
 

 

October 18, 2024  

Corporation of the County of Prince Edward 
Development Services 
322 Picton Main Street 
Picton, ON 
K0K 2T0 
 

Attention:  Michael Michaud, Manager of Planning 

 

Dear Mr. Michaud, 

Re:  Development Application Second Submission 
Official Plan Amendment, Zoning By-Law Amendment,  
and Site Plan Control 
Municipal File #: OPA-3-24, Z16-24 & SP-07-24  
QC File #: PLP0034-2024 
Lands generally in the vicinity of Nicholas and Cumberland Streets, 
Picton 

 

On behalf of Homes First Nicholas Corporation (“the applicant”), SvN Architects + 
Planners are pleased to re-submit the enclosed materials in support of the second 
submission for Official Plan Amendment, Zoning By-Law Amendment, and Site Plan 
Control to facilitate the proposed redevelopment (“the proposal”) on a vacant lot in 
the vicinity of Nicholas Street and Cumberland Street (“the site”) in the Town of 
Picton. The resubmission seeks to address preliminary staff comments received to 
date, as well as community feedback received at the Public Open House which took 
place on August 28th, 2024.   

The resubmission includes a Land Use Compatibility Letter and a Noise Feasibility 
Study to support the development approvals to address concerns related to 
compatibility of the proposed development with nearby land uses, specifically the 
Picton Wastewater Treatment Plant (the WWTP). The findings are summarized 
below:  



 

 

Land Use Compatibility Letter 

Cambium concluded that the proposed development can be developed to be 
compatible with the nearby land uses. Since the development site is located closer 
than the applicable area of influence, detailed air quality and noise assessments 
are required.  

Noise Feasibility Study 

Cambium concluded that the proposed development is compatible with nearby 
land uses from a noise perspective provided that the recommendations of their 
report are implemented. Please refer to the enclosed documentation for detailed 
information. 

An Air Quality Study is currently underway and will be provided under separate 
cover. 

The key themes from the Public Open House held on August 28th, 2024 pertain to 
Design Compatibility, Traffic and Access, Environmental Impact, Noise and 
Disruption, Infrastructure and Community Services Constraints, and Affordable 
Housing. A response to the key concerns has been provided in the matrix and are 
summarized below: 

Design Compatibility 

The proposal seeks to respond to the County’s residential growth and evolving 
housing needs including the affordable housing goals outlined in the County 
Housing Plan adopted by Council on May 9, 2022 which targets an additional 1,185 
additional affordable units by 2028. The proposed re-development represents an 
opportunity to provide a total of 53 affordable housing units, and 8 supportive 
housing units in a built form that has been thoughtfully considered and designed 
in a manner that is contextually sensitive to the existing neighborhood uses, 
topography and natural landscape. To create a positive pedestrian experience and 
increased circulation though the development, two AODA compliant pathways are 
proposed to connect Nicholas Street to Lalor Street through Dehli Park.  

 

 



 

 

Traffic and Access 

As outlined in the Traffic Brief prepared by R.J. Burnside, there will be sufficient 
capacity in the road network to handle the additional site-related traffic.  The 
proposed parking supply is adequate to meet the anticipated demand. We support 
the request from a neighbour regarding the addition of sidewalks on at least one 
side of the streets in the neighborhood, to provide safer routes of travel for 
existing and future residents.  

Construction 

We understand that there are always concerns about construction. The developer 
will make every effort to ensure that impacts are minimized and mitigated to the 
extent possible through adherence to a detailed construction management plan. 
The plan will be submitted to the County for their review prior to construction 
beginning. Contact information for the Site Supervisor will be posted in a visible 
location on site and they will be the main point of contact for neighbours through 
the construction period. We welcome ongoing feedback to find ways to improve 
throughout the process. 

Environmental Impact 

The context sensitive design thoughtfully responds to the existing natural 
heritage network, 65% of the site has been retained as landscaped open space 
with a variety of new tree plantings, shrubs, and perennials proposed to provide 
transition and maintain the character of the neighbourhood’s natural environment. 

Infrastructure Constraints 

Through detailed investigation, the stormwater drainage from the proposed 
development to the Nicholas Street infrastructure has been designed to reduce 
flow compared to pre-development levels. The storm infrastructure that the 
proposed development’s lift structure will outlet to, on the north side of Nicholas 
Street, is comprised of an exiting ditch and proposed culverts that have the 
adequate capacity to convey this flow.  In addition, the sanitary sewer capacity 
was analyzed, factoring in both existing flows and those anticipated from the 
proposed development. Even with the added demand, the sanitary sewer pipes will 
operate at only 10% of their full capacity at the most constrained segment of the 



 

 

system. Therefore, both the stormwater and sanitary sewer systems are more than 
sufficient to accommodate the proposed development. 

Community Services Constraints 

We understand that the local schools are nearing capacity today, and there are 
concerns about where children who reside in the proposed development will 
attend school. With regard to school accommodation, the Hastings and Prince 
Edward District School Board has prepared a Long-Term Capital and 
Accommodation Plan and Algonquin and Lakeshore Catholic District School Board 
is working to publish a Long-Term Accommodation Plan by Winter 2024 to best 
anticipate and prepare for new growth and enrollment in the subject sites location. 
In addition to such, the Algonquin and Lakeshore Catholic District School Board 
(ALCDSB) has submitted an application to construct the new two-storey St. 
Gregory Catholic Elementary School in the west end of Picton, at 175 Talbot Street 
(County Road 4). 

Affordable Housing 

The intended funding stream that the project is anticipated to be eligible for is the 
CMHC Apartment Construction Loan Program (ACLP), formerly known as 
RCFI. This requires that 20% of the units must have rents below 30% of median 
total income of all families in the area. There is yearly reporting required for the 
loan and the local PEC municipal facilities agreement requires yearly reporting.   

For further details regarding the proposal, please refer to the first submission cover 
letter, dated June 13, 2024.  
 

SUBMISSION DETAILS 

The following is a list of the re-submission materials pursuant to OPA-3-24, Z16-24 & 
SP-07-24:  

# Item Name 
1.  Comment Response Matrix prepared by SvN Architects + Planners; 
2.  Planning and Urban Design Rationale, prepared by SvN Architects +  

Planners and dated June 2024;   



 

 

3.  Draft Official Plan Amendment prepared by SvN Architects + 
Planners; 

4.  Draft Zoning By-law prepared by SvN Architects + Planners; 
5.  Site Plan, drawing no. ZBA SPA 01 prepared by Urban Design & 

Development Inc dated October 10, 2024; 
6.  Traffic Memo, prepared by R.J. Burnside & Associates Limited and 

dated October 11, 2024; 
7.  Civil Engineering Plans, prepared by Site Plan Tech and dated 

October 8, 2024, including the following: 
a) General notes, sections, and details plan, drawing no. 001 
b) Servicing Plan, drawing no. 101 
c) Grading Plan, drawing no. 401 
d) Erosion and Sediment Control Plan Phase 1, drawing no. 601 
e) Erosion and Sediment Control Plan Phase 2, drawing no. 

602 
8.  Servicing and Stormwater Management Report, prepared by Site 

Plan Tech and dated October 16, 2024;  
9.  Geotechnical Investigation Report prepared by Cambium Inc. and 

dated October 18, 2024; 
10.  Land Use Compatibility Letter prepared by Cambium Inc. and dated 

October 18, 2024; 
11.  Noise Feasibility Study prepared by Cambium Inc. and dated 

October 18, 2024; 
12.  Land Transfer Diagram, drawing no. ZBA SPA 06 prepared by Urban 

Design & Development Inc dated October 17, 2024; 
 

A digital submission is being provided via email. 

We trust the above materials provide the information required to adequately 
evaluate the application. We look forward to working with the County, as well as 
external agencies and stakeholders to deliver this exciting project. 

 

 

 



 

 

Yours very truly, 

  

Jonathan Tinney, MCIP RPP 
Principal 

Kelly Graham, MCIP RPP 
Associate, Planning   

 

  

cc. Alan Hirschfield, Homes First Nicholas Corporation 


