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1. INTRODUCTION 

 

Ray Essiambre and Associates Ltd. (REAL) was retained on January 14, 2021 to provide Land Use 

Planning Service to 2798640 Ontario Inc. for a property located at the north east corner of Loyalist 

Parkway and Lakeside Drive in the Village of Consecon. The assignment was to file applications 

for a draft plan of subdivision and rezoning for a low density residential. 

 

This Report will include: 

 a description of the development proposal.  

 evaluate the proposal in the context of: 

o The 2020 Provincial Policy Statement.  

o Prince Edward County Official Plan 2021, Policies for the Village of Consecon. 

o County of Prince Edward Zoning By-Law 1816-2006.  

 Summary of supporting technical studies. 
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2. APPLICATION REQUIREMENTS 
 

A pre-consultation meeting was held between the County, REAL and members of the consulting 

team representing 2798640 Ontario Inc., the owners of Loyalist Heights. County staff provided a 

letter dated September 22, 2021 that outlined the requirements for a complete application. The entire 

letter is contained in Attachment 1. Extracts of the main requirements are in the text below.  

The following studies and reports would be required as part of a complete application package. 

• Complete Draft Plan of Subdivision Application  

• Complete Rezoning Application 

• Draft Zoning By-Law Amendment and Schedule 

• Planning Rationale  

• Environmental Impact Study  

• Environmental Site Assessment  

• Functional Servicing Report with servicing Options Investigation and Hydrogeological  

• Traffic Impact Study  

• Archeological Assessment  

• Tree Preservation, Planning and Management Report certified by an Arborist 

• Stormwater Management Study and Preliminary Lot Grading Plan  

Only half of the property is within the Water Service Area outlined in the water service agreement 

between Quinte West and the County. The entire agreement is included in Attachment 2. Prior to Draft 

Approval it will be required that the subject lands are entirely within the serviced area.  
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3. PROPERTY  
 

3.1 Location  
The property is located in the Village of Consecon. More specifically, it is located at the north east 

corner of Loyalist Parkway, also known as County Road 33 and Lake Side Drive, as shown in Figure 

1. 

Figure 1 - Property Location 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

3.2 Property Information  

Registered Owner – 2798640 Ontario Inc. 

Assessment Roll Number – 135032804524126 

Legal description – Lot 105 and Lot 106, Concession 4  

Pin Pages and Pin Map are contained in Attachment 3  

Area of Property – 9.2 ha  

Ward – Ameliasburgh 

 

3.3 Description  

The subject property is approximately 9.2 hectare. The historical use of the property is agricultural. 

South of the property is Lakeside Drive which is a local road. On the western boundary of the 

property is Loyalist Parkway, also named County Road 33, which functions as a major collector 

road.   The property is at the north-east corner of Loyalist Parkway and Lakeside Drive. There are 

no buildings, structures, watercourses or Environmental Protection Areas on the Site.   

 

North  

South  
Village of Consecon 

Site  
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4. SITE  
 

4.1 Topography 
The Site is relatively flat plateau with the land sloping gradually from east-southeast to west-

northwest. The drainage is to the north and west towards Loyalist Parkway and Wellers Bay on 

Lake Ontario. Surface water in the vicinity of the site includes Wellers Bay to the west and 

Consecon Lake to the southeast. There are ditches along Loyalist Parkway and Lakeside Drive. 

 

4.2 Natural Heritage 

The Site consists of two cultivated fields and some areas that have vegetation that form hedgerows. 

To the north is a forest and an unevaluated wetland; to the east is another forested area and cultivated 

fields. 

 

The property boundary is bordered with vegetation with the two fields in the middle of the property 

that are separated by a hedgerow that is approximate 8 m wide. It is bounded on the north by a forest 

and an unevaluated wetland, to the east by forest and agricultural fields, to the south by Lakeside 

Drive, and to the west by Loyalist Parkway-County Road 33. Figure 2 Natural Heritage shows the 

natural features on the site.  

 
Figure 2 Natural Heritage  (Source: Greer Galloway EIS) 
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4.3 Adjacent Unclassified Wetland 

An unclassified wetland is located north of the Site; it is located on land owned by the County. The 

Environmental Impact Study conducted by Greer Galloway Group identified the boundary of the 

wetland and a 30 m buffer that extends into the rear yard of 3 of the lots as shown in Figure 3.  

 

Figure 3 Boundary of Wetland and Buffer (Source: Greer Galloway EIS) 

 

 

 

 

 

 

 

 

 

4.4 Tree Preservation Plan 

A Tree Preservation Plan was prepared by Trohpic Design that made recommendations on 

preserving trees in area T14 and there is no anticipated impacts from development in this area. Area 

T14 is located in the northern part of the site as shown on Figure 4a.  

 

Figure 4a Tree Preservation Plan - North (Source: Trophic Design) 
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Trohpic Design also recommended that existing trees at locations T2, T3 and T4 along the Lakeside 

Drive frontage, be preserved. Figure 4b shows the location of the trees to be preserved. 

 
Figure 4b Tree Preservation Plan – South (Source: Trophic Design)  

 

 

 

 

 

 

 

  



Planning Justification Report 

Lakeside Estates in the County, Consecon, ON 

File: REAL-1267 

 

 
Ray Essiambre and Associates Ltd  P a g e  | 7 

             613-371-7541 ray@infracycle.com 

 

5. AREA CONTEXT  
 

5.1 Surrounding Land Uses  
Figure 5 below illustrates the relationship of the Lakeside Estates to existing uses in the Village.  

 

Lakeside Estates will consist of low density residential development that is a logical extension of 

the existing development in the Village. The resulting settlement pattern is compatible and 

consistent with existing low density residential development located west of the Site and Loyalist 

Parkway.  

Figure 5 Surrounding Land Uses 
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5.2 Transportation  

Figure 6 shows the Site has frontage on 2 County owned roads. Loyalist Parkway is designated a 

Municipal Highway, while Lakeside Drive, CR 29, and Salem Road are designated Local Roads on 

Schedule E – Transportation and Infrastructure of the County Official Plan 2021.  

Figure 6 Transportation 
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6. DEVELOPMENT PROPOSAL 

 

Figure 7 below is the Demonstration Plan for Lakeside Estates in the County. 

 
Figure 7 Demonstration Plan 
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6.1 Design Elements  

The following are elements that influence the design of Lakeside Estates in the County. 

6.1.1 Settlement Pattern 

The development when approved will complete the development at the north end of the Village of 

Consecon. The subdivision consists of lots for construction of single family and semi-detached 

units.  The lots in Lakeside Estates are consistent with the historic settlement pattern and lot fabric 

in the Village.   

6.1.2 Ingress and Egress 

An internal road will provide access from Lakeside Drive. A second access is provided to Loyalist 

Parkway that will align with the existing intersection at County Road 29. Loyalist Parkway is a 

County Highway; consequently, there will be no direct access by Loyalist Parkway to abutting 

residential lots, and access to the lots will be from the internal road. Lots 13 – 18 will have direct 

access from Lakeside Drive which is a local County Road. 

6.1.3 Drainage and Wetland  

Drainage on the site flows overland from the south-east and generally toward Weller Bay in the 

north-west. Surface water will be directed toward a storm pond that will be located on Block 33 that 

is between Lot 1 and Lot 26. There is a small unclassified wetland located north and outside the 

boundary of the subdivision. A 30 metre buffer that will protect the wetland encroaches onto the 

rear of three residential lots.  

6.1.4 Affordable Housing 

There is high demand for housing in the County and the units in Consecon may provide an 

opportunity for more affordable housing than in larger urban centres. The development will provide 

housing for residents who desire to live in a village setting.   

6.1.5 Public Realm  

It is expected that the conditions of draft plan approval will include the requirement to provide a 

landscaping plan that will provide design details for the development. A tree preservation plan has 

been completed. It recommends that several tress along Lakeside Drive be preserved. 

6.1.6 Park Land Dedication 

The gross area of the property is 9.2 ha. The parkland requirement is 5% of the gross area which is 

0.475 ha. The development is relatively small with 32 lots resulting in an expected population of 

approximately 100 people. Given that the lots in Lakeside Estates will be larger at a minimum of 

2,000 m2, the need for park land within the development is less necessary. 

 

The parkland requirement will be satisfied by cash-in-lieu of parkland dedication.  
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6.1.7 Active Transportation  

A 1.5 m sidewalk will be constructed on the east side of Loyalist Parkway from the intersection of 

Loyalist Parkway and Lakeside Drive to the access road to the subdivision. The internal roads will 

have a rural cross section and no sidewalks are proposed.  

 6.1.8 Streetscape  

Streetscape is the area within the property lines on the public road allowance. The proposed 

streetscape treatment will enhance the character of the development while being compatible with 

the naturalized character of the surrounding community context. One trees will be provided per lot, 

where appropriate. Existing trees on Lakeside Drive will be preserved as recommended in the Tree 

Preservation Plan.  

 

The Road Cross Section will be similar to the profile shown in Figurer 8. 

A Landscaping Plan will be prepared that will show the location and detail of landscaping for the 

development.  

 
Figure 8 Road Cross Section 
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7. THE DRAFT PLAN  
 

The Draft Plan is shown in Attachment 4. The Tables 1, 2 and 3 provide information for the Land 

Use Schedule, Unit Types and Density. 

 

7.1 Land Use Schedule  
Statistics about the draft plan are included in Table 1. The total area of the Site is approximately 9.2 

ha. The single family lots account for 5.99 ha and 65% of the Site. The Semi-detached units 

consume 1.43 ha and 16% of the Site. The combined total area of the Site that will be used for 

residential uses is 7.42 ha, which is 81% of the land area. The stormwater management facility will 

consume 0.21 ha or 2% of the site and the rights-of-way will consume 1.57 ha and 17% of the Site.   

 

Table 1 - Land Use Schedule  

 Land Uses Lots / Blocks Ha  Percentage 

Single Detached Units  2 & 3, 6-20, 22-32 5.99 65% 

Semi-detached Units  1, 4 & 5, 21 1.43 16% 

Stormwater Management Facility Deed to Municipality 33 0.21 2% 

Municipal Road Allowance Street A & B 1.57 17% 

  Total Site Area 9.2 100% 

 

7.2 Unit Types 

There will be 28 lots for single family home and 4 lots of semi-detached units for a total of 36 

units as shown in Table 2. 

 

Table 2 - Unit Type 

 Land Uses Units  

Single Detached Units 28 

Semi-detached Units (4 lots x 2) 8 

  36 

7.3 Density  

The density of Lakeside Estates will be 4.9 units per hectare as shown in Table 3. 

 

Table 3 - Density 

 Land Uses Units  Ha  Units / Net Ha 

Single Detached Units 28 5.99 4.7 

Semi-detached Units (4 lots x 2) 8 1.43 5.6 

 36 7.42 4.9 
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8. POLICY REVIEW 

 

The planning permissions for the development of Lakeside Estates are contained in two key policy 

instruments. 

 The Provincial Policy Statement 2020 (PPS).  

 The County Official Plan 2021.  

A description of the relevant policies contained in these documents is provided below.  

 

8.1 The PPS 

The PPS applies to all decisions in respect of the exercise of any authority in the Province of Ontario 

that affects a planning matter made on or after May 1, 2020. It provides policy direction on matters 

of provincial interest related to land use planning and development. The PPS is to be considered in 

all planning decisions. Planning decisions “shall be consistent with” the PPS. 

 

The PPS promotes vitality and regeneration with a view to building strong healthy communities by 

focusing growth and development in settlement areas (Section 1.1.3).  

Four sections of the PPS are especially relevant to the development that would be permitted by the 

Planning Applications: (i) settlement areas; (ii) housing, (iii) public spaces, recreation, parks, trails 

and open space; and (iv) sewer and water services. Each of these topics is discussed below.  

 

8.1.1 Settlement Areas  

The PPS establishes that “settlement areas shall be the focus of growth, and their vitality and 

regeneration shall be promoted”. More particularly, the PPS sets out the Province’s objectives for 

land use patterns within settlement areas as follows: 

PPS: 1.1.3.2 – Land use patterns within settlement areas shall be based on:  

a) densities and a mix of land use which:  

 

1. efficiently uses land and resources;  

2. are appropriate for, and efficiently use, the infrastructure and public service facilities 

which are planned or available, and avoid the need for their unjustified and/or 

uneconomical expansion; 

3. minimize negative impacts to air quality and climate change, and promote energy 

efficiency;  

4. support active transportation.  
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PPS 1.1.3.6 - New development taking place in designated growth areas should occur 

adjacent to the existing built-up area and shall have a compact form, mix of uses and 

densities that allow for the efficient use of land, infrastructure and public service facilities”  

The Village of Consecon is identified as a settlement area in the County’s Official Plan which 

focusses growth in the Village of Consecon.  

By concentrating growth in the village, and developing Lakeside Estates, there will be a more 

efficient use of land and a greater potential for the Village to develop into a more complete 

community.  

Lakeside Estates will add a mix of single family homes and semi-detached units offering a mix of 

densities in the housing market.  

Lakeside Estates is located on land that is contiguous to and adjacent to the existing built-up area. 

It will complete the development pattern in the northeast area of the Village.  

The development will connect to the municipal water supply and make more efficient use of existing 

infrastructure.  

The development will contain roads and a sidewalk that will contribute to Active Transportation.   

The proposed development is consistent with the Settlement Policies of the PPS.  

 

8.2.1 Housing  

On matters related to housing, the PPS requires local planning authorities to provide for a range of 

housing types and densities to meet projected requirements of current and future residents of the 

regional market area (PPS 1.4.3). Specifically, the PPS asks local municipalities to:  

1. establish and implement targets for the provision of housing which is  

affordable to low and moderate income households;  

2.   direct the development of new housing towards locations where appropriate levels of 

infrastructure and public service facilities are or will be available to support current and 

projected needs;  

3.  promote densities for new housing which efficiently uses land, resources, infrastructure 

and public service facilities; and 

4.   establish development standards for residential intensification, redevelopment and new 

residential development which minimize the cost of housing and facilitates compact form, 

while maintaining appropriate levels of public health and safety.  

These are policies that apply to the entire municipality. The PPS does not contain specific policies 

concerning how these provincial objectives are to be satisfied either through the development of 

designated Settlement Areas How it is accomplished is left to the local municipality and its’ Official 

Plan.  
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The development within Lakeside Estates includes single detached homes and semi-detached that 

provide a variety of units at different price points. The type of housing on larger urban lots will offer 

a greater choice for residents who prefer to live in smaller communities like Consecon.  

 

8.3.1 Public Spaces, Recreation, Parks, Trails and Open Space  

Regarding public spaces, recreation, parks, trails and open space, Section 1.5 states the following.  

a) planning and providing for a full range and equitable distribution of publicly-accessible built 

and natural settings for recreation, including facilities, parklands, public spaces, open space 

areas, trails and linkages, and, where practical, water-based resources; 

b) recognizing provincial parks, conservation reserves, and other protected areas, and 

minimizing negative impacts on these areas  

Lakeside Estates will not have dedicated public open space. The contribution to parkland and open 

space will be provided by cash-in-lieu payment of parkland. 

The north and east boundaries of the property form the limits of the Village with private rural land 

owners to the east. North of the property is land owned by the County; there may be opportunity to 

have trails in the area to the north in conjunction with a wetland that abuts the northern boundary 

of the property.  

 

8.4.1 Sewage and Water Services  

On matters related to planning for sewage and water services, the PPS provides direction in the 

following sections.  

1.6.6.1 Planning for sewage and water services shall:  

a) direct and accommodate expected growth or development in a manner that promotes 

the efficient use and optimization of existing:  

1. municipal sewage services and municipal water services;  

 

1.6.6.2. Municipal sewage services and municipal water services are the preferred form of 

servicing for settlement areas. Intensification and redevelopment within settlement areas on 

existing municipal sewage services and municipal water services should be promoted, 

wherever feasible.  

 

Lakeside Estates will utilize the existing water supply, thereby optimizing existing infrastructure.  

 

Servicing the development with municipal sanitary services is not feasible because there is no 

sanitary system serving the Village of Consecon. The development will be serviced by private 

individual septic systems.  

 

8.5.1 Transportation Systems  

On matters related to Transportation the PPS states the following: 
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1.6.7.1 Transportation systems should be provided which are safe, energy efficient, facilitate 

the movement of people and goods, and are appropriate to address projected needs. 

 

The road layout promotes the safe movement of people that meets the needs of the future residence 

and vehicular traffic in Lakeside Estates. 

 

8.2 Prince Edward County Official Plan 2021 

The following are relevant Official Plan policies that affect the development of the Site.   

 

8.2.1 Official Plan Designation 

The Lakeside Estates property is within the Village of Consecon, one of the Villages in Prince 

Edward County, designated on Schedule ‘A-1’ of the recently approved Official Plan. Figure 9 

shows a portion of Schedule A-1 and the Official Plan Designation for the Site.  

 
Figure 9 Schedule A-1 and the Official Plan Designation 
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8.2.2 Villages Designation  

Section 4.1.3 of the Official Plan speaks to the intent of the Village Designation. 

 

It is the intent of this Plan to promote the function of Villages as Urban Settlement Areas, with 

a mix of housing and businesses, as well as community uses and facilities. Villages are intended 

to prioritize municipal services, infrastructure, and small-scale commercial uses. It is 

anticipated and desirable that Villages have many of the same uses as Urban Centres, but at a 

scale that preserves the existing village character. Larger and denser developments may be 

directed to an Urban Centre designation. The permitted uses with Villages shall be further 

defined by a secondary plan and or a zoning By-Law. 
The intent of the Official Plan Policy is to develop a variety of housing types that will support local 

commercial businesses and create a complete urban community. Lakeside Estates will offer a mix 

of single family and semi-detached units at the highest density possible.  

 

The maximum number of residential units, and the density, will be regulated by the minimum area 

of a lot (2,000 m2 ) that is permitted to accommodate private septic systems.   

 

There is no Secondary Plan for the Village and land uses will be guided by the Official Plan Policies 

and controlled by the zoning By-Law.  

 

8.2.3 Policies for Villages  

Section 4.1.3.1 lists the permitted residential uses in villages that will apply to Lakeside Estates. 

 

1) Permitted Uses in the Village Designation  

a) Single-detached dwelling units;  

b) Semi-detached  

c) Second units and garden suites;  

d) Live-work units; 

e) Home businesses;  

f) Bed and breakfast establishments;  
g) Public uses and public and private utilities. 

The permitted uses for the lots in Lakeside Estates will be identified on the zoning By-Law. The 

proposed zoning will be Hamlet Residential (HR) and will include all the uses listed in 8.2.3.  

 

 

8.2.4 Schedule 'B': Natural Features & Areas 

5) The Villages include natural features and areas that are identified on Schedule 'B': 

Natural Features & Areas. Where an identified natural feature or area is identified within 

a defined Village boundary, the policies relevant to the natural feature or area identified 

in this Plan shall apply, and shall be recognized in implementing the Zoning By-Law. 

 

No Natural Features are identified for the Site on Schedule ‘B’: Natural Features & Areas.  
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8.2.5 Efficient Land Use Pattern 

6) Lands within the Villages designation shall evolve and be enhanced over time. New 

opportunities for growth shall ensure an efficient land use pattern and walkable, compact built 

form. 

 

The design of Lakeside Estates produces the maximum allowable density and ensures an efficient 

compact built form and land use pattern. The design provides for pedestrian movement on internal 

roads that connects to the sidewalk along Loyalist Parkway. This policy refers to new structures and 

built form. No new structures are proposed at this time, although it is anticipated that new homes 

will be of contemporary design.  

 

8.2.6 Building Heights and Compatible Development 

8) All new development within the Village designation shall generally have a maximum height 

of 3.5 storeys, or 12.0 metres, whichever is less, and be compatible in the context of existing 

development. The provisions of the implementing Zoning By-Law may provide more restrictive 

or permissive height limits based on the specific context of the Village, and the design details of 

the development. 

 

The new development within Lakeside Drive designation shall generally have a maximum height 

of 3.5 storeys that will be included in the Provisions of the proposed HR residential zone for the 

Site. The development will be compatible in the development in the surrounding area.  

 

8.2.7 Housing Form and Type 

9) A variety of house forms and building types is encouraged throughout the Villages 

designation. It is the intent of this Plan that built form, compatibility, and the availability of 

appropriate infrastructure be the determining factors for facilitating the types of development 

permitted in each Village, as determined by the Municipality. 

 

A variety of single family and semi-detached homes and building types will be developed in 

Lakeside Estates. They will be serviced by municipal water and private septic systems which are 

permitted by the County. 

 

8.2.8 Design Policies for Villages 

11) All new development shall conform with the Design Policies for Villages and Hamlets 

in Appendix C to this Plan. 

 

Pattern of Development  

a) In accordance with the policies for Villages and Hamlets, future development will 

contribute to a compact built form, where possible and appropriate. To support a compact 

built form, new development shall generally occur incrementally as infilling within or 

contiguous to the existing built-up areas.  
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b) To further support a compact built form in the Villages and Hamlets, natural heritage 

features shall be maintained as a buffer between Villages and Hamlets and the abutting 

Rural Lands and Agricultural Areas.  

c) To support the development of walkable Village and Hamlet centres that offer a 

concentration of goods, services and amenities, non-residential uses will be directed to 

locate adjacent to, or in proximity to, existing commercial and institutional uses.  

d) To support people’s access to food, retail food establishments such as grocery stores, 

produce vendors, and farmers’ markets will be directed to locate in proximity to residential, 

commercial and community uses.  

e) Council shall encourage conservation, retention and enhancement of significant heritage 

buildings, ruins, districts, landscapes, and archaeological features through effective 

community design.  

f) Council shall encourage the protection of public views and sightlines to significant 

cultural heritage resources. 

g) Design for new single-detached dwellings within the Villages and Hamlets shall have regard 

for the following objectives:  

i) Doors, windows and porches are incorporated into front and exterior side façades so 

they appropriately address adjacent roads;  

ii)  Entrance features, such as stairs and canopies, and other architectural elements are 

incorporated into the front elevation of the building;  

iii) Garages are set behind or flush with the main building face or accessed from a rear 

lane; and  

iv) Parking for permitted home businesses, live-work uses or bed and breakfast 

establishments is encouraged to not be located in the front yard. 

 

Lakeside Estates will contribute to a compact built form by developing the maximum permitted 

units for low density development.  The property is contiguous to the existing development in the 

northern part of the Village as illustrated in Section 4, Area Context.   

 

North of the Site is a wetland. A buffer area consisting of a 30 m setback will protect the wetland, 

and the wetland will be a buffer between the Village and the abutting Rural Lands and Agricultural 

Areas.  

 

Immediately west of the Site and across Loyalist Parkway is a commercial development. The 

proximity of the residential uses in Lakeside Drive to the commercial use supports the policy to 

concentrate goods and services in the Village.  

 

Lakeside Estates will preserve the natural heritage of the Site and surrounding area by protecting 

the wetland located to the north and the retention of several trees on the north side of Lakeside 

Drive. 

 

Lakeside Estates does not impact any significant cultural heritage resources. 

 

The design of new single family homes and semi-detached units shall consider the objectives for 

the design of units.  
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8.2.9 Additional Policies for Villages 

Section 4.1.5 Additional Policies. Below are Additional Policies that affect Lakeside Estates 

1) County shall have regard for lot size and configuration, building heights, massing 

and scale, as well as buffering requirements including landscape treatments and 

setbacks. 

2) Home businesses may be permitted within any residential dwelling within the 

Villages. 

3) Daycare facilities may be permitted within the Villages 

 

The zoning By-Law for Lakeside Estates will contain provisions that will regulate the maximum 

height of buildings, setbacks from lot lines, setbacks from the wetland, and site coverage that will 

control the building massing and overall character of the development. As a condition of approval 

a Landscaping Plan will be prepared for Lakeside Estates. 

 

Home Based Businesses and Daycare facilities will be included as permitted uses in the zoning By-

Law for Lakeside Estates. Daycare facilities will be subject to provisions for licensing that use.  

 

8.2.10 Servicing in Villages - Water 

3.4.3.3 Servicing Policies for the Villages with Municipal Water Services Only  

 

1) Municipal water services are the preferred form of servicing for new growth 

opportunities within the Villages of Bloomfield, Consecon, Ameliasburgh and Carrying 

Place.  

2) In order to promote ongoing growth within the Municipality, the existing water 

distribution systems in the Villages of Bloomfield, Consecon, Ameliasburgh and Carrying 

Place will be maintained and may be extended to serve new development.\ 

 
Only half of the property is within the Water Service Area outlined in the Water Service Agreement 

between Quinte West and the County, which is included in Attachment 2. Prior to Draft Approval 

it will be required that the subject lands are entirely within the serviced area. The owners of Lakeside 

Estates have asked the County to identify the process for amending the Water Service Agreement. 

At the time of preparing this report, the County has not identified the process. 

Lakeshore Estates will work with the County to amend the Water Service Agreement.  

Jewell Engineering completed a Functional Servicing Report for Lakeside Estates dated December 

2, 2021. The report contains a description of the water distribution system.  

There is sufficient flow and pressure available to provide domestic service and fire protection to the 

proposed subdivision. Water may be supplied by a 200 mm water main extension to the existing 

system. 

8.2.11  Servicing in Villages - Sanitary 
3.4.3.3 Servicing Policies for the Villages 
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5) Partial servicing strategies shall only be permitted within the identified Villages in the 

following circumstances:  

a) Where they are necessary to allow for infilling and rounding out of existing 

development on partial services within the Village boundary provided that: 

 i. the development is within the reserve sewage system capacity and reserve 

water system capacity.  

ii. site conditions are suitable for the long-term provision of such sanitary 

services.  

iii. a Servicing Options Investigation is provided to evaluate the servicing 

options based on a hierarchy, which promotes development on communal sewer 

and/or water as the preferred means of servicing.  

iv. where communal servicing is shown not to be a viable option through the 

Servicing Options Investigation, to the satisfaction of the Municipality, private 

servicing may be permitted if supported by the appropriate hydrogeological 

studies. 

Sanitary servicing within Consecon is provided through private septic systems. To assist with the 

establishment of a minimum lot size such that private Class 4 systems would be feasible, Jewell 

Engineering engaged Geer Galloway Group Inc. (GGG) to perform suitable tests for water and soil 

in the proposed development land.  

A lot fabric was developed with the support of the GGG study and lot sizes and setbacks are 

achieved. The hydrological study completed by GGG confirms that the proposed subdivision and 

severances can be serviced with private septic systems.  

Jewell engaged Septic Designs by Carolle to prepare a concept design for a raised bed on the soils 

present at the site. This confirmed a Class 4 raised septic system and a spare bed will fit within the 

proposed lots. 

 

8.2.12 Servicing in Villages - Stormwater  
3.4.4 Stormwater Management Policies  

1) The Municipality shall require appropriate stormwater management facilities and 

outlets for new developments that mitigate the impacts of stormwater quality and quantity. 

Stormwater Management Plans shall be required for any new major development with 

large amounts of impervious area. Stormwater management will be undertaken in 

accordance with the Province’s Stormwater Management Plan and Design Manual, or its 

successor. 

Jewell Engineering completed a Stormwater Management Report for Lakeside Estates dated 

October 26, 2021. 
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The SWM objectives for the site were established based on correspondence with Quinte 

Conservation Authority (QCA), and the guidance provided in the 2003 MOE SWM Planning. 

Options for quantity control were investigated.  

The report provides several options to improve water quality; a small storm pond is proposed within 

the development. The proposed SWM solution satisfies the objectives of the approving authorities.  

 

8.2.13 Transportation Policies  

1) The transportation system, for purposes of road allowance protection, is shown on 

Schedule ‘E’: Transportation & Infrastructure ,and includes roads in settlement areas. 

The transportation system is intended to provide for the efficient and safe passage of 

pedestrians and cyclists, the operation of an efficient public transit system and provide for 

the balanced usage of motor vehicles. Provincial Highways are subject to Provincial 

requirements and permits in addition to the other policies of this Plan. 

SCHEDULE 'E': Transportation & Infrastructure identifies Loyalist Parkway as a Municipal 

Highway and Lakeside Drive as a Local Road. 

Jewell Engineering completed a Traffic Impact Study for Lakeside Estates that is dated December 

3, 2021. The study analyzed two proposed entrances on the existing adjacent roads. One proposed 

entrance to the development will be from Loyalist Parkway and another entrance to the development 

is proposed from Lakeside Drive.   

Jewell examined the impact of the proposed Lakeside Estates residential development on the 

existing road network and made the following principle findings:  

1. Intersection Operation/LOS - All intersections will continue to operate at an acceptable 

level of service under a two-way stop control through the 2032 planning horizon with the 

proposed Lakeside Estates development traffic, therefore, no improvements to the existing 

intersection controls are recommended.  

2. Auxiliary Lanes – Auxiliary turning lanes are not warranted at any of the study 

intersections. 

3. Sight Lines - Sufficient sightlines are available at the proposed site access locations.  

Therefore, the existing road network is sufficient to support the proposed Lakeside Estates 

development and no modifications are required. 
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9. ZONING 

 

 

9.1 Existing and Proposed Zoning 
The Site is currently zoned FD – Future Development Zone. Figure 10 – shows the FD zone that 

currently applies to the Site. The permitted uses in this zone are limited to existing uses which 

consists of cultivated farmland.  

To permit development of Lakeside Estates, the Site needs to be rezoned to HR - Hamlet 

Residential.  The intent of the HR zone is to permit low density residential uses on lots that are 

serviced by municipal water and that are large enough to support private septic systems. Figure 10 

shows the proposed zoning of the Lakeside Estates. Attachment 5 contains The Draft Zoning By-

Law and Zoning Schedule.   

 

Figure 10 - Existing and Proposed Zoning 

 

 

 

 

HR 
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10. TECHNICAL REPORT 

 

10.1 Environmental Impact Study  
The Greer Galloway Group was retained by 2798640 Ontario Inc. to prepare an Environmental 

Impact Study (EIS) report (June 2021) in support of a residential subdivision and rezoning of Part 

of Lot 105, Concession 4, Ameliasburgh Ward, County of Prince Edward. Below is a summary of 

the Conclusions of the report. 

Policy Conformity and Conclusions 

The proposed development is within the Village of Consecon.  

1. Changes in land use designation from Future Development  to  Hamlet  Residential  will  

be  in  compliance  with  the  Zoning  By-Law.   

 

2. The proposed project complies with the PPS policies as analysis of background 

information and field investigations indicate that there are no significant natural features 

within the property or adjacent lands that could be impacted. 

 

3. Evaluation of the existing conditions of the natural features in the property indicate that 

no significant impacts to vegetation and wildlife are expected. Vegetation cover is low and 

highly impacted with invasive species. The proposed subdivision will not contribute to 

adverse cumulative impacts related to detriment of natural features in the area. 

 

4. There are no watercourses and wetlands within the developable area. No development is 

proposed within the wetland buffer and measures will be applied to avoid indirect impacts 

to this feature and its ecological functions. 

 

5. Recommendations to avoid impacts and/or mitigate potential impacts have been 

proposed and are considered adequate. Therefore, it is our opinion that the proposed 

subdivision will cause a low impact in the natural features and their ecological functions. 

 

10.2 Environmental Site Assessment  

At the time this report was prepared, the Environmental Site Assessment was not available. The 

Assessment will be provided to the County as soon as it is available.   

 

10.3 Functional Servicing Report with servicing Options 

Investigation and Hydrogeological  

Jewell Engineering completed a Functional Servicing Report for Lakeside Estates Development 

dated December 2, 2021. The report contained investigation of servicing and considered 
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Hydrogeological information provided by Greer Galloway. The conclusions of the report are 

summarized below.  

Jewell studied the site and the proposed development to review the feasibility of servicing 

the proposed development on Loyalist Parkway and Lakeside Drive in the village of 

Consecon. The conclusions are as follows:  

Water Distribution System: There is sufficient flow and pressure available to provide 

domestic service and fire protection to the proposed subdivision. Water may be supplied by 

a 200 mm water main extension to the existing system.  

Sanitary Sewer- Septic Systems: Soils are finely grained silt-textured glacial till having 

suitable geotechnical properties. The low permeability of the beds requires the use of raised 

septic beds. The typical daily design for sewage flow (Q) for each dwelling would be 

1600L/day. Septic beds should not exceed a loading rate of 6 L/m2. The minimum practical 

lot size is in the range of 0.2 ha. 

 

10.4 Stormwater Management Study and Preliminary Lot Grading 

Plan  

Jewell Engineering prepared a Stormwater Management Report for Lakeside Estates that is dated 

October 26, 2021. Observations and recommendations contained in the report are summarized 

below. 

1. The development will have very low surface hardening with an overall imperviousness of 

19 %.  

2. The SWM objectives for the site were established based on correspondence with Quinte 

Conservation Authority (QCA), and the guidance provided in the 2003 MOE SWM Planning 

and Design Manual and the MTO Drainage Management Manual.  

3. The combined treatment technologies are expected to remove 88% of TSS. This is greater 

than the 70% TSS removal target that is used to establish the Normal treatment objectives 

(Ontario Ministry of the Environment, 2003). Therefore, quality control objectives are 

satisfied with the proposed SWM solution.  

4. After a site visit, topographic survey, hydrologic modelling, meeting with Quinte 

Conservation, and a review of the proposed low-density subdivision (imperviousness < 

20%) three potential options for quantity control were investigated. Option 1 is 

recommended which involves a slight increase in diameter for the existing Loyalist Parkway 

culvert crossing.  

5. The quantity control approach was examined. Conveyance will be achieved with grassed 

swales as the site will incorporate a rural cross-section.  
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The proposed SWM solution satisfies the study objectives. 

 

10.5 Traffic Impact Study  

Jewell Engineering Inc. prepared a Traffic Impact Study to determine and summarize the impact of 

Lakeside Estates in the Village of Consecon in Prince Edward County. The conclusions of the report 

are summarized below.  

1. Intersection Operation/LOS - All intersections will continue to operate at an acceptable 

level of service under two-way stop control through the 2032 planning horizon with the 

proposed Lakeside Estates development traffic; therefore, no improvements to the existing 

intersection controls are recommended.  

2. Auxiliary Lanes – Auxiliary turning lanes are not warranted at any of the study 

intersections.  

3. Sight Lines - Sufficient sightlines are available at the proposed site access locations.  

Therefore, the existing road network is sufficient to support the proposed Lakeside Estates 

development and no modifications are required. 

10.6 Archeological Assessment  

An Archeological Assessment was prepared by Ground Truth Archeology, and the Ministry of 

Tourism and Culture provided a letter confirming the xxx has been entered into the Ontario Public 

Registry of Archeological Reports. The letter is contained in Attachment 5. 

 

10.7 Tree Preservation, Planning and Management Report 

A Tree Preservation Plan was prepared by Gina Brouwer, ISA Certified Arborist ON-0937A, Tree 

Risk Assessment Qualification, Butternut Health Assessor Date of Inventory: December 2, 2021 

Report dated December 20, 2021. 

The report provides recommendation for the following:  

1 Tree Damage Mitigation 

2 Tree Preservation  

3 Tree Protection  

4 Forest Edge Management Notes  

5 Construction Management  

6 Post-Construction Care  

7 Tree Planting 

 

The report recommends preservation of three trees on the Lakeside Drive frontage.   
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11. PLANNING SYNOPSIS  

1. The Site is within the area designated Village in the Official Plan 2021 for Prince Edward County.  

2. The OP designation permits low density residential uses. The minimum lot size is 2,000 m2 which 

yields a total of 36 single family and semi-detached units at a density of 4.9 units per hectare.  

3. An affordable housing solution is to provide a range of single family and semi-detached units 

situated in a Village settlement that will offer an alternative to high housing costs in larger 

settlement areas.  

4. Safe and efficient transportation and active transportation elements have been incorporated into 

the subdivision design.   

5. Most of the proposed subdivision will be served by existing municipal water while an amendment 

to the Water Services Agreement between the County and Quinte West will be needed to expand 

the service area of the agreement.  

6. Municipal sanitary services are not available in the Village. The proposed lots are large enough 

to support private septic systems.   

7. A Zoning By-law Amendment will be required to implement the Draft Plan of Subdivision. A 

draft amendment to the County’s Comprehensive Zoning By-Law is included with the submission. 

8. The proposed development of Lakeside Estates is consistent with the policies of the PPS and it 

conforms to the land use policies of Official Plan 2021 for Prince Edward County.  

9. The proposed development of Lakeside Estates is good land use planning.  

Prepared by: 

 

Ray Essiambre, Land Use Planner and Principal  

Ray Essiambre and Associates Ltd. 

January 5, 2022

 



Planning Justification Report 

Lakeside Estates in the County, Consecon, ON 

File: REAL-1267 

 

 
Ray Essiambre and Associates Ltd  P a g e  | 28 

             613-371-7541 ray@infracycle.com 

 

Attachment 1 – Application Requirements 
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Attachment 2 - Water Service Agreement between Quinte 

West and the County  
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Attachment 3 – Pin Map and Pin Page  
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Attachment 4 – Subdivision 
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Attachment 5 - Draft Zoning By-Law 

 

 THE CORPORATION OF THE COUNTY OF PRINCE EDWARD 

BY-LAW NO. xx-2022 

 

A BY-LAW TO AMEND COUNTY COMPREHENSIVE ZONING BY-LAW 

NO. 1816-2006, AS AMENDED 

Lakeside Estates in the County 
Consecon, Ontario 

 

WHEREAS By-law No. 1816-2006, as amended, is the Comprehensive Zoning By-law 

governing the lands located within the County of Prince Edward in the Ward of 

Ameliasburgh.  

AND WHEREAS the Council of The Corporation of the County of Prince Edward, having 

received and reviewed an application to amend By-law No. 1816-2006 for the lands 

described as Lots 105 and 106 Concession 4, Prince Edward County, is in agreement 

with the proposed changes; 

AND WHEREAS authority is granted under Section 34 of the Planning Act, R.S.O. 1990, 

c.P.13, as amended; 

NOW THEREFORE the Council of The Corporation of the County of Prince Edward enacts 

as follows: 

1. THAT By-law No. 1816-2006, as amended, is hereby amended by changing the zone 
from FD to HR (Hamlet Residential) 

  

2.      THAT SCHEDULE ‘Ax’ for the Ameliasburgh Ward to By-Law No. 1816-2006, as 
amended, is hereby amended by changing the zone category thereon in accordance with 
Schedule ‘1’ attached hereto. 
 
3. THAT Schedules ‘1’ attached hereto forms part of this By-Law. 
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4. THAT this By-Law shall come into force and take effect pursuant to the provisions of 

and the regulations made under the Planning Act, R.S.O., 1990, c.P.13, as amended.  

Read a first, second and third time and finally passed this XX day of XX , 2022.  

 

 

________________________     ______________________ 

Chad Curtis, Clerk       Steve Ferguson, Mayor 
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Legend 

  Lands to be rezoned from FD to HR (Hamlet Residential) 

Location: Lots 105 and 106 Concession 4, Ameliasburgh Ward, Prince Edward 

County 

BYLAW NO _______, 2022 TO AMEND SCHEDULE 1 OF BYLAW 1816, 

2006 

 

SCHEDULE 1 
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Attachment 6 – Archeological Study 
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