PLANNING CONSULTANT INC

Planning Rationale

To:  Scott Pordham, Policy Coordinator
From: RFA Planning Consultant Inc.

Cc: Bufflehead Holdings Inc.

Date: August 28, 2023

Re: Zoning By-law Amendment Application — Del Degan Winery — Part
of Lot 18, Concession 1, Geographic Township of Hillier, Now in the
Municipality of the County of Prince Edward; 17945 Loyalist
Parkway (Owner: Bufflehead Holdings Inc.)

This report summarizes our planning opinion in support of the Rezoning Application
for the Del Degan Winery located at 17945 Loyalist Parkway in Hillier Ward. Pre-
consultation with Prince Edward County planning staff occurred on December 7,
2021. In accordance with the guidance from municipal staff, the winery complex has
been located within the Hamlet designation and the Agricultural Area remains
available for agricultural purposes. Development of the site will be subject to Site
Plan Approval. A Site Plan Approval application will be submitted with this rezoning
application.

The subject rezoning has been reviewed for consistency with the Provincial Policy
Statement (PPS), Guidelines on Permitted Uses in Ontario’s Prime Agricultural
Areas, and conformity to the County of Prince Edward Official Plan Agricultural Area
and Hamlet designation general policies. In addition, the applicable Zoning By-law
provisions for the Rural 2 (RU2) Zone of Zoning By-Law Number 1816-2006 have
been assessed. The rezoning application will permit additional uses to the RUZ2
zone. The RUZ zone permits one single-detached dwelling, accessory farm
accommodation, a farm and a farm winery, among other uses. The rezoning
amendment proposes that an estate winery be added as a permitted use. Special
provisions related to height of an architectural feature, height of an accessory
structure and number of required parking spaces are also requested. An
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Environmental Protection (EP) zone is also proposed to be applied to the
watercourse and wetlands located on the property.

BACKGROUND

RFA Planning Consultant Inc. was retained in January, 2021 by the owner,
Bufflehead Holdings Inc., to undertake a rezoning application and site plan approval
application for the subject property. The land is described as Part of Lot 18,
Concession 1, Geographic Township of Hillier, Now in the Municipality of the County
of Prince Edward and is municipally known as 17945 Loyalist Parkway. The subject
property has an area of approximately 21.1 hectares (52 acres) with 258.18 metres
(847 feet) of frontage on the west side of Loyalist Parkway and 212 metres (696
feet) of frontage on the north side of Willow Creek Road. The land to be rezoned
currently contains a vineyard with 8.3 hectares of vines planted, a 185 m? (2000 sq.
ft.) farm storage building and a 138 m? (1,490 sq. ft.) farm accommodation building.

The subject property is designated Agricultural Area and Hamlet in the County of
Prince Edward Official Plan and is zoned Rural 2 (RU2) Zone in the County’s
Comprehensive Zoning By-law Number 1816-2006, as amended. The site utilizes
the Hamlet designation to accommodate the development complex and retains the
Agricultural Area to be available for agricultural/farm use.

The consultant team met with municipal planning staff on numerous occasions
throughout the Plan preparation process. Conversations with planning staff
commenced in the spring of 2021; a Pre-consultation meeting took place in
December, 2021 and several subsequent Plan reviews occurred with staff including
input from the Planning and Development Committee in May, 2023. In accordance
with staff’'s guidance, the complex has been located within the Hamlet designation
and the Agricultural Area remains available for agricultural uses. Revisions to the
Plan were made based on input received from staff. Among others, these revisions
include: the building floor plates have been reduced by 27% (including the removal
of an initially proposed brewery); one entrance to the site is provided; Rational for a
winery in the Hamlet designation was submitted to the municipality; the proposed
location of the gate/accessory storage has been brought into compliance with the
ZBL; and an ‘estate winery’ is requested as a proposed permitted use as opposed
to a ‘farm winery’ as was initially discussed.

A background summary of the subject land is provided in Table 2, below.
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Table 2: Background Summary

PIN 55024-0277

Legal Description | Part of Lot 18, Concession 1, Geographic Township of
Hillier, Now in the Municipality of the County of Prince
Edward

Civic Address 17945 Loyalist Parkway

Lot Area 21.1 hectares (52 acres)

Lot Frontage 212m (696 feet) Willow Creek Road

Access Loyalist Parkway

Official Plan | Agricultural Area & Hamlet (Schedule ‘A-3’ — Land Use

Designation Designations)

Zoning Rural 2 (RU2) Zone; (Schedule ‘A-7’- Hillier)

The site is surrounded by rural, rural residential and agricultural uses. Wetlands are
present at the southwest end of the property and Hubbs Creek crosses the property
from east to west at the southern end of the site. Hedgerows separate the property
from adjacent lands. The subject property will be serviced by private well and septic
systems. Figure 1 identifies the location of the property and surrounding area. The
subject property is outlined in red.
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A site visit was conducted August, 2022. The following photographs depict the
existing conditions of the subject land at that time.

Photo 1- View west along Willow Creek Road showing southern boundary of
subject property

Photo 2 - View over vineyard from north proprty line
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Photo 3 — Farm worker accommodation and farm storage building under
construction (now fully constructed)

Photo 4 — View east along north property line and farm service road
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Photo 5 - View west along surveyed boundary between Hamlet and Agricultural
Area designations

Photo 6 - View from northwest corner of Hamlet boundary looking over proposed
building complex area
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Photo 8 — View north on Loyalist Parkway from proposed entrance
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Photo 9 — View south on Loyalist Parkway from proposed entrance

SITE PLAN:

In addition to the 8.3 hectare vineyards, a 0.43 hectare orchard will be planted in the
Agricultural Area to the west of the proposed winery complex. The development
complex is proposed to be located within the Hamlet settlement area. The uses
within the estate winery consist of a winery; a hospitality building containing a
restaurant with approximately 60 seats and access to a solarium/music area; and
an administration area accommodating office, retail and storage uses. An interior
reception courtyard will connect the above uses and will also feature a tasting bar.
The proposed uses are small in scale and represent a lot coverage of approximately
1.4%. One driveway entrance will be provided from Loyalist Parkway and will lead
to the parking area. Articulation of the complex has been designed to simulate a
cluster of typical farm buildings, including a barn and silo thereby complimenting the
rural farming character of the area. A single-detached dwelling is proposed and will
have access from the internal driveway. The substantial size of the property allows
for significant building setbacks from Loyalist Parkway and existing homes. Buffering
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of the complex will effectively be achieved through the use of landscaping, vineyards
and the single-detached dwelling.

The project has a focus on sustainable forms of development, green building
technologies and green infrastructure investment. Opportunities to emulate the
natural flows of water, reduce energy consumption and carbon emissions, improve
access to local foods, reduce waste, feature the natural heritage, and plan for a
future climate will be implemented. A letter from Purpose Building outlining
sustainability ambitions has been provided with this submission.

A Site Plan has been prepared by the architects, Giannone, Petricone Associates
Inc. Architects and identifies the location of vineyards, existing buildings, proposed
estate winery, parking area/driveway/SWM pond and dwelling unit. The registered
owner purchased the property in 2022. Municipal planning staff have advised that
the Site Plan Approval application will not be processed until approval of the
rezoning application. The owner anticipates commencing construction of the winery
complex once approvals are in place.

A summary of proposed uses and their areas is provided in Table 1 below.

Table 1: Land Use Summary

Use Area (m?) |
Vineyard & Orchard 87940.6
Greenhouse 23.8
Farm Storage Building (existing) 185.4
Farm Accommodation (existing) 138.3
Parking/Driveway 7541.4
Administration/Retail (Building A) 433.9
Winery Building (Building B) 830.5
Hospitality Building (Building C) 444.9
Solarium/Music Room (Building E) 138.6
Reception - Interior Courtyard (Building D) 340.8
Dwelling Unit 232.3
SWM Pond 1925.3
Gate & Auxiliary Storage 69.7
Septic System Control Shed 15.2
Landscaped Area (existing softscape and 111047.8
proposed landscaping)
TOTAL AREA 21.1 ha

e Area within Agricultural Area Designation: 15.8 hectares
e Area within Hamlet Designation: 5.3 hectares

August, 2023




Application for an Amendment to the Zoning By-law 10
Del Degan Winery, Prince Edward County

APPLICATION FOR REZONING

The purpose of the rezoning application is to request the Rural 2 (RU2) Zone be
amended to include special provisions to permit the proposed development. It is
also requested that the watercourse, wetland and associated 30m building setback
be zoned Environmental Protection (EP) Zone. The existing RU2 zone permits the
following residential uses: one single-detached dwelling, home business, rural home
business, private home day care, bed and breakfast, group home, accessory farm
accommodation, one second unit or garden suite; and includes the following non —
residential uses: agriculture, commercial greenhouses, conservation area,
equestrian centre, farm, farm produce outlet, forestry and reforestation, garden
nursery sales and supply establishment, kennel, farm winery and mobile restaurant.
Given that a restaurant and hospitality area are proposed, the development best fits
within the definition of ‘Estate Winery’ rather than ‘Farm Winery’. Therefore, it is
requested that an estate winery be added to the list of permitted use. In addition to
the uses and provisions of the RUZ2 zone, the following special provisions are
requested:

o A estate winery shall be a permitted use;

e The maximum height limit for the silo-inspired architectural feature of the
winery complex shall be 16.5m;

e The maximum height for the gate/accessory structure shall be 10m;

e The minimum number of parking spaces shall be 72 spaces.

The special provisions are appropriate given that the development is located within
the Hamlet designation, an identified settlement area.

The Estate Winery includes a restaurant and hospitality component in addition to
wine production, tasting, retail and storage typically associated with a farm winery,
a use permitted as of right in the RU2 zone. Small scale commercial and industrial
uses are permitted within the Hamlet designation and must have regard for scale,
massing and buffering. The complex is separated from neighbouring properties
through the utilization of substantial setbacks and landscaping. A Landscaping Plan
has been submitted as part of the Site Plan Approval application.

The design policies of the Official Plan encourage the built form, height and massing
of new developments to be compatible with and complimentary to the context and
character of the area. The agricultural complex has been designed to represent a
cluster of typical farm buildings, including a barn and silo. Although not as high as a
typical silo, the silo-inspired architectural feature is proposed to have a maximum
height of 16.5m. To allow this feature, a special provision is required. The remainder
of the complex will be within the height limits of the Zoning By-Law.
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In accordance with the Zoning By-Law, it has been calculated that 89 parking spaces
are required for the proposed uses in the agricultural complex. A total of 72 spaces
are proposed for the development. There is duplication of parking space
requirements given that the uses on the site will be utilized by the same patrons per
visit. It is suggested that with respect to the restaurant, 1 space for every 9m? of
gross floor area of public use areas be provided as opposed to gross floor area
and 1 space/33m? gfa be provided for the washrooms/kitchen/freezer/storage areas.
This is similar to how restaurant parking associated with a hotel or motel would be
calculated within the municipality. As a result, 29 spaces would be required for the
restaurant as opposed to 48 spaces. The parking requirement calculations are
shown on the Chart of the Site Plan.

A gate/accessory storage building is proposed at the entrance to the site and is
setback 15m from the street line adjacent to Loyalist Parkway. The structure will be
architecturally designed to reflect and complement the agricultural complex and
includes an architectural feature and signage over the driveway. To allow for
commercial vehicle clearance under the feature, the maximum height for an
accessory structure is requested to be increased from 5m to 10m.

All required reports, as requested by the Municipality, have been enclosed in support
of the subject rezoning. These reports include:

e Environmental Impact Study; prepared by Cambium

e Stage 1 & 2 Archaeological Assessment; prepared by AS & G Archaeological
Consulting

Functional Water Servicing Design Brief; prepared by Hallex Engineering Ltd.
Septic System Design Brief; prepared by Hallex Engineering Ltd.
Hydrogeological Assessment Report; prepared by Cambium

Geotechnical Investigation Report; prepared by Cambium

Traffic Brief; prepared by Greer Galloway Consulting Engineers

Stormwater Management Design Brief (including Fire Protection Design);
prepared by Hallex Engineering Ltd.

e Sustainability Ambitions; prepared by Purpose Building (not required)

CONSISTENCY WITH THE PROVINCIAL POLICY STATEMENT (2020)

The Provincial Policy Statement (PPS) applies to all planning applications effective
May 1, 2020. It provides policy direction on matters of provincial interest related to
land use planning and development. All decisions related to land use planning
matters “shall be consistent with” the PPS. Table 2 below provides an analysis of
the PPS as it relates to the subject application. The application for the subject Zoning
By-Law Amendment is consistent with the PPS.
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Table 2: Provincial Policy Statement and Analysis

PPS POLICY PLANNING ANALYSIS

1.1.3 Settlement Areas

1.1.3.1 Settlement areas shall be the focus of
growth and development.

The Hamlet of Rosehall is within a
settlement area and is to be the focus of
growth and development.

1.1.3.2 Land use patterns within settlement
areas shall be based on densities and a mix of
land uses which:

a) efficiently use land and resources;

b) are appropriate for, and efficiently use, the
infrastructure and public service facilities
which are planned or available, and avoid the
need for their unjustified and/or uneconomical
expansion;

¢) minimize negative impacts to air quality
and climate change, and promote energy
efficiency;

Uses within the winery complex are
clustered together and joined by an
interior courtyard within the Hamlet
designation.

Private on-site services will be provided
which is the anticipated servicing for
development within the Hamlet. Access
to the property is readily available from
Loyalist Parkway.

A Sustainability Ambitions Letter has
been prepared by Purpose Building
which  outlines how the project
anticipates addressing sustainability.
This includes: emulating the natural
flows of water; reducing energy
consumption and carbon emissions;
reduction of waste; and planning for
climate change.

1.1.3.6 New development taking place in
designated growth areas should occur
adjacent to the existing built-up area and
should have a compact form, mix of uses and
densities that allow for the efficient use of land,
infrastructure and public service facilities.

The winery complex is proposed to be
located at the north end of the Rosehall
Hamlet. Within the Hamlet, lands to the
east and south of the subject property
have primarily been developed with
single-detached dwellings. A single-
detached dwelling is proposed along
the Loyalist Parkway frontage to
continue the rural residential character
along this portion of Parkway and to
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PPS POLICY PLANNING ANALYSIS

provide a transition between existing
residences and the proposed
development.

1.1.4 Rural Areas in Municipalities

Rural areas are important to the economic
success of the Province and our quality of life.
Rural areas are a system of lands that may
include rural settlement areas, rural lands,
prime agricultural areas, natural heritage
features and areas, and other resource areas.
Rural areas
interdependent in terms of markets, resources
and amenities. It is important to leverage rural
assets and amenities and protect the
environment as a foundation for a sustainable
economy.

and urban areas are

The Hamlet, a rural settlement area,
and the prime agricultural area are both
considered to be Rural Areas. The
agricultural assets and amenities will be
leveraged to promote tourism in the
municipality which will provide benefits
to the urban area. The vast majority of
Agricultural lands will remain available
for crops and development will not
negatively impact  the natural
environment.

1.1.4.1 Healthy, integrated and viable rural
areas should be supported by:

a) building upon rural character,
leveraging rural amenities and assets;
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;

h) conserving biodiversity and considering the
ecological benefits provided by nature;

g) providing opportunities for sustainable and
diversified tourism, including leveraging
historical, cultural and natural assets;

i) providing opportunities for economic
activities in prime agricultural areas, in
accordance with policy 2.3.

and

The proposal will enable the assets and
amenities of the subject lands, in
particular the agricultural setting and
the rural design of the building complex,
to be leveraged for economic
advantages related to tourism and
employment opportunities.

The proposal will create jobs associated
with the wine making industry and its
associated administration and retailing.
Additional jobs will be created to
support the restaurant.

The property is located within a Natural
Core Area, however all development is
proposed outside any sensitive areas.
The Environmental Impact Study has
indicated that the proposed
development will have no negative
impact on the natural areas and that the
biodiversity along Hubbs Creek will be
maintained.
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The Winery will use agricultural
resources and process them into value-
added goods. Employment
opportunities will be created to support
the proposed uses. The development
will further enhance the tourism industry
within the municipality while maintaining
the agricultural character.

1.1.4.2 In rural areas, rural settlement areas
shall be the focus of growth and development
and their vitality and regeneration shall be
promoted.

The subject land is located within a rural
settlement area which is to be the focus
of growth and development.

1.1.4.3When directing development in rural
settlement areas in accordance with policy
1.1.3, planning authorities shall give
consideration to rural characteristics, the scale
of development and the provision of
appropriate service levels.

The proposed development can be
appropriately serviced with on-site
private services and has have been
designed to have consideration for the
agricultural heritage character of the
area. The scale and mass of
development reflects the typical cluster
of Ontario heritage farm buildings.

1.3 Emp

loyment

1.3.1 Planning authorities shall promote
economic development and competitiveness
by:

a) providing for an appropriate mix and range
of employment, institutional, and broader
mixed uses to meet long-term needs;

b) providing opportunities for a diversified
economic base, including maintaining a range
and choice of suitable sites for employment
uses which support a wide range of economic
activities and ancillary uses, and take into
account the needs of existing and future
businesses; support current and projected
needs.

Employment opportunities will be
created associated with the vineyard,
winery, tasting room and restaurant.

In addition to traditional tourism sector
jobs, employment opportunities will be
created for technical professionals
including jobs related to quality
assurance and winemakers.

1.6 Infrastructure and Public Service Facilities

1.6.6.4 Where municipal sewage services and
municipal water services or private communal

The submitted
Assessment

Hydrogeological
indicates that private

August, 2023




Application for an Amendment to the Zoning By-law

Del Degan Winery, Prince Edward County

15

PPS POLICY PLANNING ANALYSIS

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

sewage and water services are
appropriate and will have no negative
impact on adjacent wells.

Individual on-site water and sewage
services are appropriate given that full
municipal services are neither available
nor planned for the site. Development
of the site represents a rounding out of
existing development within the
Rosehall settlement area.

b) minimize, or, where possible, prevent
increases in contaminant loads;

¢) minimize erosion and changes in water
balance, and prepare for the impacts of a
changing 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.

climate

development.
1.6.6.7  Planning for stormwater | The property is 21 hectares and
management shall: therefore there is sufficient area on the

subject lands to provide for on-site
storm water management and to
maximize the use of existing vegetation
and ground cover to promote infiltration.
The Stormwater Report indicates that
the current drainage path for the site
consists of overland sheet flow to
Hubbs Creek. As such, the proposed
stormwater management controls will
ensure the storm flows are controlled to
the pre-development flow rate to Hubbs
Creek. This includes the utilization of
stormwater detention on-site.

Stormwater quality control will include a
HydroDome HDS8, which achieves a
total suspended solids removal of at
least 81%. This value is greater than the
required ‘Enhanced’ treatment of 80%
as indicated in the MOE Stormwater
Management Planning and Design
Manual. Additionally, the combined fire
/ stormwater management pond will aid
to further improve the water quality from
the site.

Appropriate stormwater management
will ensure there is no risk of damage to
up or downstream properties, the public
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road or the threat to safety or the natural
environment. The proposed fire/SWM
pond has been designed with a
permanent pool volume to provide fire
flow storage protection. Calculations for
fire flow and fire flow storage have been
completed in accordance with the
Ontario Building Code.

To address sustainability, in addition to
stormwater management, the use of
grey-water will be explored and the
usage of potable water consumed in the
winemaking process and commercial
kitchen will be minimized.

1.7 Long-Term Economic Prosperity

1.7.1 Long-term economic prosperity should
be supported by:

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

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;

i) sustaining and enhancing the viability of
the agricultural system through protecting
agricultural resources, minimizing land use
conflicts, providing opportunities to support
local food, and maintaining and improving
the agri- food network;

J) promoting energy conservation and
providing opportunities for increased energy

supply;

The winery complex will contribute to
economic development within the
County. The winery complex will be
constructed to replicate a cluster of
agricultural buildings in order to assist in
maintaining the agricultural character of
the landscape and compliment the built
heritage of the County. The existing
farm fields will continue to be farmed
thereby further maintaining the cultural
heritage landscape.

The proposed winery and associated
uses will contribute to the economic
prosperity of the Municipality in a
sustainable  manner  since  the
agricultural uses and rural culture will
not be negatively impacted.

The Agricultural Area will continue to be
farmed and development will take place
within the Hamlet thereby protecting the
agricultural resources. It is intended that
the restaurant will utilize locally grown
food including produce grown on-site.
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The Pupose Building letter outlines
anticipated conservation opportunities
including: low-carbon heating systems
such as electric heat pumps and the
usable of rooftop solar panels.

2.1 Natural Heritage

2.1.1  Natural features and areas shall be
protected for the long term.

The property is located within a Natural
Core Area as identified on Schedule ‘B’
— Natural Features and Areas of the
Official Plan. Therefore an EIS and
Species At Risk Assessment has been
completed.

The south-west corner of the site also
contains a Coastal Wetland as shown
on Schedule ‘B’.

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 EIS has indicated that since the
proposed development will be located
entirely outside the nearby PSW and
outside the coastal wetland located on

the property, the proposed
development will have no direct or
indirect negative impact on those
features.

The EIS has provided

recommendations to ensure that the
ecological function and biodiversity of

the area’s natural features will be
maintained. Within the site, the
watercourse, wetland and 30m

setbacks are proposed to be zoned
Environmental Protection zone, thereby
providing additional protection to the
natural heritage system.

2.2 Water

2.2.1  Planning authorities shall protect,
improve or restore the quality and quantity of
water by:

No watercourse crossing is proposed
and a minimum 30m building setback
will be provided to Hubbs Creek.
Therefore, the proposed development
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e) maintaining linkages and related functions
among ground water features, hydrologic
functions, natural heritage features and
areas, and surface water features including
shoreline areas;

i) ensuring stormwater management
practices minimize stormwater volumes and
contaminant loads, and maintain or increase
the extent of vegetative and pervious surfaces.

is not anticipated to have a negative
impact on Hubbs Creek or fish habitat.

A stormwater management plan will be
implemented to address stormwater
quality and quantity and will ensure that
storm flows are controlled to the pre-
development flow rate to Hubbs Creek.

2.3 Agr

iculture

2.3.3 Permitted Uses

2.3.3.1 In prime agricultural areas, permitted
uses and activities are: agricultural uses,
agriculture-related  uses on-farm
diversified uses.

and

The growing of crops is a permitted
agricultural use. Therefore, the vineyard
is a permitted use in the Agricultural
Area.

2.3.3.2 In prime agricultural areas, all types,
sizes and intensities of agricultural uses and
normal farm practices shall be promoted and
protected in accordance with provincial
standards.

Within the Agricultural  Area,
approximately 8.3 hectares have been
planted with vines. The area directly
west of the complex will accommodate
an orchard.

2.6 Cultural Heritage and Archaeology

2.6.2 Development and site alteration

shall not be permitted on lands containing
archaeological resources or areas of
archaeological potential unless significant
archaeological resources have been conserved.

The Stage 2 Assessment consisted of
test pits and pedestrian survey
performed at five metre intervals, did
not result in the identification of
archaeological resources within the
property.  Therefore, the report
recommends that no further
archaeological assessment of the
property is required.

3.0 Protecting Public Health and Safety

3.1 Natural Hazards

3.1.1 Development shall generally be directed,
in accordance with guidance developed by the
Province (as amended from time to time), to
areas outside of:

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

The wetland associated with Hubbs
Creek was mapped and is shown in the
EIS. The 30m watercourse buffer and
30 wetland buffer are also identified. All
proposed development is located
outside the mapped areas.
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CONFORMITY TO THE GUIDELINES ON PERMITTED USES IN ONTARIO’S
PRIME AGRICULTURAL AREAS

Guidelines on Permitted Uses in Ontario’s Prime Agricultural Areas was released in
February, 2015 in reference to Section 2.3.3.1 of the PPS. The Guidelines provide
criteria and best management practices to evaluate development proposals within
Prime Agricultural Areas to ensure they are “consistent with” the intent of the PPS.
The Guidelines identify uses that are permitted in Ontario’s Prime Agricultural Area.
A review of the criteria for permitted uses, shown in italics, and the proposed
development to be located in the Agricultural Area designation of the site is provided
below. The application for the Del Degan Winery Zoning By-Law Amendment is
consistent with the Guidelines.

Agricultural Use:

1. The growing of crops, raising of livestock and raising of other animals for food, fur or fibre.
e 8.3 hectares of vineyards have been planted and an additional 0.43 hectares
will be planted with a fruit orchard. This year, wheat was grown on a portion
of the south field.

2. Includes associated on-farm buildings and structures, including, but not limited to livestock
facilities, manure storages, value-retaining facilities and accommodation for full-time farm labour
when the size and nature of the operation requires additional employment.

e A 138 m? building has been constructed to provide farm labour housing. A
185m? farm storage building has also be constructed and will provide storage
for equipment integral to the farming operation. The buildings are located
adjacent to each other and are located at the northern perimeter of the site
beside the farm service road. Therefore, those uses will have minimal impact
on the removal of land from agricultural production.

e A 23.8m?greenhouse is proposed to be located within the Agricultural Area.
It is intended that the greenhouse will provide produce for the restaurant.

3. All types, sizes and intensities of agricultural uses shall be promoted and protected in
accordance with provincial standards.
e No change to the lot size is proposed, it will continue to be 21 hectares in
area with 15.8 hectares located in the Agricultural Area designation.
e The entire property will be subject to Site Plan Control and the requirements
of the Zoning By-law will be implemented.
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4. Normal farm practices shall be promoted and protected in accordance with provincial
standards.
e Farm practices will be consistent with proper and acceptable customs and
standards as established for the successful management of the vineyard and
orchard.

CONFORMITY TO THE COUNTY OF PRINCE EDWARD OFFICIAL PLAN

The County of Prince Edward Official Plan was approved by the Ministry of Municipal
Affairs and Housing on July 7, 2021.The subject property is designated Agricultural
Area and Hamlet on Schedule ‘A-3’ Land Use Designation of the County of Prince
Edward Official Plan. Schedule ‘B’ — Natural Features and Areas includes the
property within the North Bay/Pleasant Bay/Huyck's Bay Natural Core Area.
Schedule ‘B’ also identifies Coastal Wetland in the south-west corner of the property.
Schedule ‘E’-Transportation and Infrastructure identifies Loyalist Parkway as a
Municipal Highway. The site has access onto Loyalist Parkway which is identified
on Schedule ‘F-1’ — Recreation and Tourism as a Tourism Corridor (municipal).

Relevant Official Plan policies are assessed below in Table 3.

Table 3: Official Plan Policies and Analysis

OFFICIAL PLAN POLICY PLANNING ANALYSIS

2.3 A Vision for the Future

2.3.1 Principles

iii. The County’s Urban Centres and Villages will
become revitalized as complete and inclusive
communities that include a diversity of housing
options, commercial amenities, community
facilities and  services, and employment
opportunities close to where people live. Hamlets
will serve as small settlements throughout the
countryside, where low density housing co-exists
with other compatible uses, in a built form that
respects and enhances the heritage character of
each rural setting. The Settlement Areas will
consider sustainable approaches to growth,
balancing all planning principles with stable well-
Jfunded infrastructure.

iv. Agricultural areas are important to the
economic success of the County with deep

In keeping with the Vision for the
County for Hamlets, the proposed
single-detached dwelling will provide
low density housing and the winery
complex will provide employment
opportunities. The proposed uses will
utilize an employment resource within
the community that is already familiar
with the winery/vineyard economy. The
built form of the complex will be
designed to simulate a cluster of farm
buildings typical of Ontario heritage
farm properties.
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historical and agricultural roots and shall be
protected for long-term use. All types, sizes and
intensities of agricultural uses and normal farm
practices shall be promoted and protected in
accordance with provincial standards.

vii. The County will demonstrate environmental
leadership by maintaining and enhancing the
hydrological and hydrogeological functions of the
Natural Heritage Systems and Features, the
components of which are identified in this Plan and
include natural heritage features and areas linked
by natural corridors. Further, the County supports
the need to protect drinking water sources,
including municipal intakes and wells, as well as
groundwater and surface supply sources for
private water systems, in accordance with the
Source Water Protection Plan.

ix. The County’s local economy will provide
meaningful year-round employment for residents,
and will continue to be connected to a strong and
comprehensive base of agricultural assets, while
encouraging  multi-sector  entrepreneurship,
including knowledge-based businesses, such as in
education, health care and technology. The
economy will be balanced by a diverse tourism
sector that capitalizes on local culinary, cultural
and natural attractions, such as art galleries,
wineries, breweries, wedding venues, restaurants,
beaches, marinas, trails, parks, and wildlife
viewing opportunities.

The majority of land within the
Agricultural Area will remain available
for farming.

As indicated in the EIS, the proposal
can be accommodated without
negatively impacting the Natural
Heritage Systems and Features.

The  Hydrogeological Assessment
demonstrates that drinking water
sources including groundwater will not
be negatively impacted by the
development.

The winery complex will leverage the
agricultural resources of the property by
providing year round employment
opportunities associated with wine
production and sales. Further, the
complex leverages the winery and
restaurant relationship to provide
offerings that go beyond a more typical
winery and wine tasting scenario and to
create opportunities for an all season
experience. Therefore, the tourism
sector will be enhanced with the
addition of the winery and hospitality
facility.

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:

ii. New housing and jobs, including tourism
related jobs, located in the Rural Settlement
Areas, on Rural Lands and on Rural Industrial
Lands;

Tourism related jobs located in rural
settlement areas, which includes the
Rosehall Hamlet, are an anticipated
growth opportunity over the next 25
years.
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2.5 Policies

a) This Plan accommodates growth in various
locations throughout the County.
Notwithstanding this flexibility, the identified
Urban Centres shall be the primary focus for
new growth. Villages and Hamlets will also
play a key role in accommodating new growth,
in concert with their ability to provide context
appropriate levels of infrastructure, whether
municipal, communal or individual servicing
systems/facilities.

Appropriate development on Rural Lands, on
Rural Industrial Lands, in Agricultural areas
and on Shore Lands will also be supported, and
is considered an integral part of the County’s
growth ~ management economic
development strategies.

b) When reviewing development proposals
within the Urban and Rural Settlement Areas,
the County will consider the following criteria:
i. New development shall be compatible with
the local context;

it. New development shall occur in proximity
to existing development and shall have a mix
of uses and densities that allow for the efficient
use of infrastructure service systems/facilities
that are appropriate for the local context;

iti. The County shall ensure the orderly
progression of growth within the Urban and
Rural Settlement Area boundaries and shall
link the approval of new development to the
protection of the Natural Heritage System, the
conservation of Cultural Heritage Resources
and timely provision of the appropriate
infrastructure systems/facilities; and,

iv. The scale and nature of new development
applications on a property that includes or is
adjacent to a natural heritage feature and area
identified in this Plan or in the Zoning By-Law

and

The site is located within a Hamlet and
appropriate individual on-site services
will be provided as recommended in the
Functional Water Servicing Design
Brief, Septic System Design Brief and
Hydrogeological Assessment.

A single-detached dwelling is proposed
to be located along the road frontage
similar to other properties in the Hamlet.
Building setbacks will be in accordance
with the Zoning By-Law.

The winery complex has been designed
by GPA Architects to ensure
compatibility with the rural heritage
character of the County. The structure
will simulate a cluster of farm buildings
typical of Ontario heritage farms. The
proposed elevations are reminiscent of
farm buildings such as the farm house,
barns and silo. The exterior cladding of
the complex will be in keeping with the
agricultural character of the County.
Setbacks and landscaping will be
utilized to buffer the development from
the highway and adjacent properties.

Rosehall is primarily developed with
single-detached units. The proposed
development will diversify the uses
within Rosehall and will round out
development within the Hamlet.
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will determine if the application will be
accompanied by an Environmental Impact
Study. An EIS will ensure that the natural
heritage feature and area and its associated
ecological functions are protected from any
negative impact related to the proposed
development.

e) Agricultural areas are important resources
that shall be protected by directing non-related
development, including non-farm residential
dwellings to areas where it will not constrain
the use.

The Natural Heritage Systems will be
protected from development as
indicated in the EIS. An EIS has been
submitted with this application and
provides recommendations to ensure
that on-site and adjacent natural
heritage features are not negatively
impacted from the proposed
development.

The majority of land designated
Agricultural Area will remain available
for agricultural uses. The winery
complex and single-detached dwelling
are proposed to be located in the
Hamlet designation.

3.0 Shaping the County- Ge

neral Development Policies

3.1.3 Natural Heritage System Policies

3) Schedule ‘B’: Natural Features & Areas
identifies collectively and individually the key
components of the County’s Natural Heritage
System, including the natural heritage features
that comprise the Environmental Protection
designation identified on Schedule ‘A’: Land Use
Designations, as well as:

a) Wetlands - Other; including unevaluated
wetlands and wetlands evaluated as ‘other
significance’

b) Areas of Natural and Scientific Interest (ANSIs)
- Significant and Candidate;

¢) Natural Core Areas;

d) Natural Core Area Linkages;

e) Waring’s Creek Sub-Watershed; and

f) Woodlands.

Huycks Bay Provincially Significant
Coastal Wetland is located 45m west of
the southwest corner of the site.

An unevaluated wetland is located in
the site’s southwest corner and along
the southern boundary of the site in
proximity to Hubb’s Creek.

Schedule ‘B’ identifies Natural Core
Area ‘A’: North Bay/ Pleasant Bay/
Huycks Bay on the subject site and
adjacent lands.

3.2.3 Economic Development Policies
Agricultural Assets

1) Agriculture has long been the principal land
use within the County and is an integral part
of protecting the County's quality of place

The winery will utilize crops grown on
the farm and will produce value-added
products.
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acting as a social, environmental, and
The County supports
economic development initiatives in the
agricultural sector to attract new farmers, and
to keep as many farms in business as long as
possible. These initiatives include:

a) Promotion encouragement  of
associated food processing and value-added
technology facilities integrated on farm
properties, or elsewhere within the County;

g) Encouragement of economic development
activities on-site that are intended to capture
an increased share of tourism expenditures
through developments that contribute to farm
incomes, and do not conflict with agricultural
operations or with applicable Provincial safety
and health legislation;

economic driver.

and

Tourism

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; a) Potential
Tourist Resort Areas; b) Tourism Corridors; c)
Trails, which will be developed and/or
maintained for hiking, cycling, and cross-
country skiing; and d) “Provincial Parks and
local Conservation Areas, including Sandbanks
Provincial Park, which is one of the most
popular parks for camping in Ontario.

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 winery, tasting room and restaurant
are intended to be year-round
establishments and will therefore assist
the County in providing year-round
tourist attractions.  Agriculture is a
significant component of the rural
culture and heritage of Prince Edward
County. Tourism in the County has
expanded with the introduction of value-
added production facilities such as
wineries, cideries, distilleries and
breweries. The proposed Winery will
enhance the existing agricultural use of
the property since farming of the land
will be more economically sustainable.
The location of the winery complex in
the Hamlet designation will allow the
Agricultural Area to be used for
agricultural uses.

Schedule ‘F’ identifies Loyalist Parkway
as a Tourism Corridor where tourism
opportunities are to be promoted.
Therefore, the proposed development
is appropriately located given its
immediate access to Loyalist Parkway.

The vineyard, winery and restaurant,
will provide a linkage between the
agricultural assets of the property and
agri-tourism. Ultimately this linkage will
contribute to economic growth in the
municipality.
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3.3.7 Design Policies

3) The principle of compatible development
will be applied to all applications for
development  to the
integration of new development with existing
built forms and landscapes in a way that
contributes to the character of the local area
and enhances the image and character of the
County.

ensure sensitive

Appendix ‘C’ of the Official Plan
provides Design Polices for Rural and
Agricultural Areas and is reviewed at
the end of this Table 3.

4) Within the framework of compatible
development, the County shall support and
encourage contemporary architecture and
design approaches that interpret and enrich
living culture. Particular attention shall be
paid to the following design considerations
when evaluating any application for
development:

a) building height will generally be compatible
with the prevailing building heights in
proximity to the development;

b) building massing will be compatible with
the prevailing forms of the surrounding
buildings with respect to the visible volume
and scale of the building from the street;

¢) the siting, scale and massing will not
interfere with the provision of adequate
privacy conditions for adjacent residential
buildings and their outdoor amenity areas;

d) the siting, building design and landscape
design will protect and enhance cultural and
natural heritage features on or adjacent to the
development site; and

e) buildings will be oriented to the street with
setbacks that are consistent with other
buildings in the area.

GPA Architects have given
consideration to the design and building
materials of the complex to ensure
compatibility with the built character of
the area.

The maximum building height of the
main building complex will be in
conformity with the Zoning By-Law. A
special provision is requested to permit
the silo-inspired component of the
structure to be 16.5m in height. This will
allow the complex to create an
architectural element that represents a
silo and therefore visually creates a
farm building cluster typical of the
County.

The building massing simulates a
cluster of farm buildings in order to
compliment the rural heritage character
of the area.

The development is required to have
Site Plan Approval. Therefore, setbacks
and landscaping will be provided in
accordance with the requirements of
the municipality. The complex is located
near the north-western limit of the
Hamlet designation and will provide
maximum separation from existing
dwellings.
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Design  Guidelines  provided in
Appendix C of the Official Plan will be
implemented. Further, the EIS has
concluded that the proposed
development will not negatively impact
natural heritage features on-site or on
adjacent lands.

The single-detached dwelling will be
oriented to the street and will maintain
a front yard setback similar to other
residences. The winery complex will be
located to the rear of the property to
maximize setbacks as requested by the
municipality.

Green Design Initiatives

7) The County shall support and encourage
green design initiatives that improve air
quality by:

a) Enhancing the tree canopy, particularly
along Tourism Corridors and in the Urban
Centres and Villages;

f) Promoting a compact built form that
consumes less land and includes an energy-
efficient mix of land uses.

A Landscaping Plan has been prepared
to accompany the Site Plan Approval
application. Among other landscape
features, trees are proposed along the
Loyalist Parkway road frontage and
along the edges of the internal driveway
and parking area.

The winery complex has been designed
to have a compact form. The uses will
be connected with common walls and
corridors to provide energy efficiencies.

3.4 Infrastructure

3.4.3 Water and Sanitary Sewer Services
Policies

3) In general, new development will focus
growth first within the Urban Centres, and, as
a second priority, within the Villages. New
development within the Hamlets, Rural Lands,
and Shore Lands will also be permitted as a
third priority. New development within the
Agricultural areas may also be permitted,
subject to applicability of PPS policies 2.3.5
and 2.3.6.

Development is permitted within the
Hamlet designation provided
appropriate services are provided.
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3.4.3.4 Servicing Policies for Hamlets

3) Where communal or private servicing is
deemed appropriate, a Hydrogeological Study
shall be prepared to the satisfaction of the
Ministry of the Environment, Conservation
and Parks, the local Health Unit, and the
Municipality indicating that an adequate
supply of water for domestic use is available
and that the site can assimilate wastes from
the proposed septic sewage disposal systems.
Individual lot sizes shall be determined by the
results of the Hydrogeological Study but shall
not be less than the minimum indicated in any
land use designation policies or any other
applicable County regulations or performance
standards.

Although this section refers to the need
for a Servicing Options Investigation for
residential units in the Hamlet, it is
appropriate to extend this policy to
other proposed uses in the Hamlet
designation. As such, a Functional
Water Servicing Design Brief, Septic

System Design Brief and
Hydrogeological Assessment have
been completed as part of this
submission.

The Hydrogeological Assessment
indicates that pumping rates are

sufficient to meet the daily water
demand for the proposed development
under normal flow conditions. It is
possible that on-site storage (ie. Water
storage reservoir) may be necessary to
meet peak flow rate demands.
Additional testing of existing wells is
being completed and may prove that
water storage reservoirs will not be
needed to meet peak demand
conditions. Testing concluded that
impact due to pumping at the site is
expected to be minimal and is not
anticipated to affect surrounding water
users or surface water regimes.

Based on estimated sewage flow rate
and advanced treatment system
sewage design, the nitrate impacts at
the property boundary were calculated
to be less than the maximum allowable
10mg/L. The sewage system will most
likely need to be raised due to shallow
bedrock and poor soils across the site.
The footprint of the sewage system is
illustrated on the Site Plan and can fit in
the southwest corner of the site with
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required setbacks from the wetland to
the south and future buildings.

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.
5) For any private sewage treatment system,
all requirements of the Municipality shall be
met, including the required permits necessary
for all existing or newly created lots to be
serviced with individual private sewage
treatment systems.

The Functional Water Servicing Design
Brief, Septic System Design Brief and
Hydrogeological Assessment indicate
that private on-site water and septic
system are appropriate given no
municipal services are present or likely
in the foreseeable future. Testing
indicated that an adequate amount of
water is available to meet the
requirements of the winery complex of
uses and the dwelling. The site is
located at the northerly limit of
development in Rosehall Hamlet and
represents rounding out/infilling of the
existing development.

3.4.4 Stormwater Management Policies

An application for new development within
any Urban Centre, Village or Hamlet shall be
accompanied by a Stormwater Management
Plan that:

a) Evaluates stormwater management on a
‘watershed’ based approach;

b) Incorporates an integrated treatment
approach  to  minimize  stormwater
management flows and reliance on end-of-
pipe controls through measures including
source controls, lot-level controls, LID's and
conveyance techniques, such as grass swales,
where appropriate;

¢) Identifies the specific location of permanent
end of pipe facilities, the areas they will
service, and considerations for their size,
shape and design criteria;

A Stormwater Management Design
Brief has been prepared by Hallex
Engineering Ltd. The current drainage
path for the site consists of overland
sheet flow to Hubbs Creek. The
proposed stormwater management
controls will ensure the storm flows are
controlled to the pre-development flow
rate to Hubbs Creek. The proposed
development will drain through the
proposed on-site storm drainage
system, which includes swales and a
SWM pond, and will discharge to the
existing ditch which eventually drains to
the Hubbs Creek watercourse. Storm
water detention is required to ensure
that the existing watercourse does not
surcharge as a result of the proposed
development. A 100mm diameter
orifice pipe at the combined fire /
stormwater management pond outlet
will be utilized to ensure the post-
development runoff is controlled to the
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d) Evaluates, at appropriate geographic scales,
predicted changes in the water balance
between  pre-development and  post-
development conditions, and evaluates how
such changes will be minimized;

e) Evaluates, at appropriate geographic scales,
anticipated changes in phosphorus loadings
between  pre-development and  post-
development, and evaluates how this can be
minimized,;

f) Offers specific direction on how end of pipe
stormwater management works shall be
designed, to satisfy, at a minimum, the
enhanced protection level specified by the
Municipality; and

g) Identifies criteria and circumstances upon
which interim stormwater facilities may be
considered or precluded.

pre-development runoff rate for the five
and one-hundred-year storm events.

Stormwater quality control will be
provided as stormwater passes through
a HydroDome HDS8, which achieves a
total suspended solids removal of at
least 81%, an amount greater than the
required ‘Enhanced’ treatment. The
stormwater pond will further aid to
improve water quality as will the rip-rap
at the spillway inlets to the pond.

The SWM Brief makes numerous
recommendations regarding
maintenance and inspection including
routine inspections of culverts, swales
and SWM pond. Inspections will assess
erosion and sedimentation and provide
maintenance as required to ensure
water flow. The HydroDome Oil/Grit
Separator shall be inspected annually
and maintained as required.

3.4.5 Transportation Policies
Local Roads

The Loyalist Parkway

14) The Municipality will promote the
development of The Loyalist Parkway in a
manner that is compatible with its designation
as The Loyalist Parkway by:

d) Encouraging only small-scale industrial
and commercial development which is in
keeping with the Parkways historic character;

The primary use of the development is
a winery which will produce value-
added products associated with the
agricultural use of the land. The building
is designed to have a rural agricultural
heritage character to complement its
location on Loyalist Parkway.

The proposed winery complex is small
in scale relative to the size of the 21
hectare site and has a lot coverage of
approximately 1.4%. In addition, the
structure will be setback 205m from
Loyalist Parkway and trees will be
planted along the road frontage to
soften the visual impact and to add a
tree canopy along the frontage of the
Parkway.
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4.0 The County Land Use Designations

4.1 Settlement Areas

4.1.4 Hamlets Designation

It is the intent of this Plan to promote, and
where necessary, reinstate the function of
Hamlets as small rural service centres, with a
mix of non-farm housing, Tourism and
businesses, as well as community uses and
facilities. As Hamlets are typically unserved by
municipal infrastructure, the scope and scale
of their development is much smaller and less
dense. Development that can be serviced by
private water and waste water systems will be
permitted and further defined through the
zoning by-law or other land use planning tool.

The winery complex will contribute to
the tourism wuses in the Hamlet
designation in the County. Given that
the Hamlet does not have municipal
infrastructure, private water and waste
water systems can be provided in
accordance with the submitted
Functional Water Servicing Design
Brief, Septic System Design Brief and
Hydrogeological Assessment.

4.1.4.1 Policies

1) The following uses may be permitted within
this designation:

a) Single-detached dwelling units;

Jj) Small scale commercial uses, including retail

and service accommodation commercial
facilities such as business and professional
offices, restaurants, events, and artisan
studios/shops;

k) Small scale industrial uses, such as
manufacturing,  assembling,
warehousing, wholesaling, repairing and
servicing, transportation terminals,
research and development facilities; and

processing,

and

One single-detached dwelling is
proposed and will be oriented to
Loyalist Parkway.

The winery, and its associated tasting
area, retail store and office area, is
proposed to be located in the Hamlet
designation. It is noted that the winery
could be permitted in the Agricultural
Area, however the settlement area was
chosen in order to protect the
Agricultural Area for agricultural uses.
The proposed restaurant and hospitality
area are also a permitted use in the
Hamlet.

2) The County may refine the list of permitted
uses through the provisions of the
implementing Zoning By-Law. Development of
any specific permitted use shall be subject to
the policies of this Plan for the purposes of this
Plan.

A  Zoning By-Law  Amendment
application has been submitted as well
as a Draft Zoning By-Law Amendment
which includes Estate Winery to the list
of permitted uses in the RU2 Zone. The
ZBA also proposes that the
watercourse, wetland and 30m buffer
setback be zoned EP.
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5) The Hamlets include natural features and
areas that are identified on Schedule ‘B’:
Natural Features & Areas. Where an
identified natural feature or area is identified
within a defined Hamlet boundary, the policies
relevant to the natural feature or area
identified in this Plan shall apply, and shall be
recognized in the implementing Zoning By-
Law.

Schedule ‘B’ identifies Natural Core
Area ‘A’: North Bay/ Pleasant Bay/
Huycks Bay on the subject site and
adjacent lands. As such, and EIS has
been completed and provides
recommendations. The EIS
recommended that a 30m building
setback be provided from the
watercourse and wetland.

6) Lands within the Hamlets designation shall
evolve and be enhanced over time. New
development shall ensure a built form that is
in keeping with existing development.

The building has been designed to
reflect the rural heritage character of
the County and the typical cluster of
farm buildings. A single-detached
dwelling will be located adjacent to the
south property line along Loyalist
Parkway to provide a buffer between
the HR-Hamlet Residential zone
property to the south, although currently
vacant, and the winery complex
entrance.

7) All new development within the Hamlets
designations shall generally have a maximum
height of 3.5 storeys, or 12.0 metres, whichever
is less. The implementing Zoning By-Law may
provide more restrictive or permissive height
limits based on the specific context of the
Hamlet, and the design details of the
development application.

The height of the main structure is 9m.
The silo-like feature is proposed to be
16.5 m to allow for a design that visually
represents a typical cluster of farm
buildings including a silo. It is requested
that a special provision be provided in
the Zoning By-Law to allow the
maximum height to be 16.5m for the
silo-inspired component of the complex.

8) A variety of house forms (primarily single-
detached dwellings and second units) and
building types are encouraged throughout the
Hamlets designation. It is the intent of this
Plan that built form, compatibility and the
availability of appropriate infrastructure be
the determining factors for facilitating the
types of development permitted in each
Hamlet, as determined by the Municipality.

A single-detached dwelling is proposed
and is in keeping with the established
housing form in the Rosehall Hamlet.
Private services can be provided to the
dwelling in accordance with the
Functional Water Servicing Design
Brief, Septic System Design Brief and
Hydrogeological Assessment.
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9) All new development shall conform to the
Design Policies for Villages and Hamlets in
Appendix C to this Plan.

Design Polices for Villages and
Hamlets are assessed at the end of this
Table.

4.1.5 Additional Policies for Villages and
Hamlets

1) New development within the Villages and
Hamlets shall be compatible with existing
development. New development shall enhance
the existing community, without causing any
undue, adverse impacts on adjacent properties.
When reviewing applications for
development within a Village or Hamlet, the
County shall have regard for lot size and
configuration, building heights, massing and
scale, as well as buffering requirements
including landscape treatments and setbacks.

new

To ensure compatibility with existing
development regard has been given to
building materials, massing and scale
of the proposed structure, setbacks and
landscaping. To ensure compliance
with  municipal requirements, the
development will be subject to Site Plan
Approval and will among other items,
include a Landscaping Plan.

Lot coverage will be 1.4% of the 21
hectare lot area and building heights
will be in accordance with the
implementing ZBL. The massing of

buildings/structures  will reflect an
historical cluster of farm buildings
designed to maintain the rural

character. The complex will be buffered
from the Parkway with a substantial
building setback of 205m and a portion
of the vineyard is currently planted
between the anticipated location of the
complex and the Parkway.
Landscaping will also be utilized along
the perimeter of the driveway to
enhance the greening of the site and
soften the edge of the driveway.
Landscaping and setbacks will also be
used to buffer the parking area from
existing residences and from Loyalist
Parkway. The stormwater pond will
provide an additional naturalized buffer
between the development and adjacent

property.

5) Small-scale commercial and industrial uses shall
be encouraged within the Villages and Hamlets to
provide goods and services to residents, to provide
jobs, to provide attractions for visitors and to

The proposed development will provide
jobs within the winery and hospitality
industries for area residents and will
contribute towards and build upon the
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facilitate the development of businesses that cater
to broader markets, for example through e-
commerce. The proposed commercial and/or
industrial use shall be compatible with the local
context, and shall be subject to, among other
matters, the following:

a) the individual building that accommodates the
use is limited in size to a ground floor plate of a
maximum of 560 square metres;

b) the development shall be located at a highly
accessible location, and preferably on an identified
Tourism Corridor; and

¢) each use shall provide adequate parking on site.

winery-related tourism sector economy
of the municipality.

Proposed ground floor plate areas:
Winery: 830.5m?

Restaurant: 444.9m?

Administration: 433.9m?

Internal Courtyard: 340.8m?
Solarium/Music Room: 138.6m?

Other than the winery, the individual
uses within the complex do not exceed
the maximum ground floor plate area of
560m?2.

Subsequent to the pre-consultation
meeting with municipal staff, the floor
plates have been reduced by
approximately 27% from the original
plan that was reviewed by planning
staff. In addition, the winery has been
relocated from the Agricultural Area to
the Hamlet. It is noted that if the winery
structure had remained in the
Agricultural Area as an on-farm
diversified use, the floor plate area
policy would not apply. The proposed
winery location provides an opportunity
to increase the amount of land available
for agricultural use on the property.
Buffering, landscaping, and site design
will  ensure the development is
compatible with the local context.

The development has good access on
Loyalist Parkway which is identified in
the Official Plan as a Tourism Corridor.

Parking is shown on the Site Plan.
Seventy-two spaces are provided and
meet the requirements of the proposed
implementing Zoning By-Law. The
implementing by-law reduces the
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number of parking spaces required
given that there is cross-over by
patrons between the uses.

6) The County may consider small scale
commercial and industrial uses that exceed the
maximum ground floor plate size without an
amendment to this Plan subject to, among
other matters, a detailed review of the
adequacy of proposed buffering techniques,
including landscape treatments and setbacks.
It shall be a requirement that the proposed
buffering techniques ensure that the scale of
the proposed use does not have an undue,
adverse impact on neighbouring properties.

If the winery structure was located in the
Agricultural Area as an on-farm
diversified use, the floor plate area
policy would not apply. Therefore, it is
reasonable that the proposed structure
can be located in the immediately
adjacent Hamlet portion of the lot.

To ensure no negative impact on
adjacent properties, the structures are
setback 205m from Loyalist Parkway
and are buffered with approximately 0.4
hectares of vines at the front of the
property and also tree planting in
accordance with the Landscaping Plan
as part of Site Plan Approval. A
stormwater pond is located in front of
the parking area and will provide an
additional naturalized buffer feature. A
single-detached dwelling will be located
along the road frontage to provide extra
separation of the commercial use from
existing residential uses.

Given the above noted buffering
techniques including setbacks and
landscaping, the intent of the policies
for commercial/industrial uses within
the Hamlet designation has been
maintained.

4.2 Agricultural areas

4.2.3 Policies

1) All primary agricultural uses and normal
farm practices are protected in Agricultural
areas.

2) The predominant use of land in this
designation shall be all types, sizes and

The land within the Agricultural Area will
be used for agricultural purposes.

Within the area designated ‘Agricultural
Area’ on Schedule ‘A3’ — Land Use
Designations, the primary use of the
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intensities of agricultural uses, including on-
farm buildings and structures that are integral
to the farm operation. The County may require
appropriate studies, at its discretion, to
support any potential farm related commercial
or industrial development.

12) Accommodations for full-time farm labour
is permitted on farms requiring additional
labour for day-to-day operations or for
seasonal work over an extended growing
season. This may a separate
permanent dwelling, or a second dwelling unit
within an existing building, provided such
housing meets the following criteria:

include

a) The employee(s) is employed seasonally or
full-time on the farm;

b) The housing forms part of the existing farm
building cluster; and

c¢) On-site water and sanitary sewer
services/facilities are confirmed to be available
and appropriate to accommodate the needs of

the second unit or garden suites; and

d) The housing unit shall comply with the
provisions of the Ontario Building Code and
other relevant County and Provincial
regulations; and,

e) The housing complies with minimum health
and living conditions, zoning requirements,
and building permit requirements, as
applicable.

15) Development of agriculture, agriculture-
related, and on-farm diversified uses shall be
consistent with the Guidelines on Permitted
Uses in Ontario's Prime Agricultural areas
established by the Province, as amended from

land will remain farming. The
Agricultural Area designation also
permits the farm storage building and
farm worker housing.

Farm worker housing has been
constructed on-site and is located in
proximity and adjacent to the farm
storage building which is the only other
building currently constructed on the
property. The farm worker housing
accommodates five full-time seasonal
employees. The housing is currently
provided with on-site water and sanitary
sewer services. A building permit was
issued by the municipality in 2022.

The vineyard is consistent with the
provincial Guidelines on Permitted
Uses in Ontario's Prime Agricultural
Areas as assessed in this report. The
vineyard is planted on the higher-class
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time to time. Developments shall also be
directed to areas of lower-class soils located on
the property, wherever possible.

19) The following are permitted use examples
of agriculture, agriculture-related, and on-
farm diversified uses within the Agricultural
area designation:

a) Agricultural uses include:

i. Agricultural crops: generally produce a
harvestable product such as fruit, vegetables,
mushrooms, field crops, biomass, nursery
crops, trees for harvest/ agro-forestry,
medicinal herbs, sod/turf grass and seeds;
may be used for a variety of purposes such as
food, feed, bedding, medicinal purposes, bio-
products, wood and Christmas trees;

¢) On-Farm diversified uses include, but are
not limited to: home occupations, home
industries, agri-tourism ventures, and uses
that value-added  agricultural
products, such as an abattoir, a processor,
packager, bakery, cheese factory,
brewery, cidery, and winery.

produce

micro-

soils which are located at the northern
end of the site. The southern portion of
the site which is lower-lying is proposed
to accommodate the on-site septic
system.

The vineyard and orchard are permitted
agricultural uses.

4.5.2 Tourism Corridors

1) The County is renowned as a scenic
destination with a unique combination of
water views, rural landscapes and heritage
architecture. Linking picturesque towns,
villages and hamlets through an ever-changing
countryside are roads and trails that give
access to businesses as well as cultural and
recreational attractions of particular interest
to tourists. These Tourism Corridors, the most
significant being the Loyalist Parkway, are
identified on Schedule ‘F’: Tourism &
Recreation.

The subject land has frontage on and
access to Loyalist Parkway which is
identified as a Tourism Corridor on
Schedule ‘F’ of this Plan.
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2) The Tourism Corridors identified include
those existing roads in the County which have
a historic or scenic value for tourists and
travelling visitors. Along the Tourism
Corridors, it is the intent of the County to
carefully manage development regarding the
location, siting and landscaping of new
development and to mitigate the visual
impacts of less desirable roadside features
such as billboards, waste disposal sites and
industrial land uses

The development has given regard to
the Design Criteria for Hamlets as
outlined in Appendix C of this Plan. It is
the intent to utilize landscaping,
setbacks, building situation and building
materials to seamlessly incorporate the
complex into the rural heritage
character of Loyalist Parkway and the
County. Site Plan Approval will ensure
that development occurs to the
satisfaction of the municipality.

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.

The winery complex is strategically
located on a Tourism Corridor and
within the Hamlet designation. It is
therefore situated at a unique location
to accommodate the proposed use and
contribute to 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.

GPA Architects have designed the
winery complex in accordance with the
Official Plan policies and in consultation
with  municipal staff. The design
prioritizes the rural heritage character of
the County. The underlying Hamlet
designation permits low density
residential dwellings and small-scale
commercial and industrial uses. The
development will contribute to the year-
round tourism economy of the
municipality.

4.5.4 Natural Core Areas

1) A Natural Core Area is a broad zone in
which there is a concentration of natural
features which are critical to the ecological
health of the County as a whole. The purpose
of identifying Natural Core Areas is to
maintain, and where possible improve, the
ecological integrity of that area, and its

The majority of the subject property is
located within Natural Core Area ‘A’
North Bay/Pleasant Bay/Huyck’s Bay.
As such, an EIS has been prepared to
assess the impact of development on
environmental features.
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contribution to the ecological health of the
County.

2) Schedule ‘B’: Natural Features & Areas
identifies eleven Natural Core Areas, including:
a. North Bay/Pleasant Bay/Huyck’s Bay;

5.1.9 Environmental Impact Study (EIS)

1) An Environmental Impact Study (EIS) shall
be required as part of an application for all
development and site alteration applications
within the identified Natural Heritage System,
including all of its component natural heritage
features and functions and/or on adjacent
lands.

3) The EIS shall demonstrate that the
proposed use will have no negative impact on
significant natural heritage features and areas
and their associated ecological functions (i.e.
hydrological, hydrogeological, etc.).

The site contains or is adjacent to
(within 120m) the following mapped

natural heritage and/or hydrologic
features: Hubbs Creek, coastal
wetland, Huyck’'s Bay Provincially

Significant Coastal Wetland, woodland
and a Natural Core Area. Therefore,
Cambium has prepared an EIS and it is
submitted with the rezoning application.

The EIS provided the following
recommendations to ensure that the
development has no negative impact on
natural heritage features.

1. Allrequired approval and permits
should be obtained prior to the
commencement of any site
alteration/construction activities.

2. Development and site alteration
must be setback a minimum 30m

from Hubbs Creek and
associated wetland on and
adjacent to the Site. All

development setbacks identified
in the EIS should be included on
all future Site Plans.

3. Prior to construction activities,
sediment fencing is to be
installed outside of the 30m
setback from the watercourse
and wetlands. Sediment fencing
should be regularly inspected
and maintained.
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4. Measures to increase infiltration
of run-off from impervious
surfaces should be encouraged
and where possible, included on
Site Plans.

5. To prevent adverse impacts on
migratory birds and bat species,
vegetation clearing should be
performed from October 1% to
March 30" to avoid their active
period.

6. Sediment fencing can be utilized
as wildlife exclusion fencing.
Sediment fencing should be
installed outside the 30m
wetland/watercourse  setback
prior to the earlier of May 15™ or
commencement of site
preparation to keep turtles from
entering the construction area.

7. If any SAR are encountered,
they should not be handled but
rather they should be
photographed and allowed time
to move out of harm’s way.

8. Common Buckthorn, non-native
invasive species, should be
selectively removed following
best practices. Native trees and
shrubs, grasses and wildflowers
should be seeded/planted to
enhance the biodiversity on the
site.

5.1.10 Strategies for Adapting to Climate | The project is being developed with a
Change focus on minimizing carbon emissions
and water use and anticipating future
climate conditions. This includes:
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3) In preparing planning applications for Draft
Plan of Subdivision/Condominium approval
and Site Plan Control, applicants are to
incorporate climate change measures where
appropriate, including but not limited to:

a) Selection of building and infrastructure
materials that minimize waste;

b) Energy and water conservation designs;

c) Appropriate street, lot and building
orientation to the south to realize solar energy
gain;

d) Use of green infrastructure and tree
planting;

e) Compact and contiguous built urban form;
f) Designs for active transportation and the
efficient co-location of live/work/play land
uses; and

. A Dbuilding that retains and
recovers thermal energy.

J Low-carbon heating systems like
electric heat pumps.

J Renewable sources like rooftop
solar.

. Material selection and design

approaches that minimize embodied
carbon and waste.

. Designing stormwater systems
to manage a 100 year flood and
creating opportunities to improve this if
and when necessary.

J Designing the heating and
cooling system to be resilient,
evaluating options for function in power
outages and to be easily adapted for
future temperature extremes.

J Building controls/automation that

Applicati intelligent buildi tems. . . -
9) Application of intelligent building systems optimizes the operation of building

systems.

The C1 Design Policies for Villages and Hamlets are reviewed below.

Pattern of Development

v" The proposed uses within the winery complex are located in close proximity
to each other and utilize an interior courtyard for connection between uses.
This provides a compact built form within the site. The proposal will contribute
to the mix of land uses in Rosehall and ultimately the Hamlet’'s compact built
form.

v' The development will round-off development at the north-west end of the
Hamlet.

v' The wetland and watercourse located at the south end of the site will be
protected in accordance with the recommendations of the EIS. Among other
recommendations, a 30m building setback will be provided from the
watercourse and wetland and will be included within the limit of the requested
Environmental Protection Zone.

v" The Hamlet of Rosehall accommodates primarily low density residential uses
and as such limited commercial and institutional uses exist. The winery will
create jobs and amenities not currently available in the Hamlet and will
contribute towards a more complete community.
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Infill Development

v

The infilling project has been designed to be compatible with the existing rural
aesthetic of the area. To provide compatibility, the structures have been
designed to simulate a cluster of farm buildings reminiscent of the County’s
rural heritage. The exterior cladding will be weathered metal and will further
enhance the site’s rural character. Complimentary landscaping adjacent the
roadside, driveway, parking area and around the perimeter of the buildings
will soften the edges of the development. In addition to landscaping,
substantial building setbacks are provided. A single-detached dwelling is
proposed along the road frontage to provide a transition between the
commercial use/ driveway entrance and the low-density uses and HR-Hamlet
Residential zone located immediately to the south and to the south-east.
The proposal will be an economic asset not only for the Rosehall Hamlet but
also for the municipality since it will provide jobs and increase tax revenue.

Residential Buildings — Single-detached

v

v
v

The single-detached dwelling will be oriented towards Loyalist Parkway
similar to other dwellings fronting onto the Parkway within the Hamlet.

The garage will be flush or to the rear of the front facade.

The parking area will be at the rear of the dwelling.

Commercial Buildings

v

v

Access to the winery complex will be barrier free. Four barrier free parking
spaces will be provided.

To provide visual architectural texture, the design includes varying building
heights, curved and angled exterior facades, extensive windows facing the
orchard and vineyards, skylights, terraces and canopies.

Articulation of the structure has been designed to simulate a cluster of typical
farm buildings, including a barn and silo.

The front facade incorporates recessed and stepped external walls to provide
architectural interest.

To provide weather and sun protection, canopies will be provided at
entrances to the buildings and over the terraces.

Regard has been given to the location of the parking area. It is located within
the Hamlet designation and is utilized to provide a greater setback between
the highway and the building complex. The parking location allows for the
agricultural complex to have unimpeded access to the vineyards. The parking
area is buffered from the highway by the single-detached dwelling, the
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stormwater pond and landscaping in accordance with the Landscaping Plan
submitted for Site Plan Approval.

v Although the lands to the south on Loyalist Parkway are currently vacant,
they are zoned HR-Hamlet Residential zone. A single-detached dwelling is
proposed to be constructed adjacent to the south property line on the
Parkway and will provide a buffer between the HR zone and the entrance to
the winery complex. A stormwater pond and landscaping in accordance with
the Landscaping Plan submitted for Site Plan Approval will buffer the parking
area and winery complex from the HR zone. It is noted that the parking area
is setback 56.4m from the HR zone and the building is setback 148.8m from
the HR zone.

v" Mechanical equipment will be interior to the building and/or appropriately
screened.

PLANNING OPINION AND CONCLUSION

The subject lands are located within the Agricultural Area and Hamlet designation
of the County of Prince Edward Official Plan. Within the Agricultural Area, the
property currently accommodates a vineyard, farm storage building and farm worker
accommodation. The land within the Hamlet is vacant. It is requested that the Rural
2 (RU2) zone be amended to include special provisions to permit the proposed
development. It is also requested that the watercourse, wetland and associated 30m
building setback be zoned Environmental Protection (EP) zone. In addition to the
uses and provisions of the RUZ2 zone, the following special provisions are requested:

e A estate winery shall be a permitted use;

e The maximum height limit for the silo-inspired architectural feature of the
winery complex shall be 16.5m;

e The maximum height for the gate/accessory structure shall be 10m;

e The minimum number of parking spaces shall be 72 spaces.

The proposal maintains the intent of the Official Plan given that development will
occur within the Hamlet designation, a settlement area. In addition, the compatibility
policies contained within Section 4.1.5.6 have been addressed through the use of
buffering, landscaping and setbacks. The majority of the Agricultural Area will
remain available for agricultural purposes. The application for rezoning will add an
estate winery to the permitted uses within the RU2 zone. The maximum height for
the silo architectural feature of the winery complex is requested to be 16.5 m. This
will to allow the building design to represent and be compatible with the agricultural
context of the area. A minimum requirement of seventy-two (72) parking spaces is
requested to recognize that there is duplication of parking space requirements given

August, 2023




Application for an Amendment to the Zoning By-law 43
Del Degan Winery, Prince Edward County

that the uses on the site will be utilized by the same patrons per visit. The height of
the gate/storage structure is requested to be 10m to permit the design to reflect and
complement the agricultural complex and to include an architectural feature and
signage over the driveway. This will allow for commercial vehicle clearance under
the feature. All other provisions of the Zoning-By-law can be met.

The rezoning application for the Del Degan Winery in Hillier Ward is consistent with
the policies of the Provincial Policy Statement, the Guidelines on Permitted Uses in
Ontario’s Prime Agricultural Areas, and the County of Prince Edward Official Plan.
The proposed development will appropriately zone the watercourse, wetland and
30m setback area to the EP zone and complies with the provisions of the RUZ zone
in Zoning By-law No. 1816-2006 with special provisions to add an estate winery;
permit the maximum height for the silo-inspired architectural feature of the winery
complex to be 16.5m, permit a minimum 72 parking spaces and permit the maximum
height of the gate/ accessory storage structure to be 10m and represents good
planning.
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