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1.0
Introduction

1.1 Executive Summary

DenOuden Inc. is pursuing applications for Official Plan Amendment and Zoning By-law Amendment to permit a
range of rural commercial and light industrial uses on a 19.3-hectare property located on the east side of Highway
62, between Jericho Road and County Road 14, in the County of Prince Edward.

The proposed amendments will facilitate the development of a range of rural commercial and rural industrial
uses, anchored by a self-storage facility and complemented by a variety of similar low impact uses such as
outdoor vehicle storage, a contractor’'s yard and workshops, that are compatible with and supportive of the
surrounding rural area. The development is planned to proceed in phases and will be supported by appropriate
private servicing and existing rural infrastructure.

The subject lands are currently designated Rural Land and Environmental Protection Area on Schedule A-1 —
Land Use Designations of the County of Prince Edward Official Plan and are zoned Rural (RU), Environmental
Protection (EP), and Environmental Protection — Provincially Significant Wetlands (EP-W) in the County of Prince
Edward Comprehensive Zoning By-law No. 140-2025.

An Official Plan Amendment is proposed to redesignate the developable portion of the site to Rural Industrial
Land to permit the proposed rural commercial and rural light industrial uses. A Zoning By-law Amendment is
proposed to rezone the developable potion of the site to a Rural Industrial (MR-X) Exception Zone to implement
the proposed land use permissions. The Zoning By-law Amendment is also proposed to align the boundaries of
the Environmental Protection (EP) and Environmental Protection — Provincially Significant Wetlands (EP-W)
zones with the natural heritage features and associated setbacks identified through the Environmental Impact
Constraints Analysis.

Supporting technical studies; including an Environmental Impact Constraints Analysis, Functional Servicing and
Stormwater Management Report, and Traffic Impact Brief Memorandum, have been prepared to evaluate the
proposed development, identify technical requirements, and identify potential mitigation measures. These studies
demonstrate the proposed development can proceed in phases as proposed and will not result in adverse
impacts.

This report evaluates the proposed amendments in the context of the applicable policy and regulatory framework
and the surrounding land use context. It is our opinion that the proposed development is consistent with the land
use policies, represents an appropriate and compatible form of development for the subject site, and will result
in the appropriate use of an underutilized property in the County’s rural area.

1.2 Introduction

Fotenn Planning + Design has been retained by DenOuden Inc. (the ‘applicant’) to prepare this Planning
Justification Report related to applications for Official Plan Amendment and Zoning By-law Amendment for the
site located on the east side of Highway 62 between Jericho Road and County Road 14 in Prince Edward County.
The site has a total area of approximately 19.3 hectares. The purpose of these applications is to permit a variety
of rural commercial and rural industrial uses which are intended to support the surrounding rural area.

A pre-application meeting was held with County of Prince Edward planning staff in February 2025. Subsequent
conversations with County staff have confirmed the submission requirements for the proposed applications.
Accordingly, the following are submitted in support of the application:

Concept Plan;

/ Functional Servicing and Stormwater Management Report;

/  Traffic Impact Brief;

/ Environmental Impact Constraints Analysis;

N
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/ Application fees;
/ Application forms; and,
/ This Planning Justification Report.

The purpose of this report is to assess the appropriateness of the proposed uses on site and the requested
amendments in the context of the surrounding community and policy and regulatory framework applicable to the
property.

1.3  Development Applications

The subject site is designated Rural Land and Environmental Protection Area on Schedule A-1 — Land Use
Designations of the Official Plan of Prince Edward County. Portions of the property also include non-provincially
significant wetlands, as identified on Schedule ‘B’: Natural Features & Areas. The site is split zoned Rural (RU),
Environmental Protection (EP), and Environmental Protection — Provincially Significant Wetlands (EP-W) in the
County of Prince Edward Comprehensive Zoning By-Law 140-2025.

An Official Plan Amendment is proposed to redesignate the subject site from Rural Land to Rural Industrial Land
on Schedule A-1 to allow the proposed range of rural commercial and rural industrial uses on site.

A Zoning By-law Amendment is proposed to rezone the developable (non-Environmental Protection zoned)
portion of the subject site to a Rural Industrial (MR-X) Exception Zone to permit the proposed uses, which are
not currently permitted under the existing zoning to facilitate development of the site. The Zoning By-law
Amendment is also proposed to align the boundaries of the Environmental Protection (EP) and Environmental
Protection — Provincially Significant Wetlands (EP-W) zones with the natural heritage features and associated
setbacks identified through the Environmental Impact Constraints Analysis.

Future development on the site will be subject to application(s) for site plan control.
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2.0
Site Context and Surrounding Area

The subject site is located on the east side of Highway 62 between Jericho Road and County Road 14 and more
specifically between the parcels municipally known as 2856 Highway 62 and 2664 Highway 62. The site has an
area of approximately 19.3 hectares with approximately 521 metres of frontage on Highway 62. Currently, the
site is undeveloped and contains natural heritage features. Portions of wetland areas are located in the northeast
and south sections of the site, associated with the larger Selby Creek Headwater Swamp wetland complex
extending east of the property and the Consecon Creek Swamp to the south. Asmall wet pond is situated along
the western boundary of the site, adjacent to Highway 62. The site is also adjacent to an unopened road
allowance to the south.

The site is well-situated along a major transportation corridor, approximately 12 minutes south of Belleville and
13 minutes northwest of Picton. The property is conveniently positioned between several nearby communities,
including Bloomfield, Wellington, and Rossmore.

The surrounding area consists of a mix of rural land uses typical of the Highway 62 corridor, including rural
industrial, rural residential, highway commercial, and tourist commercial uses, as well as environmentally
protected lands. Adjacent land uses include a rural solar farm to the west, rural residential uses immediately to
the north, undeveloped and environmentally protected lands to the east, and rural residential and agricultural
uses immediately to the south, with a broader mix of rural, residential, rural commercial, and rural industrial uses
located throughout the surrounding area.
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Figure 1: Surrounding Context (Source: PEC GIS & Mapping, annotated by Fotenn Planning + Design)

The following uses are located immediately adjacent to the site:
/ North: Rural Residential
/  East: Rural, Environmental Protection
/  South: Environmental Protection, Rural, Agricultural
/ West: Energy Uses (Northland Power Solar Generating Station)
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3.0
Development Proposal

The applicant proposes to develop the subject site with a mix of rural industrial, rural commercial, and rural uses.
A concept plan has been developed for the site which illustrates the proposed phased development of the
property. Phase 1 is proposed to include the south portion of the property with an area of approximately 10.1
acres. Phase 2 is proposed to include the central portion of the property with an area of approximately 6.1 acres.
Phase 3 is proposed to include the north portion of the property with an area of approximately 10.2 acres.
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Figure 2: Concept Plan (Source: Jewell Engineering Inc.)

Phase 1 is proposed to include a self-storage facility consisting of indoor climate controlled storage buildings,
covered storage areas, and an outdoor storage area for the storage of vehicles, trailers, recreational vehicles,
and boats. The self-storage facility in Phase 1 is proposed to be fully secured with fencing. Phase 1 is also
proposed to include buildings with small individual units for the purpose of workshop, custom workshop,
contractor’s yard, warehouse, office or other similar uses.

The applicants are aware that Base 31, originally developed as part of the former British Royal Airforce No. 31
Bombing and Gunnery School, and most recently known as the Loch Sloy Business Park, is proposed to be
redeveloped as a major County destination. Base 31 has recently in part been operating as a light industrial park
for local businesses. As Base 31 continues to be redeveloped, local businesses operating at and from the site
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may be displaced. The intent of the subject applications, and specifically the inclusion of buildings with individual
units for rent, is to support the establishment of small contractor and workshop spaces to offer alternatives for
those uses and spaces that are expected to be lost through the Base 31 development. This development will
support the retention of small-scale rural industrial spaces within the County.

Uses and building layouts have been considered for the areas of Phase 2 and 3, but remain conceptual at this
stage. The concept plan shows Phase 2 to be developed with a variety of buildings with individual rental units
which will, similar to Phase 1, support workshop, custom workshop, contractor’s yard, warehouse, office or other
similar uses. A recreational vehicle sales and service establishment is also shown in the Phase 2 portion of the
development, which would be located in proximity to Highway 62 to benefit from visibility from the roadway.

Development of the Phase 2 and 3 portions of the property will occur as demand arises and will consist of a
range of rural industrial and rural commercial uses, proposed to be established through the proposed zoning by -
law amendment application.

The development will be supported by a single access point from Highway 62 which will connect to internal drive
aisles. The property owner will maintain ownership of the proposed internal laneways and drive aisles, and they
will not be conveyed to the municipality. On-site parking will be provided for each use in compliance with the
zoning by-law.

Each phase of the development will be supported by individual private sewage disposal systems. Locations of
these systems are shown conceptually on the concept plan, but will be reviewed in further detail through the
future site plan control application processes.

Existing natural heritage features including the identified wetlands are proposed to be preserved and protected
through the proposed development. The proposed development will maintain a minimum 30-metre setback from
the wetlands identified in the southern and northeastern portions of the site and a 5-metre dripline separation is
proposed for the wooded area connecting the two wetlands along the east boundary of the property . In addition,
a vegetated filter strip and swale are proposed along the perimeter of the development area, just beyond the 30-
metre wetland buffer, to support on-site stormwater management. The wet pond located along the west boundary
adjacent to Highway 62 will also be retained, intended to support on-site firefighting suppression.

The subject lands will remain under single ownership with portions of the property and buildings rented to tenants
as demand arises.

April 2026 Highway 62, Prince Edward County
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4.0
Supporting Studies

4.1 Environmental Impact Constraints Analysis

An Environmental Impact Constraints Analysis (EICA) was prepared by Ecological Services to identify natural
heritage features and constraints that may affect and/or should be considered as part of the development
potential of the site. Field investigations were completed in May and June 2025, with the final report dated
February 19, 2026. The analysis identified a Provincially Significant Wetland, the Selby Creek Headwater
Swamp, located in the northeast portion of the property. A minimum 30-metre development setback was
recommended to maintain the ecological form and function of this feature. An additional wetland, identified as
the Consecon Swamp and classified as non-significant, was identified in the southeast portion of the property,
with a smaller extension in the southwest near Highway 62. A 30-metre setback was also recommended for this
non-significant wetland. The analysis noted minor inaccuracies in the existing wetland boundary mapping and
recommended that a future development concept plan includes a refined assessment of the wetland boundaries
to ensure accurate application of the required setbacks.

A woodland located in proximity to the eastern boundary of the site, situated between the two wetlands, was also
identified as providing a potential linkage corridor between the Selby Creek and Consecon wetland areas. It is
recommended that this woodland be retained in its natural state to preserve ecological connectivity.

Regarding significant wildlife habitat, the EICA recommended that any future Environmental Impact Study (EIS)
include three amphibian surveys within both wetland areas to determine whether significant amphibian breeding
or movement corridors are present. With respect to species at risk, the report included recommendations for
potential bat and turtle habitat. For bat species, any removal of non-red cedar trees greater than 25 centimetres
in diameter at breast height should be avoided between April 1 and September 30 unless exit surveys confirm
that the trees do not serve as active roosts. For Blanding’s Turtle, the potential for habitat use was determined
to be low; however, as changes in landscape conditions from development could attract nesting turtles, mitigation
measures such as turtle fencing and the maintenance of artificial nesting sites may be considered at the detailed
design stage. It is also recommended that a targeted turtle assessment of the upland areas adjacent to the
wetlands be completed as part of a future concept plan Finally, as a standard precaution under the Migratory
Birds Convention Act, all tree removal should occur outside the nesting period of April 1 to August 15 to avoid
disturbance to migratory bird species.

The EICA identifies natural heritage features and provides appropriate recommendations to support the current
official plan amendment and zoning by-law amendments. The EICA concludes that the proposed development is
possible on the property without causing a negative impact. As part of future site plan control applications, the
ecologist recommends completion of an Environmental Impact Study to review the approved building details and
locations of the proposed development.

4.2  Traffic Impact Brief

Jewell Engineering prepared a Traffic Impact Brief to review traffic generation of the proposed development,
potential infrastructure upgrades, site access configuration, intersection spacing and sightlines.

Jewell reviewed the proposed uses in each of the three phases and provided conservative traffic generation
estimates. Based on standard trip generation rates for the existing and proposed land-uses, the development is
anticipated to generate 44 trips during the peak AM period, 51 trips during the peak PM period and 96 trips during
the peak Saturday hour. Jewell has indicated that given that the site has frontage on Highway 62, an arterial
MTO highway designed to convey large volumes of traffic, the addition of 96 vehicle trips per peak hour are not
likely to have a significant impact on the local road network.
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Based on the estimated peak-hour volumes and future background projections, Jewell has identified the potential
requirement of a southbound left-turn land on Highway 62, according to the MTO Design Supplement, to support
full three phase build out of the proposed development. Further details of this requirement will be reviewed
through the future site plan control applications once proposed uses are confirmed and further details on the
proposed development are confirmed.

Jewell confirmed that the proposed site entrance will achieve the minimum intersection spacing as per TAC and
MTO requirements.

As well, Jewell measured sightlines at the proposed entrance location to ensure that safe access is provided,
and confirmed the proposed entrance has a clear line of sight to the south with a sight distance of greater than
350 metres and a north sight distance of greater than 400 metres. Jewell confirmed sightlines along Highway 62
exceed minimum requirements and are sufficient to provide safe access at the proposed entrance location.

The TIB confirms existing transportation infrastructure and the proposed entrance are appropriate to support the
proposed development and no significant impacts are anticipated. As part of the future site plan control
applications for each development phase, we anticipate a detailed traffic impact study will be required to review
the specific uses, buildings, and confirm traffic generation.

4.3  Functional Servicing and Stormwater Management Report

Jewell Engineering prepared a Functional Servicing and Stormwater Management Report to review servicing
requirements and identify stormwater management methods.

Jewell confirmed the proposed self-storage and small business workshops, will have low water use. Water
demand for a self-storage facility with one washroom is 950L/day. Water demand for the small business and
contractor workshops is estimated to be up to 75L/person/day for hand washing and toilet facilities. The number
of shops may include up to 30 units with 1.5 employees per unit, with total water demand in Phase 2 to be 3,375
L/day. Jewell estimates total water demand is likely to be less than 10,000 L/day by full development of Phase
2. It is expected that detailed water demand calculations will be provided through future site plan control
applications once use and building configurations are confirmed. Water supply for fire response is planned to be
provided in the quarry or through the inclusion of a storage pond located in the Phase 1 area.

Jewell indicates that water demands for the proposed uses can be met through one of or a combination of private
groundwater supply, rainwater harvesting, or water delivery. Jewell reviewed well records for existing drilled wells
in the area which show water is fresh and pump rates are between 1 gallon per minute and 40 gallons per minute.
Rainwater harvesting offers a Low Impact Development (LID) strategy which would include the collection of
rainwater from roof areas and storage within cisterns or external tanks. Rainwater harvesting is typically intended
for non-potable use such as flushing toilets, but with the provision of adequate treatment can be suitable for
drinking. Bulk water delivery provides another option for water supply. Options for water supply exist for the
proposed development.

Sewage disposal is planning to be provided via Class IV septic systems. The preliminary concept plan identifies
potential locations for several septic systems. Sewage flows were estimated assuming 100% of water demands,
which were estimated to be 4,375 L/day. Jewell has noted that individual septic systems will be designed at the
site plan approval stage at which time the distribution piping, contact area and apron will be sized according to
the OBC and local soil conditions. Jewell indicates the property area is substantial, and septic systems can be
positioned on the property while respecting all setbacks and providing ample opportunity for efficient land
development.

Overall, Jewell confirms the proposed development will proceed with privately supplied water through private
wells supplemented with rainwater harvesting and sewage disposal using Class IV septic systems. The proposed
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uses will require low and moderate water usage and the private supply and disposal concept is well suited to a
rural setting.

In terms of stormwater management, Jewell indicates that three catchment areas are present on the site
(Catchment Areas 100, 101 and 102), and Phase 1 of the development will be mostly within Catchments 101 and
102 and Phases 2 and 3 will be mostly within Catchment 100. Jewell confirms stormwater management objectives
for enhanced protection can be met with a combination of technologies including levelling swales, filter strips,
enhanced swales, rainwater harvesting, and a dry pond. The large wetland setbacks will also help to provide
additional polishing of stormwater as drainage is discharged into three perimeter wetlands on the property. Water
quantity controls for catchment 201 will be achieved using a dry pond facility. Drainage in the other catchments
can be attenuated by a levelling swale and the on-site wetlands. No flooding impacts are expected.
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5.0
Policy and Regulator Review

5.1 The Planning Act, R.S.0. 1990, c. P.13

The Planning Act (the “Act”) is provincial legislation which establishes the framework and rules for land use
planning in the province of Ontario. The Act outlines rules and requirements for a range of matters, including the
roles and responsibilities of municipal governments in the planning process and the broader rules regarding land
use planning in the Province, among other things.

Part I, Section 2 of the Act outlines matters of provincial interest which municipalities and the Tribunal shall have
regard to. Relevant matters of provincial interest include the following:

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

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

(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;

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

(k) the adequate provision employment opportunities;

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

(o) the protection of public health and safety;

(p) the appropriate location of growth and development;
The proposed development has appropriate regard for these matters of provincial interest. The application
proposes to introduce a range of rural commercial and rural industrial uses that are compatible with and
supportive of the surrounding rural context. The site is located outside a designated settlement area, and the
proposed uses are low-impact, with modest demands on water, wastewater, and transportation infrastructure
compared to more urban commercial or industrial developments. The range of permitted uses is intended to
support the agricultural economy and the broader rural community, including uses such as agricultural processing
facilities, farm machinery sales and service, garden centres/nurseries, and outdoor equipment storage. The
proposed uses will contribute to the economic diversification of the County’s rural area by providing local
employment opportunities and reducing travel distances to rural commercial and industrial services. The proposal
also demonstrates regard for environmental protection by maintaining appropriate setbacks from natural features
on and adjacent to the site, with no negative impacts anticipated on surrounding natural systems. Overall, the
proposed development represents an appropriate form of rural economic development that aligns with the intent
of the Planning Act and supports the orderly, efficient, and sustainable development of the County.

572 Provincial Planning Statement, 2024

The 2024 Provincial Planning Statement (PPS) came into effect on October 20, 2024. The PPS provides policy
direction on matters of provincial interest related to land use planning and development. Decisions of municipal
councils must be consistent with the PPS, which provides direction for issues such as the efficient use of land
and infrastructure, the protection of natural and cultural heritage resources, maintaining a housing stock that
appropriately addresses the demographic and economic diversity of households, supporting long-term economic
prosperity, and preserving natural resources for future uses. PPS policies that are directly relevant to the
proposed development are discussed below, with the policy cited in italics:

Chapter 2: Building Homes, Sustaining Strong and Competitive Communities
Chapter 2 of the PPS provides guidance regarding planning for people, employment, and growth. It provides
policies for Rural Areas and Rural Lands in municipalities.
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2.5 Rural Areas in Municipalities
1. Healthy, integrated and viable rural areas should be supported by:
a) building upon rural character, and leveraging rural amenities and assets;

The proposed applications seek to permit a variety of rural commercial and rural industrial uses that are
compatible with the surrounding rural area. These permissions will allow for the development of uses that serve
and support the rural community, such as a veterinary clinic, agricultural processing facility, farm machinery sales
and service, and other complementary uses. Collectively, these uses will build upon and reinforce the rural
character and economic function of the area.

d) using rural infrastructure and public service facilities efficiently;
The proposed development will introduce low-impact rural commercial and rural industrial uses that are not
significant users of water or traffic generators. The site can be adequately serviced by a combination of private
well, rainwater harvesting and water delivery and septic systems, with no anticipated impacts on adjacent
properties or nearby environmentally protected lands. The existing road network is sufficient to accommodate
the expected level of traffic generated by the proposed uses.

e) promoting diversification of the economic base and employment opportunities through goods
and services, including value-added products and the sustainable management or use of
resources;
The applications propose to diversify the local rural economy by introducing a range of new and compatible
commercial and industrial uses. These uses will contribute to the economic diversification of Prince Edward
County’s rural area by providing local employment opportunities and supporting value-added and resource-based
activities in a sustainable, low-impact manner.

f) providing opportunities for sustainable and diversified tourism, including leveraging historical,
cultural, and natural assets;
The proposed permissions will allow for small-scale, tourism-supportive rural uses, such as a cider house,
distillery, or microbrewery, which align with the County’s growing agri-tourism sector. These uses can enhance
local tourism opportunities while maintaining the rural character of the area.

g) conserving biodiversity and considering the ecological benefits provided by nature; and
The subject property contains wetland features identified through the Environmental Impact Constraints Analysis.
The proposed development incorporates the recommended 30-metre setback from all identified wetlands and 5-
metre dripline separation from the connecting wooded area, ensuring these buffers remain in a natural and
vegetated state. The proposal has been designed to avoid and mitigate environmental impacts and to protect the
ecological functions of on-site and adjacent natural features.

h) providing opportunities for economic activities in prime agricultural areas, in accordance with
policy 4.3.
The proposed amendments seek to permit rural commercial and rural industrial uses that in part support the
agricultural sector, including agricultural processing, veterinary services, farm machinery sales and service, and
outdoor storage for agricultural vehicles and equipment. These uses are consistent with the intent of the PPS to
support agriculture-related and value-added activities within the broader rural area.

2.6 Rural Lands in Municipalities
1. On rural lands located in municipalities, permitted uses are:

a) the management or use of resources;

b) resource-based recreational uses (including recreational dwellings not intended as
permanent residences);

d) agricultural uses, agriculture-related uses, on-farm diversified uses and normal farm
practices, in accordance with provincial standards;

e) home occupations and home industries;

g) other rural land uses.
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The proposed application seeks to permit rural industrial, rural commercial and agriculture-related uses that will
support surrounding agricultural operations and provide opportunities for processing, value-adding, and
marketing agricultural products. Examples of proposed uses include an agricultural processing facility, farm
machinery sales and service, and a veterinary/animal clinic, among other compatible uses that strengthen the
agricultural economy. The proposal includes an Official Plan Amendment to redesignate the property to Rural
Industrial Land and a Zoning By-law Amendment to rezone the developable portion of the site to a Rural Industrial
(MR) Exception Zone. These amendments will allow a range of rural commercial, rural industrial, and supporting
uses, including limited home occupations and rural residential uses, that contribute to the diversified rural
economy and maintain the character of Prince Edward County’s countryside.

2. Development that can be sustained by rural service levels should be promoted.
The proposed rural industrial and rural commercial uses require significant areas of land but do not require
significant water or wastewater infrastructure, making them well-suited to a rural, privately serviced context. A
Functional Servicing Report was prepared by Jewell Engineering which demonstrates that the proposed
development can be adequately supported by a combination of private well, rainwater harvesting and water
delivery methods along with and private septic systems, with no anticipated impacts on groundwater resources.
The development can be sustained by existing rural service levels.

3. Development shall be appropriate to the infrastructure which is planned or available, and avoid the
need for the uneconomical expansion of this infrastructure.
The proposed development will be appropriately serviced by private water and wastewater systems and will rely
on the existing road network of Highway 62. The uses are low-impact and will not require the extension or
expansion of municipal infrastructure. As such, the proposal represents a form of efficient rural development that
avoids the need for uneconomical infrastructure investment.

4. Planning authorities should support a diversified rural economy by protecting agricultural and other
resource-related uses and directing non-related development to areas where it will minimize
constraints on these uses.

The subject site is not located within the County’s designated Agricultural Area designation. Additionally, the
Canada Land Inventory (CLI) capability mapping identifies the property as having 6R and organic soils. The soils
on this property have virtually no capacity for arable agriculture. The proposed development will not result in loss
of agricultural land and will not remove agricultural lands from production. Instead, the proposal will complement
and support surrounding agricultural and rural activities by introducing a range of permitted uses that serve the
rural and farming community, reducing travel distances for rural services and providing opportunities for
agricultural and resource-related businesses to locate in a central, accessible rural location.

2.8 Employment
2.8.1 Supporting a Modern Economy
1. Planning authorities shall promote economic development and competitiveness by:

a) providing for an appropriate mix and range of employment, institutional, and
broader mixed uses to meet long-term needs;

b) providing opportunities for a diversified economic base, including maintaining a
range and choice of suitable sites for employment uses which support a wide
range of economic activities and ancillary uses, and take into account the needs
of existing and future businesses;

c) identifying strategic sites for investment, monitoring the availability and suitability
of employment sites, including market-ready sites, and seeking to address
potential barriers to investment;

d) encouraging intensification of employment uses and compatible, compact,
mixed-use development to support the achievement of complete communities;
and

e) addressing land use compatibility adjacent to employment areas by providing an
appropriate transition to sensitive land uses.
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The proposed development seeks to introduce a range of rural industrial and rural commercial uses within an
area of the County that already contains a mix of established rural and resource-based uses. The proposal
includes a self-storage facility and permissions for rural industrial and rural commercial uses which are compatible
with the surrounding rural context and contribute to a diversified rural economy. While the proposal supports the
objectives of economic diversification and local service provision, it is not expected to be a significant employment
generator. The proposed uses are generally low-intensity and low-employment, but they will provide limited on-
site job opportunities and support employment in the broader rural area by offering space for small-scale
enterprises and local business operations. The intent of the subject applications, and specifically the inclusion of
buildings with individual units for rent, are intended to support the establishment of small contractor spaces to
offer alternatives for those uses and spaces that are expected to be lost through the Base 31 development. The
proposal contributes to the County’s economic base, ensuring appropriate use of rural lands, and providing
opportunities for compatible employment-related uses.

2.9 Energy Conservation, Air Quality and Climate Change
1. Planning authorities shall plan to reduce greenhouse gas emissions and prepare for the impacts of
a changing climate through approaches that:
b) incorporate climate change considerations in planning for and the development of
infrastructure, including stormwater management systems, and public service facilities;
c) support energy conservation and efficiency;
d) promote green infrastructure, low impact development, and active transportation, protect the
environment and improve air quality; and
e) take into consideration any additional approaches that help reduce greenhouse gas
emissions and build community resilience to the impacts of a changing climate.
Stormwater management objectives for enhanced protection will be met with a combination of technologies
including: levelling swales, filter strips, enhanced swales, rainwater harvesting, and a dry pond. The large wetland
setbacks will also help to provide additional polishing of stormwater as drainage is discharged into three perimeter
wetlands on the property. The development will incorporate narrow gravel internal laneways limiting pervious
surfaces. Overall, the proposed development will offer a variety of uses that support the rural community,
contributing fewer potential vehicle trips to the urban areas.

Chapter 3: Infrastructure and Facilities

Chapter 3 of the PPS provides policy direction relating to the efficient provision and use of infrastructure and
public service facilities in the province. Matters discussed in Chapter 3 includes among other things the
management of sewage, water, and stormwater to ensure new development and growth can be adequately
serviced.

3.6 Sewage, Water and Stormwater
4. Where municipal sewage services and municipal water services or private communal sewage
services and private communal water services are not available, planned or feasible, individual onsite
sewage services and individual on-site water services may be used provided that site conditions are
suitable for the long-term provision of such services with no negative impacts.
A Functional Servicing Report was prepared by Jewell Engineering which confirms the proposed development
represents low and moderate water uses. The development will be supported by private water systems through
a combination of groundwater supply, rainwater harvesting, or water delivery and sewage disposal is planned to
be provided via Class IV septic systems. Jewell confirmed the proposed uses will require low and moderate w ater
usage and the private supply and disposal concept is well suited to a rural setting.

8. Planning for stormwater management shall:
a) be integrated with planning for sewage and water services and ensure that systems are
optimized, retrofitted as appropriate, feasible and financially viable over their full life cycle;
b) minimize, or, where possible, prevent or reduce increases in stormwater volumes and
contaminant loads;
¢) minimize erosion and changes in water balance including through the use of green
infrastructure;
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d) mitigate risks to human health, safety, property and the environment;
e) maximize the extent and function of vegetative and pervious surfaces;
f) promote best practices, including stormwater attenuation and re-use, water conservation and
efficiency, and low impact development; and
g) align with any comprehensive municipal plans for stormwater management that consider
cumulative impacts of stormwater from development on a watershed scale.
Jewell prepared a Functional Stormwater Management Report which confirms stormwater management
objectives for enhanced protection can be met with a combination of technologies including levelling swales, filter
strips, enhanced swales, rainwater harvesting, and a dry pond. Jewell notes the large wetland setbacks will also
help to provide additional polishing of stormwater as drainage is discharged into three perimeter wetlands on the
property. Water quantity controls for catchment 201 will be achieved using a dry pond facility and drainage in the
other catchments can be attenuated by a levelling swale and the on site wetlands.

Chapter 4: Wise Use and Management of Resources

Chapter 4 provides policy direction regarding the protection of natural and cultural heritage resources in the
province. Policies in this section regulate development in relation to identified natural heritage features, the wise
use and management of water, the protection of agriculture, the protection of minerals and aggregates, and
development of lands with cultural and archaeological heritage.

4.1 Natural Heritage
1. Natural features and areas shall be protected for the long term.

An Environmental Impact Constraints Analysis (EICA) was prepared in support of the proposed Official Plan
Amendment and Zoning By-law Amendment applications to identify significant natural heritage features that may
affect development potential on the site. The EICA identified a Provincially Significant Wetland (PSW), a non-
significant wetland, existing woodlands, and potential habitat for Species at Risk (SAR) and Significant Wildlife
Habitat (SWH). The study evaluated these features, delineated their extents, and recommended mitigation
measures to avoid or minimize impacts on ecological functions. The proposed development will incorporate all
recommended setbacks and buffers to ensure the protection of existing natural heritage features. The EICA does
not anticipated impacts to the natural environment.

2. The diversity and connectivity of natural features in an area, and the long-term ecological function
and biodiversity of natural heritage systems, should be maintained, restored or, where possible,
improved, recognizing linkages between and among natural heritage features and areas, surface
water features and ground water features.

Two wetlands were identified on the site; the Selby Creek Headwater Swamp (a Provincially Significant Wetland)
located in the northeast portion of the site, and the Consecon Swamp, a non-significant wetland located in the
southeast portion of the site, with a smaller extension in the southwest near Highway 62. Woodlands are present
adjacent to these wetlands, including one along the eastern property boundary which connects the two wetland
features. While not considered a “significant woodland” due to its size, this feature provides a potential ecological
linkage between the two wetlands. The EICA recommends retaining this woodland in its natural state, and the
proposed development concept accommodates this by maintain the eastern portion of the site undeveloped with
the inclusion of a 5 metre dripline separation to maintain connectivity.

3. Natural heritage systems shall be identified in Ecoregions 6E & 7E1, recognizing that natural heritage
systems will vary in size and form in settlement areas, rural areas, and prime agricultural areas.

The Environmental Impact Constraints Analysis (EICA) identified all natural heritage features present on the site
and provided recommendations and mitigation measures to ensure their long-term protection and the
maintenance of their ecological functions. The analysis included site visits and field surveys to delineate the
extent of natural features such as wetlands, woodlands, and associated habitats. The proposed development
maintains these identified features and incorporates the EICA’s recommendations as part of the concept plan,
including maintaining a 30-metre setback from all wetlands and 5-metre dripline separation from the east wooded
area, which will protect and maintain these features in their naturally vegetated and undisturbed state.

4. Development and site alteration shall not be permitted in:
a) significant wetlands in Ecoregions 5E, 6E and 7E1;
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The Selby Creek Headwater Swamp, located in the northeast portion of the site, has been confirmed as a
Provincially Significant Wetland. No development is proposed within this feature. The EICA recommends a
minimum 30-metre setback from the PSW, which will remain in an undisturbed, naturally vegetated state.

5. Development and site alteration shall not be permitted in:
d) significant wildlife habitat;

unless it has been demonstrated that there will be no negative impacts on the natural features or

their ecological functions.
The EICA identified the potential for amphibian breeding habitat and possible amphibian movement corridors
between the two wetlands. To confirm the presence of Significant Wildlife Habitat, three amphibian breeding
surveys are recommended as part of a future Environmental Impact Study (EIS) to be submitted through the site
plan control process. No migratory bird habitat was identified; however, as a standard precaution under the
Migratory Birds Convention Act, any tree removal should occur outside the nesting period (April 1 to August 15).
Future development applications will be supported by an EIS to confirm the presence of amphibian corridors and
to implement appropriate mitigation measures, including timing restrictions for vegetation removal.

6. Development and site alteration shall not be permitted in fish habitat except in accordance with
provincial and federal requirements.

The potential for fish habitat within the identified wetlands was determined to be low. The Selby Creek PSW lacks
suitable open-water habitat and is heavily vegetated, while the Consecon Swamp provides even lower potential.
A small man-made pond along the western boundary near Highway 62 contains a single fish species likely
introduced through bait release and has no surface water connection to known fish habitat. As such, no buffer is
required for fish habitat protection. The ecologist notes that if the pond is to be drained in the future, a qualified
biologist should be present to relocate any fish or wildlife. The proposed development incorporates 30-metre
setbacks from all wetland features, consistent with ecological protection objectives.

7. Development and site alteration shall not be permitted in habitat of endangered species and
threatened species, except in accordance with provincial and federal requirements.

The NEIA found limited potential for Species at Risk (SAR) habitat on the site. Suitable roosting conditions for
SAR bat species are minimal. Should tree removal of hon-cedar species greater than 25 centimetres in diameter
is required between April 1 and September 30, a survey will be conducted to confirm that no active roosting is
occurring; otherwise, tree removal should be deferred until after the roosting season. The potential for Blanding’s
Turtle habitat was determined to be low, and upland development is not expected to impact suitable habitat.
However, to address any potential risks, future concept plans should include a turtle assessment, and mitigation
measures such as exclusion fencing or artificial nesting sites may be implemented if necessary. Overall, the
proposed development is not anticipated to impact threatened or endangered species habitat, and the mitigation
measures recommended in the EICA will be implemented as part of future detailed design.

8. Development and site alteration shall not be permitted on adjacent lands to the natural heritage
features and areas identified in policies 4.1.4, 4.1.5, and 4.1.6 unless the ecological function of the
adjacent lands has been evaluated and it has been demonstrated that there will be no negative
impacts on the natural features or on their ecological functions.

The Environmental Impact Constraints Analysis (EICA) identified a Provincially Significant Wetland, known as
the Selby Creek Headwater Swamp, on the site, along with a low potential for significant wildlife habitat and fish
habitat. The EICA concluded that development may occur on adjacent lands provided that recommended
mitigation measures are implemented. These measures include maintaining a 30-metre setback from all wetland
features on the property, ensuring that any tree removal occurs outside of the migratory bird nesting period (April
1 to August 15), and, if the man-made pond along the western boundary of the site is to be drained, ensuring a
qualified ecologist is present to safely relocate any fish or wildlife species. With these mitigation measures
incorporated into the proposed development concept, the EICA determined that no negative impacts are
anticipated on the identified natural heritage features or their ecological functions.
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Chapter 5: Protecting Public Health and Safety

The policies of Chapter 5 regulate development in relation to areas of natural or human-made hazards where
there is risk to public health or safety, or property damage. The sites are not within or in proximity to any identified
areas of natural or human made hazards, as a result, no impacts are anticipated.

It is our professional planning opinion that the proposed development is consistent with the 2024
Provincial Planning Statement.

5.3  County of Prince Edward Official Plan

The County of Prince Edward Official Plan was adopted by Council on February 24th, 2021 and approved by the
Ministry of Municipal Affairs and Housing on July 7th, 2021. The Official Plan will guide development activity and
County initiatives for the next 25 years. It intends to provide strong, clear policy direction aimed at enhancing the
liveability and quality of place in the County. The relevant policy considerations of the Official Plan are discussed
below, with policies cited in italics.

The site is designated Rural Land and Environmental Protection Area on Schedule A-1 — Land Use Designations
of the County of Prince Edward Official Plan. In order to allow the development as proposed, it is necessary to
change the land use designation of the Rural Land portion of the site to Rural Industrial Land on Schedule A-1.
No change to the existing Environmental Protection Area designation is proposed. For the purposes of assessing
the appropriateness of the proposed in the context of the official plan, the development will be assessed under
the proposed Rural Industrial Land designation.

The following sections of the OP are reviewed in relation to the proposed application:
Section 2.0 — Count Context and Future Direction

Section 3.0 — Shaping the County — General Development Policies

Section 4.0 — County Land Use Designations

Section 5.0 — The County Toolbox — Implementation Policies

Appendix C — Design Policies

NN NN

Section 2.0 — County Context and Future Direction

Section 2.0 of the Official Plan outlines the historic context and future growth projections that will help inform the
vision for the County’s future. It also establishes the County’s vision for the future, which will provide the
contextual framework for long-range planning in the County and the principles for protecting and enhancing the
quality of life and quality of place that will define the County over the next 25 years. The vision will inform how
the County makes decisions that will protect and enhance quality of life and place.

Section 2.3 provides the vision for the County’s future.

2.3.1 Principles

v. The Countryside is important to the County and its quality of life and quality of place; there is
a significant and growing rural community and tourism activities are encouraged. The Prince
Edward County countryside, including scenic vistas, farmlands demarcated by tree-lines/fence
bottoms and abundant cultural heritage assets, is a fundamental component of the County’s
identity and character. Rural Lands, Rural Industrial Lands and Aggregate Resource Lands are
interconnected with the County’s Settlement Areas in terms of markets, services, resources and
amenities. It is important to leverage rural assets and amenities including traditional and
emerging agricultural and non-agricultural uses, such as diversified tourism, alongside limited
residential development, while protecting the environment and agricultural resources as a
foundation for a sustainable economy. Further, the County supports the sustainable development
of mineral aggregate resources in the Countryside which recognizes the complex balance
between the economic, social, and environmental factors in land use planning.
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The subject site is well-situated along a major transportation corridor, approximately 12 minutes south of Belleville
and 13 minutes northwest of Picton and conveniently positioned between several nearby communities, including
Bloomfield, Wellington, and Rossmore supporting interconnection with the County’s Settlement Areas. The
proposed applications seek to permit a variety of rural commercial and rural industrial uses that are compatible
with the surrounding rural area and will allow for the development of uses that serve, support, and promote the
rural community. The proposed development will maintain and protect the existing natural heritage features,
including the provincially significant wetland, and incorporate recommended buffers and setbacks for
development.

ix. The County’s local economy will provide meaningful year-round employment for residents,
and will continue to be connected to a strong and comprehensive base of agricultural assets,
while encouraging multi-sector entrepreneurship, including knowledge-based businesses, such
as in education, health care and technology. The economy will be balanced by a diverse tourism
sector that capitalizes on local culinary, cultural and natural attractions, such as art galleries,
wineries, breweries, wedding venues, restaurants, beaches, marinas, trails, parks, and wildlife
viewing opportunities.
The proposed development seeks to introduce a range of rural industrial and rural commercial uses within an
area of the County that already contains a mix of established rural and resource-based uses. While the proposal
supports the objectives of economic diversification and local service provision, it is not expected to be a significant
employment generator. The proposed uses are generally low-impact and low-employment, but they will provide
on-site job opportunities and support employment in the broader rural area by offering space for small-scale
enterprises and local business operations. The intent of the subject applications, and specifically the inclusion of
buildings with individual units for rent, are intended to support the establishment of small contractor spaces to
offer alternatives for those uses and spaces that are expected to be lost through the Base 31 development. The
proposal contributes to the County’s economic base, ensuring appropriate use of rural lands, and providing
opportunities for compatible employment-related uses.

2.5 Policies

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. Villages

and Hamlets will also play a key role in accommodating new growth, in concert with their ability

to provide context appropriate levels of infrastructure, whether municipal, communal or individual

servicing systems/facilities.

Appropriate development on Rural Lands, on Rural Industrial Lands, in Agricultural areas and on

Shore Lands will also be supported, and is considered an integral part of the County’s growth

management and economic development strategies.
The subject site is located in the rural area. The site is proposed to be re-designated Rural Industrial Lands
through the proposed official plan amendment. The proposal seeks to introduce appropriate rural commercial
and rural industrial uses which support the rural area. Furthermore, the proposed rural industrial and rural
commercial uses require significant areas of land but do not require significant water or wastewater infrastructure,
making them well-suited to a rural, privately serviced context. Directing these types of uses to the rural area
preserves the limited municipally serviced employment lands for more intensive forms of development that
depend on full municipal water and sewer servicing. Uses such as self-storage, outdoor vehicle and trailer
storage, and similar operations, represent an inefficient use of serviced lands in a settlement area and are more
appropriately located in rural areas where land is available.

f) In the Countryside and specifically on lands designated as Rural Lands, Rural Industrial Lands, Open
Space Lands and Shore Lands of the County, new development applications shall be reviewed by the
County with consideration of the following criteria:
i. Aggregate Resource Lands are important resources that shall be protected by directing non-
related development, including non-farm residential dwellings to areas where it will not constrain
these uses.
The proposed development does not consist of aggregate resource lands.
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ii. Shore Lands are an important resource that shall be managed in a way that promotes
appropriate and sustainable development, with a focus on tourism and enhancing public access
to the waterfront

The subject site is not located in the Shore Lands designation.

ii. Development shall be appropriate to the ability to provide cost-effective sanitary sewage
treatment, water supply and road infrastructure, and avoid the need for the unjustified and/or
uneconomical expansion of this infrastructure;
The proposed development will consist of low water usage uses and will utilize private on-site services and
introduce low traffic generation uses, without the need for expansion of infrastructure.

iv. New land uses, including the creation of lots, and new or expanding livestock facilities, shall
be in accordance with the Minimum Distance Separation (MDS) Formulae; and
The proposed applications will not result in the creation of any new lots. The current land use permissions for the
site consist of primarily non-agricultural uses. Per Implementation Guideline 10 of Publication 853: The Minimum
Distance Separation (MDS) Document — Formulae and Guidelines for Livestock Facility and Anaerobic Digester
Odour Setbacks, if an amendment to rezone or redesignate land will not permit a more sensitive use, MDS |
setbacks are not required.

v. Identified significant natural heritage features and areas and their associated ecological

functions shall be protected from any negative impact related to the proposed development.
The Environmental Impact Constraints Analysis identified significant natural features on the subject site. All
identified features will be maintained and protected through the inclusion of setbacks and buffers.

vi. Rural Lands may accommodate development and provide for an opportunity for a range of
uses to support a rural lifestyle and build a diversified rural economy. In addition to limited
residential development via severance (consents), a range of recreational, agricultural, tourism,
and other appropriate economic opportunities that are compatible with the rural landscape and
can be sustained by rural service levels, will be promoted. Opportunities shall be retained to
locate new or expanding land uses that require separation from other uses.
The proposed application seeks to permit rural industrial, rural commercial and agriculture-related uses that will
support surrounding agricultural operations and provide opportunities for processing, value-adding, and
marketing agricultural products. Examples of proposed uses include an agricultural processing facility, farm
machinery sales and service, garden and nursery sale and supply establishment, motor vehicle repair shop, and
a veterinary/animal clinic, among other compatible uses that strengthen the rural economy. The proposed Official
Plan Amendment and Zoning By-law Amendment will allow a range of rural commercial, rural industrial, and
supporting uses that contribute to the diversified rural economy and maintain the character of Prince Edward
County’s countryside. The application proposes low-impact rural commercial and rural industrial uses that require
minimal private water and sewage servicing requirements, through a combination of private well, rainwater
harvesting and water delivery methods along with and private septic systems, with no anticipated impacts on
groundwater resources. The development will be sustained by existing rural service levels. Natural heritage
features present on the subject site and extending beyond the site boundaries, provide separation from adjacent
properties and uses allowing for development on the site with minimal interference with surrounding land uses.

Section 3.0 — Shaping the County — General Development Policies

Section 3.0 of the Official Plan outlines policies intended to shape the growth of the County over the next 25
years. The policies will help ensure that growth occurs in the way envisioned by the County and in a manner that
contributes to the sense of place in the County. These policies are focused on environmental protection, parks
and trails network, stable and diversified economy, housing, arts and culture, and cultural heritage

The subject site contains Wetland-Provincially Significant and Wetland as identified on Schedule ‘B’ Natural
Features & Areas in the Official Plan.
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Figure 3: Schedule ‘B’: Natural Features and Areas Prince Edward County Official Plan (Source: PEC Official
Plan annotated by Fotenn Planning + Design)

3.1 Environmental Protection and Enhancement

3.1.3 Natural Heritage System Policies

1) The components of the Natural Heritage System contribute to the conservation of biological diversity,
and to the quality of the air, land and water. The components of the Natural Heritage System include:
a) Wetlands — Wetlands are important features within the landscape, with several of the
wetlands within the County identified as being Regionally and Provincially Significant
Wetlands (PSWs). Other wetlands have not been evaluated but are worthy of consideration

for protection due to their size and their perceived contribution to ecological value;
A Provincially Significant Wetland (PSW), identified as the Selby Creek Headwater Swamp, is located in the
northeast portion of the site, as shown on Schedules ‘A-1’ and ‘B’ of the County Official Plan and confirmed
through site visits conducted as part of the Environmental Impact Constraints Analysis (EICA) by Ecological
Services. In addition, a non-provincially significant wetland, identified as the Consecon Swamp, is located in the
southeast portion of the site, with a small extension into the southwest corner of the site near Highway 62, also
confirmed through the EICA. The proposed development incorporates a 30-metre setback from all identified
wetland features, maintaining these buffers in a naturally vegetated and undisturbed state to conserve the

ecological function and long-term value of both wetlands.

c¢) Woodlands — The County has many woodlands. As well as enhancing the beauty of the
countryside, woodlands have a moderating influence on the climate, provide shelter against
wind-induced soil erosion, improve the quality of air and water, and contribute to the amount,
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quality and diversity of wildlife habitat, particularly through the provision of breeding and

foraging habitat for many of the bird species which migrate to, or through, Prince Edward

County. Woodlands also provide valuable economic resources.
While no woodlands are identified on Schedule ‘B’: Natural Features and Areas of the County’s Official Plan, the
Environmental Impact Constraints Analysis (EICA) identified a small deciduous woodland connecting the two
wetlands located on the property. Although this woodland does not meet the size threshold for significance, it
provides a potential ecological linkage between the Selby Creek Headwater Swamp and the Consecon Swamp.
The EICA recommends that this woodland be retained in its natural state, and the proposed development concept
incorporates this recommendation by preserving the woodland feature and providing a 5-metre dripline
separation.

i)  Wildlife habitat — Protecting features such as wetlands, woodlands and watercourse features
will help to maintain much of the wildlife habitat associated with the County, including that for
most Species at Risk. It is recognized that other landscape features, such as hayfields,
treelines/fence bottoms and old field communities that can effectively co-exist with
agricultural practices, contribute to the diversity, quality and connectivity of wildlife habitat,
and are key habitat components for grassland-nesting birds, some of which are protected
under the Endangered Species Act.

The proposed development incorporates a 30-metre setback from all wetlands and retains the woodland along
the eastern boundary of the site as a potential ecological linkage. While significant wildlife habitat is not
anticipated on the site, these measures will help maintain habitat functions. Any necessary tree removal will occur
outside of the bat roosting and migratory bird breeding periods to ensure species are not disturbed.

2) Schedule ‘A’: Land Use Designations identifies the Environmental Protection designation that
combines the Provincially Significant Wetlands (PSWs) and Areas of Natural and Scientific
Interest (ANSIs), Provincially Significant Costal Wetlands and Regionally Significant Areas of
Natural and Scientific Interest (ANSIs) each of which are identified on Schedule ‘B’: Natural
Features & Areas.
The northeast portion of the subject site is designated Environmental Protection on Schedule ‘A-1’: Land Use
Designations. This designation corresponds with the Selby Creek Headwater Swamp, a Provincially Significant
Wetland identified through the Environmental Impact Constraints Analysis (EICA). The EICA included field
investigations that confirmed both the significance and extent of the wetland on the site.

3) Schedule ‘B’: Natural Features & Areas identifies collectively and individually the key components
of the County’s Natural Heritage System, including the natural heritage features that comprise
the Environmental Protection designation identified on Schedule ‘A’: Land Use Designations, as
well as:

a) Wetlands — Other; including unevaluated wetlands and wetlands evaluated as ‘other

significance’

b) Areas of Natural and Scientific Interest (ANSIs) — Significant and Candidate;

c) Natural Core Areas;

d) Natural Core Area Linkages;

e) Waring’s Creek Sub-Watershed; and

f)  Woodlands.
Schedule ‘B’: Natural Features and Areas identifies Wetland - Provincially Significant and Wetland in the
northeast portion of the property and Wetland in the south portion of the site. These wetlands have been
confirmed by the ecologist as the Selby Creek Headwater Swamp and the Consecon Swamp.

7) In protecting the Natural Heritage System, it is important that it be evaluated comprehensively. The
following has been considered in establishing the broad protection areas inherent to the policy
framework promoted in this Plan:

a) Areas where PSWs or Provincially Significant ANSIs receive protection under the

Provincial Policy Statement, 2020 (PPS) are considered for broad protection zones;

An Environmental Impact Constraints Analysis (EICA) was prepared by Ecological Services in support of the
proposed development. The EICA comprehensively evaluated the Selby Creek Headwater Swamp PSW, located
in the northeast portion of the site, and confirmed its continued significance under the Provincial Planning
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Statement (2024). The study confirmed that maintaining a 30-metre naturally vegetated and undisturbed setback
is an appropriate measure to protect the Provincially Significant Wetland and its ecological functions over the
long term.

3.1.4 Feature Specific Policies

Wetlands — Other, including unevaluated wetlands and wetlands of other significance

1) Wetlands — Other are identified on Schedule ‘B’: Natural Features & Areas.
The subject site contains Wetlands as identified on Schedule ‘B’ of the County Official Plan, located in the
southeast and southwest portions of the property. These wetlands correspond to the features known as the
Consecon Swamp, which were confirmed through field assessments completed as part of the Environmental
Impact Constraints Analysis (EICA).

2) Development shall not be permitted within an identified Wetland — Other feature or within 50 metres
of an identified Wetland — Other feature (i.e. unidentified wetland) unless the ecological function of
the feature has been evaluated through an Environmental Impact Study (EIS) that demonstrates, to
the satisfaction of the County, in consultation with Quinte Conservation and any other agency having
jurisdiction, that there will be no negative impacts on the natural feature, or its ecological functions.
The EIS must also demonstrate how any development activities are to be compatible with the feature.

The Environmental Impact Constraints Analysis (EICA) confirmed a 30-metre setback, to be maintained in a
naturally vegetated and undisturbed state, is sufficient to protect the wetland identified on Schedule ‘B’ in the
south portion of the site, known as the Consecon Swamp. The study concluded that no negative impacts on the
wetland or its ecological functions are anticipated over the long term. Any future development on the site will be
subject to Site Plan Control and the preparation of a detailed Environmental Impact Study (EIS) to further assess
potential impacts and confirm compatibility with natural heritage features, including the wetland. The proposed
development will maintain the 30-metre setback recommended in the EICA, and any additional mitigation
measures identified through future studies will be implemented as required.

3) If development is proposed on or within 120 metres of an unevaluated wetland that has
characteristics or contains components that are typical of a PSW, a wetland evaluation shall be
prepared by a qualified professional and submitted to the Ministry of Natural Resources and Forestry
for approval to determine if it is a PSW.

The proposed development is located within 120 metres of the Selby Creek Headwater Swamp, a Provincially
Significant Wetland (PSW) situated in the northeastern portion of the site. This wetland has been evaluated on
multiple occasions and continues to maintain its Provincially Significant status, as confirmed through provincial
natural heritage mapping. The EICA concluded that a 30-metre setback is sufficient to protect the ecological
functions of the PSW, with no adverse impacts anticipated. The Consecon Swamp located in the southern portion
of the site was confirmed by the EICA as not Provincially Significant, and a 30-metre no-development, no-clearing
setback is recommended to provide adequate protection for both wetland features on the site.

4) Regardless of the scale of adjacent development activity, opportunities to improve upon identified
Wetlands which may have been degraded in the past, or which have insufficient natural buffers to
support their full range of natural functions shall considered when development applications are
reviewed.

The proposed development incorporates 30-metre setbacks from all wetland features on the site, which will form
part of the Environmental Protection (EP) zone areas. This approach will maintain the extent of EP-zoned lands
and strengthen long-term protection of the wetlands by formally establishing a naturalized, undisturbed buffer
area where no development or site alteration will occur.

3.4 Infrastructure

3.4.3.6 Individual on-site water services and on-site sewage services policies
1) Individual on-site sewage services and individual on-site water services may only be permitted
where site conditions are suitable for the long-term provision of such services with no negative
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impacts. In addition, these services may only be used for infilling and minor rounding out of
existing development.

3) For individual on-site water services, a groundwater source will be provided of a type and
construction that will supply adequate water for domestic use. The developer/ homeowner is
responsible for ensuring that health-related water quality parameters established in the Ontario
Drinking Water Objectives are met.

5) For any private sewage treatment system, all requirements of the Municipality shall be met,
including the required permits necessary for all existing or newly created lots to be serviced with
individual private sewage treatment systems.

A Functional Servicing Report was prepared by Jewell Engineering which confirms the proposed development
represents low and moderate water uses. The development will be supported by private water systems through
a combination of groundwater supply, rainwater harvesting, or water delivery and sewage disposal is planned to
be provided via Class IV septic systems. Jewell confirmed the proposed uses will require low and moderate water
usage and the private supply and disposal concept is well suited to a rural setting.

3.4.4 Stormwater Management Policies

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.

3) In the Rural Lands, Agricultural areas and Shore Lands, best practices including Low Impact
Development (LID) for stormwater management will be encouraged, including the use of tree
cover and natural vegetation and other permeable surfacing that reduces run off and facilitates
groundwater recharge. Grading and drainage shall also mitigate to erosion and siltation that
occurs with stormwater management.

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.

Jewell Engineering prepared a Functional Stormwater Management Report which confirms stormwater
management objectives for enhanced protection can be met with a combination of technologies including levelling
swales, filter strips, enhanced swales, rainwater harvesting, and a dry pond. Jewell notes the large wetland
setbacks will also help to provide additional polishing of stormwater as drainage is discharged into three perimeter
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wetlands on the property. Water quantity controls for catchment 201 will be achieved using a dry pond facility
and drainage in the other catchments can be attenuated by a levelling swale and the on site wetlands.

3.4.5 Transportation Policies

8) All proposed development located adjacent to and in the vicinity of a Provincial highway within
the Ministry of Transportation’s Permit Control Area under the Public Transportation and Highway
Improvement Act will also be subject to the approval of the Ministry of Transportation. Early
consultation with the Ministry of Transportation is encouraged to ensure the integration of
municipal planning initiatives with Provincial transportation planning. Any new areas in the
municipality identified for future development that are located adjacent to or in the vicinity of a
provincial highway or interchange/intersection within MTQO’s policies, standards and
requirements. Direct access will be discouraged and often prohibited.

The Ministry of Transportation’s Permit Control Area is defined as being 45 metres from the
Ministry’s property limit and 185 metres from the centre line of either Highway 62 or Highway 33
and any municipal road intersection. MTO’s Permit Control Area is subject to change.
Amendments to these distances may be made without amendment to this Plan.
The proposed development is located on the east side of Highway 62, a Provincial Highway, with approximately
521 metres of frontage. The site falls within MTO’s Permit Control Area, and a new vehicular access from
Highway 62 is proposed to serve the development. Portions of the proposed buildings and structures are also
located within 185 metres of the highway centreline. The concept plan has been prepared in consideration of the
required 14 metre setback from Highway 62 which is to remain undeveloped. MTO will act as a commenting
agency during the application review process and will provide technical comments related to transportation,
access, and safety. The proposed development will ensure compliance with all applicable MTO standards and
requirements.

Section 4.0 — The County Land Use Designations

Section 4.0 of the Official Plan provides policies related to the various land use designations in the County. The
site is designated Rural Lans and Environmental Protection Area on Schedule A-1 — Land Use Designations of
the County of Prince Edward Official Plan. In order to allow the development as proposed, it is necessary to
change the land use designation of the Rural Land portion of the site to Rural Industrial Lands on Schedule A-1.
No change to the existing Environmental Protection Area designation is proposed. For the purposes of assessing
the appropriateness of the proposed in the context of the official plan, the development will be assessed under
the proposed Rural Industrial Lands designation.
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Section 4.4 The Countryside

1) The Countryside includes all of the lands outside of the identified Settlement Areas and Agricultural
area, and contains a number of land use designations, as identified on Schedule ‘A’: Land Use
Designations, including:

a) Rural Lands;

b) Rural Industrial Lands;

c) Environmental Protection; and

d) Aggregate Resource Lands
The subiject site is currently designated Rural Land on Schedule ‘A-1’ of the County of Prince Edward Official
Plan. The proposed official plan amendment seeks to redesignate the site to the Rural Industrial Land designation
to permit a variety of rural commercial and rural industrial uses which support and are compatible with the
surrounding rural area. This report will evaluate how the proposed application conforms with the Rural Industrial
lands designation proposed for the site.

4.4.2 Rural Industrial Lands Designation

Rural Industrial Lands identify a number of existing rural industrial properties that accommodate
important employment generating businesses within the County. Rural Industrial Lands are expected to
provide diversity to the County’s land supply for business.

The intent of this Plan is to accommodate industrial, manufacturing, and creative rural economy uses
that typically require a larger building, larger lot, or outdoor storage area than is appropriate within the
County’s rural context. These uses often require separation from sensitive land uses to ensure
compatibility and minimize off site adverse impacts.
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The proposed application seeks to permit a range of rural commercial and rural industrial uses that would
contribute to the diversification of the County’s rural area. The development would allow for the establishment of
rural-supportive businesses and services, improving local access to goods and services for residents and visitors
and reducing the need for longer vehicle travel to settlement areas. The proposed uses are anticipated to
generate some employment opportunities within this part of the County and offer alternative workshop spaces
for those lost through the Base 31 redevelopment. The subject site, with an area of approximately 19.3 hectares,
provides a large and flexible development area capable of accommodating buildings and uses requiring larger
footprints and outdoor storage areas, while maintaining appropriate setbacks and buffers from natural features.
The size and configuration of the property also allow for adequate separation from sensitive land uses, supporting
compatibility with the surrounding area. The site’s location along Highway 62, a provincial transportation corridor,
ensures strong accessibility and connectivity to the County and surrounding municipalities. The proposed rural
industrial and rural commercial uses require significant areas of land but do not require significant water or
wastewater infrastructure, making them well-suited to a rural, privately serviced context. Directing these types of
uses to the rural area preserves the limited municipally serviced employment lands for more intensive forms of
development that depend on full municipal water and sewer servicing. Uses such as self-storage, outdoor vehicle
and trailer storage, and similar operations represent an inefficient use of serviced lands in a settlement area and
are more appropriately located in rural areas where land is available. Adjacent uses include agricultural lands,
environmental protection lands, and a solar farm to the west, are generally low-intensity and are not expected to
be negatively impacted by the introduction of rural commercial and rural industrial uses on the site. Accordingly,
the property represents a suitable location for rural industrial and commercial development, with minimal potential
for adverse impacts on neighboring properties or the character of the surrounding rural area.

4.4.2.1 Objectives
The objectives of this Plan related to the Rural Industrial Lands designation include:

Objective 1 Support a diverse range of commercial and industrial uses that meet local and regional
service needs, create employment, maximize the use of the land, encourage
revitalization of existing industrial areas, and foster opportunities for economic
development.

Objective 2 Protect and preserve industrial uses and their associated employment opportunities
for current and future development.

Objective 3 Ensure the compatibility of industrial development with the surrounding rural context,
while permitting such development the opportunity to expand as needed.

Objective 4 Ensure that permitted industrial development contributes to the vision and character
of the County.
The proposed development will offer commercial and industrial uses which meet local and regional needs based
on the proximity to both Belleville and Picton, as well as existing uses in the surrounding rural area. The proposed
development will not interfere with existing rural industrial lands, and will in part look to supplement some of the
industrial lands lost through the Base 31 redevelopment. The proposed development will integrate all necessary
mitigation measures such as landscaping, setbacks and building design to ensure the development of the lands
is compatible with the surrounding rural area. The proposed development will contribute to the rural vision,
character and economy of the County.

4.4.2.2 Policies

1) The following uses may be permitted within this designation:
a) All uses permitted in the Agricultural area.
The application proposes to permit agriculture related commercial and industrial uses that are supportive of
surrounding farm operations and agricultural activities. These supportive uses include an agricultural processing
facility, farm machinery sales and service, garden and nursery sale and supply establishment, motor vehicle
repair garage, and veterinary/animal clinic.
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b) Industrial uses including: warehousing and storage; logistics and freight forwarding;
manufacturing, assembly and processing of materials and products;
The application proposes a variety of rural and light industrial uses, either already specified within the Rural
Industrial Zone or compatible with the Rural Industrial zone, to be added as permitted uses. These include a self-
storage facility, office, outdoor storage, light manufacturing establishments, and warehouses.

c¢) Research and development facilities;
The proposed development does not propose to introduce research or development facilities, but proposes to
allow offices.

d) Office and showroom retail uses that are directly associated with the identified industrial use;
The application proposes office uses as well as retail and showroom uses related to the sale of farm machinery
and equipment, recreational vehicle sales & service establishment, and other agricultural or industrial products.

e) Service commercial uses that specifically serve the industrial function of the designated area;
The proposed application includes service commercial uses such as a contractor’s yard and a garden/nursery
centre, which support the industrial function of the site and surrounding rural area. These uses allow for outdoor
storage, agricultural processing, and the subsequent sale of materials, construction equipment, or agricultural
products.

f)  Farm machinery and farm supply sales;
Farm machinery sales and service is a permitted use in the Rural Industrial Zone and is intended to be included
in the site-specific zoning applied to this site.

g) Limited outdoor operations and storage; and
Outdoor operations and storage are intended to be permitted on the site, as reflected in the concept plan.
However, a combination of setbacks from Highway 62, screening and buffering will limit visible from the roadway
to ensure the rural character of the site is maintained. As well, the concept plan primarily establishes commercial
buildings and an self-storage buildings, which will also act as screening. Any outdoor storage areas have the
potential to be used to accommodate future development and could be converted to indoor commercial or light
industrial uses over time, further reducing the portion of the site used for outdoor storage.

h) Public uses and public and private utilities
The application intends to permit the use of the site for a public works yard, which is permitted in the Rural
Industrial Zone. This would allow municipal or other public entities to establish a vehicle/public works yard to
efficiently serve the surrounding area and County.

2) The County may refine the list of permitted uses through the provisions of the implementing
Zoning By-Law. Development of any specific permitted use shall be subject to the policies of this
Plan.
The proposed zoning by-law amendment seeks to refine the list of permitted uses for the subject site. It is
acknowledged the County may further refine the list of permitted uses under the Zoning By-law.

3) Designated Rural Industrial Lands are lands set aside for industrial and associated ancillary uses
which benefit from a rural location due to:
a) The need for a relatively large site; and/or
b) The need for access to major transportation routes; and/or
c) The need to be close to rural resources.

The subject site, with a total area of approximately 19.3 hectares, is intended to be redesignated Rural Industrial
Land in the Official Plan. Even after accounting for setbacks from natural heritage features, required zoning
setbacks, and Ministry of Transportation (MTO) setbacks from Highway 62, the developable area of the site
remains substantial. The site has frontage on Highway 62, an arterial MTO highway designed to convey large
volumes of traffic, which will support the limited traffic generated by the proposed uses. The site is located in
proximity to Picton and Belleville and conveniently positioned between several nearby communities, including
Bloomfield, Wellington, and Rossmore, which enhances its suitability for rural commercial and rural industrial
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lands by providing convenient access to a broad service area. The proposed rural industrial and rural commercial
uses require significant areas of land but do not require significant water or wastewater infrastructure, making
them well-suited to a rural, privately serviced context. Directing these types of uses to the rural area preserves
the limited municipally serviced employment lands for more intensive forms of development that depend on full
municipal water and sewer servicing. Uses such as self-storage, outdoor vehicle and trailer storage, and similar
operations represent an inefficient use of serviced lands in a settlement area and are more appropriately located
in rural areas where land is available. Additionally, Prince Edward County has a limited supply of lands that can
accommodate small-scale rural industrial and service commercial uses, particularly those that require larger land
areas but minimal servicing. The proposed development, anchored by self-storage and complemented by similar
low-impact uses such as contractor yards and vehicle or equipment storage, responds directly to this gap. These
characteristics demonstrate that the site meets the criteria for Rural Industrial Land and is appropriate for
consideration under this designation.

4) Industrial uses within the Rural Lands designation shall be small in scale, generally on sites less
than 2 hectares, or a complimentary part of a larger, existing agricultural use. In addition,
industrial uses within the Rural Lands designation shall be subject to the following criteria:

a) the use is not more appropriately located in an Urban Centres, Villages or Hamlets or in a
Rural Industrial Lands designation;

b) the use is primarily related to, or serves, the rural economy, agricultural operations or rural
based recreational activities;

c) the lot upon which the use is located is of an adequate size and configuration to support the
proposed use and the scale of the operation is appropriate to the site and the surrounding
area;

d) the activity is limited to low water and low effluent producing uses and the site is capable of
accommodating the use on private water and sewage treatment systems;

e) the activity does not interfere with and is compatible with surrounding uses; and

f) the industrial use must specifically serve the rural community or be directly related to an
existing agricultural operation.

As noted in policy 4.4.2.2 10) of the County’s Official Plan, an Official Plan Amendment (OPA) is required to
redesignate the site from Rural Land to Rural Industrial Land in order to permit new industrial uses and assess
the nature and potential impacts of such uses. Because this application seeks an OPA to redesignate the subject
lands to Rural Industrial Lands, this policy is not directly applicable in this context.

5) Rural Industrial Lands shall be industrial and limited commercial uses which do not use significant
amounts of water in their operation and which do not produce significant amounts of effluent,
consistent with rural servicing levels which rely on private water and sanitary sewage systems.

The Functional Servicing Report prepared by Jewell Engineering confirms the proposed industrial and
commercial uses are not expected to require significant amounts of water or produce substantial effluent and will
be serviced by private water and sanitary systems, consistent with rural servicing levels. A substantial portion of
the site is proposed to accommodate a self-storage facility, with additional areas allocated for limited outdoor
storage, as shown on the concept plan. Storage facilities in rural areas typically require electricity but minimal
water or sanitary services, aside from fire suppression systems and potentially a washroom for security or gate
personnel. Other on-site uses and buildings will primarily consist of workshops, contractor’s yards, offices, and
other light commercial and industrial uses, which will not place significant demands on water or wastewater
services. The main use with potential for notable water or effluent demand is a cidery, distillery, or microbrewery,
which is permitted in the Rural Industrial Zone. Any development on the site will be subject to a future site plan
control application, which would require completion of technical studies to ensure the use can be adequately
serviced by private water and sewage systems.

6) Industrial operations will be properly separated and screened from residential uses and not be
located in proximity to existing Settlement Areas, Natural Heritage Features and Areas or lands
designated Shore Lands or Open Space Lands.

Any proposed development will incorporate appropriate setbacks and screening from sensitive uses. The site is
not located in proximity to a Settlement Area, Shore Lands, or Open Space Lands. The northeast corner of the
site is designated Environmental Protection Area on Schedule ‘A-1": Land Use Designations and designated
Wetland and Wetland — Provincially Significant on Schedule ‘B’ Natural Heritage Features & Areas. An

April 2026 Highway 62, Prince Edward County
Planning Justification Report



27

Environmental Impact Constraints Analysis (EICA) completed by Ecological Services identified the natural
heritage features present on site including the presence and extent of the wetlands. A 30-metre setback from
both wetlands was recommended to be maintained in a naturally vegetated and undisturbed state to preserve
the wetlands and their ecological functions over the long term. The proposed development concept reflects this
recommendation, illustrating that the setbacks are maintained while leaving a significant remaining portion of the
site to accommodate the proposed Rural Industrial uses. Additionally, the EICA identified a woodland along the
eastern boundary of the site, which, although not considered significant, is recommended to be retained as it
may function as a potential ecological linkage. Through the EICA, it is anticipated that any required buffering
between the natural heritage features and proposed uses can be accommodated while maintaining a viable
development footprint. The existence of these natural heritage features also acts to provide separation and
screening from surrounding uses and properties.

7) Access to industrial operations shall be from a public road that is of a construction and standard
to service the traffic associated with the use. Haul routes may be identified to minimize the impact
of truck traffic on residential uses and to avoid existing Settlement Areas.

The site has approximately 521 metres of frontage along Highway 62, a Provincial Highway. A Traffic Impact
Brief was prepared by Jewell Engineering which indicates the rural commercial and rural industrial uses proposed
through this application are not anticipated to generate significant volumes of vehicular traffic. The Traffic Impact
Brief concluded that the existing transportation network is adequate to accommodate the expected traffic
volumes, with future background traffic generation potentially triggering the requirement of a southbound left
turning lane. Any development on the site will be subject to Site Plan Control, at which time detailed technical
studies will be required to evaluate site-specific traffic impacts and confirm any necessary road network upgrades
or mitigation measures. The concept plan identifies the proposed entrance on the east side of Highway 62. Any
Ministry of Transportation (MTO) requirements will be met through the proposed development.

8) New development in proximity to a Rural Industrial Lands designation and designated
Employment Areas in this Plan or Secondary Plans shall avoid the encroachment of incompatible
land uses on industrial uses to protect future employment expansion opportunities and minimize
the potential for future development conflicts. The County shall ensure compatibility between
industrial uses and nearby sensitive land uses by:

a) The MECP guideline “D-6 Compatibility Between Industrial Facilities and Sensitive Land
Uses” or any succeeding guidance documents; and

b) Screening outdoor storage areas from neighbouring properties and public roads as a means
of reducing or eliminating the visual impacts on the rural character.

Where avoidance is not possible in accordance with the above-noted policy, the County shall
protect the long-term viability of existing or planned industrial, manufacturing, or other uses
that are vulnerable to encroachment by ensuring that the planning and development of
proposed adjacent sensitive land uses are only permitted if the following are demonstrated
in accordance with provincial guidelines, standards and procedures:

i there is an identified need for the proposed use;
il. alternative locations for the proposed use have been evaluated and there are no
reasonable alternative locations;
iii. adverse effects to the proposed sensitive land use and minimized and mitigated; and
iv. potential impacts to industrial, manufacturing, or other uses are minimized and
mitigated.
This application does not propose development in proximity to existing Rural Industrial Lands or Employment
Areas. Instead, it seeks to redesignate the subject lands from Rural Land to Rural Industrial Land to permit a
range of compatible rural commercial and rural industrial uses that support the surrounding rural area. Any
subsequent development proposing an industrial facility will be subject to Site Plan Control, at which time detailed
technical studies will be required to evaluate potential impacts on surrounding sensitive land uses in accordance
with the D-6 Guidelines.

April 2026 Highway 62, Prince Edward County
Planning Justification Report



28

9) Expansion of industrial development shall provide adequate off-street parking and loading.

Access points to parking and loading will be designed to minimize the potential conflict between

pedestrian and vehicular traffic. In addition, the County will consider the preparation of design

guidelines for rural industrial development addressing:

a) Building orientation, design, and setbacks;

b) Landscaping, screening, and fencing;

c) Outdoor storage;

d) Signage; and

e) Parking and Loading.
The application proposes to permit rural commercial and rural industrial uses on the subject property. The site is
currently undeveloped, and no existing industrial uses are present; therefore, the application does not represent
an expansion of an existing rural industrial use. Despite this, the proposed development will provide on-site
vehicular parking and loading spaces, in accordance with Section 4.0 of the County’s Comprehensive Zoning By-
law, which establishes parking and loading requirements. Vehicular access is proposed from Highway 62, with
the final entrance location to be confirmed in consultation with the Ministry of Transportation (MTO). The
proposed drive aisles and internal parking, loading, and circulation areas are designed to safely accommodate
vehicles and are not anticipated to create conflicts with pedestrians, given the limited pedestrian activity and
absence of sidewalks along Highway 62. Following the proposed Official Plan Amendment and Zoning By-law
Amendment to permit rural commercial and industrial uses, any future development on the site will be subject to
the Site Plan Control process. Through that process, detailed matters related to building placement, landscaping
and screening, outdoor storage, signage, and parking and loading design will be reviewed to ensure compliance
with County policies and zoning standards. Sufficient development envelopes have been identified on the site to
accommodate these elements.

10) An amendment to the Official Plan is required for any new industrial use that is to be located on
land not currently designated Rural Industrial Lands on Schedule ‘A’: Land Use Designations, in
order to assess the nature of the operation, the appropriateness of the site and its potential
impacts on the environment, adjacent land uses and the road system. This policy does not apply
to any industrial use that is permitted as an agricultural-related use or an on-farm diversified use
in the Agricultural areas and Rural Lands designations.

This submission represents an Official Plan Amendment to re-designate the subject site to the Rural Industrial
Land designation in order to permit the proposed rural commercial and rural industrial uses. Several technical
studies have been prepared to evaluate the suitability of the site for the proposed uses and subsequent
development, as summarized in Section 4.0 (Supporting Studies) of this Planning Justification Report. These
studies include an Environmental Impact Constraints Analysis, Traffic Impact Brief Memo, and Functional
Servicing and Stormwater Management Report. Collectively, these studies confirm that the site is appropriate to
accommodate the range of uses permitted within the Rural Industrial Lands designation. The proposed official
plan amendment and associated zoning by-law amendment, seek to permit a mix of rural commercial and rural
industrial uses in a manner that is compatible with and complementary to the surrounding rural and agricultural
context. The subject site is located within a mixed-use rural area characterized by existing rural industrial and
highway commercial operations, as well as agricultural, environmental protection, and rural residential lands. The
site is located on Highway 62, a provincial highway that provides direct access to nearby settlement areas within
the County and to adjacent municipalities. The proposed uses are intended to serve the surrounding rural area.
The technical studies demonstrate that the property provides a suitable development envelope that maintains
appropriate setbacks from natural heritage features, ensuring their long-term protection and ecological function.
The proposed uses are low-intensity, do not require significant water consumption, and do not generate high
volumes of effluent. The proposed development and uses will be adequately serviced by private well and septic
systems, while maintaining groundwater quality and quantity. Traffic generated by the proposed development is
expected to be minimal, and the proposed entrance, parking, loading, and internal circulation areas are sufficient
to serve the anticipated uses.

4.4.3 Environmental Protection Designation
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The Municipality's long-term prosperity and environmental health depend on conserving biodiversity and
protecting the health of its land and water resources, including Lake Ontario and the Bay of Quinte. It is
the intent of this Plan to:
a) Protect natural features and their associated ecological functions for the long term;
b) Recognize linkages between and among natural heritage features, surface water features
and groundwater features; and
c) Maintain, restore or, where possible, improve the diversity and connectivity of the County’s
natural features and the long-term ecological functions and biodiversity of the Natural
Heritage System, further detailed in Section 3.1 of this Plan.
All significant natural heritage features and areas within the Environmental Protection Designation are
also components of the identified Natural Heritage System established by Section 3.1, where additional
detailed policies related to environmental protection can be found.
The subject site contains natural heritage features, including a Provincially Significant Wetland (PSW) located in
the northeastern portion of the property, reflected in the Environmental Protection designation on Schedule ‘A-1’
of the County’s Official Plan. Schedule ‘B’ also identifies a wetland located in the south portion of the site. No
additional natural heritage features are mapped on the Official Plan schedules; however, an Environmental
Impact Constraints Analysis (EICA) was prepared to identify natural heritage features on-site and to recommend
appropriate mitigation measures to preserve their ecological functions over the long term. The EICA confirmed
the presence of additional components of the natural heritage system that are not mapped in the County’s Official
Plan, including woodlands and wildlife habitat. The natural heritage system policies of Section 3.1 are reviewed
above, and indicate the proposed uses and subsequent development are not anticipated to impact the identified
features or their ecological functions. The EICA recommends a minimum 30-metre naturally vegetated and
undisturbed buffer from both wetlands on the site to preserve their ecological function. A woodland located along
the eastern property boundary was identified as a potential ecological linkage between the two wetlands and is
recommended to be retained. A 5-metre dripline separation is proposed along the boundary of this woodland to
provide further protection. Future development will recognize and implement this recommendation to maintain
ecological connectivity. In addition, wildlife habitat protection measures such as restricting tree removal outside
of the bat roosting and migratory bird breeding seasons will be implemented. Any future development will be
subject to Site Plan Control, at which time an Environmental Impact Study (EIS) will be required to assess the
specific development proposal and reconfirm appropriate mitigation and setbacks. Accordingly, it is anticipated
that the subject site can accommodate the proposed uses while maintaining the diversity, connectivity, and long-
term ecological function of the County’s Natural Heritage System.

4.4.3.2 Policies
1) Schedule ‘A’: Land Use Designations identifies the Environmental Protection designation. The
Environmental Protection designation includes:
a) Provincially Significant Wetlands (PSW) and Provincially Significant Coastal
wetlands.
A portion of the subject site located in the northeast area is designated Environmental Protection Area — PSW
on Schedule ‘A-1’: Land Use Designations of the County’s Official Plan.

3) The boundaries of the Environmental Protection designation on Schedule ‘A’: Land Use
Designations and the boundaries of the PSWs/ANSIs shown on Schedule ‘B’: Natural Features
& Areas are generalized. Where new development is proposed within 120 metres of any identified
PSW/ANSIs life science ANSIs, or within 50 metres of earth science ANSIs, more precise
definition of the feature and required buffer limits will be established through the preparation of
an Environmental Impact Study (EIS), subject to the approval of the County, in consultation with

Quinte Conservation and any agency having jurisdiction.
The subject site includes a proposed development envelope located within 120 metres of a Provincially
Significant Wetland (PSW). As the proposed Official Plan Amendment seeks to redesignate a portion of the site
to the Rural Industrial Land designation to permit a range of rural commercial and industrial uses, an
Environmental Impact Constraints Analysis (EICA) was prepared by a qualified environmental consultant to
identify natural heritage features and recommend measures for their long-term protection. The EICA concluded
that a 30-metre naturally vegetated buffer is sufficient to protect the PSW and its ecological functions over the
long term, demonstrating that the proposed uses can be accommodated on the site without negative impacts on
this feature. Any future commercial or industrial development proposed within 120 metres of the PSW will be
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subject to Site Plan Control, and an EIS will be required at that stage to reassess potential impacts of the specific
development. Both the EICA and any subsequent EIS, to be required through the site plan control process, will
be reviewed by Municipal Staff and Quinte Conservation, and technical comments will be addressed through the
review and circulation process.

5) Development shall not be permitted in the Environmental Protection designation.
No development is proposed within the Environmental Protection designation as depicted on Schedule ‘A-1’ of
the County’s Official Plan.

7) An Environmental Impact Study (EIS), subject to the approval of the County, in consultation with
Quinte Conservation and any agency having jurisdiction, shall be prepared for any development
within 120 metres of identified PSW/ANSIs or within 50 metres of earth science ANSIs.
An Environmental Impact Constraints Analysis (EICA) was prepared by Ecological Services to assess the extent
and significance of natural heritage features and components on the subject site, and to recommend mitigation
measures to protect the natural heritage system and associated ecological functions over the long term. The
analysis determined that development can be appropriately accommodated within 120 metres of the PSW,
provided a 30-metre naturally vegetated setback is maintained. The EICA concluded that this setback is sufficient
to avoid negative impacts on the PSW. The EICA has been submitted in support of this Official Plan Amendment
and Zoning By-law Amendment and will be circulated to Municipal Staff, Quinte Conservation, and any relevant
agencies for review as part of a complete application.

8) An Environmental Impact Study (EIS), where required by policies of this Plan, shall:

a) Be completed by a qualified professional environmental scientist in accordance with the
Ontario as amended from time to time;

b) Address applicable matters set out in the Sample Terms of Reference for an Environmental
Impact Study (EIS) as contained in Appendix B to this Plan and as may be revised without
amendment to this Plan;

c) At a minimum, identify that there will be no negative impacts on the natural feature or its
associated ecological functions and specify how any development activities are to be
compatible with the feature;

d) Under no circumstances, provide a minimum buffer area adjacent to PSW and/or ANSIs
features that is less than 30 metres; and

e) Provide that any required buffer enhances existing PSW/ANSIs values through buffer
improvements.

An Environmental Impact Constraints Analysis (NHCA) was prepared by a qualified environmental professional
in accordance with Ministry of Natural Resources and Forestry’s (MNRF) Natural Heritage Reference Manual for
Natural Heritage Policies of the Provincial Planning Statement (2024). The EICA assessed potential impacts to
natural heritage features resulting from the proposed changes in land use and subsequent development,
including impacts to wetlands, woodlands, wildlife habitat, species at risk (SAR) habitat, and fish habitat. The
analysis was scoped to align with the Sample Terms of Reference in Appendix B of the County’s Official Plan,
was sufficient to support this Official Plan Amendment (OPA) and Zoning By-law Amendment (ZBA). The EIHCA
concluded that the proposed uses can be accommodated on the site without negative impacts on natural features
or their ecological functions, provided that recommended mitigation measures are implemented, including the
maintenance of a minimum 30-metre naturally vegetated buffer adjacent to the PSW, along with measures for
the protection of woodlands (as a potential linkage between the wetlands) and wildlife habitat. A formal EIS will
be prepared and submitted at the Site Plan Control stage to further assess potential impacts associated with the
detailed development proposal. The EICA does not recommend a buffer of less than 30 metres from the PSW.

10) Regardless of the scale of adjacent development activity, opportunities to improve upon
PSWs/ANSIs which may have been degraded in the past, or which have insufficient natural
buffers to support their full range of natural functions will be considered when development
applications are reviewed.

All natural heritage features identified through the EICA are proposed to be retained and protected through the
proposed development. The development will incorporate a minimum 30-metre naturally vegetated and
undisturbed buffer from the Provincially Significant Wetland (PSW) identified as the Selby Creek Headwater
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Swamp and the Consecon, as well as a 5-metre dripline separation from the wooded area connecting these two
wetland areas.

4.5 Overlay Designations and Symbols

4.5.1 Mineral Aggregate Resources

2) Mineral Aggregate Resources are identified as Aggregate Deposits and as Bedrock Drift
Thickness <1 metre metre on Schedule ‘D’: Resource Areas. They are areas of high potential for
mineral aggregate extraction and generally consist of sand and gravel deposits and selected
bedrock resources that the Province has identified as being of significance.

For the purposes of this policy, adjacent lands shall mean within 300 metres of a known
unconsolidated deposit (e.g. sand, gravel, or clay) or a mineral pit operation; or within 500 metres
of a known bedrock deposit or bedrock quarry operation. Environmental studies (ie: noise,
hydrogeology) shall be required to assess potential impact if development is proposed within this
influence area. This influence area shall be applied reciprocally to new sensitive land uses
encroaching on an existing extraction operation or lands committed for future extraction.

The entirety of the subject site is identified as Bedrock Drift Thickness <1m on Schedule ‘D’: Resource Areas of

the County’s Official Plan. The subject site is not located within 300 metres of a known unconsolidated deposit

or 500 metres of a known bedrock deposit or bedrock quarry operation.

5) In addition to the uses allowed by the underlying designation identified on Schedule ‘A’: Land

Use Designations, the following uses may be allowed in areas identified as Aggregate Deposits

or as Bedrock Dirift Thickness <1 metre on Schedule ‘D’: Resource Areas:

a) Aggregate extraction;

b) Associated uses such as stripping, berm construction, screen planting, landscaping, drilling,
blasting, haulage, crushing, screening, washing, stockpiling, storage, loading, weighing,
equipment parking, repair and maintenance, office facilities, importing and blending
materials, environmental and safety control features and rehabilitation uses; and,

c) Ancillary uses such as asphalt plants, concrete plants, aggregate transfer stations,
stockpiling, crushing and blending of aggregates with materials such as salt, sand-salt
mixture and recycled road material.

The proposed development does not include or contemplate any extractive operations, associated uses, or
ancillary uses related to aggregate extraction. The uses proposed through this application are rural commercial
and rural industrial in nature, intended to support and complement the surrounding rural area. Extractive
operations and their associated or ancillary uses are not proposed.

4.5.2 Tourism Corridors
1) The County is renowned as a scenic destination with a unique combination of water views, rural
landscapes and heritage architecture. Linking picturesque towns, villages and hamlets through
an ever-changing countryside are roads and trails that give access to businesses as well as
cultural and recreational attractions of particular interest to tourists. These Tourism Corridors,
the most significant being the Loyalist Parkway, are identified on Schedule ‘F’: Tourism &
Recreation.
The subject site is located with frontage on Highway 62, which is designated as a Provincial Tourism Corridor on
Schedule ‘F-1’: Recreation & Tourism of the County’s Official Plan.

2) The Tourism Corridors identified include those existing roads in the County which have a historic or
scenic value for tourists and travelling visitors. Along the Tourism Corridors, it is the intent of the
County to carefully manage development regarding the location, siting and landscaping of new
development and to mitigate the visual impacts of less desirable roadside features such as billboards,

waste disposal sites and industrial land uses.
This application proposes to redesignate the site to Rural Industrial Land to permit a range of rural commercial
and rural industrial uses that are compatible with and supportive of the surrounding rural area. Any future
development will comply with the setback requirements of the County’s Zoning By-law and the Rural Industrial
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(MR) Zone. Future development will also be subject to Site Plan Control, through which building placement,
landscaping, screening, and other site elements will be reviewed to ensure that visual impacts along Highway 62
are minimized. Outdoor storage areas will be appropriately located and screened in compliance with the Zoning
By-law, and will not be permitted within front yard areas visible from Highway 62. Several of the permitted uses,
such as workshops, places of recreation, and small-scale agri-tourism uses like cideries, distilleries, and
microbreweries, are expected to serve the travelling public and benefit from their location along a Provincial
Tourism Corridor.

3) The Tourism Corridors identified recognize the important linkages between all the public, non-profit
and private sectors in supplying services related to tourism, including the key elements of the Natural
Heritage System, the Rural Lands and the Agricultural areas, which together enhance the highly
desirable countryside landscape.
The application proposes to retain and enhance components of the Natural Heritage System. The proposed rural
commercial and rural industrial uses are compatible with the surrounding rural context, complementing the
existing mix of rural industrial, highway commercial, agricultural, and rural residential uses in the area. These
uses will contribute to the diversity and vitality of the County’s rural landscape and reinforce the scenic and
functional character of this portion of the Provincial Tourism Corridor along Highway 62.

4) All new development in Tourism Corridors shall reflect, as appropriate, the Design Policies in
Appendix C of this Plan.
Appendix C and specifically, Section C.4 Design Policies for Tourism Corridors assessed in this Planning
Justification Report herein.

Section 5.0 The County Toolbox — Implementation Policies

Section 5.0 of the Official Plan outlines the regulatory tools and mechanisms used by the County to implement
the policies of the Plan. Section 5.1 specifically addresses administrative implementation measures, including
the use of the Comprehensive Zoning By-law and Site Plan Control to guide and regulate development in
accordance with the Official Plan’s objectives.

5.1.1 By-laws

The Comprehensive Zoning By-law
3) The Municipality may further refine the list of permitted and/or prohibited uses outlined within the
Comprehensive Zoning By-law within the land use designations identified in this Plan based on the
merits of an individual development application and with conformity with this Plan.
A Zoning By-law Amendment is proposed to permit the requested uses and guide the future development of the
subject site. A Zoning By-law Amendment is being requested to establish a Rural Industrial (MR-X) Zone that
refines the list of permitted uses to align with the site’s intended function. The proposed uses within the MR-X
Zone are consistent with and conform to the permitted uses and overall intent of the Rural Industrial Lands
designation in the County’s Official Plan, as discussed herein.

5.1.5 Site Plan Control

3) The Municipality may apply and require Site Plan Control for any development, in the following
circumstances:
a) If the development is comprised of a mixed-use building or non-residential building or more
than one building on one lot.
b) Ifthe development is a residential building, which includes four (4) or more dwelling units on
one lot;
c) Estate wineries, breweries and distilleries;
d) Potential Tourist Resort Areas;
e) Tent, Trailer and Recreational Vehicle Parks and major expansion of existing Parks, whether
permanent or seasonal.
f)  Such other types of development as outlined in a Site Plan Control By-laws on site-specific
zoning by-laws.
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g) Incorporates elements of County guidelines that articulate relevant matters, standards,
designs and procedures applicable to a Site Plan Control approval.

The proposed application seeks to permit a range of non-residential (rural commercial and rural industrial) uses
that are compatible with the surrounding rural area. Accordingly, the proposed development will be subject to
Site Plan Control to ensure appropriate design, functionality, and mitigation of potential impacts. A Site Plan
Control application will be submitted to the County at the time of development, at which point the detailed design
elements will be reviewed and assessed by municipal staff before entering into a Site Plan Corol Agreement with
the County.

5.1.9 Environmental Impact Study (EIS)

1) An Environmental Impact Study (EIS) shall be required as part of an application for all development
and site alteration applications within the identified Natural Heritage System, including all of its
component natural heritage features and functions and/or on adjacent lands.

2) Applications for farm-related development shall be exempt from the EIS requirement if the farm has
a registered Environmental Farm Plan.

3) The EIS shall demonstrate that the proposed use will have no negative impact on significant natural
heritage features and areas and their associated ecological functions (i.e. hydrological,
hydrogeological, etc.).

Where an EIS indicates that development would have a negative impact on the Natural Heritage
System and/or the natural heritage feature or area, function, attributes or linkages for which the lands
were identified, the application shall not be supported or approved by the Municipality.

4) The EIS shall be prepared by a qualified professional(s), and shall be subject to the approval of the
Municipality and Quinte Conservation, in consultation with any other authority having jurisdiction. A
sample terms of reference for an Environmental Impact Study is attached fto this Plan as Appendix
B.

5) The Municipality may determine that a scoped EIS may be permitted for minor development
proposals, and development proposals in areas that have been previously disturbed and/or where
previous environmental studies have been undertaken. The extent of the scoping and identification
of issues will be determined by the Municipality in collaboration with Quinte Conservation and any
authority having jurisdiction, prior to undertaking the study.

An Environmental Impact Constraints Analysis (EICA) was prepared by Ecological Services, a qualified
environmental consulting firm, in support of the proposed Official Plan Amendment and Zoning By-law
Amendment. The EICA was scoped in accordance with Appendix B of the Official Plan and based on
correspondence with municipal staff regarding application requirements. The EICA identified natural heritage
constraints influencing the development envelope on the site and evaluated significant natural heritage features
consistent with the Provincial Planning Statement and the County Official Plan. Three field visits were undertaken
to identify natural heritage features and species present on site. The EICA concluded that the site is suitable to
accommodate the proposed rural commercial and rural industrial uses and that no negative impacts to significant
natural heritage features are anticipated, provided the recommended mitigation measures are implemented.
These include maintaining a minimum 30-metre naturally vegetated and undisturbed buffer from on-site wetlands.
It is further recommended that a comprehensive Environmental Impact Study (EIS) be prepared at the time of
future development and site plan control applications to review development and ensure continued protection of
the site’s ecological functions. Accordingly, a full EIS will be submitted in support of any future Site Plan Control
application to further evaluate the proposed development.

Appendix C — Design Policies

C.4 Design Policies for Tourism Corridors
a) The visual impact of development is an important consideration in maintaining the character of
Tourism Corridors. Disturbance on lots will be limited and minimized and the maximum amount of
vegetation is to be retained on a lot. Vegetation will be maintained within a viewscape and along
ridgelines. Additional natural buffering or screening may be, as required, provided to supplement
existing vegetation along the corridor. Design for new development in Tourism Corridors shall have

regard for the following objectives:

i The built form is blended into the natural landscape, with buildings and structures that

maintain a low profile;
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ii. Prominent buildings may be considered for resort commercial development if they are
designed as landmarks and are in keeping with the building style and environment of the
surrounding area;

iii. In a new development that would require the creation of lots, such as a cluster development,
lot sizes respond to the natural landscape, and topographic features;

iv. Rock faces, steep slopes and vistas are preserved and vegetation is maintained within
viewscapes and along ridge lines;

V. Native species are used for planted buffers and where vegetation is being restored;

Vi. Building mass and coverage are limited in relation to the size and frontage of the property
and are in keeping with the character of the surrounding area;

Vil Lot lines follow existing features and terrain, and are configured so as to minimize conflicts
between abutting properties; and,

viii. Setbacks from roads are sufficient to provide and maintain a natural buffer between the
development and the road, in order to maintain a vegetative character along the roads;
however, the appropriate waterfront setback takes precedence when a lot has insufficient
depth to provide a buffer at both the shoreline and the road.

The subject site is located along Highway 62, which is designated as a Tourism Corridor on Schedule ‘F-1’:
Recreation & Tourism of the County’s Official Plan. As such, any new development must have regard for the
design objectives outlined in Appendix C.4. The proposed development has been designed to respect these
objectives. Future buildings will comply with the Rural Industrial (MR) Zone standards, including a maximum
building height of 15 metres, maintaining a low-profile built form consistent with the surrounding rural landscape.
The concept plan envisions vegetated buffers and screening, particularly along Highway 62, to minimize visual
impacts and preserve the rural character of the area. Where possible, existing trees and vegetation will be
retained in accordance with the recommendations of the Environmental Impact Constraints Analysis (EICA).
Building orientation and site design will further reduce visual prominence from Highway 62 and integrate
development into the natural landscape.

Access

c) Primary access for new residential and commercial development in the Tourism Corridors
designation shall only be from a public road.

d) Limited development on existing lots of record and infilling lots may be permitted on an existing
private road provided that no further extension of the private road is required, and that the existing
private road has the capacity for additional traffic.

e) The use of paired driveways is encouraged in the Tourism Corridors designation in order to reduce
the number of private, individual entrance requirements.

The proposed development will be accessed by a single private driveway connecting internal parking areas and
buildings to Highway 62, a public road (provincial highway). The concept plan envisions the gradual development
of multiple rural commercial and rural industrial uses on the site over time. To minimize access points and
maintain safe traffic operations along Highway 62, only one shared entrance onto Highway 62 is proposed. This
design approach ensures coordinated internal circulation and reduces the number of driveway connections to
the highway.

It is our professional planning opinion that the proposed official plan amendment conforms to the
County of Prince Edward Official Plan.
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6.0
Current and Proposed Zoning

The subject site is split-zoned Rural (RU), Environmental Protection — Provincially Significant Wetland (EP-W),
and Environmental Protection (EP) under the County of Prince Edward Comprehensive Zoning By -law 140-2025.

The Rural (RU) Zone permits a range of rural residential, agricultural, and limited rural commercial uses, as well
as extractive uses. The Environmental Protection — Provincially Significant Wetland (EP-W) and Environmental
Protection (EP) Zones generally prohibit development and are intended to protect identified natural heritage
features, including both the provincially significant and non-provincially significant wetlands located on the subject
site.

A Zoning By-law Amendment is proposed to rezone the developable portion of the subject site to a Rural Industrial
Exception Zone to permit a range of rural commercial and rural industrial uses and facilitate the proposed
development. Any subsequent rural commercial or industrial development on the site will be subject to future Site
Plan Control applications. The Zoning By-law Amendment application also proposes to adjust and algin the
boundary of the Environmental Protection (EP) Zone in the south portion of the site with the feature boundaries
identified by the ecologist through the Environmental Impact Constraints Analysis.

E
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Figure 5: Current Zoning (Source: PEC GIS & Mapping annotated by Fotenn Planning + Design)
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The following tables assess the performance standards of the proposed development against the applicable

provisions of the proposed zones.

Provision

Required

Rural Industrial (MR) Zone

Permitted Uses

e e

Abattoir

Aerodrome

Aggregate Processing Facility
Agricultural Processing Facility
Asphalt Plant

Building Supply Outlet

Cidery, Distillery, Micro-Brewery
Contractor’s Yard

Equipment Sales and Rental, Heavy
Farm Machinery Sales and Service
Light Manufacturing Establishment
Motor Vehicle Repair Garage
Motor Vehicle Service Station
Office

Portable Asphalt Plant

Portable Concrete Plant

Public Works Yard

Proposed

Agricultural
Processing Facility
Building Supply
Outlet

Cidery, Distillery,
Micro-Brewery
Contractor’s Yard
Equipment Sales
and Rental, Heavy
Farm Machinery
Sales and Service
Garden and
Nursery Sales and
Supply
Establishment
Home Business
(accessory use)

Amendment
Required?

Yes
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Amendment

Required

Self-Storage Facility
Transportation Depot
Transportation Terminal
Warehouse
Workshop
Workshop, Custom
Specified Accessory Uses
o Home Business
Single-Detached Dwelling (accessory use)

S~ T~ T S

Proposed

/  Light
Manufacturing
Establishment

/ Motor Vehicle

Body Shop
/ Motor Vehicle
Repair Garage
/  Office

/ Qutdoor Storage
/ Qutdoor Storage
of Vehicles, RVs,

Boats
/ Parking Lot
/- Place of
Recreation

/ Public Works Yard

/- Recreational
Vehicle Sales &
Service
Establishment

/  Self-Storage
Facility

/- Service Shop

/ Single-Detached
Dwelling
(accessory use)

/ Veterinary/Animal

Required?

Clinic

/ Warehouse

/" Workshop

/ Workshop,

Custom
Minimum Lot Area | 0.8 hectares +- 19.3 hectares No
Minimum Lot 60 metres +- 521 metres No
Frontage
Maximum Lot 25% <25% No
Coverage
Minimum Front 15 metres 15 metres No
Yard
Minimum Exterior | 7.5 metres N/A No
Side Yard
Minimum Interior | Abutting an Industrial Zone: 5 metres >12 metres No
Side Yard Abutting any other Zone: 12 metres
Minimum Rear 12 metres 12 metres No
Yard
Minimum 15% To Comply No
Landscaped Area
Maximum 15 metres To Comply No
Building Height
Outdoor Storage |/  Outdoor Storage shall not be permitted in the | To Comply No
front yard or exterior side yard.
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Amendment

Multiple Uses on
One Lot (Section
3.18)

Required

/ Outdoor Storage shall be enclosed by an
opaque fence or wall that is a minimum of 2

Where any land, building or structure is used for
more than one (1) purpose, the applicable
provisions of this By-law which serve to regulate
each use shall be complied with, provided that no
dwelling shall be erected closer than 1.8 m to any
other building or structure on the lot, except for
such accessory building or structure, including an
additional dwelling in an ancillary building, as
may be permitted in accordance with the
provisions of Section 3.1 Accessory Buildings,
Structures, and Uses of this By-law.

Proposed

metres in height.
General Provisions (Section 3.0)

To Comply

Required?

No

Outdoor Storage
(Section 3.22)

Where permitted by this By-law, outdoor storage
shall be in accordance with the following
provisions:

a. Outside storage shall only be permitted
as an accessory use where it is
permitted by this By-law. For the
purposes of clarity and without limiting
the generality of the foregoing, outdoor
storage shall not be permitted on a
vacant lot.

b. Outdoor storage shall only be permitted
within a rear yard and comply with the
minimum rear yard and exterior side yard
requirements.

c. Outside storage shall not be permitted
closer than:

i. 5 m to an interior side lot line
where the lot line abuts a lot
within a Commercial,
Institutional, or Industrial zone;

ii. 10 m of a rear lot line or interior
side lot line shared with a
Residential Zone; or

iii. Within the Agricultural (AG)
Zone, 1 m to an interior side lot
line where the lot line is adjacent
to an AG Zone.

d) Outdoor storage shall be subject to
the maximum lot coverage
requirements as set out in this By-
law.

To Comply

No

Special Setback
Provisions —
Development
Adjacent to
Provincially

No development shall be permitted within 120 m
of the EP-W Zone without the completion of an
Environmental Impact Study (EIS), including a
wetland evaluation, to the satisfaction of the
County. No development shall proceed unless it

Complies, 30 metre No
setback proposed from

PSW based on

recommendations
from Environmental
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. . . Amendment
Provision Required Proposed Required?
Significant is in accordance with the requirements of an Impact Constraints
Wetlands approved EIS, in addition to any other Analysis (EICA).

(Section 3.31.5) requirements of this By-law.
Special Setback No development shall be permitted within 50 m of | Complies, 30 metre No
Provisions — a non-significant wetland, unless an setback proposed from
Development Environmental Impact Study (EIS) demonstrates, | PSW based on
adjacent to to the County’s satisfaction that no negative recommendations
Wetlands (Non- impacts will occur and subject to any other from Environmental
Significant) requirements of the approved EIS. Impact Constraints
(Section 3.31.6) Analysis (EICA).
Special Setback No development, structures, or servicing (i.e., Complies, no No
Provisions — wells, septic systems, tile beds, etc.) shall be development with 30
Development permitted within a 30 m setback of the EP Zone metre EP zone
Adjacent to the unless a permit is issued by Quinte setback proposed.
Environmental Conservation.
Protection Zone -
(Section 3.31.7)
Special Setback Permits from the Ministry of Transportation To Comply No
Provisions - (MTO) shall be required for all buildings and
Provincial structures adjacent to Provincial Highways. MTO
Highways may require a setback from Provincial Highways
(Section 3.31.11) | that is greater than required by the applicable

Zone provision.
Special Setback Notwithstanding the yard and setback provisions | Complies, no private No

Provisions -
Rights of Way
(Section 3.31.12)

Parking and Loadi

Minimum Off-
Street Parking
Requirements

of this By-law to the contrary, no buildings or
structures shall be permitted within 7.5 m of a
private right-of-way.

ng Provisions (Section 4.0)

Self Storage Facility:
/1 space per 100 m? of GFA, plus 1
additional space per 300 m2 of GFA in

right-of-way proposed.
Internal access is
defined as a

‘Driveway’.

To comply

No

(Table 4-1) excess of 2,800 m2,
Light Manufacturing Establishment:
/1 space per 40 m2 of GFA.
Warehouse:

/1 space per 100 m? of GFA.
Office:

/1 space per 33 m? of GFA.
Cidery, Distillery, Micro-brewery:

/1 space per 20 m2 of GFA.
Garden/Nursery Centre:

/1 space per 20 m2 of GFA devoted to
office use or retail display of materials,
and 1 space per 30 m?2 of GFA devoted
to warehouse uses for storage of
materials that are not on display for
sale.
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. . . Amendment
Provision Required Proposed Required?
a. Parking areas, parking lots, parking To Comply No
spaces, and related site access, aisles,
. . and circulation areas shall not be located
Location (Section L .
4.1.1) on any part of a municipal right-of-way.
o b. Parking areas and parking lots shall be
located a minimum of 1 m from any lot
line.
a. Where a building or structure | To Comply No
accommodates more than one type of
use, the parking space requirements for
the whole building shall be the sum of the
requirements for the separate parts of
the building occupied by the separate
Multiple Use types of use.
Development b. Where a building or structure
(Section 4.1.3) accommodates more than one type of
use such that the uses are not in
operation at the same time, the number
of parking spaces for the whole building
shall equal the number of spaces for the
use with the greater parking space rate
requirements.
a. Parking spaces shall have a minimum length | To Comply, no parallel | No
Parking Space of 6 m and a minimum width of 3 m. parking space are
Requirements b. A parallel parking space shall have a proposed.
(Section 4.1.5) minimum length of 7 m and a minimum width
of 2.8 m.
1. Access driveways leading to a parking area Complies, a 6 metre No
. or parking lot shall have a minimum width of: | two-way driveway is
Parking Areas, . . .
. i 3 m for one-way traffic for separate proposed connecting
Parking Lots, and oo i
. : entrance and exit driveways; and the entrance from
Parking Aisles . ) :
. ii. 6 m for two-way traffic. Highway 62 to the
(Section 4.1.6) .
proposed parking
areas.
If 12 parking spaces or less are required (As per | To Comply No
table 4-1), one must be barrier free.
If 13-100 parking spaces are required (as per
. table 4-1), 4% of the spaces must be barrier free.
Barrier-Free If 101-20 i ired
Parking -20 parking spaces are require _(as per
. table 4-1), 3% of the spaces must be barrier free.
Requirements - -
(Section 4.3) If 201-1000 parking spaces are required _(as per
table 4-1), 2% of the spaces must be barrier free.
If over 1000 parking spaces are required (as per
table 4-1), 1 plus 1% of the spaces must be
barrier free.
An equal number of Type A and Type B barrier- | To Comply No

Barrier-Free

free parking spaces must be provided. If an odd
number of spaces is required, the additional

Parking space may be provided as a Type B space.
Requirements Type A: Aminimum width of 3.4 m and a minimum
(Section 4.3) length of 5.5 m;
Type B: A minimum width of 2.75 m and a
minimum length of 5.5 m;
April 2026 Highway 62, Prince Edward County
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. . . Amendment
Provision Required Proposed Required?
4. Where more than 25 long-term bike spaces
are required, a bike maintenance area must be
provided to accommodate repairs and
maintenance of bikes, and must include a bike
pump, bike repair stand and a bench
Access to a barrier-free parking space must be
provided by an access aisle with a minimum
width of 1.5 m which extends the full length of
the parking space.

Loading Space Commercial Uses To Comply No

Requirements /0 loading spaces required if the use is less

(Section 4.6) than 300m?2 in area.

/1 loading space required if the use is
between 300m? and 2000m? in area.

/2 loading spaces required plus 1 additional
space for each additional 2800m?2 of GFA if
the use greater than 2001m?2 in area.

Industrial Uses

/1 loading space required if the use is less
than 300m?2 in area.

/ 2 loading spaces required if the use is
between 300m? and 7450m? in area.

/3 loading spaces required plus 1 additional
space for each additional 2800m? of GFA but
no greater than 6 loading spaces if the use
greater than 7450mZ2 in area.

Loading Space The minimum dimensions of a loading space are | To comply No

Dimensions (s. 3.5 m wide by 9.0 m long, with a minimum

7.5.5) vertical clearance of 4.2 m

Permitted Uses

The County’s Zoning By-law establishes specific uses permitted in each zone, including the Rural Industrial (MR)
Zone. Relief is requested through this amendment to expand and refine the list of permitted uses within the
proposed Rural Industrial Exception Zone to better reflect the proposed development and ensure compatibility
with the surrounding rural context. The amendment seeks to add the following permitted uses that are not
currently included by the MR Zone:

Garden and Nursery Sales and Supply Establishment

Motor Vehicle Body Shop

Outdoor Storage

Outdoor Storage of Vehicles, Recreational Vehicles, and Boats
Parking Lot

Place of Recreation

Recreational Vehicle Sales and Service Establishment

Service Shop

Veterinary / Animal Clinic

e T

These additional uses conform with the intent of the Rural Industrial Land designation and will allow for a flexible
range of rural commercial and rural industrial uses that serve the surrounding rural community. For example, a
veterinary clinic will provide essential services for livestock and farm animals in the area, while outdoor vehicle
and equipment storage would accommodate agricultural or recreational vehicles that require secure local storage
options. A garden and nursey sale and supply establishment, motor vehicle body shop, place of recreation, and
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recreational vehicle sales and service establishment, or service shop on the site will offer residents of the
surrounding rural area access to these uses, potentially avoiding longer vehicle trips to the urban area or
surrounding municipalities.

The zoning by-law amendment also proposes to remove certain heavier industrial uses currently permitted in the
parent MR Zone that may be incompatible with the rural surroundings. These uses include: abattoir, aerodrome,
aggregate processing facility, asphalt plant, portable asphalt plant, portable concrete plant, transportation depot,
and transportation terminal. In our opinion, these uses could generate higher levels of noise, dust, and traffic
than is appropriate for this location. The refined list of proposed uses are intended to better align the permitted
uses with the County’s rural character, ensure compatibility with nearby land uses, and support a balanced mix
of rural uses permitted on the site.

Provision Required Proposed Q‘ranqeuni:i:jt’a?nt
Environmental Protection — Provincially Significant Wetland (EP-W) Zone — Section 11
Permitted Uses / Conservation Use Conservation Use (no No

/ Flooding, sedimentation, and development proposed)

erosion control uses and
structures as approved by Quinte
Conservation Authority

Provision Required Proposed Qrenqeuni:i:jgnt
Environmental Protection (EP) Zone — Section 11
Permitted Uses / Agricultural Uses, excluding new | Conservation Use (no No

buildings or structures development proposed)

/  Conservation Use

/  Flooding, sedimentation, and
erosion control uses and
structures as approved by Quinte
Conservation Authority

/  Forestry

The proposed development will comply with the existing Environmental Protection — Provincially Significant
Wetland (EP-W) Zone and Environmental Protection (EP) Zone.

The Zoning By-law Amendment proposes to adjust and align the boundaries of the Environmental Protection
(EP) and Environmental Protection — Provincially Significant Wetlands (EP-W) zones with the natural heritage
features and associated setbacks identified through the Environmental Impact Constraints Analysis.
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7.0
Conclusion

As demonstrated throughout this report, the subject site is an appropriate location for rural industrial and rural
commercial uses.

The site has frontage on Highway 62, an arterial MTO highway designed to convey large volumes of traffic, which
will support the limited traffic generated by the proposed uses. The site is located in proximity to Picton and
Belleville and conveniently positioned between several nearby communities, including Bloomfield, Wellington,
and Rossmore, which enhances its suitability by providing convenient access to a broad service area.

Furthermore, the site is located in proximity to other complementary rural industrial and rural commercial uses
along Highway 62, County Road 14, and Crofton Road. The site is also located in proximity to rural and
agricultural uses, which will allow development on the subject site to support these existing uses. This existing
mix of uses in the area reflects a corridor that is currently supporting a range of commercial, industrial, and rural
activities, rather than a purely rural or agricultural character area.

The site has limited suitability for other forms of development as a result of poor soils. The Canada Land Inventory
(CLI) capability mapping identifies the property as having 6R and organic soil, which have virtually no capacity
for arable agriculture. The subject site does not support and does not provide an opportunity for agriculture or
food production, limiting its current as-of-right development possibilities. Natural heritage features present on the
subject site and extending beyond the site boundaries, provide separation from adjacent properties and uses
allowing for development on the site with minimal interference with surrounding land uses.

The proposed rural industrial and rural commercial uses require significant areas of land but do not require
significant water or wastewater infrastructure, making them well-suited to a rural, privately serviced context.
Directing these types of uses to the rural area preserves the limited municipally serviced employment lands for
more intensive forms of development that depend on full municipal water and sewer servicing. Uses such as self-
storage, outdoor vehicle and trailer storage, and similar operations represent an inefficient use of serviced lands
in a settlement area and are more appropriately located in rural areas where land is available.

Additionally, Prince Edward County has a limited supply of lands that can accommodate small-scale rural
industrial and service commercial uses, particularly those that require larger land areas but minimal servicing.
The proposed development, anchored by self-storage and complemented by similar low-impact uses such as
contractor yards and vehicle or equipment storage, responds directly to this gap.

In summary, DenOuden Inc. is seeking an official plan amendment and zoning by-law amendment to permit a
range of rural commercial and rural industrial uses to facilitate the development of the 19.3-hectare subject site.
The proposed development envisions a mix of uses, including a self-storage facility, outdoor vehicle storage
area, and commercial buildings that will provide individual units for workshops, custom workshops, service shops,
or other similar uses, that will support alternatives for tenants of the industrial area at Base 31. The proposed
uses are low-impact, with modest demands on water, wastewater, and transportation infrastructure.

The proposed uses will contribute to the economic diversification of the County’s rural area by providing local
employment opportunities and reducing travel distances to rural commercial and industrial services. The intended
site design and layout maintains the rural character of the area by incorporating vegetated buffers, setbacks to
significant features, and protecting significant natural heritage features. The proposed development will introduce
compatible rural commercial and industrial uses intended to support the surrounding rural community and
travelling public along the Highway 62 corridor.
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The proposed official plan amendment and zoning by-law amendment have regard for matters of provincial
interest outlined in Section 2 of the Planning Act, are consistent with the Provincial Planning Statement (2024),
and conform to the County of Prince Edward Official Plan.

The proposed development represents the appropriate and efficient use of land in the rural area, contributes to
the diversification of the County’s rural area, supports economic and employment opportunities, and provides
localized rural industrial and rural commercial services in a well-suited location. It is our professional opinion that
the proposed development represents a logical and efficient use of a constrained rural property and represents
good land use planning.

Should you require any additional information, please do not hesitate to contact the undersigned at 613.542.5454.

Respectfully,

Kirenat Aewtr Doy

Kelsey Jones, MCIP RPP Scott Day, BURPI
Senior Planner Planner
Fotenn Planning + Design Fotenn Planning + Design
April 2026 Highway 62, Prince Edward County
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Appendix A
Proposed Official Plan Amendment

AMENDMENT NO. xx
OFFICIAL PLAN

OPA No. XX

For the
Municipality of the

County of Prince Edward

April 7, 2026
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AMENDMENT NO. XX TO THE OFFICIAL PLAN
OF THE
COUNTY OF PRINCE EDWARD

The attached explanatory text, constituting Amendment No. XX to the Official Plan of the County of Prince
Edward, was prepared by the Council of the Corporation of the County of Prince Edward under the provisions
of Sections 17 and 21 of the Planning Act, R.S.0. 1990, Chapter P. 13, as amended.

The amendment was adopted by the Council of the Corporation of the County of Prince Edward by By-law No.
XX in accordance with Sections 17 and 21 of the Planning Act, R.S.0. 1990, Chapter P. 13, as amended, on
the _ day of 2026.

Amendment No. XX is exempt from further approval by the Minister of Municipal Affairs and Housing pursuant
to Sections 17(19) of the Planning Act, R.S.0O. 1990 and Ontario Regulation 525/97, amended to O. Reg. 45/01.
The decision of the Council of the Corporation of the County of Prince Edward is final pursuant to Section 17(27)
of the Planning Act, R.S.0. 1990, Chapter P. 13 if no appeals are received against Amendment No. 2 within the
time allowed for appeal, in accordance with the requirements of Section 17 of the Planning Act, R.S.0. 1990,
Chapter P. 13.

Victoria Leskie, Acting Clerk

Steve Ferguson, Mayor
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THE CORPORATION OF THE COUNTY OF PRINCE EDWARD

BY-LAW NO.

Being a By-law to adopt an Amendment to the Official Plan of the

Corporation of the County of Prince Edward

WHEREAS AMENDMENT NO. XX to the Official Plan of the County of Prince Edward has been considered
and recommended for adoption by the County of Prince Edward Planning Public Council;

AND WHEREAS a Public Meeting on the proposed amendment has been held pursuant to the requirements
of Section 17 of the Planning Act, R.S.0. 1990, Chapter P. 13, as amended;

NOW THEREFORE the Council of the Corporation of the County of Prince Edward in accordance with the

provisions of Section 17 and 21 of the Planning Act, R.S.0. 1990, Chapter P. 13, as amended, hereby enacts
as follows:

1. THAT AMENDMENT NO. XX to the Official Plan of the County of Prince Edward, consisting of the
attached explanatory text and Schedule ‘1’ is hereby adopted.

2. THAT AMENDMENT NO. XX to the Official Plan of the County of Prince Edward Planning Area is
exempt from the approval of the Minister of Municipal Affairs and Housing pursuant to Section 17(19)
of the Planning Act, R.S.0. 1990, Chapter P. 13, as amended, and Ontario Regulation 525/97,
amended to O. Reg. 45/01.

3. THAT AMENDMENT NO. XX will become final and take effect on the day after the last day for filing of
appeals has passed provided that no appeals are received in accordance with the provisions of

Section 17 of the Planning Act, R.S.0. 1990, Chapter P. 13, as amended.

4. THIS BY-LAW shall come into force and take effect on the day of final passing thereof.

THIS BY-LAW READ A FIRST, SECOND AND THIRD TIME, AND FINALLY PASSED THIS
DAY OF , 2026

Victoria Leskie, Acting Clerk Steve Ferguson, Mayor
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AMENDMENT NO. XX
TO THE OFFICIAL PLAN
OF THE COUNTY OF PRINCE EDWARD

1. TITLE:

The following text constitutes Amendment No. XX to the Official Plan of the Corporation of the County
of Prince Edward. The Minister of Municipal Affairs and Housing approved the Official Plan on 7 July
2021.

2. PURPOSE AND EFFECT OF THE APPLICATION:
The PURPOSE of Amendment No. XX is to:

¢ Amend Schedule ‘A-1’ of the Official Plan from Rural Land to Rural Industrial Land
The EFFECT of the amendment will be to:

e Facilitate the development of the site with a mix of rural industrial and rural commercial uses
on individual private services

3. LOCATION OF THE AFFECTED LANDS:

The subject lands are located in the rural area, on the east side of Highway 62 between Jericho Road
and County Road 14 and more specifically between the parcels municipally known as 2856 Highway
62 and 2664 Highway 62.

The lands are located as identified on Schedule ‘1’, attached hereto and forming part of this Official
Plan Amendment No. XX.

4. LEGAL DESCRIPTION:

The legal description of the lands is as follows:
e Part of Lot 60, Concession 2, Broken Front, Township of Sophiasburgh.
5. BASIS OF THE AMENDMENT:
a) EXISTING USES:

Vacant and Environmental Protection Lands.
b) PROPOSED USES:

Rural industrial, rural commercial and environmental protection uses.
c) ZONING

The subject site is currently zoned Rural (RU), Environmental Protection (EP), and Environmental
Protection — Provincially Significant Wetlands (EP-W). The proposed zoning for the site will be
Special Rural Industrial (MR-X), Environmental Protection (EP), and Environmental Protection —
Provincially Significant Wetlands (EP-W).

d) SURROUNDING LAND USES

The subject site is surrounded by rural residential, rural, environmental protection, agricultural and
energy production uses.

April 2026 Highway 62, Prince Edward County
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6. DETAILS OF THE AMENDMENT:

Schedule ‘A-1’ Land Use Designations of the County Official Plan is hereby amended by designating
the lands ‘Rural Industrial Land’ as shown on Schedule ‘1’ attached to and forming part of this
amendment.

7. IMPLEMENTATION AND INTERPRETATION:

The provisions of the County Official Plan, as amended from time to time, regarding the
implementation and interpretation of the Plan shall apply in regard to this Amendment.

APPENDICES & ATTACHMENTS

The following appendices and attachments are not intended to form part of Amendment No. XX but are included
only for the purposes of providing information in support of this Amendment.

APPENDIX |

STATEMENT CERTIFYING THE REQUIREMENTS OF SECTIONS 17(15), 17(17) AND 17(23) OF THE
PLANNING ACT, R.S.0. 1990, CHAPTER P. 13 HAVE BEEN COMPLIED.

It is hereby certified that the requirements for the giving of Notice and the holding of at least one (1) Public
Meeting, as required by Section 17 of the Planning Act, R.S.0. 1990, Chapter P. 13, as amended, have been
complied with.

Director of Development Services

APPENDIX I
DECLARATION UNDER SECTION 17(28) OF THE PLANNING ACT, R.S.0. 1990, CHAPTER P. 13.

I, Cristal Laanstra, Director of Development Services for the Corporation of the County of Prince Edward
hereby declare that Notice of adoption of Official Plan Amendment No. XX by County Council on the __ day
of , 2026 was given as required by Section 17(23) of the Planning Act, R.S.0O. 1990, Chapter P. 13. |
also declare that the twenty (20) day appeal period expired on the day of , 2026 and to
this date no notice of appeal under Section 17(24) of the Planning Act, R.S.0. 1990, Chapter P. 13 has been
filed with any person in the Office of the Clerk of the County of Prince Edward.

Dated this day of , 2026

Director of Development Services
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Schedule ‘1’
To Amendment No. XX To the County of Prince Edward Official Plan

art of Lot 60, Concession 2, Broken Front, Township of Sophiasburgh

Portion of the Subject Site to be Redesignated from
Rural Land to Rural Industrial Land on Schedule‘A-1":
Land Use Designations of the County of Prince Edward Official Plan
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Appendix B
Proposed Zoning By-law Amendment

THE CORPORATION OF THE COUNTY OF PRINCE EDWARD
BY-LAW NO. XXXX-2026

A BY-LAW TO AMEND COUNTY COMPREHENSIVE ZONING BY-LAW
NO. 140-2025, AS AMENDED
Part of Lot 60 Concession 2, Broken Front (Ward of Sophiasburgh)

WHEREAS By-law no. 140-2025, as amended, is the Comprehensive Zoning By-law governing the lands located
within the County of Prince Edward in the Ward of Sophiasburgh.

AND WHEREAS the Council of The Corporation of the County of Prince Edward, having received and reviewed
an application to amend By-law No. 140-2025 for the lands described as Part of Lot 60 Concession 2, Broken
Front Township of Sophiasburg in the County of Prince Edward, is in agreement with the proposed changes;

AND WHEREAS authority is granted under Section 34 of the Planning Act, R.S.0. 1990, c.P.13, as amended,;
NOW THEREFORE the Council of The Corporation of the County of Prince Edward enacts as follows:

1. THAT By-law No. 140-2025, as amended, is hereby amended by the addition of the following subsection
10.5.3 of Section 10 entitled “Rural Industrial (MR) Zones” immediately after item MR-XX thereof:

“MR-XX- Part of Lot 60 Concession 2, Broken Front (Ward of Sophiasburgh)

Notwithstanding the provisions of this By-law to the contrary, within the MR-XX Zone, the following
provisions shall apply:

a. The permitted uses shall be limited to: Agricultural Processing Facility; Building Supply Outlet;
Cidery, Distillery, Micro-Brewery; Contractor’s Yard; Equipment Sales and Rental, Heavy; Farm
Machinery Sales and Service; Garden and Nursery Sale and Supply Establishment; Home
Business; Light Manufacturing Establishment; Motor Vehicle Repair Garage; Office; Outdoor
Storage; Outdoor Storage of Vehicles, RVs, Boats; Parking Lot; Place of Recreation; Public Works
Yard; Recreational Vehicle Sales & Service Establishment; Self-Storage Facility; Service Shop;
Single-Detached Dwelling; Veterinary/Animal Clinic; Warehouse; Workshop; Workshop, Custom

b. The following definition applies:

(i) Outdoor Storage of Vehicles, RVs, Boats shall mean an open area of land used for the
storage of vehicles, recreational vehicles, boats or other large equipment.

All other provisions of the MR Zone and By-law No. 140-2025, as amended, shall apply to the lands
zoned MR-X.”

2. THAT Schedule “A-4” Consecon and Carrying Place to By-law No. 140-2025, as amended, is hereby
amended by changing the zone category thereon from the Rural (RU) Zone to the Rural Industrial (MR-
X) Zone in accordance with Schedule “1” attached hereto.

3. THAT Schedule ‘1’ attached hereto forms part of this by-law.

4. THAT this by-law shall come into force and take effect pursuant to the provisions and regulations made
under the Planning Act, R.S.0., 1990, c.P.13, as amended.
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Read a first, second and third time and finally passed this ____ day of , 2026.

Clerk Mayor

Schedule 1
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