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1. INTRODUCTION

1.1 The CAPE Project

RFA Planning Consultant Inc. was retained by Spike Capital Corp. to provide
professional planning services for a Zoning By-law Amendment (ZBA) to the Prince
Edward County Zoning By-law N0.1816-2006. This Planning Justification Report
has been prepared in support of the application.

The subject property is situated at the southwest corner of Picton Main Street and
Johnson Street in Picton. The property has the municipal address of 347 Picton
Main Street. Under the Picton Urban Centre Secondary Plan, the lands are
designated “Town Corridor Area”. Under the Comprehensive Zoning By-law, the
lands are zoned “Institutional () Zone”.

The subject property is described as Part Lot 226 Plan 24 Picton As In PE21567
Except Part 1 47R1282 and Except Part 1 47R7842; Prince Edward.

A Rezoning is requested to rezone lands from “Institutional (I) Zone” to “General
Commercial (CG-XX) Zone” with special provisions to facilitate a building addition
to the current CAPE property featuring twenty (20) hotel accommodation units.

The property has an area of 5,548.6 square metres with 42.3 metres frontage on
the west side of Picton Main Street, and 111.17 metres of frontage on the south
side of Johnson Street.

Table 1 below provides a background summary of the subject property.

Table 1: Background Summary

PIN: 55061-0203

Legal Description Part Lot 226 Plan 24 Picton As In PE21567 Except

Part 1 47R1282 and Except Part 1 47R7842; Prince
Edward

Civic Address 347 Picton Main Street

Lot Area 5,548.6 square metres

Lot Frontage 42.3 metres (Picton Main Street)

Access Johnson Street

Official Plan Designation Town Corridor Area (Picton Urban Centre Secondary

Plan)
Zoning Institutional (I) Zone
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1.2 Site Location & Context

Figure 1: Location Map — Subject property is outlined in green.

Surrounding Land Uses:

The surrounding land uses are indicated below:

To the south: Boutique Hotel (Merrill House) and restaurant
To the north: Residential uses

To the west: Residential uses

To the east: Residential uses
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Site Context:

The CAPE (Culinary Arts Prince Edward) is located within the “Town Corridor Area”
of the Picton Urban Centre Secondary Plan (PSP). The property fronts on Picton
Main Street, a designated Arterial Road, and Johnson Street, a designated
Collector Road, per Schedule ‘B’ of the Picton Urban Centre Secondary Plan. This
section of the “Town Corridor Area” extends along the Picton Main Street arterial
from the “Downtown Core Area” to the Picton Industrial Park. The “Town Corridor
Area”is across from the PEC Fairgrounds/ Crystal Palace/ Community Centre and
the Picton Hospital. It is a connection between the Core Area, major community
institutional services and facilities, and the residential neighbourhoods beyond it.

The property is much larger than other properties in the “Town Corridor Area”. It
has 5,548.6 square metres of lot area (1.4 acres) and approximately 42 metres of
frontage, which is an 11-times larger lot size than required in the Zoning By-law.

Generally, the site is flat with a large grassed front yard and mature trees. The
property is also known as the former Royal Canadian Legion Branch 78. Currently,
the 2-storey building on-site is used as an assembly hall, and a residence with 4
bedroom suites licensed by the Short Term Accommodation By-law No. 108-2021
(License No. ST-2019-0098). The site is designated heritage under the Ontario
Heritage Act per By-law 1677, and is known as the Ross-McMullen House (Legion)
due to architectural and historical significance.

The sites and surrounding land uses are depicted in the photos following this
section. The location of the photos are shown on Figure 2: Photo Key Map.

1.3 Supporting Documents
Related technical support studies have been prepared to address the following
components of The CAPE project and in support of the Zoning By-law Amendment

application:

e Functional Servicing Report, prepared by WSE Consulting
e Stormwater Management Design Brief, prepared by WSE Consulting

The engineering reports have been submitted under separate cover.

e The floor plans and elevations prepared by Kearns Mancini Architects Inc.
has been included in Appendix 1.

e A Heritage Design Statement prepared by Kearns Mancini Architects Inc.
has been included in Appendix 2.
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1. Looking west at the front facade of the building on Picton Main Street.
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2. Looking southeast at existingmature front yd grden and trees

ooking north at th xisting side building faade

3.
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Lookng east at existing parking lot, rear propertylline, and existing

4

fencing.

NN

Looking east at rear facade of the buildin

5
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6. Looking south at existing parking lot.

7. Looking south at existing retaining wall and side entrance.
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2. PROPOSED SITE PLAN

Figure 3: Proposed Site Plan dated July 24, 2023, prepared by Kearns Mancini
Architects Inc., illustrates the expansion plan for The CAPE. No Site Plan
Application has been submitted at this time, but would be prepared and submitted
subsequent to the approval of the ZBA. The expansion plan is described below.

e Currently, the 2-storey building exists consisting of an assembly hall, and a
residence of 4 bedroom suites that are licensed short term accommodations
per By-law No. 108-2021. The exterior side and rear yards of the property
are used for parking. The front yard is landscaped with soft landscaping and
mature trees which will remain unchanged.

e On the first floor of the existing building, there are three meeting rooms of
various sizes, a large ballroom, a commercial kitchen, and a plethora of
storage rooms. On the second floor, four bedroom suites, and a large area
dedicated to a business centre exist.

e The expansion of the current building, will consist of a 3-storey building
addition on the south side of the property featuring twenty (20) hotel
accommodation suites. The main entrance to the entire building is proposed
to be located at the north side of the building addition. The addition is
capable of accessing the existing building through the first floor.

e The addition would expand the ground floor to include a lobby for the
proposed hotel including a seating area, reception, and admin area. An
elevator will be provided for accessible access to all three floors. Ten (10)
hotel accommodation units are proposed on the second and third floors of
the addition, totalling twenty (20) hotel accommodation suites. The building
footprint of the new expansion is 251 square metres.

e The site has two entrances from Johnson Street, which are proposed to
remain. Fifty-three (53) parking spaces are proposed on-site, with three
barrier-free spaces. Additionally, one loading space will be provided. A
portion of the parking area is proposed as a new forecourt, which will feature
pavers. A new hotel pedestrian entrance is proposed in between the two
parking areas. The existing retaining wall will be extended and cladded in
stone.

e Existing landscaping (lawn, trees) in the front yard will remain unchanged.
Additional shrubs, hedges, and trees are proposed along the Johnson
Street frontage. Hard landscaping such as a stone wall, stone columns, and
pavers are proposed for additional visual attractiveness. A detailed
landscape plan will form part of the formal Site Plan approval submission.
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e The design of the hotel addition will be set back from both road frontages to
minimize visual impact from the architectural significance of the existing
building and the surrounding streets and neighbourhood.

e The site is currently fully serviced by municipal sanitary sewer and water
services.

e Referto Appendix 1 and Appendix 2 for the floor plans, building elevations
and the Heritage Design Statement prepared by Kearns Mancini Architects
Inc.
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3. PROVINCIAL POLICY STATEMENT

The Provincial Policy Statement (PPS) applies to all planning applications effective
May 1, 2020. It provides policy direction on matters of provincial interest related to
land use planning and development. All decisions related to land use planning
matters “shall be consistent with” the PPS. The application for Rezoning for The
CAPE is consistent with the PPS.

Table 2: Provincial Policy Statement + Analysis
PPS POLICY | PLANNING ANALYSIS
1.1.3 Settlement Areas

1.1.3.1 Settlement areas shall be the focus of
growth and development, and their vitality
and regeneration shall be promoted.

The subject property is within the
Picton Urban Centre, where growth
and development is to be focused.

1.1.3.2 Within settlement areas, land use
patterns shall be based on densities and a mix
of land uses that efficiently use land and
resources; and are appropriate for and
efficiently use the infrastructure which is
available, and avoid the need for uneconomical
expansion,

The subject property is located within
the Picton Urban Centre, where a mix
of densities and a variety of land uses
are in close proximity to the property.
The subject property is an existing lot
within the Picton Urban Centre, thus no
uneconomical expansion of
infrastructure is required.

1.1.3.6 New development taking place in
designated growth areas should occur adjacent
to the existing built-up area and should have a
compact form, mix of uses and densities that

allow  for the efficient of land,

infrastructure and public service facilities.

use

The property is within the Picton Urban
Centre, which is the designated growth
and built-up area of Prince Edward
County. The property is considered an
efficient use of the land by proposing a
building addition in a compact form that
will serve the community through the
use of existing infrastructure and
services.

1.3 Employment

1.3.1 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

The hotel and event venue uses on the
subject property will diversify the
County’s economic base by providing
an opportunity to expand an existing
business in the County. The expansion
of The CAPE will also generate more
jobs for the community. The existing
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PPS POLICY

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

ensuring the necessary infrastructure is
provided to support current and projected
needs.

PLANNING ANALYSIS
Picton infrastructure is sufficient
servicing the proposed needs.

in

1.6 Infrastructure and Public Service Facilities

1.6.6.12) Planning for sewage and water
services shall accommodate forecasted growth in
a manner that promotes the efficient use and
optimization of existing municipal sewage
services and municipal water services;

The subject property is within the
Picton Urban Centre, and has existing
connections to full municipal water and
sewage services, which will be an
efficient use of existing infrastructure.

1.6.6.7 Stormwater shall

minimize or where possible prevent increases in

mﬂnagement

contaminant loads, minimize erosion, and

promote stormwater best

practices.

mﬂnagement

Current  stormwater management
practices will continue to serve the site.
Stormwater management will be
finalized at the time of Site Plan
Control.

1.7 Long-Term Economic Prosperity

1.7.1 Long-term economic prosperity should be

supported by:

a) promoting opportunities for economic
development and community investment-
readiness

where

d) maintaining  and, possible,
enhancing the vitality and viability of
downtowns and main streets;

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

providing opportunities for sustainable

h)

tourism development

a) The proposed addition to the
existing building will contribute in
providing more opportunities for
economic development.

The subject property is located along
Picton Main Street. The proposed
hotel addition will enhance this
portion of Picton Main Street and
support the vitality and viability of the
downtown core.

The existing building on the subject
property is designated heritage. The
architectural significance of the
existing building will be conserved.
From the front elevation (east) the
proposed addition is located behind
the existing building to conserve the
cultural landscape.

d)
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h) The proposed expansion will

contribute to sustainable tourism

development within  Picton by
providing more hotel
accommodation units for the

travelling public.

1.8 Energy Conservation, Air Quality and Climate Change

1.8.1 Developments shall support energy
conservation and efficient, improved air
quality, reduced greenhouse gas emissions and
preparing for the impacts of a changing

climate.

Energy efficiencies will be realized by
current  Ontario  Building  Code
construction standards.

2.6 Cultural Heritag

Jje and Archaeology

2.6.1 Significant built heritage resources and
significant cultural heritage landscapes shall be
conserved.

The subject property is designated
heritage per the Ontario Heritage Act
for the architectural and historical
significance. The significant built
heritage resources on-site will remain
unchanged and will be preserved.

2.6.3 Planning authorities shall not permit
development and site alteration on adjacent
lands to protected heritage property except
where the proposed development and site
alteration has been evaluated and it has been
demonstrated that the heritage attributes of the
protected heritage property will be conserved.

The proposed addition on-site will
conserve and protect the heritage
attributes on the existing building.
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4. PRINCE EDWARD COUNTY OFFICIAL PLAN (PICTON
URBAN CENTRE SECONDARY PLAN)

The CAPE property is within the Picton Urban Centre, one of three Urban Centres
in PEC, designated on Schedule ‘A-2’ of the PEC Official Plan. As shown on
Figure 4: Schedule ‘A’ — Picton Urban Centre Land Use the property is
designated “Town Corridor Area”.

Legend
0] Panning Area Boundary Area of Natural & Scientific Interest

I rvironmental Protecton Area [ Mineral Mmm(ﬁ:fﬁ:la Pit)

- Park & Open Space Area

] Town Residential Area

- Downtown Cora Area

B Town Gatewsy Ares

[ Town Carridor Area

- Waste Managemant Area

Bl £mpioyment Area

B irstiutionsl Area

[ Heights Development Area

Figure 4: Schedule ‘A’ — Picton Urban Centre Land Use Extract

Table 3 below provides a planning analysis on how the Zoning By-law Amendment
conforms to all of the relevant Picton Urban Centre Secondary Plan (PSP) policies.
The policies are listed in the column on the left side of the chart in italics, while the
planning response opinion is provided in the column on the right.
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Table 3: Picton Urban Centre Secondary Plan and Analysis

PICTON URBAN CENTRE SECONDARY PLAN
Section 2 — Land Use

PLANNING ANALYSIS

Section 2.5 Mixed Use Areas

2.5.3 Town Corridor Area

Section 2.5.3 Town Corridor Area

The Town Corridor Area includes properties that front on key routes into
the Downtown Core.

The policies of this area permit a range of commercial uses intended to
serve residents and visitors in a settling that does not reflect the traditional
main street style of development typical of the Downtown Core Area.
Instead, most uses occur as home businesses or are located in converted
dwellings. In some cases these commercial uses require a larger building,
a larger lot, or more off-street parking than is appropriate in a Downtown
Core location but are still very much in keeping with the scale of the
neighbourhood.

The CAPE is within the “Town Corridor Area”, in very
close proximity to the “Downtown Core Area” on Main
Street, a distance of 1 block, or 100 metres and a 1-
minute walk.

The CAPE project is a tourism use that is not typical of
Main Street commercial style development:

e The site is a larger property than existing
downtown properties, with on-site parking and
green space that would not be typically found in the
Picton “Downtown Core Area”.

e The property is not comparable to sites within the
“Downtown Core Area” of Picton in terms of lot
size, expect for sites occupied by larger
commercial plazas which are almost entirely
covered by buildings and asphalt. The Picton
Harbour Inn offers more accommodation at 32
suites, and is designed as a motel-type operation
that caters to vehicular traffic.

e The building is well setback from the street at 42.3
metres, whereas in the “Downtown Core Area’”,
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PICTON URBAN CENTRE SECONDARY PLAN

Intensification in the Town Core Area is encouraged provided such
development is consistent with the town design policies of Section 4.1 of
this Plan, and establishes these corridors as neighbourhood scale mixed-
use gateways to Picton.

PLANNING ANALYSIS

buildings are typically at the street line with nil
setback.

The “Town Corridor Area” policies specifically
encourage uses that require more on-site parking
and larger lots, than would be suitable in the Core.
The CAPE has a larger lot and building, more on-
site parking, and significantly more green space,
and it is submitted would not be compatible in the
Downtown Core, but is precisely the type of
commercial use envisioned for the “Town Corridor
Area’.

A Heritage Design Statement that addresses Section 4.1
to ensure that an addition to the existing building is
consistent with the neighbourhood character and does
not result in adverse impacts on neighbouring properties
has been prepared to support the planning submission.

The additions proposed to The CAPE do respect
the height, scale, and massing of adjacent
buildings and properties.

The CAPE has been carefully and sensitively
restored and the expansion now proposed will be
carried out in the same manner and will be
compatible with the location and setting.
“Neighbourhood-scale” in our opinion relates to
the site design that fits the character of the
neighbourhood, not that it actually serves the
residents of the neighbourhood. Tourism uses do
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PICTON URBAN CENTRE SECONDARY PLAN

Guiding Policies
It is the intent of this Plan to:

1. Concentrate ... tourism uses that do not reflect the traditional main
street style of development.

3. Support the adaptive reuse and conversion of existing buildings in the
Town Corridor Area while encouraging appropriate  infill
development.

4. Establish the Town Corridor Area as a gateway to the community
with development that is of high quality design and compatible with
surrounding neighbourhoods.

PLANNING ANALYSIS
not serve a neighbourhood, but serve visitors from
outside the community.

1. The redevelopment of the property will support
tourism uses that are not traditional main street style
of development. Refer to the above policy review.

3. The existing building on-site is formerly known as the
Ross-McMullen House, and was formerly home to
the Royal Canadian Legion Branch 78. The proposal
is an adaptive reuse and conversion of an existing
building that represents appropriate infill.

4. The CAPE project will be of high quality, compatible
design that will ensure this portion of the “Town
Corridor Area” is an attractive community gateway.
Appendix 2 provide further explanation of the design
and compatibility of the building addition.

Implementing Policies
Council shall:

1. Recognize the Town Corridor Area as a secondary gateway to
Picton-Hallowell and the ancillary mixed wuse area to the
Downtown Core... Some uses may require a larger building or
more off-street parking than is appropriate for a residential lot.
Intensification should be encouraged.

Implementing Policy 1 and 2 permit tourism uses, and
acknowledges that some uses may require a larger
building and more-off-street parking; these policies have
already been reviewed above.
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PICTON URBAN CENTRE SECONDARY PLAN ‘
2. Permit a mix of neighbourhood-scale commercial uses in the
Town Corridor area... including tourism. ..

3. Permit smaller-scale commercial ground floorplates of up to 460
square metres (5,000 square feet) for individual businesses. The
County may consider larger-scale retail ground floorplates only if such
development is consistent with the town design policies of Section 4.1
of this Plan and the scale and character of the mixed use corridor is
maintained and enhanced.

6. ...Intensification in the Town Corridor Area will result from ...
commercial conversion of existing residential buildings, and from
redevelopment of key commercial sites. ... Intensification and
redevelopment in the Town Corridor Area shall be consistent with
the Town Design Policies of Section 4.1...

PLANNING ANALYSIS

3. The actual floorplate expansion to The CAPE and
former Legion building that is proposed is 251 square
metres, which is less than the 460 square metres
referenced in this section.

e In terms of the floorplate expansion being
proposed for The CAPE the addition is almost
entirely situated at the rear and is adjacent to an
existing commercial property.

e The hotel room addition represents about a 23%
increase overall in ground floorplate. Given the
size of the property this is not huge, with a
resultant overall lot coverage of only 21%.

e The PSP does contemplate allowing larger scale
ground floorplates, although this is referenced for
retail; the intent of the policy is to acknowledge
flexibility where good urban design qualities are
achieved.

6. Refer to the above review on page 18 under Section
2.5.3
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PICTON URBAN CENTRE SECONDARY PLAN ‘
8. Permit new buildings in the Town Corridor Area of up to three storeys
in height. It is recognized that some flexibility in building height may
be necessary to accommodate mixed use buildings with varying floor
heights and to support the redevelopment of key commercial sites and
in gateway locations.

11. Permit limited additions to designated properties as a means of
encouraging their adaptive reuse, provided such additions are
architecturally compatible with the existing building and are sensitive
to and support the gateway role of the Town Corridor Area.

12. Require that new development in the Town Corridor Area be of high
quality design and support the role of the area as the gateway ro the
community.

13. Discourage strip” development in the Town Corridor whereby
disconnected ~ from  the
neighbourhood. “Strip” development may be discouraged by:

b) Encouraging new development to locate parking at the side or

commercial uses are surrounding

rear of a property so as to reduce negative visual impacts;

¢) Encouraging new development to locate buildings nearer the
street, while considering the setback of existing neighbouring
buildings, to create a sense of enclosure consistent with compact

town_form;

PLANNING ANALYSIS
8. The proposed building addition is 3 storeys, and
satisfies this policy.

11.The addition will be architecturally compatible and a
sensitive design. Architectural plans and elevations
are provided in support of the application in Appendix
1. The attributes of the heritage designation of the
building apply to the original Ross-McMullen House,
which will remain unaltered. Appendix 2 provides
rationale to support the proposed sensitive design of
the building addition.

12.The design of the building addition will be high quality
and will support the role of the gateway.

13. Strip development is mitigated through the design of

the site which features:

b) Parking at the side and rear of the site

c) Building addition to be setback from neighboring
residential uses

d) Pedestrian comfort is improved through
landscaping along the public sidewalk on Johnson
Street, and reducing the amount of asphalt near
the street and adding a landscaped strip
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PICTON URBAN CENTRE SECONDARY PLAN PLANNING ANALYSIS
d) Requiring new development to minimize driveways to improve e) Building addition will be a high quality sensitive
pedestrian safety and vehicular flow, and to landscape areas along design that supports the gateway role

the back of the sidewalk to improve pedestrian comfort;

¢) Considering the preparation of design guidelines for the corridors
as a means of guiding and evaluating applications for new
development and ensuring that it is sensitive to and supports the
role of the areas as gateways to the community;

14. Minimize the potential off-site impacts of new commercial 14.The proposed addition is adjacent to Merrill House and

development on adjacent residential properties by buffering and is setback over 21 metres from the adj_oming property
to the rear. There will be a 3-metre wide landscaped

buffer and a 1.5-metre high opaque fence to buffer the
property to the rear.

screening new development. Potential off-site impacts to be
minimized include noise and light.

15. Ensure that all new development or significant redevelopment in the

15.Adequate off-street parking is provided totaling 53
Town Corridor Area provides adequate off-street parking. Cash-in-

parking spaces including 3 barrier-free spaces. The
liew of parking may be considered as an alternative means of meeting | reduction in parking is justified due to the fact that hotel
this policy. guests are generally users of the event space and
meeting rooms. Additionally, within a 1,000-metre
radius, there are seventeen (27) STAs and four (4)
hotels in the surrounding area. Historically, guests
attending events on-site walk over from surrounding
accommodations.
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PICTON URBAN CENTRE SECONDARY PLAN
Section 4 — Quality of Place in Picton-Hallowell

PLANNING ANALYSIS

4.2 Cultural Heritage

1.

Guiding Policies
It is the intent of this Plan to:

Encourage the preservation of cultural heritage resources in Picton-
Hallowell to enhance the quality of life, sense of place, cultural and
economic vitality, and support local economic development through
the mechanisms available in the Ontario Heritage Act and consistent
with the Provincial Policy Statement.

Support the adaptive re-use and repurposing of existing heritage
buildings in Picton-Hallowell, provided the heritage value of such

buildings is conserved and enhanced.

1. The architectural attributes of the existing building will

remain unaltered to preserve the cultural heritage
resource. Appendix 2 provides a detailed explanation
into the sensitive design of the building addition.

. The proposal is an adaptive reuse and conversion of

an existing building that represents appropriate infill
while conserving the heritage value of the building.
Appendix 2 attached is a Heritage Design Statement
which describes the compatible and sensitive design
of the building addition.

2.

Implementing Policies
Council shall:

Conserve cultural heritage resources in Picton-Hallowell including
individual buildings, structures, sites (land and marine), landscapes,
and vistas consistent with the Provincial Policy Statement and using
the Ontario Heritage Act, as appropriate.

. The architectural attributes on the existing building will

remain unaltered to conserve the cultural heritage
resources. A Heritage Design Statement was
prepared by Kearns Mancini Architects Inc. to
describe the compatibility of the building addition to the
existing architectural elements.
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PICTON URBAN CENTRE SECONDARY PLAN
4.4 Economic Development

PLANNING ANALYSIS

1.

Guiding Policies
It is the intent of this Plan to:

Continue the commitment to local economic development in the
County by supporting the creative rural economy, tourism, retail,
commerce, and industry in Picton-Hallowell.

Pursue the retention, expansion, and attraction of business activities
in Picton-Hallowell to increase the population and employment base

of the County.

. The building addition is proposed to accommodate an

additional 20 hotel accommodation suites on-site to
support the tourism industry in Picton-Hallowell.

. The proposed building addition is an expansion of The

CAPE. The addition will increase the employment
base of the County by providing additional hotel rooms
and event space.

Implementing Policies
Council shall:
3.

Support the development of tourism in Picton-Hallowell by

encouraging a wide range of tourism-related services and activities,

including:

a) Commercial lodging, including hotels, motels, and bed and
breakfasts;

Focus tourism efforts on attractions and activities that contribute to
the identity of Picton-Hallowell and to its quality of place, including
the Harbour, the land, and the historical built heritage of the
community. Activities and attractions shall be encouraged in close
proximity to areas of recreational amenity, areas of natural, cultural,
and built heritage appreciation, and the waterfront, as appropriate.

. The proposed building addition will support tourism in

Picton-Hallowell by providing commercial hotel

lodging for the travelling public.

. The proposed addition of The CAPE will contribute to

the identity of Picton-Hallowell by providing more
tourism accommodations in proximity to the downtown
core of Picton.
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5. ZONING BY-LAW #1816-2006

The CAPE is currently zoned “Institutional (I) Zone” under the County’s
Comprehensive Zoning By-law No. 1816-2006. To support the business expansion
of twenty (20) hotel accommodation suites, a rezoning of the lands to the site-
specific “General Commercial (CG-XX) Zone” with special provisions is proposed.

Under the CG Zone, permitted uses include a hotel, which is defined in the ZBL

as:
Shall mean an establishment that consists of one or more than one
building containing three or more rental units, accessible from the interior,
which cater to the needs of the traveling public by furnishing sleeping
accommodation with or without facilities for serving meals but does not
include any other use or activity defined herein or an adult entertainment
parlour as defined in Section 222 of the Municipal Act, R.S.0O. 1990, as
amended.

The requested rezoning application will modify the existing uses of an assembly
hall and one single detached dwelling (used as a short-term accommodation with
4 bedroom suites), to a hotel with ancillary uses including event spaces, meeting
rooms, and a dining room.

The special provisions are requested to reduce the minimum interior side yard
setback, designate Johnson Street as the front of the building for the purposes of
defining building height, reduce minimum parking requirements, reduce parking
space area and width, reduce loading space width, and permit a loading space to
be located in the exterior side yard. The special provisions requested will support
an expansion to The CAPE and reflect some of the existing site conditions. Several
of the zoning standards in the Zoning By-law would be significantly improved upon,
including front yard setback, landscaped open space, and lot coverage.

The interior side yard of the existing building on-site is currently 3 metres;
therefore, it is historically deficient. Through the proposed building addition, and
the desire to maintain the building line established along the interior side yard, it
results in a further slight reduction in the interior side yard setback to 2.8 metres.

For the building height provision, the Zoning By-law’s building height is defined as:
Shall mean the vertical distance measured between the finished grade at
the front of the building, and:
i. in the case of a flat roof, the highest point of the roof surface or the
parapet, whichever is the greater;
ii. in the case of a mansard roof, the deck line; and
iii.  inthe case of a gable, hip or gambrel roof, the mean height between
the eaves and ridge, exclusive of any accessory roof construction
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such as a chimney, tower, steeple, television antenna, mechanical
penthouse or elevator shaft.

When looking at the existing building, the east elevation (along Picton Main Street)
would be considered the front of the building. However, through the proposed
building addition, the main entrance to the building is reconfigured to be along the
north elevation (along Johnson Street), therefore it is requested to assess the
height of the building from finished grade, to the mean height between eaves and
ridge, exclusive of the elevator penthouse, based on Johnson Street as the front
of the building.

A reduction in the minimum off-street parking space requirement is justified due to
the fact that users of the event space also will utilize the hotel suites on-site,
therefore additional parking is not required for the use. Additionally, guests
attending events historically spend the night in surrounding accommodations that
already have parking and walk over for events. Alternatively, municipal parking is
available along Picton Main Street between Chapel Street and Bridge Street, and
a municipal parking lot exists on King Street to accommodate visitors.

The area and width of parking spaces is requested to be reduced as a method to
ensure adequate off-street parking spaces are provided, and provide urban
parking standards that have not been updated in the current Zoning By-law. The
reduction in parking space area and width, and the reduction in loading space
width reflects the minimum parking dimensions and area of other municipalities
with updated Zoning By-laws.

A request to permit the loading space to be located in the exterior side yard is
requested as it is an historic condition on-site. The existing location is the most
functional for the site and building location, thus a special provision is requested
to address this provision.

The zoning analysis for CG Zone is listed in Table 3 below. The proposed Zoning
By-law Schedule is shown on Figure 5. The CG Zone provisions were prepared in
consultation with PEC Planning Staff. A draft amending by-law has been prepared
and submitted with the application.

Table 3: CG Zone Analysis

Zoning Regulations — Sections 19.3 CG Zone Proposed
19.3.1 Minimum Lot Area 465 sg. m. 5,548.6 sq. m.
19.3.2 Minimum Lot Frontage 15m 42.3 m
19.3.3 Minimum Front Yard 7.5m 45.1m
19.3.4 Minimum Exterior Side Yard 6m 6.9 m
19.3.5 Minimum Interior Side Yard 40m 28m
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Zoning Regulations — Sections 19.3
19.3.6 Minimum Rear Yard

19.3.7 Maximum Lot Coverage
19.3.8 Minimum Landscaped Open Space

19.3.9 Maximum Height of Buildings

19.3.10 Existing Building Line

Parking, Loading and

Provisions — Section 5

Driveway

5.1.1 Parking (Commercial)
e Hotel

5.1.5 Parking Space Size
e Area
e Width

5.2.1 Loading Space Width

5.2.3 Loading Space Location

CG Zone
6m
40%
30%

12 m

Building line
shall be
maintained
(45.1 m)

1 space per
bedroom, plus 1
space for every

9m? of public
use GFA (Total

60 spaces)

16.7 sq. m.
2.7 m
45m

Interior Side

Yard or Rear
Yard

Proposed
21.2m
20%

44%

12 m*
(Designate
Johnson Street
as the front of
building for the
purposes of
defining
building height)

45.1m

53 spaces

14.4 sq. m.
24 m
4.0m

Exterior Side
Yard

Bold indicates a requested special provision.
* Building height is measured from finished grade, to the mean height
between eaves and ridge, exclusive of the elevator penthouse
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6. PLANNING OPINION AND CONCLUSION

This Planning Justification Report was prepared in support of the application by
Spike Capital Corp. for a Rezoning filed with the County of Prince Edward. The
subject property is located at the southwest corner of the Picton Main Street and
Johnson Street intersection, and is municipally known as 347 Picton Main Street.

The subject property has a lot area of 5,548.6 square metres. The CAPE is
surrounded by low-density residential uses to the north, east, and west, and Merrill
House to the south. Several of the residential uses surrounding the site are
licensed as short-term accommodations.

On-site, an assembly hall, and a residence of 4 bedroom suites that are licensed
short term accommodations exist in a 2-storey building. A Rezoning is requested
for The CAPE to support expansion plans on-site for a hotel. The lands will be
rezoned from “Institutional (I) Zone” to “General Commercial (CG-XX) Zone” with
special provisions. The requested rezoning will support the expansion proposal for
The CAPE to accommodate an additional twenty (20) hotel accommodation suites.

The CAPE is located within the “Town Corridor Area” of the Picton Urban Centre
Secondary Plan (PSP) with frontage on Picton Main Street, a designated Arterial
Road, and Johnson Street, a designated Collector Road.

The property is much larger than other properties in the “Town Corridor Area”, and
has 11 times more lot area than required in the Zoning By-Law. A significant portion
of the site or 45% will remain as greenspace consisting of an expansive lawn and
mature trees that are visible from Picton Main Street.

The historic former Legion Hall on the property has been sensitively renovated and
restored by the owners and is used for an event space. The intent is to augment
that use with an addition that would add 20 hotel accommodation suites and
ancillary uses. The addition would in part be contained within the existing building
footprint as well as a 3-storey 251 square metre addition to the rear, and adjacent
to the Merrill Inn.

The Site Plan that has been prepared demonstrates that the building with the
additional hotel accommodation suites proposed will comply with the general
provisions of the CG Zone, save and except for the interior side yard setback
adjacent to the Merrill Inn, the front yard for the purposes of defining building
height, minimum parking requirements, parking space dimensions, loading space
width, and the location of a loading space.

The CAPE project is not typical of main street commercial style development. It is
a larger property than exists downtown, with on-site parking and green space that
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would not be typically found in a downtown. The building is well setback from the
street at 42.3 metres, whereas in the Downtown Core Area, buildings are typically
at the street line with zero setback. However, The CAPE is within very close
proximity to the Downtown Core Area, a distance of 1 block, or 100 metres and a
1-minute walk.

The proposed uses conform to the “Town Corridor Area” Policies of the Picton
Secondary Plan. By “neighbourhood-scale”, the PSP is not requiring that the use
only serve the surrounding neighbourhood. The previous historic use of the site as
the Picton Legion did not serve only the “neighbourhood”, but the entire
community. The expansion plans will be compatible with the location and setting
in the surrounding neighbourhood, while fulfilling its gateway function.

The “Town Corridor Area” policies specifically encourage uses that require more
on-site parking and larger lots, than would be suitable in the Core. The CAPE has
a larger lot and building, more on-site parking, and significantly more green space,
and is precisely the type of commercial use envisioned for the Town Corridor Area.

A Heritage Design Statement that addresses Section 4.1.2.3 for Mixed Use Design
to ensure that an addition to the existing building is consistent with the
neighbourhood character and does not result in adverse impacts on neighbouring
properties has been prepared to support the planning submission. The additions
proposed to The CAPE do respect the height, scale, and massing of adjacent
buildings and properties. The CAPE has been carefully and sensitively restored,
and the expansion proposed will be carried out in the same manner.

The CAPE project will be of high quality, compatible design that will ensure that
this section of the “Town Corridor Area” is an attractive community gateway.
Sufficient on-site parking will be provided. There will be sufficient buffering and
screening from the adjacent property in the rear yard.

The lands are considered suitable for commercial infill development within the
“Town Corridor Area” of the Picton Urban Centre Secondary Plan which supports
tourism-related uses and high quality urban design.

The application for Rezoning is consistent with the 2020 Provincial Policy
Statement, conforms to the policies of the “Town Corridor Area” of the Picton
Urban Centre Secondary Plan, and represents good planning.
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7. REPORT SIGNATURE

Yours truly,
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Ruth Ferguson Aulthouse, MCIP, RPP

President

RFA Planning Consultant Inc.
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Planner/Project Manager
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