
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Talbot on the Trail 
 
Demonstration Report 

Official Plan Amendment, Zoning By-law Amendment, and Draft Plan of Subdivision 

June 15, 2020 



 

 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Prepared for  
Cleave Group 
 
 
Prepared by  
Fotenn Planning + Design 
6 Cataraqui Street, Suite 108 
Kingston ON, K7L 1Z7 
 
June 2020 
 

© Fotenn 

 
The information contained in this document produced by Fotenn is solely for 
the use of the Client identified above for the purpose for which it has been 
prepared and Fotenn undertakes no duty to or accepts any responsibility to 
any third party who may rely upon this document. 



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

1.0 Introduction 1 

1.1 Executive Summary 1 
1.2 Introduction 1 
1.3 Development Applications 2 

2.0 Surrounding Area and Site Context 3 

3.0 Development Proposal 5 

3.1 Plan of Subdivision + Future Plan of Condominium 5 
3.2 Single Detached Dwelling 6 
3.3 Stacked Townhouse Dwellings 7 
3.4 Back-to-Back Townhouse Dwellings 7 
3.5 Front Loaded Townhouse Dwellings 7 
3.6 Public Realm + Parkland Dedication 8 
3.7 Access, Circulation + Parking 8 
3.8 Phasing 9 

4.0 Supporting Studies 10 

4.1 Environmental Impact Study 10 
4.2 Traffic Impact Study 13 
4.3 Preliminary Stormwater Management Report 13 
4.4 Final Preliminary Geotechnical Investigations Report 14 

5.0 Policy and Regulatory Framework 16 

5.1 Provincial Policy Statement, 2020 16 
5.2 County of Prince Edward Official Plan 21 
5.3 Picton Urban Centre Secondary Plan 29 

6.0 Current and Proposed Zoning 53 

7.0 Conclusion 68 

8.0 Official Plan Amendment 69 

9.0 Zoning By-law Amendment 71 

10.0 Zoning Tables 72 

 
 



1 

 

 
June 2020  Talbot on the Trail 

Planning Justification Report 
 

1.0  
Introduction 

1.1 Executive Summary 

The Cleave Group is pursuing applications for Official Plan Amendment, Zoning By-law Amendment, and Draft 
Plan of Subdivision to develop the site located with frontage on Talbot Street in the Town of Picton, County of 
Prince Edward. The site has a total site area of 8.56 hectares. The intent of the proposed applications is to 
develop the lands with a residential subdivision, containing a combination of front loaded townhouse dwellings, 
stacked townhouse dwellings, back-to-back townhouse dwellings, and one single-detached dwelling, as well as 
recreational uses.  
 
The applicant identified this site for development as having great potential to address existing housing constraints 
currently experienced in the County of Prince Edward. The applicant intends to diversify the housing stock in this 
neighbourhood in order to create more attainable opportunities for housing within the County.  
 
The subject site is designated Urban Centre, as shown on Schedule E to the County of Prince Edward Official 
Plan. The Picton Urban Centre designation is subject to the policies of the Picton-Hallowell Secondary Plan. As 
per Schedule A of the Picton-Hallowell Secondary Plan, the lands are designated Town Residential Area and 
Environmental Protection Area. The site is zoned Future Development (FD) in the County of Prince Edward 
Comprehensive Zoning By-law No. 1816-2006. An application for zoning by-law amendment is required to permit 
the development of the site.  
 
An application for Draft Plan of Subdivision is proposed to create lots and blocks. An application for Official Plan 
Amendment is necessary to amend three schedules of the Picton-Hallowell Secondary Plan, including Schedule 
A, Schedule B, and Schedule F to reflect the existing condition of the site and changes proposed by the 
development. Future applications for Draft Plan of Standard Condominium will be sought for several of the blocks 
to create individually sellable units and to establish common elements, including private access lanes and 
common green space, to be owned and maintained through a condominium corporation 
 
Supporting technical studies, including an Environmental Impact Study, a Traffic Impact Study, and Servicing 
and Stormwater Management Report, have evaluated the technical aspects of the proposed development. These 
studies support the proposal and describe the technical needs and requirements of the proposed development.   
 
The proposed development will be built-out in phases, the first of which is anticipated to include Block 101, Block 
102 and Street A. The site will be zoned according to the proposed use and appropriate performance standards 
for each Lot or Block within the subdivision.  
 
The purpose of this report is to assess the appropriateness of the proposed development in the context of the 
surrounding area and the policy and regulatory framework applicable to the subject site. It is our opinion that the 
proposed development is consistent with the land use policies and strategic direction for the subject site and that 
it represents an appropriate form of development.  
 

1.2 Introduction 

Fotenn Planning + Design has been retained by Cleave Group to prepare this planning justification report in 
support of applications for Official Plan Amendment, Zoning By-law Amendment, and Draft Plan of Subdivision  
for the consolidated lands located with frontage on Talbot Street in Picton in the County of Prince Edward. The 
site has a total area of 8.56 hectares. The purpose of this application is to permit the phased development of a 
residential subdivision containing 55 two-storey standard townhouse dwellings, 138 three- to four-storey stacked 
townhouse dwellings, 96 two- to two-and-a-half-storey back-to-back townhouse dwellings, one two-storey single 
detached dwelling, and one park. The development will feature municipal roads as well as private condominium 
lanes and common element landscaping and parking areas. A Condominium application will be submitted at a 
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future date to establish Condominium units and their respective common elements. At full build-out, the proposed 
development will contain a total of 290 residential units.  
 
A pre-application meeting has been conducted with municipal staff which identified the application requirements. 
Additional consultation has occurred with staff at various meetings and site visits to confirm requirements.  
 
Accordingly, the following are submitted in support of the application: 

/ Concept Plan;  

/ Draft Plan of Subdivision;  

/ Environmental Impact Study;  

/ Traffic Impact Study;  

/ Serviceability and Stormwater Management Report;  

/ Preliminary Grading and Servicing Plans;  

/ Application fee(s);  

/ Completed Application forms;  

/ This Planning Rationale.  

 
The purpose of this report is to assess the appropriateness of the proposed development 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 Urban Centre, as shown on Schedule E to the County of Prince Edward Official 
Plan. The Picton Urban Centre designation is subject to the policies of the Picton-Hallowell Secondary Plan. As 
per Schedule A of the Picton-Hallowell Secondary Plan, the lands are designated Town Residential Area and 
Environmental Protection Area. The site is zoned Future Development (FD) Zone on Picton Schedule A1-West 
in the County of Prince Edward Comprehensive Zoning By-law No. 1816-2006.  
 
The Future Development (FD) zone applies to areas identified for future development, and is generally intended 
to be rezoned once a development proposal is brought forward. As such, a Zoning By-law Amendment is required 
to permit and define the proposed uses as well as establish appropriate provisions, such as setbacks and height. 
In order to establish appropriate zoning across all areas of the subject site, 13 new special zones are proposed. 
Each special zone has been tailored to specific portions of the site in order to permit the proposed uses and 
recognize site constraints, as well as describe appropriate performance standards.  
 
A technical Official Plan Amendment is also required to amend three Official Plan schedules. An amendment to 
Schedule A Land Use of the Picton Secondary Plan is required to amend the Environmental Protection Area 
boundary in order to demonstrate the actual environmental condition of the site. An amendment to Schedule B 
Transportation Map of the Secondary Plan is required to add the proposed local roads. An amendment to 
Schedule F Service Areas is also required to alter the service area boundary and establish the subject site within 
Service Area 1. This Official Plan Amendment is technical in nature to alter schedule boundaries and will not 
result in any changes to the designation of the site. 
 
An application for Draft Plan of Subdivision is being submitted concurrently with the applications for Official Plan 
Amendment and Zoning By-law Amendment to create lots, blocks and streets. 
 
An application for Plan of Condominium will be submitted under separate cover at a later date to establish 
condominium units and associated common elements.   
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2.0  
Surrounding Area and Site Context 

The subject site is located along the north side of Talbot Street (Country Road 4) abutting the Millennium Trail in 
the west end of the Town of Picton Urban Centre. The site is bound by Talbot Street to the south, Millennium 
Trail to the west, the future Downes Avenue extension to the north, and a developing residential subdivision to 
the east. The site has an area of 8.56 hectares with approximately 185 metres of front along Talbot Street and 
approximately 210 metres of frontage on the Millennium Trail. The subject site is currently undeveloped and 
contains former agricultural lands. 
 
The surrounding area is predominantly comprised of residential dwellings with rural uses located west of the 
subject site outside of the urban boundary. The subject lands are located approximately 600 metres west of 
Loyalist Parkway (Picton Main Street) which forms part of Pictonôs downtown core. Commercial uses and services 
are located on Loyalist Parkway in proximity to the site.  
 

 
Figure 1: Surrounding Area Context ï Aerial (Source: Ontario Agricultural Maps) 
 
The following uses are located in proximity to the subject site: 
North: Residential 
East: Residential 
South: Residential, Rural/Agricultural 
West: Millennium Trail, Rural, Commercial, Residential 
 
Vehicular access to the site is available via Talbot Street, which connects to Highway 33, also known as Loyalist 
Parkway or Picton Main Street. Loyalist Parkway extends southwards from Highway 401, near Trenton, through 
Prince Edward County and ultimately connects to Kingston by way of the Glenora Ferry, making it a major arterial 
route in the County. Sidewalks are not currently present along Talbot Street, however cycling is supported. The 
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subject site abuts the Millennium Trail which is a majority activity route which offers the opportunity for active 
transportation methods throughout the County. 
 
Picton is currently serviced by Deseronto Transit, which offers public transit services between Picton/Bloomfield 
and Belleville four times a day, Monday to Friday. Prince Edward County has been granted funding to create and 
expand an on-demand transit network throughout Prince Edward County. While transit stops are not located 
adjacent to the subject site, stops are located within Pictonôs downtown area. Future additional transit stops will 
be offered in the downtown core, providing local transit connections within Picton, as well as connections between 
Picton, Belleville, Trenton, and Wellington.  
 

 
Figure: Site Context ï Aerial (Source: Google Maps)
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3.0  
Development Proposal 

The applicant intends to develop the subject lands in a manner which contributes positively towards the vibrancy 
and viability of Picton. The proposed development places priority on pedestrian and active-transportation modes 
of transportation as well as vehicles. The development seeks to redevelop and intensify an existing greenfield 
within the urban boundary of Picton. The development seeks to incorporate sidewalks, pubic park space, 
connection to the Millennium Trail, as well as private park space for residents. The development will provide 
seamless a connection to existing adjacent residential development and subdivisions. The proposed 
redevelopment seeks to strike a balance between appropriate urban residential density, sustainability, and 
improved quality of life for all. 
 

3.1 Plan of Subdivision + Future Plan of Condominium  

The applicant is proposing to subdivide the 8.56-hectare site into 1 Lot and 13 Blocks. The subdivision will contain 
residential and open space uses. The development will contain a variety of residential built forms, including 
stacked townhouses, back-to-back townhouses, front loaded townhouses, and one single detached dwelling. The 
following is a proposed breakdown of the proposed Lots and Blocks, as well as their proposed use: 
 

/ Lot 1   Residential (Single Detached Dwelling Lot) 

/ Blocks 101-110  Residential (Townhouse) 

/ Blocks 201-202  Infrastructure (Municipal Road and Pumping Station) 

/ Block 301  Open Space (Parkland to be Dedicated)  
 

 
Figure 2: Draft Plan of Subdivision (Source: Ainley Group) 
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Figure 3: Concept Plan (Stacked townhouses shown in pink, back-to-back townhouses shown in purple, 
traditional townhouses shown in blue, and parkland shown in green) (Source: Ainley Group) 
 
Blocks 101-103, 105 and 111 will contain shared features such as private laneways, visitor parking areas, and 
communal green spaces.  Therefore, a future condominium application will be submitted under separate cover 
to establish the units in these blocks as a Standard Condominium having shared responsibility of maintenance 
of the common elements.  Residential blocks 104 and 106-110 contain standard townhouses that front onto a 
municipal road and therefore will be maintained as freehold units.  The park block (301) will front onto a municipal 
road and is proposed to be conveyed to the County.     
    
While the development will incorporate municipal streets, condominium lanes are also proposed in order to afford 
the ability to establish unique design standards and a reduced roadway width compared to the municipal 
standard.  A reduced road width will in turn lead to minimized hard surfaces, increased green space, a more 
efficient use of land and improved traffic calming.   
 

3.2 Single Detached Dwelling 

The proposed development will contain one single-detached dwelling located on Lot 1. Due to the existing shape 
of the subject site, an approximately 0.13-hectare parcel of land is located with a small portion of frontage on 
Talbot Street. Due to the proposed lot fabric, this parcel will contain one single-detached dwelling. This parcel 
will have direct access from Talbot Street but will be serviced from the proposed development.  A servicing 
easement is proposed over Block 110 to facilitate servicing.  
 






































































































































