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1.0 | BACKGROUND AND WORK COMPLETED TO DATE
1.1 Location and Site
Context
The Prudhommes Secondary Plan area is
located in the northeast part of the Town
of Lincoln bordered by Lake Ontario to the
north, Queen Elizabeth Way (QEW) to the
south, Victoria Avenue North to the west
and the residential property at 2615 North
Service Road to the east (east of Jordan
Road interchange).
The Prudhommes study area is
approximately 50 hectares (125 acres) in
size with approximately 3 kilometres of
shoreline along Lake Ontario and adjacent
to two QEW interchanges at Victoria Avenue
and Jordan Road (refer to Figure 1).
More importantly, its location at the mouth of
the Twenty Mile Creek and the surrounding
Twenty Valley/Jordan Harbour Tourist area
makes the study area a strategic location
and destination place. The development of
Prudhommes will assist in completing the
link between the study area and the Town of
Lincoln area south of the QEW.

Figure 1: Site Location and Context
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1.2 Existing Conditions
and Market Conditions
Report
The first task completed was a series
of technical memorandums on existing
conditions in the study area.

The final versions of these documents
are dated February 2017 and provided
separately from this report.

The highlights of these individual
memoranda resulted in presentation
content at the community engagement
event held on September 7th and 8th,
2016, and were compiled into an Existing
Conditions Report and Market Analysis
Report.

EXISTING CONDITIONS REPORT

TOW N OF LINCOLN
PRUDHOMMES SECONDARY PLAN REVIEW

MARKET ANALYSIS: PRUDHOMMES
SECONDARY PLAN UPDATE, TOWN OF
LINCOLN

PREPARED FOR THE TOWN OF LINCOLN

February 2017

February 7, 2017

Figure 2: Existing Conditions Report
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Figure 3: Market Analysis Report

2.0 | THE CONCEPT PLAN
A final Concept Plan has been developed for public input. The following sections outline
the land uses as prescribed by the final Concept Plan.
Prudhommes is envisioned to be a high-quality community with beautiful public green
spaces, a public and accessible waterfront, a highly connected pedestrian environment,
high-quality architectural design and streetscapes that are underpinned by sustainable
design and approaches throughout the Secondary Plan Area. Schedule A of the proposed
Secondary Plan (as illustrated in Figure 4) and the following sections describe the
proposed land uses.

2.1 Community Structure
2.1.1 Natural Environment
The natural environment features and
Natural Heritage System (NHS) that
traverses the Prudhommes waterfront
edge, provides a defined edge for
community development. The natural
environment and NHS will inform the
program of proposed open space and
parks and provide links between the
community, the Twenty Valley/Jordan
Harbour Tourist Area and the Town. The
detailed policy intent of this designation
is detailed in Section 3.1.15.2.8.2 of the
proposed Secondary Plan.
Permitted uses on lands designated
Natural Heritage System, subject to
the results of an Environmental Impact
Statement (EIS), may include:
i.

impact on natural features or on
their ecological functions;
iii. Municipal infrastructure;
iv. Conservation and flood control
projects and shoreline protection
works where it has been
demonstrated that they are
necessary, in the public interest and
other alternatives are not available;
and,
v. Existing lawful uses, restricted
to their geographic location as
of the date of the passing of the
Secondary Plan.

Forest, fish and wildlife
management uses;

ii. Small-scale, passive recreational
uses such as active transportation
trails, fences, docks and picnic
facilities that will have no negative
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See Official Plan
Section 3.1

SCHEDULE A - LAND USE

4
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Natural Environment
Parks and Open Space
Low-Rise Residential
Mid-Rise Residential
High-Rise Residential
Main Street Mixed-Use
Mixed-Use
Commercial/Mixed-Use
Employment
Marina

Figure 4: Land Use Schedule
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2.1.2 Parks and Open Space
System
The parks and open space system includes
a waterfront park, key connecting green
spaces/parkettes and natural feature edge
transitions, with continuous public access
to the waterfront and the trail system. The
parks and open space system will provide
an appropriate transition between the
natural environment area and the proposed
Prudhommes urban area while providing
a community amenity. The detailed policy
intent of this designation is detailed in
Section 3.1.15.2.8.3 of the proposed
Secondary Plan.

2.1.3 Road Network
The community’s road network follows a
modified street grid pattern that is highly
interconnected and includes block lengths and
designs which support active transportation
initiatives. Five different street types have
been identified in Prudhommes including the
Waterfront Promenade, North Service Road,
Main Street, Collector Roads and Local Roads.
Refer to Section 2.3 for more information on
the road network.

Permitted uses on lands designated Parks
and Open Space may include:
i.

Lands for active and passive
recreation uses, including public and
private parks, museums, recreation
facilities, beaches, playfields, and
similar uses.

ii. Conservation uses are encouraged
within the Parks and Open Space
area. The Town will require, on
lands in the Parks and Open Space
Designation in proximity to the
Natural Environment Designation,
rehabilitation and a natural gradient to
enhance the restoration of ecosystem
integrity and reduce the edge effect
on the local ecology, in accordance
with the policies of the Secondary
Plan.
iii. Accessory commercial uses may
be considered where deemed
appropriate and supportive of the
primary recreational use.

6
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2.1.4 Low-Rise Residential

2.1.5 Mid-Rise Residential

Low-rise residential uses are proposed
to be predominantly located at the
western edge of Prudhommes east of
the Victoria Shores subdivision. They
provide an appropriate transition of scale
from the existing low-rise residential
neighbourhood towards the proposed
mixed-use and mid-rise residential uses
to the east. They could include single and
semi-detached dwellings townhouses and
live/work units. The detailed policy intent
of this designation is set out in Section
3.1.15.2.6.2 of the proposed Secondary
Plan.

Mid-rise residential is proposed throughout
the community. It provides an appropriate
transition of scale from the proposed Main
Street mixed-use blocks to the proposed
high-rise residential uses to the east. It
also provides appropriate density at the
eastern portion of Prudhommes adjacent
to the Jordan Road interchange. The
detailed policy intent of this designation
is set out in Section 3.1.15.2.6.3 of the
proposed Secondary Plan.

i.

Permitted uses within the low-rise
residential area may include:
i.

Permitted uses within the mid-rise
residential area may include:

Single detached, semi-detached,
duplex and street, stacked and
block townhouse units and low-rise
apartments;

ii. Secondary residential units, in
accordance with the policies of the
Official Plan;
iii. Home occupations, in accordance
with the policies of the Official Plan;
iv. Bed and breakfast establishments,
in accordance with the policies of
the Official Plan;
v. Parks and open spaces; and,
vi. Infrastructure and public service
facilities, in accordance with the
policies of the Official Plan.

Street, block, back to back, and
stacked townhouses and other
multiple unit dwelling types, low-rise
and mid-rise apartments;

ii. Live-work units;
iii. Community facilities;
iv. Day care facilities;
v. Group homes, in accordance with
the policies of the Official Plan;
vi. Secondary residential units, in
accordance with the policies of the
Official Plan;
vii. Home occupations, in accordance
with the policies of the Official Plan;
viii. Bed and breakfast establishments,
in accordance with the policies of
the Official Plan;
ix. Institutional uses;
x. Neighbourhood-oriented
commercial uses such as local
convenience stores and personal
service uses;
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xi. Parking facilities at-grade and/or in
structure;
xii. Parks and open spaces; and,
xiii. Infrastructure and public service
facilities, in accordance with the
policies of the Official Plan.

2.1.6 High-Rise Residential
High-rise residential is proposed to be
located away from the existing and
proposed low-rise residential areas. The
two locations identified could sensitively
accommodate increased building height
and support the establishment of a standalone landmark building in Prudhommes.
High-rise residential may also include
mid-rise buildings. The detailed policy
intent of this designation is set out in
Section 3.1.15.2.6.4 of the proposed
Secondary Plan.

Official Plan;
ix. Home occupations, in accordance
with the policies of the Official
Plan;
x. Bed and breakfast
establishments, in accordance
with the policies of the Official
Plan;
xi. Hotels;
xii. Parks and open spaces;
xiii. Parking facilities at-grade and/or
in structure; and,
xiv. Infrastructure and public service
facilities, in accordance with the
policies of the Official Plan.

The uses permitted within the high-rise
residential area may include:
i.

Stacked townhouses, other multiple
units, and apartments;

ii. Live-work units;
iii. Community facilities;
iv. Institutional uses;
v. Group homes, in accordance with
the policies of the Official Plan;
vi. Day care facilities;
vii. Neighbourhood-oriented
commercial uses such as local
convenience stores and personal
service uses;
viii. Secondary residential units, in
accordance with the policies of the
8
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2.1.7 Mixed-Use
Mixed-use has been specifically identified
for development along the Main Street
and urban Central Plaza of Prudhommes,
and south of the marina to encourage
a built form type that supports the
pedestrian function and activities of these
destination areas. The employment
lands at the north end of Victoria Avenue,
abutting Lake Ontario, are also identified
as mixed-use to allow for flexibility in built
form and use. The detailed policy intent
of this designation is set out in Sections
3.1.15.2.7.4 and 3.1.15.2.7.5 of the
proposed Secondary Plan.

xi. Infrastructure and public service
facilities, in accordance with the
policies of the Official Plan.
The uses permitted within the Main Street
Mixed-Use area may include:
i.

Retail commercial uses including
retail stores, restaurants, and
personal services, with a Maximum
Gross Leasable Floor Area of 400
square metres per unit;

ii. Mixed-Use buildings with dwelling
units or office uses located above
the first floor;
iii. Offices;
iv. Hotels;

The uses permitted within the Mixed-Use
area may include:
i.

Retail, service commercial uses,
and restaurants of all types and
scales, up to a maximum of 1,000
square metres of gross leasable
floor area per individual use;

v. Cultural, recreational and
entertainment uses;
vi. Child care facilities;
vii. Parking facilities at-grade and/or in
structure;
viii. Parks and open spaces;

ii. Offices;

ix. Community facilities; and,

iii. Mid-Rise Residential uses, or
Mixed-Use buildings, that are
integrated in a mixed use building
that includes permitted retail and/or
service commercial uses;

x. Infrastructure and public service
facilities, in accordance with the
policies of the Official Plan.

iv. Institutional uses;
v. Hotels and banquet halls;
vi. Commercial recreation facilities;
vii. Day care facilities;
viii. Parking facilities at-grade and/or in
structure;
ix. Parks and open spaces;
x. Community facilities; and,
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2.1.8 Commercial Mixed-Use
Commercial mixed-use is proposed to be
located along the southern edge of the
central portion of Prudhommes. Locating
dedicated commercial uses along North
Service Road ensures visibility from
the QEW while providing built form and
visual buffering for the predominantly
residential areas to the north. The detailed
policy intent of this designation is set out
in Section 3.1.15.2.7.3 of the proposed
Secondary Plan.
Permitted uses on lands identified as
commercial mixed-use may include:
i.

Retail, service commercial uses,
and restaurants of all types and
scales, up to a maximum of 4,645
square metres of gross leasable
floor area per individual use;

ii. Offices;
iii. Mid-Rise and/or High-Rise
Residential uses that are integrated
in a mixed use building that
includes permitted retail and/or
service commercial uses;
iv. Institutional uses;
v. Hotels and banquet halls;
vi. Commercial recreation facilities;
vii. Places of entertainment;
viii. Places of worship;
ix. Day care facilities;
x. Parking facilities at-grade and/or in
structure;
xi. Parks and open spaces;
xii. Community facilities; and,
xiii. Infrastructure and public service

10
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facilities, in accordance with the
policies of the Official Plan.

2.1.9 Employment Lands
Employment lands are indicated in the
existing employment area at the east
end and potential additional employment
lands are proposed at the western
edge of the community. The proposed
employment lands front onto North
Service Road to provide a buffer from the
highway for sensitive land uses and for
visibility from the highway. The current
concept shows 27,400m2 (2.74 ha) of
land, resulting in 4,000m2 to 6,000m2 of
employment development. This would
create a potential 267 to 600 jobs based
on an assumption of low to mid-rise
offices estimated at 4,000 to 6,000 square
metres, and employment facilities at 1
employee per 10 to 15 square metres of
gross floor area (GFA).

vii. Community facilities;
viii. Parking facilities at-grade and/or in
structure;
ix. Infrastructure and public service
facilities, in accordance with the
policies of the Official Plan; and,
x. Ancillary uses that specifically
support the permitted employment
uses such as restaurants, personal
services, and convenience
commercial uses, where they are
wholly integrated into a building that
accommodates another permitted
use.

The detailed policy intent of this
designation is set out in Section
3.1.15.2.7.2 of the proposed Secondary
Plan.
The uses permitted within the
Employment area may include:
i.

Offices;

ii. Service sector industries including
transportation, communication,
business services, government
services, medical and other health
laboratories;
iii. Banquet facilities;
iv. Commercial recreation facilities;
v. Hotels, including night clubs, that
are located within the hotel;
vi. Parks and open spaces;
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2.1.10 Marina District
The Marina District is planned to provide
further enhancement to the existing
marina and assist in realizing its full
potential as a community amenity. The
marina at Prudhommes provides a variety
of boating and water sport access, as
well as spectacular views. A full range of
water sport access should continue to
be provided. The detailed policy intent
of this designation is set out in Section
3.1.15.2.7.6 of the proposed Secondary
Plan.

vii. Parking facilities at grade and/or
in structure; and,
viii. Infrastructure and public service
facilities, in accordance with the
policies of the Official Plan.

Enhancing the marina area with plazas
shops, hotels, and restaurants - oriented
to support and enhance the marina - will
make the district a destination.
The blocks, sites and buildings within the
marina area may incorporate a diverse
mix of uses, including:
i.

Marina facilities, including floating
docks and boat slips, fuel dock
and pump-out station, boat repair
facilities, and ancillary equipment;

ii. Tourism-related and marina-related
retail and service commercial uses,
restaurants and/or uses including
indoor or outdoor markets, limited
to small-scale market stalls that
may be housed in a larger market
facility;
iii. A marina administration office;
iv. Artisan workshop uses;
v. Tour boat, water taxi facilities;
vi. Parks and open spaces;

12
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2.2 Community Design
Features
Additional comment on some of the
proposed design features in the Concept
Plan are described in the following
section.

2.2.1 Building Heights
A general transition of building heights is
established. This starts with lower heights
towards the east and west sides (up to
2.5 residential storeys and 3 employment
storeys towards Dustan Street) for
houses immediately adjacent to existing
development in Victoria Shores. Heights
increase eastward across Prudhommes to
the centre of the Prudhommes community
(up to 18 storeys adjacent to the marina
and within high-rise residential areas), in
accordance with the maximum building
heights proposed in Schedule B of

the Secondary Plan and as illustrated
in Figure 5. This transition represents
a “stepping down” to the established
residential communities. Taller building
heights are to be sited in strategic
locations along the water’s edge to
capitalize on the panoramic views of Lake
Ontario and Jordan Harbour and presence
along the QEW, while preserving shoreline
access and respecting the privacy of
adjacent residential communities.

10
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Figure 5: Building Height Schedule
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2.2.2 Landmarks
The Prudhommes Secondary Plan
area has consistently been identified
as an exceptional site with unique local
attributes that are not found anywhere
else in the Town of Lincoln. Its location
along the waterfront presents a special
opportunity to establish a landmark
presence while creating a memorable
destination.
A landmark is a structure or a feature that
acts as an identifier. Dictionary definitions
of “landmark” share a number of key
concepts, including: conspicuousness,
standing out from their environment,
visible and recognizable from long
distances, and used for navigation or
orientation. The locational attributes of
the Secondary Plan area and the desire

for a landmark presence enhances the
Prudhommes community within the Town
of Lincoln by raising its overall profile, and
marking this important site.
Locations of major and minor landmarks
have been identified on Schedule C of the
proposed Secondary Plan (refer to Figure
6). Major landmarks have been indicated
for the high density residential areas to the
east of the community core and south of
the marina. A minor landmark (La Grande
Hermine replica) has been identified at its
current location in the marina.
The major landmark could be a structure
that acts as an identifier or a marker
indicating place and destination. It should
be legible and recognizable from long
distances and may assist navigation or
orientation.

Natural Environment
Parks and Open Space
Urban Design Features
Major Gateway

**

Minor Gateway
Major Landmark
Minor Landmark
Open Space Destination
Main Street Destination
Commercial Destination

*
SCHEDULE C - URBAN DESIGN FEATURES

Marina Destination

*

*

Figure 6: Urban Design Features Schedule
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For this site, a major landmark is
interpreted as a tall and iconic building.
The attributes of the location and the
desire for a landmark presence will
enhance the Prudhommes community by
raising its overall profile.
Beyond height, the two components
of the potential landmark building for
Prudhommes are that it be:
•

Iconic in design; and,

•

A destination.

through the Main Street. The minor
gateways are indicated at secondary
entrances into the community, the open
space system, and at the termination
of Jordan Road. These locations will
require a combination of enhanced
architectural and landscape design that
visually reinforce the sense of entry into
the community. Public art features can
also mark gateways where they terminate
views into the community. Gateways are
identified on Schedule C of the proposed
Secondary Plan (refer to Figure 6).

2.2.3 Destination Areas
The destination areas in Prudhommes
act as identifiers and/or attractors of
activity. They are places where one ends
a journey, makes a special trip to visit, or
somewhere worthy of an extended visit.
Within the Prudhommes Secondary Plan,
a destination is an individual use or mix
of uses that can attract visitors. Beyond
its own locational attributes, the proposed
plan includes a marina, an enhanced
pedestrian realm network and a Main
Street that will attract visitors. Planning
for the inclusion of destination areas
will further enhance Prudhommes as a
successful community.

2.2.4 Community Gateways

2.2.5 Natural Environment
Features
The waterfront edge and restoration area
will be integrated into the community
trail system through the provision of trail
connections at multiple points along the
edge.

2.2.6 Primary Trail System
A Primary Trail System will be established
as an integral component of the open
space system. An off-site trail system can
provide pedestrians and cyclists with vital
links and connections to natural heritage
areas, the restoration area and open
space, and with the community’s road
network.

Major and minor community gateways
have be identified in the proposed
community plan. The major gateway
serves as the main entrance into the
community and leads visitors and
residents into the core of the community
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2.2.7 Central Park

2.2.8 Community Central Plaza

The central park is a key amenity and
recreational destination for the community
and visitors, and should provide a
diversity of activities during all seasons
and all times of day and night. From
active recreation to fitness activities,
informal play or passive contemplation,
this space will be most successful if it is
designed to be a continuously occupied
public space.

The plaza is envisioned to be a vibrant,
urban square in the form of a shared street
space accessible to pedestrians, bicycles
and other users.
The central park and plaza together form
the heart of the community. From the main
gateway into the Prudhommes central
commercial district, the Central Plaza forms
a visual anchor, flanked by vibrant retail
destinations. The Central Plaza will create
a new resident and tourist destination along
the waterfront.

A key feature is the waterfront overlook
at the north shore, directly opposite the
Central Plaza. This destination can be
designed to respect the natural area while
providing opportunities to experience
the dramatic shoreline of Lake Ontario,
subject to identifying an acceptable
location through an Environmental Impact
Study (EIS).
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Figure 7: Conceptual Design for a Central Park (actual design to occur at a later stage)
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Prudhommes East Park
Prudhommes East Park is a linear,
waterfront open space feature serving
the adjacent medium to high density
residential areas of the east portion of
Prudhommes. This park will accommodate
passive recreation, with trails, naturalized
planting areas and open lawn spaces
for a variety of activities. The adjacent
waterfront trail connects the publicly
accessible waterfront open space network
across the east and west portions of
the Prudhommes community. This park
should serve as a landscape buffer
between North Service Road and the
shore of Lake Ontario, framing open views
to the lake.

Figure 8: Prudhommes East Park

2.2.9 Pocket Parks
Pocket parks are a component of the
public open space system that can be
green, soft or hard surfaced, and play a
role in creating a linked network of public
open spaces in the community. Pocket
parks may be publicly owned, or privately
owned and maintained through an
agreement with the Town.
Pocket parks are not proposed to be
designated or identified on the planning
policy maps. Instead, they shall be
dispersed throughout the community
and identified and secured through the
development process. They are intended

to be small in size, less than 1,000
square metres, but generally greater
than 75 square metres, and located on
visible street frontages. Pocket parks
will contribute to providing public open
space within a short walk of any location
within Prudhommes, and have entries
that are clearly defined through landscape
treatment and built form elements. Pocket
parks will include seating and furnishings,
and provide opportunities for outdoor
cafes and restaurants, promoting a
passive and relaxing atmosphere.
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2.3 Road Network
How land uses and the streets that serve
them interrelate, and the arrangement
and design of the streets themselves, are
critically important. Streets designed to be
sensitive to context which don’t impose
artificial priorities on vehicular segregation
and speed can be great assets to our
communities.
The organization of land uses, links
and connectivity, transit-ready design,
and human-scale considerations all
influence community attributes: human
health and well-being, social capital,
accessibility, land value, tax revenue,
economic development, placemaking and
emergency services.
All the various thoroughfares of a
community form a connected network
that facilitates the movement of people
and goods. For the health of citizens
and overall livability, the best networks
are human-scaled, interconnected, link
neighborhoods and districts, and support
all forms of transportation. This is why
a holistic approach needs to be used in
relation to the planning and urban design
characteristics of our entire road networks/
systems (not just the improvements within
the rights-of-way). In fact, the importance
of this, in terms of the impact on human
health, was addressed by the Office of
the Chief Coroner for Ontario in the two
recently issued reports on the Deaths
of Pedestrians and Cyclists, stating: “A
‘complete streets’ approach should be
adopted to guide the redevelopment of
existing communities and the creation of
new communities throughout Ontario”.
There are additional protections from a
18

safety and emergency perspective when
multiple options are provided to enter and
exit a community.
Our communities benefit most when our
streets are designed to provide ease
of access, and route choices in overall
patterns that ensures that people can
easily walk, cycle, take transit, and drive
to the various areas of the community
they need to get to for daily life. This in
turn facilitates community health and wellbeing. This is particularly important when
considering the needs of those citizens
that are not able to drive because of age,
medical conditions, economics, or other
characteristics. As the Victoria Transport
Policy Institute identifies, the street
system should link all different areas of a
community to support peoples’ needs, not
just for the efficiency of vehicle transport:

“Mobility is not an end unto itself,
and is predominantly intended to
provide access to needed and desired
goods, services, and experiences.
Transportation planning must take this
into account as a chief principle.”
– Victoria Transport Policy Institute

Development is intended to incorporate
opportunities for any future GO Transit,
intra-municipal, or other transit system
investments. Expansion of local and
regional transit can also be integrated
along North Service Road and the new
Collector Roads, and ‘complete streets’
approaches are incorporated in the
Secondary Plan.
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2.3.1 Streetscape Design
How built form interfaces with the abutting
street is important to animating the
street and creating a safe, welcoming
environment for pedestrians and cyclists.
This crucial interface of street and built
form is dependent upon the scale of the
buildings, the width and function of the
street, the size of the building setbacks
and the at-grade land uses:
•

•

•

•

All streets will be safe, accessible,
secure and shall implement the
relevant requirements of the
Accessibility for Ontarians with
Disabilities Act (AODA), and
where appropriate, streets shall
accommodate a range of service
vehicles and emergency services;
Throughout the Secondary Plan
area, street furnishings, plantings,
materials, and techniques must
be consistent in physical form and
spacing and be of the highest quality.
Pattern and repetition are essential
to imprint a recognizable sense of
place. Streetscaping shall complement
the design treatments of the other
elements of the pedestrian realm
network;
The design of streetscapes shall
create defined and continuous zones
for planting, street furnishings, utilities
and pedestrian, cyclist and vehicular
traffic and that are innovative and
responsive to the urban waterfront
context;

underground services/parking and
restrictive right-of-ways, not all streets
can accommodate them. Where trees
are not desirable and/or possible,
opportunities for public art, planters,
banners, awnings and other amenities
shall be explored;
•

The design of streetscapes shall
incorporate, where appropriate, low
impact development standards and
sustainable infrastructure innovations
and shall create opportunities for
shrubs and other plants in addition to,
or instead of, street trees to enhance
the pedestrian realm;

•

Roads will accommodate service
vehicles, utilities and emergency
services. Loading and garbage
facilities shall be located primarily
below grade and shall be designed to
accommodate trade vehicles, moving
vans, garbage trucks and delivery
vehicles; and,

•

In general, loading, garbage collection
and parking areas should not be
located where they are visible from
the road network or pedestrian realm.
Where possible, access to parking,
loading and garbage collection areas
should be provided from the defined
collector roads.

The ultimate design of the streetscapes
shall be determined at the development
application stage.

Street trees shall be added,
acknowledging that due to the
location of significant view corridors,
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Figure 9: Streetscape Design Rendering Example

Figure 10: Streetscape Design Birds-Eye View
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2.3.2 Active Transportation
Network
A fundamental element of a healthy
community is the inclusion of active
transportation. Active transportation
refers to any form of human-powered
transportation - walking, cycling, using
a wheelchair, scooters, inline skating or
skateboarding. As active transportation
and transit networks are enhanced,
and attitudes and behavioural patterns
regarding vehicle travel change, the
modal split may shift away from single
occupant vehicle travel. This makes
creating opportunities for physical activity
paramount, encouraging residents to be
physically active and socially engaged.

All development will contribute to the
creation of a walkable and connected
community with multiple uses within
walking distance of all residents.
Sidewalks, bike lanes and multi-use
paths will connect to the road network
and community amenities and will ensure
that links between key destinations
are fully accessible and support active
transportation. The proposed Active
Transportation network is included in
Schedule D of the Secondary Plan, as
illustrated in Figure 11.
An interconnected network of roads with
pedestrian supportive streetscapes will
provide for an ease of access, orientation
and safety for pedestrians, cyclists, and

Natural Environment
Parks and Open Space
Street/Trail Network
Waterfront Promenade
North Service Road
Main Street
Collector Road
Local Road
Primary Trail System

SCHEDULE D - ACTIVE TRANSPORTATION

Figure 11: Active Transportation Schedule
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motor vehicles and will be designed as
important components of the public realm.
Sidewalks and pedestrian crossings shall
form a continuous network throughout
the community, and constitute an integral
part of the pedestrian system to promote
active transportation. Streetscaping
elements shall be provided throughout
the community and be designed to be
consistent and complementary to the
character of the community.
The Active Transportation policies
detailed in Section 3.1.15.2.9.3 of the
proposed Secondary Plan provide for
a balanced transportation system that
promotes active transportation facilities to
encourage walking and cycling.

Figure 12: Protected Lanes and Boulevards
Contribute to the Active Transportation

Figure 13: Continuous Networks Promote Active Transportation
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2.3.3 Waterfront Promenade
The Waterfront Promenade will serve
as the most prominent street within
Prudhommes. Besides being connected
to the main entry points into Prudhommes
from the North Service Road via the
Collector Roads, the majority of streets
in the community will terminate at the
Waterfront Promenade. This important
street serves as the transition between
Prudhommes’ urban built form and its
waterfront destination. Combined with
the Main Street plaza, it will be part of
the focal area in the western portion of
Prudhommes and a destination both
locally and regionally.

Waterfront Promenade

Figure 14: Conceptual Waterfront Promenade Road
Section without Curb

in a street with curb design, generally
consist of:
•

This street will also integrate sustainable
stormwater management initiatives
envisioned for the community in the form
of a bioswale.

A 7.2m travel zone including 2 travel
lanes and integrated bike lane;

•

Running parallel and to the north of the
Waterfront Promenade, this bioswale will
capture cistern overflow that mixes with
roadway and parking area runoff from
the surrounding community during heavy
rainfalls and treat it before it drains to the
Lake. The bioswale will also serve as a
naturalized feature along the extent of
the promenade providing a defined edge
for the waterfront enhancement area and
open spaces.

Amenity zones of 5.6m on the south
side that includes tree planting, street
furniture, and curb extensions with
integrated on-street parking and
10.0m on the north side including a
3.5m multi-use trail, and the bioswale
which may include a 1.8m sidewalk, as
appropriate; and,

•

A minimum 4.0m sidewalk zone on the
south side adjacent to buildings.

The Waterfront Promenade will have
a right-of-way width ranging from
24.0m (curb-less) to 27.0m (with curbs)
depending on which road profile is
applied. The Waterfront Promenade will,

RECOMMENDED CONCEPT PLAN REPORT | Dec 2017

23

2.3.4 North Service Road
The North Service Road forms the
southern edge of Prudhommes and is
significant to the community by providing
its three main access points via Main
Street, the Waterfront Promenade and the
western Collector Road. Furthermore, the
built form, landscaping treatments and
buffer along this street will need to provide
a high-quality community edge that is in
keeping with the character of the internal
development. Serving as a “window” into
the community and providing terminating
views to the waterfront at access points
into the community, the North Service
Road will require an upgraded boulevard
edge. The deep buffer and upgraded
boulevard proposed along the north
edge of the right-of-way, as well as the
provision of a dedicated multi-use trail,
will provide opportunities for cycling and
pedestrian links to both the waterfront and
between the east and west portions of the
Secondary Plan Area. Where the street
abuts developed areas, the landscaped
buffer may consist of street trees in a
formal arrangement. Where adjacent to
natural areas, edge planting can transition
to native vegetation.
The landscaped buffer shall be carefully
configured to frame and reveal key views
to the waterfront and public destinations,
from the North Service Road, the multiuse trail and/or from the QEW. Views
of the escarpment should also be
considered, along with other scenic views
along the North Service Road in the east
and west directions.
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North Service Road

Figure 15: North Service Road

These design requirements may be
reviewed through a future streetscape
Master Plan and in relation to the Region’s
Transportation Master Plan and Complete
Streets Guidelines. The Streetscape
Plan shall be implemented through future
planning approvals.
The North Service Road is suitable for
the location of commercial/office/retail
and other employment uses that address
this road’s edge and its traffic patterns
while providing increased height to buffer
potential noise and views of the QEW.
The North Service Road shall have a
right-of-way width of 26.2m, in accordance
with the Regional Official Plan, and shall
implement the 14.0 metre setback to the
building faces on the north side.
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2.3.5 Main Street
Next to the Waterfront Promenade,
the Main Street serves as the second
significant internal street within
Prudhommes. It provides the formal entry
into the community and to the destination
points of the Central Plaza and the
waterfront park.
This street leads visitors towards the
waterfront and slowly unfolds the views
and vistas to it as they head northward.
As the Main Street meets the Central
Plaza, it converts to a hardscaped
pedestrian plaza that allows for access by
vehicles, but is envisioned to serve as a
pedestrian “village” square.
The corners at the access from North
Service Road will require a sense of
entry and require upgraded corner lot
building design and upgraded boulevard
and landscape treatment. The street will
be predominantly sited with pedestrianscaled buildings with at grade retail/
commercial uses (e.g. mixed-use
buildings) and have minimal setbacks
to emphasize its urban condition and its
gradual transition to the Central Plaza.

Main Street

Figure 16: Main Street

The Main Street will have a right-of-way
width ranging from 22.5m to 23.5m and
generally consist of:
•

An 8.2m travel zone including two
travel lanes and a dedicated 1.5m bike
lane;

•

An amenity zone of 6.2m on one
side that includes tree planting, street
furniture, and a 3.0m sidewalk; and,

•

An amenity zone of 8.7m on the
opposite side that includes tree
planting, street furniture, a 3.0m
sidewalk, and curb extensions with
integrated on-street parking.

The Main Street shall have high-quality
landscaping, additional street furniture
and features to indicate its importance
within the community.
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2.3.6 Collector Roads
The Collector Roads in Prudhommes
provide important connections between
the North Service Road and the
Waterfront Promenade and Main Street. It
also provides for a circulation loop within
Prudhommes that connects the Waterfront
Promenade to create the conditions
for a potential future transit route in the
community.
Collector Roads can help define the
community structure, support active
transportation initiatives, and connect
special destination areas within
Prudhommes. They can be suitable
locations for higher density grade-related
residential (townhouse and live-work
units) as well as low-rise apartments and
for community park space. In addition,
Collector Roads can provide internal
access points to parking and servicing
areas for commercial and employment
areas along the North Service Road.

Collector Roads

Figure 17: Collector Roads

that includes tree planting and 7.2m
on the opposite side that includes
tree planting and curb extensions with
integrated on-street parking; and,
•

A 1.8m wide sidewalk zone on both
sides of the street.

Collector Roads should have a high
level of streetscaping, emphasizing the
character and identity of Prudhommes
and incorporate boulevards that support
active pedestrian uses, water infiltration
and support the urban forest.
The Collector Roads will have a right-ofway width of 21.0m and generally consist
of:
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•

An 8.7m travel zone including 2 travel
lanes and a dedicated 1.5m bike lane
on at least one side;

•

Amenity zones of 5.1m on one side
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2.3.7 Local Roads
Local Roads provide direct and local
access to the Waterfront Promenade,
Collector Roads and to the adjacent
residential community of Victoria Shores.
These streets will be predominantly
composed of grade-related residential
dwellings (e.g. detached, semi-detached
and townhouses).
The roadway width will be minimized to
slow traffic and enhance walkability, but
will still include space for parking on one
side of the street. Planted boulevards will
emphasize pedestrian circulation through
a combination of street trees and limiting
direct access from front-facing garages.
Local Roads are shown conceptually
on the Secondary Plan schedules.
Adjustments to the Local Road network
may be permitted without an Amendment
to the Secondary Plan, if the stated
primary functions of the network are
maintained, to the satisfaction of the
Town.

Local Roads

Figure 18: Local Roads

The Local Roads will have a right-of-way
width ranging from 18.0 to 21.0m and
generally consist of:
•

A 7.0 to 8.0m travel zone including two
travel lanes and integrated bike lanes;

•

A 2.5m wide parking lane behind curb
extensions;

•

Amenity zones of 3.5m on both sides
of the street that includes tree planting;
and,

•

A 1.5m wide sidewalk zone on both
sides of the street.

Curb extensions at intersections should
be considered to shorten pedestrian
crossing distances and to provide
additional space for planting and the
potential provision of rain gardens.
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2.3.8 Lanes
Lanes provide vehicular access to
garages or parking facilities for graderelated residential dwellings, low rise
apartments, mixed-use, mid-rise, and
high-rise buildings.
1. Lanes shall be used to provide access
to garages where front-facing garages
are not permitted.
2. A maximum right-of-way width of 9.0m
shall be permitted for lanes for graderelated residential dwelling blocks.
Wider lanes may be required for
blocks sited with low-rise apartment,
mixed-use, mid-rise, and high-rise
buildings.
Lanes with a right-of-way width of 9.0m
will generally consist of:
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•

A 6.0m drive lane that can
accommodate two car widths; and,

•

On each side, 1.5m paved shoulders
to accommodate pedestrians,
snow storage and wider vehicles or
emergency vehicles when required.
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3.0 | KNOWN CONSTRAINTS TO BE RESOLVED
This study has undertaken considerable work and research to address many of the
large, challenging issues associated with development in Prudhommes. However, there
remain a number of technical questions to be resolved as part of supporting any approved
development in the future. These can be addressed through additional studies or reports
prepared in support of development applications, and will be recognized as required in
the proposed Secondary Plan.

3.1 Shoreline Stabilization
(Schedule E1 of the
proposed Secondary
Plan)
A stable slope analysis (Soil Engineers
Ltd.) and shoreline protection study
(Baird) were submitted in support of the
2014 development applications submitted
by the previous landowner of the former
Prudhommes Landing Inn and Wet ‘N
Wild Waterpark lands. The Soil Engineers
slope stability report concluded that a
stability setback would be required from
the Lake Ontario shoreline as testing
indicated the existing slope did not, at all
cross-sections, meet Ministry of Natural
Resources requirements.
The erosion hazard limit itself (the
stable slope allowance plus an erosion
allowance) was calculated by Baird
based upon soil conditions and erosion
rates. A 100-year planning horizon is
required for such a limit, with reductions
in the limit possible (potentially bringing
development closer to the shoreline) if

properly designed shoreline protection is
constructed.
The Baird report provided an erosion
hazard limit on the west side of Jordan
Harbour, which is depicted on Schedule
E1 of the proposed Secondary Plan.
An assumed erosion hazard limit has
been projected across the remainder
of the proposed Secondary Plan area.
The preferred land use concept shows
development occurring within this setback.
However, for any development to occur
within the erosion hazard limit, appropriate
slope stability and shoreline protection
reports will be required to demonstrate the
necessary setback and protection works
required to support urban development.
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3.2 Lands Subject to the
Greenbelt Plan (2017)
(Schedule E4 of the
proposed Secondary
Plan)
Lands east of Jordan Harbour remain
subject to the Greenbelt Plan (2017), as
part of the Specialty Crop Area (Niagara
Peninsula Tender Fruit and Grape
Area) of the Protected Countryside. All
decisions by a planning authority—such
as Town of Lincoln Council and Niagara
Regional Council—need to conform to this
document.

detailed policies and process outlined in
Sections 4.2 through 4.6 of the Greenbelt
Plan. A special policy area is proposed
as part of the Secondary Plan to guide
redevelopment through that lens.

These lands are designated Specialty
Crop Areas within the Protected
Countryside. Existing uses and limited
redevelopment are permitted on lands
within Specialty Crop Areas, through the

Figure 19: Prudhommes East, image courtesy of Google Earth ©2017
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3.3 NHS Enhancement
Areas (Schedule
E2 of the proposed
Secondary Plan)

3.4 Parclo Interchange
(Schedule E3 of the
proposed Secondary
Plan)

There is potential for the features
identified on Schedule E2 to contain
significant functions / habitats for wildlife,
including significant wildlife habitat.

The complete build out of Prudhommes will
require improvements to be made to the
Victoria Avenue interchange to facilitate
development. Preliminary analysis suggests
that some development can occur without
triggering a realignment of all of the highway
accesses, which has been factored into
the proposed Secondary Plan. To unlock
the full range of development potential
around the interchange, appropriate studies
(including a Transportation Impact Study
plus a Roundabout Feasibility Study should
one be proposed) will be required to support
any affected development application. The
extent of the potential constraint shown
represents the current “worst case” scenario
for MTO land requirements as understood
by the project team.

Permitting development within these
areas will first require an Environmental
Impact Study to be completed to
determine significance (or not) of these
lands and if an environmental designation
is appropriate (or not), and any mitigation
or enhancement that can occur within
these lands.

Interchange Study Area

SCHEDULE E3 - CONSTRAINTS
INTERCHANGE STUDY AREA

Figure 20: Interchange Study Area Schedule
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4.0 | NEXT STEPS

The Concept Plan provides a vision for
the new Secondary Plan policies. The
Concept Plan, prepared as part of this
project, will ultimately guide any future
development applications within the
study area.
This report summarizes the direction
of the Concept Plan. Accompanying
this report is a proposed Prudhommes
Secondary Plan, deleting and replacing
the current text and mapping with new
policies and development permissions.

4.1 Future Meetings
This report and land use concept shall be
presented to the Town of Lincoln Planning
Committee as part of the statutory public
meeting before Council. Comments
received will be reviewed along with final
technical research to make any further
changes to the documents prepared. The
final version will be presented to Planning
Committee at a subsequent meeting
with a recommendation to receive the
documents prepared and for Council (at
its next meeting) to adopt the Secondary
Plan.
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4.2 Future Studies and
Applications Required
The current zoning in effect does not
conform to the proposed Secondary
Plan; it contemplates a majority
commercial development concept
featuring approximately 700,000 square
feet in commercial floor space. A zoning
by-law amendment will be required to
implement the proposed Secondary
Plan, and is anticipated to be undertaken
through a privately initiated application by
landowners in the study area. Additional
applications contemplated include
Draft Plan of Subdivision to create the
developable lots and blocks; Draft Plan of
Condominium and Site Plan Approval for
applicable developments; and removal of
holding provisions once technical criteria
are resolved. A Holding provision can
be applied in zoning should adequate
services not yet be available or if further
studies are required.

Additional recommendations for future
review and study include:
•

Exploring the potential to add
Prudhommes to the Niagara Region
Development Charges By-law 2017-68
Schedule “E3”;

•

Consider creating a Business
Improvement Area as a potential
implementation tool;

•

Consider creating a Community
Improvement Plan for Prudhommes;
and,

•

Confirming if a neighbourhood or
sustainability certification will be
pursued.

The constraints identified in Section 3.0
of this report will be resolved through
future studies including a Traffic Impact
Analysis, Roundabout Feasibility Study,
and Environmental Impact Study. The
complete application policies of Section
9.16 of the parent Official Plan shall
continue to apply for any development in
Prudhommes.
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