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1 0 Olntroduction

The Biglieri Group Ltd. (‘TBG’) has been retained by PEC Community Partners Inc. (the ‘Owner’) to prepare planning
applications and obtain the municipal approvals for proposed development on the lands of 343 County Road, Base31, Village
A (“Subject Site”) located north of Kingsley Road and on east side of Church Street / Country Road 22, in the Town of Picton
and within the County of Prince Edward County.

This Planning Rationale Report (“Report”) has been prepared in support of a Draft Plan of Subdivision (“DPS”) application.

The DPS is comprised of 244 Single Detached lots with frontages ranging from 9.20 metres to 13.40 metres, a total of 171
Townhouse units consisting of frontages of both 6.10 metres and 7.62 metres, and lastly, 66 Stacked Townhouse units with
frontage of 9.75 metres. In addition, two blocks are designated for high density purposes with a total area of 3.06 hectares.
The total number of lots proposed for the DPS is 481. The total number of units for the entirely of the Draft Plan lands is yet
to be determined, as the number of units within the high-density blocks will be finalized through detailed Site Plan Approval
submissions in the future.

The DPS also proposes a central Local Park (1.45 ha) and other walkways and open space for a total area of 2.07 hectares.
The Plan also proposes a stormwater management pond on 1.32 hectares, and public roads and lanes which are divided into
the following categories:

> Right of way (Public Lanes A to J) 0.76 hectares
> Right of Way (Public Roads, Street A to M) 7.68 hectares
> Road Widening 0.27 hectares

This Report has evaluated the merits of the proposed development in the context of all applicable provincial and
municipal policies. It is our opinion that the proposed development is consistent with the policies as set out in the
Provincial Policy Statement, conforms to the policies of the County of Prince Edward Official Plan (July 2021), and
Picton Urban Centre Secondary Plan (July 2015). The proposed development is in conformity with the Site Specific
Official Plan Amendment and Area Concept Plan for the lands known as “Base31” (September 2023) and the
Minister’s Zoning Order that implements the zoning for the Subject Site.

This report is submitted along with the materials identified in the Formal Pre-Consultation Meeting Minutes
(Appendix A) dated January 25, 2023, and through discussions with the County of Prince Edward staff. It is our
understanding that the materials provided herein are sufficient to review the application under 51 of the Planning
Act.



2 o OSITE LOCATION AND CONTEXT

2.1 The Subject Site

The Subject Site is located at the northeast corner of the intersection of County Road #22/Church Street and Kinglsey
Road, south of the downtown area of Picton, Prince Edward County. The Subject Site has an overall area of ~28.68
hectares and is currently vacant parcel of land. The Subject Site has an approximate frontage of 224 metres along
Country Road #22 (Church Street) and approximately 438 metres along Kingsley Road.

The legal address of the property is: PART OF LOTS 1, AND 2, CONCESSION 1, SOUTHEAST OF CARRYING PLACE,
TOWNSHIP OF HALLOWELL, COUNTY OF PRINCE EDWARD

Two easements exist within the Subject Site, PE77777 and PE66619E for purposes such as watermains, hydro lines,
and sanitary sewers. Work is currently underway to dispose of unrequired easements or to relocate easements where

necessary.

A small area of the site within the eastern portion of the lands is within the Regulated Area of the Quinte
Conservation Authority.

In terms of vegetation, the Subject Site contains groups of mostly small trees and natural open areas.



Figure 1 — Aerial View of the Subject Site
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2.2

Surrounding Area

The immediate existing surrounding area consists of the following land uses:

East:

North:

West:

South:

East of the Subject Site is the County Trailer Company, Macaulay Conservation area, several commercial
buildings, vacant underdeveloped land, as well as several trails, and some rural residential dwellings and
additional vacant undeveloped land along Clarke Road. Lastly, Macaulay Heritage Park at the southeast
corner of County Road #22 and Union Street.

Immediately north of the Subject Site is the future Vine Ridge neighbourhood, which will be comprised
primarily of low-rise residential uses and some future residential development lands. Immediately adjacent
to the Subject Site is a small line of solar panels.

West of the Subject Site is the Millenium Lookout, Mount Olivet Cemetery, Delhi Park Playground, Prince
Edward Dog Park, Glenwood Cemetery, and beyond that are residential dwellings, commercial buildings
within the existing Town of Picton built-up area.

South of the Subject Site is additional land owned by PEC Community Partners land which is part of the
Base31 lands.

Figure 3. East of Subject Site

Figure 4. North of Subject Site
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2.2.1 Future Surrounding Context

The overall vision for the Base31 lands is to support a diverse range of residential, commercial, employment, tourism,
creative rural economic uses that meet the local and regional needs and foster economic development. The approved
Area Concept Plan (ACP) aims to provide inclusive housing with a mix of tenures, types, and sizes, accommodating
diverse income levels, lifestyles, and ages, and promoting social diversity within the community. The full build-out
of the ACP will include but not limited to linkages between different open spaces and parks, mixed use apartment
buildings, education and training facilities, recreation, community gardens, greenway, mix of housing types and built
forms.

Village A is located north of the Revitalization District, which will include the adaptive re-use of many historic
buildings and will include a range of residential uses along with commercial and institutional uses. Village A itself is
intended to provide a limited amount of commercial uses, and will be predominantly residential in nature. Through
the implementation of the in-progress Minister’s Zoning Order, the future surrounding context will include a wide
range of residential and non-residential uses that will serve the future residents of the Base31 area.

Y 7N s v

——— ~ _MACAULAY |
Subject Site { MOUNTAIN
_Village A CONSERVATION

2.3 Community Context

Village A'is part of the revitalization of Base31, which is a former military base and served as a military training facility.
It has since transitioned into civilian use and transition has included efforts to revitalize and repurpose the site for



local benefits and enhancing economic prosperity. There are already several residential and commercial dwellings in
the neighborhood and the ACP is aimed at a complete community development with housing, commercial space,
mixed-use residential, site servicing and infrastructure for creative place making.

Situated north of Kingsley Road, Village A is part of the lands owned by PEC Community Partners Inc. in Base31. The
Subject Site is positioned adjacent to the ridge of a steep escarpment near the Town of Picton. The Subject Site is
located southeast of the Town of Picton, which is a centre of accommodating new housing initiatives while also
creating a balance with the interplay of nature and agriculture.

The proposed DPS is within 5 kilometres of several types of daily services and amenities such as the following:

>
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Grocery stores such as No Frills, Foodland, Metro, Bulk Barn, Kingston Olive Oil Co, Giant Tigers and Agrarian
Market;

Retail such as Canadian Tire, Dollarama, City Revival, Home Hardware, Zest Kitchen Shop and more;

Gas stations, convenience stores and others;

Various gyms and personal service shops;

Prince Edward Collegiate Institute, St. Gregory Catholic School, Layola Community Learning Centre, Hastings
And Prince Edward District School Board and Sonrise Christian Academy;

Macaulay Mountain Conservation Area to the west;

Macaulay Heritage Park;

Stone Chapel, Gilead Fellowship and Gospel Hall;

Picton Public Library;

Prince Edward Community Centre;

The Ontario Provincial Police — Prince Edward Station;

The Prince Edward Collegiate Institute and Quinte Health Care Centre;

The Prince Edward County Fire and Rescue Station;



2.4 Transportation Network
2.4.1 Road Network

The Subject Site has frontage onto County Road #22 and Kingsley Road. County Road #22 is identified as a County
Road as per the County OP Schedule ‘E’: Transportation and Infrastructure. Kinglsey Road is not identified on the

County OP but is assumed to be a Local Road.
Considering the existing transportation network and location within the Picton Urban Centre, the Subject Site has

connections to inter- and intra-transportation networks.

Figure 8 — Picton Road Network
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The approved Area Concept Plan provides for a wider road network which includes a range of collector, local and
private roads. The Village A DPS will fit seamlessly with the wider road network planned for the ACP as shown below.
Each type of road within the Village A and within the wider ACP will have standard widths and design based on the
road classification. The roads within the Village A will consist of the following:

Table 1 - ROW Widths

Road/ROW Type Name Width
Public Collector Street A 23.5 metres
Public Local Street B — Street M 18.0 metres
Public Lanes Lanes A-J 7.5 metres

Source: Tylin
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The County of Prince Edward is currently serviced by Quinte Access (Figure 12). There are two (2) bus routes; Base31
(Bus Route 3) and Macaulay Village (Bus Route 4) that are within proximity to Subject Site. The bus routes connect
the Urban Centres of Picton and Wellington in Prince Edward County with Trenton and Belleville in Hastings County.
The route between Belleville and Picton is a fixed route, whereas the route between Wellington and Trenton is an
on-demand route. The two routes have transfer points in Bloomfield and Rossmore.

Figure 12 — County Transit Schedule and Map
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2.4.2 Active Transportation

At this time, it appears that Kingsley Road does not provide on-street biking opportunities for residents. County Road
#22 has a designated paved shoulder that serves as a cycling path starting south of Subject Site as County Road #22
and County Road #10 going north and ending at the intersection of Country Road #22 and London Avenue.

While the existing active transportation system is generally limited in the area, the proposed development will
incorporate sidewalks within the public streets and will connect to the surrounding planned network of roads and
sidewalks. Dual cycling lanes are also incorporated within Street A and single cycling lanes are located within the
other public roads. Lastly, the proposal includes conveyance for multiple walkways to allow for better connectivity
within and through the townhouses and singles (Block 283 -Block 293).

13



The ACP will provide for a range of collector and local roads which will all include sidewalks on both sides of the
right-of-way. For ROW cross sections which denote the location of sidewalk, please see above.

Figure 13 - Existing Cycling Network — Urban Areas

Figure 2-6b
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Source: County of Prince Edward Transportation Master Plan, 2021



2.5 Description of Proposed Development

The DPS is comprised of 244 Single Detached lots with frontages ranging from 9.20 metres to 13.40 metres, a total of 171
Townhouse units consisting of frontages of both 6.10 metres and 7.62 metres, and lastly, 66 Stacked Townhouse units with
frontage of 9.75 metres. In addition, two blocks are designated for high density purposes with a total area of 3.07 hectares.
The total number of lots proposed for the DPS is 481. The total number of units for the entirely of the Draft Plan lands is yet
to be determined, as the number of units within the high density blocks will be finalized through detailed Site Plan Approval
submissions in the future. See Figure 14 for DPS.

The DPS also proposes a central Local Park (1.45 ha) and other walkways and open space for a total area of 2.10 hectares.
The Plan also proposes a stormwater management pond on 1.32 hectares, and public roads and lanes which are divided into
the following categories:

> Right of way (Public Lanes A to J) 0.71 hectares
> Right of Way (Public Roads, Street Ato M)  7.66 hectares
> Road Widening 0.27 hectares

Table 2 — Schedule of Land Use

Description Lot/Block No. Residential Units  Area (ha)
Minimum Lot Width 9.20 | 39-108 108 3.17
metres (30’) 155-192

Minimum Lot Width | 20-23, 27-31, 33-38,109-113,116,117,128-132,144- | 60

11.60 metres (38') 154,195,196,198-200,204-207, 210-222

Minimum Lot Width | 1-19, 24-26, 32,114,115,118-127,133-143, | 76 5972
13.40 metres (44’) 193,194,197,201-203,208,209,223-244

Total Single Detached 244 9.09
Street Townhouse | 245-256,263-266,269-274 124 2.55

Minimum Lot 6.10
metres (20’)
Street Townhouse | 257-262,267,268 47 1.26
Minimum Lot 7.62
metres (25’)
Street Townhouse | 275-278 66 0.66
Minimum Lot 9.75
metres (32’)

Total Townhouses 237 4.47
High Density 279,280 TBD 3.06
Net Developable Total 481 16.62
Stormwater 281 1.32
Management Pond

Park 282 1.45
Walkway 283-293 0.51
Open Space 294,295 0.11
Road Widening 296, 297 0.27
Right of Way (Public | Lane A-) 0.76
Lane)

Right of Way (Public | StreetA-M 7.68
Lane)

Total Site Area 28.72
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2.6 Required Approvals

Draft Plan of Subdivision Approval is required to subdivide the Subject Site into various lots and blocks for the
proposed development of “Village A” as a residential community with Single Detached dwellings, Street Townhouses,
Stacked Townhouses, future High Density Residential uses, Parks and Open Space, Stormwater Management Pond,
and a public road and laneway network for access and movement of people and vehicles. Upon draft plan approval
an M-Plan will be prepared in order to register the lots and blocks. The proposed lot sizes and proposed uses within
these blocks will conform to the uses and performance standards as defined in the Minister’s Zoning Order which is
currently underway.



Figure 14 - Draft Plan of Subdivision
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3 o OPoIicy Context and Analysis

The Village A Draft Plan of Subdivision (“DPS”) has been reviewed in the context of the Provincial Policy Statement
(2020), the County of Prince Edward Official Plan (July 2021), Picton Urban Centre Secondary Plan (July 2015), Site -
Specific Official Plan Amendment & Area Concept Plan (September 2023) and Minister’s Zoning Order (currently
under review). This section of the report will provide an overview of the relevant policies and guidelines contained
within these documents. It is noted that the new Provincial Planning Statement will be in-effect as of October 20,
2024. Since this application is being provided to the County ahead of that enactment date, we have not addressed
the new PPS within this Planning Rationale.

The Subject Lands are designated as Urban Centre in the County of Prince Edward Official Plan (July 2021), Heights
Development Area in the Picton Urban Centre Secondary Plan (July 2015) and are located within the approved Area
ACP (September 2023). The proposed development is in conformance and is consistent with the planning policy
framework applicable to the lands and represents good planning.

3.1Planning Act, R.S.0. 1990, c. P.13 (2023)

Section 2 of the Planning Act is to be considered as it provides the general direction for all land use planning decisions
made in the Province of Ontario. Section 2 specifically regulates matters of provincial interest:

Provincial Interest

The Minister, the council of a municipality, a local board, a planning board and the Municipal Board, in carrying out
their responsibilities under this Act, shall have regard to, among other matters, matters of provincial interest such as,

(a) the protection of ecological systems, including natural areas, features and functions;

(b) the protection of the agricultural resources of the Province;

(c) the conservation and management of natural resources and the mineral resource base;

(d) the conservation of features of significant architectural, cultural, historical, archaeological or scientific
interest;

(e) the supply, efficient use and conservation of energy and water;

(f) the adequate provision and efficient use of communication, transportation, sewage and water services
and waste management systems;

(g) the minimization of waste;

(h) the orderly development of safe and healthy communities;

(h.1) the accessibility for persons with disabilities to all facilities, services and matters to which this Act
applies;

(i) the adequate provision and distribution of educational, health, social, cultural and recreational facilities;
(j) the adequate provision of a full range of housing, including affordable housing;

(k) the adequate provision of employment opportunities;

(1) the protection of the financial and economic well-being of the Province and its municipalities;

(m) the co-ordination of planning activities of public bodies;

(n) the resolution of planning conflicts involving public and private interests;

(o) the protection of public health and safety;

(p) the appropriate location of growth and development;



(q) the promotion of development that is designed to be sustainable, to support public transit and to be
oriented to pedestrians;
(r) the promotion of built form that,
(i) is well-designed,
(ii) encourages a sense of place, and
(iii) provides for public spaces that are of high quality, safe, accessible, attractive and vibrant;
(s) the mitigation of greenhouse gas emissions and adaptation to a changing climate.

1994, c. 23, s. 5; 1996, c. 4, s. 2; 2001, c. 32, s. 31 (1); 2006, c. 23, s. 3; 2011, c. 6, Sched. 2, s. 1; 2015, c. 26, s. 12;
2017, c. 10, Sched. 4, s. 11 (1); 2017, c. 23, Sched. 5, s. 80.

Section 2 of the Planning Act informs the Provincial Policy Statement and the matters of provincial interest, and as
such, ensures consistency between the Provincial Policy Statement and the Planning Act. It is our opinion that the
proposed development has regard for matters of provincial interest as outlined above.

Section 51 of the Planning Act also requires consideration as this application is proposing a Draft Plan of Subdivision.
Please see the following table that details how the criteria under Section 51 (24) are addressed:

(24) In considering a draft plan of subdivision, regard shall be had, among other matters, to the health, safety,
convenience, accessibility for persons with disabilities and welfare of the present and future inhabitants of the
municipality and to,

Table 3 - Planning Act Criteria, Section 51(24)

Section 51 (24) Criteria Response

(a) the effect of development of the proposed | As noted above, the proposed development
subdivision on matters of provincial interest as | applications have regard for provincial interests as
referred to in section 2; it creates an orderly development of safe and
healthy communities. The proposal’s primary
purpose is to facilitate conveyance of a road
widening, public and public lanes and facilitate
future division of the blocks for residential uses and
stormwater management pond.

(b) whether the proposed subdivision is premature | The proposed subdivision is not premature as it is
or in the public interest; required first step to allow for future delineation of
the lots and blocks at the appropriate time. The
proposed subdivision is in the public interest as it
facilitates conveyance of a required road widening
to the County of Prince Edward, which will allow for
eventual implementation of right of way widths
along the County Road #22 frontage of Subject Site.
Further, the Stormwater Management Pond will be
public and will be conveyed to County of Prince
Edward. The proposed subdivision will also have the
effect of creating residential lots for the
development of future housing which is in the
public interest.  Functional Servicing and
Stormwater Management Report (“FSSR”) prepared
by SCS Consulting Group Ltd confirms the proposal
has necessary municipal servicing capacity
available.
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(c) whether the plan conforms to the official plan
and adjacent plans of subdivision, if any;

The proposal conforms to the the County of Prince
Edward Official Plan and Picton Urban Centre
Secondary Plan. The Subject Site is subject to Site
Specific Official Plan Amendment, Area Concept
Plan and Minister’s Zoning Order and will be in
conformity of the policies and provisions provided
in those documents. Please refer to Section 3 for
policy analysis for conformity.

(d) the suitability of the land for the purposes for
which it is to be subdivided;

The proposed subdivision is suitable for the subject
lands.

(d.1) if any affordable housing units are being
proposed, the suitability of the proposed units for
affordable housing;

No affordable housing units in Village A, however,
the required affordable/attainable housing will be
met in other areas of the Base31 neighbourhood.

(e) the number, width, location and proposed
grades and elevations of highways, and the
adequacy of them, and the highways linking the
highways in the proposed subdivision with the
established highway system in the vicinity and the
adequacy of them;

The proposed right-of-ways are contemplated to
have an appropriate width, location, grades and
elevations and will be well connecting to
surrounding transportation routes. The proposed
development has frontage on County Road #22,
Kingsley Road and various proposed public Lanes
which provide adequate means of access for the
scale of development pursuant to the
Transportation Impact Study prepared by TYLin and
submitted under a separate cover.

(f) the dimensions and shapes of the proposed lots;

The DPS prepared by Biglieri Group Ltd. is provided
under a separate cover and provides the
dimensions and shapes of the proposed blocks.

(g) the restrictions or proposed restrictions, if any,
on the land proposed to be subdivided or the
buildings and structures proposed to be erected on
it and the restrictions, if any, on adjoining land;

There are no restrictions or proposed restrictions
on the proposed lands to be subdivided.

(h) conservation of natural resources and flood
control;

There is one wetland that will be protected within
the subject site and one that will be removed in
accordance with the policies of the Official Plan.

(i) the adequacy of utilities and municipal services;

As per the Functional Servicing and Stormwater
Management Report (“FSSR”) prepared SCS
Consulting Group Ltd there is adequate utilities and
services for the proposed development. See Section
4 for the summary of the report. New infrastructure
and servicing are proposed to service the proposed
development.

(j) the adequacy of school sites;

The proposed DPS does not give rise to the need for
School Sites. There are a variety of schools are
located within 5 kilometres of the proposed
subdivision.

(k) the area of land, if any, within the proposed
subdivision that, exclusive of highways, is to be
conveyed or dedicated for public purposes;

As required by the municipality, Blocks 296 of the
proposed DPS is dedicated for road widening for
County Road #22 and Kingsley Road.

(I) the extent to which the plan’s design optimizes
the available supply, means of supplying, efficient
use and conservation of energy; and

The proposed DPS optimizes the use of energy, as it
is located adjacent to an approved plan of
subdivision where development is planned.
Further, the DPS proposes a more compact and




efficient lot pattern which in turn makes the best
use of the Site with regards to provision municipal
supply, efficient use and conservation of energy.

(m) the interrelationship between the design of the
proposed plan of subdivision and site plan control
matters relating to any development on the land, if

The proposed lots to be created through the DPS
will not require site plan control as per the Planning
Act; however, high density Blocks 279 and 280 may

the land is also located within a site plan control | be subject to Site Plan Control.

area designated under subsection 41 (2) of this Act
or subsection 114 (2) of the City of Toronto Act,
2006. 1994, c. 23, s. 30; 2001, c. 32, s. 31 (2); 2006,
c. 23,s.22 (3, 4); 2016, c. 25, Sched. 4, s. 8 (2).

Based on the above, it is our opinion that the proposed DPS has appropriate regard for the Planning Act.
3.2 Provincial Policy Statement (2020)

The Provincial Policy Statement (2020) (“PPS”) provides overall direction on matters of provincial interest related to
municipal planning decisions. The PPS was issued under Section 3 of the Planning Act, 1990 and provides provincial
direction in terms of land use planning and development in Ontario. The current PPS was issued by the Province of
Ontario and came into effect on May 1st, 2020. Decisions related to planning matters shall be consistent with the
PPS.

3.2.1 Healthy, Liveable and Safe Communities (1.1.1)

1.1.1 Healthy, liveable and safe communities are sustained by:

a) promoting efficient development and land use patterns which sustain the financial well-being of the Province
and municipalities over the long term;

b) accommodating an appropriate affordable and market-based range and mix of residential types (including
single-detached, additional residential units, multi-unit housing, affordable housing and housing for older
persons), employment (including industrial and commercial), institutional (including places of worship,
cemeteries and long-term care homes), recreation, park and open space, and other uses to meet long-term
needs;

c) avoiding development and land use patterns which may cause environmental or public health and safety
concerns;

d) promoting the integration of land use planning, growth management, transit-supportive development,
intensification and infrastructure planning to achieve cost-effective development patterns, optimization of
transit investments, and standards to minimize land consumption and servicing cost.

The proposed development meets the above policies as it will add to the existing housing stock within Picton Urban
Area. The proposed development is of compact built form and the increased residential density will make efficient
use of land and encourage active transportation. A market-based range of housing in the form of single, detached
dwellings will be provided, which will be compatible with the surrounding context. The proposed DPS proposes a
land use pattern that will not have any environmental, public health or safety concerns for future residents or
surrounding communities.

3.2.2 Settlement Areas (1.1.3)

1.1.3.1 Settlement areas shall be the focus of growth and development.
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1.1.3.2 Land use patterns within settlement areas shall be based on densities and a mix of land uses which:
a) efficiently use land and resources;
b) are appropriate for, and efficiently use, the infrastructure and public service facilities which are planned or
available, and avoid the need for their unjustified and/or uneconomical expansion;
c) e)support active transportation;
d) f)are transit-supportive, where transit is planned, exists or may be developed;

Land use patterns within settlement areas shall also be based on a range of uses and opportunities for intensification
and redevelopment in accordance with the criteria in policy 1.1.3.3, where this can be accommodated.

1.1.3.4 Appropriate development standards should be promoted which facilitate intensification, redevelopment and
compact form, while avoiding or mitigating risks to public health and safety.

The proposal is consistent with the policies stated above as it provides for residential development and growth within
a ‘Settlement Area’ and will contribute to a mix of housing types and densities within the Picton Urban Area. The
proposed DPS will make efficient use of existing and proposed infrastructure and public services facilities and does
create a need for unjustified and/or uneconomical expansion. Further, the proposal will comply with the Minister’s
Zoning Order development standards for residential dwellings such as Single Detached, Street Townhouse and
Stacked Townhouse and more, which promotes compact form and residential intensification. Lastly, the proposal
does not create public health or safety concerns for the future residents and surrounding communities.

The proposed development is serviced by two bus routes (Base31 3 and Macaulay Village 4) provided by County
Transit and is located at the entrance of Base31 (south of Subject Site) and intersection of London Avenue and
Inkerman Avenue (north of Subject Site). Further, along Country Road #22 (from intersection of County Road #22
and #10 to County Road #22 and London Avenue) a paved shoulder is provided for bicycle travel. Lastly, the proposed
development provides internal sidewalks and walkways within the development for circulation and connectivity and
a cycling lane as part of Street A.

3.2.3 Housing (1.4)

1.4.3 Planning authorities shall provide for an appropriate range and mix of housing options and densities to meet
projected market-based and affordable housing needs of current and future residents of the regional market area by:
b) permitting and facilitating:
1. all housing options required to meet the social, health, economic and well-being requirements of
current and future residents, including special needs requirements and needs arising from
demographic changes and employment opportunities; and
2. all types of residential intensification, including additional residential units, and redevelopment in
accordance with policy 1.1.3.3;
c) directing the development of new housing towards locations where appropriate levels of infrastructure
and public service facilities are or will be available to support current and projected needs;
d) promoting densities for new housing which efficiently use land, resources, infrastructure and public service
facilities, and support the use of active transportation and transit in areas where it exists or is to be developed.

The proposed development will add to the range and mix of housing options in the Picton Urban Area housing market.
This development adds a total of 481 units in the form of Single Detached, Street Townhouse and Stacked Townhouse
units, with an undetermined amount of apartment units, to the housing supply needed to the year 2038. Further,
the proposed residential growth in the area aligns with the goal for areas designated for intensification to have a
compact form, while efficiently using land, infrastructure and public services. The FSSR further notes that the
proposed development can be supported through existing and planned infrastructure. Per the TIS, the proposed
residential development can be adequately accommodated with the existing and planned road network and active



transportation. Additionally, the proposal can promote investment in different modes of transit and active
transportation infrastructure.

3.2.4 Public Spaces, Recreation, Parks and Open Space (1.5)

1.5.1 Healthy, active communities should be promoted by:

a) planning public streets, spaces and facilities to be safe, meet the needs of pedestrians, foster social
interaction and facilitate active transportation and community connectivity;

b) b) planning and providing for a full range and equitable distribution of publicly accessible built and natural
settings for recreation, including facilities, parklands, public spaces, open space areas, trails and linkages,
and, where practical, water-based resources;

The proposed DPS provides conveyances of Public Right of Ways (Streets A to M), and public dedication of Right of
Ways (Lanes A to J), and walkways (Blocks 283 to 291) for inter-community connectivity within Townhouse blocks.
The proposal designates the southwest corner of the Subject Site as Open Space (Block 292) and centrally located is
a 1.45 hectare Public Park which will be dedicated to County of Prince Edward, meeting the 5% parkland dedication
as per the Planning Act. The programming and design of the park will be developed at a later date.

Further, the Subject Site is located east of the Macaulay Mountain Conservation Area which has dedicated walkways
within the Conservation Area which has access points along Kingsley Road, Clarke Road, Inkerman Avenue, Scheldt
Court and Union Street.

Street C within the DPS will have a potential future connection to Caen Court, providing for wider connectivity of
Village A to the surrounding community.

3.2.5 Infrastructure and Public Service Facilities (1.6)

1.6.1 Infrastructure and public service facilities shall be provided in an efficient manner that prepares for the impacts
of a changing climate while accommodating projected needs. Planning for infrastructure and public service facilities
shall be coordinated and integrated with land use planning and growth management so that they are:

a) financially viable over their life cycle, which may be demonstrated through asset management planning; and
b) available to meet current and projected needs.

The proposed development meets the above policy as the DPS will have municipal service capacity available per the
FSSR. The proposed subdivision will be integrated into existing and proposed services, such as sanitary, water, and
stormwater management infrastructure that will serve the demand stemming from the DPS.

3.2.6 Sewage, Water and Stormwater (1.6.6)

1.6.6.1 Planning for sewage and water services shall:
a) accommodate forecasted growth in a manner that promotes the efficient use and optimization of existing:
1. municipal sewage services and municipal water services; and
b) ensure that these systems are provided in a manner that:
a) can be sustained by the water resources upon which such services rely;
b) prepares for the impacts of a changing climate;
c) is feasible and financially viable over their lifecycle; and
d) protects human health and safety, and the natural environment;
c) promote water conservation and water use efficiency;
d) integrate servicing and land use considerations at all stages of the planning process; and
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e) be in accordance with the servicing hierarchy outlined through policies 1.6.6.2, 1.6.6.3, 1.6.6.4 and 1.6.6.5.
For clarity, where municipal sewage services and municipal water services are not available, planned or
feasible, planning authorities have the ability to consider the use of the servicing options set out through
policies 1.6.6.3, 1.6.6.4, and 1.6.6.5 provided that the specified conditions are met.

1.6.6.2 Municipal sewage services and municipal water services are the preferred form of servicing for settlement
areas to support protection of the environment and minimize potential risks to human health and safety. Within
settlement areas with existing municipal sewage services and municipal water services, intensification and
redevelopment shall be promoted wherever feasible to optimize the use of the services.

1.6.6.7 Planning for stormwater management shall:

a) be integrated with planning for sewage and water services and ensure that systems are optimized, feasible
and financially viable over the long term;

b) minimize, or, where possible, prevent increases in contaminant loads;

c) minimize erosion and changes in water balance, and prepare for the impacts of a changing climate through
the effective management of stormwater, including the use of green infrastructure;

d) mitigate risks to human health, safety, property and the environment;

e) maximize the extent and function of vegetative and pervious surfaces; and

f) promote stormwater management best practices, including stormwater attenuation and re-use, water
conservation and efficiency, and low impact development.

A Functional Servicing and Stormwater Management Report (“FSSR”) has been prepared by SCS Consulting Group
Limited, which details the design of the stormwater management plan for the site, in accordance with Prince Edward
County and Quinte Conservation Authority standards, amongst others. Stormwater will be managed by two
stormwater management ponds; one interim and one permanent. Further details regarding the proposed servicing
and stormwater management approach can be found within the enclosed civil engineering materials prepared by SCS
Consulting Engineers.

3.2.7 Transportation Systems (1.6.7)

1.6.7.2 Efficient use should be made of existing and planned infrastructure, including through the use of
transportation demand management strategies, where feasible.

1.6.7.3 As part of a multimodal transportation system, connectivity within and among transportation systems and
modes should be maintained and, where possible, improved including connections which cross jurisdictional
boundaries.

1.6.7.4 A land use pattern, density and mix of uses should be promoted that minimize the length and number of
vehicle trips and support current and future use of transit and active transportation.

The proposed development meets the above policy as the DPS includes the construction of multiple new municipal
roads, Street A to M, public roads (Lanes A to J) and walkways within the blocks (Blocks 283 to 291) that will connect
the existing neighbourhood with the proposed development. The public and private roads and walkways will increase
the connectivity of the area and allow for more efficient movement within the development and throughout the
County of Prince Edward, as well as sidewalks to facilitate active transportation. Transportation demand
management strategies are detailed within the enclosed TIS, prepared by TYLin.

3.2.8 Long-Term Economic Prosperity (1.7)

1.7.1 Long-term economic prosperity should be supported by:



b) encouraging residential uses to respond to dynamic market-based needs and provide necessary housing
supply and range of housing options for a diverse workforce;

e) encouraging a sense of place, by promoting well-designed built form and cultural planning, and by
conserving features that help define character, including built heritage resources and cultural heritage
landscapes.

With regards to long-term economic prosperity, the proposal is part of a larger land holdings by PEC Community
Partners Inc. Village A contemplates a total of 481 single and townhouse lots, high density blocks, open space and park,
stormwater management pond and public roads. The proposal supports local economy, through offering more housing
stock to the existing and future residents of County of Prince Edward. The proposal will have regard to the existing
and emerging community within the surrounding context.

3.2.9 Summary of Conformity to the PPS

The proposed DPS application is consistent with the Provincial Policy Statement. The proposed development
optimizes currently under-utilized lands for an efficient residential development that will make use of existing and
future servicing and transportation infrastructure. The proposed development will provide opportunities for
economic development and investment within County of Prince Edward and Picton Urban Area and compliment the
larger planned context for Base31. Lastly, a market-based range of housing will be possible through the lot creation
and public health and safety is protected. As such, the proposed development is consistent with the PPS.

3.3 Provincial Planning Statement, 2024

The government of Ontario announced on August 20, 2024 that the new Provincial Planning Statement, 2024 (PPS,
204) will come into effect on October 20, 2024. The new PPS replaces the current PPS and the Growth Plan. The new
PPS directs that planning authorities should support the achievement of complete communities by providing for a
range and mix of land uses, housing options and transportation options. Housing is to be provided in a range of
densities to meet regional market area demand, and development is promoted in settlement areas strategic growth
areas and. Infrastructure is to be provided in an efficient manner and existing infrastructure should be optimized as
much as possible. In addition, transportation systems should be multimodal, including options for active
transportation options such as cycling and walking. The Village A DPS has been reviewed in light of the forthcoming
PPS, 2024 and it is our opinion that the application is consistent with the new PPS, 2024.
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3.4County of Prince Edward Official Plan

The County of Prince Edward Official Plan (July 2021) (the “County OP”) was approved by the Minister of Municipal
Affairs and Housing on July 7", 2021, and came into full force and effect July 8", 2021.

The County OP provides the Village A lands with the following planning policy framework:

Schedule ‘A-2’: Land Use Designations: Urban Centre (Figure 15);

Schedule ‘B’: Natural Features and Areas: Wetlands and Woodlands located on site (see below)
Schedule ‘C’: Constraints Area: Source Water Protection — Intake Protection Zones;

Schedule ‘E’: Transportation and Infrastructure: County Road, and Local Road (Figure 16); and

Schedule ‘F-1’: Recreation and Tourism: Tourism Corridor (Municipal).

Schedule ‘F-2’: Recreation and Tourism: Tourism Corridor (Municipal), Municipal Park or Sports Complex.
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The policies that have regard for Natural Heritage Features are addressed within the enclosed Environmental Impact
Study (EIS). Two small wetlands are located on site, one of which will be removed to facilitate the development. The
other will be protected with a 30 metre setback, in conformity with the Official Plan policies. The woodland area on
site does not meet the Official Plan threshold for being significant but appear to be significant according to the MNRF
criteria. A portion of woodland area will be removed, but a large portion will be protected. For more information,
please see enclosed EIS prepared by SLR.

The proposed DPS conforms to the County of Prince Edward Official Plan (July 2021). The following policies have
regard for the proposed development.

3.4.1 Growth Management (2.4)
County OP provides the following growth management approach policies (2.4.1):

a) Prince Edward County’s long-term prosperity, environmental health and social well-being depend on wisely
managing change and promoting economic growth.

b) It is anticipated that growth opportunities in the County over the next 25 years will include:

i. All types of urban development focused within the Urban Centres and Villages;
ii. New housing and jobs, including tourism related jobs, located in the Rural Settlement Areas, on Rural
Lands and on Rural Industrial Lands;

c) Table 1 (Table 4 of this Report) identifies that by 2038, the total population is projected to grow to 38,834 people.
During that same time, the number of jobs is projected to grow to 8,750 jobs.

Table 4 — Population and Employment Projections — 2011 to 2038
\ 2011 Net Increase Percent (%)
Permanent Population 24,605 26,709 2,104 8.6%
Seasonal Population 5,966 12,125 6,159 103.2%
Total Population 30,571 38,834 8,263 27.0%
Employment (jobs) 6,475 8,750 2,275 35.1%
Source: PEC Official Plan, 2021

d) Projected population and job growth are modest. At the same time, the general attractiveness of the County for
economic growth — particularly in the agriculture/viticulture, tourism and technology-based sectors and new
permanent and seasonal residents, is positive.



Section 2.5 of PEC OP provides policy direction as it relates to growth management:

a) This Plan accommodates growth in various locations throughout the County. Notwithstanding this flexibility,
the identified Urban Centres shall be the primary focus for new growth.

b) When reviewing development proposals within the Urban and Rural Settlement Areas, the County will
consider the following criteria:
i. New development shall be compatible with the local context;
ii. New development shall occur in proximity to existing development and shall have a mix of
uses and densities that allow for the efficient use of infrastructure service systems/facilities
that are appropriate for the local context;

The proposed development is consistent with the policies as the proposal:

» Supports and contributes to the population and job growth in an Urban Centre and in the County.

» Creates compact and healthy community that provides range of housing types, sizes and built form;

» Will facilitate a range of residential uses (low, medium and high density) and Public Park that is compatible
with the local context and is conforming to the ACP.

» Provides a public Stormwater Management Pond, road widening and public Right of Ways making efficient

use of infrastructure service systems/facilities.
3.4.2 Livable Community (3.3)

A livable community is one that has been thoughtfully and sustainably designed, providing attainable and affordable
housing while realizing its connection to public art and architecture within the public realm. This connection highlights
and protects the unique and established cultural heritage resources. A livable community celebrates and promotes
diversity, compact built form and green design while ensuring health, viability, and support through the careful
planning of community uses and services.

The proposed DPS is in accordance with the policy stated above as it contributes to creating a liveable community by
offering a mix of housing types, including single detached homes, townhouses, and high density blocks. In Village A,
affordable and attainable housing is not provided, however it will be provided in other areas of the Base31l
neighbourhood. The proposal is a compact form of development that optimizes the use of land and supports livable
and healthy communities by providing 1.56 ha of Public Park and Open Space. Further, the proposal provides a
Stormwater Management Pond that promotes sustainable practices and low impact development (LID) strategies
where possible. Lastly, the proposal considers vehicle and pedestrian connectivity by providing street network of
carefully laid out public roads and walkways.

3.4.2.1 Housing Policies (3.3.3)

1) The County shall promote greater housing diversity by requiring a mix of housing types, sizes and densities and
encouraging a mixture of tenures and affordability which will accommodate changes in community needs over time.
The County shall promote opportunities for increased housing densities and intensification for residential
development within the identified Settlement Areas.

7) Second units in housing within Settlement Areas shall be permitted and encouraged within existing single -detached,
semi-detached, townhouse dwellings and detached accessory buildings. In non-Settlement Areas, second units shall
be permitted in single detached homes or in detached accessory structures. Garden suites shall be permitted and

encouraged on residential lots containing single-detached dwellings throughout the County.

8) Second units and garden suites are permitted, where adequate infrastructure is available.
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9) A residential lot may contain both a Second Unit within the residential dwelling unit and a Second Unit within an
accessory structure.

The DPS conforms to the policies above as the proposal provides for:

» Range of housing types, sizes and densities by providing 244 single detached, 237 townhouses and two high
density blocks. The DPS provides for a variety of built forms which appeal to a variety of income levels.

» Increased residential densities and intensification with the Settlement Area meets the future housing needs
and promotes sustainable growth.

» The proposal will have opportunities to provide inclusion of second and even third units, as now permitted
by the Planning Act, and lane and garden suites; the layout, lot sizing and design of the single detached
dwellings and townhouses allow for the possibility of secondary units. As a result, the proposal may
accommodate for attainable housing and variety of housing arrangements and rental income. The provision
of laneway suites, garden suites, and second and third units is provided for within the in-progress MZO.

3.4.2.1.1 Design Policies (3.3.7)

1) Development patterns and the detailed design of the public and private realm throughout the County shall
contribute positively towards the quality of place experience that has attracted residents, visitors and businesses to
Prince Edward County, to ensure the County remains an attractive place to live, work and play in the decades to come.

2) Development patterns and the detailed design of the public and private realm throughout the County will support
the creation of healthy, complete and accessible communities for people of all ages. This includes providing safe
pedestrian and cycling facilities, and convenient access to fresh food, other goods, services and amenities in proximity
to where people live and work.

(3) The principle of compatible development will be applied to all applications for development to ensure the sensitive
integration of new development with existing built forms and landscapes in a way that contributes to the character
of the local area and enhances the image and character of the County.

4) Within the framework of compatible development, the County shall support and encourage contemporary
architecture and design approaches that interpret and enrich living culture. Particular attention shall be paid to the
following design considerations when evaluating any application for development:
a) building height will generally be compatible with the prevailing building heights in proximity to the
development;
b) building massing will be compatible with the prevailing forms of the surrounding buildings with respect to
the visible volume and scale of the building from the street;
c) thesiting, scale and massing will not interfere with the provision of adequate privacy conditions for adjacent
residential buildings and their outdoor amenity areas;
e) buildings will be oriented to the street with setbacks that are consistent with other buildings in the area.

The DPS is in conformity with the design policies of the County OP. The proposal contributes to a positive quality of
life by providing for a range of housing options that fosters a diverse and complete community; provision of 1.56
hectares of parks and open spaces for existing and project residents to enjoy; and a well connected road network
and pathways for pedestrian connectivity for a cohesive public and private realm. Village A is part of Base31
community, and the ultimate development of the land holdings will create a community with variety of uses such as
residential, public space/open spaces, educational and training facilities, commercial and tourism, pedestrian
friendly networks and a four-season destination to support local business and drive economic growth for the County.
The Subject Site is south of an existing residential subdivision that consists of single detached dwellings and
townhouses with varying lot sizes; the proposed design continues to maintain a balance between low, medium and
high density housing options.

With regards to architecture and design, the proposal:



Complies with the lot sizes per the residential zoning provisions in the MZO;

Is a large scale subdivision with a total of 16.62 hectares of net developable lands, therefore, the overall

proposed built form and design will be compatible within Village A with regards to volume and scale;

» Will be developed to not have any privacy impacts for adjacent residential buildings and their outdoor
amenity areas; and,

» Will have consistent front yard setbacks to the streets.

v v

3.4.3 Infrastructure (3.4)

Infrastructure plays a key role in shaping the future growth and development of the Municipality. Provision of
infrastructure must be provided in a responsible, efficient and cost-effective manner to ensure long-term fiscal and
environmental sustainability. Infrastructure considerations include water and sanitary sewer services, transportation
facilities, stormwater management, waste management, recycling systems, aggregate production, processing energy
generation, transmission facilities, and utilities.

The proposal provides the necessary infrastructure such as right of ways, a public stormwater management pond,
public lanes and walkways that support sustainable growth, minimizes environmental impacts and provides for
efficient use of municipal services.

3.4.3.1 Water and Sanitary Services Policies (3.4.3)

2) Higher order forms of servicing, including full municipal or private communal water and sanitary sewer services
are the preferred form of service, in accordance with the servicing hierarchy policies of the Provincial Policy Statement,
2020 (PPS).

3) In general, new development will focus growth first within the Urban Centres, and, as a second priority, within the
Villages. New development within the Hamlets, Rural Lands, and Shore Lands will also be permitted as a third priority.
New development within the Agricultural areas may also be permitted, subject to applicability of PPS policies 2.3.5
and 2.3.6.

The Subject Site is located within Picton Urban Centre; therefore, the proposal conforms to the policies of the County
OP. Further, a Functional Servicing and Stormwater Management Report has been prepared by SCS Consulting Group.
The report states that the DPS will be fully municipally serviced with water and sanitary. New water and sanitary
infrastructure will be constructed to serve the anticipated population of Village A and a stormwater management
plan is designed which incorporates the use of LIDs and permanent and interim stormwater management ponds.

3.4.3.1.1 Servicing Policies for the Picton and Wellington Urban Centre (3.4.3.1)

1) Municipal sewage services and municipal water services are the preferred form of servicing for new growth
opportunities within the Picton and Wellington Secondary Plan Areas. Intensification and redevelopment within Picton
and Wellington shall be on municipal sewage services and municipal water services, wherever feasible.

5) Development within the Picton and Wellington Urban Centres shall be designed and constructed in accordance
with a Functional Servicing Plan or Plans, submitted at the time of application, dealing with sewage and water systems.
These Plans shall be prepared to provide for the continuous, orderly extension of services in a cost-effective manner,
to the satisfaction of the Municipality.

Per the FSSR, the proposal will be serviced with municipal water and sanitary connections in accordance with the

Official Plan. The orderly expansion of services is ensured. The proposed servicing scheme complies with a range of
requirement and guidelines such as Quinte Conservation Stormwater Management Submission Guidelines; MECP
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Environmental Compliance Approval for a Municipal Stormwater Management System; the County’s Sanitary, Storm
and Water Systems Design Manual and others.

3.4.3.2 Stormwater Management Policies (3.4.4)

1) The Municipality shall require appropriate stormwater management facilities and outlets for new developments
that mitigate the impacts of stormwater quality and quantity. Stormwater Management Plans shall be required for
any new major development with large amounts of impervious area. Stormwater management will be undertaken in
accordance with the Province’s Stormwater Management Plan and Design Manual, or its successor.

2) Stormwater management facilities for lands draining into the Bay of Quinte shall be provided and designed in
accordance with the requirements of the Remedial Action Plan.

4) An application for new development within any Urban Centre, Village or Hamlet shall be accompanied by a
Stormwater Management Plan that:

a) Evaluates stormwater management on a ‘watershed’ based approach;

b) Incorporates an integrated treatment approach to minimize stormwater management flows and reliance on
end-of-pipe controls through measures including source controls, lot-level controls, LID's and conveyance
techniques, such as grass swales, where appropriate;

c) Identifies the specific location of permanent end of pipe facilities, the areas they will service, and
considerations for their size, shape and design criteria;

d) Evaluates, at appropriate geographic scales, predicted changes in the water balance between pre-
development and post-development conditions, and evaluates how such changes will be minimized;

e) Evaluates, at appropriate geographic scales, anticipated changes in phosphorus loadings between pre-
development and post-development, and evaluates how this can be minimized;

f)  Offers specific direction on how end of pipe stormwater management works shall be designed, to satisfy, at
a minimum, the enhanced protection level specified by the Municipality; and

g) Identifies criteria and circumstances upon which interim stormwater facilities may be considered or precluded.

5) Stormwater management facilities shall be permitted in all designations, except for the Environmental Protection
designation identified on Schedule ‘A’: Land Use Designations. Notwithstanding that prohibition, stormwater
management facilities may be permitted in an Environmental Protection designation, subject to the preparation of
an Environmental Impact Study, prepared to the satisfaction of the Municipality, that confirms no impact on adjacent
natural heritage features and their associated functions.

6) Stormwater management ponds will be designed to be naturalized and constructed with gentle slopes and in
accordance with the following policies:

a) Native species and flood tolerant water’s edge plants, including a mixture of herbaceous and woody
vegetation, shall be planted to stabilize banks of ponds. The perimeter of the permanent pool shall be planted
with emergent, strand and submergent species to improve the aesthetics and mitigate the impacts of climate
change and enhance the performance of the facility;

b) Ponds are envisioned to blend with the natural landscape, therefore, geometric forms and standard slope
gradients will be avoided in favour of organic shapes and land form grading designed to replicate natural
land forms in the area. Inlet and outlet structures will be concealed using a combination of planting, grading
and natural stone;

c) Where there is a need to discourage public access to areas around the perimeter of the ponds, living fences
and barrier plantings will be utilized in place of fencing, wherever possible. Barrier plantings will be installed
along the crest of steep slopes, adjacent deep-water areas and around inlet and outlet structures; and

d) Ponds will be designed with trails, overlooks and interpretive signage so that they are an integral part of the
parks, open space and trails network yet minimize drowning risks to the public.



Two SWM facilities (SWM Pond 1 and Interim SWM Pond 2) are proposed to provide quality, erosion and quantity
control. Proposed SWM Pond 1 is located adjacent to County Road #22 at the lowest point of the site and proposed
SWM Pond 2 is located south-east of the subject site. SWM Pond 1 and SWM Pond 2 will be sized for total drainage
areas of 14.67 ha (64% imperviousness) and 22.68 ha (38% imperviousness) respectively. The storm ponds will be
designed in conformity with the County’s Sanitary, Storm and Water Systems Design Manual; the Ministry of
Environment (MOE) Stormwater Management Planning and Design Manual (March 2003) and the MECP
Environmental Compliance Approval for a Municipal Stormwater Management System guideline.

3.4.3.3 Transportation Policies (3.4.5)

1) The transportation system, for purposes of road allowance protection, is shown on Schedule ‘E’: Transportation &
Infrastructure and includes roads in settlement areas. The transportation system is intended to provide for the
efficient and safe passage of pedestrians and cyclists, the operation of an efficient public transit system and provide
for the balanced usage of motor vehicles. Provincial Highways are subject to Provincial requirements and permits in
addition to the other policies of this Plan.

3) Transportation facilities will be planned, designed, and constructed to minimize the effects of noise, fumes, and
vibration on existing and planned residential development.

The Subject Site has frontage onto County Road #22 (Church Street) and Kingsley Road. County Road #22 is identified
as a County Road as per the County OP Schedule ‘E’: Transportation and Infrastructure. Kinglsey Road is not identified
on the County OP but is assumed to be a Local Road.

County Roads

15) County Roads - Inter-Centre Collector designation applies to roads that connect Settlement Areas to each other
or to the Provincial Highways and County Highways and carry medium to large volume traffic. The minimum road
allowance width shall be 26 metres. The number of lanes, design details, traffic signage and entrance spacings for
the Municipality Roads shall be determined by the Municipality. County Roads to which this classification applies are:
a) All of County Roads 1, 2, 3, 4, 6, 8, 10, 14, 15, 17,19, 22, 23, 28, 34 and 64; and

Local Roads

20) This classification applies to all other roads serving the traffic movement needs in the Municipality. All major
non-farming type of rural development such as resort recreational areas, non-farm residential, rural industrial and
other similar uses shall be encouraged to obtain access from these low volume traffic roads and not collector roads.
Access for these roads to abutting properties shall be provided subject to the review of municipality for geometrics
and safety. The minimum road allowance width for these roads shall be 18 metres. Different road allowance widths
may be considered, subject to the satisfaction of the Municipality.

23) Road widening shall be conveyed as a condition of approval of a severance (consent), plan of subdivision, plan
of condominium or Site Plan Control where the current road allowance width is less than specified by this Plan.

24) Where new roads are proposed, the Municipality shall ensure that the location and design of the intended road
pattern is coordinated with existing and future development areas.

26) The regulation of entrances onto roadways is required to ensure that public safety is achieved and the function

of the roadway is not compromised. In considering the nature of access to be permitted to roads from abutting
lands, regard shall be had for the following criteria:
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a) No direct access to a Provincial Highway from any abutting lot would be permitted without the approval of
the Ministry of Transportation.

b) Direct access to County Highways or Collector Roads will only be permitted, provided the impact of the
entrance(s) on the ability of the road to function as required would be minimal.

c) Direct access from abutting lots to local roads would generally be permitted.

The proposed DPS conforms to the transportation policies of the County OP. The DPS provides for a road widening
(Block 296, 0.27 ha; Block 297, 0.01 ha) along Country Road #22 (Church Street) and Kingsley Road to protect for
the ultimate right of way width. The DPS proposes 13 new public roads (Street A to M), and the design and road
pattern are coordinated with the existing and future development. Street A with a right of way width of 23.5
metres is the only public road access from Church Street (County Road) on the northeast side and extends
southwards towards Kingsley Road (Local Road).

3.4.3.3.1 Policies for Demand Management, Public Transit & Active transportation (3.4.5.1)

4) Pedestrian circulation will generally be on sidewalks or multi-use trails adjacent to roads and may be separated
from the road by landscaping. Exceptions may be considered where insufficient road allowance widths exist, or other
terrain constraints exist. Landscaping may not be required in Settlement Areas.

5) Streetscape elements that improve the pedestrian and cycling experience may be encouraged, particularly within
Settlement Areas.

6) To the greatest extent possible, bicycle and pedestrian facilities should seek to maximize physical separation from

motorized traffic. The planning, design and development of bicycle facilities is encouraged to meet the design

standards outlined in the Ontario Traffic Manual (OTM) Book 18, and in Velo Quebec’s Planning and Design for Cyclists:
A Technical Guide, which provides additional guidance for rural and off-street facilities. Where there is a conflict
between the two manuals, the OTM shall apply. Bicycle circulation will generally be provided on bicycle lanes, cycle

tracks, or multi-use paths. Where posted or actual motor vehicle speeds are greater than 40 kilometres per hour, the

bicycle facility shall be physically separated from motorized traffic, wherever possible.

The proposed DPS is located adjacent to an existing bicycle route in the form of a paved shoulder, which the proposed
cycling network within the DPS will be able to connect to as dual bike lands are proposed for Street A. The proposed
local and collector roads will also include dual sidewalks. The Transportation Impact Study prepared by TyLin includes
recommendations as they relate to transportation demand management strategies such as introduction of
alternative modes of travel; community knowledge and distribution; and transit and active transportation.

3.4.4 Settlement Areas (4.1)

1) A key element in defining the municipal quality of life and quality of place is the diversity and charm of the various
Settlement Areas scattered throughout the countryside. Each Settlement Area is unique in its mixture of land uses,
and its range of housing opportunities. The Settlement Areas also have a distinct role in the Municipality as centralized
locations for housing and for service commercial and tourist-related attributes. The Settlement Areas include a
historic context, with heritage sites, buildings and landscapes that provide an important reference to the past.

2) The hierarchy of Settlement Areas is comprised of Urban Settlement Areas and Rural Settlement Areas. Schedule
‘A’: Land Use Designations identifies each of the Settlement Areas, as follows:

a) The Urban Centres of Picton, Wellington and Rossmore are Urban Settlement Areas;

3) In light of the constraints on infrastructure within the Municipality, development in all Settlement Areas will be
highly dependent on servicing availability, in accordance with Section 3.4 policies within the Plan.



The proposed development is of a compact built form and the increased residential density will make efficient use
of land and support quality of life and quality of place in Settlement Areas in Picton. Per the FSSR, the proposed DPS
will be fully serviced with municipal water and sanitary connections. Village A will also provide for a limited range of
non-residential uses and will provide for a wide range of built forms in accordance with the above policy direction.

3.4.4.1 Objectives (4.1.1)

The objectives of this Plan with respect to the lands designated in Settlement Areas, as shown on Schedule ‘A’: Land
Use Designations are to:

> Objective 1 Ensure that the health, well-being, prosperity and sustainability of the Urban Centres, Villages,
and Hamlets is enhanced and preserved.

» Objective 4 Accommodate a mixture of land uses that establish each Urban Centre as a complete community
that is unique, affordable, sustainable, vibrant and healthy. Each Urban Centre will include a mix of housing
types, employment areas, institutions, places to shop, schools, health care facilities, community services,
community gardens and urban agriculture, and opportunities for recreation.

> Objective 7 Ensure Urban Centres are the primary locations for community facilities and services that serve
the resident population from across the County, as well as businesses and tourists.

> Objective 9 Develop in a compact form that promotes the efficient and cost effective use of land and
infrastructure and incorporates a network that encourages active transportation modes.

> Objective 10 Ensure municipal infrastructures (sewer, water, stormwater and transportation facilities) is
provided within each Urban Centre to sufficiently serve existing development and where appropriate,
facilitate future planned growth.

> Objective 11 Develop in a manner that promotes the efficient and cost-effective use of land and available

infrastructure (sewer, water, stormwater and transportation facilities), and minimizes energy consumption

and the emission of greenhouse gases and other air pollutants.

Objective 12 Ensure that the policies of the Quinte Region Source Protection Plan have been implemented as

per Section 3.1.6 of this Plan.

Y

The proposed DPS conforms to the above as it will provide for the provision of residential development and public
infrastructure required to support said development. In turn this supports the health, wellbeing and prosperity of
the settlement area. A mix of built forms are provided which appeals to range of income levels and need. While the
predominant use in Village A will be residential, limited commercial uses are permitted through the forthcoming
MZO and supportive uses such as park space are proposed, resulting in the development of a complete community.
The form of the Village A subdivision is compact and efficient and also encourages active transportation. The
proposed servicing scheme will support the overall development in an orderly and safe manner.

3.4.5 Summary of Conformity to the County OP

The proposed DPS conforms to the policies of the County OP by supporting population and job growth in an Urban
Centre and creating a compact, livable, healthy community by providing a variety of housing types, sizes and densities.
The proposal includes low, medium and high-density residential uses, Public Park, a public Stormwater Management
Pond, road infrastructure, and Open Space that is compatible with the local context and the ACP. Lastly, the proposal
ensures efficient use of infrastructure, supports sustainable growth, and contributes to the quality of life and place
in Picton's Urban Centre by providing necessary services and connectivity.

33



Figure 15 — Land Use Designation
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Figure 16 — Picton Road Network
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3.5Picton Urban Centre Secondary Plan (July 2015)

The County of Prince Edward Picton Urban Centre Secondary Plan (July 2015) (the “Secondary Plan”) provides the
following planning policy framework for the Loch Sloy Revitalization:

» Schedule A: Secondary Plan Land Use Map: Heights Development Area (Figure 17);

» Schedule B: Secondary Plan Transportation Map: Collector Roads and Active Routes (Figure 18);

» Schedule D: Secondary Plan Constraints Map: Intake Protection Zone 3a; and

» Schedule F: Secondary Plan Service Areas Map: Services Area 3.

The proposed DPS conforms to the policies of the County of Prince Edward Picton Urban Centre Secondary Plan (July
2015). An Area Concept Plan (“ACP”) has been developed which provides further direction for growth and
development of land use designations within Picton Area. Please refer to Section 4.5 and 4.6 of this Report for Site
Specific Official Plan Amendment and ACP policies and guidelines.

3.5.1 Heights Development Area (2.6)

The policies of the Heights Development Area recognize the historic use of the area for employment, aviation, and
aviation related activities, but also recognize the potential for the area to become a more integral part of Town
development with a range of residential, employment, institutional, recreation, tourism and other uses. These uses
may occur at the neighbourhood and community scale, and opportunities to establish linkages to the more developed
areas of the Town are encouraged.

Prior to the significant changes within the Heights Development Area, an Area Concept Plan (ACP) is required. The
ACP is a master plan for the lands to be developed that provides direction in terms of land use, design, servicing, and
the configuration of the road and active transportation networks. The ACP is to be completed by the development
proponent and is subject to approval by the County.

An ACP has been developed and council approved in September 2023. The ACP sets the framework for the
development of Base31 which aims to create new housing, connecting people to parks, gardens, trails and
surrounding natural areas, expanding opportunities for education, employment and new businesses, providing
community and family amenities, providing new infrastructure, amenities and combination of commercial and
residential uses, pedestrian and cycle-friendly networks, and building a four-season destination. See Section 3.6 for
further details on the ACP.

The Guiding Policies for Heights Development Area are:

1. Support a wide range of new development in the Heights Development Area to compliment, and support
existing and planned development in Picton Hallowell.

2. Support a diverse range of commercial, employment, tourism, and creative rural economic uses that meet

local and regional needs and foster economic development.

Support a diverse range of housing types at a range of residential densities.

4. Support future development in the Heights Development Area at a range of scales and formats, including
compact mixed use development reflective of existing neighbourhoods in Picton-Hallowell, and large-lot
single use development reflective of a campus format.

w

The Implementing Policies are:

1. Recognize that the focus for employment development in Picton-Hallowell is in the Employment Area and
that the Heights Development Area provides additional opportunities for economic development.

2. Recognize that the focus for residential intensification in Picton-Hallowell is in the Town Residential Area
first and the Heights Development Area second.
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11.

12.

Permit a mix of residential unit types in new development, including single detached, semidetached, duplex,
triplex, townhouse, and apartment. Secondary and accessory units, provided no more than two units exist
on one lot, shall also be permitted.

Require a minimum residential density of 17.3 units/net hectare (7.0 units/net acre) in new neighbourhood
development with a preferred target residential density of 25 units/net hectare (10 units/net acre). Permit
residential densities of 37 units/net hectare (15 units/net acre) and higher, as appropriate. Higher density
may be permitted in exchange for the provision of community benefits consistent with the policies of
Subsection 5.1.1.4 of this Plan with respect to height and density bonusing.

Permit neighbourhood-scale non-family residential uses, including assisted and special needs housing, senior
housing, and nursing homes as a means of meeting the full range of community housing needs.
Neighbourhood-scale community uses are also permitted, including schools, places of worship, libraries,
community centres, day cares, and parks and open space.

Encourage new development to connect with existing development by means of streets, sidewalks, walkways
or bicycle paths, and open space. Such connections will provide opportunities to integrate new development
with the existing town fabric. Connections shall encourage modes of active transportation and facilitate the
safe separation of pedestrian and vehicular traffic (refer to Section 3.1.4 of this Plan). The removal of any
existing connection with surrounding development is strongly discouraged.

Ensure that new neighbourhood development is consistent with the town design, green infrastructure, and
environmental management policies of Sections 4.1, 4.6, and 4.7 of this Plan.

The proposed DPS conforms to the Heights Development Area policies as the proposal:

™

’
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Provides a mix of 244 single-detached dwellings, 237 townhouses and two high-density blocks which results
in providing a variety of housing types and densities.

Supports for a compact form of residential development that makes the best use of land and supports livable
and healthy communities.

Includes pedestrian connectivity through the provision of 1.27 hectares of walkways and public lanes.

Is subject to the MZO to be implemented that allows for a range of housing types for various family types
and includes retirement, senior housing and community uses.

Is part of Base31 and the ACP which permits a population of approximately 7,500 units.

Boosts the economic prosperity of Picton Area by providing compact residential development and increasing
population growth, which as a result bolsters the local commercial, employment and tourism opportunities
in the Heights Development Area.

Provides for a Public Park, Open Space, a Public Stormwater Management Pond contributing to a creation of
a complete and livable community.

3.5.2 Site Specific Official Plan Amendment

An Official Plan Amendment was made to the Secondary Plan to implement changes to the text, schedules and maps
of the Official Plan and Secondary Plan to the as part of the required ACP. The Official Plan Amendment made the
following changes:

Amend all Schedules and Maps of the Official Plan and Secondary Plan to expand the Settlement Area
Boundary and Secondary Plan Boundary around the lands.
Amend Schedule E of the Official Plan to remove the airport symbol and reflect the proposed road network
on the lands.
Amend Schedule F: Secondary Plan Service Areas Map of the Picton Urban Centre Secondary Plan within the
Secondary Plan to redesignate the entire site as “Service Area 1” from “Service Area 3”
Amend section 2.5 Mixed Use Areas of the Picton Urban Centre Secondary Plan Secondary Plan to:

o Amend the preamble language that describes the Mixed Use Areas to include the site

o Add an additional Mixed Use Area category as 2.5.4 Base31 Development Area



The effect of the amendment was to:

e Facilitate the development of a destination arts and cultural commercial hub within the Revitalization District,
aninterconnected open space network, and a range of residential, non-residential, and cultural opportunities
on full municipal services within the Picton-Hallowell Urban Area.

The OPA added language to the applicable policy documents regarding the Base31 Development Area and ACP. The
OPA states that the long term development of the lands shall align with the ACP and permit a capacity of 7,500
units across the site at full build-out, and will include 5% affordable housing. The proposed Village A DPS conforms
with the implementing OPA and the ACP which is further detailed below.

3.5.3 Conformity Summary to the Secondary Plan

In summary, the proposed DPS is in conformity with the guiding principles and implementing policies in the Secondary
Plan as it provides a diverse range of housing options and built form, maintaining pedestrian connectivity within the
DPS and to the existing development, supporting economic growth and lastly, meeting green infrastructure and
environmental standards for the public roads and the stormwater management pond.
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Figure 17 — Secondary Plan Land Use Map
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Figure 18 — Secondary Plan Transportation Map
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3.6 Area Concept Plan (September 2023)

The Area Concept Plan (“ACP”) sets the framework for the development of Base31, a major community building
opportunity located within the former World War Il airbase located in Picton, Ontario. Set out in Section 2.6 of the
Picton Secondary Plan lays out the scope and intent of the ACP for lands within Base31.

3.6.1 Area Concept Plan Vision

The ACP envisions the creation of multiple villages that cater to a diverse population, offering a wide range of housing
options to accommodate different incomes, age groups, and lifestyles. These villages will integrate surrounding green
spaces, with designated natural areas and recreational spaces, to enhance the existing landscape. The ACP also aims
to reduce car dependency by providing access to essential services and amenities within walking distance, including
schools, healthcare, shops, and recreational facilities. Connected to the Revitalization District, which will feature
repurposed historic buildings and cultural attractions, the villages are designed to foster social cohesion and create
a vibrant, inclusive community that makes the County an attractive place to live.

Village A is located northwest corner of the Base31 lands (See Figure 19). The proposed DPS supports the vision by
providing a range of housing options such as single detached dwellings, townhouses and high density block. A Public
Park is located centrally on the western portion of the Site providing opportunities for passive and recreational
activities. Overall, Village A aims to contribute to the creation of vibrant, livable and inclusive community in ACP.

3.6.1.1 Open Space

Base31's vision aims to create a community that reflects the unique qualities of living in Prince Edward County,
focusing on its agricultural roots and natural landscapes. The ACP integrates strong ties to nature with greenway
systems connecting Base31 to surrounding natural features, serving as pathways for biking, walking, and recreational
activities. The villages are designed for reduced vehicle dependency, promoting walkability and easy access to
amenities. The ACP's parks system hierarchy includes local parks within villages, a central destination park for year-
round use, and "Green Fingers" offering passive and active recreation spaces.

The DPS incorporates greenway systems such as providing walkways (Blocks 283-293) that create linkages and
connectivity between the residential dwellings and road networks as a result promoting walkability. Further a Public
Park with an area of 1.45 hectares and Open Spaces with a total area of 0.11 hectares located throughout Village A
serving as passive and active recreational spaces.

3.6.1.2 Housing

The ACP seeks to create a sustainable and inclusive community by offering housing solutions for various income
levels, ages, and life stages. It explores a range of affordability, from attainable ownership units to below-market
rentals, and a variety of housing types. Collaboration with stakeholders and innovative partnerships will be key to
addressing these challenges and ensuring a broad range of housing options.

The proposed development will add to the range and mix of housing options in the Picton Urban Area housing market.
This development adds a total of 481 units in the form of Single Detached, Street Townhouse and Stacked Townhouse
built forms and a supply of apartment units to the housing supply projected to the year 2038 per the County OP. The
proposal supports the local economy, through offering more housing stock to the existing and future residents of
County of Prince Edward. Although in Village A, affordable and attainable housing is not provided by it will be met
in other areas of the Base31 neighbourhood.

3.6.1.3 Servicing
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The site’s servicing infrastructure will be implemented in phases based on demand. Future assessments will be
necessary to determine the infrastructure upgrades required for land development and these will align with the
Picton Master Servicing Study and the Regional Water Master Plan being developed by the County.

Sanitary

The lands within the Base31 area will be equipped with sanitary sewers, which will connect directly to the
Wastewater Treatment plan location to the northwest of the subject site. At least two pumping stations will be
needed to transport sewage from the southern part of the development of this treatment, which will also involve at
least two forcemain networks as well. Upgrades to the existing Wastewater Treatment Plant will be necessary to
support the ultimate build out. This detailed framework will be outline within the Master Servicing Plan.

As per the Functional Servicing and Stormwater Management Report (“FSSR”) prepared by SCS Consulting Group Ltd
there is adequate utilities and services for the proposed development. See Section 4.1 for the summary of the report.
New infrastructure and servicing are proposed to service the proposed development.

Stormwater

To meet with the stormwater management requirements, several Stormwater management Ponds are tentatively
planned at natural low points within the Base31 area. There will be a network of stormwater sewers which will
channel the drainage to these ponds, this will ensure compliance with quality, quantity and erosion control standards.
The comprehensive framework for this network will be specified in the Master Servicing Plan.

As part of the Village A DPS, one permanent and one interim storm pond are proposed for the development which
will be designed in conformity with applicable guidelines and requirements. The stormwater management plan for
the Village A DPS will be compatible with the overall Master Servicing Plan.

3.6.1.4 Active Transportation and Road Network

The ACP prioritizes connectivity by developing pedestrian and cycling networks to link various locations, promoting
healthy lifestyles and reducing car dependency. The transportation infrastructure will focus on community cohesion,
with pedestrian pathways, sidewalks, and dedicated bike paths enhancing walkability and safety. Public spaces will
be designed for year-round use. The plan includes collaboration with neighboring communities and early
partnerships to integrate public transit options, such as bike share programs and shuttles, into the area’s
transportation network. Future transit strategies will align with Prince Edward County’s Transportation Master Plan
Addendum.

While the active transportation system is generally limited in the area, the proposed development will incorporate
sidewalks within the public and public lanes and will connect to the surrounding planned network of roads and
sidewalks. Lastly, the proposal includes pedestrian connectivity through the provision of 1.27 hectares of walkways
and public lanes. Additionally, cycling lanes are provided within the public rights-of-ways.
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Figure 20 — Road Network in Context

Source: Area Concept Plan, September 2023

Flgure 21 - Pedestrian and Bike Network
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Figure 22 — Street Hierarchy
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3.7County of Prince Edward Comprehensive Zoning By-law 1816-2006

The County of Prince Edward Comprehensive Zoning By-law 1816-2006 will be superseded by the Minister’s Zoning
Order.

3.8 Minister’s Zoning Order

Portions of the Base31 development lands are undergoing a Minister’s Zoning Order (“MZ0”) in order to apply
zoning that will implement the vision of the Area Concept Plan (“ACP"). The MZO is structured so that unique
provisions, performance standards, and uses are to be implemented within the Village A (Subject Lands) area, as
contrasted with the wider ACP. The Village A lands will be zoned PB31-V. The MZO will ensure that Village A can
accommodate predominantly residential uses, such as single detached units, semi detached units, duplexes,
triplexes, townhouses, and apartment as well as non-residential uses such as retail stores, home businesses, public
uses, and more. The MZO provides appropriate development standards for the proposed uses, by establishing
minimum lot areas, setbacks, heights, coverages, parking, among other provisions and performance standards.

Figure 23 - Lands subject to Minister’s Zoning Order




Figure 24 - MZO Overlay on Village A Draft Plan of Subdivision
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4 o OSupporting Documents

4.1 Functional Servicing and Stormwater Management Report

A Functional Servicing and Stormwater Management Report (FSSR) has been prepared by SCS Consulting Group Ltd
dated September, 2024 in support of Draft Plan Approval applications for the proposed Village A development. A
number of guidelines and standards were relied upon, such as Quinte Conservation Stormwater Management
Submission Guidelines, Quinte Conservation, Sanitary, Storm and Water Systems Design Manual, prepared by the
County of Prince Edward, March 2023 and more.

The stormwater for the site will be managed through two storm ponds, one interim and one permanent which are
both within lands owned by the applicant. Due to the shallow bedrock throughout the proposed development,
retention via infiltration is not feasible. Potential water re-use opportunities may be explored at the detailed design
phases. Per the guidelines, Enhanced Level Protection (80% TSS Removal) is required, and is achieved. The overall
storm design will also achieve appropriate quantity and erosion control through controlling volumes and flow rates
as required. The following Low Impact Development (LID measures) and SWM controls will be implemented: CB
filtration, bioswales, Qil/Grit Separator, and End of Pipe SWM facility.

For sanitary servicing, the existing system consists of a 200 mm sanitary gravity sewer which does not have the
hydraulic capacity to service additional flow. The existing pumping station is operating at 60% of its capacity and the
Picton Water Pollution Control Plant is operating at 48.7% of its rated capacity. A 75 mm and 200 mm diameter
forcemain are currently being constructed on the east side of County Road #22, as part of the Revitalization District,
within the applicant’s subject site. The anticipated serviced population is 2,142 persons. The trunk sanitary sewer is
located within Street A, which has been sized to accommodate future phases, beyond Village A. The internal sanitary
network will discharge to a new sanitary sewer installed along County Road #22, extending north to the existing 200
mm diameter sewer bisecting the road, north of London Avenue, and south, extending to Kingsley Road. This main is
to be sized to capture any future anticipated development, as well as to provide an outlet for the Revitalization
District. As such, a suitable sanitary servicing design has been prepared.

The subject lands are within the Picton Heights/MacCauley Village pressure zone, however currently the site does
not draw on the existing water system. Village A will require a connection to the existing Picton WTP via a connection
to the existing BPS. A connection be made to the recently constructed 300 mm diameter watermain installed for the
Revitalization District. Water supply for the proposed development has been confirmed, based on the detailed water
modeling assessment that has been prepared.

Overall, the site will be serviced adequately and in accordance with all the relevant guidelines and requirements as
it relates to storm, sanitary and water services. Please see enclosed report for more information.

4.2 Updated and Refined Traffic Study

A Transportation Impact Assessment has been prepared by TYLin dated September 2024 for the Village A, within the
broader Base31. The TIS includes an assessment of the site traffic, capacity analysis, conceptual traffic circle design,
sight distance analysis and transportation demand management plan. The Transportation Impact Study concludes
that the proposed development can be accommodated by the existing and future transportation network and future



transit services for the area, assuming that the proposed mitigations be implemented. These include signalization of
the following intersections:

e County Road 10 and County Road 22

e  Church Street/County Road 22 and Kingsley South/Airport Lane

e  Church Street/County Road 22 and Kingsley Road

And the following auxiliary lanes:
e County Road 22 and Kingsley South/Airport Lane, left-turn lanes in all directions
e County Road 22 and Kingsley Road, left-turn lanes in the northbound and southbound directions, and right-
turn lane in the westbound direction
e Kingsley Road and Collector A, left-turn lanes in the eastbound and southbound directions

In addition, the intersection of Church Street/County Road 22 & Collector A has been modified to operate as a right-
in/right-out intersection and the intersection of Collector A & Street J/Street B has been modified to operate as a
traffic circle (roundabout for the purposes of this analysis), as requested by the County. Moreover, Collector Road A
is proposed to be designed to accommodate a 50 km/h design speed for the purposes of sight line assessments and
would be achieved through a number of different natural traffic calming measures. The proposed overall
transportation design for the Village A DPS will support the development of the project. For more information,
please see the enclosed report.

4.3 Environmental Impact Study

An Environmental Impact Study was prepared by SLR Consulting (Canada) Ltd. dated September 6, 2024; the full
report has been provided under a sperate cover. The report provides several environmental management measures
for the proposed development of Village A. The proposed development of Village A will require tree clearing and
grading, including the removal of portions of the Eastern Red Cedar woodland area. The proposed development will
also require the removal of the small Thicket Swamp wetland. Through the finalization of the detailed design and
construction of Village A, mitigation and protection measures will be implemented. These measures include standard
mitigation to be applied across the whole Study Area, where applicable, as well as site-specific measures. Some of
the required mitigation measures include the following:
e Appropriate setbacks from natural features and adherence to timing windows to minimize impacts on
migratory birds and breeding habitats.
e Invasive species will be prevented by using certified weed-free topsoil and cleaning construction
equipment thoroughly before arrival and departure.
e Construction equipment should arrive and leave the site clean and should be cleated in an area where
contamination and seed spread are limited.
e Implementation of 30 metre buffer from the Deciduous Swamp.
e Implementation of 15 metres buffer from drainage feature of East Lake Tributary system.
e  Best practices as they relate to erosion and sediment control.
e Tree removals outside bat maternity roost season and breeding bird season.
e Regular monitoring.

The report also recommends that a registry and payment into the Species at Risk Conservation Fund will be
completed as per O.Reg. 242/08 for the removal of Eastern Meadowlark habitat. The report concludes that the
proposed Village A development is environmentally feasible and not result in negative impacts the natural heritage
features provided that the recommended mitigation and enhancement measures are implemented. For more
information, please see enclosed report.
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4.4 Blasting and Vibration Study

The Pre-Blast Inspection and Vibration Monitoring Plan was prepared by Explotech Engineering Ltd. dated September
11, 2024, for the pre-blast inspections and vibration monitoring required for the blasting operations for the Village
A Phase 1 Development. Explotech recommends that the project follow Ontario Provincial Standard Specification
Municipal 120 2019 (OPSS.MUNI 120) General Specification for the Use of Explosives, as the County does not have its
own blasting guideline. This guide will provide safe blasting practices and provide protective measures to the
adjacent properties. Explotech will conduct the pre-blast inspections of all structures within the pre-blast radius
subject to property owner, management, or tenant approval. Regarding vibration, ground vibration peak particle
velocity and the peak sound pressure levels shall be monitored at 250 metres from the area of the blast or at the
closest portion of any utility, residence, structure, or facility. For more information, please see enclosed report.

4.5 Geotechnical Study

A Preliminary Geotechnical Site Investigation report has been prepared by Gemtec dated September 5, 2024. The
field work for this current investigation was carried out from July 22 to July 30, 2024. The purpose of the geotechnical
investigation was to characterize the general subsurface and groundwater conditions at the site by means of a limited
number of boreholes, laboratory tests and monitoring wells. The report provides guidance on the geotechnical design
considerations of the project related to topsoil stripping and reuse, site preparation, engineered fill, foundation
depths and walls, frost penetration, seismic classification, excavation, temporary groundwater control, site servicing,
storm ponds, and asphalt pavement construction and more. The provided mitigation measures and technical design
considerations will contribute to successful implementation of the proposed Village A DPS. Please see enclosed
report for more information.

4.6 Arborist Report

An Arborist Report and Tree Protection Plan was prepared by SLR Consulting Canada (Ltd.) in accordance with Prince
Edward County Tree Bylaw requirements. The report includes a review of relevant tree protection policies and
guidance documents, tree inventory methods and results, a tree protection plan identifying trees proposed to be
preserved and recommended tree protection measures, as well as the tree replacement recommendations for trees
proposed to be removed. The proposed development will clear 29.5 hectares, which includes approximately 31,881
trees (6,533 212 cm DBH). The eastern portion of Village A is currently to be retained as undeveloped. In this area,
approximately 19,062 trees will be retained. Tree protection measures include fencing placed beyond the dripline of
retained trees to prevent construction impacts. The Tree Protection Plan is designed to safeguard these trees during
development, and management strategies are outlined to minimize impact and ensure adherence to preservation
guidelines. It is noted that new tree planting will occur within the streetscapes, parks, and open spaces within the
DPS. For more information, please see enclosed report.



5 oOConcIusion

The Biglieri Group Ltd. (‘TBG’) has been retained by PEC Community Partners Inc. (the ‘Owner’) to prepare planning
applications and obtain the municipal approvals for proposed development on the lands of 343 County Road, Base31, Village
A (“Subject Site”) located north of Kingsley Road and on east side of Church Street / Country Road 22, in the Town of Picton
and within the County of Prince Edward County.

This Planning Rationale Report has been prepared in support of a Draft Plan of Subdivision (‘DPS’) application.

The DPS is comprised of 244 Single Detached lots with frontages ranging from 9.20 metres to 13.40 metres, a total of 171
Townhouse units consisting of frontages of both 6.10 metres and 7.62 metres, and lastly, 66 Stacked Townhouse units with
frontage of 9.75 metres. In addition, two blocks are designated for high density purposes with a total area of 3.06 hectares.
The total number of lots proposed for the DPS is 481. The total number of units for the entirely of the Draft Plan lands is yet
to be determined, as the number of units within the high-density blocks will be finalized through detailed Site Plan Approval
submissions in the future.

This Planning Rationale has evaluated the merits of the proposed application in the context of all applicable Provincial,
Regional and local policies. It is our opinion that that the proposed DPS for Village A is consistent with the policies as set forth
within the current Provincial Policy Statement, future Provincial Planning Statement, and the Prince Edward County Official
Plan and Picton Urban Centre Secondary Plan, including the OPA and Area Concept Plan (ACP) for the Base31 lands.

For all the reasons outlined in this report, it is our professional opinion that the proposed Draft Plan of Subdivision is

appropriate and desirable, represents good planning and warrants approval by Prince Edward County.

Respectfully submitted,
THE BIGLIERI GROUP LTD.

Mike Pettigrew, B.U.R.PI Mallory Nievas, RPP, MCIP
Partner-Manager of Design Associate

Cc: PEC Community Partners Inc.
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