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Homes First Nicholas Ltd.  
C/O Urban Design and Development Inc. 
Open land south of Nicholas Street 
Picton, Ontario, K0K 2T0 
 
Attn: Alan Hirschfield 
  
Re: Land Use Compatibility Letter for a Proposed Residential 

Development in Picton, ON 
Cambium Reference: 19322-001 

  
Dear Mr. Alan Hirschfield, 

Cambium Inc. (Cambium) has prepared this Land Use Compatibility (LUC) letter 

for Homes First Nicholas Ltd. c/o Urban Design and Development Inc. in support 

of planning approvals for the residential development (the Proposed 

Development) to be located on the open land at the south end of Nicholas Street, 

Picton, Ontario (The Site). 

Cambium’s understanding is that Prince Edward County (the County) is primarily 

concerned with the potential compatibility of the Proposed Development with 

nearby land uses, specifically Picton Wastewater Treatment Plant (the WWTP).  

Therefore, the potential for environmental noise, air quality, and odour impacts 

onto the Proposed Development has been assessed, following the guidance 

provided in the Ontario Ministry of the Environment, Conservation, and Parks 

(the Ministry) D-Series Environmental Land Use Planning Guides. 

SITE DESCRIPTION 

Homes First Nicholas Ltd. c/o Urban Design and Development Inc. is proposing a 

residential development consisting of two semi-detached units, six townhouse 

units, and an apartment building with 98 apartment units. At grade parking is also 

proposed. 

The Site is an area zoned as ‘FD – Future Development’ and R3 ‘Urban 

Residential Type 3’ with adjacent ‘MD - Waste Disposal Industrial’, ‘I – 

Institutional’, ‘OS - Open Space’, ‘R1 – Urban Residential Type 1’, and R3 ‘Urban 
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Residential Type 3’ zoning. Figure 2 shows the local zoning and Proposed 

Development Plan. 

Cambium staff conducted a site visit on July 15, 2024, and inspected the 

Proposed Development site as well as the surrounding area. Traffic around the 

Site is minimal and is not a significant contributor to the local noise environment. 

Activity at the WWTP to the south was observed to be a contributor to the local 

noise environment. Minor odour emissions were noted during the site visit, 

however no specific field method for odour assessment was completed. 

MINISTRY D-SERIES LAND USE COMPATIBILITY GUIDES 

The Ministry has developed a series of environmental considerations and 

screening methods for adjacent industrial land use and sensitive lands. The 

Ministry has issued these D-Series guidelines to minimize the adverse effects 

from the encroachment of incompatible land uses. Cambium has used this 

framework to identify potential compatibility concerns with the Proposed 

Development. 

Guideline D-1, Land Use Compatibility (Guideline D-1) recommends separation 

distances and control measures for land use planning. These recommendations 

seek to minimize potential adverse effects for an existing or proposed facility. 

Adverse effects considered under Guideline D-1 may include: 

• Noise and vibration, 

• Visual impact (only for landfills), and, 

• Air emissions including odour and dust. 

Maintaining appropriate separation distances is the recommended method for 

reducing the impact between incompatible sites. Municipalities may increase the 

Ministry’s recommended setbacks and place restrictions for the land use or 

activities on the land. Where setback distances are not feasible, barriers and 

control measures must be designed to mitigate the impact of concern. 

Guideline D-2, Compatibility between Sewage Treatment and Sensitive Land 

Use (Guideline D-2) recommends separation distances for sensitive land use 
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planning around sewage treatment facilities. Guideline D-2 provides an ‘area of 

influence’ and a ‘minimum separation distance’ based on the maximum capacity 

at the treatment plant. The area of influence acts as a flag identifying if further 

detailed studies may be required. The minimum separation distance does not 

preclude development but triggers specific conditions and considerations to be 

made by the County. 

Guideline D-6, Compatibility Between Stationary Industrial Facilities and 

Sensitive Land Uses (Guideline D-6) indicates the applicability of Guideline D-1 

for industrial facilities. Guideline D-6 suggests separation distances between 

industrial and sensitive land uses from the effects of normal industrial operations. 

Guideline D-6 also provides an ‘area of influence’ and a ‘minimum separation 

distance’ that help to identify if further detailed studies are required. Guideline D-

6 categorizes industrial facilities into three class designations, each of which 

have an expected influence area and minimum separation distance. 

It should be emphasized that none of the setback distances in the D-6 or D-2 

guidelines completely preclude development. In specific cases the separation 

distances can be less, provided that supporting reports are provided for odour, 

air emissions, noise, and vibration. These specific cases include re-development, 

infilling, and mixed-use areas. The definition of the property as such should be 

determined or confirmed by the planning authority. 

APPLICATION OF MINISTRY GUIDELINES 

There are existing commercial/industrial facilities within 1,000 metres of the 

Proposed Development that need to be considered with respect to the Ministry 

D-Series guidelines. However, many of the facilities are located outside of the 

influence area which would apply to the commercial/industrial facilities’ class 

designation and therefore are not likely to have any compatibility concerns. 

The Ontario Ministry of the Environment, Conservation, and Parks (the Ministry) 

requires that either an Environmental Compliance Approval (ECA) or an 

Environmental Activity and Sector Registry (EASR) are obtained for a facility 

discharging a contaminant into any part of the natural environment, other than 
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water. This requirement encompasses the same ‘adverse effects’ considered 

under Guideline D-1 including noise and vibration, and air emissions including 

odour and dust. Therefore, any proposed industrial facility must undertake 

detailed studies of their potential environmental impacts before obtaining 

environmental approval. These same detailed studies would satisfy the 

requirement of the D-series Guidelines. 

IMPACTS OF NEARBY FACILITIES ONTO THE PROPOSED DEVELOPMENT 

All offsite commercial and/or industrial facilities that are represented under 

Guideline D-2 or have the potential to be considered as Class II and III facilities 

within 1,000 metres are discussed below and represented in Figure 1. 

Offsite commercial and/or industrial facilities that clearly fit the Class I description 

of the guidelines and which are clearly located at a distance greater than the 

Class I, 70 metre area of influence, as defined in Guideline D-6, are generally not 

included. 

LAND USE OF POTENTIAL CONCERN 

As shown in Figure 1 there is only one facility that is located within the applicable 

minimum separation distance or located within the applicable area of influence, 

and therefore this facility requires more detailed assessments. 

• F01 – The County of Prince Edward operates the Picton Wastewater 

Treatment Plant (the WWTP) at 60 Church Street, approximately 70 metres 

south of the Proposed Development. This facility also includes an inlet point 

pump station, with a backup generator, located at 3 Lalor Street, 

approximately 85 m north of the Proposed Development. The site has an 

applicable Amended Certificate of Approval from the Ministry of the 

Environment. 

This facility is also subject specifically to the D-2 Guidelines, Compatibility 

between Sewage Treatment and Sensitive Land Use. This guideline established 

recommended separation distances according to the treatment facility capacity. 

The WWTP has a capacity of approximately 10,400 cubic meters per day. 
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Therefore, according to D-2 guidance, the minimum separation distance is 100 

metres and the recommended separation distance is 150 metres. Note that 

under D-2 guidance the distance should be measured from the nearest source of 

odour, rather than property line. Also, space on the sensitive land use can be 

included in the setback as long as it is set out as buffer space in zoning, so that 

future development may not occur within that distance. 

Under general consideration of the D-6 guidelines the facility could be considered 

a Class II facility based primarily on the potential odour emissions. The WWTP is 

approximately 70 metres from the Site, meeting the recommended minimum 

separation distance of 70 metres as defined in Guideline D-6. The Site is within 

the WWTP’s potential area of influence of 300 metres. 

Guideline D-2 and D-6 accept that by-law or site plan control could allow for 

various buffers and controls to achieve compliance. 

OTHER FACILITIES 

The following facilities have been evaluated to ensure they do not represent a land 

use compatibility concern. 

• F02 – A recycling centre and waste transfer site is located at 69 Church 

Street, #45, in Picton. This facility is approximately 430 metres from the 

proposed development. Due to outdoor storage and truck movement, and that 

it is likely that sound is occasionally audible off property, this facility may be 

classified as Class II. There are some bays doors that may emit noise from 

operations inside, but these doors do not have a line of sight to the Proposed 

Development. In addition, there are a number of sensitive uses located much 

closer to this site than the proposed development which further supports that 

there is no compatibility concern. 

• F03 – Ray's Power Equipment operates a small engine repair service facility 

at 17 York Street. This facility does not seem to operate any significant 

outdoor operations or trucking, therefore this facility may be classified as 

Class I. There are some bays doors that may emit noise from operations 

inside, but these doors do not have a line of sight to the Proposed 
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Development. In addition, there are a number of sensitive uses located much 

closer to this site than the proposed development which further supports that 

there is no compatibility concern. 

• F04 – SWMR operates a car repair and maintenance service facility at 6 York 

Street. This facility does not seem to operate any significant outdoor 

operations or trucking, therefore this facility may be classified as Class I. The 

new development may be the closest sensitive use in a given direction for this 

site, however there are existing sensitive uses in much closer proximity 

supporting a lack of compatibility issue. 

All these facilities are located outside the applicable influence areas and there are 

many existing houses located much closer to these respective facilities than is the 

Proposed Development. Therefore, these facilities do not require further 

assessment. 

NOISE IMPACT 

To support the compatibility of the Proposed Development from a noise 

perspective, Cambium completed a detailed noise study in the form of a Noise 

Feasibility Study (NFS) with reference to the Ministry NPC-300 guideline, NPC-

300 – Environmental Noise Guideline Stationary and Transportation Sources – 

Approval and Planning (NPC-300). That report is provided under a different title. 

AIR QUALITY IMPACT 

To support the compatibility of the Proposed Development from an air quality 

perspective, Cambium completed a detailed Air Quality Study (AQS) with 

reference to the Ontario Regulation 419/05: Air Pollution – Local Air Quality (O. 

Reg. 419/05) and the Guideline A-10: Procedure for Preparing an ESDM Report 

(The ESDM Procedure Document) and Guideline A-11: Air Dispersion Modelling 

Guideline for Ontario (ADMGO). That report is also provided under a different 

title. 
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Traffic Related Air Pollution 

Traffic volume is often used as an indicator for the potential presence of 

significant traffic related air pollution. Additional factors that affect air pollution 

from traffic near roads include traffic speed, the proportion of older and heavy-

duty vehicles in the traffic mix, and weather (e.g. wind direction and 

precipitation). 

Organizations such as the Health Effects Institute and Public Health Ontario 

identify that health risk from traffic is higher within 500 metres of highways with 

an average daily traffic volume of 100,000 vehicles or more, within 150 metres of 

highways with daily traffic volumes of 50,000 vehicles or more, and within 100 

metres of arterial roads with an average daily traffic volume of 15,000 vehicles or 

more (Medical Officer of Health and Deputy City Manager, Internal Corporate 

Services, 2017). 

Picton Main Street (Hwy 33) has a published average annual daily traffic (AADT) 

of 6900 and the AADT for Church Street (CR 22) is likely less.  

The sensitive points of reception at the Site are located approximately 500 m 

south-east of Picton Main Street (Hwy 33), the closest arterial roadway. 

Therefore, traffic related air pollution is not expected to have a significant impact 

on the air quality at the Site.  

SUMMARY OF RECOMMENDATIONS 

In summary Cambium has made the following recommendations: 

• The Proposed Development has potential to be impacted by environmental 

impacts. This land use compatibility study should be updated if significant 

changes are made to the development plan. 

• The Ministry has issued these D-Series guidelines to aid in minimizing the 

adverse effects from the encroachment of incompatible land uses. This study 

concludes that there are nearby facilities that are closer than the applicable 

area of influence. Therefore, detailed air quality and noise assessments are 

required and have been completed under separate titles. 

Docusign Envelope ID: D36BBF1E-AB35-42B9-A3C7-33FFD0B58C33



October 18, 2024 

19322-001 Page 8 

Environmental 

Geotechnical 

Building Sciences 

Construction Testing 
& Inspection 

 

 

 

Telephone 
(866) 217.7900 
(705) 742.7900 
 
Facsimile 

(705) 742.7907 
 
Website 
cambium-inc.com 
 
Mailing Address 
P.O. Box 325, 
Peterborough, Ontario 
Canada, K9J 6Z3 
 
Locations 
Peterborough 
Kingston 
Barrie 
Ottawa 
Whitby 
 
 
Laboratory 
Peterborough 

CLOSING 

Cambium Inc. has prepared this Land Use Compatibility letter for Homes First 

Nicholas Ltd. c/o Urban Design and Development Inc. in support of planning 

approvals for the residential development to be located on the open land at the 

south end of Nicholas Street, Picton, Ontario. 

Based on the terms, conditions, and references of this report, it is Cambium’s 

opinion that the Proposed Development can be developed to be compatible with 

the nearby land use. 

Best regards, 

Cambium Inc.  
   

Trevor Copeland P.Eng. 
Senior Project Manager 

 Trevor Ross 
Project Specialist 

 
TGR/tgr 
 
Encl. Cambium Qualifications & Limitations 

Figure 1 Site Location Map 
Figure 2 Land Use Zoning Map 
Table 1 Summary of Facilities 
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CAMBIUM QUALIFICATIONS AND LIMITATIONS 
Limited Warranty 

In performing work on behalf of a client, Cambium relies on its client to provide instructions on the scope of its retainer and, on 
that basis, Cambium determines the precise nature of the work to be performed. Cambium undertakes all work in accordance 
with applicable accepted industry practices and standards. Unless required under local laws, other than as expressly stated 
herein, no other warranties or conditions, either expressed or implied, are made regarding the services, work or reports provided. 

Reliance on Materials and Information 

The findings and results presented in reports prepared by Cambium are based on the materials and information provided by the 
client to Cambium and on the facts, conditions and circumstances encountered by Cambium during the performance of the work 
requested by the client. In formulating its findings and results into a report, Cambium assumes that the information and materials 
provided by the client or obtained by Cambium from the client or otherwise are factual, accurate and represent a true depiction of 
the circumstances that exist. Cambium relies on its client to inform Cambium if there are changes to any such information and 
materials. Cambium does not review, analyze or attempt to verify the accuracy or completeness of the information or materials 
provided, or circumstances encountered, other than in accordance with applicable accepted industry practice. Cambium will not 
be responsible for matters arising from incomplete, incorrect or misleading information or from facts or circumstances that are not 
fully disclosed to or that are concealed from Cambium during the provision of services, work or reports. 

Facts, conditions, information and circumstances may vary with time and locations and Cambium’s work is based on a review of 
such matters as they existed at the particular time and location indicated in its reports. No assurance is made by Cambium that 
the facts, conditions, information, circumstances or any underlying assumptions made by Cambium in connection with the work 
performed will not change after the work is completed and a report is submitted. If any such changes occur or additional 
information is obtained, Cambium should be advised and requested to consider if the changes or additional information affect its 
findings or results. 

When preparing reports, Cambium considers applicable legislation, regulations, governmental guidelines and policies to the 
extent they are within its knowledge, but Cambium is not qualified to advise with respect to legal matters. The presentation of 
information regarding applicable legislation, regulations, governmental guidelines and policies is for information only and is not 
intended to and should not be interpreted as constituting a legal opinion concerning the work completed or conditions outlined in 
a report. All legal matters should be reviewed and considered by an appropriately qualified legal practitioner. 

Site Assessments 

A site assessment is created using data and information collected during the investigation of a site and based on conditions 
encountered at the time and particular locations at which fieldwork is conducted. The information, sample results and data 
collected represent the conditions only at the specific times at which and at those specific locations from which the information, 
samples and data were obtained and the information, sample results and data may vary at other locations and times. To the 
extent that Cambium’s work or report considers any locations or times other than those from which information, sample results 
and data was specifically received, the work or report is based on a reasonable extrapolation from such information, sample 
results and data but the actual conditions encountered may vary from those extrapolations. 

Only conditions at the site and locations chosen for study by the client are evaluated; no adjacent or other properties are 
evaluated unless specifically requested by the client. Any physical or other aspects of the site chosen for study by the client, or 
any other matter not specifically addressed in a report prepared by Cambium, are beyond the scope of the work performed by 
Cambium and such matters have not been investigated or addressed. 

Reliance 

Cambium’s services, work and reports may be relied on by the client and its corporate directors and officers, employees, and 
professional advisors. Cambium is not responsible for the use of its work or reports by any other party, or for the reliance on, or 
for any decision which is made by any party using the services or work performed by or a report prepared by Cambium without 
Cambium’s express written consent. Any party that relies on services or work performed by Cambium or a report prepared by 
Cambium without Cambium’s express written consent, does so at its own risk. No report of Cambium may be disclosed or 
referred to in any public document without Cambium’s express prior written consent. Cambium specifically disclaims any liability 
or responsibility to any such party for any loss, damage, expense, fine, penalty or other such thing which may arise or result from 
the use of any information, recommendation or other matter arising from the services, work or reports provided by Cambium. 

Limitation of Liability 

Potential liability to the client arising out of the report is limited to the amount of Cambium’s professional liability insurance 
coverage. Cambium shall only be liable for direct damages to the extent caused by Cambium’s negligence and/or breach of 
contract. Cambium shall not be liable for consequential damages. 

Personal Liability 

The client expressly agrees that Cambium employees shall have no personal liability to the client with respect to a claim, 
whether in contract, tort and/or other cause of action in law. Furthermore, the client agrees that it will bring no proceedings nor 
take any action in any court of law against Cambium employees in their personal capacity. 
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Noise Feasibility Study– Proposed Development, Nicholas Street, Picton

Homes First Nicholas Ltd. c/o Urban Design and Development Inc.

Cambium Reference: 19322-001

Table 1 - Summary of Facilities

Facility ID Facility Name Address Description

Potential 

Environmental 

Emissions

MECP D-6 

Industrial 

Class

Approx. Distance (m)

MECP D-6 Area 

of Influence 

(m)

MECP D-6 Min. 

Separation 

Distance (m)

F01 Picton Wastewater Treatment Plant 60 Church Street
Industrial, outdoor storage, 

odourous
Noise, Air II 70 300 70

F02 Recycling Centre 69 Church Street, Unit #45 Institutional, Industrial Noise, Air II 430 300 70

F03 Ray's Power Equipment 17 York St, Commercial Noise I 240 70 20

F04 SWMR Car Repair 6 York St, Commercial Noise I 260 70 20

Cambium Inc Summary of Facilities
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