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1 Introduction

Loyalist Township is currently undertaking a Secondary Plan for Amherstview West. The
Secondary Plan will provide a policy and implementation framework to guide the extension of
the existing community of Amherstview to the west, to accommodate future growth and
development for the next 25 years to the year 2046. It will consider future needs and priorities
for the new community, including protection of the natural environment, housing types, urban
design, community amenities, and transportation, including active transportation.

The Secondary Plan has been developed in coordination with the Township’s Infrastructure
Master Plan which will address water and wastewater servicing for Amherstview West and was
recently completed and approved on June 11, 2024. The Secondary Plan and Master Plan are
following an integrated Planning Act and Municipal Class Environmental Assessment (MCEA)
process in accordance with Section A.2.9 of the Municipal Engineers Association’s (MEA)
Municipal Class Environmental Assessment (October 2000, as amended in 2007, 2011, 2015 &
2023), Master Plan Approach #2.

Three (3) concept options were prepared for Amherstview West to illustrate proposed land uses,
transportation, and servicing options for the Secondary Plan study area within the 25-year
planning horizon. These concepts were developed in coordination with Loyalist Township staff
and from input received from a Technical Advisory Committee, Coordinating Committee, and
the community. An evaluation of the three (3) land use concept options was undertaken to
determine a Preferred Option, taking into consideration comments received from the above-
noted stakeholders. The Preferred Option will be brought forward in the Secondary Plan as the
final Land Use Plan for the Amherstview West community, and will provide land use and policy
direction for the 25-year planning horizon.
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To document the MCEA Master Plan process followed as part of the Secondary Plan
development, a Master Plan Environmental Study Report (ESR) will be prepared to provide a
record of the decision-making process. The ESR will include a description of the problem /
opportunities identified; the development and evaluation of the preferred solutions within the 25-
year planning horizon; the development and evaluation of the preferred designs; a description of
environmental conditions and impacts, including mitigation measures; a summary of the
consultation process followed; and commitments to future work in the next stage of design.

In early 2022, the Township and Secondary Plan project team held a series of meetings with the
Technical Advisory Committee, Coordinating Committee, development community, major
landowners in the Secondary Plan Area, and the community to present an update on the
Secondary Plan project and the three (3) draft land use concepts. Following these meetings,
landowners and members of the development community raised concerns with respect to the
development constraints applied to the draft land use concepts and expressed a desire for
additional information and direction for lands proposed to be designated as Future Development
Area as part of the Secondary Plan. These lands include areas where development may occur
beyond the 25-year planning horizon of the Secondary Plan and are located outside of the lands
proposed to be developed within the 25-year horizon.

In order to determine the future uses of the Future Development Area, Loyalist Township
requested that WSP to undertake the development of high-level conceptual options for the
Future Development Area. The development of the high-level conceptual options for the Future
Development Area has been undertaken as a separate assignment as part of an approved
scope change in July 2022. Further, as requested by Loyalist Township staff, additional traffic
impact analysis of the preferred Future Development Area Option was requested as part of an
approved scope change in March 2024, which is discussed in Section 5 of this Memo.

1.1 Purpose of this Evaluation Memo

The purpose of this Evaluation Memo (Memo) is to present three (3) high-level conceptual
options for the Future Development Area (i.e., lands where development is anticipated to take
place beyond the 25-year planning horizon) in Amherstview West, that were developed at an-
person Community Workshop held on September 30, 2023 (further discussed in Section 2.1 —
Future Development Area of this Memo), as well as from input from Loyalist Township staff and
the Technical Advisory Committee and Coordinating Committee for the project.

The final Future Development Area Plan will be included as an Annex to the Secondary Plan and
will not form policy, rather it will be intended to be included as information for municipal staff and
landowners in the development of Amherstview West beyond 2046.

It is noted that the Future Development Area options will not be assessed under the MCEA
process, as development in this area is anticipated to take place beyond the 25-year horizon for
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the Secondary Plan. A future Official Plan Amendment with accompanying studies, as will be
described in the Secondary Plan would still be required to permit future development of these
lands, as well as an MCEA process to obtain approval under the Environmental Assessment Act
for the road and servicing requirements.

The following sections provide an overview of the Future Development Area options developed
and evaluation process followed in order to determine a preferred option for the Future
Development Area in Amherstview West.

2 Future Development Area

As noted, three (3) conceptual options were prepared for the Future Development Area based
on community input from September 30, 2023 Community Workshop, as well as input from
Township staff, the Technical Advisory Committee, and Coordinating Committee.

2.1 \Visioning for the Future Development Area

A Community Workshop was held in-person at the Amherstview Community Hall at 177 Upper
Park Road in Amherstview from 10 am to 2 pm on September 30, 2023. The purpose of the
Workshop was to obtain input and ideas from members of the community on a vision for a Main
Street in Amherstview West, as well as for the development of the Future Development Area
options.

Using activity workbooks, workshop participants were placed into small groups and prepared
concept plans (Figure 2-1) for the lands proposed to be designated as Future Development
Area using a set of parameters provided by the project team (e.g., park requirements, siting of a
new elementary school as requested by one of the local school boards).

Workshop participants then had the opportunity to present their concept plans to the group at
the conclusion of the activity. The themes from the concept plans prepared by members of the
community are summarized in Table 2-1.

An “As We Heard It” Report summarizing the workshop inputs and outcomes is included in
Appendix A to this Memo.
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Figure 2-1: Future Development Area Concept Plans prepared by Workshop Participants

wn e gmscs Pnciol T e
Crprage A0, FA0 rcasrer s (i) G650

DRAFT BASE AP
B community Wornshos - Sept. 32, 2023

rea (within
25~‘y‘cav horizon)
)

Table 2-1: Summary of Feedback Received through the Future Development Area Visioning Activity
Theme Community Comments

Land Use e Support for a new elementary school to be located central to the
Secondary Plan Area and adjacent to parks and open space to

permit shared programming and parking areas, with access to a
main road.

e General support for lower density residential uses to be sited further
west to allow for a transition from the Main Street to existing
residential properties on Parrott’s Bay Lane, Bayview Drive,
Brookland Park Drive, Bath Road / Highway 33.

e Suggestion for lower density residential uses to be located at the
south side of the Secondary Plan Area (i.e., larger residential lots)
and higher density uses to be located in the north to maintain views
of Lake Ontario.

e Consideration for seniors’ housing in Secondary Plan Area.

¢ Recognition of importance of Parrott’s Bay Conservation Area to the
community and area.

e Interest in having part of Loyalist Acres Farm maintained and
celebrated beyond the 25-year planning horizon.
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Theme Community Comments

Traffic and Circulation e Suggestion for there to be an additional access located from County
Road 6 and Bath Road (Highway 33) to accommodate population
and development growth, as well as future school traffic circulation
beyond the 25-year planning horizon.

The input received helped inform preparation of the three (3) conceptual options for the Future
Development Area.

2.2 Options for the Future Development Area

The following sections provide an overview of each of the three (3) conceptual options prepared
for the Future Development Area, based on input received at the Community Design Workshop
on September 30, 2023, and high-level land use assumptions provided to workshop participants
at that time. Option 1, Option 2, and Option 3 are illustrated in Figure 2-2, Figure 2-3, and
Figure 2-4, respectively. An evaluation of the options is included in Section 3 of this Memo. At a
high level, all three (3) concepts illustrate land uses for the Future Development Area in
Amherstview West beyond 25 years. The concepts also include a proposed Future Collector
Road network, showing connections and access points to roads around the Secondary Plan
Area.

It is stressed that future land needs and growth projections beyond 25 years for the
Amherstview West Secondary Plan Area, including the Future Development Area, are unknown
at this time. While proposed land uses have been included as high-level conceptual options
based on input received from the community at the workshop, and from assumptions identified
at the time of writing of this Memo, the Township may adjust these land uses in the future based
on requirements as they emerge over the long-term. The final Future Development Area Plan
will not be included as policy in the Amherstview West Secondary Plan. Rather, it is the intent of
the final Future Development Area Plan to provide high-level direction to municipal staff and
Secondary Plan Area landowners beyond the 25-year horizon, while also maintaining a degree
of flexibility regarding land use and the needs in the long-term.
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2.2.1 Option 1
Future Development Area Option 1 (Figure 2-2) is summarized as follows:

1 As requested by Loyalist Township staff, Option 1 shows the potential future closure of
Bayview Drive as a vehicular access from Bath Road (Highway 33), as staff have noted
existing sightline concerns at this intersection. It is our understanding that this closure would
be contemplated in the long-term beyond the 25-year Secondary Plan horizon and this
option requires additional technical study by Loyalist Township and consultation with the
Ministry of Transportation (MTO) and the public.

2 Future Collector Road connection across the Lost Creek watercourse to connect to Taylor-
Kidd Boulevard (County Road 23), opposite Loyalist East Business Park. This would require
a new access from Taylor-Kidd Boulevard (County Road 23).

3 Ambherst Drive would be extended further west in the Secondary Plan Area to connect to
Harrow Court. Parrott’s Bay Lane is shown as extended to connect to Taylor-Kidd Boulevard
(County Road 23).

4 New access to Bath Road (Highway 33) in the south as an alternate entrance to the
Secondary Plan due to the potential closure of the Bath Road (Highway 33) / Bayview Drive
intersection.

5 A continuation of the urban main street (i.e., Amherst Drive extension) is shown moving
westward, with Mixed Use Commercial, Medium Density Residential, and High Density
Residential areas following this extension. Low to Medium Density Residential areas are
predominantly located in the western portion of the Secondary Plan Area around the existing
residential areas on Parrott’s Bay Lane / Bayview Drive. A new elementary school, as
requested by one of the local school boards (Algonquin and Lakeshore Catholic District
(ALCDSB)), is sited in close proximity to the Amherst Drive extension.

It is noted that items #1 and #3 (i.e., new entrances from Taylor-Kidd Boulevard opposite
Loyalist East Business Park and from Bath Road (Highway 33) opposite Edgewood Road have
been previously discussed with Township staff, and representatives from the Ministry of
Transportation and County of Lennox and Addington, who participate in the Technical Advisory
Committee.

2.2.2 Option 2
Future Development Area Option 2 (Figure 2-3) is summarized as follows:

1 Parrott’s Bay Lane extended to Taylor-Kidd Boulevard (County Road 23).

2 Additional entrance into Secondary Plan Area from the intersection of County Road 6 and
Taylor-Kidd Boulevard (County Road 23) as suggested by members of the community at the
Community Design Workshop. It is noted that the County of Lennox and Addington has
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plans to convert this intersection (currently a 4-way stop) to a roundabout in the short-term.
This Collector Road would route north-south through the Secondary Plan Area, and add an
additional entrance from Bath Road (Highway 33). The Kildare Avenue extension would
connect this Collector Road at the northeast corner of the proposed municipal stormwater
management facility, north of Bath Road (Highway 33).

3 Medium to High Density Residential areas are proposed to be located around the Future
Collector network central to the Secondary Plan Area. Mixed Use Commercial lands are
proposed to be sited at the terminus of the Amherst Drive extension and abutting the future
ALCDSB elementary school. Per suggestion from the community at the Design Workshop,
High Density Residential and Mixed Use Commercial is shown in the south by Bath Road
(Highway 33) as there was interest to include options for seniors’ apartments, or housing in
close proximity to Lake Ontario and commercial services. Low Density Residential areas are
shown in the western portion of the Secondary Plan Area as a continuation of the existing
residential uses along Bayview Drive / Parrott’s Bay Lane.

2.2.3 Option 3
Future Development Area Option 3 (Figure 2-4) is summarized as follows:

1 Parrott’s Bay Lane extended north to service future potential development in the northwest
corner of Amherstview West.

2 Future Collector Road connection across Lost Creek watercourse to connect to Taylor-Kidd
Boulevard (County Road 23), opposite Loyalist East Business Park. A new access would be
required from Taylor-Kidd Boulevard (County Road 23).

3 The Collector loop at the centre of the Secondary Plan Area would continue south and
connect to an additional Collector route, which commences at the main north-south
Collector Road planned within the 25-year horizon. This road would extend to Bath Road
(Highway 33), opposite Edgewood Road.

4 Mixed Use Commercial lands are proposed to be sited at the terminus of the Amherst Drive
extension and abutting the future ALCDSB elementary school. A larger Parks and Open
Space Block is proposed adjacent to the school site. High and Medium Density Residential
are proposed in the northwest corner of Amherstview West by the Parrott’s Bay Drive
extension. Potential for a local road connection to the Future Collector Road proposed to
connect to Taylor-Kidd Boulevard (County Road 23). A mix of Low and Medium Density
Residential are shown in the west.

It is noted that items #2 and #3 (i.e., new entrances from Taylor-Kidd Boulevard opposite
Loyalist East Business Park and from Bath Road (Highway 33) opposite Edgewood Road) have
been previously discussed with Township staff, and representatives from the Ministry of
Transportation and County of Lennox and Addington, who participate in the Technical Advisory
Committee.
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3 Evaluation

A high-level evaluation (Table 3-1) was undertaken by WSP of the three (3) Future Development
Area options using a qualitative assessment to identify the advantages and disadvantages of
each option. As previously noted, these options were evaluated independently of the MCEA
process being undertaken for the current Secondary Plan and Master Plan process, as
development is not anticipated to take place in the Future Development Area within the 25-year
horizon for the Secondary Plan. As such, the evaluation of the Future Development Area options
were not undertaken following an MCEA process. A future Official Plan Amendment with
accompanying studies, as described in the Secondary Plan would still be required to permit
future development of these lands, as well as an MCEA process to obtain approval under the
Environmental Assessment Act for the road and servicing requirements.

Amherstview West Secondary Plan and Municipal Class Environmental Assessment (MCEA) | Future Development Area Evaluation Memo
July 16, 2024
Page 11



¢¢

Amherstview West Secondary Plan

Table 3-1: Evaluation of Future Development Area Options

Discipline

Land Use

Option 1

Advantages

No development
proposed in the
Environmental Protection
designation. Technical
studies (i.e., EIS,
Geotechnical Report)
would be required for
development in the
Environmentally
Sensitive Areas and
Hazard Lands overlay.

Additional lands provided
for Mixed Use
Commercial, which
would strengthen the
vision for the Amherst
Drive extension as an
urban ‘main street’.

Continuation of Amherst
Drive extension provides
additional opportunity for
Medium to High Density
Residential uses along
Collector Roads.

Disadvantages

Smaller park areas
provided in the Future
Development Area, rather
than one larger
community park which is
not preferable as per the
Township’s Parks and
Recreation Master Plan.

The addition of Mixed Use
Commercial areas in a
westerly direction may not
be perceived as
compatible with existing
residential areas.

Option 2

Advantages

No development proposed
in the Environmental
Protection designation.
Technical studies (i.e., EIS,
Geotechnical Report) would
be required for development
in the Environmentally
Sensitive Areas and Hazard
Lands overlay.

Medium to High Density
Residential lands sited away
from existing residential
areas. Generally, Low
Density Residential is
continued westward, which
is supportive of the
Township Official Plan,
Policy 5.7.1.3(a) which
addresses compatibility
between different housing
types and densities.
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Disadvantages

Larger Parks and Open Space

area proposed in the south

adjacent to SWM facilities. May

provide sightline opportunities
to Lake Ontario, but not as
centrally located.

Option 3

Advantages

No development proposed
in the Environmental
Protection designation.
Technical studies (i.e.,
EIS, Geotechnical Report)
would be required for
development in the
Environmentally Sensitive
Areas and Hazard Lands
overlay.

Larger areas for Parks and
Open Space to serve
community at full build-out
of Amherstview West.
Central Parks and Open
Space Block proposed
centrally and adjacent to
future school.

Opportunity identified for
a mix of Low, Medium,
and High Density
Residential north of
Parrott’s Bay Lane, in
close proximity to the
existing Loyalist East
Business Park. Generally,
higher density residential

Disadvantages

Option 3 shows the least
amount of added Mixed Use
Commercial lands.
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Discipline

Ecology

Transportation

Amherstview West Secondary Plan

Option 1

Advantages

Disadvantages

Most Preferred

e  Majority of southern road e
network is located in
‘Minimal Constraint’
natural heritage areas.

e  Environmental Protection
designation to be
maintained for lands
owned by CRCA.

Preferred

Multiple southern access e
points to distribute traffic
throughout Amherstview
West.

Minor road network
through ‘High Constraint’
natural heritage areas.

Additional watercourse
crossing required across
Lost Creek to Taylor-Kidd
Boulevard (County Road
23).

Minor road network
through ‘Moderate-High
Constraint’ natural
heritage areas.

Ambherst Drive extension
may allow cut-through
traffic to Bayview Drive.

Option 2

Advantages

Disadvantages

Least Preferred

Majority of southern road
network is within ‘Minimal
Constraint’ natural heritage
areas.

Proposed road network
avoids any additional
watercourse crossings.

Environmental Protection
designation to be maintained
for lands owned by CRCA.

Moderate road network
through ‘Moderate’ and
‘Moderate-High Constraint’
natural heritage areas.

Most Preferred

No internal connection to
Bayview Drive, which will
reduce potential for cut-
through traffic.
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Northeast Collector link will
add a fifth leg to the future
CR6 / Taylor-Kidd (County
Road 23) roundabout —

Option 3

Advantages

lands are sited away from
existing residential
properties, which is
supportive of the
Township Official Plan,
Policy 5.7.1.3(a) which
addresses compatibility
between different housing
types and densities.

Disadvantages

Preferred

Majority of southern road .
network is in ‘Minimal
Constraint’ natural

heritage areas.

Environmental Protection
designation to be
maintained for lands
owned by CRCA.

Minor road network through
‘High Constraint’ natural
heritage areas.

Additional watercourse
crossing required Lost
Creek to Taylor-Kidd
Boulevard (County Road
23).

Minor road network through
‘Moderate Constraint’
natural heritage areas.

Least Preferred

New Bath Road access is .
proposed more than 800

m away from CR6

intersection and is spaced

Existing sightline issues at
Bayview Drive intersection
with Bath Road — may need
to be reviewed if this is the
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Discipline

Municipal
Engineering

Amherstview West Secondary Plan

Option 1

Advantages

e Proposed multi-use paths e
(MUP) follow roads or
intersect perpendicular,
which may be easier to
manage by Township
Parks and Recreation /
Facilities.

e New Bath Road access is
proposed more than 800
m away from CR6
intersection and is
sufficiently spaced to
allow a signal if required.

Preferred

Future Collector Roads .
align with future

proposed water/sanitary
infrastructure routing.

Disadvantages

Alignment of south
Collector Road may
encourage cut-through
traffic between Bath Road
and CR6. Curve in Kildare
Avenue extension may be
difficult to tie this road
alignment into
implementation.

Medium Density and
Highway Commercial land
use identified south of
Bayview Drive and
connecting to Harrow
Court are in a location

Option 2

Advantages

Close spacing of north-south
Collector Road to CR6 will
reduce potential of cut-
through traffic.

Disadvantages

potential to require significant
additional property and full
redesign to accommodate a 5-
leg roundabout.

Northwest Collector will add
more traffic to Parrott’s Bay
Lane and Bayview drive which
may be undesirable for current
residents. Creates potential for
cut-through traffic from Taylor-
Kidd Boulevard to Bath Road
(Highway 33).

Northwest Collector Road
intersects Taylor-Kidd
Boulevard (County Road 23)
near a curve, which is not ideal
for sightlines.

Southern connection to Bath
Road is likely too close to the
intersection with CR6 for MTO
to permit a signal if required.

Least Preferred

Future Collector Roads align
with future proposed
water/sanitary infrastructure
routing.
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Collector Road to Bayview
Drive is not shown on this
option, however a right-of-way
may be established for any

Option 3

Advantages

well to accommodate a
signal if required and does
not provide a direct
connection to CR6 that
would promote cut-
through traffic.

No connection of Parrott’s
Bay Lane to Taylor-Kidd
Boulevard (County Road
23), which would limit
additional traffic and
potential cut-through on
Bayview Drive.

North access aligns with
road opposite to permit a
4-leg intersection.

New Collector alignment
results in perpendicular
connections with MUPs.

Disadvantages

sole access for additional
development traffic.

High Density Residential in
this location may not be
desirable depending on
access requirements from
Taylor-Kidd Boulevard. This
option would potentially see
increased traffic on Bayview
Drive.

Most Preferred

Future Collector Roads .
align with future proposed
water/sanitary

infrastructure routing.

Collector Road to Bayview
Drive connection is not
shown on this option,
however a right-of-way may
be established for any future
planned looping of
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Discipline

Option 1 Option 2 Option 3

Advantages

e Routing generally follows
current topography and
allow for gravity sewers
for storm/sanitary, plus
ditches for storm.

e Projected High Density
Residential and higher
density land uses are
concentrated around to-
be-established servicing
infrastructure under the
25-year planning horizon
with an opportunity to
reduce the overall
amount of pipe
infrastructure.

Disadvantages

where the topography
begins to slope towards
Lost Creek/Parrots Bay
and consideration for
larger and deeper gravity
may need to be
considered for servicing.

Most Preferred

Advantages
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Disadvantages

future planned looping of
watermain projects (i.e. MUP).

e  Collector road routing
potentially splits drainage
topography and would require
further subcatchment
delineation for servicing and
establishment of new
stormwater facilities.

e  Projected higher-density land
uses are concentrated away
from to-be-established
servicing infrastructure under
the 25-year planning horizon
and new infrastructure will be
required to service
development.

Least Preferred

Advantages

Routing generally follows
current topography and
allow for gravity sewers
for storm/sanitary, plus
ditches for storm.

Projected medium-density
land uses are
concentrated around to-
be-established servicing
infrastructure under the
25-year planning horizon
with an opportunity to
reduce the overall amount
of pipe infrastructure.

Disadvantages

watermain projects (i.e.
MUP).

There are no existing
sanitary or water
connections for Parrots Bay
Lane and Taylor-Kidd
Boulevard (County Road 23)
Collector connection.

Projected higher-density
land uses are concentrated
away from to-be-established
servicing infrastructure
under the 25-year planning
horizon and new
infrastructure will be
required to service
development.

Preferred
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4  Final Future Development Area Plan

Over the course of the Secondary Plan project, the Land Use Plan for Amherstview West has
been developed and has been subject to a number of changes and updates as a result of input
from the Technical Advisory Committee and Coordinating Committee, and from the community.
As such, the Land Use Plan has been updated to respond to input received since the
Community Design Workshop held in September 2023. Some of the changes to the Land Use
Plan that have been incorporated over the course of late 2023 into 2024 include:

e Shift of Highway Commercial-designated lands to be moved south of the Walden Pond Drive
extension and Highway Commercial land area increased;

¢ Shift of the Institutional block to be relocated northwest of County Road 6 and the Walden
Pond Drive extension; and

o With respect to the lands at 4661 Bath Road that are currently listed on the Township’s
Municipal Heritage Register, in January 2024, the Municipal Heritage Committee did not
recommend designation of this property and as such, the Properties of Potential Cultural
Heritage Interest Overlay previously shown on the Land Use Plan was removed. This change
resulted in preparation of a new land use option for 4661 Bath Road as it can now be
considered within the 25-year horizon of the Secondary and designated for various land
uses. The current Land Use Plan proposes to designate these lands as Low, Medium, and
High Density Residential, as well as Mixed Use Commercial.

4661 Bath Road will be removed from the Municipal Heritage Register in 2027 in accordance
with recent amendments to the Ontario Heritage Act unless it is designated before this time.

Based on discussions held with Loyalist Township staff, input received at the Community Design
Workshop, the Technical Advisory Committee and Coordinating Committee, and external
agencies, the Final Future Development Area Plan for the Future Development Area was
prepared. The Final Future Development Area Plan is shown in Figure 4-1.

The Final Future Development Area Plan is described as follows:

1 As requested by Loyalist Township staff, Option 1 shows the potential future closure of
Bayview Drive as a vehicular access from Bath Road (Highway 33), as Township staff have
noted existing sightline concerns at this intersection. It is our understanding that this closure
would be contemplated beyond the 25-year Secondary Plan horizon and this option requires
additional technical study by Loyalist Township and consultation with the Ministry of
Transportation (MTO) and the public.

2 Potential Future Collector Road connection across the Lost Creek watercourse to connect to
Taylor-Kidd Boulevard (County Road 23), opposite Loyalist East Business Park. This would
require a new access from Taylor-Kidd Boulevard (County Road 23).
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3 Ambherst Drive would be extended further west in the Secondary Plan Area as a Potential
Future Collector Road to connect to Harrow Court. Parrott’s Bay Lane is shown as extended
to connect to Taylor-Kidd Boulevard (County Road 23).

4 New access to Bath Road (Highway 33) in the south as an alternate entrance to the
Secondary Plan due to the potential closure of the Bath Road (Highway 33) / Bayview Drive
intersection. It is anticipated that this Potential Future Collector Road connection would be a
Major Collector Road upon build-out and as such, it is proposed that Mixed Use Commercial
and Medium Density Residential-designated lands abut this future corridor.

5 A continuation of the urban main street (i.e., Amherst Drive extension — Proposed Major
Collector road) is shown moving westward, with Mixed Use Commercial, Medium Density
Residential, and High Density Residential areas following this extension and remain
predominantly focused central to the Future Development Area.

6 Low to Medium Density Residential areas are predominantly located in the western portion
of the Secondary Plan Area around the existing residential areas on Parrott’s Bay Lane /
Bayview Drive. A new elementary school, as requested by one of the local school boards
(Algonquin and Lakeshore Catholic District (ALCDSB)), is sited along the Amherst Drive
extension.

7 A Highway Commercial block is proposed at the northeast corner of the Secondary Plan
Area, west of County Road 6. This land use would be a continuation of the Highway
Commercial block continuing south along County Road 6, south of the Walden Pond Drive
extension.

8 Allocation of lands for two (2) future municipal pumping stations to service lands in the
Future Development Area. The pumping stations are proposed to be located northeast of the
current terminus of Parrott’s Bay Lane and on Bath Road (Highway 33), east of the Potential
Future Collector Road south connection.

9 Allocation of lands for future municipal stormwater management ponds to service the Future
Development Area. The proposed locations include: north of Bayview Drive; adjacent east of
the proposed pumping station north of Parrott’s Bay Lane; northeast of Harrow Court; and
an expansion of the municipal stormwater management pond to be located on the southern
portion of 4661 Bath Road.

10 Allocation of parks and open spaces throughout the Future Development Area. Such
proposed Parks and Open Spaces total 5% of the Future Development Area lands, in
keeping with the 5% requirement from the Township Parks and Recreation Master Plan.

It is noted that items #1 and #3 (i.e., new entrances from Taylor-Kidd Boulevard opposite
Loyalist East Business Park and from Bath Road (Highway 33) opposite Edgewood Road have
been previously discussed with Township staff, and representatives from the Ministry of
Transportation and County of Lennox and Addington, who participate in the Technical Advisory
Committee.
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Figure 4-1: Preferred Option - Future Development Area
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The Final Future Development Area Plan has been determined as the final preferred land use
configuration for the Future Development for the following reasons:

e Proposed road network provides logical connections to existing T-intersections,
including at Loyalist East Business Park and Bath Road (Highway 33), as well as
reducing opportunities for ‘cut-through’ traffic throughout the new community.

e Should the potential future closure of the Bath Road (Highway 33) / Bayview Drive
intersection be further explored by Loyalist Township and the Ministry of Transportation,
preliminary traffic analysis suggests that the other intersections around the perimeter of
the Secondary Plan Area would continue to operate at an acceptable level of service
(LOS). Note: Preliminary traffic analysis was completed to reference the maximum
residential densities in the Township Official Plan that was in-effect at the time of writing
of this Memo.

e The proposed road network would generally align with topography and future proposed
water/sanitary infrastructure routing, with opportunity for access to municipal stormwater
management facilities.

e Opportunities for a mix of residential uses, from Low to High Density Residential, while
balancing the desire to maintain existing residential areas in Amherstview West and
future needs for additional Mixed Use Commercial areas and community needs for a
future elementary school and Parks and Open Space.

As such, it is our recommendation that this option be considered by Loyalist Township
staff as the Final Future Development Area Plan for future high-level planning purposes in
Ambherstview West beyond the 25-year horizon of the Secondary Plan.

5 Preliminary Traffic Assessment — Future Development Area
Plan

Through this Future Development Area planning exercise, Loyalist Township staff requested that
preliminary desktop traffic assessment be undertaken of the Future Development Area Plan (i.e.,
Option 1 — preferred option). The purpose of this additional technical analysis was to review and
confirm that the proposed Potential Future Collector Road network shown in the Future
Development Area Plan could accommodate the anticipated trips generated for the proposed
land use areas.

The assumptions for this desktop traffic analysis are as follows:

e Trips generated in the Future Development Area were based on the ITE Trip Generation
Manual 11" Edition (September 2021) using:

o Total dwelling units projected for proposed residential and mixed use, which
were calculated using:
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= For Low, Medium, and High Density Residential — the maximum residential
net densities set out in the Loyalist Township Official Plan (2022); and

» For Mixed Use Commercial — a maximum of 60 units per net hectare,
which was the assumption referenced at the Community Design
Workshop.

o Anticipated student population of 600 for the proposed ALCDSB elementary
school. As ALCDSB has not provided a student population projection for the
proposed school in Amherstview West through the Secondary Plan project to
date, the population projection provided by the Limestone District School Board
(LDSB) for the Secondary Plan was referenced as a comparable example.

e For the proposed land use designations in the Future Development Area, the following
land uses from the ITE Trip General Manual 11" Edition (September 2021):

o Residential:
= Low Density — Single-Detached Family Housing;
= Medium Density — Low Rise Multi-Unit Housing; and

= High Density — Mid Rise Multi-Unit Housing.

5.1 Trip Generation and LOS Results

The trip generation details for the Future Development Area were prepared for the AM Peak
Hour and PM Peak Hour on weekdays. The trip assignment and distribution, as well as land use
areas and projected dwelling unit counts for the Future Development Area Plan are illustrated in
Figure 5-1.

For the Weekday AM Peak Hour, a total of 991 trips are anticipated with 277 inbound trips and
714 outbound trips, as shown in Figure 5-1.

For the Weekday PM Peak Hour, a total of 1,076 trips are anticipated with 675 inbound trips and
401 outbound trips, as shown in Table 5-2.
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Figure 5-1: Transportation and Density Analysis — Future Development Area Plan
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Table 5-1: Weekday AM Peak Hour — Future Development Area

Land Use ITE Code Size |Unit Avg. Rate % in % out Total Trips  Trips In Trips Out
1 Low Density 210 67 Units 0.75 26% 74% 50 13 37
2 Low Density 210 135  |Units 0.75 26% 74% 101 26 75
4 Low Density 210 25 Units 0.75 26% 74% 19 5 14
5 Low Density 210 24 Units 0.75 26% 74% 18 5 13
11  Low Density 210 46 Units 0.75 26% 74% 35 9 26
12 |Low Density 210 33 Units 0.75 26% 74% 25 7 19
15 Low Density 210 18 Units 0.75 26% 74% 14 4 10
16 Low Density 210 66 Units 0.75 26% 74% 50 13 37
18 |Low Density 210 51 Units 0.75 26% 74% 38 10 28
22  |Low Density 210 29 Units 0.75 26% 74% 22 6 16
3 Medium Density 220 247 Units 0.47 24% 76% 116 28 88
7 Medium Density 220 79 Units 0.47 24% 76% 37 9 28
9 Medium Density 220 100 Units 0.47 24% 76% 47 11 36
17  Medium Density 220 328 Units 0.47 24% 76% 154 37 117
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19 Medium Density 220 94  Units 0.47 24%  76% 44 11 33

20  Medium Density 220 92 Units 0.47 24%  76% 43 10 33

13 High density 221 93 Units 0.35 26%  74% 32 8 24
Mi ;

10 c:::'n::al 231 105  |Units 0.24 39%  61% 25 10 15

g  MixedUse- 231 21 Units 024 39%  61% 5 2 3
Commercial

14 g;’:i:zal 231 93 Units 0.24 39%  61% 22 9 13

6  School ) 600  Students - 50%  50% 200 100 100
Internal Capture - 10% 50% 50% -110 -55 -55

Total New Trips 987 276 711
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Table 5-2: Weekday PM Peak Hour - Future Development Area

Land Use ITE Code |Size Unit Avg. Rate %in % out Total Trips [Trips In Trips Out

1 Low Density 210 67 Units 0.99 64% 36% 66 42 24
2 Low Density 210 135 Units 0.99 64% 36% 134 86 48
4 |Low Density 210 25 Units 0.99 64% 36% 25 16 9

5 |Low Density 210 24 Units 0.99 64% 36% 24 15 9

11 Low Density 210 46 Units 0.99 64% 36% 46 29 17
12 Low Density 210 33 Units 0.99 64% 36% 33 21 12
15 Low Density 210 18 Units 0.99 64% 36% 18 12 6

16 |Low Density 210 66 Units 0.99 64% 36% 66 42 24
18 Low Density 210 51 Units 0.99 64% 36% 51 33 18
22 |Low Density 210 29 Units 0.99 64% 36% 29 19 10
3 |Medium Density 220 247 Units 0.57 62% 38% 141 87 54
7 Medium Density 220 79 Units 0.57 62% 38% 45 28 17
9 |Medium Density 220 100 Units 0.57 62% 38% 57 35 22
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17 |Medium Density 220 328 Units 0.57 62% 38% 186.96 116 71
19 Medium Density 220 94 Units 0.57 62% 38% 54 33 21
20 Medium Density 220 92 Units 0.57 62% 38% 52 32 20
13 High density 221 93 Units 0.39 60% 40% 36 22 14
Mixed Use -
10 C;ermei?al 231 105 Units 0.26 49% 51% 27 13 14
Mi ; :
g MixedUse 231 21 Units 0.26 49% 51% 5 2 3
Commercial
Mi }
14 C;an?n:rsc?al 231 93 Units 0.26 49% 51% 24 12 12
6 School - 600 Students 50% 50% 70 35 35
Internal Capture - 10% 50% 50% -119 -59 -59
Total New Trips 1071 672 399
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Through the desktop traffic assessment, the high growth scenario for 2046 was considered to
determine the intersection Level of Service (LOS) results:

e Ambherst Drive - AM & PM: LOS C

¢ Kildare Drive — AM: LOS B; PM: LOS A

e Walden Pond Drive — AM: LOS B; PM: LOS B

¢ William Henderson Drive — AM: LOS B; PM: LOS A

As such, per the preliminary traffic assessment for the Future Development Are Plan, the above-
noted intersections in the Amherstview West Secondary Plan Area will continue to operate at an
acceptable LOS (i.e., LOS D or better).

6 Conclusion

This Future Development Area Evaluation Memo has been prepared to provide an evaluation of
the three (3) Future Development Area options that were developed from input received at the
Community Design Workshop and from Loyalist Township staff. As per the evaluation of options,
it was determined that Option 1 was the preferred and is also the preferred option by Township
staff. Subsequently, the Final Future Development Area Plan was prepared based on Option 1
and from input received from Township staff, Technical Advisory Committee, Coordinating
Committee, and external agencies.

It is our recommendation that the Final Future Development Area Plan be considered by
Loyalist Township staff for future high-level planning purposes in Amherstview West
beyond the 25-year horizon of the Secondary Plan. The Final Future Development Area Plan
is intended to provide guidance to Township staff with ongoing and future discussions with
Secondary Plan landowners, and it should be reiterated that this Plan may be subject to change
depending on local development needs and priorities as they emerge over the course of the
Secondary Plan horizon and beyond.

Yours truly,

Mhdod, P
Nadia De Santi, MCIP, RPP Jill MacDonald, MCIP, RPP
Practice Lead Senior Planner
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