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Introduction

This Planning Justification Report is provided in support of an application for Zoning By-law
Amendment applicable to the property known municipally as 13544 Loyalist Parkway in Prince
Edward County. The subject property is located at Warings Corner in the westernmost portion of
the urban centre of Picton. The subject property is located on the north side of the intersection of
County Road 1 and County Road 33. The approximately 5.88 hectare subject property is owned by
Home Hardware Stores Limited and is currently developed with an approximately 2,810 square
metre retail store, approximately 1,486 square metre cold storage building, and associated on-site
vehicular surface parking.

The purpose of this application is to facilitate the construction of an additional (second) storage
building on the subject property for finished goods storage. The subject property is split zoned
between a site-specific Commercial Highway zone and two site-specific Future Development
zones. The proposed zoning by-law amendment seeks to remove the split-zoning applicable to
the lands and harmonize the site within a single Commercial Highway Zone, which would
enable the construction of the proposed additional storage building.

The subject property is designated ‘Urban Centre’ on Schedule ‘A-2’ of the Prince Edward County
Official Plan, which came into effect on July 8, 2021. It is located within the Warings Creek
Watershed as depicted on Schedule ‘B’ of the Official Plan.

The subject property is also located within the bounds of the Picton Secondary Plan areaand is
designated ‘Town Gateway Area’ on Schedule ‘A’ of the Secondary Plan.

The subject property is split-zoned within County of Prince Edward Comprehensive Zoning By-
Law No. 1816-2006, as amended. The majority of the property including the existing Home
Hardware retail store, storage building and on-site vehicular parking is zoned a site-specific
Commercial Highway ‘CH-46’ zone which permits the existing development. The northwest
portion of the site is subject to a site-specific Future Development ‘FD-6’ zone and the northeast
portion of the property (where the new storage building is proposed) is subject to a site-specific
Future Development ‘FD-9’ zone. The ‘FD-9’ zone permits a fenced open lumber storage areato a
maximum area of 1 hectare and requires a 30-metre vegetated buffer along Warrens Creek. Both
the ‘FD-6’ and ‘FD-9’ zones require the provision of municipal water and sanitary services to the
satisfaction of the Municipality if the proposed uses require water and sanitary services. In this
situation, the proposed storage building does not require water and sanitary services.

Pre-Application meetings were held throughout 2023, which identified the requirements to
facilitate the overall development plan. Accordingly, the following have been prepared and
submitted in support of the Planning Act applications:

o Conceptual Site Plan - prepared by Full Speed Builders;

o Parcel Register;

o Stormwater Management & Site Servicing Report - prepared by Full Speed Builders; and,
o Planning Justification Report - prepared by The Boulevard Group.
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The proposed Zoning By-law Amendment will enable the construction of an additional storage
building on the subject property which will support an existing retail business that has been
operating on the property for over ten (10) years. The proposed zoning amendment will also serve
to consolidate zoning applicable to the property into a single zone for ease for future
interpretation. The proposed single zone will accomplish the same results as the existing three
zones but will ease the administration and regulation of land use control on the property. The
proposed zoning by-law amendment and proposed minor on-site development on the property
will have regard for Warings Creek, which crosses the eastern portion of the property. Large
setbacks from the Creek will be maintained and the proposed stormwater management controls
will direct flows away from the Creek towards on-site stormwater ponds. Parking on the property
is also proposed to be reduced slightly to achieve an appropriate balance, providing enough
parking for a regionally serving commercial use without oversupplying parking which would
require unnecessary hardscaping on the property. In summary, the proposed zoning by-law
amendment is desirable, consistent with applicable local and provincial policy, and represents
good land use planning.

BLVD.

THE BOULEVARD GROUP

Page 3 0of 40



Site Overview

Location & Site Information & Surrounding Uses

The subject property municipally addressed as 13544 Loyalist Parkway is located on the north
side of the intersection of County Road 1 and Loyalist Parkway. The lands are located in the
western portion of the Picton urban settlement area at Warings Corner and are located within the
Warings Creek Watershed. The irregularly shaped property is approximately 5.88 hectares in size
and maintains approximately 225 metres of frontage on Loyalist Parkway.

Lands to the east and west of the subject property are characterised by a mix of residential and
commercial uses, all of which are accessed via Loyalist Parkway, which branches out from the
Picton Town Centre. Loyalist Parkway is a provincial highway managed by the Provincial Ministry
of Transportation and Infrastructure. Lands to the north and south of the strip of development
fronting Loyalist Parkway are generally agricultural in nature.
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Figure 1 - Locational context map

The subject property is currently developed with a with a retail store, ancillary cold storage
building, and vehicle parking. The approximately 2,810 square metre Home Hardware retail store
is located at the centre of the property and surrounded by on-site vehicular parking. The existing
approximately 1,486 square metre storage building is located to the north of the retail building
within a large fenced area also utilized for lumber storage. An approximately 223 square metre
garden centre is located adjacent the existing retail store. The retail store is serviced with private
wastewater and municipal water services.
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Warings Creek bisects the eastern portion of the subject property and flows south. A large portion
of the property that includes the Creek is undeveloped and is vegetated, as is the large portion of

the west of the property. There are stormwater management ponds located on both the east and
west sides of the subject property.

Figure 2 - aerial photo of the subject property (Source: Google)
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Figure 3 - existing Home Hardware store

Figure 4 - Existing storage shed
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Proposed Development and Zoning By-Law Amendment

The overall development plan seeks to construct a 485 square metre storage building on the
property to store finished goods associated with the retail store. The building is not proposed to
be serviced and is to be located within the existing fenced lumber storage area at the rear of the
subject property. Significant setbacks from Warings Creek will be maintained and there will be
limited to no additionally disturbed lands on the property.

Figure 5 - Concept Plan

The purpose of this Zoning By-law Amendment application is twofold:

First, to rezone the subject property to remove the Future Development zones and
harmonize the property under the site-specific Commercial Highway ‘CH-46’ zone.

Second, to amend the ‘CH-46’ zone to allow for the additional storage building as a
permitted use.

The following provisions are proposed for the consolidated and updated site specific ‘CH-46’ zone:

i. Theonly permitted uses are:

a) A building supply outlet and home furnishing sales building with a maximum gross floor
area, exclusive of seasonal garden sales, of 3,616 square metres (38,923 square feet)

b) An outdoor fenced compound for seasonal garden sales with a maximum gross floor
area of 223 square metres (2,400 square feet)

c) A cold storage lumber shed with a maximum gross floor area of 1,486.4 square metres
(16,000 square feet)
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d) Afenced open lumber storage area with a maximum gross floor area of 8,100 square
metres (87,190 square feet)

e) A storage building with a maximum gross floor area of 500 square metres (5382 square
feet)

f)  Minor structures which are deemed ancillary to the building supply outlet use.

ii. Noopen storage is permitted in the front or side yards other than for seasonal garden
sales.

iii. No site grading shall take place within 15 metres (49.2 feet) of the top-of bank of Warings
Creek.

iv. A 30 metre buffer along Warings Creek shall be replanted with native tree and shrub
species.

v. The minimum number of parking spaces to be provided on site shall be 135 including a
minimum of 6 barrier-free parking spaces.

Anin-depth discussion and justification of the proposed zoning for the property can be found
below in this Planning Justification Report.
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Policy & Regulatory Framework

Provincial Policy Statement

The 2020 Provincial Policy Statement (PPS) provides policy direction on matters of Provincial
Interest. Section 2 of the Planning Act requires that municipal councils “be consistent” with the PPS
in carrying out their responsibilities under the Act.

The Provincial Policy Statement includes a number of policies relating to community development,
housing, infrastructure, heritage, agriculture and mineral resources, water quality and quantity,
and public health and safety. The 2020 PPS primarily provides policy direction for new
development. With respect to the proposal, the following policies apply:

Provincial Policy Review and Analysis

Section 1.1.1, Healthy, Livable Communities:

a) Promoting efficient development patterns
which sustain the financial well-being of the
Province and municipalities over the long
term;

The proposal will not result in a significant
change in land use on the property. No
changes to the existing use of municipal
infrastructure is proposed and the proposal
will have no effect on the financial well-being
of the County or the Province.

b) accommodating an appropriate affordable
and market-based range and mix of residential
types (including single-detached, additional
residential units, multi-unit housing,
affordable housing and housing for older
persons), employment (including industrial and
commercial), institutional (including places of
worship, cemeteries and long-term care
homes), recreation, park and open space, and
other uses to meet long-term needs;

N/A

c) avoiding development and land use patterns
which may cause environmental or public
health and safety concerns;

The proposed storage building will be located
in an area currently used for lumber storage
and will be setback substantially from Warings
Creek. The building is proposed to be located
in excess of 50 metres away from the creek
and a stormwater management pond will be
utilized to capture surface runoff. There are
no public health impacts anticipated as a
result of this overall development.
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Provincial Policy Review and Analysis

d) avoiding development and land use patterns
that would prevent the efficient expansion of
settlement areas in those areas which are
adjacent or close to settlement areas;

The proposal is for a storage building which
does not create a compatibility issue that may
inhibit the expansion of a settlement area.

e) promoting the integration of land use
planning, growth management, transit-
supportive development, intensification and
infrastructure planning to achieve cost-
effective development patterns, optimization
of transit investments, and standards to
minimize land consumption and servicing
costs;

The proposal is to intensify an already
developed property within the Picton
Settlement Area. There is currently no transit
service within the vicinity of the subject
property. The proposal will not require any
additional public investment or development
of infrastructure.

f) improving accessibility for persons with
disabilities and older persons by addressing
land use barriers which restrict their full
participation in society;

The subject property will continue to include
six (6) barrier free vehicular parking spaces in
accordance with Accessibility for Ontario with
Disabilities Act (AODA). Further, the
proposed storage building is to be constructed
in accordance with the Ontario Building Code
(OBC) which ensures accessibility
requirements are satisfied.

g) ensuring that necessary infrastructure and
public service facilities are or will be available
to meet current and projected needs;

The proposed storage building does not result
in an expansion to public servicing.. No
impacts to publicinfrastructure or services
are anticipated as a result of the overall
development plan.

h) promoting development and land use
patterns that conserve biodiversity; and

The proposed storage building does not
increase the development footprint on the
subject property. A significant setback from
Warings Creek will be maintained.

i) preparing for the regional and local impacts
of a changing climate.

The proposed development will not impact
any environmentally sensitive areas nor is it
located within a floodplain or area subject to
natural hazards.

1.1.3 Settlement Areas

1.1.3.1 Settlement areas shall be the focus of
growth and development.

The subject property is located within the
Picton Settlement Area as identified in the
County of Prince Edward Official Plan.
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Provincial Policy Review and Analysis

1.1.3.2 Land use patterns within settlement
areas shall be based on densities and a mix of
land uses which:

a) efficiently use land and resources;

b) 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;

¢) minimize negative impacts to air quality and
climate change, and promote energy
efficiency;

d) prepare for the impacts of a changing
climate;

e) support active transportation;

f) are transit-supportive, where transit is
planned, exists or may be developed; and

g) are freight-supportive.

The subject property is already developed and
the proposal seeks to add a storage building to
an already developed portion of the property.
The existing land use pattern will not be
substantially altered through the proposed
development.

No changes to the existing access on to
Loyalist Parkway are proposed. There will be
no impact to traffic patterns as a result of this
proposal.

1.1.3.4 Appropriate development standards
should be promoted which facilitate
intensification, redevelopment and compact
form, while avoiding or mitigating risks to
public health and safety

The proposed consolidated site-specific
zoning applicable to the subject property will
maintain the setbacks from Warings Creek.
Any other potential changes will require
further zoning relief and/or an amending Site
Plan Control agreement.

1.1.3.6: New development taking place in
designated growth areas should occur
adjacent to the existing built-up area and
should have a compact form, mix of uses and
densities that allow for the efficient use of
land, infrastructure and public service
facilities.

The proposed development of a storage
building will take place on an existing
developed area currently utilized for lumber
storage. The storage building will not require
any expansion of public infrastructure.

1.1.3.7: Planning authorities should establish
and implement phasing policies to ensure:

a. That specified targets for intensification and
redevelopment are achieved prior to, or
concurrent with, new development within
designated growth areas.

The subject property is located within the
Picton Settlement Area, which is where
additional growth and density is desired.
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Provincial Policy Review and Analysis

1.3 Employment

by:

1.3.1 Planning authorities shall promote
economic development and competitiveness

providing for an appropriate mix and
range of employment, institutional, and
broader mixed uses to meet long-term
needs;

providing opportunities for a
diversified economic base, including
maintaining a range and choice of
suitable sites for employment uses
which support a wide range of
economic activities and ancillary uses,
and take into account the needs of
existing and future businesses;

facilitating the conditions for economic
investment by identifying strategic
sites for investment, monitoring the
availability and suitability of
employment sites, including market-
ready sites, and seeking to address
potential barriers to investment;

encouraging compact, mixed-use
development that incorporates
compatible employment uses to
support liveable and resilient
communities, with consideration of
housing policy 1.4; and

ensuring the necessary infrastructure
is provided to support current and
projected needs

The proposed development adds to an existing
retail store development within the Picton
Settlement Area. The proposed development
will support the expansion of an existing
business on-site and no additional public
infrastructure is required.
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Provincial Policy Review and Analysis

1.6 Infrastructure and Public Service
Facilities

1.6.1 Infrastructure and public service
facilities shall be provided in an efficient
manner that prepares for the impacts of a
changing climate while accommodating
projected needs. Planning for infrastructure
and public service facilities shall be
coordinated and integrated with land use
planning and growth management so that they
are:

a. financially viable over their life cycle,
which may be demonstrated through
asset management planning; and

b. available to meet current and
projected needs.

No additional public infrastructure is required
for this proposed development.

1.6.6 Sewage, Water and Stormwater

1.6.6.2: Municipal sewage services and
municipal water services are the preferred
form of servicing for settlement areas to
support protection of the environment and
minimize potential risks to human health and
safety. Within settlement areas with existing
municipal sewage services and municipal
water services, intensification and
redevelopment shall be promoted wherever
feasible to optimize the use of the services.

The proposed ancillary storage building is not
to be serviced via municipal sewage or water
services. No expansion of municipal
infrastructure is required.

1.6.6.7 Planning for stormwater management
shall:

a) be integrated with planning for sewage and
water services and ensure that systems are
optimized, feasible and financially viable over
the long term;

b) minimize, or, where possible, prevent
increases in contaminant loads;

¢) minimize erosion and changes in water
balance, and prepare for the impacts of a
changing climate through the effective
management of stormwater, including the use
of green infrastructure;

A stormwater management report and
grading plan has been prepared which
confirms how surface water will be managed
on-site. Flows will be directed to a stormwater
management pond on-site and away from
Warings Creek. The site will also maintain a
large portion of landscaped open space which
aids stormwater drainage.
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Provincial Policy Review and Analysis

d) mitigate risks to human health, safety,
property and the environment;

e) maximize the extent and function of
vegetative and pervious surfaces; and

f) promote stormwater management best
practices, including stormwater attenuation
and re-use, water conservation and efficiency,
and low impact development.

1.6.8 Transportation and Infrastructure Corridors

1.6.8.1 Planning authorities shall plan for and
protect corridors and rights-of-way for
infrastructure, including transportation,
transit and electricity generation facilities and
transmission systems to meet current and
projected needs.

The existing access via Loyalist Parkway will
be maintained and no changes to access are
proposed through this overall development
plan. Itis not anticipated that the proposed
development will result in a significant change
in traffic flows to the site.

1.7 Long-Term Economic Prosperity

1.7.1 Long-term economic prosperity should
be supported by:

a. promoting opportunities for economic
development and community
investment-readiness;

b. encouraging residential uses to
respond to dynamic market-based
needs and provide necessary housing
supply and range of housing options for
a diverse workforce;

c. optimizingthe long-term availability
and use of land, resources,
infrastructure and public service
facilities;

d. maintaining and, where possible,
enhancing the vitality and viability of
downtowns and mainstreets;

e. encouraging a sense of place, by
promoting well-designed built form
and cultural planning, and by
conserving features that help define
character, including built heritage
resources and cultural heritage
landscapes;

The proposed development seeks to add a
storage building to support an existing
developed area on the subject property. The
proposed accessory building is to be ancillary
to the existing retail store on-site. The
proposed consolidated zoning applicable to
the property will ensure a more consistent
interpretation of uses and regulatory controls
for members of the public, staff and owners of
the landholding.
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Provincial Policy Review and Analysis

f.

promoting the redevelopment of
brownfield sites;

providing for an efficient, cost-
effective, reliable multimodal
transportation system that is
integrated with adjacent systems and
those of other jurisdictions, and is
appropriate to address projected
needs to support the movement of
goods and people;

providing opportunities for sustainable
tourism development;

sustaining and enhancing the viability
of the agricultural system through
protecting agricultural resources,
minimizing land use conflicts, providing
opportunities to support local food,
and maintaining and improving the
agri-food network;

promoting energy conservation and
providing opportunities for increased

energy supply;

minimizing negative impacts from a
changing climate and considering the
ecological benefits provided by nature;
and

encouraging efficient and coordinated
communications and
telecommunications infrastructure.
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Provincial Policy Review and Analysis

1.8 Energy Conservation, Air Quality and
Climate Change

1.8.1: Planning authorities shall support
energy conservation and efficiency, improved
air quality, reduced greenhouse gas emissions,
and preparing for the impacts of a changing
climate through land use and development
patterns which:

a. Promote compact form and a structure of
nodes and corridors;

b. Promote the use of active transportation
and transit in and between residential,
employment (including commercial and
industrial) and institutional uses and other
areas

c. focus major employment, commercial and
other travel-intensive land uses on sites which
are well served by transit where this exists or
is to be developed, or designing these to
facilitate the establishment of transit in the
future;

d. focus freight-intensive land uses to areas
well served by major highways, airports, rail
facilities and marine facilities;

e. encourage transit-supportive development
and intensification to improve the mix of
employment and housing uses to shorten
commute journeys and decrease
transportation congestion;

f. promote design and orientation which
maximizes energy efficiency and conservation,
and considers the mitigating effects of
vegetation and green infrastructure; and

g. maximize vegetation within settlement
areas, where feasible.

The subject property is within the Picton
Settlement Area. The subject property does
not currently benefit from transit service nor
are bike lanes located along Loyalist Parkway
at this time. The proposed development has
excellent access to the longstanding existing
transportation system for delivery vehicles at
the crossroads of Highway 33 and County
Road 1. The proposal does propose to
decrease the amount of parking on-site to
avoid the oversupply of vehicular parking
while accounting for the fact that the Home
Hardware is a regionally serving business.

The subject property will continue to contain a
significant amount of landscaped open space
and vegetation. Large setbacks are maintained
for Warings Creek and the existing
stormwater management ponds are
surrounded by natural vegetation.
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Provincial Policy Review and Analysis

2.1 Natural Heritage

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

The proposed storage building will be located
on an area already utilized for lumber storage.
Stormwater will also be managed on-site and
be directed to a stormwater pond well setback
from Warings Creek. Significant setbacks are
proposed to be maintained for all future
development from Warings Creek.

2.1.2 The diversity and connectivity of natural
featuresin an area, and the long-term
ecological function and biodiversity of natural
heritage systems, should be maintained,
restored or, where possible, improved,
recognizing linkages between and among
natural heritage features and areas, surface
water features and ground water features.

The proposed storage building will be located
on lands which are already disturbed. The
remaining undeveloped portions of the
property will remain predominantly
unchanged and the large setbacks from
Warings Creek will be maintained.

2.1.8 Development and site alteration shall not
be permitted on adjacent lands to the natural
heritage features and areas identified in
policies 2.1.4,2.1.5,and 2.1.6 unless the
ecological function of the adjacent lands has
been evaluated and it has been demonstrated
that there will be no negative impacts on the
natural features or on their ecological
functions.

The subject property does not contain any
natural heritage features listed in policies
2.1.4,2.1.5,0r 2.1.6, nor are any such lands
located adjacent to the subject property.

2.2 Water

2.2.1 Planning authorities shall protect,
improve or restore the quality and quantity of
water by:

a. usingthe watershed as the ecologically
meaningful scale for integrated and
long-term planning, which can be a
foundation for considering cumulative
impacts of development;

b. minimizing potential negative impacts,
including cross-jurisdictional and
cross-watershed impacts;

c. evaluating and preparing for the
impacts of a changing climate to water

The proposed storage building will be located
on an area already disturbed and utilized for
lumber storage. An updated stormwater
management report has been submitted and
surface water will continue to be directed
toward a stormwater pond on-site and away
from Warings Creek. Significant setbacks will
continue to be maintained from Warings
Creek.
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Provincial Policy Review and Analysis

resource systems at the watershed
level;

d. identifying water resource systems
consisting of ground water features,
hydrologic functions, natural heritage
features and areas, and surface water
features including shoreline areas,
which are necessary for the ecological
and hydrological integrity of the
watershed;

e. maintaining linkages and related
functions among ground water
features, hydrologic functions, natural
heritage features and areas, and
surface water features including
shoreline areas;

f. implementing necessary restrictions
on development and site alteration to:

1. protect all municipal drinking
water supplies and designated
vulnerable areas; and 2.

2. protect,improve or restore
vulnerable surface and ground
water, sensitive surface water
features and sensitive ground
water features, and their
hydrologic functions;

g. planning for efficient and sustainable
use of water resources, through
practices for water conservation and
sustaining water quality;

h. ensuring consideration of
environmental lake capacity, where
applicable; and

i. ensuring stormwater management
practices minimize stormwater
volumes and contaminant loads, and
maintain or increase the extent of
vegetative and pervious surfaces.
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Provincial Policy Review and Analysis

2.2.2 Development and site alteration shall be
restricted in or near sensitive surface water
features and sensitive ground water features
such that these features and their related
hydrologic functions will be protected,
improved or restored. Mitigative measures
and/or alternative development approaches
may be required in order to protect, improve
or restore sensitive surface water features,
sensitive ground water features, and their
hydrologic functions.

The storage building is proposed for a portion
of the site that is already disturbed from a
development perspective. The developed
portion of the subject property retains a
significant setback from Warings Creek and
stormwater is directed towards an on-site
pond and away from the creek. No water or
wastewater servicing is required for the
proposed cold storage building so there will be
no additional private or public services which
may impact groundwater.

2.6 Cultural Heritage and Archaeology

2.6.2: Development and site alteration shall
not be permitted on lands containing
archaeological resources or areas of
archaeological potential unless significant
archaeological resources have been
conserved.

An Archaeological Assessment has not been
requested as part of the Planning Act
application. No additional site alteration or
ground disturbance is proposed that may
impact potential archaeological resources.

2.6.3: Planning authorities shall not permit
development and site alteration on adjacent
lands to protected heritage property except
where the proposed development and site
alteration has been evaluated and it has been
demonstrated that the heritage attributes of
the protected heritage property will be
conserved.

The subject lands are not protected via Part V
or Part IV designation of the Ontario Heritage
Act.

2.6.5: Planning authorities shall engage with
Indigenous communities and consider their
interests when identifying, protecting and
managing cultural heritage and archaeological
resources.

It is anticipated through the processing of the
application for Zoning By-law Amendment,
that the technical review circulation will
include all applicable internal and external
review agencies, including those Indigenous
communities as deemed appropriate.

3.1 Natural Hazards

3.1.1 Development shall generally be directed,
in accordance with guidance developed by the
Province (as amended from time to time), to
areas outside of:

a) hazardous lands adjacent to the shorelines
of the Great Lakes - St. Lawrence River System
and large inland lakes which are impacted by

The proposed development is not located on
or adjacent to any hazardous sites.
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Provincial Policy Review and Analysis

flooding hazards, erosion hazards and/or
dynamic beach hazards;

b) hazardous lands adjacent to river, stream
and small inland lake systems which are
impacted by flooding hazards and/or erosion
hazards; and

c) hazardous sites.

Based on the review completed above in consideration of the proposed Zoning By-law
Amendment application, the proposed development is consistent with the intent of the Provincial
Policy Statement (PPS).
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County of Prince Edward Official Plan

The County of Prince Edward approved a new Official Plan on July 7, 2021. The Official Plan
overviews the County’s vision and direction respecting land uses which guide development until
2046. The Official Plan contains policies with regards to building strong communities, protecting
natural heritage systems, protecting agricultural resources, and protecting human health and
safety when considering development in the County.

The subject property is designated ‘Urban Centre’ on Schedule ‘A-2’ of the Prince Edward County
Official Plan.

T . Picton Urban Settlement Boundary
/ / A |

Figure 6 - County of Prince Edward Official Plan

(]
THE BOULEVARD GROUP

Page 21 0f 40



O ey
i)

s
BN
W

/ :
f— . Town Gateway Designation

ol 1 1y 2 1 L o

Figure 7 -Picton Urban Centre Secondary Plan - Schedule A: Secondary Plan Land Use Map

The relevant Official Plan policies are addressed below:
Part 2.0 County Context and Future Direction
Section 2.5. Policies

a. This Plan accommodates growth in various locations throughout the County.
Notwithstanding this flexibility, the identified Urban Centres shall be the primary focus for
new growth. Villages and Hamlets will also play a key role in accommodating new growth,
in concert with their ability to provide context appropriate levels of infrastructure,
whether municipal, communal or individual servicing systems/facilities. Appropriate
development on Rural Lands, on Rural Industrial Lands, in Agricultural areas and on Shore
Lands will also be supported, and is considered an integral part of the County’s growth
management and economic development strategies

o The proposed development on the subject property seeks to support the existing
commercial use while respecting the on-site and adjacent natural heritage features. The
subject property is located within a Urban Centre (Picton), therefore increasing the
varied uses and development opportunities on already developed properties within these
areas are considered appropriate and key in limiting the sprawl of future greenfield
development.
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b. When reviewing development proposals within the Urban and Rural Settlement Areas, the
County will consider the following criteria:

i.  Newdevelopment shall be compatible with the local context;

o The addition of a storage building will be ancillary to the existing retail store. The
proposed building will have no impacts to the surrounding mix of commercial and
residential uses along Loyalist Parkway, nor the agricultural uses to the north of the
property.

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

o The proposed storage building will be located on an already disturbed portion of the
property adjacent to the existing retail use. The building will not require any public water
or wastewater servicing nor alter traffic on Loyalist Parkway.

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

o The subject property is located within the Urban Settlement Area of Picton and will have
no impact on the Natural Heritage System. Stormwater on-site will be appropriately
managed and will be directed away from Warings Creek.

iv.  The scale and nature of new development applications on a property that includes
or is adjacent to a natural heritage feature and area identified in this Plan or in the
Zoning By-Law will determine if the application will be accompanied by an
Environmental Impact Study. An EIS will ensure that the natural heritage feature
and area and its associated ecological functions are protected from any negative
impact related to the proposed development.

o An Environmental Impact Study (EIS) has not been requested by County staff. The
development on-site is minor and will have no impacts to the function or health of
Warings Creek. The proposed storage building will be in excess of 50 metres from the
Creek.

Part 3.0 Shaping the County - General Development Policies

Section 3.1.4 Feature Specific Policies Wetlands - Other, including unevaluated wetlands and
wetlands of other significance

Waring's Creek Sub-Watershed
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15) The Waring’s Creek Sub-Watershed is identified on Schedule ‘B’: Natural Features &
Areas. Waring’s Creek has been identified as a cold-water stream, with a Fisheries
Management Plan having been developed and implemented. The County recognizes the
sensitivity of Waring's Creek, and the substantial efforts that have been made towards its
protection and enhancement.

16) The Waring’s Creek Sub-Watershed is a connected ecosystem that includes multiple
features and ecological functions. No development shall occur within the riparian area
extending a minimum 50 metres out from the top of bank of the Creek and any tributaries,
and any additional wetlands or other features providing groundwater discharge to the
Creek and its tributaries.

o Theexisting site disturbance including the stormwater pond and gravelled area used for
the lumber yard use is setback approximately 30 metres from Warings Creek. This
setback was instilled through the previous zoning by-law amendment, approved in 2011,
which enabled the location of the lumber storage area. The proposed storage building is
setback in excess of 50 metres from the top of bank and no physical changes are
proposed within 50 metres of the top of bank of the Creek.

Significant Groundwater Recharge Areas

16) Significant Groundwater Recharge Areas are identified on Schedule ‘D’: Resource
Areas. Groundwater needs to be protected to promote public health, and as an essential
resource for urban and rural water supplies, agricultural production and the maintenance
of the Natural Heritage System.

17) The County recognizes a relationship between groundwater and surface water in
terms of recharge and discharge functions. The policies of this Plan are intended to
address both groundwater and surface water protection. The County commits to pursuing
the following directions to protect or enhance the function of Major Groundwater
Recharge Areas:

a) Protect the hydrogeological functions of the broader groundwater systems in the
County;

b) Ensure that land use planning decisions contribute to the protection, maintenance and
enhancement of water and related resources and aquatic systems on an integrated
watershed management basis with a focus on the protection of the base flows required for
wetlands and stream systems that make significant contributions to groundwater recharge
systems;

c) Protect surface and groundwater quality through the use of regulatory and voluntary
means of prohibiting, restricting or influencing land uses and activities within, or in
proximity to the identified Major Groundwater Recharge Areas;
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d) Ensure levels of wastewater treatment that are appropriate for the size, location and
scale of development anticipated within, or in proximity to the identified Major
Groundwater Recharge Areas;

e) Ensure that development does not alter groundwater levels to the detriment of
surrounding users and resources;

f) Encourage agricultural practices that protect water resources; and

g) Require appropriate impact studies when development proposals have the potential to
affect groundwater systems/resources.

o The property is located on lands identified as a significant groundwater recharge area on
Schedule D of the Official Plan. The proposed alterations on-site will have no impacts to
groundwater resources or surface water resources. The proposed storage building will not
require any public or private wastewater or water servicing. Stormwater flows will be
managed appropriately as identified within the submitted stormwater management
report. Flows will be directed to the existing stormwater management pond on-site and
away from Warings Creek.

Section 3.4.3.1 Servicing Policies for the Picton and Wellington Urban Centres

1) Municipal sewage services and municipal water services are the preferred form of
servicing for new growth opportunities within the Picton and Wellington Secondary Plan
Areas. Intensification and redevelopment within Picton and Wellington shall be on
municipal sewage services and municipal water services, wherever feasible.

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

6) The cost of providing full municipal services to facilitate the development of lands
within the Picton and Wellington Urban Centres shall not impose an unconsidered
financial burden on existing taxpayers. Accordingly, such costs shall be recovered through
charges from the new development. In some circumstances the Municipality may consider
distributing the responsibility of the developer(s), with cost-sharing agreements, or front
ending opportunities with future benefitting land parties.

o No additional water or wastewater servicing is required to support the proposed storage
building.

Section 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
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guantity. 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.

o A stormwater management plan has been included in the submitted application package.
The stormwater management plan has been completed in accordance with the Provincial
standards.

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

a) Evaluates stormwater management on a ‘watershed’ based approach;

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

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

d) Evaluates, at appropriate geographic scales, predicted changes in the water balance
between pre-development and post-development conditions, and evaluates how such
changes will be minimized;

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

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

g) ldentifies criteria and circumstances upon which interim stormwater facilities may be
considered or precluded.

o A stormwater management report has been included in the submitted application
package which meets all the criteria set in Section 3.4.4. 4) of the Official Plan.

5) Stormwater management facilities shall be permitted in all designations, except for the
Environmental Protection designation identified on Schedule ‘A’: Land Use Designations.

Notwithstanding that prohibition, stormwater management facilities may be permitted in
an Environmental Protection designation, subject to the preparation of an Environmental
Impact Study, prepared to the satisfaction of the Municipality, that confirms no impact on
adjacent natural heritage features and their associated functions.
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o The existing stormwater ponds are not located within an Environmental Protection
designation.

6) Stormwater management ponds will be designed to be naturalized and constructed with
gentle slopes and in accordance with the following policies:

a) Native species and flood tolerant water’s edge plants, including a mixture of herbaceous
and woody vegetation, shall be planted to stabilize banks of ponds. The perimeter of the
permanent pool shall be planted with emergent, strand and submergent species to
improve the aesthetics and mitigate the impacts of climate change and enhance the
performance of the facility;

b) Ponds are envisioned to blend with the natural landscape, therefore, geometric forms
and standard slope gradients will be avoided in favour of organic shapes and land form
grading designed to replicate natural land forms in the area. Inlet and outlet structures will
be concealed using a combination of planting, grading and natural stone;

c) Where there is a need to discourage public access to areas around the perimeter of the
ponds, living fences and barrier plantings will be utilized in place of fencing, wherever
possible. Barrier plantings will be installed along the crest of steep slopes, adjacent deep-
water areas and around inlet and outlet structures; and

d) Ponds will be designed with trails, overlooks and interpretive signage so that they are an
integral part of the parks, open space and trails network yet minimize drowning risks to
the public.

o Theexisting ponds are designed with naturalized shapes and blended with natural
landscapes including native plant species. Access to the perimeter of the ponds is blocked
by living fences and barrier plantings.

Section 3.4.5 Transportation Policies
Provincial Highways

10) This designation applies to Highways under the jurisdiction of the Provincial Ministry
of Transportation; Provincial Highway 33 (Loyalist Parkway) from the Glenora Ferry
station to the intersection of Provincial Highways 33 (Loyalist Parkway) and Provincial
Highway 62 in Bloomfield; and Provincial Highway 62. Page 77 Official Plan 3.4
Infrastructure

11) Provincial Highways 33 (Loyalist Parkway) & 62 function as gateways into the
Municipality and have special attributes which the Municipality hopes to maintain and
enhance in cooperation with the Ministry of Transportation.

o The subject property is located along Loyalist Parkway. No alterations to traffic patterns
or changes to property access are anticipated as a result of the proposed on-site
development.
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14) The Municipality will promote the development of The Loyalist Parkway in a manner
that is compatible with its designation as The Loyalist Parkway by:

a) Encouraging designation of heritage structures along the Parkway under the Ontario
Heritage Act to encourage retention of the Parkway's heritage theme;

o The subject property does not contain any structures which might be considered for
heritage designation in accordance with the Ontario Heritage Act.

b) Limiting infilling by severances (consents) along the Parkway, in accordance with the
other policies of this Plan, in order to maintain the historic patterns of spacing and density
of structures along the Parkway;

o No changes to property configuration are proposed through this application.

c) Requiring draft plans of subdivision proposed for land adjacent to the Loyalist Parkway
(where permitted by this Plan) to be set back beyond view from the Parkway or to be
adequately buffered from view;

o N/A

d) Encouraging only small-scale industrial and commercial development which is in
keeping with the Parkways historic character;

o Theproposal is for the addition of a storage building ancillary to an existing retail
development located along the Parkway. The addition of the storage building will not
dffect the character of the subject property nor the Parkway.

e) Encouraging the burying of new and replacement services such as hydro and telephone
lines and the adequate setback of utility poles to preserve the historic character of the
Parkway; and

o N/A

f) Any development proposed on lands abutting The Loyalist Parkway under the
jurisdiction of the Provincial Ministry of Transportation will still be subject to the safety
requirements and permit controls of the Ministry of Transportation.

o The Provincial Ministry of Transportation has been consulted on the proposed
development. There are no proposed changes to the access to the property nor any
significant changes to traffic flows along the Loyalist Parkway.

Part 4.0 The County Land Use Designations

Section 4.1.2 Urban Centres Designation It is the intent of this Plan to facilitate the
evolution of Picton, Wellington and Rossmore as healthy, vibrant and complete
communities. It is also the intent of this Plan to recognize that a Secondary Plan, with a
detailed policy framework, is in effect for each of the three Urban Centres.
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o The subject property is located within the Urban Centre Designation and is subject to the
Picton Urban Centre Secondary Plan. Please refer to the review of the proposal against
the Picton Urban Centre Secondary Plan in the section below.

Picton Urban Centre Secondary Plan

The County of Prince Edward has developed secondary plans for the Urban Centres of Picton,
Rossmore, and Wellington. The secondary plans set out more detailed policies related to growth
and development in the three areas designated as Urban Centres within the County of Prince
Edward Official Plan.

The subject property is located within the Picton Urban Centre Secondary Plan, which came into
effect in July 2015. The subject property is designated “Town Gateway Area’ on Schedule A of the
Picton Urban Centre Secondary Plan and is also within the Warings Creek Watershed Policy Area.

Town Gateway Area Designation

The Town Gateway Area includes the properties that front on Highway 33 west of the Downtown
Core. The policies of this designation support local- and region-serving commercial uses, most of
which require a larger building, a larger lot, or more off-street parking than is appropriate in a
Downtown Core or Town Corridor Area location. The existing development on the subject
property is a region-serving commercial use which requires a larger building footprint and a larger
amount of surface parking compared to the downtown area. The footprint of the retail building is
capped in the current site-specific zoning applicable to the subject property. No changes to the
retail area are proposed through this application.

The existing retail commercial use exceeds the maximum retail commercial ground floorplate
listed in implementing Policy #3 of the Town Gateway Area designation. However, implementing
Policy #4 permits the expansion of retail commercial development which was approved at the
time of the adoption of the Secondary Plan without amendment to the plan. The development will
continue to be consistent with the design policies of the Secondary Plan and will continue to
enhance the viability and vitality of the corridor. The existing development is and will continue to
be well designed with vegetation and attractive signage that will continue to enhance the overall
design of the corridor. The proposed storage building is more functional in nature but is proposed
to be located at the rear of the property and will be screened from the public realm and
streetscape by the retail store and on-site vegetation. Additional plantings along the Parkway will
be identified through the submitted Site Plan Control application.

The policies of the Town Gateway Designation also promote a balanced amount of vehicle
parking. The existing retail space is a regional-serving commercial use so a substantive amount of
parking is required but the over-provision of parking should be avoided. In this case, 135 vehicle
parking spaces which is a reduction from the 160 spaces that was set in the site-specific zoning for
the property. The provision of 135 spaces will ensure the retail space can continue to service the
region while also not expanding the portion of the property which is paved with an impervious
surface.
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Warings Creek Watershed

The subject property is located within the Warings Creek Watershed which is identified by the
community as an important natural resource in Picton-Hallowell. The creek itself flows through
the northeastern corner of the property. It is the intent of the Plan to:

1. Ensure the continued protection and management of the Warings Creek Watershed as an
important part of Picton-Hallowell’s natural heritage system.

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

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

Maintaining the health and protection of Warings Creek is of vital importance to the community
and to the applicant. See the responses to the relevant policies below:

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;

o Asdetailed in the submitted stormwater management plan, stormwater flows will
continue to be directed away from Warings Creek to a stormwater management pond
on-site through the use of drainage swales.

b) Low impact development (LID) measures that work with nature to manage stormwater as close
toits 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;

o Asdetailed in the submitted stormwater management plan, stormwater flows will
continue to be directed away from Warings Creek to a stormwater management pond.

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

o The existing stormwater management has been effective to mitigate adverse impacts to
Warings Creek. Retrofits to the stormwater management system on the property are not
considered necessary.

d) Preparation of a sediment and erosion control plan in conjunction with a stormwater
management plan;
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o Anerosion and sediment control plan has been prepared which confirms no adverse
impacts to the Warings Creek Watershed.

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

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.

o None of the prohibited land uses are proposed for the site.

4. Establish a 30 metre buffer area along the Warings 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 metre 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.

o The development will maintain a 30 metre buffer area along the Warings Creek
watercourse. No ground disturbance is proposed within the buffer and it will continue to
contain naturalized vegetation.

5. Require preparation of an environmental impact study (EIS) in support of any development or
site alteration proposed on lands adjacent 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.

o Inthis situation, the County staff had not identified an EIS as a requirement for
submission for the submitted Zoning By-law Amendment or Site Plan Control
application. The proposal is for slight modifications to an existing use and the health of
the watershed will be confirmed by the submitted Erosion and Sediment Control Plan
and Stormwater Management Plan. A significant buffer will be maintained from the
Creek.

Official Plan Summary

As described in the Policy analysis above, the proposed development is a minor addition to the
existing Home Hardware retail store. The addition of a storage building will be located within an
already developed area of the subject property, presently used for lumber storage. The proposed
accessory building will not be serviced and will not require the extension of any municipal
services. The addition of the proposed building will have no notable effect on the traffic flows
along Loyalist Parkway and the existing access will not change. With regards to urban design along
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the Parkway, the additional building is more functional in nature, will be located at the rear of the
property within a fenced area and will be shielded from the streetscape by existing vegetation and
the retail store building. With regards to the Warings Creek Watershed, the development on-site
will continue to be setback a minimum of 30 metres from the creek, leaving a naturalized buffer
area. Further, the submitted stormwater management report confirms that flows will not exceed
pre-development levels and are directed to an on-site stormwater management pond away from
the Creek. It is therefore our professional opinion that the proposed development on the subject
property is consistent with the intent of the County of Prince Edward Official Plan and Picton
Urban Centre Secondary Plan, and represents a desirable form of development.
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County of Prince Edward Comprehensive Zoning By-Law No. 1816-2006, as
amended

The subject property is split-zoned within County of Prince Edward Comprehensive Zoning By-
Law No. 1816-2006, as amended. The majority of the subject property including the existing
Home Hardware retail store, storage building and on-site vehicular parking is zoned a site-specific
Commercial Highway ‘CH-46’ zone which enables the existing development. The northwest
portion of the site is zoned a site-specific Future Development ‘FD-6’ and the northeast portion of
the property where the storage building is proposed is zoned a site-specific Future Development
‘FD-9’ zone. The ‘FD-9’ zone permits a fenced open lumber storage area to a maximum area of 1
hectare and requires a 30-metre vegetated buffer along Warings Creek. Both the ‘FD-6’ and ‘FD-
9’ zones require the provision of municipal water and sanitary services to the satisfaction of the
Municipality if the proposed uses require water and sanitary services. In this situation, the
proposed storage building does not require water and sanitary services.

T 33
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Figure 8 - County of Prince Edward Comprehensive Zoning By-Law No. 1816-2006, Zoning Map

The purpose of this application is twofold:

First, to rezone the subject property to remove the Future Development zones and
harmonize the subject property under the site-specific Commercial Highway ‘CH-46’ zone.

Second, to amend the ‘CH-46’ zone to allow for the additional storage building as a
permitted use.

The proposed zoning by-law amendment can be found in Appendix A of this report.
The existing ‘CH-46’ zone is as follows:

21.5.46 CH-46 Zone (Home Hardware, Part Lot 18, Concession 3 Military Tract, Ward of Hallowell)
(Amending By-law No. 2002-2007) (Amending By-law No. 2896-2011)
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In addition to all other relevant portions of this by-law, the lands zoned CH-46 shall have the following
special provisions:
i. Notwithstanding Section 21.1, the following non-residential uses shall be the only permitted
uses:
a) a retail building supply outlet, warehousing and outdoor storage including home
furnishings sales; and,
b) uses, buildings and structures accessory to the foregoing non-residential uses including
seasonal garden sales, warehousing and outdoor storage.
ii.
a) Maximum gross floor area of the building supply outlet and home furnishing sales,
exclusive of seasonal garden sales, shall be 3,616 sq. m (38,923 sq. ft.)
b) Maximum gross area of the outdoor fenced compound for seasonal garden sales shall
be 223 sq. m (2400 sq. ft.)
¢) Maximum gross floor area of the cold storage lumber shed shall be 1,486.4 sq. m
(16,000 sq. ft.)
d) Maximum gross area of the fenced open lumber storage shall be 8,100 sq. m (87,190
sq. ft.)
iii. No open storage shall be permitted in the front or side yards other than seasonal garden sales.
iv. No site grading shall take place within 15 m (49.2 ft.) of the top-of-bank of Warings Creek.
v. A 30 m buffer along Warings Creek shall be replanted with native tree and shrub species.
vi. The minimum number of parking spaces to be provided on site shall be 160 including a
minimum of 6 barrier-free parking spaces.
vii. The site plan control provisions of Section 41 of the Planning Act, R.S.0., 1990 shall apply. A
detailed site plan shall be approved by the County of Prince Edward and a site plan agreement
shall be entered into, pursuant to the site plan control provisions of Section 41 of the Planning
Act, R.S.0. 1990, c.P.13, as amended. The site plan shall show sedimentation and erosion control
measures, to the satisfaction of Quinte Conservation.

All other provisions of the CH Zone and By-law No. 1816-2006 as
amended shall apply to lands zoned CH-46.

Future Development Zones

The subject property was rezoned in 2006 to allow for the development of the Home Hardware
retail store. At the time, the property was split into the site-specific ‘CH-46’ zone to permit the
retail store, and the ‘FD-6’ zone, which applied to the northeast and northwest corners of the
property. The ‘FD-6’ zone reads:

33.5.6 FD-6 Zone (Home Hardware, Part Lot 18, Concession 3 Military Tract, Ward of Hallowell)
(Amending By-law No. 2002-2007)
In addition to all other relevant portions of this by-law, the lands zoned FD-6 shall have the following
special provisions:
i. Arequirement of rezoning lands zoned FD-6 to another zone shall be the provision of municipal
water and sanitary sewer services to the satisfaction of the Municipality if the proposed uses
require water and sanitary services.

Municipal water and wastewater servicing was provided to the Home Hardware. In anticipation of
other uses on the subject property which require municipal services, there was a desire to ensure
the uses would be adequately serviced by the County.
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In 2011, the ‘FD-9’ zone was added to the property applicable to the northeast portion of the
property to allow for an open lumber storage area. The ‘FD-9’ zone reads as follows:

33.5.9 FD-9 Zone (Home Hardware Stores Ltd., Part of Lot 18, Concession 3 Military Tract, 13544
Highway No. 33, Ward of Hallowell) (Amending By-law No. 2896-2011)

Notwithstanding any provision of By-law No. 1816-2006 as amended to the contrary, on the lands
zoned FD-9; the following special provisions shall apply:

i. In addition to the uses permitted in the FD Zone a fenced open lumber storage area shall be
permitted to a maximum gross area of 1 ha. (2.5 ac.).

ii. A requirement of rezoning lands zoned FD-9 to another zone shall be the provision of municipal
water and sanitary services to the satisfaction of the Municipality if the proposed uses require
water and sanitary services.

iii. A 30 m (100 ft.) buffer along the Warings Creek shall be replanted with native trees and shrub
species.

It is our opinion that all of these provisions can be incorporated into the site-specific ‘CH-46’ zone
for the subject property.

The requirement to provide municipal water and sanitary services should a future
proposed use require water and sanitary services can be removed. The permitted uses in
the ‘CH-46’ zone are specific so any additional uses on the property would require a zoning
by-law amendment. Further, any structural changes on the property would be subject to
site plan control where the County can ensure that new structures are serviced by
municipal services.

The 30 metre buffer along Warings Creek will be maintained in the ‘CH-46’ zone.

The fenced open lumber storage area will be added to the list of permitted uses in the ‘CH-
46’ zone.

Amendments to the ‘CH-46’ Zone

The proposed development is analyzed against relevant zoning provisions below:

Provision Requirement Analysis/Proposed Amendments
21.5.46.i. a) a retail building supply outlet, | Ancillary storage structure
Permitted Uses warehousing and outdoor

storage including home
furnishings sales; and,

b) uses, buildings and
structures accessory to the
foregoing non-residential uses
including seasonal garden sales,
warehousing and outdoor
storage.
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21.5.46.ii. a) building supply outlet and Introduce maximum area of 1.0 hectare
Maximum Gross home furnishing sales, for open lumber storage areain ‘FD-9’
Floor Areas exclusive of seasonal garden zone.
sales, shall be 3,616 sq. m
b) Outdoor fenced compound Add maximum size for proposed storage
for seasonal garden sales shall building
be 223sg.m ’
c) Cold storage lumber shed
shall be 1,486.4 sq. m
d) Fenced open lumber storage
shall be 8,100 sg. m
21.5.46.iii. No open storage shall be Complies, no amendment necessary.
Open Storage permitted in the front or side
yards other than seasonal
garden sales.
21.5.46.iv. No site grading shall take place | Complies, no amendment necessary.
Site Grading within 15 m (49.2 ft.) of the top-
of-bank of Warings Creek.
21.5.46.v. A 30 m buffer along Warings Complies, no amendment necessary.
Buffer along Creek shall be replanted with
Warings Creek native tree and shrub species.
21.5.46.vi. The minimum number of 135 parking spaces including six (6)
Parking parking spaces to be provided accessible spaces. See the justification
on site shall be 160 includinga | below.
minimum of 6 barrier-free
parking spaces.
21.5.46.vii. The site plan control provisions | Proposed to remove as the zoning
Site Plan Control of Section 41 of the Planning provision is redundant. See justification

Act, R.S.0., 1990 shall apply. A
detailed site plan shall be
approved by the County of
Prince Edward and a site plan
agreement shall be entered
into, pursuant to the site plan
control provisions of Section 41
of the Planning Act, R.S.O.
1990, c.P.13, as amended. The
site plan shall show
sedimentation and erosion
control measures, to the
satisfaction of Quinte
Conservation.

below.
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21.3.1 Minimum
Lot Area

i. Municipal sewer and water
service 740 m2 (8,000 ft.2)

ii. Municipal water and private
sewage service 0.4 ha(1ac.)

iii. Private water supply and
sewage service 0.8 ha(2 ac.)

Subject property is 5,880 square metres

21.3.2. Minimum

i. Municipal sewer and water

Subject property is 258.8 metres

building height

Frontage service 25 m (80 ft.)
ii. Municipal water and private
sewage service 45 m (150 ft.)
iii. Private water supply and
sewage service 60 m (196.9 ft.)
21.3.3 Minimum 15 metres Proposed: 50.9 metres
Front Yard
21.3.4 Minimum 15 metres Proposed: 18.01m
Exterior Side Yard
21.3.5 Minimum 7.5 metres Proposed: 92.4m
Interior Side Yard
21.3.6 Minimum 7.5 metres Proposed: 120.9m
Rear Yard
21.3.7 Maximum 30% Complies
Lot Coverage
21.3.8 Minimum 35% Complies
Landscaped Open
Space
21.3.9 Maximum 10.5m Retail store: 9.3 metres

Proposed Storage building: 7.55 metres

Parking

The site-specific ‘CH-46’ zone requires a minimum of 160 parking spaces, including 6 barrier free
spaces. The proposed Zoning By-law Amendment would reduce the number of required on-site
vehicular parking spaces to 135 spaces and will retain the 6 barrier free spaces. In this situation,
the proposed reduction of parking to 135 spaces will ensure that a substantive amount of parking
is available for a regionally significant commercial use. As the existing retail use has beenin
operation on the subject property for approximately a decade, the owners have firsthand
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knowledge and confirmation that 135 on-site parking spaces are sufficient to support the use int
the future. However, the reduction from 160 spaces will also mean less hardscaped asphalt on the
property and more open space. Associated benefits from a decrease in hardscaped space includes
more porous surface for groundwater infiltration via stormwater management control and more
opportunities for landscaping and vegetation.

Site Plan Control

Subsection vii. of the site-specific ‘CH-46’ zone states that the subject property will be subject to
Site Plan Control and that “the site plan shall show sedimentation and erosion control measures,
to the satisfaction of Quinte Conservation”. It is our position that the inclusion of this clause is
redundant as other sections of the County of Prince Edward Official Plan and Picton Urban Centre
Secondary plan will ensure that the subject property is subject to Site Plan Control and that
sedimentation and erosion control measures are required. Moreover, the applicability and
requirement for Site Plan Control in accordance with Section 41 of the Planning Act is prescribed
via standalone By-law.

Section 5.1.5. 2) of the Official Plan specifies that all of the lands within the County may be subject
to site plan control and subsection 3)a) specifies that all developments that comprise a non-
residential building will be subject to site plan control. Subsection 4) then states that “as part of a
submission for Site Plan Control, the Municipality may require the proponent to submit studies
and or plans”. Implementing Policy 2 of Section 2.12.3. of the Picton Urban Centre Secondary Plan
lists requirements for developments in proximity to Warings Creek, including d) Preparation of a
sediment and erosion control plan in conjunction with a stormwater management plan.

Summary

The proposed Zoning By-law Amendment meets the intent and vision of the County of Prince
Edward Official Plan and meets the intent of the County’s Comprehensive Zoning By-Law. The
resulting site-specific by-law will facilitate the construction of an ancillary storage building and
will harmonize the existing split zoning applicable to the property. The proposed site-specific ‘CH-
46’ zone will accomplish the same effect of the three existing zones, however it will ensure that
members of the public, staff and owners of the property are aware of the regulatory controls and
permitted uses via a more effectively written by-law. Moreover, the proposed Zoning By-law
Amendment will facilitate the construction of a storage building on the subject property while
continuing to protect the Warings Creek watershed and natural heritage features. It is our
professional opinion that the proposed Zoning By-law Amendment conforms with the policies of
the Provincial Policy Statement and the Township’s Official Plan.
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Conclusion

The property known municipally as 13544 Loyalist Parkway is located within the Picton Urban
Settlement Area and is currently developed with a building supply outlet and ancillary uses. The
intent of the Zoning By-law Amendment application is to construct an additional accessory
storage building on the property and to consolidate and harmonize the site-specific zoning
applicable to the landholding.

As demonstrated in this report, the proposed Zoning By-law Application is consistent with the
2020 Provincial Policy Statement and conforms to the County of Prince Edward Official Plan and
Picton Urban Centre Secondary Plan policies. The proposed accessory structure will be a minor
addition to an already developed portion of the property and the there will be no impacts to
existing public infrastructure or to Warings Creek through the overall development plan.

It is our opinion, that the proposed Zoning By-law Amendment application is appropriate for the
lands in question and represents good land use planning.

Sincerely,
original signed by author

Jason Sands, B.Sc. M.Pl. MCIP. RPP

Exhibit A - Draft Zoning By-Law Amendment By-Law
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APPENDIX A

Proposed Zoning By-law Amendment

1.1. By-Law Number 1816-2006 of The County of Prince Edward, entitled “Comprehensive
Zoning By-Law Number 1816-2006", as amended, is hereby further amended as follows:

1.2.By deleting Section 33.5.6.

1.3.By deleting Section 33.5.9.

1.4.By amending Section 21.5.46. as follows:

“21.5.46.CH-46 Zone (Home Hardware, Part Lot 18, Concession 3 Military Tract, Ward of
Hallowell) (Amending By-law No. 2002-2007) (Amending By-law No. 2896-2011)
(Amending By-law No. xxxx-2024)

In addition to all other relevant portions of this by-law, the lands zoned CH-46 shall have
the following special provisions:

The only permitted uses are:

a) A building supply outlet and home furnishing sales building with a maximum gross floor
area, exclusive of seasonal garden sales, of 3,616 square metres (38,923 square feet)

b) An outdoor fenced compound for seasonal garden sales with a maximum gross floor
area of 223 square metres (2,400 square feet)

c) A coldstorage lumber shed with a maximum gross floor area of 1,486.4 square metres
(16,000 square feet)

d) A fenced openlumber storage area with a maximum gross floor area of 18,100 square
metres (87,190 square feet)

e) A storage building with a maximum gross floor area of 485 square metres (5221 square
feet)

f)  Minor structures which are deemed ancillary to the building supply outlet use.

No open storage is permitted in the front or side yards other than for seasonal garden

sales.

iii. No site grading shall take place within 15 metres (49.2 feet) of the top-of bank of Warings

Creek.

A 30 metre buffer along Warings Creek shall be replanted with native tree and shrub
species.

The minimum number of parking spaces to be provided on site shall be 135 including a
minimum of 6 barrier-free parking spaces.

All other provisions of the CH Zone and By-law No. 1816-2006 as amended shall apply to
lands zoned CH-46.
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