 

the plan of subdivision which was referred to in 

advertising. In presenting the development at 

the meeting, we wanted to present the whole 

picture and thus included the result of the 

severance. 

What is the significance of the July 6th 

deadline? Does this mean the process is being 

rushed? Will there be opportunities for further 

public input? 

When the Council approved the new Official 

Plan, it set July 6th as the deadline for the 

submission of planning application to be 

considered under the requirements of the 

current official plan. No decisions will be taken 

on July 6th. The decision process for the plan of 

subdivision can take up to 2 years with added 

public input. 

How will development north of the wetland be 

serviced? Will the road through the wetland 

need to be upgraded and what environmental 

impact would this have? 

The internal road for the development stops at 

the southern boundary of the wetland. From that 

point northward, it will be a private driveway to 

access the property to the north of the wetland. 

It is assumed that it will remain a gravel drive. 

If any changes to the driveway are required, 

they will have to be approved by Quinte 

Conservation. 
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Topic Response 

Will the developers be selling houses or just 

lots? What will the homes look like? Will there 

be architectural controls to make sure they’re 

compatible with the neighborhood? 

At this point has not been determined whether 

the developer will be building homes or selling 

lots, but it may to be a mix of both. Regarding 

Site Plan Control, the County does not require 

design controls for single family homes and the 

applicant is not proposing to impose controls on 

the new homeowners. 

Is the scale of development proposed consistent 

with having an EP wetland in the middle of the 

property and a provincially significant wetland 

in the north? 

All development will respect the setbacks 

required by the County and other authorities for 

both the wetland and provincially significant 

wetland. 

Who are the owners of the property? What are 

their backgrounds? 

Jay Christopher and Leah Jensen are from 

Belleville. Jay is a contractor and Leah is the 

manager of a real estate office. 

Why are you creating lots through two different 

processes, severance and plan of subdivision? 

 

The approval process for a plan of subdivision 

can take two years, while a lot can be created 

through severance in approximately 6 months. 

It would give the developer the option to sell 

the severed lot in order to generate early cash-

flow. 

How can the extensive tree growth on the 

property be preserved? 

The Environmental Impact Assessment will 

include a Natural Heritage Assessment which 

will provide requirements for tree protection. 

An arborist report with recommendations for 

preserving trees will also be included as part of 

the application. 

Will development affect the drinking water 

supply for existing residents in the nearby 

properties? 

 

A hydrogeological study is currently being 

carried out to confirm the adequacy of the water 

supply. The project will not proceed unless the 

water supply is adequate, and neighbors are not 

negatively affected. 
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Topic Response 

Will there be parkland included in the 

development? How will parkland needs of the 

community be met? Is there a way to enhance 

the municipally owned waterfront land opposite 

the property as a parkland? 

No parkland is included at the present time. 

Instead, it is proposed to pay the municipality 

the fee required in lieu of parkland. We were 

not aware of the municipally owned land on the 

waterfront and the implications have not been 

explored. 

How will access and roads be handled? Will 

there be a connection to Huycks’s Bay Road? 

 

The internal road within the property will be 

privately owned and maintained with no cost to 

the municipality. The internal road will 

terminate at the southern edge of the wetland 

and from that point it will be a private 

driveway. There is no intention to connect to 

Huycks’s Bay Road which is separated from the 

property by private lots. 

How many severances are you looking for? Are 

you aware that there was a lot severed after 

1998? 

We recently became aware that there may have 

been a lot severed after 1998, in which case 

there will be one severance. 

 

 

E-mails received after the Meeting  
 

Hello Rae, 

 I think it is important that the Summary which you provided of the Huycks Bay Estate non-statutory 

meeting on 03 June 2021 accurately reflect the comments and discussion. This is especially the case 

if you intend to present this report as evidence of community consultation. I was one of the 

participants, and my notes indicate that you omitted several key points as follows. 

  

1. Owners/Proponents: In the meeting you indicated that there was a third investor in addition 

to Jay Christopher and Leah Jensen who are also mentioned in your email. This was 

11562550 Canada Inc. which you suggested had several investors. Then, as in your email, 

there is no indication of who these people are. 
  

2. Traffic: Concerns were expressed about increased traffic on Huycks Point Road due to the 

development. You did not reply to this issue except to explain the access.  
  

3. Affordable Housing: Concerns were expressed that this development wouldn’t help with the 

County’s critical shortage of affordable housing. You agreed. 
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4. Density/Number of Houses: In response to a question about secondary houses, it was agreed 

that every lot could have two houses, and according to one of the other consultants, there 

would not be a limit on the size of the second house. Potentially this would mean a total of 24 

houses on 12 lots. 
  

5. Trees: In response to a question about tearing down trees on two of the lots which are 

heavily treed, you agreed this was likely to accommodate buildings and access. 
  

6. Rezoning: In response to a question about the potential for residents to stop this 

development, you indicated that it was by right and only a matter of time and process. 

Following further discussion, you seemed to agree that there is not any “right” to the 

subdivision and rezoning, only the right to make the applications. 
  

7. A Future Resort: One of the consultants suggested that if the community and Council did not 

accept the planned development, someone else might come along and try to develop a resort 

on the site. One of the participants pointed out that this would be extremely unlikely under 

the new Official Plan which soon comes into effect. 
  

If you plan to circulate comments received and/or a revised report, I have no objection to including 

my comments. 

  

Barry Pinsky 

 

 
Hello, 

I am the owner at 1073 Huyck’s Point Road. I was not informed of the zoom meeting in a timely manner 

but have since received a copy of the presentation. 

I also received a file with a Dropbox that I cannot access. Could you kindly send to me in an email 

version or give instruction how one can open without Dropbox. 

Thank you, 

Barbara Rastrick 

 

 

 

I want to thank you for the excellent notes and follow up on the meeting. I am quite keen to see this 

proposal approved. Good luck. Please let me know if there is any further information on the plans.  

Rhonda Stewart  
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Transcript of the Meeting. 
 

Huyck’s Bay Estates 

Non-statutory Public Meeting 

June 3rd, 2021 

 

DETAILED COMMENTS 

 

I'm just looking at the number of lots that you indicated, you know, a week ago was 10. Lots now 

it's 12 or in your ad, at least it said, it was ten. Lots. And now, it's 12. How do we know that this isn't 

going to be 20, 30, or 40 or 50 Lots? 

 

The reason for the difference between the 10 and 12 is that the county does not require a consultation 

process for doing a severance. We are proposing to create 10 lots by plan of subdivision which are the 

subject of tonight’s meeting, plus the two lots which we are proposing to create through severance. For 

clarity in the discussion, we are showing all 12 lots tonight.  

 

There's no expectation to it to increase those numbers and I don't think it's possible given the site, the 

environmental area on the property and all the limitations on the property. And don't think it's possible 

to do any more than that. 

 

I very much appreciate, appreciate you allowing the opportunity for us to speak today. And I’d just 

like to say, it'd be great to have these slide decks in advance to so we can bring our prepared 

questions. What is the significance of that July 6th date in connection with the Shoreland 

designation? Can you explain in layman's terms for us to understand? 

 

The County has adopted a new official plan. It’s been passed by Council and sent to the Minister of 

Municipal Affairs for approval. The new official plan and the policies in it doesn’t become a binding 

legal document until the Minister approves it and we don't know when that's going to happen. It could 

be two months, it could be six months, we just don't know. In order to help the land developers and 

people in County, they chose July 6th as a transition date. That’s when then new policies will apply and 

applications which are deemed complete prior to then will be judged by the current official plan. 

 

That gave some certainty in the marketplace and let landowners know whether they could file an 

application or not. We’re not taking on any clients for new applications because it’s too late. 

After July 6th, under the new official plan, there will be no residential subdivisions permitted outside 

of the settlement areas, so no more estate lot subdivision anywhere in the County after July the 6th 

 

You’ve been down to the property and know the gravel road to the back of the property is very rough. 

Literally just gravel not suitable for residential use, so obviously they have to rebuild that road in 

some capacity. I just my concerns would be around the effect on the wetlands by making that road 

useful. 
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That's a very good comment and an important one. 

 

Just so we’re clear, access is permitted through a wet land. The Conservation Authority allowed that 

road to be put in and they actually approved the two culverts. Anything that happens to that road will 

have to be done in such a way that it conforms to what the Conservation Authority says. 

 

I would think that it might have to be improved a bit with some more gravel or whatever they have to 

do to it. But it's going to be a private road more in tune with a laneway than a road. Whatever is going 

to happen back there will have to be done to the satisfaction of the County and the Conservation 

Authority. 

 

Are you planning to build houses? Or just sell lots? And if so, what are the price points of the 

houses? What kind of development will this be? 

 

There are going to be a variety of homes. The owner is a contractor. I would expect may build some 

homes themselves and that other lots would be for sale for other people to build on.  I think given the 

cost of land these days that whatever happens, it is going to be more upper end and than anything. But 

there are no specific plans or price points at the moment. I think it depends on who wants to build on 

what lot. 

 

Do you have a price point for lots then? 

 

No, not at this time. 

 

Who actually purchased the 95 acres? What is their background? Why did they decide to purchase 

the property? Was it entirely driven by monetary gains or whether other reasons that he decided to 

do this? 

 

I’ve introduced the two owners. One’s a contractor. The others a real estate agent based on my 

understanding. (Correction: manager of a real estate office studying for her real estate license.) 

 

They want to build their principal residence here, all the partners and owners want to build their 

principal residence here, and then the other lots would be available for sale to anyone else who wants 

to buy them. 

 

Are the contractors real estate developers? Lawyers meet everybody in this world lives by a name. 

What are their names? And where are they located? 

 

Jay Christopher and Leah Jensen have been residents of Belleville for many years, going to the County 

and they want to move to the County.  

 

I guess we're probably the newest residents, full-time residents of Huyck’s Point today. You kept 

mentioning there's a consent process. Can you, please describe to us how the process works? 
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A consent is a legal word for creating a severance. People are more familiar with the term severance. 

Under the current rules, a landowner, assuming they have the right designation on their lands can apply 

to have two lots, severed from their land and a retained parcel. So, you end up with three parcels from 

one piece of land.  So, for example, in this case, if there was a parcel taken from this, or severed from 

this land after 1998, then they're only entitled to create one more parcel, one more lot. If the parcel, or 

if a lot was taken from this property prior to 1998, then they're entitled to file for two severances {under 

the rules of the current official plan}. 

 

The severance process is one means under the Planning Act to create parcels of land. You can also 

create parcels of land by plan of subdivision. 

 

The first step of the severance process is to have a pre consultation meeting with the staff. So, if you 

have a parcel and say it was 10 acres or something and you want to sever two lots, then you create a 

sketch showing where the lots are to be located. Then you ask for a free consultation meeting with the 

County staff. The County staff goes through the process with you and then you can file your 

application. But that preconsultation process is mandatory. 

 

Does it involve local residents at all in that process? 

 

Local residents are circulated. If there's a rezoning required, the local residents or the neighbors would 

be made aware of it. But the general public doesn’t generally get involved with a lot consent. 

 

You mentioned the two principals who bought the property. Who is behind the numbered company 

that was listed on your first page?  

 

The investors, I don't know who they are. I don't know anything about that. Never met them, never 

talked to them. 

 

So probably not from the county or Belleville or local. Just some kind of investor. 

 

That's right.  

 

The land in the middle is Environmentally Protected and Huyck’s Bay itself is a Provincially 

Significant Wetland, so that the entire northern triangle of the lot is sandwiched between 

environmentally protected land and provincially significant protected wetland. So how are you 

looking at the process for potentially beefing up the road that goes in there, getting services back 

there as you call it? 

 

There will be substantial residences back there and there will be private services for septic and water. 

There would be a setback from.  

 

The environmental consultant is out there now doing their fieldwork and they will identify the shore 

land, for example, a Shore area, let's call it that. There's typically a 30-meter setback from the water   

and then will be a 30-meter set back from the Environmentally Protected wetland. So that triangular 
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piece in the north will have buffers on the north and south side. Then whatever is leftover are the 

buildable areas within which they can build their home and it’s also within that buildable areas where 

the septic systems will go and most likely the well. So, the well Gets dug in that area. It all has to be 

outside of the protected area. 

 

What about bringing Services into the area through the protected wetland?    

 

They're all self-contained with water and sanitary, so the only thing would be electrical. 

There's no there's no sewers or anything like that.  

 

I had was in a clustered subdivision, like the one that you've shown us. There was a requirement for 

open space or publicly accessible park space. Where does that factor into what you've shown us? 

 

Under the planning act, the developer has to provide 5% parkland dedication, or they can provide cash 

in lieu of Parkland. So, the county could take the cash in lieu of dedicated parkland and use the cash to 

develop a park somewhere else where it's more or needed. 

 

I am typically dealing with subdivisions like this in a rural area.  I don't recall a municipality requiring 

a five-acre park in an area like this. In a rural area and they tend to take the cash in lieu and use that 

money for some other recreation facility. 

 

Just the benefit of the counselors who are on this call and anyone representing the County on this 

call, I think that's a really significant subject for discussion. One, that shouldn't just be kind of swept 

under the table. I think that's a really, really important one. 

 

I want to add a comment regarding the Parkland dedication. I think that of a development of the 

scale is being proposed within our neighborhood. I think it is important that whatever parkland 

dedication should be provided within our neighborhood and not taken as cash in lieu and used for 

somewhere else. I think, even though the lots are really large, there is a significant need for parkland 

with to serve our own community. I think that in considering this application is really important that 

we need to look at where an appropriate piece of parkland is provided on site. And also, we should 

be looking at whether an onsite dedication could be located on the water's edge as well, which is 

also within which Shoreland use outlined in the official plan documents. 

 

Well, thank you very much for that and that's, that's why we have these meetings and get comments 

like that. The open space and recreation facilities will always be part of the discussion as we go forward.  

 

So, after the application is filed and that's when it gets in the and public comment and more discussion. 

Thank you for raising that, I hadn’t heard that yet {regarding the municipally owned land on the 

waterfront.}  Thanks for letting us know your views on that. 

 

My question is about the history of severance on the land. I think that you may be missing a 

severance that was done after that date on this piece of land. And so that would obviously impact on 

several levels of possible on the existing parcel. 
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We just became aware that there is one parcel that was probably severed after 1998.  

 

I'm just concerned about the social environment on Huyck’s Point, which is really a community of 

its own.  I'm across the road from a number of the lots. All of them are going to be drawing on an 

aquifer that I'm very dependent upon. I'd rather do without electricity. I cannot draw from the lake. 

Water’s a real concern. What happens if you run my well dry? It's not a theoretical question either. 

I'm also concerned about traffic density of population in a rural area.  And is the pending official 

plan, which wants the County to concentrate development. Development such as this strip housing 

does nothing for the county and even less this neighborhood.       

 

We have a larger, more distant concern about affordable housing. It doesn't exist on this road and 

it doesn't look like it ever will.   I also have very much the feeling that this whole process is being 

rushed to beat the new official plan. What is the hurry?  When people are hurrying there is a real 

concern that we're trying to pull a fast one.  And that's what I think about this whole project and 

don't count on me voting in favor of it, if I ever get the opportunity. 

 

I want to address two things that were raised.  One had to do with the water. We never want to get to 

the point where someone's well goes dry. And that's the purpose for doing the hydrogeology study 

right. The well drillers are out there {drilling test wells for the hydrogeologist}. I think they may have 

been out there today. That's the purpose for doing a hydro G {hydrogeological} study. We know there 

are parts of the county where there are there are problems water supply and so that's why we do the 

hydro-G study in advance and, quite frankly, if the study is not favorable then it simply doesn't go 

ahead. There are applications that simply don't go ahead and because there's not enough water or the 

water is not of sufficient quantity or quality. 

 

The hydro-G study is completed to the to the standard of the Conservation Authority. In the County 

the Conservation Authority acts as a resource to the County. It's the County that makes the ultimate 

decision, but it's the Conservation Authority that makes the recommendation for the County because 

they don't have the staff to deal with it.  

 

I think it just seems like an aggressive use of this land going into 12 properties. I still don't really 

have a clear idea as to what is actually going to end up on those on those separate properties?  I 

wouldn't mind knowing who the developer is. So just does he have like a company name or a website 

or something that we could go to and have a look and see what kind of builder he is, what he’s built 

before. Does he have a portfolio or something like that? I know he won't be necessarily building on 

all the lots but with potentially 12 lots, the owners say that they want to potentially develop a few 

places of their own and build their own places there, which I guess that kind of gives us some 

comfort. But that could change. It could be just 12 lots going to 12 different people and I guess they 

could go on the market at all at once and a number of them could sell very quickly and another 

number of the could be under development simultaneously and that would create a lot of traffic on 

the road. Certainly, a lot of construction traffic, a lot of big trucks rolling down the road. I say it’s 

a very dense and aggressive use of this land. So that's kind of my thoughts.    
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We'll get you some information about the owners and that's a fair question of who they are, what they 

do with their contractor. What kind of a contractor are they? That's a fair question and we’ll get some 

information for you. I have everyone's emails that's here today.  So, I'll email everyone, 

whatever information that comes a result of this meeting.  

 

I'm not a I'm not a professional marketing person, but I would think that the market is whatever is 

around you, right? Look at the homes that are there now and their various lots and that most likely will 

reflect the market. 

 

I echo what everyone else has been saying on the area, but I have another question. You said you 

have an environmental assessment being done. I'm wondering if you're having a natural heritage 

assessment being done as well. There's a large block of trees that's going to affect at least four lots 

or more. Council's been –I don't want to say aggressive but certainly attuned to--  preservation of 

treed areas in the County of the last couple of years and they've been trying to preserve them, and 

they've been making moves in that way. I see about 50 percent of the land with trees being wiped 

out for the sake of building lots. 

 

I think a very good point in terms of Natural History. Except for the couple of hedgerows, the areas 

that we have chosen for the potential development, there are no trees there at the moment. The natural 

heritage will be covered off in the environmental impact study. Also, there's one of the consultants on 

team who is a certified Arborist, and the County requires a tree management plan as part of the 

submission. So, there will be a tree management plan that's submitted along with the application. And 

the owners I know the owners are planning on planting more trees because many of the lots are devoid 

of trees at the moment. I know they've actually ordered more trees and expect to be planting more trees. 

 

I happen to be looking draft plan that you provided. Lots 6, 7, 8, and part of 10 that show trees. 

 

I think anyone that’s involved with the land development game now --and certainly the consulting 

industry -- preserves the trees whenever they can because they know that's a hot button issue for 

everyone. It will be for the neighbors and for the counselors. So, you want to stay away from trees and 

where you can, you want to augment them? Fortunately, here where the lots are, the buildable area on 

the lots don't have any trees. There are some other properties that were going on where there were 80% 

trees. They were trying to find a place to put houses and then it gets that gets problematic. But I don't 

see that here. I see we have an opportunity to protect the trees, we can augment it with tree planting, 

but that will be covered off with the natural heritage and environmental study and the arborist’ report. 

 

Another question I have is about Huyck’s Bay Road and your property to the west. Have you given 

thought to extending it through to your new internal road?  

 

We gave thought to it but quickly abandoned it. If you go to the end of the road and then you look at 

this property, it appears that you can connect the two new. But you can't because there are in fact, three 

properties between the end of the road and this property and there's just like a private laneway between 

the two. So, you know if the road allowance on Huyck’s Point Road is 20 meters, then this little access 
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into those three lots is about half that. So, you can't physically get a road in there anyway, so we're not 

planning on connecting the development of that road. 

 

Have you approached the owners to see whether you could actually go through? 

 

No, I don't think there's no need to do it at the moment. we can develop the site without connecting to 

roads. Personally, from a planning point of view, I don't I don't see any benefit of doing it. I just see I 

just see headaches more than anything. So, we can develop on this land with a private road and laneway 

and we don't have to disturb the neighbors. 

 

So, are you intending that the internal road is a private internal road?  

 

The access road is going to be condominium. 

 

Someone else had raised a question about a park land in the area, I believe that directly in front of 

the property on the south side of Huyck’s Point Road is a county-owned piece of park land that is 

currently undeveloped. It arose from that plan of subdivision. I know that former councillor Burris 

Peggy Burris had tried to get it developed years ago so that might be something to think about as 

well. It does provide access to the water.  

 

We weren't aware of that, but that's good. Good to know. 

 

Just on the point raised earlier about kind of rushing through the process, this process is going to take 

two to three years. We are rushing to file the application. If we get the application in before July the 

6th, we've got a two-to-three-year process before anything gets registered. A lot of meetings, a lot of 

discussion before anything happens on the ground, before Council, approves this plan. So, in that 

context, we're not rushing anything. We're rushing to get the application in, but, but the process is not 

being rushed.    

 

I want to go back to the tree issue having planted hundreds and hundreds of trees on my property, 

which is to the West. Your two largest lots are almost all trees, one of them is completely treed and 

the other one is 3/4 treed that the north lot, but I don't have the numbers in front of me, but the 

ones.  I mean one of them is completely covered in trees so if you're putting in a house in a driveway, 

in a garage and who knows what else, you have to take out an acre of trees, maybe more.   

 

I would look to the environmental impact study in the arborist report on the tree management plan that 

give us some insights on how we might deal with that. You know. I don't know about the quality of 

trees, obviously the calling the trees or something to look at.   

 

Because we're under older zonings, we have the right to have a sort of secondary unit. I'm not going, 

that's the right term. There is a concern the that some people in the development will have them --a 

third of them at airbnb's and some will have them for their relatives and they come and visit or 

whatever. I happen to have that right on my property, which is fairly large, but will the rezoning you 

will be asking for permit it? Will it permit these secondary kind of residences? 
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It's not so much magic, it's not so much asking for it. It's just that it's an as of right in almost every 

Zone in the County, almost everybody in the County that has a residential home on a lot is entitled to 

a second called Garden suites. 

 

So potentially we're talking about twenty-four residences on this site? 

 

There are very few that I've come across that actually build them. The potential is there, but there's a 

limit on the size. I think it's 750 square feet. So, a lot of people think about it, but they don't actually 

do 

it. But yes, it's possible to do that in any Zone in the county, any residential Zone account yet?  

 

The initial second unit by-law constrained the size. Then the County adopted a policy that the second 

unit could be up to two thirds the size of the main dwelling and finally at the direction of the province, 

There is no specification as to size provided that you can service it and meet the voting setbacks. Any 

zoning that allows a dwell allows a second dwelling unit. There are some exceptions but that’s the 

overall direction that applies across the county at this point. 

 

There's a discrepancy between the document that you sent on May 7th which shows the road actually 

going through the wetland. But on one of the slides you showed that same road where it seems to 

stop right at the edge of lot 7. I'm wondering why the discrepancy and when did this change. 

 

I think there was a previous plan on this property, and we started with that. Someone had proposed a 

road, an actual 20-meter right away through the entire wetland. That was part of a previous drawing, 

which probably got sent out somehow. But in any event, we rethought that, and, and it doesn't make 

sense. So, we saw the road now is shortened, it's much shorter, and it ends around lot seven. And then 

it's a gravel road. 

 

The plans are going to change again as we get feedback from people and we have more conversation 

with staff. It’s a fluid process but the basics I think are on the plan.  I think this is more or less. What's 

going to happen. We might lose a lot or two, but this is the basic configuration. I think just because 

there's limitations on the site we can't do much more than that. 

 

I think it's important here, for the subdivision file, there should be an architectural control by-law 

to ensure that the design of the buildings are constructed reflecting well on what is in the 

neighborhood. We should be looking at requiring a site plan control for any rezoning of the lots. I 

think it's important for the community that the buildings are built to a certain standard and fits in 

with the neighborhood. It’s also important having the opportunity to comment on what the buildings 

could look. It’s important for the community to have that opportunity. 

 

The County does have site plan control, but it does not apply to single family homes. 

 

And through the rezoning process, it can be required as a condition or the rezoning. 
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I know there's a couple local farmers, one does the north fields and someone else does the south 

fields. I'm not sure are these lands Prime agricultural land? Is there any kind of planning reasons 

why for example, why Council or anybody else that might object to the loss of these agricultural 

lands?  

 

They are not designated Prime Agricultural land and in the new official plan, it will still be designated 

Shore land. The only difference between the current official plan and the new official plan is that in 

the Shore Land you will no longer be able to do residential subdivision, but it will still be designated 

Shore land in the new official plan.  

 

I think would be helpful for residents to be aware of is the implication of the fact that these lands are 

designated Shore Land in both the current official Plan and the New official plan. The County wants 

tourism, and it wants resorts cited on Short Land. So, another use rather than the number of houses that 

we have under discussion could come up. It would be consistent with the official plan would be for 

somebody to put a resort there. I know that there has been market interest, but then it never came to 

anything along the along those lines. So that the if individual single-family residences won't go 

forward, there are other forms of development much more intensive that areconsistent with both official 

plans. 

 

Is it safe to say that Council would have to object to this development altogether? Are we really just 

kicking the can down the road here a little bit and trying to get what we want? Or is this really 

something that's going to happen? 

 

The purpose for the official plan designations is to give some certainty to the landowners and the people 

around that, what the future use could be. I get phone calls every day… what can I do with this? You 

know, my zoning is this. What can I do with my land? Zoning is very small part of it, the most important 

document is the official plan. That's where you have to go to the book. And if the official plan says 

that’s Shore land, then that's what you are entitled to do as long as you file the pros long as you follow 

the process and the rules of development within the shoreline designation, then you're most likely to 

get what’s proposed. 

 

So, it basically means that if the community was against it, we'd have to hope for some sort of 

environmental issue or some issue that's not known to us for this not go through. Is that what you're 

saying? 

 

That's right.   

 

Basically, a resident here all my life and I know exactly what's happened all the way around here. I 

know for a fact that there's already been several people try to buy that property and they were all 

turned down because they couldn't get Zoning or whatever they wanted. So, the deals fell through 

and there's also people down on the other end of the bay, the 40 acres at the far west end that have 

been trying to do things for years and haven't been able to do because of the significant wetlands 

and everything else, like your property over there. It's a heck of a wildlife area, a lot of wildlife comes 

through it and also do you know that your parcel floods out every year, most of it  on top of one 
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thing. And we're all worried about the wells. We're all fed by Huyck’s Bay, pretty much most of the 

stuff on Hikes Point Road, if on the South Side, end up, are all fed by hikes Bay and the wells, 

depend a lot on the head of the bay, and I don't know if they could even handle them.  

 

Well, it's useful information to know and   we'll get more into it, as we will dig into it more as we do. 

Our environmental impact study and the Hydro-G study will look into these issues. 

 

I really want to know what is going to be the effect on the well. I know you had your girls at the door 

today to talk to us about effects on the wells, if we had any problem and I know several people on 

the bay that have. And especially the new people on the north side of Huyck’s Point on Huyck’s Bay 

Road, have had a lot of problems. 

 

I am really surprised with what all the stuff that's happened. Of all the other proposals which 

happened on this place, that this one is all of a sudden going through. We already had one debacle 

across the bay where the old Hennessy place that is now a trailer park.   Well, it's this one's not 

going through. We're just getting started. So, we don't know what's going to happen to this. 

 

We're going to file the applications, go through the process, and we're see what happens when you 

come out. The other end as far from as far from a done deal. 

 

 We still have a couple of councillors on board and I'm a little concerned with how you responded 

on the inevitability of all of this. The OP gives property owner certain rights, and the zoning defines 

the rights in more detail.  I spent a lot of my life as a non-profit housing developer and rezoning’s 

are not a right. Rezoning’s may or may not go through. And this thing very much depends on a 

rezoning if I understand it correctly. So, I think it's that's my understanding.  It doesn't quite match 

what you were saying, and I was hoping one of the counselors could maybe clarify since they did in 

these processes all the time.    

 

Well, I don't think anything is a done deal, even if you have the official plan, but you're asking a 

question of a counselor. I don't know if the counselor wants to jump in and talk to it or maybe not. I 

think it's important to understand that the rezoning is certainly not never a done deal. 

 

Are you planning to have the consent and the plan of subdivision submitted concurrently at the same 

time before July 6? 

 

Yes, they will be. They will both be filed before July the 6th. The reason for the consent is that the 

severance typically takes a few months while in non- COVID-19 times. It would be six months from 

the time you file until you register your lot. That's for a severance. Plans of subdivision ore going to 

take several years. So that's the reason for filing two separate applications but they both will be filed 

before July. 

 

I don't understand as how you are able to divide the lots and your plan of subdivision the way you 

did 
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without knowing that you are getting the consent files or to Lots on the Southwest and Southeast 

side? 

 

If the if the land is not divided by consent or severance, then it will be divided by subdivision.     

 

So, what happens to the application for the plan of subdivision with a change like that? 

 

You don't have to file a new application. So, let's say we file an application for the severance of one 

parcel. Let's say for the sake of example lot number six or something and file an application for 

severance for that. If for some reason, it doesn't go through the severance process, we can amend the 

plan of subdivision to include another lot. 

 

We going to, we're going to file both before July the 6th. If for some reason after that, we're going 

through the review process with the County and for some reason there’s an issue with the consent 

application we could abandon the consent application and just roll it into the plan of subdivision.  

 

Just to be clear for everyone, the July 6th date is not when approvals take place, it’s when applications 

have to be submitted in order to be considered under the current official plan. 

 

What I am saying is that you are going to apply for the consent for the two lots and then a plan of 

subdivision. But if the consent does not go through, you will change your plan of subdivision to 

something else.  But you will still be running under the current official plan and I think that is an 

issue. because you effectively by-passed the new OP. 

 

No, we're not bypassing anything. I want to make that abundantly clear; we don't bypass anything. This 

is an open, transparent process and we are using the process. We are going through the process that's 

entitled to any land developer any landowner. So, if for some reason they want to abandon their consent 

application and have the two lots created by on a subdivision and they're entitled to do that. It's really 

a business decision that they want to get their going to try and get a lot created. 

 

For the plan of subdivision, you go through the process and you're changing roads, you're changing 

lots, you're doing many things. For the plan of subdivision, it very seldom is the application you first 

submit the one that actually gets registered. 

 

So, if you sever two pieces, then that allows for further sale of those two properties. Why they would 

want that? 

 

The reason why a landowner does this --and many, many land developers do it-- is they want to get 

some early cash flow. So, in this case, if they can file a consent or a severance and get 1 lot approved 

then they can sell one lot and the revenue from that that helps fund the rest of the development. That's 

the logic behind getting a a severance approved early.   
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Could you just clarify what is involved? You mentioned that you have an archaeologist or geological 

person? What would be their role in all of this? What, what are the responsibilities? What's their 

contribution to all of this? 

 

The ministry of culture and tourism requires that archaeological studies be done for any property within 

300 meters of a body of water. So, we hired an archaeologist and there's a process that they have to 

follow with the province and there are four stages to the archaeological process. 

 

The first step is the first step is to do Stage 1 and Stage 2 stage. Stage 1 is a literature review of anything 

that might be of interest in this area.  Stage 2 is to actually go out and walk the property, so all of the 

fields in this on this property have been plowed in the last couple of weeks and I think they're going 

out again to do one of the fields has to be redone in the next meal today or tomorrow. And then 

archaeologist gets six or eight people in a row and they stand eight feet apart or something and they 

walk the entire site looking for any artifacts that are on the surface, bits of pottery or belt buckle or 

something.   

 

Sometimes they find something that's of interest archaeologically, a remnant of a homestead. Then 

we'll isolate that as the area of archaeological interest. And then step three, they create a grid pattern 

with ropes and strings then they go in and they dig down. They do sample test digging down about 18 

inches, and then we'll sift all that soil and see what the comes out of it. Anything they find, they literally 

physically take everything off the site. That's have any item of archaeological interest it gets handles. 

Put in boxes, tag, photographed, and then it gets shipped away and stored. That's what the 

archaeological process is about.   

 

So, if we look at your grid your map that you showed to us, where would that 30 meters be from the 

shore.   

 

Well, I think everything, everything north of everything that was north of the wetland.  Probably all 

that areas being dug up and investigated, it's being done now, the farmer has to go and plow the north 

of the field again and the archaeologists are out there this week next week doing their site investigation.   

 

So, part of the process to make your submission by July 6 would be that you've completed this.  

 

Yes. 

 

How does that fit into your plan?   

 

They produce their report and then they have to file a report with the ministry of culture, and then the 

ministry of culture, gives them some certification or some letter. 

 

So that letter from the Ministry, would it need to be received prior to the 6th, is what happens or 

what's the timeline on that?  
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The July 6th date has a clause in it that  provides for  one seasonal  study to be filed after July the 6th  

So we are doing a number of studies  that are related to the weather and time of year. If for some reason 

we can't get the letter from the ministry before July the 6th, the letter from the ministry can be filed 

afterwards.  But all the other studies would have to go in for July 6th.  

 

When did all of the planning with respect to this begin? 

 

This has been put together in the last couple of months.  The sale just recently went through from my 

understanding {May 3rd}. So, everything with respect to dialogue with the County has been within the 

last couple of months.  

 

Earlier you were talking about earlier going through the access road from Huyck’s Bay Road.  My 

property is on that road right at the very end  and you absolutely have no permission for anyone to 

go through there . There is to be to no be widening that road make access for construction to happen 

on that road.  So just to let you know that there will be a fight that that's not going to happen.  I'm 

at the very end of Huyck’s Bay Road.  

 

I just to make sure that you are clear on that that -- it will not be happening.   

 

I'm looking at scheduled be of the new official plan. It looks like at least the northern part of your 

property is in a natural core area, a part that the county especially wants to protect to keep major 

development off of. In the new official plan, my understanding is that the relationship between Shore 

land designation and a natural core area is not clear yet. It be clarified perhaps in two years.  So 

what was said earlier about a resort being put there or a campground, it's not clear.  

 

We know we're dealing with a new official plan new policies, they haven't been tested yet.  When we 

get past July the 6th and we’re dealing with development applications in the context of the new official 

plan, I have questions  about that designation on behalf of other clients as well, right?  

 

Another aspect of the new official plan, so in other words, you'd have a much harder time getting 

this through in the new official plan with it being a natural core area from my understanding of it, 

although I'm no expert. And then the other thing I want to point out is, I believe that all wetlands in 

the new official plan that are on schedule. Be so even if they haven't been evaluated, now have will 

have a 50, metre setback. Not a 30 meter or buffer 50-meter buffer, rather than a 30-meter buffer, 

just wanted to point that out to.  

 

You were talking about the, the severances. And as I understand it, the intention is to create three 

separate Parcels. The north one, the protected wetland, and the subdivision.   Then you talked about 

selling off one of the parcels. Well, the only one you could either sell off the subdivision where you 

can sell off the north one.  You can’t sell off one of the subdivided Lots until they're subdivided. So, 

you know, I'm kind of concerned. So, does this mean the potential is there to just maybe sell off the 

subdivision part? Someone else entirely and I thought, I understood at some point that the owners 

were going to be living on this site. And I sort of assumed maybe that's wrong, that they would want 

the northern piece, which would be the most private and on the bay.  So, I'm a little confused now. 
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What might be happening as this thing moves forward?   There is an intention to sell off a piece to 

get some cash to keep the thing rolling. Well, there's only two pieces that are worth selling off either 

the big piece to the North or the future subdivision to the south. 

 

I think there was some confusion. The Southern section is not being severed. That's one whole piece 

which includes all of the subdivision.   

 

How many when you do, if you get the severance through, how many pieces will there be?   

 

There would be the severed piece and the retained parcel. There be a severed parcel and all the rest of 

the entire property is the retained part. 

 

So, you really only separating, you're only creating two parcels. You’re creating one building lot 

and then the rest of it is the entire property.   

 

That's right.   

 

We’re an hour and a half into this. If you have more questions, we'll stick around. I don't want to keep 

people here longer than they want to be.  We have two things that we want to send out to the group. 

One is information about the owners and their professional backgrounds. The other this is the date 

when the property was purchased.  I will send that out next week, Monday Tuesday.  

 

It has been a good discussion and we learned a lot.  And as I said, this is just the beginning of the 

process of sure. We'll be chatting again as this goes through the process. And   again, I want to thank 

you for your input and your comments today.   We had a over 40, but we had about 45 people at one 

point. Thank you very much for that. And I'm going to sign off.  

 

(Councillor Ernie Margetson) I just wanted to thank you Ray for hosting the meeting tonight and 

giving the community the opportunity to have more information at the outset of what you're 

proposing. And I think from what I heard tonight and correct me if I'm wrong, you're proposing a 

vacant land condominium on everything. But those that you may be able to sever through the 

consent process. So, it's not a plan of subdivision, it be a vacant land condominium. 

 

On our idea was plan a subdivision and the road becomes a condominium road. That's, that's where we 

started with this.  We had a brief discussion with Matt Coffee when we had a preconsultation meeting 

in the idea of what kind of internal road was discussed. The main thing is that the road becomes a 

condominium so it's not responsibility of the county. That's the main reason for talking about 

condominium. 
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Attachment 4 – Surveyors Sketch of Severance 
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Attachment 5 – Draft Plan of Subdivision 
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