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1 Background 

Ainley Group has been retained by Saskia and Maarten Koning to undertake a traffic study in 
support of a new entrance associated with a Severance Application, consent to sever to create 
one new lot, for the property located at 15983 Loyalist Parkway, Bloomfield, Ontario (formerly 
Part of Lot 5, Concession 1, North of West Lake). The subject property is situated south of 
Loyalist Parkway and is bounded by open space to the west, residential development to the 
east, and West Lake to the south, as shown in Figure 1. 

 

 

Figure 1: Site Location1 

 

2 Site Description 

The subject property is designated Shore Land in Schedule A-3 (Land Use Designations) of the 
Official Plan for the County of Prince Edward. The property is zoned Rural Residential Zone 2 
(RR2) under the County of Prince Edward Comprehensive Zoning By-law No. 1816-2006, as 
illustrated in Figure 2. 

 

 
1 https://www.thecounty.ca/residents/services/gis-mapping/#maps 
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Figure 2: Property Zoning2 

 

2.1 Existing Conditions: 

The subject property consists of two detached residential units situated on a single parcel, 
sharing a common driveway access. The property is located on the south side of Loyalist 
Parkway (County Road 33), which is a two-lane highway with a rural cross-section. The posted 
speed limit in the vicinity of the property is 80 km/h. Three cable guide rail (3-CGR), 
approximately 43 m in length, is located on the south side of the roadway and approximately 
48.0m east of the existing entrance, as illustrated Figure 3.  

 

 

 

 
2 The County, Prince Edward County, GIS & Mapping, https://www.thecounty.ca/residents/services/gis-mapping/#maps 
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Figure 3: Loyalist Parkway (Looking East) 

 

2.2 Proposed Changes: 
 
This application seeks consent to sever the existing property at 15983 Loyalist Parkway, 
Bloomfield. The purpose of the consent is to create one new residential lot from the existing 
parcel, which currently contains two detached dwellings. The severance will result in two separate 
parcels each with its own independent driveway access from Loyalist Parkway, as shown on the 
attached Survey Sketch (Appendix A) 
 
The severance aims to provide each unit with independent access, thereby enhancing 
functionality, safety, and compliance with County planning policies. The following changes are 
proposed (Figure 4) (Appendix A – Site Plan). 

 Sever the property into two separate parcels. 
 Construct a new driveway entrance from Loyalist Parkway to provide direct access to the 

second unit (unit #2).  
 Retain the existing driveway to serve the first unit (unit #1). 

The following site constraints have been considered: 

 Entrance spacing and sight distance must meet County standards for an arterial road. 
 A culvert may be required at the new entrance to maintain roadside drainage. 
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Figure 4: Proposed Site Plan and New Entrance 

3 Planning and Policy Context 

The Provincial Policy Statement (PPS, 2020) provides direction on land use planning across 
Ontario, requiring that development be efficient, sustainable, and supportive of healthy 
communities. With respect to access for the severed parcel: 

 The application is limited to sever the property into two separate parcels and provide a 
new entrance. Accordingly, each parcel will have its own legal entrance, ensuring 
independent access for each dwelling. The creation of a second entrance ensures each 
dwelling has direct and safe access to a public road (Loyalist Parkway), consistent with 
Section 1.6.7.1 of the PPS, which requires development to be serviced by appropriate 
infrastructure and transportation facilities. 

4 Prince Edward County Official Plan 

The County’s Official Plan supports rural residential uses and consents where appropriate. With 
respect to the application for this property: 

 The property is designated Rural Residential, which permits detached dwellings. The 
application does not propose new development; it simply establishes a separate 
entrance for each existing dwelling. 

 The Official Plan requires that lots have safe access and adequate frontage. The site 
plan confirms that the lot has sufficient frontage on Loyalist Parkway (approximately 
138.5 m – each parcel has frontage greater than 65.7 m) to accommodate two 
driveways with proper spacing. The distance between the existing entrance and the 
proposed entrance is approximately 45 m. 

 By providing independent access to each dwelling, the proposal improves functionality 
and safety without altering land use intensity. 
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5 Driveway Access and Regulatory Compliance 

The proposed entrance location has been reviewed to ensure compliance with PEC access 
requirements (Comprehensive Zoning By-law No. 1816-2006). 

 The proposed new entrance will provide direct access to the severed parcel. The design 
and construction of the new entrance will be subject to the issuance of an entrance 
permit. The design of the driveway entrance will need to be in compliance with 
applicable design standards (Transportation Association of Canada - TAC), including 
entrance width, appropriate culvert installation (where required), and unobstructed 
sightlines to maintain safety for both motorists and pedestrians.  

6 Trip Generation and Distribution 

The construction of the new entrance will not result in the generation of additional trips. 
Accordingly, there will be no adverse traffic impact on the existing roadway network. Instead, 
the trips currently generated by the two existing units will be redistributed between the two 
available entrances, improving access flexibility. It should be noted that based on the ITE Trip 
Generation Manual, 11th Edition, the total estimated trip generation for a Single-Family 
Detached Housing (Land Use Code 210) is nine (9) trips, including both inbound and outbound 
movements.  

7 Sightline Review 

The entrance sightline review has been conducted with respect to Transportation Association of 
Canada (TAC) design guidelines. The design speed on Loyalist Pkwy is 100 km/h (posted 
speed of 80 km/h + 20 km/h). According to TAC, the required minimum stopping sight distance 
for the proposed entrance is 185 m.  

Based on the Google Earth application, the available sight distance measured from the access 
point of the property to the closest sight obstruction is greater than 185 m in both the east and 
west direction, as shown in Figure 5. Accordingly, the proposed access point to the severed 
parcel is expected to have sufficient sightlines for departing vehicles. 

 

 

Figure 5: Available Sight Distance 
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8 Roadside Safety 

As noted in Section 2.1, a 3-CGR system is installed along the south side of Loyalist Parkway. 
The proposed entrance is located at the eastbound approach of the existing three-cable guide 
rail (3CGR) system (Figure 6). This guide rail system will require a modification to its length to 
accommodate the entrance.   

Based on the available site information, the existing 3CGR appears to have been installed to 
provide protection from the existing steep roadside slope.   As such the area will need to 
continue to be protected with guide rail unless slope flattening can be completed.  

In accordance with the MTO Roadside Design Manual (July 2023), the desirable clear zone for 
a design speed of 100 km/h and an Average Annual Daily Traffic (AADT) volume of less than 
1,5003 vehicles per day is 10.0 metres.  

Given the design speed of 100 km/h, it is recommended that the existing 3-cable guide rail be 
replaced with a steel beam guide rail with appropriate steel beam energy-attenuating terminal 
systems (SBEATs) meeting the requirements of OPSS 732.  OPSD’s for the various SBEAT 
options, all of which meet MASH TL-3, are included in Appendix B.  
 
Furthermore, it is recommended that the steel beam guide rail be extended for a length of 
approximately 75 metres east of the entrance. This modification to the current installation will 
create a safer and more resilient roadside environment for the design speed, traffic and site 
conditions at this location.   
 
Irrespective of the severance or entrance approval process, the guide rail at this location should 
be upgraded to ensure the installation conforms to current provincial and municipal roadside 
safety standards. 
 

 

Figure 6: Location of the Proposed New Entrance (Looking East) 

 
3 See Greer Galloway Consulting Engineers, Commercial Entrance Traffic Brief, Redtail Winery & Resort, October 8, 2021.  
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9 Conclusion 

This report was prepared to assess impacts of a new entrance installation in association with 
the severance application for the property at 15983 Loyalist Parkway, Bloomfield. The proposal 
seeks to legally sever the existing property, which contains two detached residential dwellings, 
into two separate parcels and construct a new, independent driveway access from Loyalist 
Parkway to the severed parcel.  

The assessment concludes that the proposed entrance is consistent with and conform to the 
relevant engineering frameworks: 

 Provincial Policy Statement (2020): The application provides safe and appropriate 
access to a public road for each dwelling. 

 Prince Edward County Official Plan: The proposal aligns with the Rural Residential 
designation, improves the functionality and safety of the existing dwellings by providing 
independent access, and the lot provides sufficient frontage to accommodate two 
driveways in compliance with County standards. 

 Generated Trips and Distribution: The proposed changes are not expected to 
generate additional trips, and given the current traffic volumes, no adverse impacts on 
traffic patterns within the existing road network are anticipated. 

 Sightlines: An entrance sightline review conducted in accordance with Transportation 
Association of Canada guidelines confirms that the available sight distance exceeds the 
required minimum stopping sight distance, ensuring safe vehicle entry and exit from the 
proposed new access point. 

 Guide Rail Modifications   

o It is recommended that the existing three cable guide rail (3-CGR) system be 
replaced in its entirety with a steel-beam guide rail system designed and installed 
in accordance with OPSS 721, OPSD 732 and the applicable OPSDs.  
 

o The new steel-beam guide rail should extend 75 metres eastward from the 
proposed new entrance and will require the installation of steel beam energy 
attenuator terminal systems (SBEATs), per OPSS 732, at both ends of the 
installation.  
 

o No portion of the existing 3-CGR will remain. 
 

o The revised installation will maintain the 10 m clear zone appropriate for a 100 
km/h design speed and will bring the roadway into compliance with applicable 
Transportation Association of Canada (TAC) and MTO design guidelines. These 
modifications will ensure compliance, improved roadside safety, and adequate 
protection for vehicular traffic. 

 
In summary, the proposed entrance to the severed parcel is supported from a traffic safety 
perspective. The proposed access point will regularize the existing condition and provide 
independent access for each dwelling.  The assessment confirms that the proposed entrance 
and associated works conform to applicable TAC and MTO design standards. 
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To accommodate the proposed entrance, a portion of the existing three-cable guide rail will 
require removal.  In conjunction with this work, it is recommended that the entire length of 3 
cable guide rail be removed and replaced with standard steel beam guide rail.  These 
modifications will update the roadside environment to meet current safety and performance 
standards, and this upgrade should be completed regardless of the outcome of the 
severance / entrance approval. 
 
We understand the municipality’s need to ensure that a compliant and safe guide rail solution is 
feasible. To that end, we have provided a conceptual sketch in Appendix C identifying the 
approximate location and extent of the existing and proposed guide rail system. An engineered 
design with stamped drawings will be provided as a condition of consent, or as part of the 
entrance permit process, whichever the municipality deems appropriate. This approach ensures 
that professional engineering resources are engaged at the correct stage once the severance 
has been approved 
 
We trust that the above meets with your purpose. Should you have any questions, please do not 
hesitate to contact the undersigned. 
 

Yours truly, 

 

 

 

 

 

Bashar Dhahir, Ph.D., P.Eng., PMP  Mohammad Ramezani, Ph.D., P.Eng. 

Project Engineer  Senior Engineer 

Ainley Graham and Associates Ltd.   Ainley Graham and Associates Ltd.

Bashar Dhahir
Typewriter
Nov 10, 2025

Bashar Dhahir
Typewriter
Nov 10, 2025
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Site Plan 
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Appendix C 
Guiderail Layout Sketch 
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