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1.0  
Introduction 

1.1 Executive Summary 

2522082 Ontario Inc. is pursing an application for Zoning By-law Amendment to redevelop the 10-hectare site at 
1315, 1329, and 1357 County Road 7 in the County of Prince Edward. The purpose of the application is to 
develop a tourist commercial resort consisting of individual accommodation buildings, a main villa, a winery, a 
tea house, and an art gallery. The development will utilize state of the art low-impact design principles and provide 
a unique accommodation and attractive commercial opportunities that will contribute to the vibrant  tourism 
offerings in the County. Both the accommodation and commercial aspects of the development will be oriented 
towards showcasing the natural beauty Prince Edward County and the Bay of Quinte, while respecting and 
preserving these natural features.  
 
The Zoning By-law Amendment is necessary to rezone the lands from Rural Residential Type One (RR1) Zone, 
Rural Residential Type Two (RR2) Zone, Rural 1 (RU1) Zone, and Environmental Protection (EP) Zone to a site-
specific Tourist Commercial (TC) Zone and a site-specific Environmental Protection (EP) Zone. The proposed 
site-specific TC Zone will allow the resort establishment use on the site and will describe specific performance 
standards. The site-specific EP Zone will allow the private utilities required for water servicing to be located near 
the waterfront, while allowing for the location of a limited number of pod villas and the main villa within the EP 
Zone.  
 
The technical studies prepared to support the proposed development include an Environmental Impact Study, a 
Traffic Impact Study, a Slope Stability Report, a Stormwater Management Report, a Servicing Report, a Site 
Evaluation Report, a Geotechnical Investigation, and a Minimum Distance Separation Study. The studies were 
considered in the design of the development and required mitigation measures were integrated within the 
development proposal in order to minimize adverse effects.  
 
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. The development meets 
the intent and purpose of the Provincial Policy Statement and the Official Plan. The proposed Zoning By-law 
Amendment is consistent with the intent of the County of Prince Edward Zoning By-law. Furthermore, the 
development is appropriate given the context of the surrounding area. It is our professional planning opinion that 
the proposed development constitutes good land use planning.  
 

1.2 Introduction 

Fotenn Planning + Design has been retained by 2522082 Ontario Inc. to prepare this planning justification report 
in support of an application for Zoning By-law Amendment for the consolidated lands, comprised of 1315, 1329, 
and 1357 County Road 7, in the County of Prince Edward. The subject lands have a total area of approximately 
10 hectares. The purpose of the application is to facilitate the development of a tourist commercial resort on the 
subject site consisting of individual accommodation buildings, a main villa, a winery, a tea house, and an art 
gallery.  
 
A pre-application meeting has been conducted with municipal staff which identified the application requirements. 
Additional consultation has occurred with staff at various meetings to confirm requirements.  
 
Accordingly, the following are submitted in support of the application: 

 Concept Plan;  

 Environmental Impact Study;  

 Traffic Impact Study;  

 Slope Stability Investigation Report; 

 Preliminary Stormwater Management Report;  

 Servicing Report; 
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 Site Evaluation Report; 

 Geotechnical Investigation;  

 Minimum Distance Separation Calculation; 

 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 lands are designated Shore Land, as shown on Schedule A-2 Land Use Designations of the County 
of Prince Edward Official Plan. The subject lands consist of 1315, 1329, and 1357 County Road 7 and are split 
zoned.  1315 County Road 7 is zoned Rural Residential Type One (RR1) Zone, 1329 County Road 7 is zoned 
Rural Residential Type Two (RR2) Zone, 1357 County Road 7 is zoned Rural 1 (RU1) Zone, and each of the 
properties is zoned Environmental Protection (EP) Zone along the shoreline. 
 
A zoning by-law amendment is required to rezone the subject lands to a site-specific Tourist Commercial (TC) 
Zone and a site-specific Environmental Protection (EP) Zone to allow the proposed tourist resort use and 
development to proceed. The existing Rural Residential zones permit residential and small-scale home 
occupations including a bed and breakfast, group home, or private home day care and the Rural zone permits a 
range of residential and agricultural uses. As these existing zones do not allow the proposed tourist resort use, 
a zoning by-law amendment is required to rezone the subject lands to a site-specific Tourist Commercial (TC) 
Zone. Though the proposal will retain the existing Environmental Protection (EP) zoning on the site, an 
amendment is required to establish a site-specific EP Zone to allow some of the private utilities required for water 
servicing and a limited number of villas within the EP Zone. An application for site plan control is also required to 
facilitate the proposed development and will be submitted subsequent to the application for zoning by-law 
amendment. 
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2.0  
Surrounding Area and Site Context 

The subject lands are located along the north side of County Road 7 abutting the Bay of Quinte, east of Glenora. 
The lands are comprised of 1315, 1329, and 1357 County Road 7. Together, the parcels have an area of 
approximately 10 hectares with approximately 267 metres of frontage on County Road 7 and approximately 245 
metres of water frontage on the Bay of Quinte. Currently the subject lands are developed with a single detached 
dwelling on 1329 County Road 7 in proximity to the road frontage and a cottage dwelling with an accessory 
building located on 1359 County Road 7 in proximity to the waterfront. 
 
The topography of the subject lands varies. The central portion of the lands is relatively flat with an escarpment 
and significant grade change in proximity to the water frontage. The site contains many trees, particularly along 
the escarpment and within the southern portion of the property.  
 
The surrounding area is predominantly comprised of residential dwellings with rural uses located west, south, 
and east of the subject lands. The Bay of Quinte abuts the lands to the north. Picton is located approximately 13 
kilometres southwest of the subject lands and offers additional commercial uses, restaurants, services, and 
tourism opportunities.  
 

 
Figure 1: Surrounding Area Context – Aerial (Source: County of Prince Edward Maps) 
 
The following uses are located in proximity to the subject site: 

North: Bay of Quinte 
East: Residential  
South: Agricultural, Residential, Rural 
West: Rural, Residential  

 
Vehicular access to the site is available via County Road 7, which connects to Loyalist Parkway. County Road 7 
and County Road 8, located south of the subject lands, connect to a variety of wineries and tourist 
accommodations west and east of the site. 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 
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it a key arterial route in the County. Gravel shoulders are provided along County Road 7 to allow walking and 
cycling.  
 
Picton, located approximately 13 kilometers southwest of the lands, 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. Transit is not provided in proximity to the subject lands. 
  

 
Figure 2: Site Context – Aerial (Source: County of Prince Edward Maps) 
 

2.1 Public Consultation 

An outdoor Open House following COVID-19 safety protocols was held at the site on September 30, 2020 from 
6:00 pm to 9:00 pm. The Open House was well attended by community members and neighbours. The property 
owners and members of the development team were also in attendance. Attendees were given the opportunity 
to view the preliminary concept plan for the proposal along with proposed renderings for each type of proposed 
built form. Comments, concerns, and general feedback on the proposal was obtained during this meeting. A 
summary of the topics and comments received is provided below. 
 
All comments, concerns, and feedback received was appreciated and informed subsequent revisions of the 
concept plan. The comments culminated in the current concept plan being submitted with this application for 
zoning by-law amendment.  
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The following is a summary of the public input received: 

 Proposed Development: Inquires were received related to the yearly use of the resort and term of 
rentals, specific uses to be incorporated in the development, and public vs. private use of the amenities.  

 Density: Concern was expressed related to the number of proposed units and overall proposed density, 
the appearance of the development as a subdivision, and concern related to changing the character and 
demographics of the area. 

 Site function: Several questions were raised related to snow storage and clearance, site egress, pets 
on site, site security for surrounding neighbours, internal lighting, garbage and onsite waste handing, on-
site and off-site traffic, fire pits, and the lack of sidewalks and bicycle lanes to provide connection to the 
surrounding areas.  

 Noise: Concerns were raised related to noise from the water pump, cars, music, and the swimming pool 
area. 

 Servicing: A questions was received related to the type of water use and type of sewage disposal use 
proposed. Concerns were also expressed regarding the impact on the environment and the lake due to 
the proposed servicing, the proposed sewage disposal system, required leaching bed and its location, 
and the impacts on ground water and surrounding well water tables.  

 Environmental (Waterfront/Escarpment/Wetland): Several comments and concerns were received 
related to alteration of the shoreline, setbacks from the ridge, escarpment and water, and potential boat 
usage and water access. Concerns and questions were raised regarding correspondence with Quinte 
Conservation Authority, tree removal, and potential disruption to wildlife. As well, there was an inquiry as 
to the potential for flooding from the existing wetland should water be added to create a pond and impacts 
of salting and plowing on the environment and groundwater. A comment was also provided to consider 
integrating green initiatives, such as solar or geothermal. 

 Minimum Distance Separation: Members of the public expressed concern regarding the proximity of 
the subject lands to surrounding barns and livestock facilities and whether the impacts of the barns had 
been considered.  

 Official Plan and Provincial Policy Statement: Inquiries were provided related to whether the 
development had been considered in related to the existing and, at the time, draft County of Prince 
Edward Official Plan, as well as the Provincial Policy Statement.  

 Future Site Use: A concern was raised related to the future use of the site and future planning 
applications for shoreline and in water works, such as jet skis, a marina or boat launches.  

 
Each of the comments, questions and concerns provided by the public were thoroughly considered and have 
informed the concept plan and proposed development being brough forward.   
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3.0  
Development Proposal 

The proposal seeks to redevelop the subject lands with a tourist commercial resort use, which will positively 
contribute to the tourism industry in Prince Edward County. The development is comprised of a total of 56 villa 
units, including 20 pod villas and 36 tree top houses. A main villa will also be provided as a communal clubhouse 
space. The existing single detached dwelling on the property will be retained. The proposal also contains an art 
gallery and a vineyard, with five accompanying winery buildings and two accompanying tent winery buildings.  
 
The applicant’s proposal for redevelopment of the subject lands will contribute positively towards the vibrancy 
and vitality of Prince Edward County. The proposal provides economic growth for the tourism industry in the 
County while remaining sensitive to the ecological and environmental context of the area.  
 

 
 
Figure 3: Concept Plan (Source: Forefront Engineering) 
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The proposed development consists of the following elements:  

 Types of uses  
• Accommodations (pod villas, tree top houses) 
• Common facilities (modern barn art gallery, main villa) 
• Additional features (human-made pond, waterfront lookout (no water access)) 

 Site layout  
• Type B land uses buffered by 282 metre setback in line with MDS study 
• Type A land uses buffered by 141 metre setback in line with MDS study 
• Maintaining maximum number of trees and existing greenspace to reduce overall impact of 

development 
 

3.1  Built Forms 

The proposed development consists of 56 total accommodation units, with a combination of 36 tree top houses 
and 20 pod villas. Although described as pod villas and tree top villas, these accommodations will function similar 
to cabin accommodations consists of bedrooms, a bathroom, kitchen and common spaces. The existing single 
detached dwelling on the property and no changes are proposed to it at this time.  
 
The total number of units was a culmination of a multi-year process beginning in 2017, which included thorough 
studies on mitigating potential impacts on environmental features and extensive public feedback, including the 
Open House in 2020. The original number of units proposed for the site was reduced for this submission following 
comprehensive study and public feedback from 113 units to 56 units. The tree top houses and pod villas are 
intended for seasonal use. It is not the purpose of this development to provide permanent housing for residents.  
 
The pod villas will be available in three size configurations. Pod Villa 1 is approximately 83.5 square metres (899 
square feet) and provides one bedroom. Pod Villa 2 is approximately 140 square metres (1507 square feet) and 
provides two bedrooms. Pod Villa 3 is approximately 173 square metres (1862 square feet) and provides three 
bedrooms. The proposal incorporates four Pod Villa 1 units, eight Pod Villa 2 units, and eight Pod Villa 3 units. 
The pod villas will feature a contemporary design that fits well with the surrounding natural context. Each pod 
villa will be a single storey in height. The proposal also contains 36 tree top houses, which will each be 83.5 
square metres (899 square feet). Each pod villa will include an exterior area to accommodate parking. These 
parking areas will be landscaped and consist of green space to reduce the ground disturbance.  
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Figure 4: Pod Villa Floor Plan (Source: RHED) 
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Figure 5: Pod Villa Front Elevation (Source: RHED) 
 

 
Figure 6: Pod Villa Front Rear (Source: RHED) 
 

 
Figure 7: Pod Villa Side Elevation (Source: RHED) 
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Figure 8: Pod Villa Rendering of front view (Source: RHED) 
 

Figure 9: Pod Villa Rendering of rear view (Source: RHED) 
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Figure 10: Pod Villa Rendering looking towards the Bay of Quinte (Source: RHED) 
 

   
Figure 11: Pod Villa Rendering looking from the escarpment into the site (Source: RHED) 
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Figure 12: Tree top houses rooftop floor plan (Source: RHED) 
 

 
Figure 13: Tree top houses north (left) and west (right) elevations (Source: RHED) 
 
In addition, the development will include a club house for individuals staying at the resort to utilize. The main villa 
will not be used as a dwelling and will function as a communal gathering space and club house. The main villa, 
located in proximity to the waterfront, will function as a club house, which will feature a diversity of programming 
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for guests. A rendering of the Main Villa has been provided below, however the trees and natural features existing 
in the area of the Villa will be retained on the site, rather than removed as shown. 

 
Figure 14: Main Villa (Club House) Floor Plan (Source: RHED) 
 

 
Figure 15: Main Villa Elevation (Source: RHED) 
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Figure 16: Rendering of the Main Villa (Club House) (Source: RHED) 
 
The proposed development also includes a winery, consisting of five winery buildings, two tent winery buildings, 
and the associated vineyards. The winery functions as a retail and tourist attraction for visitors while contributing 
to the rich viticultural tradition in the County. In addition to the winery, the development will feature an art gallery, 
which will showcase local arts and crafts.  
 

 
Figure 17: Winery buildings floor plan and roof plan (Source: RHED) 
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Figure 18: Winery Building front and rear (top) elevations and side (middle and bottom) elevations (Source: 
RHED) 
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Figure 19: Rendering of winery buildings (Source: RHED) 
 
A gallery is proposed in the southern portion of the site. The gallery will be constructed in a modern barn design, 
providing an attractive building that fits within its natural context. The proposed development will also contain a 
water treatment facility and a pump house, as water servicing will be obtained from the lake.  
 
The villas, winery, art gallery, and club house will contribute to the burgeoning tourism industry in the County. 
The proposal is the product of years of studies and reworking of the plans, as well as extensive public 
consultation. It strikes a balance between ecological and economic tourism priorities and incorporates public 
feedback while maintaining the viability of the proposed use on the site. 
 

3.2 Access, Circulation + Parking 

The subject site has frontage along County Road 7, which is an existing municipal road. County Road 7 links the 
site with Glenora, where a ferry provides access to Adolphustown and the Loyalist Parkway. The road also 
provides routes to Picton, allowing for easy access for seasonal tourists to the area. There are a variety of 
wineries and tourist accommodations can also be accessed from County Road 7, functioning as a tourist corridor 
for visitors to the County. A 6-metre-wide private road provides access through the site, linking up each of the 
proposed uses. The private road will have two entry/exit points from County Road 7. The road will be constructed 
from light duty asphalt. The main private drive connects with a network of 3-metre-wide private lanes that will 
allow pedestrian access to the individual pod villas and tree houses. A parking lot will also be provided for the 
seasonal visitors, with a separate parking for the winery. Access to the main villa will be provided via a wooden 
staircase leading off from the private road, ensuring safe navigation of the escarpment slope.  
 

3.3 Servicing  

The proposed development will consist of private water and sewer servicing, with an estimated water demand 
and sewage output of 135,000 litres a day. Since well access is not feasible for the site, a water supply system 
will be provided that would provide water intake from Lake Ontario. The system would contain an intake into Lake 
Ontario, a pumphouse along the shoreline, and a pipeline bringing water to the water treatment plant located 
near the pod villas. Sewage servicing could either be provided via a leaching bed system or a package treatment 
plant, which is the preferred option. The viability of either option would be explored following on-site testing. An 
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existing man-made stormwater pond will be provided, as well as an entrance culvert on the west side of the 
property.  
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4.0  
Supporting Studies 

4.1 Environmental Impact Study 

An Environmental Impact Study (EIS) was prepared by Ainley Group in June 2021. The EIS identified a variety 
of natural features on the site and in the surrounding area, including a number of species-at-risk (SAR). The EIS 
identified five SAR in the study area, including the Butternut, the Barn Swallow, the Eastern Meadowlark, the 
Bald Eagle, and the Monarch Butterfly. No Provincially Significant Wetlands (PSWs) or significant coastal 
wetlands were identified on the property or within the study area. Additionally, no Significant Woodlands, 
Significant Valleylands, or Areas of Natural and Scientific Interest (ANSIs) were located on the site or within the 
study area. Anticipated impacts resulting from the proposed development are primarily limited to the construction 
phase. The proposal is designed to utilize low impact design principles in order to minimize impact from the 
development on natural features.  
 
The study recommends measures to mitigate impact, including providing a 25-metre setback from the three 
Butternut trees on the adjacent property, implementing erosion control measures and steep slope area 
stabilization, and providing a 15-metre setback and vegetated buffer from the flood line and Adolphus Reach. 
The study concludes that the proposed development is likely to have impacts on natural heritage features, 
specifically SAR such as the Butternut tree, requiring mitigation. Tree removal may also impact day roosting 
habitats for bat species, though the proposed development will minimize the number of trees removed as part of 
the development’s low impact design.  
 

4.2 Slope Stability Investigation Report 

A Slope Stability Investigation Report was prepared by Ainley Group in August 2018. The Slope Study identified 
slopes in the northern portion of the site near Adolphus Reach and the Bay of Quinte. The slope was identified 
as being densely vegetated with trees and bushes. The embankment was identified as rising between 
approximately 35 metres and 43 metres above Adolphus Reach below. In the area where the main villa is 
proposed to be constructed, the study found a stable slope allowance of 27 metres measured from the toe of the 
slope. Minimum setbacks of 10.0 metres, 6.0 metres, and 6.0 metres were recommended in each of the three 
sections analyzed. The design of the proposed development complies with these recommendations.  
 

4.3 Geotechnical Investigation Report 

A Geotechnical Investigation Report was prepared by Englobe in December 2017. The study area for the report 
included eight projected structures based on conceptual development plans provided in November 2017. Since 
then, the development has been scaled back immensely, with fewer buildings proposed. The study did not find 
any major or relevant rock and soil instability issues during the site visit. Stability analyses demonstrated that the 
Factor of Safety level was above the targeted level, which meant that the global stability of the cliff and the local 
stability of the rock wall are ensured. The proposed development was found not to have any impact on the global 
stability of the cliff. Since the geotechnical report was conducted, the level of development within the study area 
has been significantly scaled back to just the main villa. The report provided recommendations for the 
construction phase for the proposed structures in the study area. No geotechnical issues were identified with the 
proposed development.  
 

4.4 Preliminary Stormwater Management Report 

A Preliminary Stormwater Management Report was prepared by Forefront Engineering in June 2020. The report 
identified the site within an approximately 19.01-hectare drainage area. It recognizes that existing major flow 
paths will be retained, with the proposed drainage and stormwater infrastructure being designed for stormwater 
quality, and minor and major storm events. The report provides a number of recommendations to ensure that 
minimal change is enacted on existing drainage patterns. The proposed development is also anticipated to 
increase the imperviousness of the site, thus increasing runoff. An 80% total increase in peak flows is expected 
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at the three drainage outlets. The report also requires Enhanced Protection for more than 80% long-term removal 
of suspended solids.  
 
The report recommends that the proposed development proceed with the following mitigation measures: 
enhanced grass swales, sediment traps, and filter strip type stormwater management features to mitigate any 
adverse stormwater quantity and stormwater quality effects that site run-off may have on the downstream 
network. A multi barrier approach is proposed to ensure effective pollutant removal, erosion and sediment control 
onsite.  
  

4.5 Water Supply and Sewage Treatment Study 

A Water Supply and Sewage Treatment study was prepared by Pinchin in July 2021 to conduct a preliminary 
assessment of servicing options available to the development. The estimated that a water demand of 135,000 
litres/day would occur and the same amount of sewage would be generated by the development. Sewage flows 
greater than 10,000 litres/day require an Environmental Compliance Approval (ECA) from the Ministry of 
Environment Conservation and Parks (MECP). The development will be serving the public, therefore the water 
supply system will be regulated by Ontario Regulation 319/08 as a large non-municipal, non-residential drinking 
water system. 
 
The study indicates that it will not be feasible to supply this development from groundwater supply wells. The 
overburden in the area is too thin to support an aquifer and the bedrock has a very low hydraulic conductivity, 
which means that well yields are generally very low. Deeper groundwater wells in the area often have very poor 
quality water (high salinity and sulphur). The only suitable water supply source for the development is a surface 
water source from nearby Lake Ontario. Conceptually, the water supply system would consist of a water intake 
into Lake Ontario, a pumphouse along the shoreline, and a water supply pipeline to a treatment system which 
would be located on the plateau where the development will be located. The intake would be designed in 
accordance with DFO water intake requirements and with their approval. A Permit to Take Water (PTTW) will be 
required from the Ministry of Environment, Conservation and Parks (MECP) since the development would require 
a water taking of more than 50,000 litres/day. 
 
The two broad options for sewage treatment are a leaching bed system or a package treatment plant. Both 
sewage treatment approache would require approval from the MECP. Design specifics for sewage treatment 
would be determined by conditions of approval by MECP and are beyond the scope of the feasibility assessment. 
The study indicates that suitable water supply and sewage treatment systems are available to service the 
proposed development. 
 

4.6 Site Evaluation Report 

A Site Evaluation Report was prepared by Pinchin in October 2021. The County’s updated Official Plan, which 
came into effect on July 8, 2021, modified Section 3.1.6 Constraint Area Policies to incorporate a new subsection 
under the Water Resources heading to read as follows: “7) Large development proposals (i.e. campgrounds, 
trailer parks, resort/condominium development) within 120 metres of waterbodies and watercourses must be 
supported with a site evaluation report in consultation with the Ministry of the Environment, Conservation and 
Parks. This is to ensure water quality protection. The study should take into consideration the existing water 
quality of the water body, surface water run-off, impact and loadings of phosphorous from septic systems, type 
of soils, stormwater management and nature of vegetation.”  
 
Many of the MECP expectations for a Site Evaluation Report were addressed across various reports completed 
to date in support of preliminary assessment, or potential design constraints for the proposed development. At 
the direction of the MECP the Site Evaluation Report compiled and summarized this information and expanded 
where necessary, with focus on aspects pertaining to ensuring water quality protection as outlined in section 7 
of the Official Plan. Information related to surface water runoff and stormwater management, water supply, 
sewage treatment, and nature of vegetation was reviewed and summarized to demonstrate water quality 
protection through the proposed development.  
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4.7 Traffic Impact Study 

A Traffic Impact Study was prepared by GHD in April 2019. Trip generation rates found in the ITE Trip Generation 
Manual were used for the site to calculate check-in and check-out trips. The study found the peak A.M. (check-
out) trips generated to be 35 and the peak P.M. (check-in) trips generated to be 45 trips. A left-turn lane was 
found to not be warranted because of the development. The proposal was found to generate trips throughout the 
day but would have a negligible impact on the road capacity. No traffic issues were found as a result of the 
proposed development.  
 

4.8 Minimum Distance Separation Study 

A Minimum Distance Separation Study (MDS) was conducted by Fotenn Consultants Inc. for the site in January 
2021. The study calculated an MDS I setback of 282 metres for Type B land uses and 141 metres for Type A 
land uses from an existing unoccupied livestock barn located across from the subject lands on the south side of 
County Road 7. The existing single detached dwelling located on the subject lands exists within the 141-metre 
radius, but no new uses are proposed in this area. The winery, art gallery, and tent winery buildings are proposed 
to be located within the 282-metre radius.  
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5.0  
Policy and Regulatory Framework 

5.1 Provincial Policy Statement, 2020 

The 2020 Provincial Policy Statement (PPS), which came into effect on May 1, 2020, provides high-level land 
use policy direction on matters of Provincial Interest as they relate to land use planning and development in 
Ontario municipalities. Decisions of municipal councils must be consistent with the PPS, which provides direction 
for issues such as the efficient use of land and infrastructure, the protection of natural and cultural heritage 
resources, maintaining a housing stock that appropriately addresses the demographic and economic diversity of 
households, supporting long-term economic prosperity, and preserving natural resources for future uses. PPS 
policies that are directly relevant to the proposed development are discussed below, with the policy cited in italics: 
 
Section 1.0 – Building Strong and Healthy Communities  
Section 1 of the PPS provides direction for the creation of strong and healthy communities. The efficient use of 
land is supported through sustainable development patterns which consider the needs of communities, the 
environment, public health and safety, and economic growth. This section will address those policies which are 
relevant to the proposed development. 
 
1.1.1 Healthy, liveable and safe communities are sustained by: 
 

a) promoting efficient development and land use patterns which sustain the financial well-being of the 
Province and municipalities over the long term;  

The proposed development utilizes an existing site with an advantageous location on the waterfront of Adolphus 
Reach and the Bay of Quinte. The proposed resort establishment use will contribute to the rich tourism industry 
in the County. No municipal sewer or water servicing will be required, and the project will not impose any 
additional costs on the municipality or the Province.  
 

b) accommodating an appropriate affordable and market-based range and mix of residential types 
(including single-detached, additional residential units, multi-unit housing, affordable housing and 
housing for older persons), employment (including industrial and commercial), institutional (including 
places of worship, cemeteries and long-term care homes), recreation, park and open space, and 
other uses to meet long-term needs;  

No residential uses are proposed as part of this development. The proposal provides 56 individual three-season 
accommodation units within an overall tourist experience that will contribute to the long-term vitality of the tourism 
industry in Prince Edward County.  
 

c) avoiding development and land use patterns which may cause environmental or public health and 
safety concerns;  

The proposal incorporates low impact design elements to minimize environmental and public health impacts from 
the development. Though a steep slope exists along the northern portion of the site along Adolphus Reach and 
the Bay of Quinte, the majority of the development will be setback at or beyond the recommended levels in the 
Slope Study completed for the site. Additionally, erosion control measures will be provided and a 25-metre 
setback will be maintained from each of the three Butternut trees identified on the site and in the surrounding 
area.  No environmental or public health and safety concerns are anticipated as a result of the development.   
 

d) avoiding development and land use patterns that would prevent the efficient expansion of settlement 
areas in those areas which are adjacent or close to settlement areas;  

The proposed development is not located adjacent to a settlement area and will not prevent the efficient 
expansion of settlement areas.  
 

g) ensuring that necessary infrastructure and public service facilities are or will be available to meet 
current and projected needs; 

The proposed development will not require municipal infrastructure or water and sewer servicing. A private septic 
system and private water servicing system will be provided for the site.  
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h) promoting development and land use patterns that conserve biodiversity; and  

The proposal seeks to establish a resort establishment on the site. The site does not contain any Provincially 
Significant Wetlands, significant woodlands, significant valleylands, or Areas of Natural and Scientific Interest. 
The Environmental Impact Study conducted for the site found five species at risk on the property  and in the 
immediate surrounding area. Mitigation measures will be incportated into the construction and development to 
minimize impacts on natural heritage features. A 25-metre buffer from the three Butternut trees found in the study 
area will be maintained. Additionally, tree removal will be conducted in a manner that minimizes impact on bird 
and bat nesting habitats. 
 

i) preparing for the regional and local impacts of a changing climate. 
The proposal provides erosion control measures and a minimum 30-metre setback from the waterfront for any 
buildings or structures proposed, with the exception of the main villa and the pump house. As well, the 
development will incorporate low impact design elements and seeks to retain the maximum on-site vegetation to 
the extent possible.  
 
Section 1.1.4 provides policy direction for rural areas in municipalities. Rural areas are a system of lands which 
include rural settlement areas, rural lands, prime agricultural areas, and natural heritage features and areas, and 
are interdependent with urban areas in terms of markets, resources and amenities. Relevant policies from Section 
1.1.4 include: 
 

1.1.4.1 Healthy, integrated and viable rural areas should be supported by:  
a) building upon rural character, and leveraging rural amenities and assets; 
e) using rural infrastructure and public service facilities efficiently; 
f) promoting diversification of the economic base and employment opportunities through goods and 

services, including value-added products and the sustainable management or use of resources;  
g) providing opportunities for sustainable and diversified tourism, including leveraging historical, 

cultural, and natural assets;  
h) conserving biodiversity and considering the ecological benefits provided by nature; and 

The proposed development will contribute to the tourism industry in the County without detracting from the rural 
character of the area. The development will provide a diverse tourism experience that utilizes the picturesque 
natural setting of the Adolphus Reach. A winery and an art gallery are also provided to attract a wide variety of 
guests, contributing to the viticultural tradition in the County and providing employment opportunities for local 
residents. All proposed buildings and structures will be appropriately scaled to fit within the rural context, with 
contextual heights and built forms. No tall buildings are proposed as part of the development and the majority of 
the tree cover will be retained on site to ensure the rural experience of the site remains. Furthermore, the 
development will provide on-site septic and water servicing and no expansion to existing rural infrastructure is 
anticipated as a result of this development.  
 
Section 1.1.5 provides policy direction for rural lands in municipalities, including the following relevant policies: 
 

1.1.5.1 When directing development on rural lands, a planning authority shall apply the relevant policies 
of Section 1: Building Strong Healthy Communities, as well as the policies of Section 2: Wise Use and 
Management of Resources and Section 3: Protecting Public Health and Safety.  
1.1.5.2 On rural lands located in municipalities, permitted uses are:  

a) the management or use of resources;  
b) resource-based recreational uses (including recreational dwellings);  
c) residential development, including lot creation, that is locally appropriate;  
d) agricultural uses, agriculture-related uses, on-farm diversified uses and normal farm practices, 

in accordance with provincial standards;  
e) home occupations and home industries;  
f) cemeteries; and  
g) other rural land uses.  

The proposal seeks to establish a resort establishment on the property featuring individual accommodations, pod 
villas and tree top houses, and limited commercial uses, winery and art gallery. Owing to the elevation change in 
the northern portion of the property, no resource based recreational activities are proposed on the water. Instead, 
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the development allows for a passive enjoyment of the water and surrounding natural features, ensuring minimal 
disturbance from recreational activity.  

 
1.1.5.3 Recreational, tourism and other economic opportunities should be promoted.  

The proposal contributes to the strong, growing tourism industry of the County by providing 56 uniquely designed 
individual three-season accommodation spaces for guests, which will allow for passive appreciation of the 
surrounding natural context and the Adolphus Reach and Bay of Quinte. Additionally, the winery and art gallery 
on the site will promote the viticultural and artistic traditions of the County while providing additional employment 
opportunities for local residents.  

 
1.1.5.4 Development that is compatible with the rural landscape and can be sustained by rural service 
levels should be promoted.  

The buildings and structures proposed will be designed to provide minimal impact on the rural landscape and fit 
within the rural context. Most of the individual accommodations will be small pod villas or tree-top houses that 
are one-storey in height, providing guest accommodation on the site that is respectful of the established built 
form in the surrounding area and fits with the natural features on the property.  Additionally, the development 
proposal can be sustained by rural servicing levels. The proposal will including private on-site septic and water 
servicing.  

 
1.1.5.5 Development shall be appropriate to the infrastructure which is planned or available, and avoid 
the need for the unjustified and/or uneconomical expansion of this infrastructure. 

No new municipal infrastructure will be required as a consequence of the proposed development. The proposal 
will utilize existing infrastructure. As the traffic impact study conducted for this proposal indicated, the 
development is not anticipated to overburden existing road infrastructure and will not require expansion of road 
infrastructure.  

 
1.1.5.6 Opportunities should be retained to locate new or expanding land uses that require separation 
from other uses.  

The proposal would locate a new land use on the property that is permitted by the Official Plan designation for 
the site. Since the site is located in proximity to an unoccupied livestock building on the south side of County 
Road 7, a Minimum Distance Separation study was conducted which confirmed the required setbacks of 282 
metres for Type B land uses and 141 metres for Type A land uses.  

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

The existing site is currently not used for agricultural or other resource related purposes and the proposed 
development would not be removing agricultural land from the area. Most of the surrounding uses are residential 
and agricultural uses. The development is appropriately scaled and designed to minimize any potential impact 
on surrounding agricultural uses and is located away from nearby agricultural uses. No constraints on agricultural 
uses are anticipated as a result of the proposed development.  
 

1.1.5.8 New land uses, including the creation of lots, and new or expanding livestock facilities, shall 
comply with the minimum distance separation formulae. 

A Minimum Distance Separation study was conducted for the property in January 2021. The study identified a 
radius of 282 metres for Type B uses and 141 metres for Type A uses from the existing unoccupied livestock 
facility on County Road 7. All new land uses and proposed buildings and structures are located away from existing 
agricultural operations in line with minimum distance separation calculations.  
 
Section 1.6 provides policy direction related to infrastructure and public service facilities. The following policies 
are relevant to the proposed development: 
 

1.6.2 Planning authorities should promote green infrastructure to complement infrastructure.  
The proposed development will provide green infrastructure by utilizing an existing pond on the property for on-
site stormwater management. Additionally, the proposed structures will be built with low-impact design principles.  
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1.6.6.3 Where municipal sewage services and municipal water services are not available, planned or 
feasible, private communal sewage services and private communal water services are the preferred form 
of servicing for multi-unit/lot development to support protection of the environment and minimize potential 
risks to human health and safety. 

No new lots are proposed to be created as part of this application. Municipal sewer and water servicing will not 
be required as private, on-site sewer and water systems will be provided. 
 

1.6.6.4 Where municipal sewage services and municipal water services or private communal sewage 
services and private communal water services are not available, planned or feasible, individual on-site 
sewage services and individual on-site water services may be used provided that site conditions are 
suitable for the long-term provision of such services with no negative impacts. In settlement areas, 
individual on-site sewage services and individual on-site water services may be used for infilling and 
minor rounding out of existing development. 

An on-site sewage system and water servicing system will be provided as part of this application. Subject to on-
site testing, a leaching bed or package treatment plant will be provided for sewage servicing. Since groundwater 
supply wells will not be able to sufficiently supply this development, water will be pumped from the nearby Lake 
Ontario and be piped to an on-site water treatment facility in order to provide adequate water servicing.  

 
1.6.6.7 Planning for stormwater management shall:  

a) be integrated with planning for sewage and water services and ensure that systems are 
optimized, feasible and financially viable over the long term;  

b) minimize, or, where possible, prevent increases in contaminant loads;  
c) minimize erosion and changes in water balance, and prepare for the impacts of a changing 

climate through the effective management of stormwater, including the use of green 
infrastructure;  

d) mitigate risks to human health, safety, property and the environment;  
e) maximize the extent and function of vegetative and pervious surfaces; and  
f) promote stormwater management best practices, including stormwater attenuation and re-use, 

water conservation and efficiency, and low impact development. 
A stormwater management study was completed in June 2020. The report identified stormwater management 
measures that would be required to mitigate the increase in impermeable surfaces and consequent runoff as a 
result of the development. Mitigation measures were proposed to address stormwater quantity, stormwater 
quality, and erosion concerns. Stormwater quality and quantity are proposed to be addressed through enhanced 
grass swales, sediment traps, and filter strip type stormwater management features. Erosion and sediment 
control will be addressed via a multi-barrier approach including sediment and erosion control nets along the 
embankment where buildings are proposed and retaining as much vegetation on the slope as possible. The 
proposed development will include the stormwater management mitigation measures recommended by the study, 
which will allow the existing flow paths to be retained. 
 
Section 1.7 provides policy direction related to long-term economic prosperity. The following subsections of 
Section 1.7.1 apply to the proposed development: 
 

1.7.1 Long-term economic prosperity should be supported by: 
c) optimizing the long-term availability and use of land, resources, infrastructure and public service 

facilities; 
e) 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; 

h) providing opportunities for sustainable tourism development; 
j) promoting energy conservation and providing opportunities for increased energy supply;  
k) minimizing negative impacts from a changing climate and considering the ecological benefits 

provided by nature;  
The proposed development will introduce a sustainable form of tourism development to the area, contributing to 
the thriving tourism industry in the County. The pod villas are designed to allow for passive appreciation of the 
waterfront and the surrounding natural features on the site. The proposed winery and accompanying vineyards 
will provide an ecologically sustainable form of tourism development that will highlight the agricultural and 
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viticultural traditions in the County. The existing infrastructure and the proposed on-site servicing will be sufficient 
for the current and future needs of the development. Low impact design principles were used in the site and 
building designs, with consideration given to the ecological function of the site. Appropriate buffers from the 
existing Butternut trees on the property and in the immediate area will be maintained. Since the pods will be 
located within and integrated into the wooded areas, tree removal is anticipated to be minimal, helping to mitigate 
any impacts on nesting bird and bat species.  

 
Section 2.0 – Wise-Use and Management of Resources  
Section 2 of the PPS gives consideration to the wise use and management of resources, which provide economic, 
environmental, and social benefits. This is achieved through policies which provide for the conservation of 
biodiversity, protection of the health of the Great Lakes, and protection of natural heritage, water, agricultural, 
mineral, and cultural heritage and archaeological resources.  
 

2.1.1 Natural features and areas shall be protected for the long term. 
The proposed development will include measures to protect natural features and areas on the site. Tree removal 
is minimized as much as possible in the overall site design and development will be buffered from the th ree 
identified butternut trees in and around the property.  
 

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

The Environmental Impact Study conducted for the proposed development did not identify any threats or 
reductions to existing natural linkages or natural heritage systems. Mitigation measures will be incorporated into 
the construction and overall development to reduce potential impacts to on-site and surrounding natural heritage 
features.  
 

2.1.8 Development and site alteration shall not be permitted on adjacent lands to the natural heritage 
features and areas identified in policies 2.1.4, 2.1.5, and 2.1.6 unless the ecological function of the 
adjacent lands has been evaluated and it has been demonstrated that there will be no negative impacts 
on the natural features or on their ecological functions. 

The property is not located within or adjacent to lands identified as containing the natural heritage features and 
areas described in policies 2.1.4, 2.1.5, and 2.1.6 in the PPS. As per the Environmental Impact Study prepared 
for the proposed development, mitigation measures will be implemented to minimize any potential impacts on 
natural features or their ecological function.  
 

2.2.2 Development and site alteration shall be restricted in or near sensitive surface water features and 
sensitive ground water features such that these features and their related hydrologic functions will be 
protected, improved or restored.  
Mitigative measures and/or alternative development approaches may be required in order to protect, 
improve or restore sensitive surface water features, sensitive ground water features, and their hydrologic 
functions. 

The proposed development is located along the waterfront of the Adolphus Reach and the Bay of Quinte. There 
is a significant slope and grade change along the entire waterfront. The proposal provides more than a 30 metre 
setback for the pod villas, with only the pump house and the main villa located within 30 metres of the shoreline. 
Additionally, the existing treed and vegetated sloped area will be maintained, which will assist with erosion control 
measures.  
 
Section 3.0 – Protecting Public Health and Safety 
Section 3 of the PPS deals with the protection of public health and safety. The policies in this section direct 
development away from naturally-occurring and human-made hazard lands, such as floodplains, erosion-prone 
areas, former mining and aggregate extraction operations, and other types of contaminated areas. Given the 
proposed and historical use of the site, there are no human-made hazards which have been identified. 
Additionally, though the northern and eastern portions of the property are sloped down towards Adolphus Reach 
along the waterfront, erosion control measures and adequate setbacks from the waterfront have been integrated 
into the overall site design in order to minimize any hazards posed by the slope. The Slope Stability Study 
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conducted for the development recommended a minimum 6-metre to 10-metre setback from the edge of the first 
landward break.  
 

It is our professional planning opinion that the proposed development is consistent with the 2020 
Provincial Policy Statement. 

 

5.2 County of Prince Edward Updated Official Plan 

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

 Section 2.0 – County Context and Future Direction 

 Section 3.0 – Shaping the County 

 Section 4.0 – County Land Use Designations 

 Appendix C – Design Policies  
 
Section 2.0 – County Context and Future Direction 
Section 2.0 of the Official Plan outlines the historic context and future growth projections that will help inform the 
vision for the County’s future. It also establishes the County’s vision for the future, which will provide the 
contextual framework for long-range planning in the County and the principles for protecting and enhancing the 
quality of life and quality of place that will define the County over the next 25 years. The vision will inform how 
the County makes decisions that will protect and enhance quality of life and place.  
 
Section 2.3. A Vision for the Future  

2.3.1 Principles 
Principles express key directions for protecting and enhancing the quality of life and quality of place that 
define Prince Edward County over approximately the next 25 years. The following principles apply 
throughout the County:   

vi. The Shore Lands and Open Space Lands support a broad range of land and water-based 
recreational, tourism-related commercial and residential uses, which will continue to be 
developed in a sustainable manner that protects water resources, shore line features, and 
enhances the public’s access to the water’s edge. 

The site is designated Shore Lands on Schedule A-2 – Land Use of the Official Plan. The proposal supports 
recreation uses including tourism-related commercial via the proposed winery and seasonal tourism-related 
residential via the pod villas and tree houses. Water-based recreational uses are not proposed owing to the 
sloped shoreline on the site.  
 
Section 2.4. Growth Management 

2.4.1 Approach 
b) It is anticipated that growth opportunities in the County over the next 25 years will include: 

iv. Tourism development within Shore Lands is geared to seasonal residents, as well as 
tourist accommodations and tourist-related commercial activities that may increase 
public access to the waterfront. 

The proposed development will provide unique tourist accommodations and related commercial activities that 
will contribute to the growing tourism industry in the County. The elevation change along the waterfront limits 
recreational uses, however there will be the opportunity for passive appreciation of the Adolphus Reach and the 
Bay of Quinte. 
 
Section 2.5 Policies 

f) In the Countryside and specifically on lands designated as Rural Lands, Rural Industrial Lands, Open 
Space Lands and Shore Lands of the County, new development applications shall be reviewed by the 
County with consideration of the following criteria: 
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ii. Shore Lands are an important resource that shall be managed in a way that promotes 
appropriate and sustainable development, with a focus on tourism and enhancing public access 
to the waterfront 

The proposed development plans for a sustainable and appropriate form of development for the site. It provides 
tourist accommodation and related commercial uses that will allow for passive appreciation of the Adolphus 
Reach and the Bay of Quinte.  
 
Section 3.0 – Shaping the County – General Development Policies 
Section 3.0 of the Official Plan outlines policies intended to shape the growth of the County over the next 25 
years. The policies will help ensure that growth occurs in the way envisioned by the County and in a manner that 
contributes to the sense of place in the County. These policies are focused on environmental protection, parks 
and trails network, stable and diversified economy, housing, arts and culture, and cultural heritage. The site 
contains area of Woodland and Wetland – Other as identified on Schedule B – Natural Features & Areas of the 
Official Plan.  
 

 
Figure 20: Schedule B – Natural Features & Areas (Source: County of Prince Edward Official Plan) 
 
Section 3.1 Environmental Protection and Enhancement 

3.1.4 Feature Specific Policies 
Wetlands – Other. Including unevaluated wetlands of other significance 

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

The Environmental Impact Study did not identify any Provincially Significant Wetlands on the property. However, 
two waterbodies were identified, one of which is a man-made pond/marsh located roughly in the centre of the 
property. Though the pond is considered intermittent and does not provide for fish or fish habitat, it may provide 
a future habitat for wetland wildlife such as frogs and snakes. As a result, a 15-metre setback was applied. No 
buildings or structures will be located within the 15-metre setback from the intermittent pond.  
 

Woodlands 
7) Development shall not be permitted within woodlands identified in Schedule ‘B’: 
Natural Features & Areas or any significant woodlands identified during the planning 
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process through criteria in the Ministry of Natural Resources and Forestry’s Natural 
Heritage Reference Manual. 
8) Development shall not be permitted on adjacent lands to the identified woodlands, 
unless the ecological function of the adjacent lands has been evaluated through an 
Environmental Impact Study (EIS) that demonstrates, to the satisfaction of the County, 
in consultation with Quinte Conservation and any other agency having jurisdiction, that 
there will be no negative impacts on the woodlands or on their ecological functions. 

The Environmental Impact Study demonstrates there are no significant woodlands on the property. The study 
indicated that there would be minimal impact to the terrestrial species-at-risk that were documented as existing 
on the property or nearby. Furthermore, the study did not indicate any impact on the ecological function of the 
indicated woodland area.  
 

3.1.5 Unmapped Natural Heritage Feature Policies 
Watercourses and Shoreline Buffers 

1) Buffering of watercourses is important to ensure the protection of these natural 
functions. Coldwater systems require larger buffers than warm-water systems: 

a) All watercourses, together with a riparian zone extending a minimum 15 
metres from their shorelines or top of bank, are to be protected; and 
b) The shorelines of Lake Ontario, the Bay of Quinte and all inland lakes shall be 
protected by riparian zone/natural buffer of at least 30 metres from the normal 
high-water mark. With only minor exceptions, subject to the approval of the 
County, in consultation with Quinte Conservation and any agency having 
jurisdiction, grading will not be permitted within this riparian zone/natural buffer.  

The proposed development will provide more than 30-metres of riparian buffer from the majority of the 
development proposed on the site, including the pod villas. A 15-metre buffer from the shoreline of Adolphus 
Reach and the Bay of Quinte is also provided on the site. A main villa will be located within 30 metres of Adolphus 
Reach but will be setback 15 metres from the shoreline, with the majority of the trees retained to provide a riparian 
buffer. The pumphouse is proposed to be located within the 15-metre buffer in order to facilitate water servicing 
to the development. It will be situated to accommodate existing vegetation, in line with the recommendations of 
the EIS. No water access points will be provided as part of this development, limiting the impact of human activity 
on the waterfront.  
 

Endangered, Threatened Species and Species at Risk 
8) Development applications adjacent to identified habitat shall be subject to appropriate 
screening to determine whether they could negatively impact endangered species and/or 
threatened species or their habitat. Where there are potential concerns, the applicant will 
be required to address these in accordance with the requirements of the Endangered 
Species Act. For major development, specific analysis of how any development activities 
are compatible with the protection of Species at Risk will be required by the County as 
part of its review process. 

The Environmental Impact Study located five Species at Risk (SAR) on the site during the two field visits in 2017 
and 2018. The study identified potential impacts to two of these SAR (three Butternut Trees and Monarch 
butterflies) as well as potential impacts to one SAR that was not observed during the site visits but had been 
previously documented on or around the property (Northern Map Turtle). No impacts were anticipated on the 
Monarch as their food source, milkweed, was not found on the property. To mitigate impact on the Butternut 
Trees, the proposed development will maintain a 25-metre setback for any buildings or structures from the 
Butternuts. Additionally, limited development is proposed along the Adolphus Reach shoreline, where suitable 
habitats are located that could support some of the species’ life cycles. 
 

3.1.6 Constraint Area Policies  
Steep Slopes 

3) The protection of Steep Slopes and escarpment features will be encouraged by the 
County. The County will direct new development away from the areas identified as Steep 
Slopes. For major development, a specific analysis of how development activities within 
proximity of identified Steep Slopes avoid or mitigate the impacts on those features will 
be required as part of the development review process. 
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Schedule C – Constraint Areas of the Official Plan identifies Stepp Slope (>25 % and >3 m change in elevation) 
along the shoreline of the subject lands. The slope embankment rises approximately 35 metres and 43 metres. 
The slope is identified as an escarpment. The escarpment was historically disturbed by the construction of an 
existing access road which extends from County Road 7, effectively splitting the escarpment. The proposed 
development includes the construction of a pump house, a main villa, a wooden staircase, and several villas 
along or adjacent to the escarpment feature. The previous Official Plan required an Environmental Evaluation to 
be provided when development on or adjacent to an escarpment is proposed. The Environmental Impact Study 
conducted for the site indicated that the Slope Stability Study would be consistent with the requirements for the 
Environmental Evaluation. All setbacks indicated in the Slope Stability Study will be complied with in the proposed 
development. 
 

 
Figure 21: Schedule C – Constraint Areas (Source: County of Prince Edward Official Plan) 
 
 
 

Flood Lines 
19) The County will work in partnership with Quinte Conservation in carrying out its 
mandate under the Conservation Authorities Act and in ensuring development 
applications are in keeping with other policy requirements of that Authority. Where Quinte 
Conservation policies are more restrictive than the policies in this Plan in protecting flood 
plains, the policies of Quinte Conservation will prevail. 
20) Regulatory Flood elevations have been established for most waterbodies However, 
where regulatory flood elevations have not been established, a minimum setback of 30 
metres from the top of the bank shall be maintained, until such time as regulatory flood 
elevations have been established. 

The proposed development provides a 15-metre vegetated buffer from the 100-year flood elevation from 
Adolphus Reach, in line with Quinte Conservation Authority policies and as identified in the Environmental Impact 
Study.  
 
Section 3.2 Economic Prosperity 

3.2.3 Economic Development Policies 
Tourism 
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3) The County shall recognize and promote recreation-based tourism opportunities in the 
following areas shown on Schedules ‘F-1 and F-2’: Recreation & Tourism; 

b) Tourism Corridors; 
The proposed development has frontage on County Road 7, which is identified on Schedules F-1 and F-2 as a 
Tourism Corridor (Municipal). A variety of tourist accommodations and experiences in the County are located 
along County Road 7. The proposal will contribute to the existing tourism experiences along the road and allow 
guests to experience a unique tourist accommodation that will highlight the natural beauty of the County. 
Additionally, the proposal will contain a winery, with accompanying vineyards, which will promote the strong 
viticultural tradition in Prince Edward County and connect with other wineries located along County Road 7. 
 

7) Developing new or expanding linkages between the County’s cultural and agricultural assets, 
such as museums, special event venues, galleries, artist studios, vineyards, and agri-tourism 
related businesses will be encouraged and promoted in support of their potential for economic 
growth within the Municipality. 

The proposal provides for excellent agri-tourism related facilities, including an art gallery which will showcase 
local arts and crafts as well as a winery with accompanying vineyards that will allow guests to purchase wines 
and other products from the County.  
 
Section 3.4 Infrastructure 

3.4.3 Water and Sanitary Sewer Services Policies 
3.4.3.5 Servicing Policies for Rural Lands, Agricultural areas and Shore Lands 

1) On Rural Lands, the Agricultural areas, and Shore Lands, the Municipality may permit 
individual on-site sewage services and individual on-site water services, only where municipal 
sewage services and/or municipal water services are not provided. 

The site is located within the Shore Lands designation on Schedule A-2 – Land Use of the Official Plan. Currently, 
the site does not have municipal sewer and water servicing, requiring on-site servicing to be provided. The 
Servicing Study completed as part of this application presented two options that could be provided for sewage 
servicing on the site, including a leaching bed system or a package treatment plant.  Water servicing on the site 
will be achieved through a water supply system that will pump water from Lake Ontario to an on-site water 
treatment plant.  

 
3.4.3.6 Individual on-site water services and on-site sewage services Policies 

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

The property’s site conditions do not allow for on-site water servicing to be provided via groundwater supply 
wells, since the overburden in the area is too thin to support an aquifer and the bedrock has low hydraul ic 
conductivity. As a result, the only suitable water supply source for the site is from Lake Ontario nearby. No 
negative impacts are anticipated as a result of the long-term provision of this servicing.  
 

3.4.4 Stormwater Management Policies 
1) The Municipality shall require appropriate stormwater management facilities and outlets for 
new developments that mitigate the impacts of stormwater quality and quantity. Stormwater 
Management Plans shall be required for any new major development with large amounts of 
impervious area. Stormwater management will be undertaken in accordance with the Province’s 
Stormwater Management Plan and Design Manual, or its successor. 

As part of this application, a Stormwater Management Study was completed which provides a drainage plan for 
the management of runoff and erosion control. Enhanced swales will follow the proposed private lanes and filter 
strips are proposed along the existing driveway. Stormwater management solutions will be low impact controls, 
including enhanced grass swales with regular check dams and sediment traps at the three outlets. Detailed 
designs for enhanced swales, culvert crossings, erosion control measures, and outfalls will be provided during 
the final engineering designs for the development.  
 
Section 4.0 – The County Land Use Designations 
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Section 4.0 of the Official Plan provides policies related to the various land use designations in the County. The 
site is designated Shore Land in Schedule A-2 – Land Use Designations in the County Official Plan, which falls 
within the Rural Waterfront designation of Section 4 of the Official Plan.  
 

 
Figure 22: Schedule A-2 – Land Use (Source: County of Prince Edward Official Plan) 
 
Section 4.3 Rural Waterfront 
Section 4.3.1 Shore Land Designation indicates that lands within this designation are intended to provide active 
and passive recreational opportunities while conserving the natural environmental and maintaining a stewardship 
ethic. Shore Lands are also considered tourist attractions and can serve the recreational and seasonal growth 
needs of the County.  
 
The following policies are applicable to the site: 

4.3.1.2 Policies  
2) In addition, commercial uses may be permitted within this designation, including: 

a) Resort commercial uses which provide accommodation and amenities for the 
vacationing public; 
c) Tourist commercial businesses catering to the day-to-day and recreational needs of 
tourists (such as a convenience store, spa, golf course, mini-golf course, driving range, 
or eating establishment); 

The proposed development plans for 56 individual three-season accommodation units, including 20 pod villas 
and 36 tree top houses. The pod villas will be provided in three different sizes and bedroom configurations and 
will all be one storey in height. The villas provide guests with a unique form of accommodation and will attract 
tourists who wish to appreciate the natural scenery offered by the County and the tourist commercial businesses 
provided onsite as part of this development. The proposal also includes a winery accompanied by a vineyard 
which will retail local wines and offer tours. Additionally, the proposal plans for an art gallery that will showcase 
local artwork from the County and attract vacationers to the site.  
 

9) All new development shall be required to meet the Minimum Distance Separation (MDS) 
Formulae established by the Province, as amended from time to time. 

A Minimum Distance Separation Study was conducted for the site in January 2017. The study identified a 
minimum setback distance of 141 metres for Type A uses and 282 metres for Type B uses from the nearby 
unoccupied livestock facility on the south side of County Road 7 across from the site. The proposal will locate 
the pod villas, main villa, and tree top houses outside the 282-metre separation distance. The art gallery and the 
winery will be located outside of the 141-metre separation distance.  
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10) All new development shall reflect, as appropriate, the Design Policies for Shore Lands 
outlined in Appendix C of this Plan. 

The proposed development aligns with the design policies for Shore Lands, where appropriate. A detailed review 
of Appendix C is provided below.  
 

13) Permitted resort, tourist and marine commercial uses may only be located on land parcels in 
the Shore Lands designation which are large enough to accommodate buildings, parking, water 
and sanitary sewage services, landscaping and recreational facilities. 

The development is planned for a site that is approximately 10 hectares in area. The property is sufficiently sized 
to accommodate all the proposed villas and tourist commercial buildings on the site, as well as parking, a pump 
house, a water treatment facility sewer servicing, and adequate landscaped area.  
 

14) Adequate and safe access to a maintained public road that has the capacity to support the 
increased traffic shall be provided. Where appropriate, safe and adequate boat access and 
swimming areas shall be provided. 

Circulation throughout the site will be achieved via private laneways which will be 6.0 metres wide. An existing 
gravel driveway will also provide circulation through the site. The laneways will have two access points and the 
existing driveway has one access point, for a total of three access points from County Road 7.  
 

15) The following criteria will be considered as part of the comprehensive evaluation of a 
development application in order to confirm the suitability of a new resort, tourist and/or marine 
commercial use or a major expansion of existing uses: 

a) The adequacy of the shoreline frontage for related active and passive recreational 
uses; 

The site features approximately 245 metres of frontage along Adolphus Reach and the Bay of Quinte. However, 
the entire northern portion of the site along the water is heavily sloped, limiting the feasibility of recreational 
activities along the waterfront. As a result, no active or passive recreational uses will be provided along the 
waterfront as part of this development. The design of the proposed development will allow for passive 
appreciation of the Bay. The villas will be designed with large windows allowing complete views of the surrounding 
natural scenery, including the Bay.  
 

b) The suitability of the proposed density and scale of the development in relation to the 
site and surrounding land uses, including access and impact on the existing road 
infrastructure; 

The proposed development will provide for 56 individual accommodation units over an approximately 10-hectare 
site. The lot coverage of the proposed development is approximately 10%, with approximately 80% of the property 
being provided as landscaped open space. Each of the tree top houses and pod villas will be a single storey in 
height and will be largely obscured from view along County Road 7 due to the existing tree cover of the property. 
As part of this application, a traffic impact study was conducted which determined that there would be no impact 
on the existing road infrastructure as a result of this development.  
 

c) The adequacy of parking and docking facilities; 
One parking space will be provided per villa. Additionally, parking spaces will be provided for the winery. No 
docking facilities are provided as part of this development. The proposed parking will adequately serve a resort 
of this scale and type. Since individual bedrooms will not be sold or rented and the pod villas operate as a 
contained space, one parking space per villa will adequately serve the needs of visitors and guests.  
 

d) The suitability of the site for sanitary sewage disposal facilities and water supply, as 
determined through a servicing options investigation; 

The proposal will include adequate sewer and water servicing. There are two options for sewer servicing on the 
site. The first option is to use a leaching bed system, which will require on-site testing to be conducted in order 
to determine its feasibility. The second option is to use a package treatment plant, which is a common approach 
used in large developments where municipal sewer servicing is not available. Owing to the thin overburden in 
the area and the low hydraulic conductivity of the bedrock, a groundwater supply well will not be able to 
adequately supply this development. As such, a water supply system that will take in water from Lake Ontario is 
proposed. The proposal will require approval from the DFO and will require a Permit to Take Water from the 
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MECP. The system would consist of intakes and a pumphouse, from which water would be piped to an on-site 
water treatment plant.  
 

e) The impact of the development on surface and subsurface water, as determined 
through a hydrogeological study and a stormwater management investigation; 

The stormwater management study for the site indicated that there would be higher runoff as a result of the 
development, since the amount of impermeable surfaces will be increased on the site. As a result, a drainage 
plan is proposed to control additional flows on the site including retaining the existing pond, implementing a multi -
barrier approach to erosion control, and culvert crossings. The full strategy is outlined in more detailed in the 
Stormwater Management Study included as part of this application.  
 

f) The incorporation of large areas of passive and active open spaces into the 
development scheme; 

The proposed development will provide approximately 80% of the site as landscaped open space. Most of this 
open space will be provided for passive recreation, with the natural features left undisturbed. The development 
is oriented towards offering plentiful and high-quality green space. The situation of the pod villas within view of 
the Adolphus Reach and amongst the treed areas will be one of the main attractions for tourists and visitors to 
the site.   
 

g) The protection of shoreline and other natural heritage features; 
The proposed development will concentrate most of the built form on the site away from the shoreline, with the 
exception of the pump house, which is located near the shoreline for water servicing purposes, and the main villa 
with the accompanying wooden staircase, which will be setback 15 metres from the shoreline. This design will 
ensure that potential habitats for Northern Map Turtle eggs will be minimally disturbed. Additionally, the 
development is designed around preserving a 25-metre buffer from the three Butternut Trees that were observed 
on and around the property. A 15-metre buffer will also be provided from the existing man-made pond in case 
there are potential habitats for wetland species.  
  

h) The impact on natural heritage features (both on and off site); and, 
As part of this application, an Environmental Impact Study was conducted for the site, which identified five 
Species at Risk (SAR) on the property during two separate site visits. Of the five species, three were identified 
as having potential impact from the development, including Butternut tree, Monarch butterfly, and Northern Map 
turtle. For the Butternut trees, a buffer of 25-metres was recommended. For the Monarch butterfly, it was noted 
that since their preferred food source, Milkweed, is not prevalent on the site, no mitigation measures were 
required. Though no Northern Map Turtles were observed on the property, habitats that could be suitable for 
supporting some of the species’ life cycles was observed. As such, very limited development is proposed near 
the shoreline to mitigate impact to these potential habitats.  
 

i) Contribution toward the development of an identified and or integrated trail system. 
No existing trail systems are identified on the property or in the immediate area. As such, no contributions are 
proposed for integration into a trail system.  
 
Section 4.5 Overlay Designations and Symbols 

4.5.2 Tourism Corridors 
4) Where permitted by the underlying designation along the Tourism Corridors, appropriate 
tourist-related developments are encouraged in suitable locations. They form the basis for 
building a critical mass in tourism activities and for making associated municipal decisions related 
to providing programs and services in support of the tourism industry 
7) New high-quality attractions, facilities, services, and events are encouraged along the Tourism 
Corridors where they are permitted by the underlying designation. They must be compatible with 
the countryside character and charm of the County and are encouraged to be year-round to 
promote economic development throughout the year. 

The site is located along County Road 7, which is recognized as a Tourism Corridor on Schedules F-1 and F-2 
in the County Official Plan. The site is also designated Shore Lands, which permits resort commercial uses and 
tourism-related uses such as the ones proposed in this application. The proposal will provide desirable, high-
quality new accommodation units along with attractions that highlight the natural beauty of the area while 
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remaining compatible with the countryside character and charm of the County. The tourist accommodations are 
not intended to function as permanent residences. Instead, the resort will operate on a three-season basis, with 
tourist accommodations functioning as seasonal accommodation, which better aligns with the surrounding 
agricultural and residential context.  
 
Appendix C – Design Policies 

C.3 Design Policies for Shore Lands 
b) The visual impact of development is an important consideration in maintaining the character 
of Shore Lands. Disturbance on lots will be limited and minimized and the maximum amount of 
vegetation is to be retained on a lot. Vegetation will be maintained within a viewscape and along 
ridgelines. Additional natural buffering or screening may be provided as required to supplement 
existing vegetation along the shoreline. Design for new development in Shore Lands shall have 
regard for the following objectives: 

i) The built form is blended into the natural landscape, with buildings and structures that 
maintain a low profile; 

The proposed built form will be designed in a manner that maintains a low profile and blends into the natural 
landscape. The pod villas will be one storey in height will be built within the wooded areas. Featuring a low-
profile, contemporary design, the pod villas and tree houses will be subordinate to the trees and other natural 
features on the site, ensuring that the site blends into the natural landscape and minimizing visual impact. 
 

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

No prominent or tall buildings are planned as part of this development. The intent of this proposal is to establish 
a unique resort experience that allows visitors to passively enjoy the surrounding natural scenery while ensuring 
that the overall built form and massing remains contextual with the agricultural and rural residential built form 
context of the surrounding area.  
 

iii) Natural shorelines are retained or restored; 
No development or recreational activity is planned along the shoreline of the site. Minimal development will be 
proposed within 30-metres of Adolphus Reach and the Bay of Quinte, with the exception of the pumphouse, 
which is required for water servicing to be achieved on the site, and the main villa and accompanying wooden 
staircase, which will maintain a 15-metre setback from the shoreline.  
 

iv) In a new development that would require the creation of lots, such as a cluster 
development, lot sizes respond to the natural landscape, topographic features and the 
character of the adjacent water body; 

The proposed development will not result in land division or the creation of new lots. 
 

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

There is a steep slope along the northerly portion of the site abutting Adolphus Reach and the Bay of Quinte. As 
part of this application, a Slope Stability Study was completed. In line with the recommendations of the Slope 
Study, the proposed development will provide more than 30-metres of setback from the shoreline for most 
development. The existing vegetation along the slope will be retained as much as possible, aiding with stormwater 
management on the site.  
 

vi) Native species are used for planted buffers and where vegetation is being restored; 
No planted buffers or restored vegetation are planned as part of this development.  
 

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

With the exception of the existing house on the property which is proposed to be retained, development will be 
setback from the road to keep with the character of the surrounding area. The proposed pod villas and tree top 
houses will not be easily visible from the road allowing the development to present a much lower profile to the 
street.  



 

November 2021  Adolphus Reach Resort 
Planning Justification Report 

 

 

 
viii) Lot lines follow existing features and terrain, and are configured so as to minimize 
conflicts between abutting properties, particularly at the shoreline; and 

The existing lot lines will be maintained on the property. No new lots are proposed to be created as part of this 
development.  
 

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

The proposed development will require an amendment to the zoning by-law performance standards for front 
yards in the Tourist Commercial – TC zone. The amendment is a technical amendment required for the existing 
house. New development will be sufficiently set back from the road.  
 

f) Primary access for new residential and commercial development in the Shore Lands 
designation shall only be from a public road. 
h) The use of shared driveways is encouraged in the Shore Lands designation in order to reduce 
the number of private, individual entrance requirements. 

The site has an existing gravel driveway that provides access to the property from County Road 7. The proposed 
development will provide for a private lane that will have two access points from County Road 7. The primary 
access to the site will be from the existing public road, County Road 7.  
 

It is our professional planning opinion that the proposed development conforms with the County of 
Prince Edward Official Plan. 
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6.0  
Current and Proposed Zoning 

The subject lands are split zoned Rural Residential Type One (RR1) Zone, Rural Residential Type Two (RR2) 
Zone, and Rural 1 (RU1) Zone on North Marysburgh Schedule A8 in the County of Prince Edward Comprehensive 
Zoning By-law No. 1816-2006. The lands are also zoned Environmental Protection (EP) Zone along the shoreline 
and along a portion of the east property boundary. The Rural Residential zones permit residential and small-
scale home occupations including a bed and breakfast, group home, or private home day care. The Rural zone 
permits a range of residential and agricultural uses. As these existing zones do not allow the proposed tourist 
resort use, a zoning by-law amendment is being sought to rezone the subject lands to a site-specific Tourist 
Commercial (TC) Zone and a site-specific Environmental Protection (EP) Zone to allow the proposed 
development to proceed.  
 

 
Figure 23: Current Zoning (Source: Prince Edward County Public GIS Viewer) 
 
It is proposed to rezone the subject lands from the existing RU1, RR1, and RR2 zones to a site-specific Tourist 
Commercial (TC) zone, to permit the proposed resort use on the subject lands and to describe appropriate 
performance standards. It is also proposed establish a site-specific Environmental Protection (EP) Zone to permit 
private utility uses , uses accessory to a resort establishment use, and a limited number of accommodation units. 
The following table assesses the performance standards of the proposed development against the applicable 
provisions of the TC and EP zones: 
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Provision Requirement Proposed Amendment 
Required? 

Tourist Commercial (TC) Zone (Section 22 in ZBL 1816-2006) 

Permitted Non-
Residential 
Uses 

-tourist establishment; 
-motel; 
-hotel;  
-tourist inn;  
-resort establishment;  
-golf course; 
-miniature golf course; 
-golf driving range; 
-mobile restaurant; 
-marina and accessory uses 
including storage, fuelling facilities 
and marine sales and service; 
-summer camp; 
-any use, building or structure 
accessory to a permitted use 
including recreational facilities, 
convenience store and restaurant; 
-public uses or utilities in 
accordance with the provisions of 
Section 4.23 of this By-law; 
-uses, buildings and structures 
accessory to the foregoing permitted 
non-residential uses, including the 
sale of pre-filled propane tanks. 

Resort establishment;  
 

No 

Permitted 
Residential 
Uses 

-one single detached dwelling or 
one dwelling unit as an accessory 
use to any of the foregoing permitted 
non-residential uses; 
home business; 
-uses, buildings and structures 
accessory to the foregoing permitted 
residential uses; 
one second unit or one garden suite. 

No residential uses proposed No 

Min. Lot Area Private water supply and sewage 
service: 0.8 ha (2 ac.) 

+- 10.0 ha No 

Min. Lot 
Frontage 

Private water supply and sewage 
service: 60 m (196.9 ft.) 

+- 265 m No 

Min. Front Yard 15 m (50 ft.) 1.5 m (Existing) Yes 

Min. Interior 
Side Yard 

6 m (19.7 ft.) 3.0 m (west) 
 

Yes 
 

12.0 m (east) No 

Min. Rear Yard 7.5 m (25 ft.) 8.0 m (pump house) 
19.0 m (Club house) 

No 

Max. Lot 
Coverage 

30% +- 10% (+-10,000 m2 / 100,000 m2) No 

Min. 
Landscaped 
Open Space 

30% +- 80 % No 

Max. Height of 
Buildings 

10.5 m (34.5 ft.) 10.5 m No 
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Provision Requirement Proposed Amendment 
Required? 

Min. Distance 
between 
Buildings 

3 m (10 ft.) 3.0 m 
 

No 

Environmental Protection (EP) Zone (Section 31 in ZBL 1816-2006) 

Permitted Non-
Residential 
Uses 

-conservation uses including low 
impact activities connected with the 
conservation of soil and wildlife and 
buildings and structures related to 
functions/uses of the Conservation 
Authority; 
-forestry; 
-agricultural uses, excluding new 
buildings or structures; 
-flood, sedimentation and erosion 
control uses and structures as 
approved by Quinte Conservation; 
-sustainable resource management 
uses such as fishing, hunting and 
wildlife viewing and facilities and 
structures which are accessory to 
these uses, including boardwalks, 
duck blinds and fish huts; 
-docks and boathouses in 
accordance with the provisions of 
Section 4.1.6 of this By-law 

Uses accessory to a resort 
establishment, including a club 
house; 
Accommodation units, up to a 
maximum of 20 units; 
Private utilities. 
 

Yes 

Permitted 
Residential 
Uses 

-residential uses are prohibited No residential uses proposed No 

Maximum Lot 
Coverage (s. 
31.3.3) 

35% <35% No 

Minimum 
Landscaped 
Open Space (s. 
31.3.4) 

35% >35% No 

Maximum 
Height of 
Buildings (s. 
31.3.5) 

10 m (32.8 ft.) 10 metres No 

General Provisions (Section 4 in ZBL 1816-2006) 

Boat House, 
Pump House 
and Docking 
Facilities (s. 
4.1.6) 

a dock, detached private boat house 
or pump house may be erected and 
used in a required yard of a lot 
abutting a water body, provided that 
such building or structure:  
i. is accessory to the principle use of 
the lot;  
ii. is not located closer than 2 m (6.6 
ft) to a side lot line or a projection of 
the side lot line; and  
iii. complies with Section 4.25, 
Special Setback Provisions, and all 
other provisions of this By-law 

Accessory pump house to be located 
greater than 15 m from the water and 
greater than 2 m from either side lot 
line. 
 
 

No 
 
 
 
 
 
 
 
 

A dock and landside board walk are 
proposed within the waterbody, but 
setback greater than 2.0 m from any 
side lot line. Per Section 4.25 

No 
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Provision Requirement Proposed Amendment 
Required? 

permitted to be located within the 
floodplain 

Landscape 
Planting / 
Buffer Strip (s. 
4.14)  

4.14.1 Where the interior side or 
rear lot line of an Institutional, 
Commercial or Industrial Zone abuts 
a Residential Zone, a planting strip 
with a minimum width of 1.5 m (5 ft.) 
adjoining such abutting lot line shall 
be provided on the lot within the 
Institutional, Commercial or 
Industrial Zone. 
4.14.2 such planting strip shall 
consist of a row of trees or a 
continuous uninterrupted hedgerow 
of evergreens or shrubs, not less 
than 1.5 m (5 ft) high at planting, 
planted immediately adjacent to the 
lot line or portion thereof along 
which such planting strip is required. 
The remainder of the strip shall be 
used for no other purpose than the 
planting of shrubs, flower beds, 
grass or a combination thereof. 

Necessary buffering will be provided No 

Special 
Setback 
Provisions (s. 
4.25) 

4.25.1 Restrictions Within the 
Regulatory Flood Plain 
 i. no buildings or structures shall be 
permitted within a regulatory flood 
plain. 
ii. Notwithstanding the provisions of 
Section i. above a dock, shore well, 
or other marine facility may be 
permitted within a flood plain, but 
only with the written approval of 
QCA. 

No structures to be located within 
the floodplain. 
 

No 
 
 

4.25.2 Bay of Quinte, Lake Ontario 
and Inland Lakes 
i. No buildings or structures shall be 
permitted within a horizontal 
distance of 15 m of the regulatory 
flood plain, or within a horizontal 
distance of 30 m from the high water 
mark where the regulatory flood 
plain elevation is unknown.  
ii. Notwithstanding the provisions of 
Section (i) above, an unenclosed 
deck, driveway, boathouse, dock, 
shore well, or other marine facility 
may be permitted within 15 m of the 
regulatory flood plain or within 30 m 
of the high water mark, but only with 
the written approval of QCA. 

Pump house setback from floodplain 
= 5 metres 
 

Yes 
 

4.25.5 Lands in the Vicinity Of 
Escarpments  

Pump house setback from 
escarpment = 5 metres 
 

Yes 
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Provision Requirement Proposed Amendment 
Required? 

no buildings or structures shall be 
permitted closer than 30 m (100 ft.) 
of the top or toe of bank of any 
identified escarpment without 
written approval from QCA 

Main villa setback from escarpment = 
15 metres 

Yes 

Parking, Loading and Driveway Provisions (Section 5) 

Parking (s. 5.1) Hotel, Motel, Apartment Hotel: 1 
space per bedroom, plus 1 space for 
every 9 m 2 (97 sq. ft.) of gross floor 
area of public use areas such as 
meeting rooms 

1 parking space proposed per 
villa/guest accommodation 

Yes 
 
 

Other Commercial Uses: 1 space for 
every 33 m 2 (355 sq. ft.) of gross 
floor area or portion thereof 
 
Art Gallery: 600 m2 / 33 m2 = 18 
spaces required 
Winery: 1,750 m2 / 33 m2 = 53 
spaces required  

To comply No 

Parking Space 
Size (s. 5.1.5) 

Min. 16.7 m2 area and min. width of 
2.7 m 
Min. driving aisle width 6.0 m 
Barrier free spaces: min. 24 m2 area 
and min. width of 4.0 m 

Dimensions to comply 
 
 
Main drive aisles = 6.0 m width 
Internal drive aisles = 3.0 m width 

No 

Loading (s. 5.2) Commercial 
0 m2 - 185.9 m2 = 0 
186 m2 - 2,350 m2 = 1  
2,351 m2 - 7,450 m2 (25,301 - 80,200 
sq. ft.) = 2 

No loading space proposed Yes 

 
Permitted Uses  
The proposed development will provide a resort establishment on the site, which will consist of seasonal 
individual accommodation units and accessory resort commercial spaces comprised of a winery with 
accompanying vineyards and an art gallery. Although these uses comply with the permitted uses of the Tourist 
Commercial Zone, it is proposed to amend the permitted uses of the Environmental Protection Zone to allow 
uses accessory to a resort establishment, including a club house, a limited number of accommodation units, and 
private utilities. The resort establishment uses proposed include the main villa, the fire pit, and a limited number 
of pod villas, some of which may be located within the EP Zone. The private utilities use proposed for the site is 
the pump house, which would facilitate water servicing from Lake Ontario. The main villa and pod villas feature 
low impact design and are not anticipated to result in significant impact or disruption to existing flora or fauna.  
Despite being located within the EP zoned area, the accommodation units will have a minimum setback from the 
waterfront of approximately 50 metres.  
 
Yard Setbacks 
The required minimum front yard for the Tourist Commercial (TC) Zone is 15 metres. The existing detached 
dwelling on the property has a front yard of 1.5 metres. As a result, it is necessary to recognize the existing front 
yard width from the detached dwelling. Relief is therefore requested to permit a reduced front yard. This 
amendment is technical in nature and will not result in any negative impacts to the surrounding area or the 
streetscape.  
 
The required minimum interior side yard for the Tourist Commercial (TC) Zone is 6.0 metres. Along the western 
property line, the proposal contemplates a 3.0-metre interior side yard. Along the eastern property line, the 
proposal contemplates a 12.0 metre interior side yard. Relief is requested to permit a reduced interior side yard 
along the western property line. The reduced interior side yard on the western portion of the site is attributed to 
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limitations posed by the topography of the site which slopes towards the Bay of Quinte on the eastern portion of 
the site. As identified in the Slope Stability Study, development should be located 6.0 metres from the top of the 
slope. This requires development to be concentrated closer to the western property line. Additionally, a reduced 
interior yard requirement is requested to maintain 25-metre buffers from the two Butternut trees located to the 
east of the site. The reduced interior side yard will still provide adequate buffering from neighbours. Owing to the 
low-profile built form proposed, no loss of privacy or overlook is expected to occur.  
 
Parking  
The required number of parking space for hotels, motels, and apartment hotels is one space per bedroom plus 
an addition 1 space for every 9 square metres of public use areas. The required space for other commercial uses 
is one space per 33 square metres of gross floor area. Per the minimum parking requirement, the proposed 
development requires approximately 171 parking spaces. Relief is requested to permit one parking space per 
accommodation unit. The required provisions for commercial space will be complied with. The required parking 
space provisions applied are for hotels, motels, and apartment hotels, which is the closest definition of the 
proposed use as described in the by-law provisions for parking. However, each pod villa will function as a 
contained space. Individual bedrooms within the pod villas are not anticipated to be sold or rented, unlike hotels 
and motels, which typically rent out by the bedroom. Consequently, one parking space per pod villa is appropriate 
given the scale of the development and the type of accommodation provided. Overflow parking will be provided 
at the winery parking lot as needed.  
 
Loading Spaces  
The required number of loading spaces for commercial uses in the zoning by-law is two spaces for a total gross 
floor area of between 2,351 square metres and 7,450 metres. The development does not propose to include any 
loading spaces. As such, relief is requested to permit the provision of no loading spaces on the property. The 
resort commercial uses proposed include an art gallery and a vineyard with five accompanying winery buildings 
and two tent winery buildings. The winery buildings will be used for retailing wines and related products. They 
will also allow for visitors to experience the wines offered at the vineyard. The art gallery will allow visitors to see 
and enjoy the pieces on offer. The winery is not anticipated to require frequent loading and unloading due to the 
small scale of the proposed winery retail. The art gallery will also require very infrequent loading and unloading 
as the art installations are expected to be relatively permanent and the gallery will be small scale.  
 
Special Setback Provisions 
Since the site has shoreline along the Bay of Quinte and due to the escarpment on the north portion of the 
property, special setback provisions are applicable. For properties located on the Bay of Quinte, a special setback 
of 15 metres from the floodplain is required. For properties located within the vicinity of an escarpment, a special 
setback of 30 metres from the escarpment is required. The development proposes to locate a pump house within 
the 15-metre floodplain setback and within the 30-metre escarpment setback . The main villa is also proposed to 
be located within the 30-metre escarpment setback . A setback of 5 metres from the floodplain and from the 
escarpment is proposed for the pump house. A setback of 15 metres from the escarpment is proposed for the 
main villa. The location of the pump house within the 15-metre and 30-metre setbacks is necessary to provide 
water servicing to the site since wells would not be feasible to support development on the site. The main villa is 
proposed to be located within the 30-metre escarpment to provide scenic views for the communal club house 
space within the villa. The main villa will be raised in order to accommodate the escarpment slope and minimize 
ground species disturbance. It will be safely accessed via a wooden pedestrian boardwalk.  An amendment is 
requested to permit the pump house and the main villa within the 30-metre escarpment setback and to permit 
the pump house within the 15-metre setback from the floodplain. 
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7.0  
Conclusion 

The proposed development for the site includes 56 villas, including 20 pod villas and 36 tree top houses, along 
with a main common villa, a vineyard with five accompanying winery buildings and two accompanying tent winery 
buildings, and an art gallery. Additionally, a pump house, a water treatment plant, and a waste management plant 
are proposed to facilitate sewage and water servicing on the property. The development will be located along 
Adolphus Reach and the Bay of Quinte contributing to the burgeoning tourism industry in Prince Edward County.  
 
The proposal aligns with the Provincial Policy Statement and the County of Prince Edward Official Plan. Based 
on our review of the proposal from a land use planning perspective, the proposed zoning by-law amendment is 
appropriate, allowing the development of an appropriately scaled resort that is designed with careful 
consideration of the surrounding natural features and promotes the County’s agricultural and viticultural tradition. 
The proposal will help achieve the County’s goal of providing high quality tourist accommodation in this area 
while respecting natural features and the surrounding environment.  
 
It is our professional opinion that the proposed zoning by-law amendment represents good land use planning. 
Should you require any additional information, please do not hesitate to contact the undersigned at 613.542.5454 
x 221 or at keene@fotenn.com.  
 
Respectfully,  

 

 

Mike Keene, MCIP RPP 
Principal, Planning + Development 
Fotenn Planning + Design  

 

mailto:keene@fotenn.com
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Appendix A 
Zoning By-law Amendment 

By-law No. XXXX-2021 
 

A By-law to Amend County Comprehensive Zoning By-law No. 1816-2006 (Zone Change from Rural 
Residential Type One ‘RR1’ Zone, Rural Residential Type Two ‘RR2’ Zone, Rural 1 (RU1) Zone, and 

Environmental Protection ‘EP’ Zone) 
 
Zoning By-law No. 1816-2006 of the County of Prince Edward Comprehensive, as amended, is hereby further 
amended as follows: 
 
Notwithstanding the provisions of this By-law to the contrary, within the TC-XX Zone, the following provisions 
shall apply:  
 

i. Minimum front yard: 1.5 metres 
ii. Minimum interior side yard (south side): 3.0 metres 
iii. Parking Provisions (hotel, motel, apartment hotel): 1 space per pod villa/guest accommodation 
iv. Loading Spaces: 0 
v. Special Setback Provisions: Bay of Quinte, Lake Ontario, and Inland Lakes: Minimum setback of 5 

metres from the floodplain 
vi. Special Setback Provisions: Lands in the Vicinity of Escarpments: Minimum setback of 5 metres 

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

i. Permitted non-residential uses: 

• Uses Accessory to a Resort establishment, including a club house 

• Accommodation Units, to a maximum number of 20 units 

• Private utilities  
 
Schedule A

 


