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1 INTRODUCTION 

1.1 Scope and Objective 

T.Y. Lin International Canada Inc. (TYLin) was retained by PEC Community Partners Inc. (PECCPI) 

to prepare a detailed Transportation Impact Assessment in support of an Official Plan 

Amendment for a proposed master planned mixed-use development at 343 County Road 22, 

204 Kingsley Road, and the adjacent unaddressed lands located in Prince Edward County (“the 

County”), southeast Picton. The existing Base31 lands would be redeveloped into what will be 

the “Revitalization District” featuring a destination art, cultural, and commercial hub. The 70-acre 

site was formerly the British Royal Airforce No. 31 Bombing and Gunnery School, and most 

recently known as the Loch Sloy Business Park. The 750-acre masterplan (Base31 Area Concept 

Plan) will contain an interconnected open space network, and a range of residential, commercial, 

and cultural opportunities. The proposed development is anticipated to be phased over 

approximately a 20-25 year horizon. 

This transportation assessment consists of the following: 

► The future traffic operations for the weekday AM/PM and Saturday peak hours, and 

on/off-peak season scenarios, while considering the background traffic growth and 

relevant background developments, and assessing the impact of the proposed 

development. 

► A summary of the expected traffic and transportation impacts on the operation for both 

the future background and future total traffic conditions in 2031 and 2041 horizon years. 

The horizon years represent the estimated initial first Phase (2031) and ultimate Phase 

(2041 full build-out) of development for transportation analysis purposes, but does not 

strictly adhere to the expected development phasing of Base31. 

► A review of the proposed masterplan road network. 

The purpose of this assessment is to determine the traffic volumes anticipated to be generated 

by the proposed development during the weekday AM/PM and Saturday peak hours, assess the 

impact of this traffic on the existing and future roadway network, recommend improvements to 

accommodate the projected traffic if any are needed, and confirm that the proposed road 

network is consistent with County standards. 

A Terms of Reference was submitted by TYLin to the County for review and comment, A copy 

can be found in Appendix A. 
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2 EXISTING CONDITIONS 

2.1 Road Network 

The following existing roads are included in the transportation study network: 

Picton Main Street (Country Road 49) is a northeast-southwest County Highway under the 

jurisdiction of Prince Edward County. Within the County, Picton Main Street runs from Spencer 

Street in the north to Henry Street in the south. North of Spencer Street it transitions to County 

Road 49 and south of Henry Street it transitions to Ontario Highway 33/Loyalist Parkway. Within 

the study area it operates as a two-lane undivided cross section (one lane in each direction). 

Within the study area it has a posted speed limit of 50 km/h. Paid parking is permitted on both 

sides of the road. Sidewalks are provided on both sides of the street within the study area. 

Bridge Street (County Road 33) is a northeast-southwest County Highway under the jurisdiction 

of Prince Edward Country. Bridge Street runs from Picton Main Street on the west end and 

transitions to Loyalist Parkway/Country Road 33 on its east end after Philip Street. Within the 

study area it operates as a two-lane undivided cross section (one lane in each direction). Within 

the study area it has a posted speed limit of 50 km/h. Street parking is available along both 

sides of Bridge Street and there are paved shoulders. Sidewalks are provided on both sides of 

the street within the study area. 

Union Street (County Road 8) is an east-west Inter-Centre Collector under the jurisdiction of 

Prince Edward County. Union Road runs from Bridge Street from the west and Clarke Road to 

the east where it transitions to Country Road 8. Within the study area it operates as a two-lane 

undivided cross section (one lane in each direction). Within the study area it has a posted speed 

limit of 50 km/h west of Pineridge Drive and 60 km/h east of it. Street parking is permitted west 

of Country Road 22/Church Road and gravel shoulders are provided east of John Street. 

Sidewalks are provided on the north side of the road west of John Street and on the south side, 

west of Maitland Street. 

London Avenue is a northeast-southwest local road under the jurisdiction of Prince Eward 

County. London Road runs from Church Street on the southeast and to Ortona Circle in the 

northeast. Within the study area it operates as a two-way undivided cross section (one lanes in 

each direction). Within the study area it has a posted speed limit of 40 km/h. Sidewalks are 

present on the north side of the road. 

County Road 22/Church Street is a north-south Inter-Centre Collector under the jurisdiction of 

Prince Edward County. Within the County, it runs from Bridge Street in the north to County Road 

10 in the south. Within the study area it operates as a two-lane undivided cross section (one 
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lanes in each direction). Within the study area it has a posted speed limit of 80 km/h south of 

Pitt Street and 50 km/h north of Pitt Street. The shoulders along the road are paved and 

sidewalks are provided north of York Street. 

Kingsley Road is an east-west local road under the jurisdiction of Prince Edward County. 

Kingsley Road starts from Country Road 22/Church Street on the west and ends at Old Milford 

Road on the east side. Within the study area it operates as a two-way undivided cross section 

(one lanes in each direction). Within the study area it has a posted speed limit of 70 km/h with 

unpaved shoulder and no sidewalks. 

Clarke Road is a north-south local road under the jurisdiction of Prince Edward County. Clarke 

Road from Union Street in the north and terminates approximately 5 km south. Within the study 

area it operates as a two-way undivided cross section (one lanes in each direction). Within the 

study area it has a posted speed limit of 70 km/h and the shoulders are not paved. 

County Road 1/Sandy Hook Road is an east-west Inter-Centre Collector under the jurisdiction 

of Prince Edward County. Within the study area Sandy Hook Road runs from Highway 62 in the 

west to County Road 10 in the east. Within the study area it operates as a two-lane undivided 

cross section (one lanes in each direction). Within the study area it has a posted speed limit of 

60 km/h south of Ontario Highway 33/Loyalist Parkway transitioning to 50km/h approaching 

Country Road 10. No sidewalks are present along the road within the study area. 

Ontario Highway 33/Loyalist parkway is a northeast-southwest Provincial Highway under the 

jurisdiction of the Ministry of Transportation Ontario. Highway 33 begins in Trenton, Quinte 

West and moves east through Picton and ends in Kingston. East of Country Road 1/Sandy Hook 

Road it operates as a four-lane undivided cross section (two lanes in each direction) while west 

of Country Road 1/Sandy Hook Road it operates as a two-lane undivided cross section (one lane 

in each direction). Within the study area it has a posted speed limit of 60 km/h with paved 

shoulders. No sidewalks are present along the road within the study area. 

County Road 10/Lake Street is a north-south Inter-Centre Collector under the jurisdiction of 

Prince Edward County. Lake Street runs from Picton Main Street on the north to County Road 13 

in the south. Within the study area it operates as a two-lane undivided cross section (one lanes 

in each direction). Within the study area it has a posted speed limit of 60 km/h with paved 

shoulders. Street parking and sidewalks on the west side is permitted north of Upper Lake 

Street.  

Talbot Street (County Road 4) is a northwest-southeast Inter-Centre Collector under the 

jurisdiction of Prince Edward County. Talbot Street runs from the Millenium Trail in the 

northwest to Picton Main Street on the southeast. Past the Millenium Trail it transitions to 

County Road 4. Within the study area it operates as a two-lane undivided cross section (one 

lanes in each direction). Within the study area it has a posted speed limit of 50 km/h with paved 



Transportation Impact Assessment 

Base31 Area Concept Plan – Prince Edward County 

 

   

 September 2023 Page | 4 

shoulders. Sidewalks are present on north side of the road east of Curtis Street. 

Ridge Road is a northeast-southwest Special Service Collector under the jurisdiction of Prince 

Edward County. Ridge Road runs between County Road 10 on the northeast and runs until 

County Road 12 on the southwest. Within the study area it operates as a two-lane undivided 

cross section (one lanes in each direction). Within the study area it has a posted speed limit of 

70 km/h with paved shoulders and no sidewalks. 

Airport Lane is a north-south local road under the jurisdiction of Prince Edward County. Airport 

Lane starts from the north off County Road 22/Church Street until Mowbray Road in the south. 

Within the study area it operates as a two-lane undivided cross section (one lanes in each 

direction). Within the study area it has a posted speed limit of 40 km/h and the shoulders are 

not paved. There are no sidewalks along the road. 

2.2 Transit Network 

Picton is served by Quinte transit which provides the following services within the area: 

A Fixed Route Service operates between Picton, Bloomfield, and Belleville. The route runs on 

weekdays between 6:30 AM and 6:30 PM with two busses in the morning and two busses in the 

afternoon. The bus stops in several locations within Picton including medical facilities, the 

supermarket, and Macaulay Mountain, before stopping at the Bloomfield post office, finally 

going to the Belleville Transit Terminal. 

An On-Demand Door to Bus Stop Service operates in the communities of Wellington, 

Consecon, Carrying Place, Rednersville, and Rossmore. The service is booked in advance and 

takes users from their front door to the nearest bus stop to take the fixed route service. 

A Specialized Service operates within Prince Edward County for users over 55 years old and 

disabled users. The service is booked in advance and takes the users from their front door 

directly to their destination. 

Figure 2-1 shows the current transit routes in the region. 
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Figure 2-1 Transit Routes 

 

2.3 Active Transportation 

Within the study network there are two major cycling routes identified in the April 2023 Cycling 

Master Plan. Loyalist Parkway, Picton Main Street, and Bridge Street are part of the Great Lakes 

Waterfront Trail and the Millenium Trail runs parallel to Picton Main Street. 

Figure 2-2 shows the existing cycling facilities identified in the cycling masterplan. 
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Figure 2-2 Cycling Routes 

 

Sidewalk facilities along the roadways are outlined in Section 2.1. Table 2-1 summarizes the 

crossing facilities that could be identified within the road network. 
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Table 2-1 Intersection Pedestrian Crossing Facilities 

Intersection 
Tactile 

Plates 

Crossing 

markings 
Curb cuts 

Pedestrian 

Signals 

Picton Main Street & Lake Street/Talbot Street    

Picton Main Street & Bridge Street    

Bridge Street & Union Street    

Bridge Street & Church Street    

Union Street & Church Street    

2.4 Site Visit Observations 

A site visit was conducted on July 15, 2023 to observe the study area during midday Saturday 

and during a major event hosted at Base31. A review of video data observations at the study 

area intersections was also conducted during the weekday peak hours. 

Based on our observations, the study intersections appeared to operate well with the 

intersections of Picton Main Street & Talbot Street & Lake Street as well as Picton Main Street & 

Bridge Street appearing to experience the highest traffic volumes. Picton Main Street itself had 

high volume of cyclist and motorcycle traffic and operated much slower than the posted speed 

limit due to street parking maneuvers and pedestrian crossings. 

During the Base31 event, vehicles primarily entered the site along Country Road 22/Church 

Street at the secondary entrance. Parking for event visitors was facilitated on the apron of the 

Airport to the southeast of the site. Use of a rideshare service called URide was observed to be 

quite common as a means to travel to the Base31 lands. It is expected that redevelopment of 

Revitalization Area and implementation of the proposed road network with additional parking 

facilities will alleviate existing queuing issues onto the County Road. 

2.5 Existing Traffic 

Turning movement count data for the off-peak tourism season was collected on April 13th and 

15th as well as May 4th and 6th. Turning movement count data for peak tourism season was 

collected on July 5th and 8th. Minor balances adjustments were made to mitigate the differences 

caused by collecting the off-peak data on different dates and variance in peak hours. 

The traffic counts undertaken during the peak tourism season resulted in generally greater 

traffic volumes in the overall region which is consistent with the seasonal peak observations 

identified throughout the Picton community. However, a distinct shift in travel patterns between 
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peak and off-peak tourism season was observed, with off-peak traffic being primarily attributed 

for commuter travel, and peak traffic being heavily impacted by tourism. Therefore, as a 

conservative approach, both scenarios have been included for analysis. 

Turning movement count data for both the off-peak and peak season can be found in 

Appendix B. The existing traffic volumes are shown in Figure 2-3 for both the off-peak and in 

Figure 2-4 for the peak periods, respectively. 

  



�
3 �

� �
�
�

� �
� � �

# � � � � 4 � � � � 2 � � � �
� � � � � � � � � � �

� � �
� � �

� �

# � � � # � � �
� � � �

`

� �
�

5 � � � 1 � � �
� � � � �

�
�

�
�

# � � � �
� � � �
�
�

�
�

# � � � � 9 � �
� � � � � � �
�
� �

8 � �
� � �

�

�

7 � � � 6 � �
� � � � �

�

3

Existing Volumes - Off Peak
Weekend Peak Hour Traffic 

Legend

xx A.M. Peak Hour Traffic 
(xx) P.M. Peak Hour Traffic 
{xx}

{1
5
7
}

{1
8
}

{1
}

{4
}

(1
2
6
)

(1
3
)

(1
)

{5} 1

10 (15) {16}

1
4
4

1
8 1 1

{104} (91) 67

55 (71) {72}

1
3
0

4
8

6
3

1

(1
5
8
)

(7
6
)

(8
2
)

(2
)

{1
8
5
}

{9
4
}

{8
6
}

{2
}

{8
}

{2
3
5
}

(8
)

(1
9
8
)

2

1
9
8

{18} (13) 1

{36} (20) 20

1
2

1
7
5

(3
5
)

(2
0
3
)

{3
2
}

{2
4
4
}

{2
}

{2
6
9
}

{6
3
}

{1
4
4
}

{1
3
9
}

(5
)

(1
7
8
)

(3
1
)

(9
7
)

(1
3
1
)

{8} (2) 8 {108} (90) 87 1
4
1{79} (64) 47 3

1
4
0

3
1

8
0

{118} (103) 129 {18} (23) 19

30 (27) {26}

48 (56) {45}

37 (43) {87}

5
9

1
1
8

3
0

2
0

9
8

(1
4
4
)

(1
7
9
)

(6
1
)

(2
2
)

(1
4
8
)

{1
2
4
}

{2
1
6
}

{7
6
}

{3
1
}

{1
6
9
}

{3
9
}

{3
7
8
}

{6
9
}

(3
5
)

(3
2
6
)

(6
6
)

{38} (35) 29

32 (62) {63}

{37} (45) 34 2
1

2
7
0

2
5

{56} (77) 81

31 (39) {27}

149 (136) {144}

8
5

2
6
4

9
0

(1
0
5
)

(3
9
4
)

(1
7
5
)

{6
8
}

{3
7
4
}

{1
5
4
}

{3
}

{1
}

{7
9
}

{4
3
}

(2
)

3{25}

{2}

{19} (11) 7

(2) 1

(7
4
)

(2
8
)

(21) 8 2

4
7

1
2

{4}

{24}

17 (23) {30}

15 (23)

(1) {1}

1

6 (17) {15}

1
0

7
(4

)

5
6

9

(1
3
)

{1
1
}

{4
}

(6
8
)

(1
2
)

{7
0
}

{1
0
}

(2
1
2
)

(2
0
1
)

(5
1
)

(5
9
)

2
1
3

1
5
8

5
3

2
9

(2
2
6
)

(2
0
0
)

(5
6
)

(3
0
)

{1
9
4
}

{2
0
4
}

{6
3
}

{2
4
}

4
0

1
6

1
5
5

1
4
0

181 (178) {207} 18 (21) {20}

206 (162) {145} 59 (33) {35}

321
3
3

1
5
5

{5} (15) 5

{1
6
}

{2
2
0
}

{1
5
9
}

{5
3
}

{4
0
}

(9
)

(2
)

(4
)

{3
}

{1
5
1
}

{1
9
9
}

{5
0
}

{1
8
}

{4
5
}

{3
}

(3
)

(1
5
6
)

(2
1
4
)

(4
9
)

(1
3
)

(3
6
)

{3} (9) 6 {3} (3) 1

{160} (174) 102 7

{5} (7) 6

{175} (156) 117 5
0

3
2

1
5

{50} (49)

1 1
2

(105) {157}

224 (159) {197} 22 (32) {37} 12 (9)

1 {1} 159 (124) {143} 148

5 (8) {13} 6 (2) {5}

{9}

(1
)

(1
)

2 1
5
3

4 1
3

1
8

6 2
{2

}

(1
)

(1
6
2
)

(3
)

(2
)

(2
0
)

(1
)

(1
)

{2
}

{1
4
9
}

{9
}

{8
}

{1
5
}

{3
}

(2
)

(2
1
)

{2
}

{2
6
}

{139} (141) 86 1
4

1
9

{3} 2

14 (17) {19}

107 (142) {147}

C
o

u
n

tr
y

 R
o

a
d

 2
2

/C
h

u
rc

h
S

tr
e

e
t

Kingsley Road

C
la

rk
e

R
o

a
d

P
ic

to
n

M
a

in
 S

tr
e

e
t

Union Street

Bridge Street

B
ri

d
g

e
S

tr
e

e
t

Bridge Street

London Avenue

Ridge Road

C
o

u
n

tr
y

R
o

a
d

 1
0

/ 
La

k
e

 S
tr

e
e

t

Country Road 10/ Lake Street

Country Road 22

Talbot Road

Lo
y

a
li

st
P

a
rk

w
a

y

A
ir

p
o

rt
La

n
e

Country Road 1/ 

Sandy Hook RoadCountry Road 1

C
la

rk
e

R
o

a
d

P
ic

to
n

M
a

in
 S

tr
e

e
t

Figure 2-3



�
3 �

� �
�
�

� �
� � �

# � � � � 4 � � � � 2 � � � �
� � � � � � � � � � � �
� � �
� � �

� �

# � � � # � � �
� � � �

`

�
�

5 � � � 1 � � �
� � � � � �

�
�

�
�

# � � � �
� � � �
�
�

�
�

# � � � � 9 � �
� � � � � � �
�
� �

8 � �
� � �

�

�

7 � � � 6 � �
� � � �

�
�

{xx} Weekend Peak Hour Traffic 

{2
7
2
}

{2
6
}

{2
}

Legend

Existing Volumes - On Peak xx A.M. Peak Hour Traffic 
(xx) P.M. Peak Hour Traffic 

1
0

(1) 3

(2
6
0
)

(3
5
)

(5
)

97

1
9
5

1
9 {1} (1) 1

12 (26) {41}

{137} (151)

1
4
9

8
2

9
0

7

76 (101) {96}

{1
3
2
}

(2
9
5
)

(1
1
9
)

(1
3
0
)

(4
)

(1
3
)

(3
5
2
)

{1
4
}

{3
5
8
}

{3
4
6
}

{1
0
5
}

{32} (53) 27

1
0

2
6
4

{14} (26) 12

{4
5
}

{4
3
8
}

(4
2
)

(3
9
2
)

2
0

2
1
5

(1
1
)

(2
4
4
)

(7
0
)

(1
4
1
)

(2
6
7
)

{1
1
}

{2
6
5
}

{5
7
}

{1
6
6
}

{2
2
1
}

1
1
5

1
7
5

{16} (13) 10 {176} (167) 96

{17} (28) 17

{86} (76) 64 3

1
7
7

2
8

{57}

36 (50) {80}

{148} (118) 147

7
0

1
5
4

2
3

1
8

1
4
244 (48) {56}

47 (59)

{1
2
8
}

{2
8
2
}

{8
7
}

{2
6
}

{3
0
8
}

(1
5
1
)

(2
3
3
)

(5
4
)

(1
9
)

(2
5
6
)

(5
4
)

(3
9
6
)

(7
0
)

{4
7
}

{3
8
5
}

{6
9
}

{85} (68) 38 4
4

2
9
5

2
7

{57} (63) 52

55 (78) {104}

{50} (67) 74

7
0

2
9
9

1
3
0 161 (251) {197}

31 (71) {48}

{4
5
}

{4
5
6
}

{2
3
8
}

(9
3
)

(3
8
3
)

(2
0
7
)

(1
0
9
)

(5
3
)

(5
)

(2
)

(1
)

{9
5
}

{4
4
}

{3
}

{4
}

2 2

{3} (3) 3

{16} (24) 6

6
6

1
9 {35} (34) 13

19 (29) {22}

{4}

21 (23) {22}7
1

8 8 1 2

14 (14) {16}

{1
4
}

{3
}

{1
}

(9
9
)

(6
)

(5
)

(5
)

{1
4
1
}

{2
3
9
}

{1
0
1
}

{1
8
}

{1
0
5
}

{1
1
}

1
2
1

1
6
8

6
4

1
6

(2
2
1
)

(2
0
6
)

(8
9
)

(3
4
)

{147} 43 (38) {40}

229 (223) {222} 17 (27) {15}

(1
6
9
)

(1
9
3
)

(7
8
)

(5
8
)

1
6
5

1
1
4

6
5

2
0

148 (200)

{3
}

{5
}

{1
7
1
}

{1
8
6
}

{9
7
}

{3
4
}

(2
)

(1
)

(2
0
)

{5
}

{1
8
1
}

{2
1
7
}

{5
6
}

{3
5
}

{6
4
}

{5
}

(5
)

(1
5
7
)

(2
1
6
)

(4
8
)

(3
7
)

(5
6
)

{186} (189) 82 1 2

{2} (5) 1

{155} (182) 109 5
1

1
8

2
8

{57} (54) 27

(2) 1 1
6

1
1
0

1
3
9

{4} (4) 9

{8}

{1} (6) 1 {13} (5) 3 {2} (2) 1

(159) {167}

208 (221) {194} 41 (41) {42} 4 (4)

{1}

4 165 (159) {127} 97

13 (12) {13} 5 (5) {4}

(1
)

(1
)

1 1
6
5

1
0

3 1
8

5 1
{1

}

{2
}

{4
}

(1
9
9
)

(5
)

(7
)

(2
4
)

(9
)

(1
)

{1
6
8
}

{8
}

{3
}

{3
5
}

{6
}

(6
)

(3
5
)

{5
}

{4
8
}

{173} (168) 96 3

2
1

{3} (4) 2

23 (29) {35}

155 (172) {146}

C
o

u
n

tr
y

 R
o

a
d

 2
2

/C
h

u
rc

h
S

tr
e

e
t

Kingsley Road

C
la

rk
e

R
o

a
d

P
ic

to
n

M
a

in
 S

tr
e

e
t

Union Street

Bridge Street

B
ri

d
g

e
S

tr
e

e
t

Bridge Street

London Avenue

Ridge Road

C
o

u
n

tr
y

R
o

a
d

 1
0

/ 
La

k
e

 S
tr

e
e

t

Country Road 10/ Lake Street

Country Road 22

Talbot Road

Lo
y

a
li

st
P

a
rk

w
a

y

A
ir

p
o

rt
La

n
e

Country Road 1/ 

Sandy Hook RoadCountry Road 1

C
la

rk
e

R
o

a
d

P
ic

to
n

M
a

in
 S

tr
e

e
t

Figure 2-4



Transportation Impact Assessment 

Base31 Area Concept Plan – Prince Edward County 

 

   

 September 2023 Page | 11 

3 SITE CHARACTERISITICS 

3.1 Study Environment 

The subject site is located at 343 County Road 22, 204 Kingsley Road, and the adjacent 

unaddressed lands in southeast Picton, Prince Edward County. The site is generally bounded by 

Clarke Road to the east, a residential subdivision and the Macaulay Mountain Conservation Area 

to the north, Marsh Creek to the west, and undeveloped woodland to the south. 

The total development area is 750 acres. The site was being operated as a business park and 

private aerodrome known as the Loch Sloy Business Park and is now transitioning into an arts 

and cultural hub and tourism destination referred to as the Base31 Revitalization District. 

The Base31 Revitalization District currently hosts events such as concerts, historical tours, 

workshop, and events throughout the year and the aerodrome is used by the local flying club 

and the air cadets. As part of the redevelopment of the Base31 lands, the airport operations 

would likely be discontinued while hosted events will be continued or be expanded upon. 

An overview of the development area is shown in Figure 3-1. 

Figure 3-1 Development Area 
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3.2 Development Context 

The development area is proposed to be developed into a mixed-use neighborhood community 

including but not limited to; single family detached, single family attached, multifamily mid-rise 

units, and commercial land uses. A total of 7,500 residential units and a hotel are currently 

planned for the development and is subject to change based on future studies. The existing 

Base31 Revitalization District area is intended to serve as the central commercial/residential hub 

of the community encompassing the densest residential developments and the majority of the 

commercial & recreational land uses. The hotel is also being contemplated on the west side of 

County Road 22 immediately across from the Revitalization District. Other institutional and small 

commercial / retail developments are expected to be scattered throughout the villages, with the 

trips expected to be captured internally within the development lands. The community will be 

primarily served by County Road 22/Church Street, Kingsley Road, and Clarke Road.  

The Area Concept Plan of the development is shown in Figure 3-2 and a full-size map can be 

found in Appendix C. 

Figure 3-2 Area Concept Plan 
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The development is divided into 12 residential villages including the existing Base31 

Revitalization District as shown in Figure 3-3. 

Figure 3-3 Proposed Block Map 

 

The land use breakdown for each of the villages are detailed in Table 5-1. 

The site is planned to be developed in multiple phases. Phase one is comprised of the Base31 

Revitalization District, Village A, and a hotel located on the west side of Country Road 22.  Phase 

one is planned to be completed by the 2031 interim horizon year. The remaining villages will be 

built out over several years. 2031 and 2041 will be considered the interim and ultimate horizon 

years for the purposes of analysis. 

3.3 Study Area 

The following study area intersections have been included based on the Terms of Reference 

submitted to the County: 

► County Road 22/Church Road & Airport Lane 

► County Road 22/Church Road & County Road 10/Lake Street 
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► County Road 10/Lake Street & Ridge Road 

► County Road 10/Lake Street & County Road 1/Sandy Hook Road 

► Ontario Highway 33/Loyalist Parkway & County Road 1/Sandy Hook Road 

► Ontario Highway 33/Picton Main Street & Talbot Street & County Road 10/Lake Street 

► County Road 22/Church Street & Kingsley Road 

► Kingsley Road & Clarke Road 

► Union Street & Clarke Road  

► County Road 22/Church Street & Union Street 

► Union Street & Bridge Street 

► County Road 22/Church Street & Bridge Street 

The following two additional intersections were added to the study network: 

► County Road 22/Church Street & London Avenue – access for a major background 

development in close proximity to the subject development 

► Bridge Street & Picton Main Street/Ontario Highway 33 – major network gateway for 

travel to the northeast 

Figure 3-4 shows the intersections within the road network and their location relative to the 

subject development. 

Figure 3-4 Intersection Map 
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3.4 Proposed Road Network 

The subject development proposes to develop a road network within the site to serve the future 

Base31 Revitalization District as well as the surrounding residential blocks as shown in Figure 

3-5. 

Figure 3-5 Road Network Map 

 

The proposed road network is to be designed based on the proposed cross sections which have 

been adapted from the County’s Engineering Design Guidelines. The cross-sections are shown in 

Appendix D. The following cross sections are proposed for the new internal road network: 

County Road 22 would be designed as an Inter-Centre Collector Road with a 26.0 metre right-

of-way (ROW), and would provide sidewalks on either side, a 1.5 metre bicycle lane on either 

side, and a 4.2 metre centre turn lane. 

Kingsley Road would be designed as an Urban Collector Road with a 26.0 metre ROW, and 

would provide sidewalks on either side, a 3.0 metre two-way bicycle lane, and a 4.2 metre centre 

turn lane. 

Kingsley South Road, Collector A and Collector B would be designed as Urban Collector Roads 

with a 23.5 metre ROW, and would provide sidewalks on either side, a 1.5 metre bicycle lane on 
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either side, and a 3.35 metre centre turn lane 

Clarke Road would be designed as an Urban Collector Road with a 20.0 metre ROW, which 

would provide a sidewalk and 3.0 metre bicycle lane on the west side abutting the proposed 

development.  

Local roads illustrated in Figure 3-5 would be designed and constructed per County design 

standards. Their future location and alignment are to be further refined and confirmed at the 

draft plan stage of development.  
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4 FUTURE HORIZON TRAFFIC 

4.1 Study Horizon Year 

Based on pre-consultation with the County and the proposed development phasing, an interim 

horizon year of 2031 and ultimate horizon year of 2041 has been adopted. 

4.2 Background Corridor Growth 

A review of background documents was conducted which included the draft Prince Edward 

County Transportation Masterplan by WSP dated November 2021 and the 2023 Development 

Charges Background Study by Watson & Associates Economists Ltd dated December 2022 

based on discussions with the County.  

The Transportation Masterplan report found a growth rate of 1.0% for all the roads in the study 

network with the exception of Country Road 33 (Loyalist Parkway) which was found to have a 

growth rate of 2.1%. The growth rates are considered to be acceptable for background corridor 

growth as the report was completed before the proposed subject development was announced 

and therefore excludes it from the background growth. 

These growth rates were applied to all major movements along collector roads for both horizon 

years. 

The relevant excerpt of the Transportation Masterplan Report can be found in Appendix E. 

4.3 Planned Transportation Improvements 

4.3.1 Transit Improvements 

There were no transit improvements currently planned by the County within the study area. It is 

noted that the County is currently preparing a Transportation Master Plan addendum which is 

expected to propose transit improvements. As part of this study, further transit improvements 

have been recommended within this report for the County and Base31’s consideration. 
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4.3.2 Active Transportation Improvements 

According to the April 2023 Cycling Master Plan, bicycle lanes will be added to Picton Main 

Street, Bridge Street, and Union Street along sections within the study area.  

Additionally, active transportation facilities are planned along the future and redeveloped 

roadways as part of the proposed development lands which will support non-auto modes of 

travel throughout the development lands. The proposed cross sections of the existing roadways 

with active transportation facilities are included in Appendix D. 

4.3.3 Road Network Improvements 

The County capital works project list indicates that the intersection of Bridge Street and Picton 

Main Street is undergoing an intersection improvement study. As the improvement study is 

ongoing, this traffic impact analysis has been conducted independently.  

It is noted that the County is currently preparing a Transportation Master Plan addendum which 

is expected to propose roadway improvements. As part of this study, localized roadway 

improvements have been recommended within this report for the County and Base31’s 

consideration. 

4.4 Background Developments 

Based on a review of the development applications in the Picton area and discussion with 

County staff, the following background developments listed in Table 4-1 were included in the 

future background traffic scenarios.  

Table 4-1 Background Developments 

# Development Description 

1 VineRidge Boutique Towns 
560 Townhouse units located directly north of the subject 

development 

2 Tulip Estates 387 Low-rise residential units at 12697 Loyalist Parkway 

3 Port Picton Condos 
233 residential units, 18 vacation rental units, and 1 restaurant at 

97 Bridge Street 

 

The traffic volumes for each background development were obtained from their transportation 

impact studies and added to the study network. The relevant excerpts of each study can be 

found in Appendix F. 

All background developments are planned to be completed before the 2031 interim horizon 
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year and are therefore present in both horizon year analysis. 

4.5 Future Background Traffic Volumes 

The 2031 future background weekday AM/PM and Saturday peak hour traffic volumes include 

the existing volumes plus eight years of growth and background development traffic is 

presented in Figure 4-1 for the off-peak season and Figure 4-2 for the on-peak season future 

2031 background traffic. 

The 2041 future background weekday AM/PM and Saturday peak hour traffic volumes include 

the existing volumes plus eighteen years of growth and background development traffic is 

presented in Figure 4-3 for the off-peak season and Figure 4-4 for the on-peak season future 

2031 background traffic. 
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5 SITE TRAFFIC 

5.1 Development Trip Generation 

5.1.1 Land Use and Residential Distribution 

Development trip generation was estimated according to the Institute of Transportation 

Engineers (ITE) 11th Edition Trip Generation Manual and historical/forecasted visitor data.  

Residential uses were represented by ITE Land Use Code (LUC) 210 for “single family detached”, 

LUC 215 for “single family attached”, LUC 221 for “multifamily midrise”, and LUC 310 for “hotel”. 

The site is planned to be analyzed in two phases. Phase one is comprised of the Base31 

Revitalization District, Village A, and a 60-bed hotel, planned to be completed by the interim 

2031 horizon year. Note that the number of rooms for the hotel on the west side of County 

Road 22 has been estimated based on discussions with the landowner group and is subject to 

change as the development is further detailed. The remaining site area and villages are planned 

to be analyzed by the ultimate 2041 horizon year. Additionally, the hotel is assumed to be 

expanded to 200 beds by the ultimate horizon year. Table 5-1 outlines the unit type 

distribution. 

Table 5-1 Land Use Breakdown 

Village 

Single Family 

Detached 

LUC 210 

Single Family 

Attached 

LUC 215 

Multifamily 

Midrise 

LUC 221 

Hotel 

LUC 310 
Total 

Phase 1 - 2031 

Base31 

Revitalization 

District 

0 0 800 0 800 

Village A 220 80 500 0 800 

Hotel 0 0 0 60 60 

Phase 1 

Subtotal 
220 80 1300 60 1660 

Phase 2 - 2041 

Village B 220 220 150 0 590 

Village C 220 220 150 0 590 

Village D 220 220 150 0 590 
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Village E 220 220 150 0 590 

Village F 500 500 500 0 1500 

Village G 205 200 0 0 405 

Village H 220 200 0 0 420 

Village I 205 200 0 0 405 

Village J 205 200 0 0 405 

Village K 205 200 0 0 405 

Hotel 

Expansion 
0 0 0 140 140 

Phase 2 Total 1920 1880 600 140 4540 

Overall Total 5280 4920 4800 
200 Hotel 

Rooms 

7500 Units 

200 Hotel 

Rooms 

 

Base31 Revitalization District Commercial Land Use 

Based on the current Area Concept Plan it is assumed that the 70-acre Base31 Revitalization 

District will have the majority of the non-residential land uses within the overall development. 

Other smaller commercial / institutional (schools) land uses within the remaining blocks are 

expected to generate more internal and non-auto trips. The Revitalization District non-

residential trip generation was estimated by reviewing the forecasted daily volume of visitors to 

the Revitalization District, excluding major events, in order to determine the day-to-day trip 

generation. Based on the forecast rates provided, it is expected that the Base31 Revitalization 

District non-residential commercial lands would attract a peak hourly trip volume of 181 two-

way trips by the 2031 horizon year and a maximum capacity of 190 two-way trips by 2032. As a 

conservative approach, the peak hourly trip volume of 190 two-way trips has been utilized for 

both the 2031 and 2041 horizon years. This peak is expected to occur during the Saturday peak 

hour. The relative trip rates have been compared to LUC 820 for “Shopping Centre > 150k”, to 

derive the AM and PM peak hour trip volumes, as well as an inbound / outbound split 

distribution.  

Based on our discussions with PECCPI, the Base31 Revitalization District is intended to become a 

destination which operates throughout the year, so it was not necessary to create an off-peak 

and on-peak trip generation. 

5.1.2 Trip Generation Methodology 
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A non-auto trip reduction factor of 25% was applied to all trips. This rate is based on similar 

municipalities in Ontario such as the City of Guelph or City of Barrie which have a dense 

multiuse core area surrounded by lower density residential development similar to the Base31 

Revitalizaiton District and its surrounding villages. It is also noted that Picton has a higher-than-

average retirement community with 34.6% of the population aged 65 years or over (compared 

to the provincial average of 15.5%)1. This would lead towards lower vehicle ownership rates and 

a heavier reliance on transit, rideshare / taxis, and active transportation. 

Additionally, the development is designed to prioritize active transportation modes with the 

network of on and off-street facilities. The transportation demand management strategies 

outlined in Section 8 will further support the non-auto trip reduction factor. 

Table 5-2 outlines the trip generation for each block and land-use of the development site. The 

full detailed trip generation calculations can be found in Appendix G. 

  

 

1 Based on 2016 Canadian Census Data 



Transportation Impact Assessment 

Base31 Area Concept Plan – Prince Edward County 

 

   

 September 2023 Page | 27 

Table 5-2 Trip Generation 

Village Unit Type 
Units 

Peak Hour Trip Generation 

Weekday AM Weekday PM Weekend Midday 

 In Out Total In Out Total In Out Total 

2031 Interim Horizon Year 

Base31 

Revitali

-zation 

District 

Multifamily 

Midrise 
800 51 171 222 142 91 233 119 115 234 

Non 

Residential 

(peak) 

- 22 14 36 70 76 146 99 91 190 

Village 

A 

Single 

Family 

Detached 

220 29 86 115 97 58 155 82 70 152 

Single 

Family 

Attached 

80 7 21 28 20 14 34 16 18 34 

Multifamily 

Midrise 
500 32 106 138 89 57 146 74 72 146 

- 
Hotel  

(Phase 1) 

60 

Rooms 
10 7 17 7 6 13 20 15 35 

Phase 1 Total Trips 

1600 

units 

60 

Rooms 

151 405 556 425 302 727 410 381 791 

2041 Ultimate Horizon Year 

Village 

B 

Single 

Family 

Detached 

220 29 86 115 97 58 155 82 70 152 

Single 

Family 

Attached 

220 20 59 79 55 38 93 45 49 94 

Multifamily 

Midrise 
150 10 32 42 27 17 44 22 22 44 

Village 

C 

Single 

Family 

Detached 

220 29 86 115 97 58 155 82 70 152 
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Single 

Family 

Attached 

220 20 59 79 55 38 93 45 49 94 

Multifamily 

Midrise 
150 10 32 42 27 17 44 22 22 44 

Village 

D 

Single 

Family 

Detached 

220 29 86 115 97 58 155 82 70 152 

Single 

Family 

Attached 

220 20 59 79 55 38 93 45 49 94 

Multifamily 

Midrise 
150 10 32 42 27 17 44 22 22 44 

Village 

E 

Single 

Family 

Detached 

220 29 86 115 97 58 155 82 70 152 

Single 

Family 

Attached 

220 20 59 79 55 38 93 45 49 94 

Multifamily 

Midrise 
150 10 32 42 27 17 44 22 22 44 

Village 

F 

Single 

Family 

Detached 

500 66 196 262 222 130 352 186 159 345 

Single 

Family 

Attached 

500 45 135 180 126 88 214 103 111 214 

Multifamily 

Midrise 
500 32 106 138 89 57 146 74 72 146 

Village 

G 

Single 

Family 

Detached 

205 27 81 108 91 53 144 76 65 141 

Single 

Family 

Attached 

200 18 54 72 50 35 85 41 44 85 

Village 

H 

Single 

Family 

Detached 

220 29 86 115 97 58 155 82 70 152 
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Single 

Family 

Attached 

200 18 54 72 50 35 85 41 44 85 

Village 

I 

Single 

Family 

Detached 

205 27 81 108 91 53 144 76 65 141 

Single 

Family 

Attached 

200 18 54 72 50 35 85 41 44 85 

Village 

J 

Single 

Family 

Detached 

205 27 81 108 91 53 144 76 65 141 

Single 

Family 

Attached 

200 18 54 72 50 35 85 41 44 85 

Village 

K 

Single 

Family 

Detached 

205 27 81 108 91 53 144 76 65 141 

Single 

Family 

Attached 

200 18 54 72 50 35 85 41 44 85 

- 

Hotel 

Expansion 

(Phase 2) 

200 

Rooms 
39 31 40 46 44 100 61 47 108 

Phase 2 Total Trips 

5900 

units 

200 

Rooms 

645 1856 2501 1910 1216 3126 1611 1503 3114 

Overall Total Trips 

7500 

Units 

200 

Rooms 

786 2254 3040 2328 1512 3840 2001 1869 3870 

 

Under the interim 2031 phase conditions the development is expected to generate 556 total 

two-way trips in the weekday AM peak hour with 151 inbound and 405 outbound. The 

development is expected to generate 425 inbound trips and 302 outbound trips in the weekday 

PM peak hour for a total of 727 two-way trips. The Saturday mid-day peak hour is expected to 

generate 410 inbound trips and 381 outbound trips for a total of 791 two-way trips. 
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Under the ultimate build out conditions there is an expected 3,040 two-way trips consisting of 

786 inbound trips and 2,254 outbound trips in the weekday AM peak hour. In the weekday PM 

peak hour, there is expected to be a total of 3,840 two-way trips generated with 2,328 inbound 

and 1,512 outbound. The Saturday peak hour is expected to generate 2,001 inbound trips and 

1,869 outbound trips for a total of 3,870 two-way trips. 

5.2 Site Trip Distribution, Assignment, and Internal Capture 

The site traffic has been distributed throughout the internal road network as well as the broader 

external roads.  

The distribution of trips is based on 2019 Urban SDK data of travel patterns for Picton and 

engineering judgement. Table 5-3 outlines the Urban SDK data used. The raw Urban SDK data 

can be found in Appendix G. 

Table 5-3 Urban SDK Travel Data 

Destination Travel Demand 

External (outside the Bay of Quinte) 39.0% 

Picton (Internal) 29.0% 

Other areas within the Bay of Quinte 16.0% 

Belleville 8.0% 

Bloomfield 2.0% 

Sandbanks & South Shore 2.0% 

Wellington 1.0% 

Trenton & CFB Trenton 1.0% 

Tyendinaga & Deseronto 0.5% 

Napanee 0.5% 

Kingston 0.5% 

Bath, OPG Lennox, Millhaven, Bombardier 0.5% 

Total 100% 

 

The travel demand was applied to all the potential gateways in the study network. The 

destinations of ‘Other areas within the Bay of Quinte’ and ‘External (Outside of the Bay of 

Quinte)’ were assigned based on the existing traffic volumes observed from the traffic 
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movement counts. The Urban SDK data identified that 29% of trips in Picton are destined for a 

location within Picton. It was assumed for the analysis that the 29% internal capture would be 

comprised of both Picton Main Street and the Base31 Revitalization District as they will be able 

to satisfy these day-to-day discretionary trips such as groceries, retail, or institutional trips.  

It should be noted that the Revitalization District is expected to become the cultural and 

commercial hub of the Base31 Area Concept Plan community, nurturing existing employment 

opportunities and developing new ones, that will complement the existing Main Street Picton 

area. The travel patterns observed in the Urban SDK data would likely change as the 

development proceeds with the share of trips internal to Picton expected to increase. The 

distribution outlined in Table 5-3 represents the most conservative scenario. 

Due to the proximity and multimodal nature of the development it was assumed that trips 

destined for the Base31 Revitalization District; originating from the Revitalization District itself, 

Village A, and Village F would be attributed to internal capture and not result in an external 

vehicle trip but rather rely on walking or other modes of active transportation. 

Table 5-4 outlines the trip distribution results after destinations were assigned to gateways.  

Table 5-4 Site Trip Distribution 

Direction AM (IN) AM (OUT) PM (IN) PM (OUT) SAT (IN) SAT (OUT) 

External 

East 2.1% 2.1% 2.1% 2.1% 2.1% 2.1% 

South 6.8% 6.8% 6.8% 6.8% 6.8% 6.8% 

West 35.6% 35.6% 35.4% 35.4% 39.5% 39.5% 

North 26.5% 26.5% 26.7% 26.7% 22.6% 22.6% 

Internal 

Picton  29.0% 29.0% 29.0% 29.0% 29.0% 29.0% 

Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 

 

The detailed site traffic distribution calculations can be found Appendix G. Figure 5-1 illustrates 

the 2031 Phase 1 site traffic volumes, and Figure 5-2 illustrates the 2041 ultimate Conditions 

Site Traffic Volumes.  
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5.3 Future Total Traffic Volumes 

The future total traffic volumes during the AM/PM and Saturday peak hours for the future 

horizon years were derived by combining the projected future background traffic with the 

corresponding estimate of site generated traffic. The future 2031 traffic volumes are illustrated 

in Figure 5-3 and Figure 5-4 for the off-peak and on-peak seasons respectively. The future 

2041 traffic volumes are illustrated in Figure 5-5 and Figure 5-6 for the off-peak and on-peak 

seasons respectively. 
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