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1 Introduction  

This Planning Justification Report is provided in support of applications for Official Plan Amendment and Zoning By-

law Amendment, filed on behalf of Blanding Inc., to facilitate the redevelopment of lands located at 89 Sandy Lane 

and 4 County Road 18 in Prince Edward County and known as Lakecroft. The purpose of this Report is to evaluate 

the appropriateness of the proposed development and the requested amendments based on the applicable policy 

and regulatory environment.   

The approximately 5.9 hectare subject property previously accommodated a campground and cottage rental 

business known as Cherry Lane Campground and Cottages which accommodated forty (40) trailers, tents, and three 

(3) cottage accommodations, one (1) residential dwelling and a 4-unit building used for long-term rentals. Blanding 

Inc. purchased the property and has reduced the overall footprint of the operations and is transitioning the business 

to include nine (9) glamping tent accommodations, one (1) three (3) bedroom cottage accommodation and five (5) 

motel suites for overnight stays as well as an event venue for the hosting of weddings, corporate retreats and 

gatherings at Lakecroft. The development also includes a shelter tent, café, washrooms, office and storage structures 

complimentary to the operations.  

The subject lands are within the ‘Hamlet’ and ‘Environmental Protection’ designations in the County of Prince Edward 

Official Plan and are within a special exemption Tent and Trailer Park zone ‘TPC-10’ in Zoning By-law No. 1816-

2006. The proposed Official Plan Amendment proposes to include the existing and proposed uses as permitted uses 

on the site and the proposed Zoning By-law Amendment seeks to place the whole of the subject lands in a site-

specific ‘Tourist Commercial’ zone ‘TC-X’ with site-specific performance standards to facilitate the proposed 

development.  

 
Figure 1 Location of Subject Lands 
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2 Pre-Application and Required Studies  

Blanding Inc. began pre-consultation with Prince Edward County staff in 2021 with support from another planning 

consultant. Blanding Inc. received preliminary comments July 15, 2022 and submitted a follow-up pre-application 

request dated May 9, 2023.  Arcadis was retained by Blanding Inc. in June 2023 and a Pre-Application meeting 

was held with Prince Edward County Planning staff on June 12, 2023. Planning staff provided a letter dated June 

27, 2023 outlining the requirements for a complete application. Below is a summary of required studies:  

Requirements for a complete Zoning By-law Amendment application include: 

• Completed application form and associated fees for a Zoning By-law Amendment; 

• Parcel Register Page for the subject property; 

• A preliminary Site Plan based on an OLS survey and updated based on pre-consultation comments and 

supporting studies; 

• Planning Justification Report supporting the applications; 

• Draft Zoning By-law and Schedule; 

• Zoning Comparison Chart; 

• Functional Servicing Report with a Hydrogeological Study and Water and Wastewater Servicing Study; 

• Stormwater Management Report; 

• Lot Grading and Drainage Plan; 

• Environmental Impact Study (EIS); 

• Archaeological Assessment (Phase 1 and Phase 2 if deemed necessary); 

• Traffic Impact Assessment;  

• Landscaping Plan; and 

• Notice of Pre-Consultation from Prince Edward County staff 

3 Summary of Applications 

The following is a summary of applications submitted:  

3.1 Site Plan Control – (in compliance with existing zoning)  

An application for Site Plan Control is being submitted under the existing TPC-10 Zone to facilitate improvements 

to the site and support the continued operation of the business while the applications for Zoning By-law 

Amendment and Official Plan Amendment are being processed. The development proposed through the Site Plan 

Control application includes replacing existing bathrooms with a new structure, adding three (3) tent 

accommodations, providing a shelter tent as well adding a café for the exclusive use of guests.  Details on this 

application are provided under separate cover. The operations and structures included in this SPC Application are 

permitted and comply with the existing site-specific zoning already existing on the property.  

3.2 Official Plan Amendment  

The subject lands are designated ‘Hamlet’ in the Official Plan. Although the Hamlet designation supports a range 

of commercial uses and service accommodation uses, the existing tent and trailer park use and the proposed 

tourist commercial uses (tourist establishment, event venue, and motel suites) are not explicitly listed as permitted 
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uses in the Hamlet designation. As such, the proposed official plan amendment seeks to place the site in a site-

specific policy area to specify the permitted uses on the subject lands and will support the proposed zone change 

from the Trailer Park Commercial ‘TPC-10’ Zone to a site-specific Tourist Commercial ‘TC-X’ Zone.  

3.3 Zoning By-law Amendment  

The proposed zoning by-law amendment seeks to rezone the subject lands from a site-specific Tent and Trailer 

Park Zone ‘TPC-10’ and Limited Service Residential Zone ‘LSR’ to a site-specific Tourist Commercial ‘TC-X’ Zone 

to better align the zone category with the existing and proposed uses on the property. The proposed uses include 

nine (9) accommodation tents as part of a tourist establishment, a tourist cottage, five (5) motel suites in the existing 

building located at 4 County Road 18 and an event venue for hosting weddings, corporate retreats, and gatherings. 

The existing Environmental Protection ‘EP-W’ zone is proposed to be maintained.   

3.4 Future Site Plan Control Amendment Application 

Subsequent to the approval of the OPA and ZBA Applications, a future Site Plan Control Amendment Application 

will be required to recognize the proposed uses.  

4 Site Overview and Context  

The subject lands are in Cherry Valley on the south shore of East Lake. The subject lands have an area of 5.8 

hectares with 47.5 metres of frontage on County Road 18. The lands are municipally known as 89 Sandy Lane and 

4 County Road 18.  The lands are legally described as Part of Lot 3, Concession 1, South Side of East Lake, 

Geographic Township of Athol, as in PE 165100, together with PE165100 in the County of Prince Edward and Part 

of Lots 2-3, Concession 1, South Side of East Lake, Geographic Township of Athol, as in PE165099, subject to 

PE165099 and subject to PE49479 in the County of Prince Edward.   

Although the subject lands are currently two separate parcels, Blanding Inc. has filed an application to Consolidate 

Parcels and release the easement over 4 County Road 18 in favour of 89 Sandy Lane. As such, the subject lands 

are considered one parcel in this report and treated as one for the proposed Planning Act Applications.  

The subject lands have an irregular lot fabric. There is a wetland in the centre of the property that naturally divides 

the property into two functional areas, the waterfront area and the roadside area. The roadside area consists of the 

area adjacent to County Road 18. The roadside area is developed with an existing residential building and storage 

structures. The waterfront area is developed with an existing cottage, tent sites, washroom building and storage 

buildings. The existing gravel lane connects the waterfront area to the roadside area and travels around the wetland.  

Access to the subject lands is provided by an existing gravel lane connecting to County Road 18. The lane travels 

behind the adjacent houses along County Road 18, around the wetland and provides access to the waterfront area. 

The subject lands are serviced by private services including three (3) septic systems and two (2) wells.  

The subject lands are subject to a municipal easement in favour of The County of Prince Edward for a drainage 

pipe in the roadside area. The easement connects to County Road 18 and runs through an adjacent residential 

property.   
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Figure 2 2023 Aerial Imagery (PEC GIS) 

4.1 Surrounding Uses 

The subject lands are within the Hamlet of Cherry Valley. Generally, the surrounding uses are as follows: 

North: East Lake   

• The lands are bounded to the north by East Lake.  

East: Commercial / Industrial 

• Immediately east are lands zoned Tourist Commercial ‘TC’ which accommodate a residential use and treed 

lands zoned Future Development ‘FD’. Further east are lands zoned General Industrial which accommodate 

the County Cooperage barrel making operation.  

South: Residential / Aggregate Resource 

• The lands are bound to the south lands zoned Hamlet Residential consisting of existing single -detached 

dwellings fronting on County Road 18. Further south on the south side of County Road 18 is a pit operation.  

West: Open Space / Residential  

• West of the subject lands is a wetland, public park and boat launch previously known as Lion’s Club Park. 

Further west are single-detached dwellings fronting on County Road 18.  
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4.2 Site History  

The subject lands previously accommodated a tent and trailer park, formerly known as Cherry Lane Campground 

& Cottages. Blanding Inc. purchased the property in 2019 and continued the operation of the tent and trailer park 

for several years. The previous operations included: 

• Tourist cottages 

• Trailer rental accommodations 

• Trailer sites 

• Tent sites 

• Pavilion 

• Pool   

• Office 

• Propane tank cage 

• Three (3) bathroom buildings 

• Storage buildings  

 

The previous tent and trailer park operation previously accommodated over 145 guests, included over forty (40) 

trailer, tent and cottage accommodations, and was serviced by three (3) separate washroom facilities. The property 

had three (3) docks available to guests including a fishing dock and boat docks. A summary of the previous site 

elements and number of guests is included in table below. It’s noted that the number of guests for trailer sites 

assumes two persons per site but it is understood that many of the trailer sites accommodated families of four or 

more. In addition, daily passes were offered for daily visitors to the campground at a fee. The tent and trailer park 

was serviced by three washroom buildings and included a pavilion, pool, propane tank storage and storage buildings 

around the property. Previously, access to the waterfront area has been accessed via the boat launch road to the 

east of the property that extends south of the County Road 18/County Road 10 intersection as well as the entrance 

on the west side of the property connecting directly to County Road 18. The building at the roadside has direct 

access to County Road 18.  

Table 1 Previous Occupancy 

Previous Site Elements Accommodation Units Number of Guests 

Tourist Cottages 3 

Cottage 1 (2 beds, 6 guests) 

Cottage 2 (2 beds, 5 guests) 

Cottage 3 (2 beds, 5 guests) 

16 

Trailer Rentals 4 

Trailer 1 (2 beds, 5 guests) 

Trailer 2 (2 beds, 5 guests) 

Trailer 3 (2 beds, 5 guests) 

Trailer 4 (2 beds, 5 guests) 

20 

Trailer Sites 29 58+ 

Daily Recreational Vehicle 

Sites 

4 8+ 
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Previous Site Elements Accommodation Units Number of Guests 

Cottage 1 

(4 beds, 10 guests) 

10 

Building at County Road 4 

(long term rental) 

4 12 

Tenting Area ~8 16 

Daily Passes None 5 per day 

(on average) 

Total 50 145+ 

 

 
Figure 3 2018 Aerial Imagery (PEC GIS) 
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Figure 4 Aerial View of Site (Blanding Inc.)  

 

  
Figure 5 Photographs of former trailer sites and tourist cottages (Blanding Inc.)  



 

www.arcadis.com 

PTR_89SandyLaneZBA_2024-05-24 4 

5 Proposed Development  

Blanding Inc. is proposing nine (9) glamping tent accommodations, a three (3) bedroom cottage accommodation 

and five (5) motel suites for overnight stays as well as an event venue for the hosting of weddings, corporate 

retreats, and gatherings at Lakecroft. The proposal at Lakecroft includes a shelter tent, café building, washrooms, 

office/reception kiosk, and storage structures complimentary to the operations.  

The proposed development seeks to reduce the overall development footprint of the site and number of guests 

compared to the previous tent and trailer park operation which included over forty (40) trailer and tent sites and 

cottage accommodations. The proposed development includes a total of fifteen (15) tent, motel suites and cottage 

accommodations representing a significant reduction in guests compared to the previous occupancy which included 

50 overnight accommodation units and upwards of 145 guests.  

Table 2 Proposed Occupancy 

Proposed Site Elements Accommodation Units Number of Guests 

Accommodation Tents 9 Tents 18  

(2 per tent) 

Motel  5 Suites 

(9 Bedrooms) 

18  

(2 per bedroom) 

Cottage 1 

(3 Bedrooms) 

10 

Accommodation Total 15 44 

Event Venue None 65 

Café  None Accessory for onsite 

guests 

Shelter Tent None Accessory for onsite 

guests 

Site Total 15 109 
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Figure 6 Conceptual Site Plan – 1: Waterfront Area (Greer Galloway) 

 
Figure 7 Conceptual Site Plan – 2: Roadside Area (Greer Galloway)  



 

www.arcadis.com 

PTR_89SandyLaneZBA_2024-05-24 6 

 

Figure 8 Lakecroft 

5.1 Project Elements   

The following is a summary of project elements proposed through this application.  

Accommodation Tents 

A total of nine (9) glamping tent sites are proposed for overnight accommodation. The tents are temporary shelters 

situated on wooden platforms. The platforms are on cinder blocks and not permanently fixed to the ground. The 

tent sites utilize shared washroom and shower facilities. The proposed tent sites are not serviced. Tent platforms 

1, 2, 3, 7, 8, and 9 are approximately 40 square metres, tent platforms 5, and 6 are approximately 32 square metres 

and tent platform 4 is approximately 48 square metres.  

 

Figure 9 Accommodation Tents (Blanding Inc. & Arcadis) 
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Cottage 

The existing cottage on the subject lands accommodates three (3) bedrooms, two (2) bathrooms, and kitchen 

facilities. The cottage is proposed to be used for overnight accommodations as well as used for events including 

weddings, corporate retreats and gatherings.  

 
Figure 10 Cottage (Arcadis) 

 

Café   

A Café building with an area of approximately 279 square metres is proposed for the use of guests of the 

establishment. The proposed café will provide additional shelter and social space for guests and will include the 

serving of food and beverages as well as the sale of convenience items for guests of the establishment (i.e. ice, 

toiletries, etc.). The café is proposed as an additional amenity for the guests of the establishment. The café building 

will also accommodate guests for special events (weddings, corporate retreats, and gatherings etc.) as part of the 

proposed event venue.  

Shelter Tent   

The shelter tent is proposed to be a multi-functional structure. It provides shelter from sun, heat and rain for 

overnight guests of the establishment. It also functions as a recreational space for guests offering a central covered 

area where guests can congregate, socialize and participate in various activities. The tent also accommodates 

guests for special events (weddings, corporate retreats, and gatherings etc.) as part of the proposed event venue.  

The shelter tent is a temporary structure with an area of approximately 380 square metres and a maximum height 

of 7.4 metres at the peaks of the tent. The proposed rezoning seeks to permit the long-term use of the shelter tent 

as part of the proposed event venue as well as the continued use of the tent as an accessory structure for shelter 

from sun and rain for guests of the establishment. 
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Figure 11 Shelter Tent (Blanding Inc. & Arcadis) 

Motel 

Blanding Inc. is proposing five (5) motel suites in the building at County Road 18. Suites 1 and 2 will have three (3) 

bedrooms and full kitchen facilities. Suites 3, 4, and 5 will have one (1) bedroom and kitchenette facilities. Each 

suite has one bathroom. A total of nine (9) bedrooms are proposed in the motel. 

 

Figure 12 Proposed Motel (Google) 
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Accessory Uses  

The proposed development includes accessory uses including, and existing storage building at the roadside, an 

office kiosk, washrooms, storage structures and a floating dock at the waterfront area.  

Event Venue 

Blanding Inc. is proposing an event venue at Lakecroft for the hosting of events including weddings, corporate 

retreats and gatherings. Events are proposed to be held in the shelter tent, the cottage and café as well as on the 

grounds in the waterfront area. There is a landscaped ceremony area for weddings in the southeastern portion of 

the waterfront area of the site with views of East Lake. Presently, one event (wedding) per season is held on the 

property, as permitted by the zoning by-law. The proposed rezoning seeks to permit an event venue as a full-time 

permitted use on the subject lands. The types of events proposed include weddings, corporate retreats, and 

gatherings. Events on the property are proposed to be limited to a maximum of 65 persons based on the number 

of parking spaces provided and servicing. The capacity is proposed to be limited though the future site plan control 

agreement. All events will also be required to comply with the Prince Edward County Noise By-law.  

Parking  

A total of 44 parking spaces are proposed for the site. There are 4 existing spaces at the motel with access directly 

from County Road 18 and 4 existing parking spaces at the cottage in the waterfront area. A total of 36 spaces are 

proposed along the lane for guests of the establishment. Blanding Inc. utilizes golf carts to transport guests and 

luggage from the parking area to the waterfront area accommodations and guests also walk from the parking area 

to the waterfront area.  

The proposed development seeks to minimize the impact of parking on the overall development of the site and has 

proposed parking outside of the required setbacks from the wetland to minimize environmental impacts. The number 

of spaces proposed is consistent with Blanding Inc.’s experience for parking demand on the site and determined to 

be reasonable by Greer Galloway in their Traffic Impact Brief.   

 
Figure 13 Roadside Parking Spaces Conceptual Site Plan – 2(Greer Galloway) 
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Figure 14 Cottage Parking Spaces Conceptual Site Plan – 1 (Greer Galloway) 

Access  

Access to the site is proposed to be provided by the existing laneway on the west side of the motel building 

connecting to County Road 18. This primary access (#2) is proposed to be improved to provide 2-lane access and 

will serve as the primary waterfront access. Previously the waterfront portion of the property has been commonly 

accessed via the boat launch road to the east (#1). The boat launch road (#1) is not a municipal road and is not 

intended to be an entrance in the proposed site plan so the existing entrance to connecting to the boat launch road 

(#1) will be removed. The proposed motel is accessed directly from County Road 18 (#3A-B). Access to the motel 

is not proposed to change as part of the proposed development.   

 

Figure 15 Existing Property Access (Greer Galloway) 
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Servicing  

The proposed development is serviced by private well and septic services. There are two (2) existing wells and 

three (3) existing septic systems on the property. The suitability of the existing services to support the proposed 

development and new occupancy has been assessed by Greer Galloway in the accompanying Servicing Evaluation. 

The evaluation supports the rezoning of the subject lands provided the recommendations are followed. For detailed 

recommendations, please refer to the accompanying study. The evaluation concludes that the proposed 

development should remain under 10,000 L per day or further evaluation will be required. The proposed 

development has been designed to be under 10,000 L per day and will be subject to site plan control which will 

allow the County to limit the occupancy of the site to what can be supported by existing services.  

6 Reports Submitted  

A number of technical reports have been prepared in support of the subject applications for Site Plan Control and 

Zoning By-law Amendment.  

6.1 Servicing Evaluation 

Greer Galloway, prepared a Servicing Evaluation, dated April 2024. The purpose of the evaluation was to determine 

soil and groundwater conditions at the site and to demonstrate that the proposed development can be supported 

by its existing servicing under new zoning and occupancy in accordance with Provincial standards.   

The findings support the rezoning of the property provided that the following recommendations are followed: 

1. The metal septic tank between the ablution block and the wetland must be replaced with an approved tank. 

Consideration should be given to increasing the capacity of this tank and repositioning it.  

2. A wellhead protection zone of 30 m should be maintained between any septic distribution beds and wells. 

3. The capacity of Septic System 1 distribution bed may need to be increased to accommodate occupancy above 

3000 L/day Ontario Building Code wastewater flow.  

4. The capacity of Septic System 3 distribution bed may need to be increased to accommodate the proposed 

event and café/store occupancies.   

5. Water treatment should be installed and maintained to meet the Ontario Safe Drinking Water Objectives.   

6. Daily water use from each well should be monitored and recorded.  

7. Additional drinking water holding tank capacity may be required to accommodate peak demand.  

For detailed assessment and recommendations, please refer to the accompanying report.  

6.2 Stormwater Management Brief  

Greer Galloway prepared a Stormwater Management Brief, dated May 2024. The purpose of the brief is to assess 

the potential effects of the proposed development relating to stormwater quality and quantity and describes 

proposed measures to mitigate post-development impacts. The brief concludes that it is possible to provide the 

necessary stormwater management measures to mitigate any adverse effects of the proposed development.  

For detailed conclusions and analysis please refer to the accompanying brief.  
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6.3 Butternut Health Assessment  

Ecological Services, completed a Butternut Health Assessment, dated October 16, 2023 to assess the health of 

five (5) butternut trees on the subject lands. Four (4) of the trees are Category 1, meaning they are badly affected 

by the canker and considered to be non-retainable. The fifth tree is Category 3, meaning it has minimum canker 

and could be considered a source of resistant stock, compensation would be required if the proposed lane re-

grading would harm this tree.  

6.4 Traffic Impact Study / Entrance Brief  

Greer Galloway, prepared a Traffic Impact Study / Entrance Brief, dated April 23, 2024. The study identifies that it 

is likely that the proposed development changes will not have a significant impact on the surrounding road network 

and mitigation is not expected to be provided.  The study concludes that the proposed Sandy Lane intersection will 

be acceptable for the proposed development.  

For detailed assessment and recommendations please refer to the accompanying study/brief.   

6.5 Stage 1&2 Archaeological Assessment 

Abacus Archaeological prepared a Stage 1&2 Archaeological Assessment dated October 30, 2023. The 

assessment recommends that the subject property tested during Stage 2 excavation has been assessed and found 

to contain no significant archaeological resources. No further work is required within the assessed Stage 2 study 

area.   

For detailed assessment and recommendations please refer to the accompanying assessment.  

6.6 Environmental Impact Assessment  

Greer Galloway prepared an Environmental Impact Assessment dated May 22, 2024. The EIS was undertaken to 

characterize the existing conditions of the property and adjacent lands and take in consideration the water quality 

of the water body by assessing background information from agencies and a field assessment and the impact that 

the project will cause on the natural heritage features.  The report contains the information required for an EIS 

based on the County’s Terms of Reference. The EIS concludes that the proposed project complies with the natural 

heritage and water policies established in the PPS as the existing development is on the area previously impacted 

and actions have been taken to improve the quality of the natural heritage features. The assessment concludes 

that a 30 m setback is sufficient to protect the wetland and forest surrounding it for the proposed development and 

recommends that future development of permanent structures within 50 metres of the wetland be assessed further.   

For detailed assessment and recommendations, please refer to the accompanying assessment.  
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7 Policy Analysis 

7.1 Provincial Policy Statement 

The Provincial Policy Statement 2020 (PPS) provides policy direction on matters of provincial interest regarding 

land use planning and development and sets the policy foundation for regulating land use and development of land. 

The PPS was issued under Section 3 of the Planning Act and the current 2020 PPS came into effect on May 1, 

2020. In this regard, Section 3 of the Planning Act requires that land use planning decisions be consistent with the 

PPS. The application is consistent with the intent of the PPS as: 

• The existing and proposed uses support a mix of land uses in a rural settlement area (1.1.3.2);  

• The proposed development avoids development and land use pattern which may cause environmental or 

public health and safety concerns (1.1.1.c); 

• The proposed development promotes diversified tourism in rural areas (1.1.4.1.g); 

• The existing and proposed uses can be sustained by rural service levels as demonstrated by the Servicing 

Report (1.1.5.4); 

• The existing and proposed development promotes recreation, tourism, and other economic opportunities 

(1.1.5.3); 

• The development is not anticipated to negatively impact natural heritage features or their identified functions 

as supported by the EIS (2.1); 

• Mineral aggregate resources are protected from incompatible development (2.5.2); and  

• Existing and proposed development is outside of natural hazards and is not anticipated to negatively impact 

public health and safety (3.1). 

In summary, we are of the opinion that the proposed development is consistent with the intent of the PPS.  

7.2 Prince Edward County Official Plan 2021 

The 2021 County of Prince Edward Official Plan came into effect on July 8, 2021. The following table identifies the 

land use designations of the subject lands in the 2021 Official Plan.  

Schedule Designation 

A-4 – Land Use Hamlet  

Environmental Protection Area 

Adjacent Lands – Aggregate Resource Land 

B – Natural Features & Areas Coastal Wetland – Provincially Significant  

C – Constraint Areas Floodline 

D – Resource Areas Aggregate Deposit 

Significant Groundwater Recharge Area 

E – Transportation & Infrastructure County Road  

F-1 – Recreation & Tourism Tourism Corridor (Municipal) 
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Land Use  

The subject lands are designated ‘Hamlet’ and ‘Environmental Protection Area’ and are within adjacent lands of 

‘Aggregate Resource Land’ on Schedule A-4 of the Official Plan (OP).  

 
Figure 16 Except from Schedule A-4 – Land Use Designation (2021 Official Plan) 

Section 4.1 Settlement Areas 

The subject lands are located within a Settlement Area in the Hamlet of Cherry Valley. Section 4.1(1) identifies that 

Settlement Areas have a distinct role in the Municipality as centralized locations for housing and for service 

commercial and tourist-related attributes. Per Section 4.1.1 it is the objective of the Official Plan to accommodate a 

mixture of land uses that provide opportunities for each Hamlet to evolve into a more complete community. The 

proposed development supports the evolution of an existing tourism related business in the Hamlet of Cherry Valley 

and contributes to a mix of uses in the Hamlet.  

 

Section 4.1.4 Hamlet Designation  

Section 4.1.4.1 outlines the permitted uses in the Hamlet Designation. Permitted uses include, a range of dwelling 

types, home businesses, bed and breakfast establishments, community uses, and small scale commercial uses, 

including retail and service accommodation commercial facilities such as business and professional offices, 

restaurants, cafes, and artisan studios/shops.  

The existing tent and trailer park use is non-conforming. An official plan amendment to create a site-specific policy 

area is proposed to permit the proposed accommodation uses and event venue as well as to generally support the 

proposed Zoning By-law Amendment to change the zoning of the subject lands from Tent and Trailer Park Zone 

‘TPC-10’ to Tourist Commercial ‘TC-X’.   
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Per Section 4.1.4.6, lands within the Hamlet designation shall evolve and be enhanced over time. New development 

shall ensure a built form that is in keeping with existing development. The proposed amendments support the 

evolution of an existing tent and trailer park business in the Hamlet of Cherry Valley. The subject lands previously 

accommodated over 40 trailer, tent, and cottage accommodations.  Blanding Inc. is proposing to reduce the overall 

footprint of the operations and transition the business to include nine (9) glamping tent accommodations, a three 

(3) bedroom cottage accommodation and five (5) motel suites for overnight stay and an event venue for the hosting 

of weddings, corporate retreats, and gatherings. The proposal also includes a shelter tent, café, washrooms, office 

building and storage structures as complimentary to the proposed operations. The proposed development 

represents an evolution and enhancement of the existing tent and trailer park use.  

Per Section 4.1.4.7 all new development within the Hamlets designation shall generally have a maximum height of 

3.5 storeys, or 12.0 metres, which ever is less. All existing and proposed structures have heights of less than 12.0 

metres and as such, the intent of the policy to limit height in the Hamlets is maintained.  

Section 4.1.5 Additional Policies for Villages and Hamlets 

1) New development within the Villages and Hamlets shall be compatible with existing development. New 

development shall enhance the existing community, without causing any undue, adverse impacts on 

adjacent properties. When reviewing for applications for new development within a Village or Hamlet, the 

County shall have regard for lot size and configuration, building heights, massing and scale, as well as 

buffering requirements including landscape treatments and setbacks.    

Comment:  The proposed development represents an evolution from the previous tent and trailer park use to 

a tourist commercial use that includes tent, cottage and motel accommodations and an event venue for 

weddings, corporate retreats and gatherings and accessory structures. The proposed development will 

revitalize the existing site without causing any undue, adverse impacts on adjacent properties as adequate 

setbacks have been provided from adjacent residential uses. The scale of the proposed development has also 

been limited to reduce the overall development footprint and occupancy compared to previous uses. The 

proposed tourist commercial development is compatible with the range of uses in the Hamlet of Cherry Valley 

including the lands immediately adjacent to the east zoned Tourist Commercial ‘TC’ and Future Development 

‘FD’ and further east lands are zoned General Industrial ‘MG-23’ and accommodate the County Cooperage. 

The subject property is adequately sized to accommodate the proposed use as the subject lands previously 

accommodated over 40 trailer, tent and cottage accommodations and the proposed use represents a reduction 

to the overall development footprint and occupancy. The proposed development involves existing structures 

including the cottage and motel at the roadside as well as temporary structures for tent accommodations and 

events. The proposed new structures are appropriately sized and scaled to the subject lands and do not exceed 

the maximum height requirements for development in the Hamlet. Adequate setbacks and buffering are 

proposed, including landscaping and setbacks to mitigate potential impacts on adjacent residential uses. 

Development in the waterfront area is located over 100 metres from existing residential uses with further 

buffering provided by the wetland on the property. A landscape buffer is proposed adjacent to residential uses 

along County Road 18 as required by the zoning by-law to provide screening from the proposed parking area.  

2) n/a 

3) n/a 

4) n/a 

5) Small-scale commercial and industrial uses shall be encouraged within the Villages and Hamlets to provide 

goods and services to residents, to provide jobs, to provide attractions for visitors and to facilitate the 
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development of businesses that cater to broader markets, for example through e-commerce. The proposed 

commercial and/or industrial use shall be compatible with the local context, and shall be subject to, among 

other matters, the following: 

a. The individual building that accommodates the use is limited in size to a ground floor plate of a 

maximum of 560 square metres; 

b. The development shall be located at a highly accessible location, and preferably on an identified 

Tourism Corridor; and  

c. Each use shall provide adequate parking on site.   

Comment: The Official Plan encourages small-scale commercial uses within the Hamlet that are compatible 

with the local context and subject to criteria identified above.  

The subject lands have an area of 5.9 hectares, are within a tent and trailer park zone and previously 

accommodated over 40 trailer, tent and cottage accommodations. As discussed previously, the proposed 

development represents an evolution of the existing operation and is compatible with the range of uses in the 

Hamlet including the adjacent property to the east zoned Tourist Commercial. The total area of existing and 

proposed structures is approximately 1,658 square metres which exceeds the identified maximum of 560 

square metres. However, the subject lands have an area of 5.9 hectares which is much greater than a typical 

parcel in the Hamlet. The proposed development seeks to overall reduce the development footprint and 

occupancy compared to the previous uses and complies with the required lot coverage in the zoning by-law. 

As such the proposed development is an appropriate scale for the subject lands.  

The subject property is located on a Tourism Corridor and is accessible from County Road 18. A total of 44 

parking spaces are proposed on the site which is anticipated to be adequate for the proposed use. The number 

of spaces proposed is consistent with Blanding Inc.’s experience for parking demand on the site and determined 

to be reasonable by Greer Galloway in their Traffic Impact Brief.  

Based on the above, the proposed commercial use is appropriate for the subject lands. However, to further 

address this policy, an Official Plan Amendment to create a site-specific policy area is proposed to permit the 

proposed accommodation uses and event venue as well as to generally support the proposed Zoning By-law 

Amendment to change the zoning of the subject lands from Tent and Trailer Park Zone ‘TPC-10’ to Tourist 

Commercial ‘TC-X’.   

6) The County may consider small scale commercial and industrial uses that exceed the maximum ground 

floor plate size without an amendment to this Plan subject to, among other matters, a detailed review of the 

adequacy of proposed buffering techniques, including landscape treatments and setbacks. It shall be a 

requirement that the proposed buffering techniques ensure that the scale of the proposed use does not 

have an undue, adverse impact on neighbouring properties.    

Comment: As discussed above, the total area of existing and proposed structures is approximately 1,658 

square metres which exceeds the identified maximum of 560 square metres. However, the subject lands have 

an area much greater than a typical parcel in the Hamlet. The proposed development seeks to reduce the 

development footprint and occupancy compared to the previous uses and comply with the required lot coverage 

in the zoning by-law. As such the proposed development is an appropriate scale for the subject lands. 

Adequate setbacks and buffering are proposed, including landscaping and setbacks to mitigate potential 

impacts on adjacent residential uses. Development in the waterfront area is located over 100 metres from 

existing residential uses with further buffering provided by the wetland on the property. A landscape buffer is 

proposed adjacent to residential uses along County Road 18 as required by the zoning by-law to provide 
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screening from the proposed parking area. The proposed development will be subject to site plan control which 

will ensure that appropriate setbacks and buffering are provided.  

As the proposed development seeks to reduce the overall development footprint and occupancy compared the 

previous uses of the subject property and adequate buffering is provided, the proposed development is 

appropriate for the subject lands. To further address this policy, an Official Plan Amendment is proposed to 

permit the proposed accommodation uses and event venue as well as to generally support the proposed Zoning 

By-law Amendment to change the zoning of the subject lands from Tent and Trailer Park Zone ‘TPC-10’ to 

Tourist Commercial ‘TC-X’.   

7) n/a  

8) n/a 

Natural Heritage and Environmental Protection 

A portion of the subject lands are designated Environmental Protection on Schedule A-4 of the Official Plan and the 

lands are within adjacent lands of Provincially Significant Coastal Wetlands as identified on Schedule B of the 

Official Plan. An EIS was completed which identifies that the proposed development is in areas previously impacted 

and the proposed use is significantly less harmful to the natural features than the previous development.  

Section 3.1.4 Wetlands  

Per Section 3.1.4.2 development shall not be permitted within 50 metres of an identified wetland unless the 

ecological function of the feature has been evaluated through an Environmental Impact Study (EIS) that 

demonstrates, to the satisfaction of the County, in consultation with Quinte Conservation and any agency having 

jurisdiction, that there will be no negative impacts on the natural heritage features, or its ecological functions. The 

EIS must also demonstrate how any development activities are to be compatible with the feature.  

An EIS has been completed that includes an assessment of the proposed development in the context of its 

waterfront location and within adjacent lands of the wetland and has identified that the proposed development does 

not cause significant impacts to the natural features compared to the impacts that the trailer park could cause in the 

natural features. Compared to the previous development of over 40 trailer accommodations, the proposed 

development and existing tent structures are less harmful to the natural features. A 30 metre setback was 

determined to be sufficient to protect the wetland for the proposed development. Future development of permanent 

structures that require excavation and foundations within the 50 metre setback may require further evaluation.  

Section 4.4.3 Environmental Protection Designation 

Per Section 4.4.3.2.5, Development shall not be permitted in the Environmental Protection designation. No 

development is proposed within the Environmental Protection designation. No development is proposed within the 

wetland. The proposed development is supported by an EIS that assessed the proposal in the context of the existing 

natural heritage features and is supportive of the proposed development.  

Per Section 4.4.3.2.7, an Environmental Impact Study (EIS), subject to the approval of the County, in consultation 

with Quinte Conservation and any agency having jurisdiction, shall be prepared for any development within 120 

metres of identified PSW/ANSIs. An EIS was completed which concludes that the proposed use is significantly less 

harmful to the natural features compared to the previous uses. The EIS notes that during site investigations, the 

wetland was observed to be in good condition and no impacts related to the current use of the property were 
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observed. Per Section 4.4.3.2.8.d a minimum buffer area of 30 metres is required adjacent to PSWs. The EIS 

identifies a 30 metre setback  is sufficient to protect the wetland for the proposed development. It is noted that future 

development of additional permanent structures that require excavation and foundations within the 50 metre setback 

may require further evaluation.  

Based on the findings in the EIS, the proposed development is not anticipated to negatively impact the natural 

heritage features on the subject property.  

 

 
Figure 17 Excerpt from Schedule B – Natural Features & Areas 

Constraint Areas  

Section 3.1.6.16 Significant Groundwater Recharge Areas  

The subject lands are within a Significant Groundwater Recharge Area on Schedule D ‘Resource Areas’. The 

proposed developmenet is serviced by existing wells and septic systems. A Servicing Evaluation was completed by 

Greer Galloway to determine soil and groundwater conditons at the site and to demonstrate that the propsoed 

development can be supported by the existing servicing . The findings of the study support the proposed rezoning 

provided that recommendations are followed including establishing a wellhaead protection zone from any 

wastewater dispoal or potentially contaminating activities, drinking water treatment, keeping flows to under 10,000 
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litres per day, and removing and replacing the existing metal holding tank with a new concrete retention tank and 

pump chamber. For detailed recommendations and assessment, please refer the accompanying Servicing 

Assessment.  

Section 3.1.6.18 Flood Lines  

No new development is permitted below the regulatory flood elevation, excluding docks. The proposed development 

is setback 15 metres from the flood line and as such  meets the intent of the Official Plan to direct developmet 

outside of constraint areas.  

 

Figure 18 Excerpt from Schedule 'D' - Resource Areas 

Resource Areas  

Section 4.5.1 Mineral Aggregate Resources 

The subject lands are within an Aggregate Deposit as identified on Schedule ‘D’ Resource Areas within adjacent 

lands (300 metres) of Mineral Aggregate Lands associated with a pit operation. Per Section 4.5.1.2 environmental 

studies (i.e. noise, hydrogeology) shall be required to assess the potential impact if development is proposed within 

this influence area and the influence area shall be applied reciprocally to new sensitive land uses encroaching on 

an existing extraction operation.  Such studies were not requested as part of a complete application and in our 

professional opinion are not necessary as the proposed development does not introduce a land use that would 

further hinder the operation of the pit.   

Per Section 4.5.1.3, on lands adjacent to or within Aggregate Resource Areas, development which would preclude 

or hinder new aggregate operations or access to the resource will only be allowed if:  

a) Resource extraction use would not be feasible; 

b) The proposed development serves a greater long-term public interest; in this case, reasonable efforts will 

be made to use the resource wherever practical; and  

c) Issues of public health, public safety and environmental impact are addressed.   
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Resource extraction uses on the subject lands would not be feasible due to the proximity of existing dwellings, and 

presence of natural heritage features (the wetland and East Lake). There are approximately ten (10) single-family 

homes within 300 metres of the subject lands so there is no area on the subject lands outside of the required 

influence area. Based on this, the proposed development is appropriate.  

With respect to proximity to the pit operation, although the subject lands are located within 300 metres of a pit 

operation, there are approximately ten (10) single-family homes located between the subject lands and the lands 

designated Aggregate Resource Lands. The pit must operate in compliance with regulations that prohibit adverse 

effects on the environment and human health. As a result, the operation of the pit is already hindered by existing 

residential uses in closer proximity to the pit compared to the subject lands.  

The development proposed on the waterside area of the property is setback approximately 300 metres from the 

Aggregate Resource Lands designation and as such no negative impacts are anticipated. The proposed motel is in 

an existing structure within 90 metres of the Aggregate Resource Lands designation. The proposed motel use is no 

more sensitive compared to previous residential use of the structure and there are approximately four (4) existing 

single family dwellings in between the motel and the Aggregate Resource Lands. Therefore, the proposed motel 

does not introduce a land use that would further hinder the operation of the pit compared to existing development. 

Based on this, no impacts negative impacts are anticipated.  

Section 4.5.2 Tourism Corridors 

 

The subject lands are on an identified Municipal Tourism Corridor. Per Section 4.5.2.4, where permitted by the 

underlying designation along the Tourism Corridors, appropriate tourist-related developments are encouraged in 

suitable locations. The appropriateness of the proposed development in the Hamlet designation has been evaluated 

in the previous section of this report.  

Per Section 4.5.2.7 the proposed development will be compatible with the countryside character and charm of the 

County as the proposal involves the development of a motel in an existing structure with frontage on County Road 

18 and will represent an improvement of existing conditions as the existing site will be revitalized and the proposed 

entrance to the site will be upgraded as outlined in the accompanying Traffic Impact Brief.   
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Tourist Commercial Uses  

The proposed development seeks to rezone the subject property from Tent and Trailer Park (TPC-10) to a site-

specific Tourist Commercial (TC-X) Zone. An official plan amendment is proposed to specify the permitted uses on 

the subject lands and will support the proposed zone change. As the existing and proposed uses are not explicitly 

permitted in the Hamlet Designation we have reviewed the proposed development against the criteria for 

establishing new tourist commercial uses in the Shore Lands designation. Per Section 4.3.1.2.15, the following 

criteria will be considered as part of the evaluation of a development application to confirm the suitability of a new 

resort, tourist and/or marine commercial use or a major expansion of existing uses:  

a) The adequacy of the shoreline frontage for related active and passive recreational uses;  

Comment: The subject lands have adequate shoreline for the proposed use. The subject lands exceed the 

minimum lot area requirements for Tourist Commercial uses in the Zoning By-law and previously 

accommodated over 40 trailer, tent and cottage accommodations. There is adequate open space and 

landscaped areas proposed on the site that supports passive recreation for guests of the establishment.  

b) The suitability of the proposed density and scale of development in relation to the site and surrounding land 

uses, including access and impact on the existing road infrastructure;  

Comment: The proposed development is an appropriate size and scale for the size and orientation of the 

subject lands. Development is directed away from adjacent residential uses and is and adequately setback from 

the water and wetland. The proposed development involves the use of existing structures and newly proposed 

structures do not exceed the minimum heights permitted in Hamlets.  

The proposed development reduces the overall intensity of development on the subject lands compared to the 

previous development which included over forty (40) trailer, tent and cottage accommodations and as such 

traffic impacts are not anticipated. A Traffic Impact Brief was prepared by Greer Galloway which recommends 

improvements for the site entrance at County Road 18 and concludes that with the recommend improvements 

the entrance conditions are appropriate for the proposed development.   

c) The adequacy of parking and docking facilities;  

Comment: A total of 44 off-street parking spaces are identified on the plan with additional areas available for 

potential overflow parking. A Traffic Impact Brief was completed by Greer Galloway and identified that the 

proposed parking supply is reasonable. Docking facilities for motorize watercraft are not proposed as part of 

this application. The proposed development includes a floating dock for passive recreation and enjoyment of 

guests.  

d) The suitability of the site for sanitary sewage disposal facilities and water supply, as determined through a 

servicing options investigation;   

Comment:  The proposed development is serviced by existing private well and septic. A Servicing Evaluation 

was completed which assessed the suitability of the existing well and septic systems to service the proposed 

development. The evaluation supports the rezoning of the property provided recommendations are followed.  

e) The impact of development on surface and subsurface water, as determined through a hydrogeological 

study and a stormwater management investigation;   

Comment: A Servicing Evaluation and Stormwater Management Report were prepared by Greer Galloway. 

The Servicing Evaluation found that there is adequate water to service the proposed development with the 
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assumption that flows do not exceed 10,000 litres per day and that with the proposed recommendations the 

septic systems are adequate to service the proposed development. With respect to stormwater management, 

the proposed development generally increases the amount of impervious surface on the site compared to the 

previous 40 site tent and trailer park and that it’s possible to provide the necessary stormwater management 

measures to mitigate any adverse effects of the proposed development.  

f) The incorporation of large areas of passive and active open spaces into the development scheme;  

Comment: The proposed development includes open space for the enjoyment of guests to the establishment.  

g) The protection of shoreline and other natural heritage features; 

Comment: The proposed development is located outside of all identified Environmental Protection areas on 

the subject lands. Setbacks from the wetland and east lake have been increased through this development 

proposal compared to the previous development which consisted of over 40 trailer, tent and cottage 

accommodations.   

h) The impact on natural heritage features (both on an off site); and,   

Comment: Greer Galloway completed an Environmental Impact Study (EIS). The EIS concludes that the 

proposed development is on an area previously impacted and as such will not cause significant impacts in the 

ecological functions of the wetland and East Lake.  

i) Construction towards the development of an identified and or integrated trail system.     

Comment: The proposed development is on an existing developed lot in the Hamlet of Cherry Valley. The 

proposed development would not hinder the development of a trail system in the area.    

Based on the above, the proposed development meets the criteria for new tourist commercial uses.   

Servicing 

Section 3.4.3 Water and Sanitary Sewer Services Policies 

Section 3.4.3.4 identifies servicing policies for Hamlets. Per Section 3.4.3.4.2 where communal servicing is shown 

not to be a viable option, private servicing may be permitted if supported by the appropriate hydrogeological studies. 

The proposed development will utilize existing private services (well and septic systems). The existing systems 

have been assessed though the completion of a Servicing Evaluation which supports the rezoning of the property 

provided the identified recommendations are followed. For detailed recommendations, please refer to the 

accompanying study.  

 

Official Plan Summary  

In summary, it is our professional opinion that the proposed Official Plan Amendment to permit additional permitted 

uses in the Hamlet designation to support the proposed redevelopment of an existing tent and trailer park maintains 

the intent of the Official Plan as: 

• The proposed development will support a range and mix of uses in the Hamlet of Cherry Valley; 
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• It has been demonstrated that the proposed development can be serviced by private well and septic 

systems;   

• The proposed development represents a decrease in overall development footprint compared to the 

previous uses; 

• The proposed development is located outside of environmental protection areas; and 

• The proposal meets the development criteria for new tourist commercial uses.  
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8 Zoning By-law  

The subject lands are within a site-specific trailer park commercial zone ‘TPC-10’, environmental protection zone 

‘EP-W’ and limited service residential ‘LSR’ zone in Prince Edward County Zoning By-law Number 1816-2006.   The 

proposed Zoning By-law Amendment seeks to place the subject lands in a site-specific Tourist Commercial ‘TC-X’ 

zone to permit the proposed uses and to recognize site-specific performance standards. The environmental 

protection ‘EP-W’ zone will be maintained. The appropriateness of the request to place the subject lands in the 

Tourist Commercial Zone has been discussed in Section 7 of this report.  

 

    
Figure 19 Zoning (PEC GIS) 

8.1 Zoning Matrix  

Tourist Commercial Zoning Requirements 

Zone Provision Section Required Proposed 
Relief 
Required 

Tourist Commercial  

Permitted Uses 22.1 

• Tourist 
establishment 

• Motel  

• Hotel 

• Tourist 
establishment 

• Event venue 

• Motel  

Yes 
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Zone Provision Section Required Proposed 
Relief 
Required 

• Tourist inn  

• Resort establishment 

• Golf course 

• Miniature golf course 

• Golf driving range 

• Mobile restaurant 

• Marina and 
accessory uses 
including storage, 
fueling facilities and 
marine sales and 
service 

• Summer camp  

• Any use, building or 
structure accessory 
to a permitted use 
including 
recreational facilities, 
convenience store 
and restaurant  

• Public uses or 
utilizes in 
accordance with the 
provision of Section 
4.23 

• Uses, buildings and 
structures accessory 
to the foregoing 
permitted non-
residential uses, 
including the sale of 
pre-filled propane 
tanks 

 

• Tourist inn  

• Resort establishment 

• Mobile restaurant  

• Recreational facilities 

• 3 Tourist Cottages 

• Any use, building or 
structure accessory 
to a permitted use 
including recreational 
facilities, 
convenience store 
and restaurant  

• Uses, buildings and 
structures accessory 
to the foregoing 
permitted non-
residential uses 

 

Minimum Lot Area 
(min) 

22.3.1(iii) 0.8 ha  5.9 ha No 

Lot Frontage (min) 22.3.1(iii) 60 m  47.5 m (existing)  Yes 

Front Yard (min) 22.3.3 15 m  

Motel: 9 m (existing) 

 

Other structures: > 15 m 

 

Motel: 
Yes  

Exterior Side Yard 
(min) 

22.3.4 n/a n/a n/a 



 

www.arcadis.com 

PTR_89SandyLaneZBA_2024-05-24 26 

Zone Provision Section Required Proposed 
Relief 
Required 

Interior Side Yard 
(min) 

22.3.5 6 m  
Other structures: > 6 m  

Tent #4: 4.1 m (existing) 
No 

Rear Yard (min) 22.3.6 7.5 m  > 7.5 m  No 

Lot Coverage (max) 22.3.7 30% 2.8% No 

Landscaped Open 
Space (min) 

22.3.8 30% 65.6% No 

Distance Between 
Buildings 

22.3.9 3 m  As required No 

General Provisions 

Accessory Buildings, Structures and Uses  

Accessory Structure 
Setbacks 

4.1.2.2 

As per TPC zone 

As required No 
Except for a gatehouse 
or information kiosk 
permitted within required 
front or side yard 

Accessory Structure 
Lot Coverage (max) 

4.1.4.1.ii 3% 1.8% No 

Accessory Structure 
Height (max) 

4.1.4.2 5 m 16.4 ft. As required  Existing 

Poles and Similar 
Structure 
Encroachments 

4.1.5.1 

Drop awnings, flag 
poles, garden trellises, 
signs or similar which 
comply with County 
licensing and/or 
regulatory by-laws shall 
be permitted in any 
required yard. 

As required No 

Walls, fences, and 
similar structures 

4.1.5.2 

Fences, retaining walls, 
or similar structure with 
comply with the licensing 
or regulatory by-laws 
shall e permitted in any 
required yard. 

As required No 

Dock Setbacks (min) 4.1.6.ii 
2 m (6.6 ft) to a side lot 
line or projection of the 
side lot line 

As required No 
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Zone Provision Section Required Proposed 
Relief 
Required 

Landscape 
Planting/Buffer Strip 

4.14.1 

1.5 m planting strip 
along interior side line 
abutting Residential 
Zone 

Existing  
As 
required 

4.14.2 
Row of evergreen trees 
or shrubs 1.5 m high 

As required 
As 
required 

Fencing 4.14.6 

Opaque fencing 1.5 m (5 
ft.) in height may be 
erected in lieu of planting 
strip for buffering 

As required 
As 
required 

Special Setback Provisions 

Regulatory Flood 
Plain 

4.25.1.i 

No buildings or 
structures shall be 
permitted within a 
regulatory flood plain 

Storage shed: existing  
Tents: As required  

No 

4.23.1.ii 

A dock, shore well or 
marine facility may be 
permitted with a 
floodplain with the 
written approval of 
Quinte Conservation 

As required No 

Floodplain Setback – 
Inland Lakes 

4.25.2.i 

15 m from regulatory 
floodplain, or 

Storage shed: < 15 m 
(existing)  
Tents: As required  

No 30 m from the high water 
mark where regulatory 
floodplain elevation is 
unknown 

15 m from floodplain 

4.24.2.ii 

Unenclosed deck, 
driveway, boathouse, 
dock, shore well, or 
marine facility may be 
permitted with written 
approval of Quinte 
Conservation 

As required No 

Right-of-way 
Setback (min) 

4.25.7 7.5 m Existing  No 

Provincially 
Significant Wetland 

4.31 

No development shall be 
permitted within 40 m of 
the PSW without the 
completion of an 

Shelter tent: 30 m 
(existing) 
Tent sites 4-6: existing  

EIS completed 

Yes 
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Zone Provision Section Required Proposed 
Relief 
Required 

Environmental Impact 
Study 

Parking Loading and Driveway Provisions 

Parking 
Requirement 

5.1.1 

Accommodations 

Motel, Hotel, Apartment 
Hotel:  

1 space per bedroom 
plus 1 space per every 9 
m2 of gfa of public use 
areas such as meeting 
rooms  

= 21  

9 tents 

9 motel bedrooms 

3 cottage bedrooms 

 

44 spaces  Yes 

Event Venue 

Assembly Hall: Greater 
of 1 parking space per 6 
fixed seats or 1 space 
for every 9 m2 of GFA  

Tent = 35   

Café = 31 

Total: 87 spaces 

Parking Space Size 5.1.5.i 

Width: 2.7 m (9 ft.) 3.0 x 6.0 No 

Area: 16.7 sq. m (180 
sq. ft.) 

18 sq. m  No 

Drive Aisle Width 
(min) 

5.1.5.ii 6 m (20 ft.) As required No 

Barrier Free Parking  5.1.5.iii Width: 4 m (13 ft.) As required No 
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Zone Provision Section Required Proposed 
Relief 
Required 

Area: 24 sq. m (258 sq. 
ft.) 

Location 5.1.5.iv 
Must be on the same lot 
as the use they serve 

As required No 

Location 5.1.6.2.i 
Non-Residential Uses: 
parking may be permitted 
in any yard 

As required No 

Distance from Street 
Line (min) 

5.1.6.2.ii  3 m (10 ft.)  > 3 m  No 

Loading Space 5.2.1 
0-185.9 m2: 0  

186-2,350 m2: 1 
As required No 

 

8.2 Zoning Justification  

Permitted Uses  

The proposed development at Lakecroft includes nine (9) glamping tent accommodations, a three (3) bedroom 

cottage accommodation and five (5) motel suites for overnight stays as well as an event venue for the hosting of 

weddings, corporate retreats and gatherings. The proposal at Lakecroft also includes a shelter tent, café, 

washrooms, office, and storage structures complimentary to the operations.  The proposed zoning by-law 

amendment seeks to place the subject lands in a site specific Tourist Commercial ‘TC-X’ zone to limit the type of 

permitted uses to those that are appropriate in the context of the subject lands, while providing flexibility for the 

future evolution of the business. The proposed permitted uses include: 

• Tourist establishment 

• Event venue 

• Motel  

• Tourist inn  

• Tourist cottage 

• Resort establishment 

• Mobile restaurant  

• Recreational facilities 

• Any use, building or structure accessory to a permitted use including recreational facilities, 
convenience store and restaurant  

• Uses, buildings and structures accessory to the foregoing permitted non-residential uses 

The proposed development is subject to site plan control which will control the proposed uses. Additional permitted 

uses are included in the subject zoning by-law amendment to provide flexibility for the possible future development 

of the subject lands. The future development of the site with other identified permitted uses would be subject to site 

plan control which would ensure that the County is able to assess the technical merits of a future proposed use 

prior to approving development, including additional servicing, traffic, and environmental assessment.  
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Parking  

The zoning by-law requires 87 spaces whereas a total of 44 parking spaces are proposed for the site.  The proposed 

development seeks to minimize the impact of parking on the overall development of the site and has proposed 

parking outside of the required setbacks from the wetland to minimize environmental impacts. The number of 

spaces proposed is consistent with Blanding Inc.’s experience for parking demand on the site.  

There are 4 existing spaces at the motel with access directly from County Road 18 and 4 existing parking spaces 

at the cottage in the waterfront area. 36 spaces are proposed along the lane for guests of the establishment. This 

includes 12 spaces for tent accommodations and 24 spaces for events. It is noted that the proposed events are 

planned to have a maximum of 65 people and that parking is available for the proposed event venue at a rate of 

approximately 2.7 people per car which is determined to be reasonable by Greer Galloway in the accompanying 

Brief.  

It is noted that there is additional space for parking available, if determined to be necessary and that the location 

and dimensions of required accessible parking spaces will be confirmed through the site plan control process.   

Lot Frontage  

The subject lands have an existing frontage of 47 metres. The proposed zoning by-law amendment seeks to 

recognize the existing frontage. The existing frontage provides adequate area for safe access to the site as 

confirmed by the Traffic Brief accompanying this submission.   

Wetland Setback  

The zoning by-law identifies that no development shall be permitted within 40 metres of a Provincially Significant 

Wetland unless and an Environmental Impact Study (EIS) is completed. There are three accommodation tents 

within the 30 metre setback located on previous trailer sites and existing accessory structures within the setback. 

An EIS was completed which confirms that the current structures are not causing negative impacts to the wetland 

and that the proposed use is significantly less harmful to the natural features than the previous development (trailer 

sites). Based on the assessment in the EIS, the proposed zoning seeks to recognize the three tent sites and 

accessory structures as existing non-complying with respect to the wetland setback. The EIS concludes that a 30 

metre setback is sufficient to protect the wetland and forest surrounding it for the proposed development including 

the shelter tent and additional accommodation tents. The proposed café building is setback over 50 metres from 

the wetland so no negative impacts are anticipated. The EIS recommends that the future development of any 

permanent structures that require excavation and foundations be assessed further. Based on the findings of the 

EIS a 30 metre minimum setback is proposed from the wetland for the proposed tent structures (accommodation 

tents and shelter tent).  

9 Summary and Conclusion  

This Report is submitted in support of applications for Zoning By-Law Amendment and Official Plan Amendment 

that seek to permit the redevelopment of an existing tent and trailer park operation. Blanding Inc. is proposing to 

reduce the overall footprint of the operations and transition the business to include nine (9) glamping tent 

accommodations, a three (3) bedroom cottage accommodation and five (5) motel suites for overnight stays as well 

as an event venue for the hosting of weddings, corporate retreats and gatherings at Lakecroft. The proposal also 

includes a shelter tent, café, washrooms, office and storage structures complimentary to the proposed operations.  
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This Report and other supporting submissions accompanying the applications Zoning By-law Amendment and 

Official Plan Amendment have addressed the applicable policy and regulatory documents, including analyzing the 

change and intensity of use, appropriateness of the proposed development. As discussed herein, the proposed 

development conforms with the policies of the Prince Edward County Official Plan and is consistent with the 2020 

Provincial Policy Statement. Development of the subject lands will also be subject to site plan control. Based on our 

assessment, it is out professional opinion that the proposed development is an appropriate use of the subject lands 

and constitutes good land use planning.  

  

Sincerely,  

 

 

Emma Stucke, MCIP RPP 

Urban Planner  

 

Arcadis Professional Services (Canada) Inc. 

61 Hyperion Court, Suite 6 

Kingston, Ontario K7K 7K7 

Canada 

Phone: 613 531 4440 

  

www.arcadis.com 

 

Arcadis. Improving quality of life. 
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Proposed Official Plan Amendment Text  

1. TITLE:   

The following text constitutes Amendment No. XX 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 _____, 2024.    

2. PURPOSE AND EFFECT OF THE APPLICATION 

The purpose of Amendment No. XX is to: 

• Amend Schedule A-4 of the Land Use Designations from ‘Hamlet’ to ‘Hamlet with Special Provisions  

The effect of the amendment will be to: 

• Facilitate the redevelopment of an existing tent and trailer park including permitting tourist commercial 

uses and motel accommodations as well as an event venue in association with Lakecroft in Cherry 

Valley.  

3. LOCATION OF THE AFFECTED LANDS: 

The lands are located on the south side of County Road 18 in the Hamlet of Cherry Valley.   

4. LEGAL DESCRIPTION 

The legal description of the lands is as follows:   

• Part of Lot 3, Concession 1, South Side of East Lake, Geographic Township of Athol, as in PE 165100, 

together with PE165100 and Part of Lots 2-3, Concession 1, South Side of East Lake, Geographic 

Township of Athol, as in PE165099, subject to PE165099 and subject to PE49479 

5. BASIS OF THE AMENDMENT 

a) EXISTING USES:  

• Trailer park commercial use. 

 

b) PROPOSED USES:   

• Tourist commercial uses/resort commercial uses including nine (9) glamping tent accommodations, a 

three (3) bedroom cottage accommodation and five (5) motel suites for overnight stays as well as an 

event venue for the hosting of weddings, corporate retreats, and gatherings. The proposal also 

includes a shelter tent, café, washrooms, office, and storage structures complimentary to the 

operations.  

 

c) DESIGNATION AND ZONING:   

i. Official Plan Designation:   

• Hamlet 

• Environmental Protection  

ii. Zoning:   

• Trailer Park Commercial ‘TPC-10’ 

• Limited Service Residential ‘LSR’ 

• Environmental Protection ‘EP’   

 

d) SURROUNDING LAND USES:  

• North: East Lake 

• East: Commercial / Industrial 

• South: Residential / Aggregate Resource 
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• West: Open Space / Residential   

 

e) AGENCY AND PUBLIC COMMENTS:  

 

f) CONFORMITY TO THE POLICIES OF THE PROVINCIAL POLICY STATEMENT:  

• Is consistent with the policies of the Provincial Policy Statement, as per the submitted Planning 

Justification Report dated May 2024.   

 

g) CONFORMITY TO THE POLICIES OF THE COUNTY OFFICIAL PLAN: 

• Conforms to the policies of the County Official Plan as per the submitted Planning Justification Report 

dated May 2024.   

 

6. DETAILS OF THE AMENDMENT  

a) Schedule ‘A-4’, Land Use Designations is hereby amended by changing the designation of the subject 

lands from ‘Hamlet’ to ‘Special Hamlet Section 4.1.4.X’ as illustrated on Schedule ‘X’ to this Amendment. 

4.1.4.X Part of Lot 3, Concession 1, South Side of East Lake, Geographic Township of Athol, as in PE 

165100, together with PE165100 and Part of Lots 2-3, Concession 1, South Side of East Lake, 

Geographic Township of Athol, as in PE165099, subject to PE165099 and subject to PE49479 

(Lakecroft)  

The special provision to be considered in the development and zoning of the ‘Special Hamlet’ area located on 

approximately 5.9 hectare parcel of land is as follows: 

a) In addition the uses listed in Section 4.1.4.1 the following uses shall be permitted: 

i. Tourist Commercial uses  

ii. Resort commercial uses 

iii. A Motel  

iv. An Event Venue 

b) Through the implementing zoning by-law for the subject lands, a special tourist commercial zone will be 

utilized.  

7. IMPLEMENTATION AND INTERPRETATION 

The provision of the County Official 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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Proposed Zoning By-law Text   

 22.5.XX TC-XX Zone (Part of Lot 3, Concession 1, South Side of East Lake, Geographic Township of Athol, as in 

PE 165100, together with PE165100 and Part of Lots 2-3, Concession 1, South Side of East Lake, Geographic 

Township of Athol, as in PE165099, subject to PE165099 and subject to PE49479) 

Notwithstanding any provision of this By-law to the contrary, within the lands zoned TC-XX the following special 

provisions shall apply: 

i. The permitted uses shall be limited to the following:  

a. Tourist establishment 
b. Event venue 
c. Motel  
d. Tourist inn  
e. Tourist Cottages 
f. Resort establishment 
g. Mobile restaurant  
h. Any use, building or structure accessory to a permitted use including recreational facilities, 

convenience store and restaurant  
i. Uses, buildings and structures accessory to the foregoing permitted non-residential uses    

 
ii. Minimum lot frontage: 47 m  
iii. Minimum front yard setback: 9 m   
iv. Minimum wetland setback for temporary structures: 30 m  
v. Minimum floodplain setback: 15 m    
vi. Minimum standard parking spaces: 44 

  
vii. For the purposes of this By-law, an “Event Venue” shall mean “land, building, or structures used for the 

purposes of hosting events including but not limited to weddings, corporate retreats, and gatherings 
where invited persons may attend, and which may include other hired services incidental to the specific 
engagement”.  
  

viii. Structures legally existing on the date of the passing of this by-law shall be considered existing non-
complying. 
 

ix. The requirements of Section 41 of the Planning Act, R.S.O., 1990., c.P. 13, as amended, relating to Site 
Plan Control shall apply to the lands zoned TC-XX.  
 

x. All other provisions of the TC Zone and By-law No. 1816-2006, as amended, shall apply to the lands 

zoned TC-X



 

 

 


