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Meridian Planning Consultants on behalf of the Township of Scugog has prepared this Secondary Plan Background
Report for the Port Perry Employment Area located at the west end of the Port Perry Urban Area. The lands are
described as part of Lots 13, 14, 15, 16, and 17, Concession 6 and are located east of Highway 12, between the Scugog
Line 6 and Reach Street as shown in Figure 1. An aerial photo of the subject area is shown in Figure 2.

The objectives of the study were to:

1. Examine suitability of the lands for employment type uses and, in doing so to define the boundaries of the
environmentally sensitive areas within the employment lands;

2. Incorporate the Nonquon River Subwatershed Plan into a planning document that reflects the environmental
management recommendations of that document;

3. Provide a road pattern which provides for efficient use of public and private services and facilitates a logical flow
of traffic through the area;

4. Provide recommendations regarding urban design elements which should be incorporated as conditions of site
plan and lot creation approvals;

5. Review land absorption rates for employment lands purposes in order to establish recommendations relating to
development phasing; and,

6. Review the implications of extending municipal services to these lands.

The information in this Background Report has been obtained from several sources, including the Nonquon
Subwatershed Study and discussions with the Region of Durham Works and Planning Departments and Kawartha
Region Conservation Authority (KRCA) staff. In addition meetings with landowners in the area and a public presentation
were conducted on July 26, 2004 to understand the desires of area residents.
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The final draft report was presented before Township Council at a Statutory Public Meeting in accordance with the
requirements of the Planning Act on October 17, 2005. Issues raised at the meeting have been addressed. The most
significant one involved delineation of the wetland and floodplain boundaries, which required considerable consultation
and discussion with representatives of KRCA, the Ministry of Natural Resources and affected land owners. The matter

has now been resolved, permitting completion of the Secondary Plan and presentation of the implementing Official Plan
Amendment.

Figure 1 — Study Area
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Figure 2 — Aerial Photo
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The study area comprises approximately 884.1 acres (357.8 ha). Approximately 663.06 acres (268.36 ha) are
designated Employment Lands and approximately 221.04 acres (89.44 ha) are designated Open Space in the Township
of Scugog Official Plan. Recent studies have shown that approximately 50 acres (20 ha) of the land designated
Employment Lands are within the Regional Storm flood plain. The Employment Area is intended to develop for a range
of light industrial and secondary service uses. All development is planned to be serviced with private sewage and water.

Approximately 17% of the subject

land is currently developed for
S industrial uses. The remaining 83%
~ 13 of the area is occupied by forest,

farmland, residential, an existing
== : ) police station and vacant land. In
' recent years there has been
considerable interest in the
development of these lands. Three
plans of subdivision have been
approved in the area and additional
lot creation has occurred through
consent. General industrial
development in recent years has
been in the range of 500 sq m
(53,750 sq ft) per year.

The three existing subdivisions in the Port Perry Employment Area include Reach Industrial Park, the North Port
Industrial Park and the Mitchell Subdivision (Success Industrial Park). The location of the three subdivisions is shown on
Figure 3.
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Figure 3 — Existing Industrial Subdivisions
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The Reach Industrial Park was
developed in the mid 1970s.
This area was originally
developed as a number of large
blocks around the Reach
Industrial Park Road. Within the
blocks lots have been created
by consent to develop the
existing multiple lot
development. The present lot
sizes are about 0.4 ha (1.0
acres) in size. There are
presently 22 lots within the
Reach Industrial Park.

The North Port subdivision was
created in the late 1980's as a
plan of subdivision with lot sizes
ranging from 0.8 ha to 2.0 ha.
Since that time the larger lots
have been severed, creating
average lot sizes of about 0.4 ha
(1.0 acres). There are presently
44 lots within the North Port
subdivision.
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The Mitchell Subdivision was draft plan approved in 1998. Three lots have been registered for a number of years. The
remaining lands have recently received final plan approval. The roads in the subdivision have been dedicated to the
Township but have not been assumed for maintenance purposes at this time. A unique feature of the subdivision is a
private communal fire protection water supply system that uses storm water as a water source.

Figure 4 — Nonquon River Subwatershed Area

The Employment Area Secondary Plan will provide direction
for future development including site-specific design criteria,
and update the mapping of the area with respect to wetlands
and floodplains to limit further environmentally harmful
development. The plan will establish a connected road
system and well-organized lot layout to increase connectivity
and guide and encourage future development. In addition
the Secondary Plan process will incorporate the proposed
stormwater management plan from the Nonquon River
Subwatershed Study and the possibility of extending
municipal water services.

The Conservation Authority, in conjunction with the
Township, is in the process of completing a master drainage
and stormwater study for the area. This study will establish a
pattern of stormwater management ponds and staging of
stormwater, and drainage works for the future development
of the lands.

Development in the area currently relies on private water and sewage disposal systems. Preliminary discussions have
been had with the Region of Durham regarding municipal water and sewage services. The Region has provided
preliminary cost estimates for servicing the area, but has made no commitments to extending services.
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The Provincial Policy Statement, 2005 (PPS) is a statement of policy prescribed under Section 3 of the Planning Act.
The Township must be consistent with the PPS in any planning decision that it makes, and the Secondary Plan for the
Port Perry Employment Area must reflect policies of the PPS that are applicable.

The land designated in the Port Perry Employment Area is aligned with Section 1.1.1 of the PPS, which states the
following:

1.1.1 Healthy, liveable and safe communities are sustained by:

b) accommodating an appropriate range and mix of residential, employment including industrial,
commercial and institutional uses), recreational and open space uses to meet long term needs.

C) Avoiding development and land use patterns, which may cause environmental or public health and
safety concerns.

Section 1.3.1 further states:
1.3.1 Planning authorities shall promote economic development and competitiveness by:

a) providing for an appropriate mix and range of employment (including industrial, commercial and
institutional 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.
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For the last few years the Township has experienced about 50,000 sq ft of industrial development in this area on an
annual basis. To provide flexibility in the market place it is common to double the demand for the purposes of
determining long-term land area requirements for employment lands. Land requirements for the Township are calculated
as follows:

Annual construction — 160,000 sq ft

Lot coverage - 25%

Annual land consumption —14.71 ac (5.95 ha)
20-year requirement —294.2 ac (119.02 ha)

There are several aspects of the existing development of the area that conflict with the Provincial Policy Statement.
Section 3.1.1 states:

3.1.1 Development shall generally be directed to areas outside of:

b) hazardous lands adjacent to river, stream and small inland lake systems which are impacted by
flooding hazards and/or erosion hazards.

C) hazardous sites.

There is existing development within the Regional Floodplain that does not comply with this policy. In addition there are
potential adverse environmental impacts that may result from the storage of hazardous substances within the floodplain,
which conflicts with Section 3.1.4 c¢). Section 3.1.4 c) states that development shall not be permitted to locate in
hazardous lands and hazardous sites where the use is associated with the disposal, manufacture, treatment or storage of
hazardous substances.

However, some development is permitted subject to certain conditions. According to Section 3.1.6:
3.1.6 ... Development and site alteration may be permitted in those portions of hazardous lands and hazardous

sites, where the effects and risk to public safety are minor so as to be managed or mitigated in accordance
with provincial standards, as determined by the demonstration and achievement of all of the following:
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a) development and site alteration is carried out in accordance with floodproofing standards, protection
works standards, and access standards.

b) vehicles and people have a way of safely entering and exiting the area during times of flooding,
erosion and other emergencies.

C) new hazards are not created and existing hazards are not aggravated.
d) no adverse environmental impacts will result.

Development shall not be permitted to locate in hazardous lands and hazardous sites where the use is an institutional
use associated with hospitals, nursing homes, pre-school, school nurseries, day care and schools, where there is a
threat to the safe evacuation, essential emergency services such as fire, police and ambulance and uses associated with
the disposal, manufacture, treatment or storage of hazardous substances.

The flooding hazards have not been addressed in any planning documents to date. If the area floods, vehicles and
people do not have a safe way of entering and exiting the area during times of emergency as the existing street is a cul-
de-sac with no alternative routes. In addition there are potential adverse environmental impacts if the area floods. There
are uses, existing and permitted through zoning, that could contaminate the surface and ground water.

The Provincial Policy Statement requires that preference be given to full municipal servicing followed by communal
services. Policy 1.6.4.1 states:

1.6.4.1 Planning for sewage and water services shall:
a) direct and accommodate expected growth in a manner that promotes the efficient use of existing:
1) municipal sewage services and municipal water services; and

2) private communal sewage services and private communal water services, where municipal
sewage services and municipal water services are not available.
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b) ensure that these systems are provided in a manner that:
1) can be sustained by the water resources upon which such services rely;
2) is financially viable and complies with all regulatory requirements; and
3) protects human health and the natural environment.

Municipalities may chose to use private communal sewage services and private communal services, individual on-site
sewage services and individual on-site water services, where municipal sewage services and municipal water services
are not provided and the Township has established policies to ensure the services will satisfy criteria set out.

According to Section 1.6.4.5:

1.6.4.5 Partial services shall only be permitted in the following circumstances:

a) where they are necessary to address failed individual on-site sewage services and individual on-site
water services in existing development.

b) within settlement areas to allow for infilling and rounding out of existing development on partial
services provided that:

1) the development is within the reserve sewage system capacity and reserve water system
capacity; and
2) site conditions are suitable for the long-term provision of such services.

The existing development in the Port Perry Employment area is on individual on-site systems. Some consideration has
been given to the extension of water services to this area. However, as stated in the above policy, partial services are
discouraged except where necessary.
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The Durham Regional Official Plan, as amended by ROPA 114, designates the subject lands as Employment Area on
private wells and private waste disposal systems. The intent for this designation is to maximize the employment potential
of the area. The objectives for this area are to efficiently guide development to obtain the greatest benefit for the Region,
to increase job opportunities and to attract industries and businesses that will maximize economic and employment
opportunities.

The following policies of the Regional Official Plan apply to the Port Perry Employment Area and need to be considered:

8C.1.4 Regional Council shall ensure that an adequate supply of vacant, serviced land is maintained with
designated Employment Areas to meet immediate demands.

Within the designated Port Perry Employment Area there is no fully serviced land. The entire area is on private waste
disposal systems and private wells.

8C.1.5 Regional Council shall ensure that Employment Areas are easily accessible.

The Port Perry Employment Area is surrounded by Highway 7/12, Scugog Line 6, Reach Street and Old Simcoe Road.
However, lands within the designated area are only serviced by Reach Industrial Park Road and North Port Road. These
are internal, unconnected roadways.

8C.1.6 Regional Council shall promote the beautification of Employment Areas, particularly those adjacent to
major transportation routes.

The Port Perry Employment Area is subject to this requirement including additional beautification along Highway 7/12,
Scugog Line 6, Reach Street and OIld Simcoe Road. While there is a recognized need for some open storage uses,
there has been growing demand for clean, more ‘prestige’ industrial uses.
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As per Section 3.2.2, Regional Council has established a target ratio of jobs to population of 50% (1 job for every 2
persons) for the Region as a means to support the development of complete communities that provide a close live-work
relationship for residents of the Region. This is an employment goal of the Township of Scugog as well.
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Figure 5 — Township of Scugog Official Plan Designa  tions

The goals, objectives and policies
contained in the Township of Scugog
Official Plan are intended to guide
the decisions of public authorities
and private interests in order to
maintain the Township as a liveable
and attractive community. It is
intended that the Plan serve as the
basis for managing change in the
Township to the year 2021. Within
the Township Official Plan, the
majority of the Port Perry
Employment area is designated
Employment Lands as shown on
Figure 5.

The objectives of the Employment
Lands designation are stated in
Section 4.6.1 as follows:

a) To encourage a broad range of employment generating land uses.
b) To ensure that uses are compatible with surrounding uses.

C) To encourage an attractive built form within the Employment Lands areas.

The land designated Employment Lands is intended to develop for a variety of light industrial and secondary service
uses, including ancillary retail uses on the basis of private sewage and water. Also within this designation several
additional policies are imposed to further control the development as stated in Section 4.6.3:
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b)

f)

h)

)

Implementing zoning regulations shall provide sufficient control to ensure that new development,
redevelopment and/or infill development will meet the requirements of the Regional Health
Department and the Ministry of Environment.

Large subsurface sewage disposal systems as defined in regulations made under the Environmental
Protection Act shall only be permitted where demonstrated to be appropriate and to the satisfaction
of the Ministry of the Environment and Energy.

No building developed on lands designated Employment Lands shall exceed a Floor Space Index of
0.5. The maximum height shall be 3 storeys or 10 metres, whichever is less.

Industrial uses such as truck and/or transportation terminals having significant transportation
requirements shall be encouraged to locate adjacent to Arterial or Collector roads.

Service stations/gas bars and automobile rental establishments shall only be permitted on sites
located at the intersection of an Arterial road and/or a Collector road. A maximum site size and
restrictions on the range of permitted ancillary uses shall be identified in the zoning by-law.

Open storage shall only be permitted in the Employment Lands outside the Urban Service Area and
shall be screened from view by fences, buildings and/or landscaping, and generally only be located in
the rear yard.

Adequate off-street loading and parking facilities shall be provided for all permitted industrial and
commercial uses.

Adequate buffers shall be provided to separate industrial uses from permitted commercial uses in
order to reduce conflicts. Buffers may include such features as setbacks, berms, walls, fences and
landscape strips.

All development within the Employment Lands designation shall be subject to Site Plan Control.
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The remaining 25% of the subject area is designated Open Space in the Township Official Plan as shown in Figure 5.
The intent of the Open Space designation is to establish an identifiable and continuous open space network through Port
Perry. The objectives in this designation are stated in Section 4.7.1 as follows:

a) To create an urban greenlands system which is connected to the Township’s Greenlands System.

b) To provide for a continuous trail and integrated park system through Port Perry with an emphasis on
the waterfront.

C) To provide sufficient lands to meet the recreational needs of the population.
d) To protective sensitive environments within the urban area.

Within the Open Space designation the permitted uses are intended primarily for active and passive recreational
purposes. Stormwater management facilities may also be permitted. These areas should be protected against impacts
from the surrounding development on Employment Lands in the Port Perry Employment Area.

The projected population for the Port Perry Urban Area, which includes the subject lands, is 11,500. Growth and change
will be managed to ensure that it has a positive impact on the Township. Section 2.1 provides direction for this growth:

a) Residential growth in the Township areas will be approximately 120 residential units per year to the
year 2021. Approximately 70 percent of this growth will be directed to Port Perry Urban Area.

d) Within Port Perry, development shall be phased to provide for the continuous, orderly development of
the community and to ensure the most efficient and economical use of existing and proposed
infrastructure.

f) New development will provide additional assessment to offset the costs of providing municipal
services. New development shall not place a tax burden on existing residents and the environment.

0) Council will encourage developments that will provide economic opportunities for the residents of the
Township. When reviewing development proposals Council will seek balance between the economic
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h)

benefits and environmental impacts of development. Council will also protect natural heritage
features, agricultural areas and aggregate resources from incompatible development.

The Township will seek to achieve a population to employment opportunities ratio of 2:1 resulting in
12,250 employment opportunities in the Township by 2021. New employment opportunities will be
directed primarily to the Port Perry Urban Area.

The Township Official Plan states that the Township’s character will be maintained. This includes the natural features
existing in the Port Perry Employment Area as stated in Section 2.2:

b)

The Township will protect and preserve the natural features and ecological functions of the
environment. There is sufficient land within the Township to accommodate all new growth without
adversely impacting significant environmental features. All proposals to develop lands in the
Township shall recognize this objective.

The natural environment will also be protected as stated in Section 2.3:

a)

b)

Council will ensure the protection, maintenance and enhancement of water, related resources and
aquatic ecosystems on an integrated watershed management basis. Land use related decisions of
Council will maintain and enhance surface and groundwater resources in sufficient quality and
guantity to meet existing and future uses on a sustainable basis, promote water conservation and
support the efficient use of water resources on a watershed and subwatershed basis. Human life
shall be protected from water related hazards such as flooding and erosion.

Forest areas shall be managed to provide for continuous yields and environmental benefits.

Urban design policies in the Township Official Plan are intended to guide the design and built form of all development
within the Port Perry Urban Area. The objectives, as indicated in Section 4.9.1, are as follows:

a) To take a comprehensive approach to community design that will result in appropriate development
and redevelopment that will occur over a significant period of time.
Port Perry Employment Area Secondary Plan Background Report Page 16
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b)

c)

To ensure that municipal goals for the overall layout and character of new development and
redevelopment within the Port Perry Urban Area are achieved.

To provide a policy framework to assist in the preparation of plans of subdivision/condominium,
implementing zoning by-laws, development agreements and site plan approvals.

The standards to be considered in the implementation of the design concept for the Port Perry Urban Area include the
following as indicated in Section 4.9.2. However, there are no specific design policies related to industrial uses.

The environmental criteria defined in Section 5.1.1 are also applicable to development in the Port Perry Employment

Area. Specifically:

The uses permitted by this Plan may be allowed provided that:

a) The long-term capacity of the site can support the use without a negative impact on environmental
features.

b) The cumulative impact of development will not have detrimental effects on the environment.

) The site is not considered hazardous to life or property due to unstable soil conditions or possible
flooding.

d) Development meets applicable federal, provincial and municipal requirements including health and
servicing requirements.

e) Development satisfies the requirements of the Durham Regional Official Plan, Oak Ridges Moraine
Guidelines, Greenbelt Plan and has regard for the Provincial Policy Statement.

f) Any development permitted should be designed and located in such a manner as to preserve the
natural and visual characteristics of the area.

s)] All development including new roads, road improvements, service corridors, subdivisions and single
sites should be in harmony with the landscape.

h) All tree cutting shall comply with the Region of Durham Tree Conservation By-law.

Port Perry Employment Area Secondary Plan Background Report Page 17
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It is noted that the Township has adopted a Tree Preservation Policy that requires mature trees to be preserved or
replaced in the development process. Section 5.1.8 also states:

b)

Wherever possible, existing tree lines and hedge rows shall be preserved.

Stormwater management is to be addressed prior to any development with the preparation of a Stormwater Management
Report prepared by a qualified professional to the satisfaction of the Township and Conservation Authority.

Water quality is required to be protected, as stated in Section 5.1.4:

The following development criteria shall apply to development affecting water quality of water resources:

a) Changes to the natural drainage should be avoided.

b) No sewage system should be allowed closer than 30 metres from the high water mark of any
waterbody or water course, the top of a stream bank or ravine, or the edge of any wetland. Where
this setback cannot be achieve on an existing lot of record the distance may be varied to the
satisfaction of the Regional Health Department.

) A setback for other development will be established from each side of a stream, river bed, pond, lake
or wetland necessary to maintain existing water quality.

d) No alteration of the natural grade or drainage shall occur within the setback where, in the opinion of
the implementing authority, such action would adversely affect surface and/or ground water
resources.

e) The cutting of trees within the setback shall be regulated by Site Plan Control or as a condition of
consent or subdivision.

f) All applications for major development proposals such as subdivisions or commercial, industrial or
institutional uses requiring an Official Plan amendment shall be accompanied by a Water Resource
Management (WRM) Report.

Port Perry Employment Area Secondary Plan Background Report Page 18
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s)] During and after development sediment and erosion control measures shall be carried out to the
satisfaction of the implementing authority.

The development criteria as identified in Section 5.1.6 shall apply to development affecting flood plains as shown on
Figure 6. Specifically:

a) No building or structure shall be permitted in identified flood plains except where the building or
structure has been approved by the local municipality, the Conservation Authority and/or the Ministry
of Natural Resources in accordance with established flood plain management and development
criteria.

b) Watershed management and flood and erosion control projects shall be carried out in accordance
with the standards, policies or guidelines of the Ministry of Natural Resources and/or Conservation
Authority. Where possible, such projects should be designed and located to avoid or minimize the
impact on wetlands, wildlife habitat, source areas, streams, steep slopes and other areas of visual
and environmental significance.

C) When considering a new project the implementing authority shall consider the number, distribution
and location of these works within the watershed in terms of their cumulative effect on the objectives
of the applicable designation and watershed management policies/activities of the Ministry of
Environment, Ministry of Natural Resources and the Conservation Authority.

The Growth Management policies in Section 5.2.2(e) provide guidance for development in the Port Perry Employment
Area:

Within Port Perry, development shall be staged to provide for the continuous, orderly growth of the Community and
to ensure the most efficient and economical use of existing and proposed infrastructure. The following criteria shall
be considered in the review of all development applications:

)] the development is staged in accordance with the policies in Section 4.14 and Schedule A-2;
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i)

i)

the development contributes to, or can be appropriately integrated within the logical sequence of
construction of all required sewer, water, stormwater and transportation facilities; and,

the development satisfies all requirements regarding the provision of parkland and other facilities.

Lot creation within the Employment Area is controlled by Section 5.2.6.

The following policies apply to all land division in the Township:

c)

f)

9)

Where two or more additional lots are to be created, a plan of subdivision will generally be required.

New building lots created by consent shall front onto a public road which meets current standards of
construction and is maintained all year round.

New lots will not be permitted on lands containing physical constraints to development such as poor
drainage, flood susceptibility, steep slopes or any other physical condition that may jeopardize public
health and safety.

The Secondary Plan for the Port Perry Employment Area will take this policy into account with the development of a
proposed lot pattern.

Servicing policies for the Port Perry Employment Area are specified in Section 5.2.7:

a) Servicing options including municipal, communal and individual sewage and water services for
development will be considered at the time of development through a servicing options report.
Council will consider communal or municipal servicing only where the services do not result in
additional municipal costs or liability.

b) Any proposed plan of subdivision shall be accompanied by an engineering report containing
sufficiently detailed information to permit a meaningful evaluation of the feasibility of sewage disposal
systems and water supply systems to be made.

C) All servicing reports shall be prepared to the satisfaction of the Region of Durham.
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It is the intention that the Employment Area will continue to be serviced with private water and sewage systems, until
such time as the Region is able to provide services.

The development along existing roads and the construction of new roads within the subject lands will be guided through
the policies in Sections 6.4 and 6.5. Highway 7/12 is a Type A Arterial road. Reach Street is a Type B Arterial road.
Scugog Line 6 is a Collector road. All other existing and new roads within the Port Perry Employment Area are local
roads.

The following policies relate to roadways in the area:
6.4 (b) In maintaining the traffic carrying function of arterial roads, the following policies shall apply:

)] Appropriate rights of way shall be provided which will facilitate the future provision of public transit
and bicycle facilities.

i) The provision of bicycle paths adjacent to arterial roads in the right of way shall be considered.
iii) Appropriate rights of way shall be provided for full channelization of arterial intersections.
iv) Frontage, land use, entrances, exits and curb use shall be controlled.

V) Where alternative access cannot be provided by another road, low density residential uses may
directly access an arterial road subject to driveway consolidation and “turn-arounds” being
incorporated on the lot.

Vi) Private access to arterial roads shall be permitted on a limited basis in accordance with the provisions
specified below and shall be subject to the approval of the authority having jurisdiction:

Arterial Urban
Type A One access generally every 200 metres of road
Type B One access generally every 80 metres of road
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Type C One access every 30 metres in Main Central Area, commercial and employment areas.
Residential land uses limited to large lot singles, controlled access residential blocks
and front yard lane concepts.

6.5 Collector and Local Roads

a) Collector roads are designed to collect and distribute traffic between local roads and the arterial road
network and major traffic generators. Local roads accommodate low volumes of traffic and facilitate
access to individual properties.

b) Collector roads are designed to provide relatively continuous movements, provide for cycling,
minimize the number of private accesses and have a right of way width of 23 to 26 metres.

C) Local roads within the Township shall have a minimum right of way width of 20 metres.
d) Council may consider a reduced right-of-way width of 17 m within the Port Perry Urban Areas.

In order to encourage the appropriate development of the Employment Area, it is recommended that the Scugog Line 6
be designated as Type B Arterial road. This will provide more limited access and ensure that as development occurs the
road will be upgraded to a standard that can better accommodate industrial traffic.

Overall, the existing policy framework in the Township Official Plan provides an excellent basis for guiding and reviewing
development in the study area. However, in order to achieve the objectives set out in Section 1.0 of this report, more
detailed planning is required. The following sections of this report identify a number of planning issues in the area and
provide a more detailed development plan for the area that implements the foregoing policies and identified planning
issues.
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Figure 6 shows that the Township of
Scugog Zoning By-Law No. 75-80
designates the majority of the subject
lands Rural (RU) and General
Industrial (M2).

Many of the developed lots within the
Industrial zoned lands have special
zone  categories  which  allow
additional uses and/or an exception
regarding the side yard setbacks of
the building. Any new development
within the Port Perry Employment
Area on the lands designated Rural
(RU) will require a rezoning as
Employment uses are not permitted
in the Rural (RU) zone. Within the
Port Perry employment Area there is
a need for minimum elevation as
specified in the recommendations of
the Nonquon River Subwatershed
Study.

Port Perry Employment Area Secondary Plan Background Report
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At the initial stages of this study, consultation with agencies including Region of Durham Planning and Works
Department, the Ministry of Transportation, the Kawartha Region Conservation Authority (KRCA), the Ministry of Natural
Resources (through the Nonquon River Subwatershed Study), as well as the public, property owners and other
stakeholders, identified six key planning issues for the Employment Area. These include the following:

1. Provincially Significant Wetlands

2. Floodplain

3. Emergency Access and Connectivity
4. Servicing

5. Land Use/Environmental Impact

6. Land Area Requirements

& $% [/ O

The existing wetland mapping in the Official Plan was obtained through the Kawartha Region Conservation Authority
(KRCA) based on identified wetland areas in 1993. More recent mapping was completed by the Ministry of Natural
Resources in 1998. The Official Plan uses the 1993 mapping. This mapping is not an accurate portrayal of the land use
on the subject site. Within this Secondary Plan process more accurate mapping has been obtained from KRCA which
identifies the Provincially Significant Wetlands within the Port Perry Employment Area. These wetlands can be seen on
Figure 7.
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Figure 7 — Environmental Constraints and Physical F  eatures
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From the information received, it appears that all the existing development along Reach Industrial Park Road and some
of the western development along North Port Road is within the Regional Storm Floodline. As part of the Nonquon River
Subwatershed Study updated floodplain mapping has been developed as shown above in Figure 7. Approximately 50
acres (20 ha) of land currently within the Employment Area are within this floodplain. The Provincial Policy Statement
requires development in areas that are susceptible to flooding be discouraged. This could cause potential environmental
problems, if flooding is to occur, particularly with the storage of equipment and vehicles, which are presently stored in the
Reach Industrial Park area.

The recommendations of the Nonquon Study include the development of a main storm water management pond on the
south side of Reach Street, abutting the municipal works yard. This main pond, in conjunction with a series of private
smaller storm water facilities upstream will reduce nuisance flooding in the area but will not relieve flooding above the 10-
year storm level. The subwatershed study also recommends the construction of three additional culverts under Reach
Street to reduce the effect of the roadway as a dam in significant flooding occurrence. Even with the recommended
improvements, much of the existing developed area is still subject to flooding in a Regional Storm condition. Any future
development within the floodplain area shall be required to be built on elevated platforms to avoid potential flood
damage. In addition provisions to limit the storage of potential contaminating substances shall be prohibited.

& & $ (o

There are presently three internal roads, North Port Road, Reach Industrial Park Road and Easy Street (an unassumed
road) within the Port Perry Employment Area. These roads are all cul-de-sacs having lengths of 1270 m for North Port
Road, 530 m for Reach Industrial Park Road, and 690 m for Easy Street. Any blockage of these roads would cause a
complete loss of access to the businesses located within the industrial subdivisions.
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The Employment Area Secondary Plan
should increase connectivity within the
area and create more through streets to
allow easier emergency access. The
main objective for access within the
Port Perry Employment Area is to
provide connectivity between the
existing cul-de-sacs and new proposed
roads. The proposed development
concept including proposed roads and
lots is shown in Figure 8.

Ideally an extension of North Port Road
to the eastern portion of the
Employment Area would be beneficial.
However due to topographic constraints
this cannot be achieved. Therefore
southerly extensions of North Port

h il K | Road at the cul-de-sac and at the 90°
Reach Industrial Park Road cul-de-sac turn can be created to increase the
north south connectivity of the subject

area.

It would also be useful to also extend the Reach Industrial Park Road southern to connect Reach Street and Scugog Line
6. However significant wetland and floodplain constraints surround the existing cul-de-sac. There is an existing hydro
corridor through the wetland area but the impact of a road through the area could cause environmental degradation.

Additional new roads are proposed for the Port Perry Employment Area to create access to the designated lands.
Among these proposed roads is an additional access to Highway 7/12 extending through the subject lands to connect
with Scugog Line 6. Access to Highway 7/12 will require approval from the Ministry of Transportation, as this is a
Provincial Highway. This access would be an extension of Easy Street. Easy Street is owned by the Township but has
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not been assumed for municipal maintenance purpose. A connection to the highway in this general area would increase
the exposure of the Employment Area and could be designed as an effective gateway. The Ministry of Transportation
supports this internal road system and will require a 0.3m reserve along the highway frontage to be conveyed.

Figure 8 — Proposed Road Pattern

All costs associated with the new
intersection at Highway 7/12 and
Easy Street would be the
financial responsibility of the
Township and the proponents of
any new development. The
proposed intersection would be
designed to meet Ministry of
Transportation standards and
specifications with respect to
sight lines, horizontal and vertical
alignment, number of lanes,
widths, pavement types, drainage
requirements, roadside safety
devices, illumination and traffic
control.

Additional rights-of-way required
at the entrance to the highway or
along the highway would be
dedicated as a public highway at
no cost to the MTO. Costs
associated with the public road entrance, including signals and highway improvements would require the owners to enter
into a legal agreement with MTO. Building and land use permits are required for all structures located within 45m of the
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Ministry property line or 180m from the centre point of the intersection of an existing road and Highway 7/12. All
buildings and structures must be set back 14 m from the Ministry property line.

The proposed road network throughout the subject area will allow the development to occur in an orderly manner with an
overall design that has continuity and allows a logical pattern for development. One of the important components of the
development plan is the improvement of Scugog Line 6 to an Arterial Standard. As a Type B Arterial Road, the Township
could require land dedications sufficient to provide a 26 to 30 m right-of-way. In order to maintain the road as a major
employment area traffic route, access should be directed to local roads wherever possible and entrance spacing should
be established at 100 metres. The Region will require an overall right-of-way width of 15 metres from centerline to all
properties fronting Reach Street, Regional Road 8. Local roads intersecting with Reach Street should be spaced
approximately 525m for full intersections and a minimum of 300 metres for T-type intersections. Auxiliary left and right
turn lanes will be required at all intersections.

&* $

The subject lands are presently serviced by private water and sewage systems. To a certain extent this form of servicing
limits the type and intensity of potential uses. Water for fire protection is required for any building in excess of 557 sq m
(6,000 sq ft) under the Ontario Building Code. Buildings of this size or larger must currently provide on-site fire ponds.
Within the Mitchell Subdivision a private communal water system for fire protection has been constructed. There is an
agreement registered on title providing that this system will not be assumed by the Township.

Industries operating on private services must also be considered dry industries, meaning that there is no waste water
other than what would normally be considered domestic waste. The size of industries is also limited by the land area
requirements for on-site sewage disposal and water systems.

The Region of Durham has provided preliminary comments on extending municipal water and sewage services to the
area in order to provide for full municipal services in light of the ongoing industrial development. The Region has
indicated that if watermains could be extended from the existing 300 mm watermain at Highway 7A and Queen Street,
along Scugog Line 6 and looped through the existing roads in the industrial lands, the estimated cost would be
approximately $4,500,000. This will dictate the staging of development.
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The Region of Durham has indicated that a Feasibility Study is required to determine the benefits and costs of providing
water supply to the subject lands. The Feasibility Study may include an analysis on the need to extend municipal water
supply (including fire protection and potable water) financial requirements, environmental impact, and impact on private
sewage disposal systems.

However, the Region of Durham has indicated a concern for extending only municipal water to this area. The
introduction of municipal water supply services may result in increased water consumption and overload the private
waste disposal systems, thereby requiring the introduction of a municipal sanitary sewerage system. The Provincial
Policy Statement also discourages development on partial (water only) services. Use of partial services is currently only
to be considered where there is a need to address failed systems or where there are physical constraints that preclude
full services (sewage and water). In this area there is a concern about the potability of the ground water due to historic
uses in the area. There is also a desire to improve safety in the area by providing municipal water.

The existing Nonquon River Water Pollution Control Plant has considerable limitations and would not be able to
accommodate additional sewage flows generated from the Employment Area. As a result, there will continue to be a
limitation on the uses in the area to ‘dry industrial’ uses only. If sanitary sewerage works are extended, the area would
be subject to stringent monitoring of development, water usage and water pollution control plant capacity utilization to
ensure that the capacity of the Nonquon River WPCP is not exceeded.

The Regional Economic Development Office estimates land values in nearby industrial areas are between $60,000-
$80,000/acre for unserviced land and anywhere from $80,000-$250,000/acre for fully serviced lands, depending on the
area and the variables that contribute to the lands such as access and surrounding land use. Serviced land in Pickering
and Ajax would range from $220,000 to $250,000/acre, in Oshawa from $150,000 to $200,000/acre and in Clarington
from $80,000 to $120,000/acre. The land value comparisons indicate that it may be financially viable from a cost
recovery point of view to extend municipal water services to this area while remaining competitive with other serviced
industrial lands in the Region. If there is further interest in this concept a more detailed Feasibility Report should be
completed.
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The existing Employment Lands designation covers approximately 663.1 ac (268.4 ha). There is approximately 548.6 ac
(222 ha) of vacant land available for development within the Employment Area. The following projections show land area
requirements for a 20-year plan period based on building permit activity from 1999 to 2004 in the Township. It is
recognized that building outside of the Employment Area has contributed to the total. Using a straight-line projection with
these numbers rather than using an increasing rate of growth, results in a reasonable estimate of future development
within the Port Perry Employment Area. This is consistent with the estimate derived by doubling the development rates
experienced within this area, as outlined in Section 2.1 of this report.

Year Sq ft Coverage Land Area Required
Acres Ha

1999 210,000 25% 19.2 7.77
2000 163,500 25% 15 6.07
2001 95,700 25% 8.8 3.56
2002 168,700 25% 15.5 6.27
2003 172,400 25% 15.8 6.39
2004 75,300 25% 13.8 5.58
(Jan — (estimate for full year
June) 150,600)

Average 160,150 25% 14.7 5.95

According to the building permit projection, 294.2 ac (119.0 ha) would be required to accommodate the potential
development over a 20 year period. Discounting the designated lands within the floodplain, there is a sufficient supply of
land designated for development within the Port Perry Employment Area for the next 20 years.

Given the amount of land designated and the current demand in the area, it is recommended that development be
phased into two different stages. The proposed phasing is shown in Figure 9. The first stage is approximately 403.8 ac
(163.4 ha). The second stage is approximately 145.6 ac (58.9 ha).
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Figure 9 — Development Phasing

Staging of development will
ensure a logical progression to
minimize disruption of existing
uses and municipal servicing
costs. The first phase of
development will occur along
Scugog Line 6 as this is the
most logical area for the
possible extension of water.
Since much of the land is
currently farmed, staging will
also preserve the agricultural
use as long as possible.

Planning for growth in the Port
Perry Employment Area
implements the policies in the
Provincial Policy Statement,
Durham Regional Official Plan
and the Township of Scugog
Official Plan, as a generous
supply of lands is designated
to meet the needs of the area.
Sections 2.1 d) and h) of the
Township Official Plan provide further direction for growth. The policies require development to be phased to provide for
continuous, orderly development and direct new employment opportunities primarily to the Port Perry Urban Area, which
includes the subject lands.

Port Perry Employment Area Secondary Plan Background Report Page 32
Meridian Planning Consultants / Township of Scugog Final Version — April 2008



&3 0 (4 )

It is essential that the Port Perry Employment Area be developed minimizing the negative impact on the existing
environmental features, and reducing the long-term cumulative impacts resulting in detrimental effects on the
environment.

The Provincial Policy Statement states that 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. Section 2.1.6 further states the following:

Development and site alteration shall not be permitted on adjacent lands to the natural heritage features and areas
identified in policies 2.1.3, 2.1.4 and 2.1.5 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
function.

Mitigative measures or alternative development approaches may be required in order to protect, improve or restore
natural heritage features, surface water features and ground water features.

* 5 6

The potential lot pattern for development in the Port Perry Employment Area is shown in Figure 10. This pattern is
intended to guide future proposals so that they do not inhibit further development of the area.

Development phasing is also proposed to guide development. The western portion is staged to develop first followed by
the eastern portion.
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Figure 10 — Development Concept
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One of the objectives of the Township Official Plan for Employment Lands is to encourage an attractive built form. The
Durham Regional Official Plan also encourages beautification of industrial areas, which can be achieved through the
inclusion of urban design guidelines and landscaping standards.

Many of the existing sites in the Employment Area are unattractive as a result of poor building condition, open storage
with no fencing or vegetation, little or no landscaping, exposed soils and standing water. The Township has recently
passed a Site Alteration By-Law that will require approval prior to the placement or removal of fill from lands. This by-law
may assist in controlling this activity in the Employment Area.

The Secondary Plan will include basic new design guidelines, which will be implemented through Site Plan Control to
improve the appearance of the area. There is also a need to provide property standards and requirements that regulate
future development. The design specifications should require development along Reach Street, Highway 7/12 and
Scugog Line 6 be facing in the direction toward these roads irrespective of the fact that they will be serviced by interior
roads.

Policies will be included to provide for different types of industrial uses including prestige/office, small scale industrial
and transition industrial to allow for growth of industry and open storage type uses. Not all industrial uses are compatible
with each other. Therefore unique design standards will be developed to reduce conflicts between these types of
industrial uses.

The following design standards should be applied to the Port Perry Industrial Area:
($ 0%
Landscaping

- Prestige Industrial lands shall include a landscape element in the front and exterior side yards;
- Boulevards shall be sodded or seeded; and
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Signage

Building

Trees shall be placed in all exterior side and front yards along the roadway at a maximum interval of 10 m.
Type, size and planting shall be in accordance with the Township of Scugog Design Criteria.

For single occupancy industrial buildings, only one ground or pylon sign having a maximum area of 1.0 sq m
(10.8 sq ft) for each 10 m (32.8 ft) of frontage may be permitted for each street frontage, up to a maximum of
two signs. Such sign shall not exceed 8.0 sq m (86.0 sq ft) and shall be incorporated as part of landscape
element;

For multiple occupancy industrial buildings, only one ground or pylon sign having a maximum area of 9.0 sqm
(97.0 sq ft). Such sign shall be incorporated as part of a landscape element;

Ground or pylon signs shall not exceed 4.5 m (15 ft) in height;

No pylon sign shall be permitted within 30 m of a traffic light, stop sign, or other traffic control device;

Signage should complement the architecture of the building in its scale, materials, consistency and design;

All signs pertaining to the same building or development shall be of the same style or of complimentary styles;
and

All signs shall be consistent with the provisions of the Township of Scugog By-Law Number 123-04.

Permitted building materials in the Prestige Industrial area shall include brick, stone, steel (provided the
exterior surface has a permanent coloured factory applied finish), stucco on masonry, glazed block, wood,
marble, enamel, glass or composite panels of the foregoing materials;

Roof top equipment including vents, stacks, louvers, roof ventilators and similar mechanical equipment shall be
screened from all directions. Screening shall be integrated with the architectural form of the building or
designed to be compatible in form material, and color;

Buildings should be oriented with the front face of the building parallel to the adjacent major street. All
elevations facing roadways shall be sensitive to the high level of visibility;

Building entrances should be prominent and visible with entrance canopies, awnings and other architectural
elements;

Major building components should be illuminated to compliment the building and the site, but light spillage
should be prevented onto adjacent sites;
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- Loading and service areas should not be exposed to major streets and should be screened from view;

- Utility equipment, hydro transformers, and switching boxes should be positioned to not be visible from the
public street and shall be incorporated into the design of the building and site landscape;

- Avariety of roof shapes should be considered to avoid the monotony of flat roofs; and

- Building heights shall be a maximum of 3 storeys.

Outdoor Storage

- Outdoor storage shall not be permitted in the Prestige Industrial area; and
- Garbage containers shall be enclosed and in the rear yard.

Parking Areas
- Parking areas within Prestige Industrial lots shall be paved; and

- Parking areas shall be permitted only in interior side and rear yards and landscaping screening parking areas
should be implemented where possible.

0"(
Landscaping
- Boulevards shall be sodded or seeded; and
- Trees shall be placed in all exterior side and front yards along the roadway at a maximum interval of 10 m.
Type, size and planting shall be in accordance with the Township of Scugog Design Criteria.
Signhage
- Only one wall or facia sign not exceeding ten percent of the area of the fagade upon which the sign is fixed

may be permitted for each street frontage, up to a maximum of two signs and shall be compatible and blend
with the architectural detailing of the building;
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- All signs pertaining to the same building or development shall be of the same style or of complimentary styles;
and

- All signs shall be consistent with the provisions of the Township of Scugog By-Law Number 123-04.
Building

- Buildings should be oriented with the front face of the building parallel to the adjacent major street. All
elevations facing roadways shall be sensitive to the high level of visibility. Blank walls are not acceptable and
the use of glass, variation in materials and changes in roof line are encouraged to break up the elevation and
bring relief to the facade;

- Loading, service and garbage areas should not be exposed to major streets.

Outdoor Storage

- Outdoor storage shall have a minimum 8’ fence as well tree/shrub planting at a minimum spacing of 5 m
outside of the fences; and

- Display areas should be designed in a manner, which is integrated with the landscape design on the property
and should be set back 4.5 m from the front property line.

Parking Areas

- The entrance to parking areas within the municipal road allowance shall be paved.
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The following recommendations should be incorporated into the Secondary Plan for the Port Perry Employment Area.
The Official Plan Amendment for the Secondary Plan is included in Figure 10.

0 (
The range of industrial uses permitted in the Employment Lands designation, as specified in the Township Official
Plan, should be amended to include larger industrial uses including uses with outdoor storage requirements in

addition to the light industrial and secondary service uses already permitted in the Plan.

Consideration should be given to permitting automotive retail uses in the Employment Area provided that the uses
are grouped together and zoning regulations providing for minimum building areas are put in place. Consideration
should be given to permitting these uses in the Prestige Industrial areas, not bordering the wetland, forested
sensitive areas.

The Zoning By-law may restrict uses on the periphery (Scugog Line 6, Highway 7/12, Reach Street) to more
prestige industrial uses. A Prestige Industrial Zone should be established in the By-law.

$% [/ 0O( 01 0)
The revised mapping for wetlands and floodplains should be included in the Secondary Plan

Future development in the Reach Industrial area should be required to build on elevated platforms to avoid
potential flood damage. This will require a specific requirement in the Zoning By-law.

The recommendations from the master drainage and stormwater study by the Kawartha Region Conservation
Authority and the Township should be incorporated into the Secondary Plan when completed.

Sensitive land uses should be precluded from locating within the floodplain. The existing zoning within the
wetland and floodplain area should preclude the following uses:
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- Builder’s supply outlet

- Bulk storage tanks and related facilities
- Dry cleaning plant

- Hazardous material storage

)(0 0O

The proposed road pattern shown in Figure 8 should be required for new development in the Port Perry
Employment Area.

Local roads in the employment area should use a 23 metre right-of-way.
The Township should acquire land to accommodate the proposed road pattern wherever possible.

Scugog Line 6 should be designated as a Type B Arterial Road.

The area should continue to develop on private water and sewage systems due to the high costs of extending
municipal servicing. However, provision for the extension of municipal water services should be included in the
Official Plan.

The Region should be encouraged to develop a Terms of Reference for a Servicing Feasibility Study for municipal
water.

At a minimum, municipal water services should be extended to the area to provide fire protection and potable
water.

)

The ecological function of the floodplains and wetlands should be evaluated to determine the nature of the natural
heritage, environmental and water features.
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Mitigative measures or alternative development approaches may be required in order to protect, improve or
restore natural heritage features, surface water features and ground water features.

On-going monitoring of the industrial sites should be undertaken by the Township to ensure that there is no
encroachment of industrial uses (material storage in particular) within the naturally sensitive areas of which many
of the lots will border.

Uses that may utilize hazardous materials that could contaminate the water table should be precluded from the
flood plain areas.

#($

The development in the Port Perry Employment Area should be phased into the two stages defined in this report to
provide for orderly development of the area and flexibility regarding future land uses.

The phasing plan should be coordinated with the extension of services to the area.

($

Development adjacent to Highway 7/12, Reach Street and the Scugog Line 6 should preclude outdoor storage and
require attractive architectural elements.

Outdoor storage should be limited to interior portions of the Employment Area.

Development or redevelopment should require a landscaping plan that includes:

- Boulevard planting at 10 metres spacing

- Landscape buffering of parking and storage areas
- Professional signage

- Lighting plans that limit light trespass

Drainage plans should be in accordance with the Nonquon River Subwatershed Study.
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Stormwater ponds shall be designed as naturalized areas with indigenous vegetative features.

) #3(

The Township should recover the costs to extend services through an area specific Development Charge and
where possible, through Local Improvement Charges.
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