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1.0 INTRODUCTION

Ray Essiambre and Associates Ltd. was retained in March 2020 to provide Land Use
Planning Service to 1983358 Ontario Inc., owned by Mr. Narisu Huhe, for a property
located at 13437 Loyalist Parkway. The assignment is to design a development on the
property, obtain municipal approvals, and provide assistance with project coordination.

The purpose of this Report is to support applications to develop 22.5 ha located south of
Loyalist Parkway and north of Sandy Hook Road. The proposed uses include:

1 avariety of residential uses,
1 an environmental area,
1 public open space and the Millennium Trail.

This Report will outline:

1 the nature of the development proposal, and
1 evaluate it in the context of:

the 2020 Provincial Policy Statement,

Prince Edward County Official Plan,

Secondary Plan for the Town of Picton,

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

O O O O

In a letter dated July 30, 2021 the County of Prince Edward provided comments on the
applications that were filed in March 2021. The updates to report included the following.

Reuvisions to the draft plan:
1 Road access to the adjacent land to the east and west.
1 Minor technical revisions.

Revisions to text:
f The calculation open space dedication and subtracting the area for the SWM pond
T refer to 5.4.1 Open Spaces, second paragraph.
1 Revise the ZoningBy-l aw using tmat countyds fo
1 Revise the Official Plan AmendmentusingtheCount ydés f or mat .
1 Provide a chart comparing the proposed zoning with parent zoning By-law.

* Ray Essiambre and Associates Ltd Page |1
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In February 2022 a comprehensive set of comments was sent from the County that
included comments from County staff, technical agencies, County Committees, approving
agencies and Peer Reviewers of several studies. As of December, 2023 peer review
comments have not been received for two studies.

1 Peer Review of Traffic Study, and

1 Peer Review of Hydrogeologicabiudy

Replies to the comments are provided in a document tittedfi Repl y t o comment s
by the County dated February 24, 20220which is dated October 24, 2022. In addition the
following documents have been revised:

1 Draft Plan of Subdivision, dated October 16, 2023

1 The Planning Justification Report by Ray Essiambre and Associates Ltd.
December 13, 2023

1 Environmental Impact Study by Greer Galloway Group, September 2022

1 Transportation Impact Study by Paradigm Transportation Solutions, July

2022.
1 Stormwater Management Report by WSE Consulting Inc. December 2023.

This is the third resubmission for Loyalist Heights.

. Ray Essiambre and Associates Ltd Page |2
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2.0 PROPERTY DESCRIPTION

The subject property is located in Picton. It consists of two parcels with the northerly
parcel having frontage on Loyalist Parkway (County Road 33) while the southerly parcel
has frontage on Sandy Hook Road. The properties are separated by the Millennium Trail.
The boundary of the property is shown in Figure 1.

Figure 1 Property Boundary

The property is legally described as Part of Lot 19 and 20, Concession 3, Military Tract,
Township of Hallowell; now in the Municipality of Prince Edward County.

o The land south of the Millennium Trail has an area of approximately 19.4 hectares
with approximately 590.7 m frontage on Sandy Hook Road.

o The land on the north side of the Trail has an area of approximately 5.5 hectares
with approximately 16.4 m frontage on Loyalist Parkway.

o The combined area is approximately 25 hectares (61.5 acres). Within this
combined area, approximately 5.5 hectares or 22% of the total area is located
within lands designat ed A Envi ronment al Protectdi

The Assessment Roll number is 135051102501801 and the property is located in WARD
1.

Ray Essiambre and Associates Ltd Page |3
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3.0 SITE

3.1 Topography

Elevations on the property were determined from the survey data and the Ontario Base
Mapping (MNRF), Above Sea Level (mASL). The highest elevation is 105 meters reported
in the north part of the North Parcel; the lowest elevation is 90 meters in the southeast
corner of the south parcel where the woodland-wetland-creek is located. Drainage in the
property is determined by the slope. In the North Parcel drainage is to the south-east
towards the ditches located along the Millennium Trail. Two culverts are located under
the trails. In the South Parcel the drainage is towards the ditch along Sandy Hook Road
then slopes toward the woodland that contains a small wetland. There is a noticeable
ridge on the northern part of the site that is the highest point of land that provides
panoramic views to the southeast, south and southwest.

3.2 Natural Heritage

The property is vacant with open meadows and treed areas that frame the fields in
hedgerows. It was utilized for agricultural crop fields and this will continue as an interim
use until the lands are developed. Figure 2 Natural Heritage, shows the natural features
on the site.

Figure 2 Natural Heritage(Source: Greer Galloway EIS)

PROPERTY BOUNDARY
WATERCOURSE
CUM- CULTURAL MEADOW

- HEDGEROW

CUW- CULTURAL WOODLAND
- HEDGEROW

SWD 3-2 -SILVER MAPLE MINERAL
DECIDUQUS SWAMP

AG- FIELD- AGRIGULTURAL FIELD

FOD 5-1 -DRY-FRESH SUGAR MAPLE
DECIDUOUS FOREST

Wi
\ \ -
Wi

WETLAND SETBACK
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3.3 Existing Infrastructure
There is a water well and overhead Hydro Lines on the Site as shown in Figure 3.

Figure 3 On-site Infrastructure

Overhead

I H i
ydro Lines
I/

')

(
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4.0 SURROUNDING LAND USES

Below is Figure 4, Surrounding Land Uses, which illustrates the uses in the vicinity of
Loyalist Heights.

Figure 4 Surrounding Land Uses
" Picton Core Area”

Rollins-

_‘\%‘,

Sobey & f\&
C ian Tire-
A e Ficld

k’ Millennium Tralil

: -
Residential
and Commercial

4.1 Area in Transition
On July 7, 2015 Official Plan Amendment 63 (OPA 63) came into force. OPA 63 includes

policies about how growth will occur, together with current thinking about how Picton will
grow. No appeals were filed during the appeal period from June 11, 2015 to July 7, 2015.
The Official Plan policies that were in effect before OPA 63, were approved in 1980. The
policies do not reflect current trends in development and the current vision for Picton.

As the policies of OPA 63 will be implemented over time this will create a transition in land
uses from the rural pattern to urban uses. Evidence of this transition are the many existing

Ray Essiambre and Associates Ltd Page |6
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homes along Sandy Hook Road and Loyalist Parkway that are on large lots and rural
services; in more recent years urban uses were planned and developed such as: the
Sobey6s f ldommd Hasdwaweraed the proposed urban residential development by
Rollins Investments north of Loyalist Parkway.

4.2 South of Sandy Hook Road

South of Sandy Hook Road are single family homes on large rural lots serviced by private
water and sanitary systems. In OPA 63 the lands are designated Rural on Schedule E i
Land Use Map. It is the intent of the Plan to maintain the natural and scenic qualities of
the Rural designation and to preserve its rural character, lifestyle and significant open
lands. Limited development, which is consistent with The Vision Statement, will be
allowed in the Rural designation.

Permitted Uses include:

1 Agricultural.

1 Commercial uses which relate to the rural economy, tourism and the
travelling public, including antique shops, service stations, farm
market stands and eating establishments.

1 Industrial uses which serve the rural community or which process
agricultural products such as farm equipment sales and service
centres, motor vehicle repair garages, machine or welding shops,
contractors' yards or public works garages.

1 Community, health care, and recreational and education facilities,
including a public park, museum, church, school, community centre
and golf course.

9 Limited residential uses.

4.3 West of Loyalist Heights

Abutting the western boundary of Loyalist Heights is a long narrow property. Beyond the
lot is an undeveloped field. TheLoc kyer 6s Country Garden
Site and has frontage on Sandy Hook Road. A single family home is located on a lot
between the Garden Centre and the Site.

All the land west of the Site and between Loyalist Parkway and Sandy Hook is designated
as Town Residential Area which permits primarily urban residential uses.

. Ray Essiambre and Associates Ltd Page |7
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4.4 North of Loyalist Heights

Abutting the northern boundary of Loyalist Heights are residential uses with frontage on
Loyalist Parkway. Some of the uses include Bed and Breakfast and Short Term
Accommodation establishments. The existing homes in this area appear to use private
sanitary services with water obtained fromt h e C o piped wat@rssystem.

All the land between the northerly boundary of the Site and Loyalist Parkway is designated
Town Gateway Area which permits a variety of urban residential and commercial uses.

4.5 East of Loyalist Heights
East of Loyalist Heights is a vacant field and Waring Creek. The vacant field is designated Town

Residential Area. There is also an area designated EP that is associated with Waring Creek. The
EP area is associated with the EP designation on the Site. The property has been purchased by
a land developer. The Loyalist Heights team had a meeting with the owners of the property to
discuss coordination of developments but the plans for the property were not sufficiently advanced
and there was no concept plan with which to have a meaningful discussion about coordination of
developments.

4.6 Photographs

The following photographs provide additional context to the subject property and

surrounding conditions.

Figure 57 Location of Photographs
AW .

Ray Essiambre and Associates Ltd Page |8
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Photo 17 Looking south from 13437 Loyalist Parkway is a Private lane way that will lead
to a large residential lot.

Photo 2 a1 Looking east that shows vegetation along the north and east boundary of the
Site. The slope of the land from north to south is also evident.

Ray Essiambre and Associates Ltd Page |9
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Photo 2 b T Looking south-east shows the views from the highest point of land on the
Site. The slope of the land from north to south is also evident.

Photo 2 c i Looking south, the existing well and vegetation along the Millennium Trail
can be seen.

Ray Essiambre and Associates Ltd Page |10
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Photo 2 d 7 Looking west, is the vegetation along the north and west boundary of the
Site which includes trees that were planted for Christmas Trees. On the western portion
of the site, the slope continues and the slope of the land and views to the west are evident.

Ray Essiambre and Associates Ltd Page |11
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Photo 3171 is a view of the single family home on private services that abut the south west
boundary of the Site. In the foreground is the Millennium Trail on the left of the house.
Sandy Hook Road is also shown; it has a rural cross section.

Photos 4 aand 4 b i Examples of homes on the south side of Sandy Hook Road
- — w’-'w' _— — _—
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Photo 51 View of the Millennium Trail showing two sections between the north and south
properties.

Millennium Trail

North Parcel South Parcel

Ray Essiambre and Associates Ltd Page |13
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Photo 7 1 View of the westerly edge of the woodlot and EP area north of Sandy Hook
Road. Source: Greer Galloway EIS

Ray Essiambre and Associates Ltd Page |14
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5.0 DEVELOPMENT PROPOSAL

5.1 Demonstration Plan

- SeniorsVillage Stormwater Pond

N ¢, Large Lot Singles —=s Dedicated Open O  Access tictive Transportation

Sndle Family, 86, : i ; FencingRestricted Access the Trail
Townhomes B E Pump Station Options
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5.2 Seniors Village

STREET B

EARING PRONDED
IZEMTS 1K DOLELE GARNES.
2 SLRFACE PNROAG SPACKS 12168

BARCRFFEL SPACES 0 PAES,

LACICAPED RATA -5 1 14ed

PRCMECT COMERAGE -5 O7%ed

Project Description

30 Seniors Bungalows

- Townhouses style with an option of a loft
- All private driveways

Total Site Area— 1.9 ha
Landscaping — 50%a

Site Coverage — 25%0

Parking - 46

- 15 units with double garage
- 29 surface parking

- 2 - bamrier free

— = e = =
JONATHAN [smescron  — ] 2 0, SENIOR BUNGALOW 1:500 |ocT.262021
WEIZEL froeere o) TOWNHOUSES SITE PLAN (SCHEME) T

ARCHITECT 13437 LOYALIST PARKWAY, PICTON, ON. 221/36 A-01
Ray Essiambre and Associates Ltd Page |16
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5.3 Development Characteristics
The following are characteristics that influence the design of Loyalist Heights.

5.3.1 Loyalist Heights when approved will be a mixed residential neighbourhood on a
property that is designated Town Residential Area in the Picton Secondary Plan.

5.3.2 There is high demand for housing in the County and Affordable Housing is a high
priority for residents and County Council. The Loyalist Heights Affordable Housing
program consists of providing 25 affordable housing units as defined by CMHC and 25
rent to buy units.

5.3.3 The historic settlement pattern in Picton includes a grid pattern of roads and streets
that provide access to large, regular and smaller lots. The type of houses ranges from
apartments, modest single homes, and larger Victorian and Loyalist style residences i fa
little something for everyone.o

5.3.4 Loyalist Heights will continue the traditional development pattern with an active
transportation system providing a grid pattern of roads, pathways, sidewalks and a
multipurpose trail that provides connections within the neighbourhood and other areas of
Picton.

5.3.5 The Town Residential Area supports an increase in densities as a means of
achieving a greater variety of housing, and encourages more affordable forms of housing.
The proposed development will be built over several phases, and will consist of
approximately 395 residential dwelling units comprised of single family, semi-detached,
townhouse, apartments, and seniorséretirement units.

5.3.6 The property has natural attributes with hedgerows, sloping terrain, south facing
views of the countryside and a large woodlot. It is located within the Waring Creek
Watershed and adjacent to Waring Creek. This site has been designed to incorporate
natural heritage elements and to protect the environment that will be enjoyed by residents
of Loyalist Heights and the County.

5.3.7 A crop of several hundred evergreen trees were planted for commercial use by the
previous owner but they were never harvested. The trees have grown to more mature
trees. They will be relocated and incorporated in to the landscaping plan for Loyalist
Heights.

. Ray Essiambre and Associates Ltd Page |17
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5.4 Land Use Summary
Table 17 Land Use Summary shows the allocation of land for each land use type within

the plan of subdivision.

Table 17 Land Use Summary

. . Blocks(s) 37-

Residential Development 45,48-52-54 11.3
Residential Large Lots Lots 1-9 2.0
Residential Lots Lots 10-36 1.2
Streets AB,C.D,E/F,G 3.8
Stormwater Pond and Block 46 21
Open Space

Servicing Block Block 54 0.1
(easement)

EP Block 47 54
Total Area of Property 25.9

Table 21 Dwelling Type and Number of Units shows the potential distributions of housing
types that are planned for Loyalist Heights. The number of units by type may change due
to market demand and will not exceed a total of 396 units.

Table 27 Dwelling Type and Number of Units

Single Family House 98
Semi-detached House 40
Townhouse 43
Apartment 180
Seniors Village 30
Total Dwellings 396

Average Gross Density (396units / 25.9 ha) 1 15 units/ha.
Average Net Density (396 /15 ha) i 26 units/ha.

Ray Essiambre and Associates Ltd Page |18
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5.5 Affordable Housing
Over the past decade there has been an in migration of people who desire to live in the

County. The demand has increased house prices and depleted the available housing
stock. Affordable Housing in the County is a critical issue with a high percentage of
residents saying that housing is unaffordable and people who want to move to the County
say that there are no housing units available for purchase. This poses a dilemma for
existing residents of the County who want to change their housing preferences and stay
within the County. Young adults have to leave the County to find accommodation. People
from other areas such as: Toronto, Ottawa, and Montreal who want to move to the County
cannot find homes to purchase.

The housing shortage is not only an inconvenience to residents; it iSs an economic
development issue. The lack of housing inhibits economic growth and limits local
companies from expanding because empl oyees ca

In response to the housing crisis, The Prince Edward County Housing Corporation
(PECHC) was established in 2018. The mandate of the not-for-profit corporation is to
increase the supply of affordable housing in Prince Edward County through a broad range
of activities.

The County expects the Loyalist Heights development to include Affordable and
Attainable housing units. While preparing the development proposal, representatives of
Loyalist Heights met with the Executive Director of the PECHC and discussed how
affordable housing units could be delivered.

There are two methods proposed by Loyalist Heights to achieving an Affordable and
Attainable Housing component to the neighbourhood. The proposal is to deliver 50
residential units by making available Rent-to-Buy units and housing units that are at or
below the affordability threshold as determined by CHMC.

5.5.1 Rent to Buy

Under this scenario approximately 25 housing units would be identified as rent-to-buy.
These units will be smaller more affordable units such as a bachelor or a 1- bedroom.
The person renting the unit will have the rental fee applied against the mortgage cost of
the unit. After a period of time, the owner will have an option to purchase the unit. The
Prince Edward County Housing Corporation would manage the allocation of the units.

. Ray Essiambre and Associates Ltd Page |19
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5.5.2 Affordable Housing Units

Under this scenario approximately 25 housing units will be sold at or below the
affordability threshold. The threshold established by CMHC will be used. If the cost of a
unit exceeds the threshold, Loyalist Heights will absorb the cost.

Loyalist Heights and the PECHC are working cooperatively on developing details of the
affordable housing component.

5.6 Public Realm
In the north-west part of the site the previous owner of the property planted coniferous

trees to harvest Christmas Trees. The trees are various sizes and suitable for
transplanting to other areas of the property as required to implement landscaping and to
add to the aesthetics of the property. 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 three elements of the development that are described below.

5.6.1 Open Space and Parkland Dedication

The open space system is a significant element of the Loyalist Parkway community and
includes access to open space, walkways, and trails. With the orientation of streets, view
corridors, and linkages to these natural amenities, the open space system is a key feature
and focal point for the development.

Parkland dedication is based on Section 51.1 of the Planning Act that requires a
dedication of 5% of the area of the plan. The total area of the property that is subject to
the proposed plan of subdivision is 25.9 ha. The 5% dedication is 1.3 ha.

Block 46 that is located east of Street A and north of Sandy Hook is 2.1 ha. It contains
the Stormwater Pond that is approximately 0.8 ha and the parkland dedication of 1.3 ha.
The parcel identified as EP is approximately 5.4 ha and it will be dedicated to the County.
The total land that will be dedicated to the County is 6.7 ha which is 25.8% of the total
subdivision.

Within the area designated EP, is a wetland associated with Waring Creek which is
located in the south-east corner of the EP designation.
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The stormwater pond will contribute to the esthetics of an entrance feature to the
development. Trees and plantings will provide naturalized plantings that will complement
the natural vegetation located within the EP area.

5.6.2 The Millennium Trail

The Millennium Trail is a main multi-use link that is used by residents of the County and
will be used by the future residents of the Loyalist Heights. The Trail separates the north
and south parts of the development and is oriented in an east-west alignment. The land
between the two parts is owned by the County and Canadian Tire. The land associated
with the Trial is owned by the County. Near the centre of the site the Trail splits into two
northerly and easterly sections forming a long narrow triangle. The triangular area is
owned by Canadian Tire as shown on the Demonstration Plan.

West of the boundary of Picton the Trail is located in the rural countryside. As users of
the Trail travel in an easterly direction they enter the urban area of Picton where the trail
crosses Sandy Hook Road. Users of the Trail will experience a transition from the rural
country side to a developed urban environment.

There are several design elements and operational matters to consider when planning
Loyalist Heights that is adjacent to the Trail. The owners of Loyalist Heights does not wish
to prescribe how the Trail is to be used nor design elements within the boundary of the
Trail. The land use planning process needs to consider the function and use of the Trail
as transitions from the rural area through an urban residential development. Loyalist
Heights has consulted County staff and the Millennium Trail Committee to understand
preference for the use of Trail and design elements in the context of the Loyalist Heights
development.

5.6.3.1 Compatibility of Land Uses

Users of the trail include motorized vehicles such as ATVs and motorcycles alongside
other modes of travel including walking and cycling. Some modes of transportation are
not permitted on the Trail such asthe c o mmer ci al u a1k snawvmobilesT aveb s
prohibited within the town boundary. There is a concern from residents about the noise
created by motorized vehicles that use the trial and this is expected to continue and
increase when more homes are developed adjacent to the Trail. To reduce some of the
concerns about noise and safety, the allowable speed limit on the Trail within the Town
Boundary has been reduced to 20 km/hr.
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5.6.3.2 Road Intersection at Trail

The Trail Committee has indicated their preference is to *
improve safety where the Trail intersects with future roads '
that includes the construction of grade separated 7 N\
crossings. For Loyalist Heights, the Committee has 2 ( A/ 4
requested a grade separated crossing where Street C i '
intersects with the Trail. o

There are several implications for a grade separated \ s
crossing that need to be considered. SR »

A The County needs to bear in mind the implications 7 \ 7/
of an additional grade separated crossing at \
additional future roads that intersect with the Trail.

A The bridge will become a municipal asset with the County assuming the lifecycle
costs.

A The bridge will have a visual impact on the adjacent residential neighbourhood.
Emergency vehicle access requires 5 m vertical clearance and with protective
railings, the height of a bridge is estimated to be 7 m or 22 feet. Sloping ramps will
also contribute to the visual impact. The visual impacts may be mitigated with
sloping sides and landscaping. This will likely require widening the right of way of
the Trail and consuming more developable land.

A A noise study may be required as noise from motorized vehicles on the Trail will
travel greater distances when the source is elevated.

Loyalist Heights Proposal for Crossing of the Trall

1 There is no technical reason why an overpass should be built.

1 The trail is running through an urban area and it is reasonable to expect that
users of the Trail will need to stop where the Trail intersects with a local street
that accesses 50 residential units.

1 Traffic control such as an overhead flashing light, stop signs and visual clues
may be added such landscaped entrance features to signify the transition from a
rural area to an urban area and additional signage.

1 Constructing an overpass is not warranted to avoid the need for a stop sign.

1 The number of road crossings has been reduced to 1 from 2; this is already a
significant accommodation for the trail.
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1 The number of access points to Trail has been reduced to 1. Access to the Trall

from adjacent properties will be restricted.
& //

Single entry to the o
Trail at Street C P

5.6.3.3 Limited Access to the Tralil

The Trail Committee requested that access to the
Trail be limited to one access where the Trail
intersects with Street C.

Access to the Trail will not be permitted at any other
location along the Trail including the abutting
residential properties. Permanent barriers such as
fences will be constructed along the north and south
boundary of the Trail.

5.6.3.4 Landscaping of the Trail

Loyalist Heights will be required to prepare and implement a Landscaping Plan for the
entire development as a condition of draft plan approval. The area within the right-of-way
of the Trail is a County asset and the Plan should be prepared in consultation with county
staff and the Trail Committee. The design will affect users of the Tail, future residents
and marketing of the Loyalist Heights Community. It is premature to establish design
criteria for the Tralil.

During discussions with staff and the Trail Committee several design elements were
identified that require more discussion such as;

A The desire to have a variety of fencing and edge treatment to create interest.

A Limit landscape features that would narrow or obstruct the function of the Trail.

5.6.3.5 Reverse Frontage

The Trail Committee suggested that the proposed street south of the trail be constructed
immediately next to the trail with the town homes on the opposite side. This eliminates
unofficial openings onto the trail and creates a much wider buffer zone where trees and
natural screening could occur.

The proposed reverse frontage will place the municipal road adjacent to the trail with
frontage on only one side of the municipal road. This design has financial implications for
the county and the developer. The cost of developing and maintaining a single loaded
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road means less tax revenue from development on only one side of the street while
lifecycle costs for the street will remain the same.

Access to the Trail from adjacent properties will not be permitted and limited by
construction of a permanent barrier. This eliminates the need for a road to separate the
homes and the Trail.

The Landscaping Plan will incorporate screening between the Trail and adjacent
properties.

5.6.3.6 Streetscape and Landscaping

Streetscape is the area within the property lines on the public road allowance. Elements
of streetscape in the public right-of-way include: boulevard trees, roadways, sidewalks,
fencing, benches, garbage receptacles and light standards. The proposed streetscape
treatment will enhance the character of the development whilst being compatible with the
naturalized character of the surrounding community. One tree per lot will be provided
where appropriate. Trees will be positioned within the boulevard as directed by the road
profiles. Trees from the former tree farm will be relocated to strategic locations within
Loyalist Heights.

Streetlights will be decorative as shown in Appendix 5. They are the same lights that are
used in other recent developments in Picton.

The Road Cross Section will be similar to the profile shown in Appendix 6 which is the
road design for recent developments in Picton.

A Landscaping Plan will be prepared that will show the location and detail of landscaping
for the development. Will include elements such as;

A Buffering existing residential uses on the south side of Loyalist Parkway.
A The visual appearance of the frontage on the north side of Sandy Hook Road.

A The relocation of existing trees from the former6t r ee far moé that i s
northwest part of the property.

A Landscaping within the Millennium Trail.

The design of the Pump Station will be consistent with the design of the adjacent
residential units and blend into the residential community.
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5.7 Phasing

Phase 1 will have 345 units consisting of apartments, townhouses, semi-detached and
single family homes.

%
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6.0 SUPPORTING AND TECHNICAL REPORT

6.1 Municipal Services - Sanitary
The analysis of sanitary servicing capacity is based on 396 residential units.

The water treatment plant is at its 54% capacity and has capacity for 2,077 additional
service connections.

Although there is considerable development activity in the Town of Picton, there is
sufficient capacity to accommodate the Loyalist Heights development.

Staff confirms that there is sufficient capacity at Lake Street and the Millennium Trail to
receive flows from the entire development.

A combination of gravity sewers, pump station and force mains will be required to service
the property.

All sanitary works will be contained on-site with services being delivered to the property
via the Millennium Trail. To service to Loyalist Heights, there will be no need to construct
services along Sandy Hook Road or the Loyalist Parkway.

More information regarding sanitary services is available in Loyalist Heights Subdivision
Servicing Design Brief by Greer Galloway, August 2020.

6.2 Municipal Services 1 Water
The analysis of water capacity is based on 396 residential units. Although there is

considerable development activity in the Town of Picton, there is sufficient capacity in the
Picton Water Treatment Plan to service the Loyalist Heights development.

Existing water mains located in Loyalist Parkway and the Millennium Trail will deliver
water to the property.

Available water pressure is between 50 psi and 70 psi; this exceeds the MOE requirement
of a minimum of 40 psi.

Based on existing information we believe that the pressure requirements can be met by
the proposed development.
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Based on existing records, we believe fire flows in the range of 2.000 usgpm to 2,500
usgpm are possible in the development.

It is recommended that the County update its water distribution model to confirm projected
conditions.

The Greer Galloway Group was retained as part of a consultant team to assist with the
conceptual design and development of the proposed Loyalist Heights Subdivision. This
report was prepared in support of an Application for Draft Plan of Subdivision Approval.
More information regarding sanitary services is available in Loyalist Heights Subdivision
Servicing Design Brief by Greer Galloway, August 2020.

6.3 Stormwater Management
WSE Consulting Inc. was retained as part of a consultant team to assist with the

Stormwater Management for the conceptual design and development of the proposed
Loyalist Heights Subdivision. This report has been prepared in support of an Application
for Draft Plan of Subdivision Approval. A previous preliminary report was prepared by
Greer Galloway (March 2021); this report has built upon their preliminary work.

The reader should refer to the report prepared by WSE for technical details regarding the
design and function of the pond.

The conclusions of the report are as follows:

1 Quality control is provided in a wet pond facility that will achieve a level 1
(enhanced) treatment.

1 The full quality facility should be constructed during phase 1 of the development.

1 Quantity control is required in the facility to over-control discharge from the pond
to ensure the total discharge from the development limits is maintained to pre-
development levels.

1 Silt fencing and straw bale barriers will be in place during construction.

1 The forebay will require removal of accumulated sediment on a 16 year cycle and
the main pond should have a cleanout on a minimum 20 year cycle.

6.4 Archeological
In November of 2018 Ground Truth Archeology Limited conducted a stage 1-2

assessment of the property. The Archeological potential is considered to be moderate to
high for the property as it lies within 300 m of a body of water (Headwaters of Waring
Creek), is in an area of early European settlement, and is located on an early historic
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transportation route along Highway 33 / Loyalist Parkway. The active agricultural fields,
which comprise approximately 60% of the study area, were assessed for archeological
resources through a pedestrian survey conducted at 5 m intervals.

Despite the archeological potential for the site, no archeological resources were
discovered on the property.

The property was found to have no resources of archeological interest and is considered
to have been cleared of all archeological concerns. No further archeology is required.

More information regarding the Archaeological Assessment is available in Ground Truth
Archeological Study dated, July 22, 2019. Stage 1/2 Archaeological Assessment of Part
of Lots 19 and 20, Concession 3, Military Tract, Hallowell Township, Municipality of the
County of Prince Edward, Ontario.

6.5 Transportation
Paradigm Transportation Solutions Limited (Paradigm) was retained to conduct a

Transportation Impact Study in support of a development application for a proposed
residential subdivision in the Town of Picton, County of Prince Edward. The first
Transportation Impact Study #200188 was dated August 2020. After the Peer Review the
Study was updated in July 2022. The Revised Study is based on the revised Draft Plan
of Subdivision dated August 29, 2022. After considering the revised draft plan comments
from the Peer Review, the conclusions of the Study have not changed.

The proposed residential subdivision would comprise a mix of housing types with an
anticipated maximum build-out of 396 residential units. The dwelling types proposed align
with the land uses identified within the Picton Urban Centre Secondary Plan.

This Transportation Impact Study (TIS) has been conducted in general accordance with
the Ministry of Transportation Ontario (MTO) Traffic Impact Study Guideline document.
The technical content of the study includes an analysis of existing traffic conditions, a
description of the proposed development, traffic forecasts for the 2027 (opening year),
2032, and 2037 horizon years, and recommendations required to improve future traffic
conditions, if any.

Conclusions

Based on the analysis contained in this Report, it is concluded that:

. Ray Essiambre and Associates Ltd Page |28
" 613-371-7541 ray@infracycle.com



Planning Justification Report
Loyalist Heights, Picton, ON
File: REAL-287

1 Under existing base year conditions, the Study Area intersections currently operate
at good levels of service with all movements well within capacity during the AM
and PM peak hours.

1 For the 2027 (opening year), 2032, and 2037 horizon years, the analysis of
background traffic conditions (without the proposed development) determined the
Study Area intersections are forecast to operate at good levels of service with all
movements well within capacity during the AM and PM peak hours.

1 For the 2027 (opening year), 2032, and 2037 horizon years, the analysis of total
traffic conditions (with the proposed development) determined the Study Area
intersections are forecast to operate at good levels of service with all movements
well within capacity during the AM and PM peak hours.

1 The proposed residential subdivision is estimated to generate 201 vehicle trips
during the AM peak hour, and 264 vehicle trips during the PM peak hour.

1 The site access driveway connections with Sandy Hook Road (County Road 1) are
both forecast to operate at good levels of service and with all movements within
capacity.

0 The proposed site access driveway intersections with Sandy Hook Road
were determined not to warrant the provision of auxiliary turn lanes.

1 The difference in operating conditions between future background and future total
traffic conditions concludes the proposed residential subdivision would have a
small impact on traffic operations at the Study Area intersections. This impact can
be accommodated by the existing transportation network and would not require
any improvements (geometric or traffic control) to accommodate the development.

Based on the findings of this study, it is recommended that:

1 From a traffic operations perspective, the proposed residential subdivision
development should be approved.

6.6 Environment Impact Study
The Greer Galloway Group was retained by Mr. Narisu Huhe, owner of the property

located on Parts of Lots 19 and 20, Concession 3, Military Tract Hallowell, Town of Picton,
County of Prince Edward, to prepare an Environmental Impact Study (EIS). The first EIS
dated July 2020. After the Peer Review and comments provided by the County, the Study
was updated in September 2022. The Revised Study is considered the revised Draft Plan
of Subdivision dated August 29, 2022.

The report contains the information required
Reference. The following are key findings of the EIS:
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Impact Assessment and Recommendations

The property is located within the Picton Urban Area and current planning policies allow
for residential development. The residential development will implement the applicable
policies and it is expected the development will not cause significant impacts to the natural
features as the development area is limited to areas of extensive anthropogenic
disturbance while preserving the natural areas.

The Report contains Table 4 that identifies: Potential Impacts and Prevention, Mitigation
and Restoration Measures.

The conclusions of the report are as follows:

1 Evaluation of the existing conditions of the natural features that are contained within
the EPA indicate that no significant impacts to vegetation or wildlife are expected.

1 No development is proposed in the Environmental Protection Area and measures
will be applied to protect and ensure the ecological functions of this natural area.
Development in the Environmental Protection Area will not affect significant natural
features.

1 No development is proposed in the wetland or its buffer and measures will be
applied to protect and ensure the ecological functions of this natural area.
Recommendations to avoid impacts and/or mitigate potential impacts have been
proposed and are considered adequate.

1 Therefore, it is our opinion that the proposed development will cause minimum
impact in the natural features or their ecological functions.

6.7 Geotechnical
Malroz Engineering Inc. (Malroz) was retained by Mr. Narisu Huhe, owner of 1983358

Ontario Inc., to conduct a geotechnical investigation in support of the proposed residential
development to be located at 13437 Loyalist Parkway in Picton, Ontario.

The report contains the information regarding the results of the Geotechnical
investigation.

6.8 Hydrogeological
Malroz Engineering Inc. (Malroz) was retained to provide a hydrogeological evaluation for

1983358 Ontario Inc.6s (the Client) proposed
Parkway, Picton. A letter report was prepared to summarize our opinion on the
groundwater conditions at the site and accompanies a geotechnical investigation
conducted at the site by Malroz, dated February 23, 2021. These reports should be read

in conjunction with each other.
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The County provided comments regarding a hydrogeological evaluation in February
2022. A response to questions regarding the hydrogeological evaluation are contained in
the document entitled, Reply to comments provide by the County dated October 24, 2022.
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7.0 POLICY REVIEW

The planning context for the Loyalist Heights development is permitted by the Planning
Applications established by three key policy instruments:

1 The Provincial Policy Statement 2020 (PPS);
1 The County Official Plan, and
1 OPA 63 - The Picton Urban Centre Secondary Plan.

A brief description of the relevant sections of these documents is provided below.

7.1 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 pl anning
consistentwi t ho t he 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).
The Townof Pictoni s i denti fied as a settic@®mant area i

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.

7.1.1 Settlement Areas

The PPS establishes that A Bowrt of Pickome nft s haarlela shoe
focus of growt h, and their vitality andg, regen
the PPS sets out the Provinceds objectives fo
as follows:

PPS: 1.1.3.21 Land use patterns within settlement areas shall be based on:
a) densities and a mix of land use which:
1. efficiently use land and resources;
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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.

The above outlines the Provincebds interest fo
within settlements, such as the area of the proposed Loyalist Heights, the PPS notes that
Anew devel opment taking place in designated g

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 facili t i(RPS ©.1.3.6).

7.1.2 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 growth areas such as the Subject Lands. How it is
accomplished is left to the local municipality and its Official Plan.
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7.1.3 Outdoor Amenities

With regard to public spaces, recreation, parks, trails and open space, the PPS provides
t h a t hedithd, active communities should be promoted by:

1. planning public streets, spaces and facilities to be safe, meet the needs of
pedestrians, foster social interaction, and facilitate active transportation and
community connectivity;

2. 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;

3. providing opportunities for public access to shorelines.o

7.1.4 Sewage and Water Services

On matters related to planning for sewage and water services, the PPS directs, among
other things, that municipalities shall:

1. direct and accommodate expected growth in a manner that promotes the
efficient use of existing;

2. municipal sewage services and municipal water services; and

3. private communal sewage services and private communal water services,
where municipal sewage services and municipal water services are not
available. (PPS 1.6.6.1)

The Policy Statement then sets out a hierarchy for the planning for sewage and water
services in settlement areas:

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. (PPS 1.6.6.2).

7.2 The County of Prince Edward Official Plan

Schedule E T Land Use Designations of the COUNTY OF PRINCE EDWARD OFFICIAL
PLAN identifies the Town of Picton as an Urban Centre. Therefore, policies in The Picton
Urban Centre Secondary Plan apply to guide development on the subject property.
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7.3 Picton Urban Centre Secondary Plan

There are four designations on Schedules in The Picton Urban Centre Secondary Plan
that affect the planning of Loyalist Parkway:

Sc heduil eSedoAdary Plan Land Use Map:

Town Residential Area, Open Space and Environmental
Protection Area.

Sc heduli e Seedddary Plan Transportation Map: Loyalist Parkway is
designated as an arterial road; Sandy Hook Road is designated
as a collector road; Loyalist Parkway, Sandy Hook Road and
Millennium Trail are all designated as activity routes.

Schedule6 @6 Pol i cy Area Map indicates to
reference to the Waring Creek Watershed Policy Area.

Sc heduil eSewi€e@rea Map: Service Area 2 & Service Area 3.

Extracts of these schedules and the applicable Secondary Plan policies are included in
Appendix 2 T Secondary Plan Schedules.

Also attached are the proposed Water Distribution and Sanitary Sewer figures that depict
preferred servicing alternatives in the immediate area of the subject property.

7.3.1 Town Residential Area and Environmental Protection
The north parcel of land is designated ATown Residential Areadand the south parcel of land

i's designated fATown ERwosmedta Prdtectianh Defefognmerdof and A

the lands would result in an extension of an existing neighbourhood.

Residential development within greenfield lands of the Town Residential Area will occur
as an extension of the surrounding town. New residential neighbourhoods are to be more
like Picton-Hal | owel | 6s e X neghbourmapds inrteantsiot design ard
walkability, while also preserving the quality of place. The density range in the Secondary
Plan is a minimum of 17 units/net hectare to a high 25 units/net hectare. The preferred
target residential density is 25 units/net hectare. A mix of unit types including singles,
semi-detached, duplex, triplex, townhomes and apartments is permitted.

A portion of the land in the south-east corner of the southern block of land is designated
Environmental Protection Area. Within the Environmental Protection Area (EIS), uses are
limited to open space, conservation, or flood protection. An EIS in support of any
development or site alteration proposed on the lands within or adjacent to the
Environmental Protection Area has been completed.
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7.3.2 Transportation and Access

Loyalist Parkway is designated as an arterial road and is designed to carry relatively high
volumes of traffic. Sandy Hook Road is designated as a collector road and is designed to
collect and distribute traffic at relatively low operating speeds to and from Local Roads and
Arterial Roads. The MTO will not permit access to Loyalist Parkway; access to the property
will be from Sandy Hook Road.

Millennium Trail, Loyalist Parkway and Sandy Hook Road are designated as activity routes
and are designed to accommodate non-vehicular modes of transportation (walking, cycling,
wheelchair, etc.) on facilities that include sidewalks, paths, and trails. Activity Routes may
use a road right-of-way or a dedicated right-of-way. Therefore, the site has good access to
current and future activity routes. The Millennium Trail that traverses the property should
be integrated into the subdivision design.

An Active Transportation Corridor along Sandy Hook Road may be difficult to achieve since
Sandy Hook Road is designed as a rural cross section with open ditches making it difficult
to add sidewalks, pathways and trails adjacent to Sandy Hook Road. The design solution
will be discussed with the County during the Plan Review Process. The Millennium Trall
will continue to be used as a multi-model Activity Corridor.

7.3.3 Special Policy Area

The property is located within the Waring Creek Watershed and is subject to the policies
contained in Section 2.12.3 of the Secondary Plan. Waring Creek is located close to the
south-east corner of the subject property. The following reports were completed that
contribute information for the application of the Implementation Policies of the Special
Policy Area.

1 The Greer Galloway Group completed an EIS in July 2022 and the EIS was
updated in September 2022.

1 The Greer Galloway Group provided a Table of Groundwater Impacts in a letter
dated September 6, 2022.

1 WSE Consulting in September 2022 completed a Stormwater Management Report
that was updated in December 2023.

1 Malroz Engineering completed a Hydrogeological Evaluation dated March 2021.

Below are the Special Area Policies and comments on how the policies will be
implemented in the context of the Loyalist Heights development proposal.

Section 2.12.3 Waring Creek Policies

The Waring Creek Watershed has been identified by the community as an
important natural resource in Picton-Hallowell. Waring Creek is one of several
watercourses that comprise a 17 km long watershed that stretches from Picton-
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Hallowell in the east to Bloomfield in the west. Over the years, the Prince Edward
Stewardship Council, Quinte Conservation, and the Waring Creek Improvement
Association have taken steps to ensure the future sustainability of the watershed.
This effort has resulted in Waring Creek being classified as a cold water stream by
the Ministry of Natural Resources and deserving of additional protection.

The policies of this Section of the Plan are intended to manage the potential impact
of future development on the watershed within the Picton Urban Centre. As this
policy area affects lands within the Town Residential Area, Town Gateway Area,
Town Corridor Area, Park and Open Space Area, and Environmental Protection
Area, the policies of this Section of the Plan are to be considered in addition to
relevant policies of Sections 2.4, 2.5, 2.9 and 2.10 of this Plan.

Guiding Policies
It is the intent of this Plan to:
1. Ensure the continued protection of the Warings Creek Watershed as an

important part of Picton-Ha | | owel | 6s natur al her i

2. Preserve and enhance the ecological features, functions and values of the
Waring Creek Watershed.

3. Minimize the potential impact of future development in Picton-Hallowell on the
Waring Creek Watershed.

Implementing Policies
Council shall:

1. Recognize the Waring Creek Watershed as an important environmental
resource, an integr al nptaral bheritagé systemenda comtabater
to the liveability and quality of place of Picton-Hallowell (refer to Section 4.6.2
Natural Heritage System of this Plan).

The watershed is identified in the Stormwater Management Report as a resource that
needs to be managed. Liveability is measured by quality-of-life factors that includes the
natural environment that comprises the natural heritage system within Loyalist Heights.
The quality of place includes features of physical environment and qualities of life that
make a location a desirable, competitive, and economically vibrant place to live. The
Waring Creek Watershed, the wetland associated with Waring Creek and the wooded
area contribute to the quality of life at Loyalist Heights.
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The design of the plan of subdivision incorporates the natural heritage features that
considersthei nt er connect i vCGreely wi t h Waringos

Waring Creek is located outside the south easterly boundary of Loyalist Height. The
wetland associated with Waring Creek is located in a small area within the wooded area.
There is a 30 m setback within the woodlot from the wetland. The woodlot provides
additional protection for the wetland and the Creek. In addition to the woodlot, land that
will dedicated for public open space and stormwater management facility separates
Waring Creek from the developed within Loyalist Heights. Combined these design
elements provide a separation of approximately, x m from the Creek to the development.

The stormwater pond is located approximately x m from the Creek allowing for water to
cool before entering the Creek.

2. Require that development within the watershed be consistent with the water
resources policies of Section 4.7.1 of this Plan. Such development and
redevelopment shall reflect and incorporate the following measures, as
appropriate:

a) Managing for pre-development water balance by reducing excess runoff volume
and maintaining or restoring natural levels of infiltration and evaporation. MOE
Level 1 (enhanced protection) storage criteria should be utilized, as appropriate;

Section 4.0 of the Stormwater Management Report outlining the proposed infiltration
measures to achieve the required water balance. The stormwater pond (Section 3.0) has
been designed to the MOE Level 1 criteria for quality control.

b) Low impact development (LID) measures that work with nature to manage
stormwater as close to its source as possible, including: infiltration islands in
parking areas; use of permeable pavements; green roofs; biofiltration swales; rain
gardens; cisterns and rain barrels; and compact development;

The stormwater measures are recommending the use of a large infiltration basin at the
outlet of the SWM facility. This ensures that the water being promoted into the
groundwater table has been treated to level 1 standards. It is recommended that residents
utilize additional on-site measures such as rain barrels and gardens, but no credit has
been accounted for in the water balance as these measures can be removed by residents
over time.

c) Consideration of stormwater retrofits, as necessary, in conjunction with
redevelopment in existing neighbourhoods;

The low density residential adjacent to the proposed development will runoff through the
pond and infiltration basin and will as such receive some retroactive treatment.
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d) Preparation of a sediment and erosion control plan in conjunction with a
stormwater management plan;

Refer to section 7.0 of the SWM report and the associated engineering plans to be
prepared as part of the detailed design.

e) Consistency with the green design policies of this Plan (refer to Section 4.1.3).

The stormwater recommendations have been prepared to achieve quantity and quality
control.

3. Prohibit land uses from the watershed that could reduce its ecological functions
and values and encourage the relocation of such uses already existing in the
watershed. Such uses include, but are not limited to:

a) Waste management-related uses that require a Certificate of Approval from the
Ministry of the Environment such as landfills, transfer stations, sewage lagoons,
etc.;

b) Golf courses;

c) Commercial and industrial uses involving the manufacture, processing, and bulk
storage of hazardous materials;

d) Intensive livestock operations; and

e) Application of biosolids to agricultural lands.

The proposed plan is for residential uses and does not included any of the above noted
uses.

4. Establish a 30 m buffer area along the Waring Creek watercourse within which
no new development, including septic tile fields, is permitted. On existing lots of
record where it is not possible to achieve a 30 m buffer area, the maximum
achievable buffer area shall be considered the minimum. A minor variance to
reduce alternate yards may be considered in order to establish the maximum
achievable buffer area, subject to the policies of Section 5.1.2 of this Plan. Buffer
areas shall maintain and/or re-establish the native riparian habitat.

A 30 m buffer from the watercourse and wetland associated with the Creek has been
incorporated into the plan of subdivision.

5. Require preparation of an environmental impact study (EIS) in support of any
development or site alteration proposed on lands adjacent to a buffer area within
the watershed. The EIS shall address the requirements outlined in Policy 4.7.3.2
of this Plan. The applicant shall pre-consult with the County pursuant to Policy
5.1.8.1 of this Plan prior to commencing the EIS.
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The Greer Galloway Group completed an EIS in July 2022 and the EIS was updated in
September 2022.

6. Consider establishing a lot-level retrofits program geared to Picton-Hallowe | | 6 s

existing neighbourhoods, including the use of rain gardens, permeable paving, rain
barrels/cisterns, and native planting. Lot-level retrofits within the Waring Creek
Watershed should be a priority.

As there are no existing lands included in the plan of subdivision there are no lot-level
retrofit opportunities.

7. Support various ongoing efforts to protect the watercourses comprising the
watershed, including improvements to stream crossings, native buffer planting,
installation of livestock restriction fencing, and invasive species removal.

The 30 m buffer and protection of the wooded area has been incorporated into the plan
of subdivision. Also there are no existing or proposed creek crossings within the
development area.

8. Work with the Waring Creek Improvement Association, Prince Edward
Stewardship Council, and Ministry of Natural Resources to implement the Waring
Creek Fisheries Management Plan to sustain a healthy fishery, including re-
stocking of the once resident brook trout population, and protecting the natural
heritage features of the watercourse.

It is understood there is no Waring Creek Fisheries Management Plan and this policy
cannot be implemented.

9. Enforce compliance with County regulations that may affect water resources in
the watershed, including erosion and sediment control, tree cutting, land
disturbance and site alteration, dumping and encroachment. Any gaps in
regulatory capability and capacity should be addressed as a priority.

1. The proposed plan of subdivision will be accompanied by Draft Plan Conditions
SubdivisionAgr e e ment ; Mi ni stry ECAOGs; and ot
processes that will include any requirements for controls including erosion and
sediment control, tree cutting, land disturbance and site alteration, dumping and
encroachment as required by the County.

10. Encourage and support the preparation of a watershed plan for Waring Creek
to ensure that areas of the watershed beyond the boundaries of the Picton Urban
Centre, and hence the jurisdiction of this Secondary Plan, are protected and
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managed to a similar degree. Such a plan should guide local policies and programs
for environmental protection, conservation, and restoration within the contexts of
land use, water use, and planning for future development. It should also provide
direction with regard to best management practices and opportunities for
environmental stewardship.

The proposed plan of subdivision and associated reports have been prepared to satisfy
the development policies as required by the County.

11. Recognize the Natural Heritage Reference Manual for Natural Heritage
Policies of the Provincial Policy Statement, as amended by the Province from time
to time, as a key source of technical guidance for the protection and management
of the Waring Creek Watershed, and specifically Waring Creek as a cold water
stream.

The proposed plan of subdivision and associated reports have been prepared to satisfy
the policies as required by the County. This includes the Natural Heritage Reference
Manual, Natural Heritage Policiesof t he PPS and the Countybs Off

12. Recognize that in the case of discrepancy between the policies of this Section
of the Plan and the policies of Sections 2.4, 2.5, 2.9, and 2.10 of the Plan, the
policies of this Section of the Plan shall take precedence.

Policy 12 above is acknowledged.

7.3.4 Service Areas Designation

The northern parcel of land is designated Service Area 2. Within Service Area 2 there is
a municipal water supply but there is no sanitary sewage collection system.

The southern parcel of land is designated Service Area 3. Within Service Area 3 there is
no existing municipal water or sanitary collection system. The ability to extend municipal
water supply and a sanitary sewage collection system has been confirmed by the County
and in servicing reports prepared by the Greer Galloway Group.

An Official Plan amendment is required to change the designation of the land
from Service Areas 2 and 3 to Service Area 1.
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8.0 ZONING

8.1 Existing Zoning
Figure 51 Existing Zoning shows the zones that currently apply to the property.

The northern portion of the lands is zoned RU1 zone and the southern portion of the lands
is zoned RU2 zone and EP zone. A Zoning By-Law Amendment is required to implement
the development proposal.

Appendix 4 contains a Draft Zoning By-Law that when approved will implement the draft
plan of subdivision application.

Figure 5 - Existing Zoning

CH-A0

FO

RU2 FD
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8.2 Proposed Zoning Amendment
All of the subject property is currently zoned RU1, RU2 and EP on Schedule A3, By-Law

1816-2006. Four zones are proposed for the property that will permit a variety of
residential uses as zone for public open space and environmental protection. The zones
and permitted uses are summarized below:

Zone R2x (Singles and Semi Detached)

Zone R3-1x- (Townhomes)

Zone R3-2x-H (Apartments and subject to site plan control)
Zone R3-3x-H (S e ni or s @nd¥ubject tagiteeplan control)
EP Zone for protection of the woodlot

OS Zone for public open space

= =4 =4 4 A4 2

The wording of the proposed site specific zoning By-law and the zoning map are included
in Appendix 4.

A comparison of the par erstomprehansige ZaniogBy-akawned i n
1816-2006 and the proposed zones are contained in Appendix 5.

. Ray Essiambre and Associates Ltd Page |43
" 613-371-7541 ray@infracycle.com



Planning Justification Report
Loyalist Heights, Picton, ON
File: REAL-287

9.0 PUBLIC CONSULTATION

During the summer and fall of 2020 the following events were held:

An invitation to a Zoom Meeting and Briefing Notes that described the proposed
development were hand delivered to approximately 30 properties located adjacent to
Loyalist Heights, County Staff and members of Council. Approximately 13 people attended
the meeting.

An invitation to all County residents to attend a second Zoom Meeting was published in local
newspapers. Approximately 40 people attended the meeting.

A Zoom Meeting was held with the Waring Creek Improvement Association.

After the Zoom Meetings approximately 7 On-site meetings and telephone meetings were
held with residents who wanted to discuss the proposal in more detail.
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10.0 PLANNING SYNOPSIS

10.1Thel ands are designated AT cdPtan S&endarydlannt i al
A portion is designated fEnvironmental Protection Areaonear the Waring Creek.

10.2 The permitted residential density is a minimum of 17.3 units/net hectare in new
neighbourhood development with a preferred target residential density of 25
units/net hectare.

10.3 Based on a net area of 15 hectares, the targeted density would be 25 units/net
hectare, which would permit 375 units. The estimated unit yield is 396 units based
on a calculation for road frontage. The unit yield is theoretical; the net developable
area that has been calculated is preliminary, and subject to further detailed analysis
after reviewing the proposal with the County.

10.4 An affordable housing solution is proposed for Loyalist Heights which includes;
1) a Rent-to-Buy option.
2) The sale of housing units at or below the affordability threshold identified by
CMHC.

10.5 There is not sufficient width for a municipal road to access the property from Loyalist
Parkway. The frontage on Loyalist Parkway is 16.4 m and 20 m is required for a
right-of-way width for a local road. The 16.4 m frontage on Loyalist Parkway is
sufficient to accommodate the existing access to the property by a private driveway.
Primary access to the southern block of land is available from Sandy Hook Road.
Frontage along Sandy Hook Road is linear and therefore safe access into the
property can be provided.

10.6 The Millennium Trail will be incorporated into the subdivision concept.

10.7 The Draft Plan will also need to address the environmental policies of the Plan and
recognize that land in the south-east corner is designated for Environmental
Protection in the Secondary Plan. The proposal includes the addition of open space
adjacent to the EP lands which has the effect of increasing the total area of the lands
that will be dedicated as public open space.

10.8 The site is located in Service Area 2 and 3 and, as such, full municipal services will
need to be extended to the site. An Official Plan Amendment will be required to
designate the lands to Service Area 1. A draft Official Plan Amendment has been
included with the submission.
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10.9 A Zoning By-law Amendment will be required to incorporate the range of housing
proposed by the Draft Pl an. A draft Amendm
Zoning By-law has been included with the submission.

10.10 The proposed development is good land use planning.

Report Prepared by

%47 Egﬂ&' perrre

Ray Essiambre, Principal Planner
Ray Essiambre and Associates Limited
December 13, 2023
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Appendix 17 Entry into Ontario Public Register of
Archaeological Reports

Ministry of Tourism, Cullure and Sport Ministere du Towismes, e Ll Culhsns at du Sport

s i yusmre e Ontario G

Culture Dnvision Diivbsionm e culfune

401 Bay Sineed, Suite 1700 401, rus Eay, bureau 1700

Toroamio O KA DAT Taoroni O KTA 0AT

Archaeolsgy fontano.ca Archaeokogyioniano.ca

Aug 1, 2018

Helen Sheldon (P191)
Ground Truth Archaeology
G4 3nd Line Trenton ON KBV 5P4

RE: Entry into the Ontario Public Register of Archasological Reports: Archasological
Assessment Report Entitled, "5Stage 1/2 Archasological Assessmeant of Part of Lots
19 and 20, Concession 3, Military Tract, Hallowell Township, Municipality of the
County of Prince Edward, Ontario *, Dated Jul 22, 2013, Filed with MTCS Toronto
Office on MiA, MTCS Project Information Form Mumber P191-0162-2018, MTCS Fila
Number 008369

Dear Ms. Shaldon:

The above-mentioned repor, which has been submitted to this ministry as a condition of licensing in
accordance with Part V1 of the Ontario Hentage Act, R.5.0. 1880, ¢ 0,18, has been entered into the Oniaric
Public Register of Archaeological Reports without technical review.'

Please note thal the ministry makes no represantation of warranty as to the complelenass, accuracy or
quality of reports in the register.

Should you require further information, please do nol hesitate to sand your inguiry to
Archaeology@Oniario.ca

ce. Archaeology Licensing Officer
Marisu Huhe, 1983358 Ontario Inc.

Paul Walsh,County of Prince Edward
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Appendix 21 Picton Secondary Plan Schedules

Scheduli ¢and Vsé Map
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Schedule @061 Transportation Map

s

Loyalist Heights

Legend

E:I Planning Area Boundary
ezzomx Arterial Roads
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Local Roads
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Schedule AC61 Policy Area Map
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Legend

Planning Area Boundary

P

i_ __________ | Policy Area

Notes

1. Town Sqare Policy Area (Refer to Section 2.12.1)

2. Picton Harboir Policy Area (Refer to Section 2.12.2)

3. Warings Creek Watershed Policy Area (Refer to Section 2.12.3)
4. H.J. McFarland Lands Policy Area (Refer to Section 2.12.4)
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Schedule ¢-61 Service Area Map
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Appendix 3 - Draft Zoning By-Law

The Corporation of the County of Prince Edward
By-Law No. - 2023

A By-Law to Amend County Comprehensive Zoning By-Law No. 1816-2006, as
amended

The following is the proposed amendment to COMPREHENSIVE ZONING BY-LAW
NO. 1816-2006 as it affects Loyalist Heights by (1983358 Ontario Inc.) in the Town of
Picton, Prince Edward County.

1. THAT By-Law No. 1816-2006, as amended, is hereby amended by the addition of the
following.

Loyalist Heights shall have a maximum of 400 dwelling units that may be developed
on the subject lands.

Loyalist Heights development is subject to the County's Short-Term
Accommodation Zoning By-Law No. 4336-2018.

2. THAT By-Law No. 1816-2006, as amended, is hereby amended by the addition of the
following to subsection (5) Section 11 entitte d A Speci al Residential T
Zoneso i mmediately after item 11.5.x thereof

Special Urban Residential Zone R2-x Zone (Loyalist Heights)
Part of Lot 19 and 20, Concession 3, Military Tract, Township of Hallowell,

now in the Municipality of Prince Edward County.

PERMITTED RESIDENTIAL USES

1 one single detached dwelling

3 one semi-detached dwelling

4 one duplex dwelling

5 additional units
i. converted dwelling with a maximum of two dwelling units;
ii. one second unit; or
iii. one garden suite.

6 home business
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7 private home day care
8 bed & breakfast establishment
9 group home
10 retirement home
11 uses, buildings and structures accessory to the foregoing permitted uses

Notwithstanding any provision of By-Law No. 1816-2006 as amended to the
contrary, on the lands zoned R2-x, the following special provisions shall

apply:

i.  Minimum Lot Area
a. Single detached dwelling 1 390 m2
b. One Semi-detached dwelling i 429 m2

ii.  Minimum Lot Frontage

a. Single detached dwelling i 12 m
b. One unit of semi-detached dwellingi 6.5 m
c. One semi-detached dwellingi 13 m

i Front Yard (Minimum)

a. 3.6 m to front wall of dwelling
b. 6.0 m to the front wall of an attached or detached garage

iv. Exterior Side Yard (Minimum) i 3.6 m

V. Interior Side Yard (Minimum)

a. Detached dwelling uniti 1.2 m

b. Semi-Detached dwelling uniti 0.0 m on the attached side of the
dwelling and 1.2 m on the unattached side of the dwelling,
except where a semi-detached dwelling is attached at the
footing and/or foundation, the horizontal distance between the
walls on the attached side of the two (2) dwelling units above
finished grade shall be a minimum of 1.2 m and a maximum of

1.5m.
Vi. Lot Coverage (Maximum) 1 50%
Vii. Building Height (Maximum) 1 10.5 m
Ray Essiambre and Associates Ltd Page |53
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viii. For the purposes of this By-Law a sdini-detached dwellingo
mean a building separated vertically into two separate dwelling

units, connected by a common wall above ground or connected
underground at the footing and/or foundation, each of which has an

shall

independent entrance directly from the outside of the building or
through a common vestibule; each of which is located on a separate

lot.

All other provisions of the R2 Zone and By-Law No. 1816-2006, as
amended, shall apply to the land zoned R2-x-H . 0

3. THAT By-Law No. 1816-2006, as amended, is hereby amended by the addition of
the followingto subsecti on (5) of Section 12
Zoneso i mmediately after item 12.5.

Special Urban Residential Zone R3-1 x (Loyalist Heights)
Part of Lot 19 and 20, Concession 3, Military Tract, Township of Hallowell, now

in the Municipality of Prince Edward County.

34

ent it e
t her e«

Notwithstanding any provision of By-Law No. 1816-2006 as amended to the
contrary, on the lands zoned R3-1x-H, the following special provisions shall

apply:

0] The Permitted Uses shall be limited to the following:

a.

® oo o

One townhouse dwelling,

One unit of a townhouse dwelling,
Second dwelling unit

Home business; and

Uses, buildings and structures accessory to the foregoing.

(i) Lot Area (Minimum) - (delete i _square m)

(i) Front Yard (Minimum)

3.6 m to front wall of dwelling
6.0 m to the front wall of an attached or detached garage

(iv)  Exterior Side Yard (Minimum) 1 3.6 m

(v) Interior Side Yard (Minimum)

Ray Essiambre and Associates Ltd
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i 1.2 m on the unattached side of the dwelling
(vi) Lot Coverage (Maximum) T 55%
(vi)  Landscaped Open Space Minimum - 30%

(viii) The requirements of Section 41 of the Planning Act, R.S.0O. 1990,
c.P.13, as amended, relating to Site Plan Control shall apply to the
lands zoned R3-1x except where a development fronts onto a public
road.

All other provisions of the R3 Zone and By-Law No. 1816-2006, as
amended, shall apply to the lands zoned R3-x-H . 0

R3-2x-H Zone (Loyalist Heights)
Part of Lot 19 and 20, Concession 3, Military Tract, Township of Hallowell, now

in the Municipality of Prince Edward County.

Notwithstanding any provision of By-Law No. 1816-2006 as amended to the
contrary, on the lands zoned R3-2x-H, the following special provisions shall
apply:
0] The Permitted Uses shall be limited to the following:
a. Apartment dwelling,
b. Retail commercial establishment within an apartment dwelling,

c. Home business, and
d. Uses, buildings and structures accessory to the foregoing.

(i) All Required Yards (Minimum) 1 3.0m

(i)  The requirements of Section 41 of the Planning Act, R.S.0. 1990,
c.P.13, as amended, relating to Site Plan Control, shall apply to the
lands zoned R3-x.

(iv) Maximum Site Coverage i 50%
All other provisions of the R3 Zone and By-Law No. 1816-2006, as amended,

shall apply to the lands zoned R3-2x-H . 0
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The requirements of Section 41 of the Planning Act, R.S.0. 1990, c.P.13, as
amended, relating to Site Plan Control, shall apply to the lands zoned R3-2x-
H.

R3-3 x-H Zone (Loyalist Heights)
Part of Lot 19 and 20, Concession 3, Military Tract, Township of Hallowell, now

in the Municipality of Prince Edward County.

Notwithstanding any provision of By-Law No. 1816-2006 as amended to the
contrary, on the lands zoned R3-3x-H, the following special provisions shall
apply:
0] The Permitted Uses shall be limited to the following:
a. Semi-detached, Townhouses,

b. Home business, and
c. Uses, buildings and structures accessory to the foregoing.

All other provisions of the R3 Zone and By-Law No. 1816-2006, as amended,
shall apply to the lands zoned R3-3x-H . 0

The requirements of Section 41 of the Planning Act, R.S.0. 1990, c.P.13, as
amended, relating to Site Plan Control, shall apply to the lands zoned R3-3x-
H.

4. OS Open Space Zone
No person shall within an Open Space (OS) Zone use any land or erect, alter or use
any building or structure except in accordance with the provisions of Section 30 Open
Space (OS) Zone.

5. EP Environmental Protection Zone
No person shall within any Environmental Protection (EP) Zone use any land, or
erect, alter or use any building or structure except in accordance with the provisions
of Section 31 Environmental Protection (EP) Zone.

6. THAT no development on lands zoned R3-2x-H; R3-3x-H, shall take place until such
ti me as t hel)siinkbol has beergrémoyed by amendment to this By-Law
in accordance with the provisions of Section 36 of the Planning Act, R.S.0. 1990.
Unt i | such ti me -H symbolhhas béehl cemaledntigeconly uses,
buildings or structures permitted on the lands zoned R3-2x-H , R3-3x-H shall be those
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uses existing on the date of passing of this By-Law, a temporary sales office and
model homes, in accordance with a registered subdivision agreement.

7. THATaBy-Lawt o r emov e t H# symbdl sHaltbe cogsaerdd by Council
only in accordance with the provisions of the executed subdivision agreement
between the County and the Owner addressing, among other things, site services,
access, lot grading and drainage, and financial requirements of the Municipality, and
the final plan has been approved by the County and registered on title to the lands.

8. THATupon r emoval ofH)syntbel suffitédtb tthe RB-@6H , R3-3x-H,
categories, the uses and zone provisions of the R3-2x-H , R3-3x-H, Zones shall apply
to the lands so zoned.

9. THATS CHE D UL E foréh& Biéon Ward to By-Law No. 1816-2006, as amended,
is hereby amended by changing the zone category thereon in accordance with
Schedule 6106 attached hereto.

11. THAT Schedule6 1 6 attached her etlaw.f or ms par't

12. 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 , 2021.

Chad Curtis, Clerk Steve Ferguson, Mayor
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Zone Schedule

T TSN — ——— — - — - —— o e

Legendof Proposed Zones

R2x(Single Family and Seietached) R33x-H (Seniors Village)

R3-1x (Townhouse EP- EnvironmentaProtection(Dedicated)
R3-2x-H (Apartments) OS-PublicOpen SpacéDedicated)

* Ray Essiambre and Associates Ltd Page |58
[ | 613-371-7541 ray@infracycle.com



Planning Justification Report
Loyalist Heights, Picton, ON
File: REAL-287

Appendix 41 Streetlight
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Appendix 51 Typical Road Cross Section
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Appendix 6 - Draft Official Plan Amendment
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AMENDMENT NOXX

PICTON HALLOWELL
SECONDARY PLAN

Loyalist Height
OPA No. XX

for the
Municipality of the

County of Prince Edward

DATE
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AMENDMENT NO. XX TO THE OFFICIAL PLAN
OF THE

COUNTY OF PRINCE EDWARD

The attached explanatory text, constituting Amendment No. XX to the Official Plan of the
County of Prince Edward, was prepared by the Council of the Corporation of the County
of Prince Edward under the provisions of Sections 17 and 21 of the Planning Act, R.S.O.
1990, Chapter P. 13, as amended.

The amendment was adopted by the Council of the Corporation of the County of Prince
Edward by By-law No. in accordance with Sections 17 and 21 of the Planning Act,
R.S.0. 1990, Chapter P. 13, as amended, on the XX day of XX, 2021.

Amendment No. XX is exempt from further approval by the Minister of Municipal Affairs
and Housing pursuant to Section 17(9) of the Planning Act, R.S.0. 1990 and Ontario
Regulation 525/97, amended to O. Reg. 45/01. The decision of the Council of the
Corporation of the County of Prince Edward is final pursuant to Section 17(27) of the
Planning Act, R.S.0. 1990, Chapter P. 13 if no appeals are received against Amendment
No. XX within the time allowed for appeal, in accordance with the requirements of Section
17 of the Planning Act, R.S.0. 1990, Chapter P. 13.

Chad Curtis, Clerk

Steve Ferguson, Mayor
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THE CORPORATION OF THE COUNTY OF PRINCE EDWARD

BY-LAW NO. xx-2021

Being a By-law to adopt an Amendment to the Official Plan of the

Corporation of the County of Prince Edward for Loyalist Heights

WHEREAS AMENDMENT No. XX to the Official Plan of the County of Prince Edward has
been considered and recommended for adoption by the County of Prince Edward
Planning Public Council;

AND WHEREAS a Public Meeting on the proposed amendment has been held pursuant to
the requirements of Section 17 of the Planning Act, R.S.0. 1990, Chapter P. 13, as
amended;

Now THEREFORE the Council of the Corporation of the County of Prince Edward in
accordance with the provisions of Section 17 and 21 of the Planning Act, R.S.0. 1990,
Chapter P. 13, as amended, hereby enacts as follows:

1. THAT AMENDMENT No. XX to the Official Plan of the County of Prince Edward,
consistingoftheat t ached explanatory text and Schedu

2. THAT AMENDMENT No. XX to the Official Plan of the County of Prince Edward Planning
Area is exempt from the approval of the Minister of Municipal Affairs and Housing
pursuant to Section 17(19) of the Planning Act, R.S.O. 1990, Chapter P. 13, as
amended, and Ontario Regulation 525/97, amended to O. Reg. 45/01.

. THAT AMENDMENT NoO. XX will become final and take effect on the day after the last day
for filing of appeals has passed provided that no appeals are received in accordance with
the provisions of Section 17 of the Planning Act, R.S.O. 1990, Chapter P. 13, as
amended.
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4. THis By-LAW shall come into force and take effect on the day of final passing thereof.

Read a first, second and a third time and finally passed this XX day of XX, 2021.

Chad Curtis, Clerk Steve Ferguson, Mayor
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AMENDMENT NO. XX
To THE OFFICIAL PLAN

OF THE COUNTY OF PRINCE EDWARD

1. TITLE:

The following text constitutes Amendment No. 88 to the Official Plan of the
Corporation of the County of Prince Edward. The Minister of Municipal Affairs and
Housing approved the Official Plan on 23 January 1998 and 23 December 1998.

2. PURPOSE AND EFFECT OF THE APPLICATION:
The purPOSE of Amendment No. XX is to:

1 Amend Schedule F of the Picton-Hollowell Urban Centre Secondary Plan from
Service Area 3 and Service Area 2 to Service Area 1.

1 The Amendment will be to: Facilitate the development of a residential
subdivision on full services within the Picton-Hallowell Urban Area.

3. LOCATION OF THE AFFECTED LANDS:

The subject lands are located in the eastern end of the Town of Picton. They are
bordered by Talbot Street to the north, Loyalist Parkway (Highway 33) to the
south and the Millennium Trail to the west.

4. LEGAL DESCRIPTION

The legal description of the lands is as follows:

9 Partof Lot 19 and 20, Concession 3, Military Tract, Township of Hallowell, now
in the Municipality of Prince Edward County.

Municipal Address:

1 13437 Loyalist Parkway, Picton Ontario
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5. BASIS OF THE AMENDMENT:

a)

b)

d)

EXISTING USES:
Vacant Lands currently being used for agricultural purposes.

PROPOSED USES:
Residential subdivision consisting of a mix of single detached, townhouse,
and apartment dwellings.

DESIGNATION AND ZONING:

(i) Secondary Plan Designation

The subject | ands are presently d
Land Use Designations of the County Official Plan.

(ii) Zoning
The subject lands are currently zoned RU1 and RU2.

SURROUNDING LAND USES:
The subject lands are surrounded by development to the north, west and
south. East of the property is cultivated farm land.

AGENCY AND PUBLIC COMMENTS:

o Pl anning Services Departmentds
Attachment xx to this Amendment.

o Engineering, Development and Works Comments are contained in
Attachment xx to this Amendment.

0 A Public Meeting on the proposed Official Plan Amendment (OPA No.
XX) was conducted by the County

A complete list of all correspondence received on the Official Plan
Amendment is provided as Attachment xx to this amendment.

o In consideration of OPA No. XX, the County of Prince Edward gave
due regard to all comments received prior to and during the Public
Meeting, the purpose and intent of the Official Plan and matters of
Provincial interest. At its meeting of , the County Council

a motion recommending adoption of proposed OPA

No. XX by County Council.

esigna

Comment

0s Pl
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f) CONFORMITY TO POLICIES OF THE PROVINCIAL POLICY STATEMENT:

A In accordance with Section 3 of the PlanningActé a deci si on of
council of a municipality € in respect
that affects a planning matter, fishall
Policy Statement. (PPS Policy 4.2)

o0 The Provincial Policy Statement was issued under Section 3 of the
Planning Act and came into effect on May 1, 2020. It replaces the
Provincial Policy Statement issued April 30, 2014.

0 Settlement Areas in the PPS are defined as cities, towns, villages
and hamlets. The subject lands are located in a settlement area.

A The 2020 PPS notes land use patterns within settlement areas shall
be based on densities and a mix of land uses which:

1. efficiently use 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. prepare for the impacts of Climate Change.
5. support active transportation; and

6. are transit-supportive, where transit is planned, exists or may be
developed.

7. are freight supportive.

Land Use Patterns in Settlement areas shall also be based on a range of uses
and opportunities for intensification and redevelopment in accordance with the
criteria of policy 1.1.3.3.

A Planning authorities shall identify appropriate locations and promote
opportunities for intensification and redevelopment where this can be
accommodated taking into account existing building stock or areas,
including brownfield sites, and the availability of suitable existing
building stock or areas, including brownfield sites, and the availability of
suitable existing or planned infrastructure and public service
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facilities required to accommodate projected needs.

Municipal sewage services and municipal waters 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
possible.

Based on the above, the proposed Official Plan Amendment is
consistent with the 2020 Provincial Policy Statement.

g) CONFORMITY TO POLICIES OF THE COUNTY OFFICIAL PLAN:

A The County Official Plan is the local policy instrument that implements

the Provincial Policy Statement. As such, it sets the policy framework
within which development is to take place within Prince Edward
County. For the most part, the policies of the Official Plan reflect those
of the Provincial Policy Statement.

The subject lands are situated within the Urban Centre designation
(Picton) of the Official Plan. The Picton Hallowell Secondary Plan
implements specific policies for the town of Picton. Within the Plan the
subject lands are split designated the Town Residential, EP and Open
Space.

The Picton Hallowell Secondary Plan outlines development policies for
the Town Residential Area. It is anticipated that residential
development within the Town Residential Area will result from the
extension of existing neighbourhoods. The policies of this area permit
all residential uses at all densities. Guiding principles look to support a
diverse range of housing types at a range of residential densities,
encourage the use of existing infrastructure, and support the
intensification of existing neighbourhoods into surrounding
undeveloped areas within the Urban Centre (Section 2.4)

Based on the above, the proposed Official Plan Amendment in all
respects conforms to the intent of the County of Prince Edward Official
Plan.

6. DETAILS OF THE AMENDMENT:

1.

Schedule O6F6, Service Area Map of t
the notation ASection XXXXXX0 with a
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designatedas A Service Area 30 as shown on Sched:
part of this Amendment.

7. IMPLEMENTATION AND INTERPRETATION:

The provisions of the Picton Hallowell Secondary Plan, as amended from time to time,
regarding the implementation and interpretation of the Plan shall apply in regard to this

Amendment.
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APPENDICES & ATTACHMENTS

The following appendices and attachments are not intended to form part of Amendment No. XX but
are included only for the purposes of providing information in support of this Amendment.

APPENDIX |

STATEMENT CERTIFYING THE REQUIREMENTS OF SECTIONS 17(15), 17(17) AND 17(23) OF THE PLANNING
AcT, R.S.0. 1990, CHAPTER P. 13 HAVE BEEN COMPLIED.

It is hereby certified that the requirements for the giving of Notice and the holding of at least one (1)
Public Meeting, as required by Section 17 of the Planning Act, R.S.O. 1990, Chapter P. 13, as
amended, have been complied with.

Director of Development Services
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APPENDIX |l

DECLARATION UNDER SECTION 17(28) OF THE PLANNING ACT, R.S.0. 1990, CHAPTER P. 13.

I, Peter Moyer, Director of Development Services for the Corporation of the County of Prince Edward
hereby declare that Notice of adoption of Official Plan Amendment No. XX by County Council on the
XX day of XX, 2021 was given as required by Section 17(23) of the Planning Act, R.S.0. 1990, Chapter
P. 13. | also declare that the twenty (20) day appeal period expiredonthe  day of

2021 and to this date no notice of appeal under Section 17(24) of the Planning Act, R.S.O. 1990
Chapter P. 13 has been filed with any person in the Office of the Clerk of the County of Prince Edward.

Dated this day of , 2021
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Schedule Al10
To Amendment No. XX To the
Picton Hallowell Secondary Plan
For the County of Prince Edward
Part of Lot 19 and 20, Concession 3, Military Tract, Township of Hallowell, now in the

Municipality of Prince Edward County.

Revised Schedule F

Change Servickreas 1
and 2 to Service Area 3
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Schedule F:
Secondary Plan Service Areas Map
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